
CITY OF FLORENCE PLANNING COMMISSION 

RESOLUTION PC 12 12 FPUD 01 
RESOLUTION PC 12 13 SUB 01 
RESOLUTION PC 12 14 DR 01 

RESOLUTION PC 12 12 FPUD 01: A REQUEST FOR FINAL PLANNED UNIT 
DEVELOPMENT APPROVALS WHICH INCLUDES A 17-ACRE MIXED USE 
DEVELOPMENT LOCATED AT 87344 MUNSEL LAKE RD. 
RESOLUTION PC 1213 SUB 01: A REQUEST FOR TENTATIVE SUBDIVISION OF 6.7 
ACRES ON THE SOUTHERN END OF THE CANNERY STATION PUD, INTO 7 LOTS. 
RESOLUTION PC 12 14 DR 01: A REQUEST FOR DESIGN REVIEW FOR LOT 1 OF THE 
SEVEN LOT SUBDIVISION (PHASE 1 OF THE FINAL PUD). LOT 1 PROPOSAL INCLUDES 
A ONE-STORY COMMERCIAL STRUCTURE. 

WHEREAS, application was made by Cannery Station LLC and represented by Teresa Bishow of 
Arlie and Company as required by FCC 10-1, FCC 10-6, FCC I 0-23 and FCC 11; and 

WHEREAS, the Planning Commission/Design Review Board met in a duly advertised public 
hearing on May 28 2013 (duly continued until June 25, 2013), to receive evidence and testimony 
into the record as per FCC 10-1-1-5, and 

WHEREAS, the Planning Commission/Design Review Board met in a duly advertised meeting on 
August 13, 2013 to consider the application, evidence in the record and testimony received as per 
FCC 10-1-1-5, and 

WHEREAS, the Planning Commission/Design Review Board determined per FCC 1 0-1-1, FCC 
10-6-5, FCC 10-7, FCC 10-3, FCC 10-30, FCC 10-23-11, FCC 11-1, FCC 11-3, and FCC 11-4 after 
review of the application, testimony and evidence in the record, that the application meets the 
criteria through compliance with certain Conditions of Approval; and 

WHEREAS, the Planning Commission/Design Review Board of the City of Florence finds, based 
on the staff report and evidence and testimony presented to them, that the following conditions are 
required for full compliance with the applicable criteria: 

NOW THEREFORE BE IT RESOLVED that the Planning Commission/Design Review Board of 
the City of Florence finds, based on the Findings of Fact and the evidence in record that: 

APPROVAL INCLUDES: 

The application, as presented, meets or can meet applicable City codes and requirements, 
provided that the following conditions of approval are met. 

1. Approval shall be shown on: 

Exhibit 1: Findings of Fact 
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Exhibit 2: Land Use Application Narratives (FPUD and Preliminary 
Subdivision). 
Exhibits 15-36: Land Use Application Exhibits 
Exhibit 53: Extent ofWall 

Findings of Fact attached as Exhibit "1" are incorporated by reference and adopted in 
support of this decision. Any modifications to the approved plans or changes of use, 
except those changes relating to the interior regulated by Building Codes or those 
needed to comply with conditions of approval, will require approval by the 
Community Development Director or Planning Commission/Design Review Board. 
All required site improvements shall be made prior to final inspection and occupancy 
the City agrees to a performance agreement and financial security. 

Final PUD Conditions (2-9): 

2. Before installation of any public improvements on any proposed lots east of proposed 
Redwood Street has begun, the 8-foot wall between Florentine Estates and the 
proposed development shall be constructed in it ' s entirety as shown in Exhibit 53, 
unless otherwise conditioned by the Planning Commission. 

3. The Final PUD (Phase 1) contains vehicular tum-around areas at the temporary 
terminus of Spruce and Redwood Streets (See Exhibit 26, Sheet C6.0, Street Plan). 
These tum-around areas will function for fire and emergency medical and other motor 
vehicles. As the streets are further extended, the interim tum-around areas must be 
shifted. If only a segment of 47th Street is constructed, the Final PUD application must 
include a temporary tum-around area for motor vehicles. 

4. Prior to construction of the cantilevered cover for the senior housing facility drop-off, 
the developer/applicant will need to secure/enter into an agreement with the City of 
Florence for the private use of the public right-of-way. 

5. The applicant shall provide a complete Lighting Plan for public improvements for 
Phase 1 of the Cannery Station PUD, and a lighting plan for the on-site improvements 
of Lot 1, and obtain approval of the plans from the Florence Planning Director before 
building permits are obtained. 

6. Unless the Planning Director, Planning Commission or City Council choose to apply 
current code provisions, the off-street parking provisions of FCC 10-3-2 GENERAL 
PROVISIONS, 10-3-6 PARKING AREA IMPROVEMENT STANDARD and 10-3-7 
OFF-STREET LOADING (as constituted in March, 2008, and included in the findings 
of fact (Exhibit 1) for PC 12 12 FPUD 01, shall be observed and receive necessary 
approval for Phase 1 PUD development prior to the issuance of any buildings permits 
for Cannery Station. This includes the submission of construction plans for parking 
improvements on Lot 1 which adequately address FCC 10-3-6. 

7. To ensure that construction activity for the wall does not encroach upon the existing 
landscape buffer between Florentine Estates and Cannery Station, prior to any 
development activity, the developer shall clearly mark, with orange construction 
fencing, the perimeter of the area of impact. 
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8. Any future proposed development within the Phase 1 PUD which includes shared 
parking improvements must adequately address FCC 10-3-5 prior to Design Review 
approval 

9. A timing plan which outlines when improvements for Phase 1 of the Cannery Station 
PUD are envisioned to be completed must be provided to the Planning Director and 
approved prior to the issuing of any building permits within Phase I. 

Preliminary Subdivision Conditions (10-17): 

10. The proposed water line must be sized in accordance with the Oregon Fire Code and 
City of Florence and Siuslaw Valley Fire and Rescue adopted amendments. Minimum 
fire flow will be determined at the time of building permit submittal. 

11. Prior to Final Subdivision Plat Approval for any development abutting 47th Street 
(unless ODOT determines it is needed sooner), applicant shall construct a new public 
street connection to Highway 101 (47th Street) approximately 992 feet south of 
Munsel Lake Road. Before street improvements begin, the applicant shall submit a 
revised Sheet C6.0 that illustrates the ODOT improvements required based on the new 
road approach permit required as per ODOT referral comments dated June 24, 2013 
(Exhibit 48). 

12. Prior to Final Subdivision Plat approval of those areas affected by a wetland, the 
applicant shall 1) have acquired all required permits, such as removal-fill permit and/or 
drainage into wetlands from the Department of State Lands (DSL), and from US Army 
Corps of Engineers (USACOE), and 2) record a deed restriction to prevent current and 
future impacts to wetland areas with Lane County Deeds and Records and provide a 
copy to the City. 

13. The preliminary subdivision plan does not include a 35-foot setback line from the 
eastern property line. The setback must be shown on the final subdivision plat to the 
extent permissible by Oregon Revised Statute 92. 

14. The reserve strip at the south end of Spruce Street (adjacent to the southern property 
line) will be widened to span the entire distance ofthe 50-foot right-of-way. 

15. The applicant will be expected to proceed with final survey and to make preparations 
for final subdivision approval within the timeframes outlined in FCC 11-3-6, which 
will necessitate that the applicant submit for Final subdivision plat within 2 years of 
the date of preliminary plan approval, (May 28, 2015) unless otherwise provided for 
through approved and allowed extensions from the Planning Commission. 

16. In the event that the applicant requests flexibility with regard to site developments 
including (but not limited to) the construction of street improvements (sidewalks, 
street trees, landscaping), the City may require the developer/applicant to provide 
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bonding, a letter of credit, or other performance guarantee to ensure completion of 
required public improvements in a sum approved by the City as sufficient to cover the 
costs of the improvements and repairs, including related engineering and incidental 
expenses, and to cover the cost of City inspection. 

17. Before approval of the Phase 1 Final Subdivision Plat, the applicant will submit 
verification that ODOT has issued the approach permit necessary for 47th Street access 
at Highway 101. 

Design Review Conditions (18): 

18. Prior to initiating site development, the applicant shall contact the Confederated Tribes 
of Coos, Lower Umpqua, and Siuslaw Indians at a least 72 hours' notice prior to any 
ground disturbing activities, so a tribal representative can be present during these 
activities; and if any known or suspected cultural resources are encountered during any 
phase of the project, contact the Tribes immediately. 

APPROVED BY THE FLORENCE PLANNING COMMISSION/DESIGN REVIEW 
BOARD the 13th day of August, 2013. 

0 ILE, Chairperson 
Florence Planning Commission 
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STAFF REPORT & FINDINGS 
FLORENCE COMMUNITY DEVELOPMENT DEPARTMENT 

Planning Commission 

Public Hearing Date: 
Date of Report: 

· Exhibit "1" 

August 13, 2013 
August2,2013 

Planner: Jacob Callister 

Application: PC 12 12 FPUD 01 Cannery Station Final Planned Unit 
Development (PUD), PC 12 13 SUB 01 Preliminary Subdivision 
and PC 12 14 DR 01 Design Review. 

I. PROPOSAL DESCRIPTION 

Proposal: The applicant is requesting final development plan approval for Phase 
I of a planned unit development as well as design review and a preliminary plan 
approval for a subdivision of 6. 7 acres of the overall proposed 17-acre mixed use 
development. This Phase 1 Final PUD is for the southern portion of the site. 

Applicant: Cannery Station LLC, as represented by Teresa Bishow of Arlie & 
Company (a member of Cannery Station LLC). 

Property Owner: Cannery Station, LLC. 

Location: 87344 Munsel Lake Road 
Map 18-12-14-20, Tax Lot 700 
Southeast corner of Munsel Lake Road and Highway 101 

Area: 6. 7 Acres (of the overall 17 acre PUD proposal) 

Comp Plan Designation: North Commercial Node (NCN) 

Zoning District: North Commercial District 

Surrounding Land Use/Zoning: 
Site: Vacant I North Commercial (NC) 
North: Vacant I NC 
South: Church I NC 
East: Florentine Estates I Single-Family District 
West: Fred Meyer, Commercial I NC 

Florentine Estates, a retirement community, is located immediately to the east of 
the subject property. A church is located to the south of Cannery Station. Fred 
Meyer and other commercial uses are located across from the property on the 
west side of Highway 101. The property to the north is currently vacant. 



Exhibit 33, Sheet LA-1 provides context for the area surrounding the property. It 
shows property lines, existing streets, and natural features. Another exhibit 
shows major utilities (Exhibit 24, Sheet C3.0). The surrounding topography 
shows no significant grade changes. The detailed topography on the Existing 
Conditions Plan (Exhibit 21 , Sheet C1 .0), shows a 14 to 20 foot ridge that runs 
from the southeast to the northwest and can be seen from Highway 1 01 . There 
are no known future streets planned other than those shown within the Plan and 
the changes proposed for Highway 1 01 . Please refer to Exhibits 5 through 36 for 
further Final PUD plan detail. 

II. NARRATIVE 

The applicant is proposing final approval of Phase 1 of the Cannery Station PUD, 
a 17-acre mixed use development located at the southeast corner of Munsel 
Lake Road and Highway 101 in north Florence. The mix of uses is intended to 
increase employment opportunities, provide housing choices, and include retail 
and services to meet the daily needs of residents in north Florence. Phase 1 is 
on the south end of the site and includes Lots 1-6, Tracts A, Band C, portions of 
Redwood Street , Spruce Street and all of 4 ih Street. 

The proposal is accompanied by an application for design review approval for Lot 
1 of the overall 32-lots proposed. Also included is a request for Preliminary 
Subdivision of proposed Lots 1-7, with Lot 7 constituting the remaining portion of 
the site (to be developed in future phases of the PUD). The project will be 
completed in phases to allow for the logical extension of public services. Final 
PUD approval is required based on the preliminary PUD approval provided with 
Resolution PC 08 09 PUD 01 (November, 2008), and which included 31 
conditions and additional requirements for approval. According to Resolution PC 
08 09 PUD 01, Condition of Approval #5 states that "Within twelve (12) months 
following this approval of the Preliminary PUD, the applicant shall file with the 
Planning Commission a Final PUD and Design Review application for Phase 1." 

The Planning Commission's action approving the Preliminary PUD went into 
effect on November 19, 2008. The decision was to be in effect for one year or 
until November 19, 2009. Due to difficult economic conditions, on November 16, 
2009 the Florence City Council conducted a public hearing on a proposed 
ordinance granting an automatic two year extension to all approved preliminary 
subdivisions and PUD's. Following the public hearing, the Council adopted 
Ordinance No. 19, Series 2009 approving the extensions and declaring an 
emergency. Cannery Station preliminary PUD was granted an extension to 
November 19, 2011 . The Florence Planning Commission approved a request for 
a one-time six month extension to May 19, 2012. This Phase 1 Final PUD was 
submitted within the mandated time frame. 
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As part of the Cannery Station preliminary PUD approval, the City approved a 
Phasing Plan allowing for approval of the Preliminary PUD for the property in its 
entirety and processing of Final PUD with each subdivision in phases. Final PUD, 
Subdivision, and Design Review applications can be submitted over a ten year 
period from the date of preliminary PUD approval. As indicated on the Phasing 
Plan, the order of phases "does not denote or infer the order or actual timing of 
the development of the P\.JD ... At each phase, further review will occur 
concerning the logical extension of urban services ... " The intent of the Phasing 
Plan was to provide the framework for designing and constructing improvements 
in a sequential manner and avoid unnecessary site changes in advance of actual 
development. The Phasing Plan recognizes that in some cases, "certain utilities 
may need to be extended through part of the undeveloped portion of the site to 
serve the phase under construction." 

In accordance with Resolution PC 08 09 PUD 01 adopting the preliminary PUD, 
the Phase 1 Final PUD must demonstrate compliance with applicable regulations 
and requirements of the Florence City Code in effect as of March 28, 2008 
(unless modified during the preliminary PUD). 

As noted, Design Review is required at this stage (and each successive stage of 
the phased subdivision plan). 

This Final Phase I PUD includes the following proposed improvements: 
• Lot 1 -A one story 4,325 to 5,000 square foot commercial building and 

associated parking and landscape areas. 
• Lot 2 -An assisted living campus consisting of a three story building and 

eight cottages providing between 75 and 82 housing units. The lot will also 
contain open space and a parking area. 

• Lot 3 - A single attached cottage associated with the assisted living 
campus. 

• Lot 4 - A single attached cottage associated with the assisted living 
campus. 

• Lot 5 - A three story building for 30 to 50 apartments and associate 
parking and landscape areas. The range in apartments varies to allow for 
potential ground floor commercial space. 

• Lot 6- A one story 4,000 to 4,600 square foot commercial building and 
associated parking and landscaping areas. 

• Open Space Tract A located in the southwest corner of the development 
site designed as part of the stormwater management plan and an area for 
native plants. 

• Open Space Tract B located in the southeast corner of the development 
site designed as part of the stormwater management plan and an area for 
native plants. 

• Open Space Tract C located at the eastern terminus of 47th Street 
designed as a pocket park. 
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The Cannery Station, Phase 1 Final PUD also contains improvements to the 
southern segment of Highway 101, new local streets, and the extension of public 
utilities. 

The project is proposed to include between 42,775 - 55,900 square feet of 
commercial space. The North Commercial District allows a broad range of uses, 
and the project includes medical and professional offices, retail uses serving 
daily needs of residents, restaurants, a branch bank, a possible hotel, and a 
community center. Residential uses are allowed in the North Commercial District 
through the PUD process. Residential uses include an assisted living facility I 
retirement housing (75-92 units), between 70-90 apartments and 20 attached 
single-family dwellings. 

The proposed mixed-use development includes pedestrian-friendly street design, 
with shared parking opportunities to create efficient parking facilities. Open space 
amenities are provided and existing wetland areas are preserved to the extent 
possible. Buildings are attractively designed to create a vibrant community 
character. Additionally, the residential uses along the eastern portion of the 
development are intended to provide a compatible transition between the low
density residential uses in Florentine Estates and the commercial uses along 
Highway 101. 

Ill. KEY POINTS 

A. Modifications. One of the express purposes of the PUD process is to enable 
comprehensive development in which the design of the overall unit permits 
increased freedom in the placement and uses of buildings and the location of 
open spaces, circulation facilities, off-street parking areas and other facilities. 
Modifications that were requested and permitted in the original PUD include the 
following : 

1. Pavement Width: The Preliminary PUD (PC 08-09-PUD-01) provided a 
modification to subdivision street standards (FCC 11-5-1-A), to allow for street 
design as proposed by the applicant in Exhibits 27, 28 and 29, (Sheets C6.0, 
C6.1 and C6.2 respectively). These specifically modifications allow: 

a. Portions of Redwood Street to be less than the minimum standard of 60 
feet of right-of-way and 36 feet of pavement, by allowing portions of 
Redwood Street to be minimum of 57 feet of right-of-way and 32 feet of 
pavement; and 

b. Spruce Street to be less than the minimum standard for 34 feet of 
pavement, by allowing a minimum of 28 feet of pavement. 

2. Lot Size and Dimensions: The applicant requested and obtained approval 
from the Planning Commission, through the preliminary PUD, for 
modifications to the minimum lot size and dimensions to enhance 
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implementation of Plan policies. The minimum lot size and dimensions as 
specified in FCC 10-3-5-G & Hare modified to allow: 

a. Lot dimensions to be a minimum of 30-feet wide and 55 feet deep for 
residential Lots 3 & 4 (Lots 23 & 24 in the Preliminary PUD plan). 

b. Lot areas to be a minimum of: 
• 14,500 square feet for commercial Lot 6 (Lot 9 in the Preliminary PUD 

plan); and 
• 2,500 square feet for residential Lots 3 & 4 (Lots 23 & 24 in Prelim inary 

PUD). 

The Preliminary PUD approved modification to the minimum dimensions and 
lot size for the attached single-family attached homes, are intended to allow 
home ownership opportunities, preservation of a landscape buffer adjacent to 
Florentine Estates, and a density suitable for the north commercial node. 

3. Setbacks: Along side streets (other than Highway 101 and Munsel Lake 
Road), the building setback is required to be a minimum of 15 feet with the 
front 10 feet to be landscaped. The Planning Commission granted a reduction 
in the building setbacks on all streets within the development, which include 
Redwood, Spruce and 47th Streets. The modifications will allow portions of 
the building facades and porches to be less than 15 feet from the right-of
way. (See, Exhibit 26, Sheet C6.0, Street Plan). 

These modifications are a key design principle of Cannery Station to provide 
attractive, walkable public streets. Buildings are oriented towards the street 
with parking areas to the rear. The setbacks will vary to help provide attractive 
outdoor areas and interesting articulated building facades or porches. 

The minimum setback requirements from side streets as specified in FCC 10-
30-5-B were modified to allow: 
• Portions of building facades to be up to one foot from the property 

line/Redwood Street right-of-way with the condition that within the planting 
and sidewalk area along Redwood Street, an 8-foot sidewalk is provided 
(as illustrated in Diagram 2 and 3 on Exhibit 43, Modifications --Sidewalk 
Detail from the Preliminary PUD). A 12.5 foot combined planting and 
sidewalk area is proposed in Exhibit 28, Sheet C6.1 Typical Sections. 

• Portions of the building facades to be up to 8 feet from the property line 
along the Spruce Street and 47th Street right-of-way with the condition that 
within the 1 0.5-foot planting and sidewalk area along Spruce Street and 
47th Street, a 6 foot sidewalk is provided (as illustrated in Diagram 2 and 3 
on Exhibit 43, Modifications --Sidewalk Detail from the Preliminary PUD). A 
10.5 foot combined planting and sidewalk area are proposed in Exhibit 28, 
Sheet C6.1 Typical Sections. 
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• Residential porches to be no less than 4 feet from the Spruce Street right
of-way. 

4. Maximum Building Height: All buildings in Phase 1 of the PUD will be 
within the maximum allowed height limit of 38 feet except for requested 
modifications for a limited amount of architectural features (a 50-foot tower) 
on buildings on Redwood Street. For more information about the specific 
modifications being requested and the basis for the required modifications, 
please refer to information provided above related to Florence Code Section 
10-23-5(0) 

B. Water Main Size Increase. On June 28, 2013, Public Works Director Mike Miller 
and Sean Barrett, Siuslaw Valley Fire and Rescue Marshal submitted a joint 
comment (Exhibit 47), noting the history of water service requirements for the 
site, and specifically that the proposed 8-inch water line that crosses Hwy 101 
will now need to be increased to 12-inch in order to support the necessary fire 
flows for the development, especially since 'Phase 1' will not connect the water 
system to Munsel Lake Road. Minimum fire flows for this development are 3,000 
- 3,500 gpm. A water main sufficient to meet these flows is required in 
accordance with Condition 10. 

In an email dated June 18, the applicant provided supplemental information 
responding to questions from the first hearing on May 281

h, 2013. This included a 
narrative related to the history of correspondence and agreements between the 
City and the applicant, and included a construction bid for water improvements 
which is included as Exhibit 46. 

In an email dated July 2, 2013, the applicant forwarded a formal letter from Matt 
Keenan, of kpff Consulting Engineers which outlines the applicant's concerns 
and argument for questioning the 12-inch water line requirement. Concerns focus 
on interpretations of existing agreements and perceived missed opportunities by 
the City, in the past, to clarify the 12-inch requirement. Mr. Keenan suggests in 
his letter that the City pay the difference between an 8-inch and 12-inch water 
line. The applicant also requests that more clarity be provided regarding the 
specific distance/extent that the 12-inch line will be required. The applicant's e
mail, and Mr. Keenan 's letter are attached as Exhibits 49 and 50 respectively. 

C. ODOT (Highway 101). On June 24, 2013, staff received written comments from 
ODOT (Exhibit 48), revising previously submitted comments (May 28, 2013). 
Following are the key conclusions included in that letter: 

• ODOT noted that it would prefer a street design scenario for 4 i h Street which 
does not include a median, but rather accommodates two directional access 
to Highway 101 from the site. ODOT rescinded an earlier suggestion that 
Redwood Street extend north to Munsel Lake Road. ODOT required that a 
traffic study be performed to support the preferred two directional access from 
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4 ih Street. The applicant's off-site engineer performed the traffic study, as 
requested by ODOT. The traffic study was conducted on Wednesday, June 
12, 2013 and the study results (submitted to ODOT) revealed minimal 
impacts which support the newly proposed two directional access dynamic at 
47th and Highway 101. The traffic study is included as Exhibit 38. 

• The revised intersection dynamic for 47th and Highway 101, resulted in the 
removal of the requirement for a dedicated right turn lane on Highway 101 
adjacent to the Cannery Station site. With no street widening requirements 
identified by ODOT, other improvements, including a vegetated bio-swale, are 
no longer required by ODOT. Because of the substantial changes to the 
phasing of the development from the original phasing proposal (starting on 
the north end of the site near Munsel Lake Road), ODOT has required that 
the applicant apply for a new road approach permit for 4ih and Highway 101. 
Condition 11 requires that the applicant submit a revised Sheet C6.0 drawing 
to the City that illustrates the ODOT improvements required based on the new 
road approach permit. 

• Mike Miller, Florence Public Works Director notes in his referral comments 
that the Florence Transportation System Plan and Comprehensive Plan 
require two northbound lanes along the frontage of the site, including a right 
turn deceleration lane for the entrance into the project from Hwy 101 and at 
Munsel Lake Road. Currently the two north bound lane section terminates 
prior to 42nd street and merges into one north bound travel lane. In order to 
comply with the City Transportation System Plan (TSP), the City will work with 
ODOT to eventually require the developer to widen the roadway and install 
curbs/sidewalks to the ultimate alignment in front of the development. There 
is sufficient right-of-way to accomodate widening of Highway 101 adajcent to 
the site. 

The applicants traffic analysis (Exhibit 38) has provided evidence that 
suggests (according to ODOT referal comments) that widening is not 
supported by the proposed traffic impacts for Phase 1. Additionally, the City is 
working to add the lane widening to the Street System Development Charge 
(SOC) calculations so that it is a reimbursable expense. Additional impacts 
from future Phases of Cannery Station are likley to trigger road widening for 
Highway 101. Sufficient right-of-way exists to allow widening of Highway 101 
If the City is unsuccessful in updating the Street SOC list, then the City 
reserves the right for a non-remonstrance agreement. 

D. Wall adjacent to Florentine Estates. Condition 5(i) from the Preliminary PUD 
required that before installation of public improvements for the "South 47th" or 
the "Spruce" Phase of the PUD (current Phase 1) has begun, the wall between 
Florentine Estates and the project site shall be constructed . 
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This Phase 1 Final PUD includes the design and construction of the wall between 
Florentine Estates and Cannery Station. Originally the applicant had proposed to 
limit the immediate construction of the wall to the area within the Phase 1 
boundary, with the remainder of the wall proposed to be constructed in a future 
phase. Feedback from Florentine Estates residents has resulted in a revised 
proposal and condition (Condition 2) for wall construction. The wall is to be 
constructed in its entirety before any public improvements are begun for any 
proposed lots east of proposed Redwood Street. The wall will be subject to 
Design Review approval prior to construction. 

E. Lighting Plan. The applicant has not submitted a lighting plan for the proposed 
conceptual development of Phase 1 or for the on-site improvements on Lot 1. 
The applicant will be required to provide Lighting Plans for both to the Planning 
Director for approval prior to any building permit issuance. (Condition 5). 

IV. PUBLIC AND AGENCY NOTIFICATION 

Public Notification: Notice was mailed to property owners and residents within 
300 feet of the site, and property was posted on May ih. Notice was published in 
the Siuslaw News on May 22nd. The public hearing was extended at the May 28th 
Planning Commission meeting and the record was also kept open. On May 28th, 
2013 it was announced that the hearing would be continued on June 25th, 2013. 
During the June 25th meeting, the public hearing was closed , the record was kept 
open for seven days, and Planning Commission deliberations and decision was 
announced to take place on August 13th, 2013. 

Public testimony during both hearing dates was focused on issues related to 
adjacency with Florentine Estates, and was provided predominantly by Florentine 
Estates residents. Concern was expressed over the timing and nature of the 
construction of the wall . Additional concern was raised about storm water runoff 
dynamics and concerns about flooding. 

It is noted that the applicant's representative met with a large gathering of 
Florentine Estate residents on June 1 ih, 2013. The meeting was an opportunity 
to present the most current development plans and to respond to resident's 
concerns and questions. The meeting was well attended (more than 50 
residents) and lasted over 90 minutes. The applicant noted that the meeting was 
a great opportunity for residents to express concerns and that the overall tone 
was positive. Concerns (and discussion) focused on the wall and drainage, 
though other topics were addressed including affordable housing, wetlands and 
access to the west. 

In a letter dated July 1, 2013, and attached as Exhibit 51 , the Florentine Estates 
Facilities Operation manager, Jason Nelson formally expressed some concerns 
about the storm drainage plans for Cannery Station. 
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Mr. Nelson noted that he is not a technician and did not fully understand the 
plans, but had concerns about what he was seeing in the plans. The 
detention/retention ponds at both the North and South ends of the property, 
under normal circumstances, will carry the water to the city storm drains. He was 
concerned about the general elevation dynamics of the site's proposed grading 
plan, which suggested that higher elevations (92 feet on the WSW of the pond 
and only 88 feet the East side of the North pond) would result in additional flows 
to the Florentine Estates during prolonged intense rain. He noted that the 
Florentine Estates pond does not run into a city storm drain, but rather into 
another pond that dumps directly into Munsel Creek. 

Mr. Nelson expressed concern that the proposed grading may result in increased 
runoff to the Florentine Estates, which already has significant run-off issues. 

In response to Mr. Nelson's concerns, staff rely on the evaluation of the plans by 
the City's Public Works Director, and the applicant's engineer's assurance as a 
licensed engineer. In an e-mail response submitted into the record on July 2, 
2013, the applicant's civil engineer provided a response to Mr. Nelson's 
concerns. Following is an excerpt from that response which is included in its 
entirety as Exhibit 52: 

"Regarding the first point made in the letter, the top of the SE pond will be 
graded to 88 feet and include an overflow inlet that will be piped to the city's 
new 42-inch line at Highway 101. Regarding the second concern in the letter, 
the top of the NE pond will be graded to 88.34 feet and include an overflow 
inlet that will be piped to the city's new 30-inch line in Munsel Creek Road. 

The proposed drainage system will keep rainwater runoff from flowing east 
across the property line into Florentine Estates. The issues with flooding at 
Florentine Estates existing now, and the proposed Cannery Station 
development, will not contribute to the existing flooding within Florentine 
Estates." 

Agency Notification: On May ?'h, referrals were sent to the City of Florence 
Building Department, Police Department, Code Enforcement and Public Works, 
and the Siuslaw Valley Fire & Rescue, Central Lincoln PUD, Qwest, Charter 
Communications, Florence Postal Service, Confederated Tribes, the Lane 
County Transportation Planning Division, the State of Oregon, Department of 
State Lands, Transportation, Fish and Wildlife, Environmental Quality and the 
U.S. Army Corp of Engineers. As of th is writing, the following comments have 
been received: 

Siuslaw Valley Fire and Rescue 
On May 28, 2013, Siuslaw Valley Fire and Rescue Chief, Sean Barrett, provided 
a follow up to comments he provided back in May, 2012, with the original 
submission. He noted the following: 
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• Buildings that code requires a NFPA 13 system must have them installed. 
Multi use buildings will most likely require NFPA 13 systems due to the 
array of possible uses. The senior center will require the system. However 
single family dwellings do not require NFPA 13 systems. If they are town 
houses, apartments or other multifamily dwellings they will/may require at 
least a 13R system depending on construction and code version used. 

• The fire district requests the provision of fire hydrants at the entrance of 
47th on the south side and one at the apartment entrance on the north 
side of 47th (in addition to other proposed hydrants). 

Florence Public Works Department 
On May 13, 2013, Public Works Director Mike Miller submitted the following 
comments (Exhibit 44), "Since the initial approval in 2008, Public Works has 
completed a water master plan. Through modeling and noting how owner is 
wanting to develop the property, the proposed 8-inch water line that crosses Hwy 
1 01 will now need to be 12-inch in order to support the necessary fire flows for 
the development, especially since 'Phase 1' will not connect the water system to 
Munsel Lake Road. Minimum fire flows for this development are 3,000 - 3,500 
gpm. 

Also please note that the drawings submitted are not construction drawings, but 
will suffice for planning approval. Construction drawing.s will need to be 
approved prior to construction . Florence Public Works will need a traffic plan, 
stormwater management plan, landscaping plans, etc at the time of construction. 

Based on Florence Public Work's Preliminary PUD comments in 2008 we offer 
the remaining follow up: 

1. Streets can remain public. We do have concerns in regards to 
maintenance of the proposed concrete pavement since the City typically 
does not maintain concrete streets and repairs may be in the form of 
HMAC (hot mix asphalt cement). However, Public Works is willing to work 
with the developer and an owners association to ensure the maintenance 
of the street. 

2. In accordance with City Comprehensive Plan, two northbound lanes will 
be required along the frontage, including a right turn deceleration lane for 
the entrance into the project from Hwy 101 and at Munsel Lake Road. 
Currently the two north bound lane section terminates prior to 42nd street 
and merges into one north bound travel lane. In order to comply with the 
City Transportation System Plan (TSP), the City will eventually require the 
developer to widen the roadway and install curbs/sidewalks to the ultimate 
alignment in front of the development. The City is working to add the lane 
widening to the Street System Development Charge (SOC) calculations so 
that it is a reimbursable expense. The developer will not be required to 
strip the second lane. Striping of the lane(s) will take place at a time and 
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date in the future when the rest of the improvements (adding the second 
north bound travel lane from south of 42nd street) are completed. If the 
City is unsuccessful in updating the Street SOC list, then the City reserves 
the right for a non-remonstrance agreement. 

3. Traffic Signal at Hwy 101 and Munsel Lake Road. Currently the project is 
listed as an SOC eligible project. If the trip generation from the proposed 
development causes the warrants to be met for a signal, the developer will 
be required to construct the improvements, with reimbursement from City 
street System Development Charges. 

4. Construction drawings shall include the following information: 

• Show profiles of all utilities (sanitary sewer, stormwater and water). 
• Show all service lateral locations, including water meters, Fire 

Department Connection (FDC) and Double Detector Check Valve 
(DDCV) assembly locations. 

• Field verify sanitary sewer rim and invert elevations on Hwy 101. 
• Show street light design and locations. 
• Show standards for all utilities (sewer, water, stormwater, street 

lighting). 

In a memorandum dated June 28, 2013, Mike Miller, Florence Public Works 
Director provided a statement, in consultation with the Siuslaw Valley Fire and 
Rescue Fire Marshal, Sean Barret, related to the issue of water provision. The 
memorandum is attached as Exhibit 47, and includes the following statement: 

"In further conversations with the Fire Marshal, he has stipulated that the 
minimum fire flow capacity for this site shall be 3,000 gpm. Given that Phase 1 
of the development will only have one connection to the City water system, the 
water main needs to be 12 inches in diameter in order to provide the fire 
flows." 

The memorandum also provides increased detail regarding the history of 
correspondence and agreements between the applicant and the City related to 
water provision. 

V. APPLICABLE CODE SECTIONS: 

Florence City Code -Zoning Regulations: 
FCC, Title 10, Chapter 1, Zoning Administration 
FCC, Title 10, Chapter 3, Off-Street Parking (March, 2008) 
FCC, Title 10, Chapter 7, Special Development Standards (March, 2008) 
FCC, Title 10, Chapter 23, Planned Unit Development (March, 2008 and current) 
FCC, Title 10, Chapter 30, North Commercial District (March, 2008 and current) 
FCC, Title 10, Chapter 6, Design Review 
FCC, Title 11, Chapter 1, Subdivision Administration Provisions 
FCC, Title 11, Chapter 3, Major Partition, Preliminary Plan Procedure 
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FCC, Title 11 , Chapter 4, Major Partition Map, Plat Procedure 
FCC, Title 11, Chapter 5, Platting and Mapping Standards 

Other Applicable Criteria: 
Compliance with Conditions of Approval for the Preliminary PUD (1-31 ). 
1992 Site Design Policies and Standards (where applicable) 
Realization 2020 Florence Comprehensive Plan 

VI. REVIEW OF APPLICABLE CRITERIA: 

10-23 PLANNED UNIT DEVELOPMENT 

10-23-11: APPROVAL OF THE FINAL DEVELOPMENT PLAN: 

1. Within six (6) months following the approval of the preliminary 
development plan, the applicant shall file with the Planning Commission a 
final development plan containing in final form the information required in 
the preliminary plan. In its discretion and for a good cause, the Planning 
Commission may extend for six (6) months the period for the filing of the 
final development plan. 

FINDING: The Planning Commission's action approving the Preliminary PUD went 
into effect on November 19, 2008. The decision was to be in effect for one year or 
until November 19, 2009. Due to difficult economic conditions, on November 16, 
2009 the Florence City Council conducted a public hearing on a proposed ordinance 
granting an automatic two year extension to all approved preliminary subdivisions 
and PUD's. Following the public hearing, the Council adopted Ordinance No. 19, 
Series 2009 approving the extensions and declaring an emergency. Cannery Station 
preliminary PUD was granted an extension to November 19, 2011 . The Florence 
Planning Commission approved a request for a one-time six month extension to May 
19, 2012. This Phase 1 Final PUD was submitted within the mandated time frame. 

2. Final development plans shall include plans for proposed: 
a. Storm drainage. 
b. Sewer and water utilities. 
c. Streets, pedestrian ways, trails and paths. 
d. Preliminary subdivision plan, if property is proposed to be divided. 
e. Open Space and Parklands to be dedicated to the public or held in 

Homeowner Association ownership. (Ord. No. 2, Series 2011) 

FINDING: As set forth in Section 10-23-11 , the Phase 1 Final PUD contains 
conceptual plans for public improvements that were prepared by a Registered 
Engineer and submitted for approval by City staff including: 

• Storm drainage 
• Sewer and water utilities 
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• Streets and pedestrian ways 

A Preliminary subdivision plan is being reviewed concurrently with the Final PUD as 
well, and an Open Space plan has been submitted with the Final PUD. 

3. Plans for public improvements shall be prepared by a Registered Engineer 
and shall be approved by City staff before final approval by the Planning 
Commission. 

FINDING: City of Florence Public Works has provided referral comments and noted 
that the provision of adequate public facilities can be provided, as conditioned 
(including the provision of more detailed construction plans during the construction 
phase of the project). Plans have been prepared by a registered engineer. 

4. If the Planning Commission finds evidence of a material deviation from the 
preliminary development plan, the Planning Commission shall advise the 
applicant to submit an application for amendment of the planned unit 
development. An amendment shall be considered in the same manner as 
an original application. 

FINDING: These Findings of Fact will show that the Phase 1 Final PUD is in 
substantial conformance with the Preliminary PUD and standards applicable as of 
March 28, 2008 (as conditioned, and where applicable). There is no material 
deviation from the preliminary development plan. 

Compliance with Preliminary PUD Conditions of Approval (from Resolution PC 08 
09 PUD 01): 

1. Approval shall be shown on: (Exhibit order from preliminary PUD is not 
consistent with Final PUD exhibits.) 

Exhibit 1: Findings of Fact 

Exhibit 3: Land Use Application -- Exhibit D Draft CC&Rs, Dated March 26, 2008 (to be 
amended to meet Condition 13) 

Exhibit 3: Land Use Application -- Exhibit H Traffic Impact Analysis (TIA), Dated Aug. 
8, 2008 

Exhibit 30: Revised TIA Figure 1 C, RIRO Access from Hwy. 101; and Figure 1 D, North 
Entry (Redwood Street) from Munsel Lake Road of Applicant FINDING 
Letter from JRH 

Exhibit 44: Applicant FINDING -- Letter from JRH Regarding: Cannery Hill Off-site 
Improvements, Dated Oct. 14, 2008 

Exhibit 45: Land Use Application Drawings, Revised and Submitted Oct. 14, 2008 (with 
amendments to residential lots 29- 32 from 1,900 s.f. to 2,500 s.f., and to 
the location of the wall on the eastern property line from the south end of the 
property to a point parallel to the north end of Lot 451 in Florentine Estates) 

Findings of Fact attached as Exhibit "1" are incorporated by reference and 
adopted in support of this decision. Any modifications to the approved 
plans or changes of use, except those changes relating to the interior 
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regulated by Building Codes or those needed to comply with conditions of 
approval, will require approval by the Community Development Director or 
Planning Commission/Design Review Board. All required site 
improvements shall be made prior to final inspection and occupancy 
unless the City agrees to a performance agreement and financial security. 

FINDING: Approvals were shown on all indicated documents and exhibits. Criteria 
met. 

2. Regardless of the content of material presented for this Planning 
Commission decision, including application text and exhibits, staff reports, 
testimony and/or discussions; the Applicant agrees to comply with all 
regulations and requirements of the Florence City Code which are current 
on the date the application was submitted (March 28, 2008), EXCEPT where 
modification or deviation from such regulations and requirements has been 
specifically approved by formal Planning Commission action as 
documented by the records of this decision and the associated Conditions 
of Approval. In the event that modifications to the approved plans or 
change of use are approved by the Community Development Director or 
Planning Commission/Design Review Board, the codes in place at the time 
the application for a modification is submitted will apply. 

FINDING: Condition 2 is met. These Findings of Fact will show that the Phase 1 
Final PUD is in substantial conformance with the Preliminary PUD and standards 
applicable as of March 28, 2008 (as conditioned). 

3. Off-site roadway improvements shall include the following, as illustrated in 
Exhibit 30: Revised TIA Figure 1C, R/RO Access from Hwy. 101, and Figure 
1 D, North Entry (Redwood Street) from Munsel Lake Road, Exhibit 45 Sheet 
C6.0 Street Plan, and Exhibit 49 Munsel Lake Road Improvements (lane 
widths shall meet County requirements). (Exhibit order from preliminary PUD is 
not consistent with Final PUD exhibits.) 

a. A new public all-way access street connection to Munsel Lake Road 
(Redwood Street) approximately 400 feet east of Highway 101 and 290 
feet west of Spruce Street. 

b. Dedication of right-of-way and roadway widening of Munsel Lake Road in 
order to provide a three-lane section between Highway 101 and the 
eastern property line of the subject property to accommodate separate 
westbound left turn lanes on Munsel Lake Road at Redwood Street and at 
Highway 101. Road-widening will also include a bicycle lane, landscape 
planting strip and sidewalk on the south side of Munsel Lake Road. 
Dedication and roadway width on Munsel Lake Road shall meet county 
TSP and Lane Code Chapter 15 requirements and provide for a minimum 
right-of-way width of 70 feet, and a building setback a minimum of 30 feet 
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from the right-of-way. 

c. A new public right-in-right-out street connection to Highway 101 (47th 
Street) approximately 992 feet south of Munsel Lake Road. Note: This 
condition does not limit the developer from seeking ODOT approval for a 
street connection that provides greater access. 

d. Roadway widening to Highway 101 in order to provide a second 
northbound through-lane from the southern end of the property to the 
Munsel Lake Road intersection; the second northbound through-lane 
will act as a de-facto right turn lane at 4th and at Munsel Lake Road 
because there is currently only one north-bound lane on Highway 101 
north and south of the project site. A striping and traffic control plan for 
interim conditions will be necessary until widening occurs north and 
south of the project site with ODOT coordination. 

e. Urban style improvements with bike lanes, sidewalk, planter strips, 
curbs and gutters that extends the entire length of the property frontage 
on Highway 101 and on Munsel Lake Road. 

FINDINGS: The applicant completed preliminary drawings for all of the above off-site 
improvements as reflected on the Final PUD site plan. The new public street 
connection to Munsel Lake Road (Redwood Street) will be constructed as part of a 
future phase. The dedication of needed right-of-way on Munsel Lake Road will occur 
as part of the subdivision process that creates any new lots adjacent to Munsel Lake 
Road (not the current subdivision being proposed). Improvements to Munsel Lake 
Road will be done as part of a future phase when development in Cannery Station 
occurs in the northern portion of the site. 

On January 4, 2010, ODOT approved a new public street connection to Highway 
101 (47th Street). On January 4, 2010 ODOT approved the Munsel Lake Road 
approach permit and set forth required mitigation measures. 

On September 9, 2010, ODOT extended the deadline for generating construction 
drawings for the 47th Street road approach permit (ODOT application number 7905). 
Subsequently, ODOT has granted additional six month extensions. The current 
deadline is August, 2013. 

On September 9, 2010, ODOT issued a letter stating that the approach permit for 
Munsel Lake Road is no longer required and will no longer be processed under 
Oregon Administrative Rule (OAR) Chapter 734, Division 51. The letter explained 
that on March 4, 2010, the governor signed Senate Bill 1024 into law. Senate Bill 
1 024 made changes to Oregon Revised Statute (ORS) 37 4.310 and changed 
ODOT's authority to manage highway access. According to the letter from ODOT, 
the new law eliminates ODOT's authority to require that a local jurisdiction obtain a 
Permit to Operate, Maintain, and Use a State Highway Approach for an existing or 
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planned city street or county road connection to a state highway. 

Phase 1 of the Cannery Station PUD was changed from being on the north side of 
the site to being on the south end of the site. Initially, as part of this Phase 1 Final 
PUD, the southern portion of Highway 101 abutting the phase boundary was 
proposed to be widened and improved in compliance with ODOT recommendations. 
ODOT revised its referral comments to suggest the removal of the median proposed, 
and to not require the vegetated swale anymore. ODOT has requested that the 
applicant apply for a new road approach permit for 4yth and Highway 101. Condition 
11 requires that the applicant submit a drawing to the City that illustrates the ODOT 
improvements required based on the new road approach permit required as per 
ODOT referral comments dated June 24, 2013 (Exhibit 48). 

4. Maintenance of the Highway 101 right-of-way must be coordinated between 
the applicant and ODOT as the City will not be responsible for maintaining 
the Highway 101 right-of-way. 

FINDING: Condition 4 will be addressed during ODOT's review of required permits 
for Highway 101 . 

5. Final PUD is authorized to be processed in phases along with each 
subdivis ion application (per FCC 10-23-10 last paragraph), with the 
following conditions: 

a. With in twelve ( 12) months following this approval of the Preliminary 
PUD, the applicant shall file with the Planning Commission a Final PUD 
and Design Review application for Phase 1. Within three (3) years 
following the approval of the Final PUD for Phase 1, the applicant shall 
file with the Planning Commission a Final PUD and Design Review 
application for Phase 2. Subsequent phases shall continue to be 
submitted within eighteen (18) months of the prior approved phase. The 
Final PUD and Design Review application for the last remaining phase 
shall be submitted within ten (10) years following this approval of the 
Preliminary PUD. 

FINDING: The Cannery Station preliminary PUD was granted an automatic two year 
extension to November 19, 2011 . The Planning Commission later granted a one
time six month extension to May 19, 2012. This Final PUD and Design Review 
application was submitted with in the required time frame. 

b. Phasing is not bound by the sequence or time-frame anticipated for 
each phase, as presented in Exhibit 45, Sheet A1.3 of the Preliminary 
PUD application, with the condition that the Final PUD and Design 
Review application for the last remaining phase shall be submitted 
within ten (1 0) years following the approval of the Preliminary PUD. 
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FINDING: This Final PUD includes the southern portion of the site. It includes an 
entrance from Highway 101 at the new 47th Street. It is a logical place to begin 
development and will not hinder the remaining phases from being submitted within 
ten years of the extended expiration of the Preliminary PUD or by May 18, 2022. 
Phase I is in compliance with this condition . 

c. At each phase of the Final PUD, the applicant shall demonstrate 
substantial compliance with the approved Preliminary PUD and all 
applicable conditions. 

FINDING: As demonstrated in this Final PUD, Phase 1 is in substantial conformance 
with the approved Preliminary PUD and all applicable conditions. 

d. At each phase of the Final PUD, the applicant shall demonstrate that all 
public services can be provided. 

FINDING: In April 2010, the City of Florence and Cannery Station LLC reached a 
mutual agreement on the how City services would be provided to the subject 
property in addition to improvements completed as part of the Spruce Street LID. 
The preliminary utility plan submitted with this Final PUD reflects provision of an 8-
inch water line to the site (Exhibit 24, Sheet C3.0, Utility Plan.) The Applicant will be 
required to install a water line which meets fire flow requirements as stipulated by 
the Fire Marshal. Condition 10 reflects this requirement. 

e. At each phase of the Final PUD, the applicant shall provide monitoring 
information and traffic data in order to assess needed mitigation of 
traffic impacts for that development phase, and propose appropriate 
mitigation for that development phase. 

FINDING: Cannery Station is currently vacant and there is no traffic being generated 
at the site. This condition is not applicable to this Phase 1 Final PUD. In future 
phases, traffic data may need to be collected to evaluate impacts for proposed 
additional developments. 

f. At each phase of the Final PUD, the applicant shall provide a 
supplemental analysis assuring operational safety and adequate 
geometric design of intersections shall be provided for on-site 
circulation and delivery truck as well as any proposed transit vehicle 
access. 

FINDING: The development included in this phase does not trigger the need for any 
supplemental analysis. 

g. At each phase of the Final PUD, the applicant shall provide a calculation 
of the square footage proposed for each of the land uses within the 
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current phase, as well as the cumulative calculation of the square 
footage that has been achieved in any previously approved and/or 
developed phases. Any increases to the maximum land use intensities 
described above require approval from the Planning Commission and 
the applicant to submit new traffic calculations showing, as a result of 
the proposed changes that projected p.m. peak hour trips from the 
combination of the proposed uses will be less than or equal to 589 trips, 
based on the Institute of Transportation Engineer's Trip Generation 
Manual. 

FINDING: The proposed land use intensities are significantly below the maximum 
allowed land uses for the entire development site as summarized below: 

Commercial Senior Duets/ Mid-Rise 
Square Housing Units Townhouses Apartments 
Footage Units 

Maximum 
75,900 82 20 90 Intensity 

Final (Phase 1) 11 ,825-16,000 75-82 2 40-50 
Preliminary (for 

11,825 -16,000 75-82 2 40-50 Lots in Phase 1) 

There is no need to conduct a traffic study at this stage. Please refer to Exhibit 15, 
Sheet A 1.1, Land Use Plan 

h. At each phase of the Final PUC, the applicant shall demonstrate 
that a minimum of 20 percent of the net developable area within 
the current phase combined with any previously approved phases 
will be dedicated as common open space to be owned in 
accordance with FCC 1 0-23-5-G and maintained in accordance 
with FCC 10-23-6. 

FINDING: The above condition of approval was based on the assumption that Phase 
1 would be the northern portion of the development site including the Open Space 
Tract A. This Phase 1 Final PUD contains .97 acres of dedicated open space within 
the approximately 4.9 total net developable acres. Dedicated open space, therefore, 
constitutes 20% of the total net developable area for Cannery Station PUD Phase 1. 
The location and configuration of the open space for this portion of Cannery Station 
is substantially consistent with the Preliminary PUD. This Phase 1 Final PUD does 
not hinder or prevent achieving the amount of needed open space. 

Additional small open space areas within blocks are identified in the Plan as well. 
Areas of open space within blocks (non-dedicated) contribute an additional1 .8% of 
open space to the overall PUD. These areas within Blocks will be developed as part 
of the design and construction of each Block. Exhibit 16, Sheet A 1.2, includes a 
table that lists the size of each open space area. The small open space areas are 
identified by the letters "OS" (open space) and the Lot Number. Please refer to 
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Exhibit 16, Sheet A 1.2, Open Space Plan. 

The Landscape Plan for Lot 1 (Exhibit 36, Sheet L-1) shows how open space OS-1 
is developed with the design for the building. A plaza is created at the intersection of 
Redwood Street and 47th Street with large planters, a bench, and bike rack. 

The preliminary PUD noted that, "in the event that a pedestrian connection is 
requested by Florentine Estates Home Owners Association, it will not subtract from 
the 20% of Open Space." 

i. Before installation of public improvements for the "South 47th, or 
the "Spruce" Phase of the PUD (as illustrated in Exhibit 45, Sheet 
A1.3) has begun, the wall between Florentine Estates and the 
project site shall be constructed. 

FINDING: This Phase 1 Final PUD originally included the design and construction of 
the wall between Florentine Estates and Cannery Station limited to the area within 
the phase boundary, with the remainder of the wall proposed to be constructed in a 
future phase. The applicant outlined a number of reasons for pursuing this approach 
which included the fact that construction of the entire length of wall prematurely 
would necessitate the premature removal of significant vegetation, including a nice 
stand of mature trees, and also that construction of the wall would likely not be 
based on final grading for the entire length of the wall, which could create a 
challenging drainage dynamic. Additionally, without the area being landscaped, 
there would be a high likelihood of non-native and noxious weeds to encroach into 
the area. · 

Feedback from Florentine Estates residents indicated sentiment that the wall should 
be built in its entirety before there is any construction east of Redwood Street has 
resulted in a revised proposal from the applicant and a condition (Condition 2) for 
wall construction. The wall is to be constructed in its entirety before any public 
improvements are begun for any proposed lots east of proposed Redwood Street. 
The wall will be subject to Design Review approval prior to construction. 

6. The pavement on Redwood Street shall be designed to handle the size and 
weight of any proposed transit vehicle expected to be used with 
consideration to the annual number of trips to be made by the service. 

FINDING: The Public Works Department notes in their comments that the plans 
submitted are sufficient for planning approval but are not construction plans. These 
plans will need to be submitted at the time of construction and will be evaluated at 
that time. 

7. A minimum of one covered parking space per single-family home on lots 13 
through 32 (per FCC 10-23-5-E) is allowed with the condition that: 1) the 
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driveway is a minimum of 19 feet in depth to allow a second car to park on
site, and 2) the required covered parking space shall not be converted into 
a living space. 

FINDING: Condition 7 applies to Lots 3 and 4 of proposed Phase 1(formerly Lots 23 
& 24 from the Preliminary development plan). Each single family home within the 
proposal has one covered garage space, and a driveway space sufficient to 
accommodate a second vehicle. 

8. If the cottage-style units on the assisted living campus (lot 2) include a 
garage or carport, the following driveway standards, measured from the 
property line shall apply: 

• Garage: 19-foot minimum driveway length; and 
• Carport: 3-foot maximum or 19-foot minimum driveway length, and 

where carports are located 3 feet from the property line, the 
carport shall not have walls or doors forward of the 
building setback line. (A carport is an open-sided 
automobile shelter.) 

FINDING: Any garage or carports associated with the cottage-style units on the 
assisted living campus will be designed to comply with the above condition. Initially, 
the entrances to the cottages facing Spruce Street may be limited to pedestrian 
access until both sides of the street are fully improved and the wall is constructed 
between Florentine Estates and Cannery Station. These dynamics will be evaluated 
as part of the Design Review for Lots 2, 3 and 4. 

9. Prior to application for Phase I Final PUD, the applicant will present to the 
Community Development Department a signed "Acceptance Agreement" of 
all conditions of approval. 

FINDING: Condition 9 is met. The applicant signed an "Acceptance Agreement" that 
is on record at the planning office. 

10. Prior to application for Phase I Final PUD, the applicant shall have applied 
for all necessary removal-fill permits and/or drainage into wetlands from 
the Department of State Lands and from-the US Army Corps of Engineers. 

FINDING: The Joint Permit Application (JPA) for necessary removal fill permits 
and/or drainage into wetlands, has been applied for. The JPA has been signed by all 
required jurisdictions and the owner has paid the application fees. The JPA was 
submitted to US Army Corps of Engineers, Portland District, and Oregon 
Department of State Lands. A copy of the complete application is included in the 
Exhibits (Exhibit 9). 

Cannery Station Final Planned Unit Development, Prelim. Subdivision, Design Review 
PC 1212 PUD 01, PC 1213 SUB 01 , PC 1214 DR 01 

Page 20 



11. Prior to Phase I Final PUD approval, the applicant shall change the project 
name from Cannery Hill to Munsel Crossing or another more appropriate 
project name in order to avoid duplication of place names within the City. 

FINDING: Condition 11 is met. The project name is Cannery Station. The name of 
the property owner was also changed to Cannery Station, LLC. The name is not 
duplicated within the City. 

12. Prior to Phase I Final PUD approval, the applicant shall submit plans for the 
entire 17-acre site to the City and receive approval from Public Works and 
Community Development for the following: 

a. An alternate solution to having a sewer pump station at the north end of 
project and examine the feasibility of providing gravity sewer service to 
the entire project site; 

b. Grading and Erosion Control Plan; 
c. Vegetation Clearing and Re-vegetation Plan; 
d. Stormwater Management Plan; 
e. Utility Plan for Sewer within the public way, which includes field 

verification of the sanitary sewer rim and invert elevations on Highway 
101;and 

f. Utility Plan for Water within the public way, which includes an extension 
of an 8-inch water line southerly along Hwy 101 frontage and terminate 
at the south property line with standard 2-inch blow-off assembly (if 
feasible, given s ite constraints, a fire hydrant is preferred). 

These plans shall include a development schedule to address the phasing 
of the project. 

FINDING: Agreements exist between the City of Florence and Cannery Station LLC 
related to the provision of City services to the subject property, however, increases 
in water service requirements to meet fire flow, have raised questions from the 
applicant about the agreements. With compliance to new Condition 10, this Final 
PUD Phase 1 demonstrates compliance with the above condition. Please refer to 
Exhibit 24, Sheet C3.0, Utility Plan, and the written agreement (Exhibit 14 ). The 
Florence Public Works director has noted in his comments from May 13, 2013 that a 
number of utility plans submitted for the Final PUD are sufficient for planning 
purposes, but that more detailed construction plans will need to be submitted at the 
time of construction. 

13. Prior to Phase I Final PUD approval, the CC&Rs will need to be revised to 
include the following amendments: 
a. Buildings as defined by FCC 10-1-4 are prohibited within the 35-foot 

setback from the eastern property boundary next to Florentine Estates; 

b. The required covered parking shall not be converting to living space; 
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and 

c. Dedication and maintenance of open space shall be in accordance with 
FCC 10-23·5-G and FCC 10-23-6. 

FINDING: The draft CC&Rs were revised to incorporate the amendments above and 
to reflect the new name for the development. Please refer to changes in ARTICLE VII 
EASEMENTS AND RESTRICTIONS, Sections 7.1 Common Area, 7.2 Maintenance 
and Repair of Common Areas, 7.4 Building Setback Adjacent to Florentine Estates, 
and Section 7.5 Covered Parking. (Exhibit 12) Draft Cannery Station CC & R's 
Condition is met. 

14.As part of Final PUD and Preliminary Subdivision Plan application for any 
phase abutting or requiring access to Munsel Lake Road, the applicant 
shall obtain an access permit to Munsel Lake Road from Lane County and 
provide for additional right-of-way on Munsel Lake Road to meet a 
minimum of 70-foot wide right-of-way, and building setback a minimum of 
30 feet from the right-of-way line, consistent with Lane Code Chapter 15 as 
shown on Exhibit 49. 

FINDING: This Phase 1 Final PUD does not abut or require access to Munsel Lake 
Road . This condition is not applicable to Phase 1. 

15. As part of the Final Subdivision Plat application for any phase abutting or 
requiring access to Munsel Lake Road, the applicant shall dedicate the 
necessary right-of-way to meet the minimum 70-foot wide right of way for 
Munsel Lake Road. 

FINDING: This Phase 1 Final PUD does not abut or require access to Munsel Lake 
Road . This condition is not applicable for Phase 1. 

16. Prior to Final Subdivision Plat Approval for any phase abutting or requiring 
access to Munsel Lake Road, the applicant shall have secured a facility 
permit for the Munsel Lake Road improvements, and the related 
construction drawings shall be approved by Lane County. 

FINDING: This Phase 1 Final PUD does not abut or require access to Munsel Lake 
Road. This condition is not appl icable for Phase 1. 

17. Prior to Phase I Final Subdivision Plat Approval, applicant shall have 
secured all approach permits deemed necessary by the Oregon 
Department of Transportation (ODOT). 

FINDING: Condition 17 is not applicable to the Final PUD but is applicable to the 
concurrent subdivision process. ODOT has approved approach permits deemed 
necessary for the full build-out of Cannery Station. For the Phase 1 Final Subdivision 
Plat, the applicant will submit verification that ODOT has issued the approach permit 
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necessary for 47th Street access at Highway 1 01. 

18.Prior to issuance of a Certificate of Occupancy for each development 
phase, applicant shall have mitigated associated traffic impacts as 
determined and approved by ODOT. The design and construction of the 
proposed improvements to mitigate the traffic impacts must be approved 
by ODOT and be consistent with the requirements of the approved permits. 

FINDING: Condition 18 is not applicable to the Final PUD or subdivision process and 
will be reviewed prior to certificate of occupancy, during the building permit process. 
This condition has been carried over in this approval. 

19. Prior to Final Subdivision Plat Approval for any phase abutting 47th Street 
(unless ODOT determines it is needed sooner), applicant shall construct a 
new public street connection to Highway 101 (47th Street) approximately 992 
feet south of Munsel Lake Road. 

FINDING: Condition 19 is not applicable to the Final PUD but is applicable to the 
concurrent subdivision application. A public street connection to Highway 101 from 
4 ih Street is proposed as part of the Preliminary subdivision plan and will be 
included in the final subdivision plat (Condition 11 ). 

20. Prior to issuance of a Certificate of Occupancy for any phase abutting or 
requiring access to Munsel Lake Road, all Munsel Lake Road 
improvements, including pedestrian and landscaping improvements, shall 
be completed. Applicant shall provide a statement of completion of off-site 
improvements from Lane County to the City to show that this requirement 
has been met. 

FINDING: Condition 20 is not applicable to this Phase 1 Final PUD since it does not 
abut or require access to Munsel Lake Road. 

21.As part of the Final PUD application for the applicable phase, the south 
ends of Spruce and Redwood Streets shall be designed to address 
vehicular turn-around provisions such as a cul-de-sac or other acceptable 
standard dead-end treatment. 

FINDING: The Final PUD (Phase 1) contains vehicular turn-around areas at the 
temporary terminus of Spruce and Redwood Streets (See Exhibit 26, Sheet C6.0, 
Street Plan). These turn-around areas will function for fire and emergency medical 
and other motor vehicles. As the streets are further extended, the interim turn
around areas must be shifted. If only a segment of 47th Street is constructed, the 
Final PUD application must include a temporary turn-around area for motor vehicles. 
(Condition 3). Condition 21 is met. 

22.As part of the Final PUD application for the applicable phase, a pedestrian 
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refuge shall be incorporated into the design of the median at the 
intersection of ~he 47th Street and Highway 101. 

FINDING: In referral comments dated June 24, 2013, ODOT noted that it would 
prefer a street design scenario for 4ih Street which does not include a median, but 
rather accommodates two directional access to Highway 101 from the site. ODOT 
rescinded an earlier suggestion that Redwood Street extend north to Munsel Lake 
Road. ODOT required that a traffic study be performed to support the preferred two 
directional access from 4 ih Street. The applicant's off-site engineer performed the 
traffic study, as requested by ODOT. The traffic study was conducted on 
Wednesday, June 12, 2013 and the study results (submitted to ODOT) revealed 
minimal impacts which support the newly proposed two directional access dynamic 
at 4ih and Highway 101 . The traffic study (Access Analysis) is included as Exhibit 
38. 

23. Prior to Final Subdivision Plat approval of those areas affected by a 
wetland, the applicant shall 1) have acquired all required permits, such as 
removal-fill permit and/or drainage into wetlands from the Department of 
State Lands (DSL), and from US Army Corps of Engineers (USACOE), and 
2) record a deed restriction to prevent current and future impacts to 
wetland areas with Lane County Deeds and Records and provide a copy to 
the City. 

FINDING: Condition 23 is not applicable to the Final PUD, but is and will be 
reviewed during the final subdivision process. A joint fill-removal permit has been 
submitted to DSL as per Condition 10 from the Preliminary PUD (Condition 12). 

24. Prior to Final PUD approval of each phase, the applicant shall meet the 
following requirements of the Florence Public Works Department: 
a. Streets shall meet requirements of Public Works in order to be 

dedicated to the City and for any street proposed to be private, the 
developer is to provide a means through an owners association, to 
ensure maintenance of the street and other private infrastructure is 
provided. 

b. Construction drawings shall include: 
i. Profiles of all utilities (sanitary sewer, stormwater and water); 
ii. All service lateral locations, including water meters, Fire Department 

Connection (FOC) and Double Detector Check Valve (DDCV) 
assembly locations; 

iii. Street light design and locations; and 
iv. Standards for all utilities (sewer, water, stormwater, street lighting). 

FINDING: All streets will be dedicated to the City. All streets within Phase 1 are 
designed according to City street standards and in accordance with the approved 
Preliminary PUD. Construction drawings will be reviewed during the construction 

Cannery Station Final Planned Unit Development, Prelim. Subdivision, Design Review 
PC 1212 PUD 01, PC 1213 SUB 01, PC 1214 DR 01 

Page 24 



phase and PEPI process. To contain costs and enable the first building in the project 
to be economically viable, the developer requests that some of the streets be 
partially completed with final improvements done as the project is built-out. 

Florence Public Works noted in referral comments that the drawings submitted are 
not construction drawings, but will suffice for planning approval. Construction 
drawings will need to be approved prior to construction. Florence Public Works will 
need a traffic plan, stormwater management plan, landscaping plans, etc. at the time 
of construction. The Florence Public Works Director noted in a follow up email on 
May 15, 2013, that Florence Public Works does not have any objections to providing 
the developer flexibility in regards to street trees, sidewalks and landscaping, and 
that it would be unwise to install brand new landscaping and sidewalks simply to 
remove/damage/tear them out when it comes time to actually construct the building. 
The Public Works Director noted that the City should require an improvement bond 
or other performance guarantee mechanism to ensure that the improvements are 
completed in the future (Condition 16). 

25. Prior to Final PUD approval, a zoning variance application shall be 
submitted by the applicant to the Community Development Department if a 
variance is requested from the parking aisle width of FCC 10-3 Off-Street 
Parking and Loading standards in effect on March 28, 2008. 

FINDING: The City Code parking standards were updated during the preliminary 
PUD application. Therefore, Title 10, Chapter 3 Off Street parking and Loading 
standards in effect on March 28, 2008 (date PUD application was submitted) is used 
to evaluate the preliminary PUD and was identified as remaining applicable for the 
final PUD. According to the preliminary PUD findings, the "old" parking code 
standards apply fully to both Preliminary and Final PUD With this in mind, any 
deviation from these code standards, such as reduced parking aisle width, was 
identified as requiring approval through a variance. The parking aisle width 
requirement in March, 2008 for a 90 degree two way parking area aisle width was 25 
feet. The current development code requires a 23-foot parking aisle width (FCC 
Figure 1 0-3-9). The applicant has proposed a parking aisle width of 24 feet, while 
maintaining a 19-foot stall depth. Because the proposal exceeds the current code 
standards, sand because a variance can only be applied to current code, staff 
recommends that the proposed parking aisle be approved as splitting the difference 
between the "old" and new code standards. 

26.As part of the Spruce Phase Preliminary and Final Subdivision 
applications, the applicant shall include the 35-foot setback line from the 
eastern property line on the plan/plat. 

FINDING: Condition 26 is not applicable to this Final PUD, but is applicable to the 
concurrent preliminary subdivision application. The preliminary subdivision plan does 
not include the 35-foot setback line from the eastern property line. The setback must 
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be shown on the final subdivision plat insofar as the standards of Oregon Revised 
Statute 92 will allow. This condition has been carried over in this approval. 
(Condition 13) 

27.As part of the Design Review application, a lighting plan shall be submitted 
to the Community Development Department, which includes pedestrian 
scale, lower intensity, downward directed lighting, with lighting levels 
measured in foot-candles. 

FINDING: Condition 27 is not applicable to this Final PUD, but is applicable to the 
concurrent preliminary subd ivision and design review applications. The applicant did 
not submit a lighting plan for the conceptual street improvements of this phase, nor 
did they submit on-site lighting plans for Lot 1 with their application materials. Staff 
recommends an additional condition stating that plans for street lights and on-site 
lighting for Lot 1 must will be reviewed as part of the street construction drawings, at 
a later date (Condition 5). 

28.As part of the Design Review application, building elevations shall be 
submitted to the Community Development Department and the design and 
materials will be evaluated for consistency with the coastal village 
character of Florence. 

FINDING: This Final PUD and Design Review application includes building 
elevations that are compatible with the coastal character of Florence. Colors and 
exterior building materials proposed for the building on Lot 1 are included as Exhibit 
10, (a computer generated color drawing). A material and color sample board will be 
made available for review for accurate color evaluation. (Please refer to Exhibits 17, 
18, 19 and 20, Sheets A2.1, A2.2 A2.3 and A2.4 respectively). 

29. Prior to issuance of a building permit, a soils report and verification of soils 
bearing capacity and a grading plan, including storm-water design is 
required. The plan must be prepared by a registered engineer. 

FINDING: Condition 29 is not applicable to this Final PUD, Preliminary Subdivision 
and Design Review, and will be reviewed during the building permit process. 

30. Prior to initiating site development, the applicant shall submit a permit 
application to DEQ for a 1200-C construction stormwater permit with 
Erosion and Sediment Control Plan, and provide a copy of the approved 
plan and permit to the Community Development Department. 

FINDING: An NPDES General Permit 1200-C Application has been submitted to 
DEQ. Refer to Exhibit 11 , NPDES Permit. The approved plan and permit will be 
required prior to any site development. 

31. Prior to initiating site development, the applicant shall contact the 
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Confederated Tribes of Coos, Lower Umpqua, and Siuslaw Indians at a 
least 72 hours' notice prior to any ground disturbing activities, so a tribal 
representative can be present during these activities; and if any known or 
suspected cultural resources are encountered during any phase of the 
project, contact the Tribes immediately. 

FINDING: Condition 31 is not applicable to this Final PUD since no site development 
is proposed at this time. This condition has been carried over in this approval 
(Condition 18). 

An evaluation of the Conditions of Approval for the Preliminary PUD, show that the 
proposed Final PUD is in conformance or can be in conformance with the Preliminary 
PUD conditions (as further conditioned). 

TITLE 11 SUBDIVISION REGULATIONS 

11-3-2: PRELIMINARY PLAN REQUIREMENTS: 

A. Application for Preliminary plan approval shall comply with application 
requirements of FCC 10-1-1-4. 

FINDING: The Preliminary subdivision plan is on 18 x 24 at 1" = 80' scale. 

B. Drafting: The Preliminary plan shall show all pertinent information to scale. 
The drawing shall be on standard size sheets eighteen inches by twenty 
four inches (18" x 24"), and at scale of one inch equal to one hundred feet 
(1" = 100'). The scale may be increased or decreased if necessary, but in all 
cases the scale shall be standard, being 10, 20, 30, 40, 50 or 60 feet to the 
inch or multiples of ten (1 0) of any one of these scales. Preliminary plans 
for major partitions and subdivisions shall be proposed by a surveyor who 
is an Oregon registered engineer or Oregon licensed land surveyor. An 
affidavit of the services of said engineer or land surveyor shall be 
furnished as part of the Preliminary plan submitted. 

FINDING: The Preliminary subdivision plan has been prepared by an Oregon 
licensed land surveyor. An affidavit of the services is attached as Exhibit 39. This 
criterion is met. 

C. Information Required: The application itself or the Preliminary plan must 
contain the following information with respect to the subject area: 

1. Name and block numbering of proposed subdivision. Except for the 
words, "town", "city", "plat", "court", "addition" or similar words, the 
name shall be clearly pronounced different than, the name of any other 
subdivision in the County unless the subject subdivision is contiguous 
to and platted by the same party that platted the preceding subdivision 

Cannery Station Final Planned Unit Development, Prelim. Subdivision, Design Review 
PC 12 12 PUD 01 , PC 12 13 SUB 01 , PC 12 14 DR 01 

Page 27 



bearing that name. All subdivisions must continue the block numbers of 
the subdivision of the same name last filed. 

FINDING: The name "Cannery Station P.U.D." has been reserved for this 
subdivision and is shown on the Preliminary plan . There is no other subdivision in 
the County with the same or a similar name. The Preliminary map indicates that the 
subdivision is for Phase I of the PUD. The Preliminary subdivision map is included 
as Exhibit 4. This criterion is met. 

2. The date, north point and scale of the drawing; a sufficient description 
to define the location and boundaries of the proposed subdivision or 
major partition area; and the names of all recorded subdivisions 
contiguous to such area. 

FINDING: The date, north arrow and scale are shown on the Preliminary plan. The 
location of the proposed subdivision and the names of the recorded adjoining 
subdivisions are shown on the Preliminary plan. This criterion is met. 

3. The names and addresses of the owner and engineer or surveyor. 

FINDING: The names and addresses of the applicant, the owner and the surveyor 
are shown on the Preliminary plan. This criterion is met. 

4. The location of existing and proposed right-of-way lines for existing or 
projected streets as shown on the Master Road Plan. 

FINDING: The location of proposed and existing right of way lines are shown on the 
Preliminary plan . This criterion is met. 

5. The locations, names and widths of all existing and proposed streets 
and roads. Said roads and streets shall be laid out so as to conform to 
subdivisions and major partitions previously approved for adjoining 
property as to width, general direction and in other respects unless it is 
found in the public interest to modify the street or road pattern. 

FINDING: The names and widths of existing and proposed streets are shown on the 
Preliminary plan . The plan has designed both Spruce Street and Redwood Street to 
allow for connectivity to the south, if the church property, adjacent to the south, is 
redeveloped or if the church agrees to connect to the project site. No connection to 
Florentine Estates (to the east) is proposed, although proposed open space Tract C 
preserves the potential for a bicycle/pedestrian connection between Florentine 
Estates and the project site. An 8-foot wall is proposed for separation between the 
Florentine Estates and the project site (Phase 1 ). 

6. Locations and widths of streets and roads held for private use, and all 
reservations or restrictions relating to such private roads and streets 
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FINDING: Proposed streets and widths are shown on the Preliminary plan (Exhibit 
4). All proposed streets will be dedicated as public right-of-way. For Phase l, this 
includes the southern-most sections of Spruce and Redwood Streets and 4 ih 
Street. Criterion is met. 

7. The elevations of all points used to determine contours shall be 
indicated on the Preliminary plan and said points shall be given to true 
elevation above mean sea level as determined by the City. The base 
data used shall be clearly indicated and shall be compatible to City 
datum, if bench marks are not adjacent. The following intervals are 
required: 
Contour Intervals Ground Slope 

1'0%to5% 
2' 5% to 10% 
5' Over 10% 

FINDING: Contours are shown on the Preliminary plan (Exhibit 4). The contours 
were taken from drawing dated September 10, 2007, Ward Northwest, Inc. The data 
provided is complete and sufficient. Criterion is met. 

1. The approximate grades and radii of curves of proposed streets. 

FINDING: The radius of curves of proposed streets are shown on the Preliminary 
plan. Phase 1 does not include street curves with the exception of the intersection of 
4ih Street and Highway 101 . 

2. The approximate width and location of all reserve strips and all existing 
and proposed easements for public utilities. 

FINDING: Location and width of existing and proposed easements are shown on the 
Preliminary plan (Exhibit 4). The reserve strip at the south end of Spruce Street 
(adjacent to the southern property line) will be widened to span the entire distance of 
the 50-foot right-of-way (Condition 14). 

3. The approximate radii of all curves 

FINDING: The radii of all proposed curves are shown on the Preliminary plan 
(Exhibit 4 ). Criterion is met. 

4. The general design of the proposed subdivision or major partition 
including the approximate dimensions of all proposed lots and parcels. 

FINDING: Approximate dimensions and lot sizes for all lots and open space tracts 
are shown on the Preliminary plan (Exhibit 4). Criterion is met 
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5. The approximate location of areas subject to inundation or storm water 
overflow, all areas covered by water, and the location, width and 
direction of flow of all watercourses. 

FINDING: The location of these areas is included (See attached Exhibits 24, Sheet 
C 3.0 and Exhibit 33, Sheet LA-1 ). 

6. The existing and proposed uses of the property including the location of 
all existing structures that the applicant intends will remain in the 
subject area. 

FINDING: Commercial uses will include- Medical/Professional Offices, Retail, 
Banking, Restaurants. These uses are proposed for Lots 1, 5 and 6. Residential 
uses will include- Assisted Living, Retirement, Multi-Family and Single Family 
Housing. These uses are proposed for Lots 2, 3 and 4. 

7. The domestic water system proposed to be installed including the 
source, quality and quantity of water if from other than a public water 
supply. 

FINDING: The proposed water supply will be from the City of Florence. In April 2010, 
the City of Florence and Cannery Station LLC reached a mutual agreement on the 
how City services would be provided to the subject property in addition to 
improvements completed as part of the Spruce Street LID. The preliminary utility 
plan submitted with the accompanying Final PUD reflects the agreement on the 
method of providing public services to the site. Please refer to Exhibit 24, Sheet 
C3.0, Utility Plan. No concerns were raised by Public Works specific to the provision 
of water. 

8. All proposals for sewage disposal, flood control and easements or 
deeds for drainage facility including profiles of proposed drainage 
ways. 

FINDING: Proposed sewage disposal and drainage is included (See Exhibits 6 and 
7). No concerns were raised by Public Works specific to the provision of sewage 
disposal. Criterion is met. 

9. All public areas proposed to be dedicated by the applicant and the 
proposed uses thereof. 

FINDING: Dedicated areas, which include (and are identified as) Open Space Tracts 
A, Band Care shown on the Preliminary plan (Exhibit 4). 

10.AII public improvements proposed to be made or installed and the time 
within which such improvements are envisioned to be completed. 
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FINDING: All public improvements proposed to be made or installed are shown on 
submitted plans (including those plans submitted for the Final PUD Phase 1 ). The 
applicant provided no form of a timing plan for the proposed improvements. A timing 
plan which outlines when improvements for Phase 1 of the Cannery Station PUD are 
envisioned to be completed must be provided to the Planning Director and approved 
prior to the issuing of any building permits within Phase I. (Condition 9) 

11.1f lot areas are to be graded, a plan showing the nature of cuts and fills 
and information on the character of the soil. 

FINDING: Grading information is submitted. See attached Exhibits 22 and 23, 
Sheets C2.0 Mass-Grading Plan and C2.1, Grading Plan Lot 1 ). 

12.A legal description and drawing of the boundaries of the entire area 
owned by the applicant of which the proposed subdivision or major 
partition is a part, provided that where the proposal comprises all of 
such area, an affidavit of such fact shall accompany the Preliminary 
plan. 

FINDING: See attached title report for legal description (Exhibit 42) of the subject 
property. The boundary of the area is shown on the Preliminary plan (Exhibit 4). 

11-3-4: APPROVAL OF PRELIMINARY MAJOR PARTITION OR SUBDIVISION: 
After giving notice as required by subparagraph 10-1-1-5-B-1 of this Code, the 
Planning Commission or its designee shall grant approval or deny the major 
partition Preliminary plan. The hearing decision and further consideration of a 
similar application shall be governed by paragraphs 1 0-1-1-5-D and E of this 
Code. If approval involves implications of new or modified standards or policy, 
the Planning Commission and not its designee shall render a decision. The 
Planning Commission may require its designee to submit any Preliminary 
approval to the Commission for review prior to notification of the applicant. In the 
event of a denial, the application shall be reviewed by the Planning Commission 
within forty five (45) days. Approval shall be granted, provided affirmative 
findings can be made that: (Amd. Ord 30, Series 1990). 

A. The approval does not impede the future best use of the remainder of the 
property under the same ownership or adversely affect the safe and 
healthful development of such remainder or any adjoining land or access 
thereto. 

B. The Preliminary plan complies with the requirements of this Title, all 
applicable provisions of the Oregon Revised Statutes, the Florence Zoning 
Ordinance, the Florence Comprehensive Plan and Policies, as well as the 
intent and purpose of this Title. 
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FINDING: Evaluation of the proposed subdivision within the Preliminarily approved 
PUD suggests that approval would not impede the future best use of the remainder 
of the property (Lot 7) under the same ownership or adversely effects its safe and 
healthful development (and that of lands surrounding). The Preliminary and final 
PUD processes have addressed many safety and neighborhood health concerns. 
The Preliminary subdivision plan is also shown by these findings to comply with the 
requirements of the Florence City Code (as conditioned). 

11-3-6: PRELIMINARY PLAN, EFFECTIVE DATE: 
Unless appealed, the Planning Commission decisions under this chapter shall 
become effective on the thirty first day after rendered. The applicant may then 
proceed with final surveying and preparation for final approval consideration of 
the major partition map or subdivision plat, as the case may be. Preliminary plan 
approval shall be effective for two years within which time the application and 
major partition map or application and subdivision plat must be submitted as 
required by this Title. An applicant may apply to the Planning Commission for two 
(2) extensions of twelve (12) months each. A decision to extend the approval shall 
be based on compliance with the following criteria: 

A. The request for an extension is made in writing prior to expiration of the 
original approval; 

B. There are special or unusual circumstances that exist which warrant an 
extension; and 

C. No material changes of surrounding land uses or zoning has occurred. 
Otherwise the entire procedure must be repeated for reconsideration in 
light of changed conditions that may exist. (Amd. Ord 30, Series 1990). 
(Amd. Ord. 12, Series 1999). 

FINDING: The applicant will be expected to proceed with final survey and to make 
preparations for final subdivision approval within the timeframes outlined unless 
otherwise provided for through approved and allowed extensions from the Planning 
Commission. 

11-5 PLATTING AND MAPPING STANDARDS 

11-5-1: STREETS: 

A. All streets shall comply with applicable development standards of Title 10 
Chapter 36, Street Standards. 

FINDINGS: As proposed, Spruce Street is designed with 28-foot pavement width 
and a 50-foot right of way (with parking only on one side of the street). The Florence 
Subdivision Code (FCC 11-5-1-B) requires "feeder" streets, such as the proposed 
Spruce Street, to provide a minimum pavement width of 34 feet, and a minimum 
right-of-way of 50 feet. Additionally, the proposed Redwood Street varies in 
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pavement and right-of way-width. Along some portions of the street it is less than the 
Collector Street minimum standard of 60 feet of right-of-way and 36 feet of 
pavement. The Preliminary PUD (PC 08-09-PUD-01) provided a modification to 
subdivision street standards (FCC 11-5-1-A), to allow for street design as proposed 
by the applicant in Exhibits 27, 28 and 29, (Sheets C6.0, C6.1 and C6.2 
respectively) . These specifically modifications allow: 

a. Portions of Redwood Street to be less than the minimum standard of 60 feet of 
right-of-way and 36 feet of pavement, by allowing portions of Redwood Street 
to be minimum of 57 feet of right-of-way and 32 feet of pavement; and 

b. Spruce Street to be less than the minimum standard for 34 feet of pavement, 
by allowing a minimum of 28 feet of pavement. 

B. Slope Easements: Slope easements shall be dedicated in accordance with 
specifications adopted by the City Council under Section 11-6-1 of this 
Title. 

FINDING: The Grading Plan (Exhibit 22, Sheet C2.0) does not indicate any slope 
easements. 

C. Reserve Strips: The Planning Commission may require the applicant to 
create a reserve strip controlling the access to a street, said strip to be 
placed under the jurisdiction of the City Council and the Planning 
Commission, when the Planning Commission determines that a strip is 
necessary: 

1 . To prevent access to abutting land at the end of a street in order to 
assure the proper extension of the street pattern and the orderly 
development of land lying beyond the street; or 

2. To prevent access to the side of a street on the side where additional 
width is required to meet the right of way standards provided in the 
table under subsection 82 above; or 

3 . To prevent access to land abutting a street of the partition or 
subdivision, but not within the partition or subdivision itself; or 

4. To prevent access to land unsuitable for building development. 

FINDING: Location and width of existing and proposed easements are shown on the 
Preliminary plan. The reserve strip at the south end of Spruce Street (adjacent to the 
southern property line) will be widened to span the entire distance of the 50-foot 
right-of-way (Condition 14). 
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11-5-2: LOTS AND PARCELS: 

A. Size and Frontage: 

1. General Requirements: Each lot shall have a minimum width and depth 
consistent with the lot width and depth standards for the appropriate 
zoning district. 

2. Area: Minimum lot size shall be in conformance with the provisions of 
the Florence Zoning Ordinance. Where either a community water supply 
or sewer system are not presently provided, the lot area shall be 
sufficient to meet State and County health standards and the lot area 
shall be at least twice the number of square feet normally required in the 
zoning district where the lot is located. Where an oversize lot as 
described above is required due to lack of services, the Planning 
Commission may require the developer to submit a plan for later 
division of said lot(s) into standard six thousand five hundred (6,500) or 
nine thousand (9,000) square foot lots. 

3. Frontage: Each lot shall have frontage of not less than fifty feet (50') 
upon a street, except that a lot on the outer radius of a curved street or 
facing the circular end of a cul-de-sac shall have frontage of not less 
than thirty five feet (35') upon a street, measured on the arc. Where 
either a public water supply or public sewers are not presently provided, 
the lot frontage shall be sufficient to insure an adequate sized lot to 
meet State and County requirements 

FINDING: Lot Size and Dimensions: The applicant requested and obtained approval 
from the Planning Commission, through the PUD, for modifications to the minimum 
lot size and dimensions to enhance implementation of Plan policies. The minimum 
lot size in the NC District is 20,000 square feet and the minimum lot dimensions are 
100 feet in length and depth. The minimum lot size and dimensions as specified in 
FCC 1 0-3-5-G & H are modified to allow: 

1. Lot dimensions to be a minimum of 30-feet wide and 55 feet deep for 
residential Lots 3 & 4 (Lots 23 & 24 in the Preliminary PUD plan). 

2. Lot areas to be a minimum of: 
• 14,500 square feet for commercial Lot 6 (Lot 9 in the Preliminary PUD 

plan); and 
• 2,500 square feet for residential Lots 3 & 4 (Lots 23 & 24 in 

Preliminary PUD). 

The Preliminary PUD approved modification to the minimum dimensions and lot size 
for the single-family attached homes, are intended to allow home ownership 
opportunities, preservation of a landscape buffer adjacent to Florentine Estates, and 
a density suitable for the north commercial node. The small residential lots along the 
eastern edge of the site will help to provide a transition between low-density 
residential uses in Florentine Estates and the objectives for a vibrant commercial 
node in Cannery Station. Additionally, in order to allow a diversity of businesses and 
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employment opportunities and to provide new public streets that foster connectivity, 
the minimum lot sizes for some of the commercial lots are proposed to be less than 
the required minimum. 

B. Exceptions: 

1. Subdivisions and Partitions Developed as a Unit: The Planning 
Commission may in its discretion authorize the relaxation of the lot size 
and frontage requirements specified herein where the applicant 
presents a plan satisfactory to the Planning Commission whereby the 
entire subdivision or partition will be designed and developed with 
provision for proper maintenance of open space, recreation and 
parklands and will be commonly available for recreation and park 
purposes to the residents of the subdivision or partition, and which the 
Planning Commission determines will be of such benefit to said 
residents as is equal to that which would be derived from observance of 
the lot size and frontage requirements otherwise specified, and will be 
in accordance with the purpose of this Title. 

FINDING: Certain standards are modified (as noted) based on preliminary PUD 
approval. 

11-5-3: PUBLIC FACILITIES: 
All utilities shall comply with applicable development standards of Title 10 
Chapter 36 and Title 9. 

FINDING: City of Florence Public Works has provided referral comments and noted 
that the provision. of adequate public facilities can be provided, as conditioned. The 
applicant's proposed utility plan notes that "electrical and franchised utilities are to 
be underground and designed to Central Lincoln People Utility District, Charter 
Communications, Century Link, etc, standards." Approval will be shown on the utility 
plan as per Condition 1 

11-5-4: PARTIAL DEVELOPMENT: 
Where the subdivision or partition includes only part of the tract owned by the 
applicant, the Planning Commission may require a sketch of a Preliminary layout 
of streets in the remainder of said ownership. 

FINDING : The preliminary subdivision application is for Phase 1 of the Cannery 
Station PUD. The PUD has received preliminary approval and final approval is 
sought in conjunction with this subdivision application. There is an existing street 
plan for the remaining portions of the site (Lot 7) (Exhibit 15, Sheet A 1 .1, Land Use 
Plan.) 
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11-5-5: UNSUITABLE AREAS: 
Areas identified in the Florence Comprehensive Plan as having designated or 
protected natural areas or potential hazards due to erosion, landslides, stream 
flooding, ocean flooding or other natural hazards shall not be divided in a manner 
that would be dangerous to the health and safety of those who would live in said 
areas, the general public, or natural values which have been protected. 

A. All major partition and subdivision applications shall be reviewed by the 
City, using the Phase I checklist contained in Site Investigation Reports by 
Wilbur E. Ternyik, published by OCZMA. 

B. Where problem areas are identified in the Phase I checklist, a full-scale 
Phase II site investigation will be required covering only those problem 
areas identified in the Phase I checklist. This site investigation must be 
prepared and paid for by the applicant. Before approval would be granted 
the site investigation would have to prove either: 

1. That upon specific examination of the site, the condition which was 
identified in the Comprehensive Plan Inventory did not exist on the 
subject property; or 

2. That harmful effects could be mitigated or eliminated through, for 
example, foundation or structure eng ineering, setbacks or dedication of 
protected natural areas. 

3. Specifically, areas shown on the Hazards Map and the Soils Map of the 
Comprehensive Plan will require a Phase II site investigation report. 
Studies which have been adopted or included in the Comprehensive 
Plan by reference or studies done subsequent to the adoption of the 
Plan may be used to determine when a site investigation report is 
needed. 

FINDING: A site investigation report was conducted during the Preliminary PUD 
process and the only hazard identified is an earthquake hazard, which covers all of 
Florence and its environs. To mitigate potential risk from an earthquake, the 
commercial use buildings will be required to address designs which include seismic 
provisions of OSSC 1623 or ASCE-7 with appropriate criteria for the site class and 
location and verification of soils bearing capacity. This findings also shows sufficient 
compliance with Title 10 Chapter 7, Special Development Standards (March, 2008 
code and current). 

10- 6 DESIGN REVIEW 

10-6-6: DRAWING SUBMITTAL: The owner or authorized agent shall submit the 
following drawings to the City for review: 

A. A site plan, drawn to scale, showing the proposed layout of 
structures and other improvements including, where appropriate, 
driveways, pedestrian walks, off-street parking and off-st reet 
loading areas, landscaped areas, locations of entrances and exits, 
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the direction of traffic flow into and out of off-street parking space 
and loading berth, and areas for turning and maneuvering 
vehicles. The site plan shall indicate how utility services and 
drainage are to be provided. 

B. A landscape plan, drawn to scale, in conformance with FCC 10-34-
3-2. 

C. Architectural drawings or sketches, drawn to scale, including floor 
plans in sufficient detail to permit computation of yard 
requirements and showing all elevations of the proposed 
structures as they will appear upon completion. All exterior 
surfacing materials and colors shall be specified 

D. Additional information may be required by the City if necessary to 
determine whether the purposes of this Chapter are being carried 
out or may authorize omission of any or all the drawings require 
by this Chapter if they are not necessary. The City shall specify the 
number of copies of each drawing to be submitted. 

FINDING: The required drawings were submitted in conjunction with the Final PUD 
Phase 1 application. A lighting plan has been requested per Condition 5. The 
building plan and elevation drawings in the PUD submittal illustrate general design 
and character of the building proposed for Lot 1. Also included are drawings for Lots 
2 through 6. These drawings are conceptual and represent examples of design 
elements for the development within Phase 1. Building designs included in Exhibits 
17-20 are representational and not intended to necessarily be the final layout and 
design. The submission is sufficient for initial review of key design elements of the 
site. Further design review will be necessary at the time of development of each 
additional building and additional detail will be required at that time. Development 
must meet, except where modified through the PUD, the Design Criteria for the North 
Commercial Node as outlined in FCC 1 0-30-6. 

10-6-1: PURPOSE: The design review process is intended to: 

A. Create an attractive appearance that will enhance the City and promote 
the general welfare of its citizens. 

B. Provide property owner the means to protect and conserve the 
architectural tone of their neighborhood. 

C. Recognize areas of existing or potential scenic value. 
D. Protect and preserve buildings and sites that are of significant architectural 

or historic merit. (OR 625, 6- 30 80) 

FINDING: The proposed conceptual design and guidelines for Lot 1 create an 
attractive appearance. Overall the mixture of sizes and uses conceptually proposed 
for the Phase will foster a lively center for people to live, work, and visit. Buildings 
designs, including Lot 1, will integrate architectural elements to seamlessly unite 
residential and commercial portions of the property. 

Cannery Station Final Planned Unit Development, Prelim. Subdivision, Design Review 
PC 1212 PUD 01, PC 1213 SUB 01, PC 1214 DR 01 

Page 37 



Buildings will range from one to three stories, and will include significant glazing to 
enhance visibility of businesses and the attractiveness of the housing units. The 
ground level commercial spaces are intended to actively participate and contribute to 
the life of the street, especially Redwood Street. Windows will be clear glass, and 
varied in size, but will tend toward the large and open. Most windows will have some 
type of cover, either rigid canopy or awning, or be recessed under the building's 
volume. Window articulation will relate to traditional rhythms and be inspired by the 
coastal aesthetic. Lot 1 will initiate many of these themes. 

The preliminary PUD allowed for small-scale commercial uses on the ground floor of 
multi-story buildings on the east side of Redwood Street, including the assisted living 
facility and the apartment buildings. Due to uncertainties in the market and economic 
conditions, the applicant requested that the apartment buildings be allowed to be 
approved without the requirement for non-residential uses on the ground floor. The 
Planning Commission did not require all of the first floor of the apartment buildings to 
be commercial. However, it was requested that, at the time of Design Review for 
those structures, the use for the first floor apartments be identified. 

Roof forms will continue to reflect the "cannery" character by way of traditional 
forms. Roof forms in the residential multi-story buildings are intended to vary in order 
to contribute toward reducing the block-long massing of the buildings. Colors will 
tend toward the monochromatic and thereby emphasize the forms and shapes of the 
buildings themselves. Accent colors against this background may vary, some being 
bright and striking in selected places. The residential colors shall tend toward the 
natural tones, but at the commercial levels may be more saturated. 

The Florence Comprehensive Plan does not identify any important scenic views 
from the subject property. The project will not impact any scenic views from 
adjoining properties due to existing changes in elevation of dense landscaping. The 
proposed project will not have a negative impact on any important scenic views from 
motorists on Highway 101. 

The Cannery Station site has no existing buildings of historic significance. The 
applicant must contact the Confederated Tribes of Coos, Lower Umpqua, and 
Siuslaw Indians at a least 72 hours' notice prior to any ground disturbing activities, 
so a tribal representative can be present during these activities; and if any known or 
suspected cultural resources are encountered during any phase of the project, the 
Tribes must be contacted immediately (Condition 18). This criterion is met. 

10-6-5: GENERAL CRITERIA: The Board shall consider the following criteria 
reviewing applications and may set conditions or standards which 
regulate and limit the following: (Ord. 680, 1-11-83) 

A. Setbacks, yards, height, density and similar design features according to 
the underlying zoning district. 
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FINDING: A one story 4,325 to 5,000 square foot commercial building and 
associated parking and landscape areas. 

Proposed buildings for Lots 2-6 (which will be subject Design Review when more 
detailed development is proposed) include the following: 

• Lot 2 - An assisted living campus consisting of a three story building and 
eight cottages providing between 75 and 82 housing units. The lot will also 
contain open space and a parking area. 

• Lot 3- A single attached cottage associated with the assisted living campus. 
• Lot 4 - A single attached cottage associated with the assisted living campus. 
• Lot 5- A three story building for 30 to 50 apartments and associate parking 

and landscape areas. The range in apartments varies to allow for potential 
ground floor commercial space 

• Lot 6 - A one story 4,000 to 4,600 square foot commercial building and 
associated parking and landscaping areas. 

Along side streets (other than Highway 101 and Munsel Lake Road), the building 
setback is required to be a minimum of 15 feet with the front 10 feet to be 
landscaped. The applicant requested and obtained a reduction in the building 
setbacks on all streets within the development, which include Redwood, Spruce and 
4yth Streets. The modifications will allow portions of the building facades and 
porches to be less than 15 feet from the right-of-way. (See, Exhibit 26, Sheet C6.0, 
Street Plan). 

These modifications are a key design principle of Cannery Station to provide a 
compact neighborhood with a mix of uses providing life's daily necessities and 
sufficient density to support transit. The character of the neighborhood is reinforced 
by enhancing the public realm and providing attractive, walkable public streets. 
Buildings are oriented towards the street with parking areas to the rear. In general, 
the project design requires that standard building setbacks along local streets be 
modified to allow buildings to be close to the street. The setbacks will vary to help 
provide attractive outdoor areas and interesting articulated building facades or 
porches. 

The minimum setback requirements from side streets as specified in FCC 10-30-5-
8 were modified to allow: 

• Portions of building facades to be up to one foot from the property 
line/Redwood Street right of way with the condition that within the planting 
and sidewalk area along Redwood Street, an 8-foot sidewalk is provided (as 
illustrated in Diagram 2 and 3 on Exhibit 43, Modifications --Sidewalk Detail 
from the Preliminary PUD). A 12.5 foot combined planting and sidewalk area 
is proposed in Exhibit 28, Sheet C6.1 Typical Sections. 

• Portions of the building facades to be up to 8 feet of the property line along 
the Spruce Street and 47th Street right-of-way with the condition that within 
the 1 0.5-foot planting and sidewalk area along Spruce Street and 4y!h Street, 
a 6 foot sidewalk is provided (as illustrated in Diagram 2 and 3 on Exhibit 43, 
Modifications --Sidewalk Detail from the Preliminary PUD). A 10.5 foot 
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combined planting and sidewalk area are proposed in Exhibit 28, Sheet C6.1 
Typical Sections. 

• Residential porches to be no less than 4 feet from the Spruce Street right-of-
way. 

Maximum Building Height: The design guidelines and conceptual development 
proposed by the applicant within the maximum allowed height limit in the zoning 
district, except as noted in the list of requested modifications below. 

All structures immediately abutting property zoned residentially (Florentine Estates) 
are within the allowed 28-foot height limit. The proposed duets on Lots 3 & 4 will not 
exceed 26 feet in height. The 6 cottages proposed on Lot 2 as part of the assisted 
living I senior housing facility also abut Florentine Estates and will not exceed 26 
feet in height. 

All remaining buildings in Phase 1 of the PUDwill be within the maximum allowed 
height limit of 38 feet except for the requested modifications for a limited amount of 
architectural features (a 50-foot tower) on buildings on Redwood Street. For more 
information about the specific modifications being requested and the basis for the 
required modifications, please refer to information provided above related to 
Florence Code Section 1 0-23-5(D) 

B. Lot area, dimensions and percentage of coverage according to the underlying 
zoning district. 

FINDING: 
Lot Area and Dimensions: As noted under the findings for subdivision criteria 11-5-2 
LOTS AND PARCELS, the applicant requested and obtained approval from the 
Planning Commission, through the preliminary PUD, for modifications to the 
minimum lot size and dimensions. The lot area provisions for the proposal are 
consistent with the modifications granted. 

Building Coverage: In a residential PUD, not more than fifty percent (50%) of the 
land area being developed, exclusive of public or private streets, shall be covered 
by buildings. When the PUD is not entirely residential, maximum building coverage 
shall be consistent with the purpose and general criteria of this Chapter as 
determined by the Planning Commission. 

Cannery Station is a mixed use PUD with residential uses planned primarily along 
the east side of the site to ensure compatibility with the adjacent existing 
neighborhood (Florentine Estates). The applicant states that based on the 
approximate building footprints, about 35 percent of the site planned for residential 
uses will be covered by buildings. (Percentage based on Lot 2 and Lots 3, 4 and 
14-24) planned for residential development. The remainder of the site is intended 
for non-residential uses or preserved for open space.) Phase 1 is in conformance 
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with the overall PUD providing no threat to the estimated and approved overall 
building coverage percentage. 

C. Installation and maintenance of fences, walls, hedges, screens and 
landscaping according to standards set forth in FCC 10-34 Landscaping, 
and any requirements of the underlying zoning district. 

FINDING: Review of the Landscape Master Plan (LA-2) and the Landscape Plan 
for Lot 1 (L-1) (Exhibits 34 & 36 respectively) shows substantial compliance with the 
standards outlined in FCC 10-34 Landscaping. It provides a clear indication of the 
location and size of proposed plants as well as a detailed plant schedule identifying 
appropriate plant types (including botanical as well as common plant names). 

The area along Spruce Street is designed for small scale residential buildings to 
provide a smooth transition with Florentine Estates. In addition, the application 
includes an eight (8) foot high solid wall (per city code) between proposed new 
buildings and Florentine Estates. As part of Phase 1 the proposed wall is planned 
only for the portion of the site within the Phase 1 boundary. The findings for 
Preliminary PUD Condition 5 outline the applicants reasoning for this decision. The 
Planning Commission may decide that the reasoning is not adequate and require 
the entire wall to be constructed . 

Hedges are incorporated as per the 1992 Site Design Policies and Standards, and 
provide adequate screening of the site. The proposed landscaping is consistent with 
the Preliminary development plan approval as well as the 1992 Site Design Policies 
and Standards. 

D. The location and design of access and egress points for vehicles and 
pedestrians, including access points along State highways according to 
standards set forth in FCC 10-35 Access and Circulation, and any 
requirements of the underlying zoning district. 

FINDING: Prior to construction of the cantilevered cover for the senior housing 
facility drop-off, the developer/applicant will need to secure/enter into an agreement 
with the City of Florence for the private use of the public right-of-way. (Condition 4) 

E. Noise, vibration, smoke, dust, odor, light intensity and electrical 
interference's. 

FINDING: Measures are taken to mitigate noise, vibration, smoke, dust, odor, light 
intensity and electrical interference. The area along the east side of Redwood 
Street is setback from the highway a sufficient distance to mitigate noise impacts 
and provide a visual buffer for residents. 

F. Parking and outside display areas, dimensions, surfacing and on-site 
traffic circulation according to standards set forth in FCC 10-3 Parking and 
Loading. 

Cannery Station Final Planned Unit Development, Prelim. Subdivision, Design Review 
PC 12 12 PUD 01 , PC 12 13 SUB 01 , PC 1214 DR 01 

Page 41 



FINDING: Off-street parking standards are addressed within this staff report under 
10-3 OFF STREET PARKING AND LOADING beginning on Page 44. Adequate 
parking is not a current Design Review issue for Lot 1, but has potential to become 
an issue as build-out occurs and shared parking dynamics are pursued .. 

G. Architectural quality and aesthetic appearance, including compatibility with 
adjacent buildings. 

FINDING: Conceptual residential building character includes buildings along Spruce 
Street which are smaller in scale and incorporate appropriate coastal elements. 
Varied roof forms will emphasize individual units and front porches will foster 
community connections. Commercial building design is inspired by coastal cannery 
architecture, particularly materials and gabled and shed roof forms. Blank areas of 
wall may be used as locations for mural signage. Setbacks, bay widths, balconies 
and roof forms are included and provide variety and break up massing and scale. 
Towers and taller roof forms mark special corners or parts of buildings. 

The design guidelines include large storefront windows engage life on the street. 
Rigid canopy, awnings or sun shades provide cover and articulate facades. 
Residential and office windows create traditional window patterns (not horizontal 
bands). Sizes and rhythms vary to provide visual interest. 

H. Color, building materials and exterior appearance in accordance with the 
policies established by the City in the Downtown Implementation Plan, and 
in applicable zoning districts. 

FINDING: The applicant has provided the following description of colors for the 
conceptually proposed structures: Commercial buildings are proposed to tend toward 
the monochromatic to emphasize the building form and shape. Accent colors may 
vary, some being saturated in select places. Residential buildings shall tend toward 
natural tones with detail features of more saturated colors. Examples of sidings 
materials include board and batten, cedar shingles, metal siding, stucco, and 
concrete accents. Examples of roofing materials include metal, composition shingle, 
and single-ply on low slope roofs not visible from street. The applicant has provided 
a color example of the proposed building for Lot 1 in Exhibit 10. 

I. Exterior lighting and security. 

FINDING : The applicant will be required to provide a Lighting Plan for on-site 
improvements on Lot 1 to the Planning Director; Review and approval of the lighting 
plan will be required prior the issuing of any building permit on the site (Condition 
5). 

J. Public health, safety and general welfare. 

FINDING: Buildings, including any commercial structure, apartment complex and the 
assisted living center, on the Cannery Station site will be required to have an NFPA 
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13 sprinkler system installed as per Siuslaw Fire and Rescue Marshall, Sean Barrett. 
Additionally, the district requires a fire hydrant within 50 feet of the FDC. For proper 
coverage, with approval from the City of Florence Public Works Director, the fire 
district requests the provision of fire hydrants at the entrance of 4ih Street on the 
south side and one at the apartment entrance on the north side of 4 ih Street (in 
addition to other proposed hydrants). The hydrants and sprinkler system installations 
are proposed by applicant as noted in the applicant's Compliance Statement (Exhibit 
3) and the Exhibit 24, Sheet C3.0, Utility Plan. 

K. Provision of public facilities and infrastructure according to standards set 
forth in FCC 10-36 Public Facilities. 

FINDING: City of Florence Public Works has provided referral comments and noted 
that the provision of adequate public facil ities can be provided, as conditioned. The 
applicant's proposed utility plan notes that "electrical and franchised utilities are to 
be underground and designed to Central Lincoln People Utility District, Charter 
Communications, Century Link, etc, standards." Approval will be shown on the utility 
plan (Condition 1 ). 

L. Requiring a time period within which the proposed use or portions 
thereof shall be developed. 

FINDING: A timing plan for site development and public improvements related 
to Phase 1 of the PUD will need to be provided and approved by the Planning 
Director prior to the issuing of any building permits within Phase 1. (Condition 
9) 

M. Requiring bonds to insure performance of special conditions. (Ord. 625, 6-0-
80) 

FINDING: In the event that the applicant requests flexibility with regard to site 
developments including (but not limited to) the construction of street 
improvements (sidewalks, street trees, landscaping), the City may require the 
developer/applicant to provide bonding, a letter of credit, or other performance 
guarantee to ensure completion of required public improvements in a sum 
approved by the City as sufficient to cover the costs of the improvements and 
repairs, including related engineering and incidental expenses, and to cover 
the cost of City inspection. (Condition 16). 

10-7 SPECIAL DEVELOPMENT STANDARDS (MARCH, 2008) (same as current) 

10-7-3: DEVELOPMENT STANDARDS 

A. Special Flood Hazard Area: All uses proposed in the flood area shall 
conform to the provisions of the National Flood Insurance Programs. 
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FINDING: The proposed development area is located outside of the 1 00-year base 
flood elevation. Therefore, this criterion is met. 

B. Munsel Creek and Other Drainageways: A fifty foot (50') setback shall be 
required for all buildings from the creek channel, except by Planning 
Commission approval where it can be shown by accepted engineering 
practices or treatment that no erosion hazards, slide potential, or 
possible flood damage are likely to occur, and that riparian vegetation 
will be protected. 

FINDING: The development area is proposed to be located more than 50 feet from 
Munsel Creek and the Siuslaw Estuary. 

C. Foredunes: No grading or breaching of foredune is permitted. 

FINDING: The site investigation report identified that there are no "active foredunes" 
present on the site itself. No grading or breaching of foredune is permitted. 

D. River Cutbanks: No building shall be permitted within fifty feet (50') of a 
river cutbank unless the bank has been stabilized. Planning 
Commission approval, upon review of findings from site investigation 
report, is necessary for a lesser distance, using the same criteria as for 
Munsel Creek. 

FINDING: The site is not located next to a river cutbank as identified on the City of 
Florence Hazards Map which indicates the locations of river cutbanks, and these are 
not located near or adjacent to the subject property. Therefore, this criterion is met. 

E. Active Dune Advancing Edge: No building shall be permitted within one 
hundred feet (100') of the leading edge of an active dune. 

FINDING: The site is does not include any active advancing dunes, nor is it located 
adjacent to any such dune, therefore, this criterion does not apply. 

F. Ocean Flooding Tidal Flooding, Tsunami: (See subsection A above, 
Special Flood Hazard Area). 

FINDING: The proposed development area is located outside of the 1 00-year base 
flood elevation, and the Florence Tsunami Hazard Area. Therefore, this criterion is 
met. 

G. Slopes Greater than Twelve Percent: For development on steep slopes, 
a foundation design and grading w ith provision for retaining walls or 
excavated banks shall be carried out according to plans prepared by a 
registered engineer and approved by the City. 
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FINDING: There are no slopes in excess of 12% on the site. 

H. Active Dune Sands: Open sand will require primary stabilization as with 
European beach grass and secondary stabilization with any of a variety 
of shrubs and trees in conjunction with any development. Stabilization 
may be required prior to development in cases where there are large 
unstabilized areas. 

FINDING: The site does not include any dunes, nor is it located adjacent to a dune, 
therefore, this criterion does not apply. 

I. Brallier and Heceta Soils: In general these soils are not suitable for 
development. Should development occur, structures would be built on 
pilings or fill as designed by a registered engineer. 

FINDING: The site does not include any Brallier and Heceta soils, therefore, this 
criterion does not apply. 

J. Yaquina Soils and Wet Areas: In areas w ith seasonal standing water, 
construction of a drainage system and/or placement of fill material shall 
be required according to plans prepared by a registered engineer and 
approved by the City. 

FINDING: Yaquina Loamy Fine Sand is deep, excessively drained soil located on 
stabilized sand dune and 14 percent of the site is identified as Yaquina soil. 
Verification of soils bearing capacity and a grading plan, including storm-water 
design is required, and must be prepared by a registered engineer prior to 
construction activities. 

10-7-4: SITE INVESTIGATION 
A. Areas Requiring a Site Investigation: Areas identified on the "Hazards 

Map", "Soils Map", or Resource Inventory are subject to the site 
investigation procedure contained in site investigation reports by Wilbur 
E. Ternyik, published by OCZMA. No building permit, conditional use 
permit or other permit subject to the provisions of this Title may be 
issued except with affirmative findings that: 

1. Upon specific examination of the site, the condition identified on 
the "Hazards Map" or "Soils Map" or supporting inventory 
documents did not exist on the subject property; or 

2. That harmful effects could be mitigated or eliminated through, for 
example, foundation of structural engineering, setbacks or 
dedication of protected natural areas. 
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Site investigation requirements may be waived where specific standards, 
adequate to eliminate the danger to health, safety and property, have 
been adopted by the City. This exception would apply to flood-prone 
areas, which are subject to requirements of the National Flood Insurance 
Program and other problem areas which may be adequately protected 
through provisions of the Building Code. (Ord. 669, 5-17-82) 

FINDING: A site investigation report was conducted during the Preliminary PUD 
process (Exhibit 45) and the only hazard identified is an earthquake hazard, which 
covers all of Florence and its environs. To mitigate potential risk from an earthquake, 
the commercial use buildings will be required to address designs which include 
seismic provisions of OSSC 1623 or ASCE-7 with appropriate criteria for the site 
class and location and verification of soils bearing capacity. 

10-3 OFF-STREET PARKING & LOADING (MARCH, 2008) 

10-3-2: GENERAL PROVISIONS: 

A. The provision for and maintenance of off-street parking and loading 
spaces are continuing obligations of the property owners. No building 
or other permit shall be issued until plans are presented that show 
property that is and will remain available for exclusive use as off-street 
parking and loading space. 

B. At the time of new construction, enlargement or change in use of an 
existing structure within any district in the City, off-street parking 
spaces shall be provided as outlined in this Chapter, unless 
requirements are otherwise established by special review or City 
Council action. 

C. If parking space has been provided in connection with an existing use 
or is added to an existing use, the parking space shall not be eliminated 
if elimination would result in less space than is required by this Chapter. 

D. Required parking spaces shall be available for the parking of passenger 
automobiles of residents, customers, patrons and employees, and shall 
not be used for storage of materials of any type. (Ord. 625, 6-30-80) 

E. Ingress and egress for parking and loading shall not endanger or 
impede the flow of traffic. 

F. The required off-street parking for nonresidential uses shall not be used 
for loading and unloading operations during regular business hours. 

G. For nonresidential uses, a portion of a parking lot, not to exceed a 
maximum of thirty percent (30%) of the total number of spaces may be 
reserved for compact and/or subcompact vehicles only. For purposes 
of this Section, the following definitions shall apply: 

1. Compact/Subcompact Vehicle: Any vehicle which has a turning 
diameter of thirty six feet (36.0') or less. 

Cannery Station Final Planned Unit Development, Prelim. Subdivision, Design Review 
PC 12 12 PUD 01, PC 12 13 SUB 01, PC 12 14 DR 01 

Page 46 



2. Standard Size Vehicle: Any passenger vehicle which has a turning 
diameter of more than thirty six feet (36.0). 

H. Provisions of this Chapter shall not apply to any property located in an 
organized parking district. (Ord. 669, 5-17- 82) 

FINDING: There are no specific concerns related to ingress and egress related to 
parking. The applicant's site plan includes a parking dynamic which does not appear 
to fundamentally threaten the availability of spaces due to storage or potential 
loading and unloading activities. A number of provisions within the General 
Provisions (10-3-2) section address elements of future construction or possible 
alterations. Condition 6 will ensure that these provisions are observed and enforced 
as they existed in March 2008, unless the Planning Director, Planning Commission 
or City Council choose to apply current code provisions instead. 

10-3-3: MINIMUM SPACES REQUIRED: Where square footage is specified, the 
area measured shall be the combined floor area on each level of a building 
exclusive of private office space, walk- in coolers, vent shafts, courtyards, 
stairwells, elevator shafts, restrooms, rooms designed and used for the purpose 
of storage and operation of maintenance equipment, and covered or enclosed 
loading docks. The number of employees shall include those working on the 
premises, plus proprietors. 

During the largest shift at peak season, fractional space requirements shall be 
counted as the next highest whole space. 

FINDING: To reduce the impact of parking areas, shared parking lots are planned to 
facilitate the needs of residents, employees and patrons of the commercial uses. To 
reduce the cost of housing and to recognize the mix of uses will decrease the 
reliance on the automobile, residential units will be designed to emphasize the 
quality and size of the living space versus the area set aside for a car. The Cannery 
Station site plan illustrates the anticipated level of density and the ability to meet 
required off-street parking. (Exhibit 2, Sheet A 1.1 Site Plan). 

The City Code parking standard has been updated since the original application was 
submitted. Therefore, Title 10, Chapter 3 Off-Street Parking and Loading standards 
in effect on March 28, 2008 (date PUD application was submitted) are used to 
evaluate the Preliminary PUD and remains applicable for the Final PUD. 

The PUD chapter of the code specifically grants the Planning Commission the 
authority to reduce the required parking for single-family homes. To address this, 
Condition 7 from the Preliminary PUD requires a minimum of one covered parking 
space per single-family home on lots 3 & 4 and through 14 through 31 (per FCC 10-
23-5-E) is allowed with the condition that: 1) the driveway is a minimum of 19 feet in 
depth to allow a second car to park on-site, and 2) the required covered parking 
space shall not be converted into a living space. Condition 7 applies to Lots 3 and 4 
of proposed Phase 1 (formerly Lots 23 & 24 from the Preliminary development plan). 
Each single family home within the proposal has one covered garage space and a 
driveway space sufficient to accommodate a second vehicle. 
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Condition 8 of the preliminary PUD notes that if the cottage-style units on the 
assisted living campus (Lot 2) include a garage or carport, then a 19-foot minimum 
driveway length must be provided for the garage and a 3-foot maximum or 19-foot 
minimum driveway length must be provided where a carport is provided. In the 
applicant's statement, they note that any garage or carports associated with the 
cottage-style units on the assisted living campus will be designed to comply with the 
condition . They note that initially, the entrances to the cottages facing Spruce Street 
may be limited to pedestrian access until both sides of the street are fully improved 
and the wall is constructed between Florentine Estates and Cannery Station. 

An enlarged floor plan shows a proposed medical office building for Lot 1 (Exhibit 
29, Sheet C6.3). The conceptual building is 4,886 gross square feet. For the 
purpose of calculating the number of required parking spaces, and using the parking 
lot standards allowed for this project, 1 ,387 square feet can be deducted from the 
total square footage. The result is 3,499 square feet (subtracting private offices, 
restrooms, and storage areas). Using the one parking space per 200 square feet for 
medical office, 17.5 spaces are required. 18 spaces are proposed. 

The applicant has provided a parking summary as part of Exhibit 41, and as 
"Updated PUD Development Data" on Exhibit 15, Sheet A 1.1. The summary 
presents use and square footage calculations for the proposed conceptual 
development. 

10-3-5: COMMON FACILITIES FOR MIXED USES: 
A. In the case of mixed uses, the total requirement of off- street parking space 

shall be the sum of the requirements for the various uses. Reductions from 
the minimum parking requirements for individual uses may be granted by 
the Design Review Board where circumstances indicate that joint use of 
parking or other factors will mitigate peak parking demand. 

Requests for parking reductions shall be made to the Design Review Board 
by filing an application for Design Review and shall be supported by 
information contained in a traffic engineering investigation, prepared by a 
registered traffic engineer. The investigation shall generally follow the 
format outlined below based upon the document "Shared Parking" authored 
by the Urban Land Institute. 

1. Step One: Initial Project Review 
Document and quantify the proposed land uses and anticipated 
functional interrelationships between differing uses. The initial phase 
also must include data gathered regarding general location of parking 
facilities, surrounding land uses, land use mix and other variables 
which affect parking. 

2. Step Two: Adjustment for Peak Parking Factor. 
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Calculate the number of off-street parking spaces required for each 
land use within the study area. 

3. Step Three: Analysis of Hourly Accumulation. 
Estimate the hourly parking accumulations for each land use during a 
typical weekday and weekend day. 

4. Step Four: Estimate of Shared Parking. 
Combine the hourly parking demand for each land use to determine 
the overall parking to be required within the planning area. 

FINDING: As the first proposed development on the site, Lot 1 does not propose and 
shared parking dynamic. However, to reduce the impact of parking areas in the 
development of other lots, shared parking lots are planned to facilitate the needs of 
residents, employees and patrons of the commercial uses. Any future development 
which proposes an element of shared parking will be required to provide the analysis 
outlined in10-3-5 (A) sufficient to determine if the criteria are met. The applicant shall 
provide such information at the time of Design Review for each respective development. 

B. In granting parking reductions, the Design Review Board shall make one or 
more of the following findings: 

1. The traffic engineering report justifies the requested parking reduction 
based upon the presence of two or more adjacent land uses which, 
because of substantially different operating hours or different peak 
parking characteristics, will allow joint use of the same parking 
facilities. 

2. The traffic engineering report indicates the presence of public 
transportation facilities and/or pedestrian circulation opportunities 
which justify the requested reduction of parking. 

3. The traffic engineering report finds that the clustering of different land 
uses is such that a reduced number of parking spaces can serve 
multiple trip purposes to the area in questions. 

C. As a condition of approval to the granting of a parking reduction, the City 
may require the recording of reciprocal access and parking agreements 
between affected property owners. 

D. The parking facility for which shared parking or off-site parking is proposed 
shall be no further than one thousand feet (1000') from the building or use 
requi red to provide parking. The Design Review Board, upon submittal of a 
Design Review applications, may grant approval for off-site parking only if 
affirmative findings can be made that: 
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1. The location of the parking facility will not be detrimental to the safety 
and welfare of residents in the area; and, 

2. Reasonably safe pedestrian access will be provided from the parking 
facility to the building or use requiring the parking; and, 

3. The property owner of land for which a building or use requires off
site parking has recorded a covenant agreeing to require any 
occupant or tenant to maintain such parking facilities; and, 

4. The ap'plicant requesting off-site parking has furnished a copy of a 
recorded exclusive, perpetual easement granting to the property 
owner of the land for which the off-site parking is to be located, use of 
the off-site property for parking purposes in perpetuity. 

E. Any decision of the Design Review Board may be appealed to the City 
Council in accordance with the procedures specified in Code Section 10-1-
1-6. (Ord 19 Series 1994). 

FINDING: No parking reductions are requested or proposed for Lot 1. The provisions 
of 10-3-5 are reflected in Condition 6 , by requiring that approval of plans for parking 
improvements which adequately address FCC 10-3-5 prior to Design Review 
approval of any proposal which includes shared parking. 

10-3-6: PARKING AREA IMPROVEMENT STANDARDS: 
All public or private parking areas, loading areas and outdoor vehicle sales areas 
shall be improved according to the following: All required parking areas shall 
have a durable, dust free surfacing of asphaltic concrete, cement concrete or 
other materials approved by the City. (Ord 14 Series 1995) 

A. Parking for new single family dwellings shall be provided as a carport or 
garage, unless the majority of existing dwellings within 100 feet of the 
property boundary of the proposed development do not have such covered 
parking facilities. The number of required covered parking spaces shall be 
based on the predominant number of covered spaces on the majority of lots 
within the 100 foot radius. (Ord 12 Series 1994, 7-5-94) 

B. All parking areas except those required in conjunction with a single-family 
or duplex dwelling shall be graded so as not to drain storm water over 
public sidewalks. All drainage systems shall be connected to storm sewers 
where available. Parking lot surfacing shall not encroach upon a public 
right of way except where it abuts a concrete public sidewalk, or has been 
otherwise approved by the City. 

C. Except for parking areas required in conjunction with a single-family or 
duplex dwelling, all parking areas shall provide: 
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1. A curb of not less than six inches (6") in height near abutting streets and 
interior lot lines. This curb shall be placed to prevent a motor vehicle 
from encroaching on adjacent private property, public walkways or 
sidewalks or the minimum landscaped area required in paragraph C2 of 
this subsection. 

2. Except for places of ingress and egress, a three foot (3') landscaped 
area wherever it abuts street right-of-way. In areas of extensive 
pedestrian traffic or when design of an existing parking lot makes the 
requirements of this paragraph unfeasible, the Planning Commission 
may approve other landscaped areas on the property in lieu of the 
required three foot (3') landscaped area. 

D. No parking area shall extend into the public way except by agreement with 
the City. 

E. Except for parking in connection with dwellings, parking and loading areas 
adjacent to a dwelling shall be designed to minimize disturbance by the 
placement of a sight obscuring fence or evergreen hedge of not less than 
three feet (3') nor more than six feet (6') in height, except where vision 
clearance is required. Any fence, or evergreen hedge must be well kept and 
maintained. 

F. Any lights provided to illuminate any public or private parking area or 
vehicle sales area shall be so arranged as to reflect the light away from any 
abutting or adjacent residential district. 

G. Except for single-family and duplex dwellings, groups of more than two (2) 
parking spaces shall be so located and served by a driveway that their use 
will require no backing movements or other maneuvering within a street 
right of way other than an alley. 

H. Unless otherwise provided, required parking and loading spaces shall not 
be located in a required front or side yard. 

I. Building permits are required for all parking lot construction or resurfacing. 

J. A plan, drawn to a suitable scale, indicating how the off- street parking and 
loading requirements are to be met shall accompany an application for a 
building permit. The plan shall indicate in detail all of the following: 

1. Individual parking and loading spaces. 
2. Circulation area. 
3. Access to streets and property to be served. 
4. Curb cut dimensions. 
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5. Dimensions, continuity and substance of screening, if any. 
6. Grading, drainage, surfacing and subgrading details. 
7. Obstacles, if any, to parking and traffic circulation in finished parking 

areas. 
8. Specifications for signs, bumper guards and curbs. 
9. Landscaping and lighting. 

K. Other pertinent details. 

L. In addition to other penalties and remedies, the failure to provide, maintain 
and care for a parking area as required by this Section: 

1. Is declared a public nuisance which may be abated under subsection 6-
1-8-5 of this Code. 

2. May be the basis for denying any business license required or permit 
issued by the City. (Ord. 625, 6-30-80; re-lettered by Ord. 669, 5-17-82; 
Ord. 4, Series 1985, 4-23- 85) 

FINDING: Parking improvement construction specifications have not been provided 
by the applicant to a detail that permits an evaluation of these criteria at this time 
(including for Lot 1 ). The provisions of 10·3-6 are reflected in Condition 6, by 
requiring approval, by the Planning Director, of construction plans for parking 
improvements which adequately address FCC 10-3-6 prior to issuance of any 
building permit. 

10-3-7: OFF-STREET LOADING: 

A. All necessary loading spaces for commercial and industrial buildings and 
uses shall be off the street and shall be provided in addition to the required 
parking spaces. 

B. Vehicles in the berth shall not protrude into a public right of way or sidewalk. 
When possible, loading berths shall be located so that vehicles are not 
required to back or maneuver in a public street. 

C. A school having a capacity greater than twenty five (25) students shall have a 
driveway designed for continuous forward flow of passenger vehicles for the 
purpose of loading and unloading children. 

FINDING: These criteria are met with the Phase 1 final PUD proposal 

10-3-8: PARKING TABLE AND DIAGRAM: 

FINDING: The applicant has provided a parking summary as part of Exhibit 41, and 
as "Updated PUD Development Data" on Exhibit 15, Sheet A 1.1, Land Use Plan. 
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The summary presents use and square footage calculations for the proposed 
conceptual development. The table and diagram propose a range of parking 
scenarios which are consistent with FCC Chapter 10. 

10-3-9: PARKING SPACE DIMENSIONS: 

A. Parking stalls shall be a minimum of nine and one-half feet w ide and nineteen 
feet in length (9 1/2' x 19'), with double line striping, two feet (2') wide on 
center. (Ord. 625, 6-30-80) 

B. Parking spaces for compact cars shall be a minimum of seven and one-half 
feet wide and seventeen feet in length (7 1/2' x 17') w ith double line striping, 
two feet (2') wide on center. 

C. The width of any striping line used in an approved parking area shall be a 
minimum of 4" wide. (Ord. No.2, Series 2000) 

FINDING: The Lot 1 Civil Site Plan (Exhibit 29, Sheet C6.3) provides dimensions for 
parking spaces proposed for the site, and relative to other areas proposed in Phase 
1. The spaces are 9.5 feet wide and 19 feet in depth. 

10-30 NORTH COMMERCIAL NODE (MARCH, 2008) 

1 0-30-6: DESIGN CRITERIA 

Facades: Building facades shall be articulated to avoid long, unbroken 
surfaces. This may be accomplished by varying the setback of the building 
fa9ade, adding tower elements to the building, providing bay windows or 
covered walkways, or providing other vertical or horizontal structural 
treatments to the building fa9ade. 

B. Roofs: Hipped or gabled roofs are recommended. Flat roofs are permitted 
only if the roof line is either broken up with vertical treatments such as 
tower elements or decorative parapets and cornice treatments are provided. 
Mansard roofs are not permitted. HVAC equipment and other roof-mounted 
equipment shall be adequately screened or hidden from view from adjacent 
streets and property. 

C. Materials: Exterior materials on buildings shall be masonry, horizontal wood 
siding or shingles, stucco or similar material. Sheet metal and cinder block 
are discouraged as primary exterior wall material. T1-11 may be used in 
conjunction with horizontal siding if approved by the Design Review Board. 

D. Colors: Predominant roof and building colors shall be consistent with the 
City's desired coastal village atmosphere. Compatible colors consist of 
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earth tones and soft pastels. Incompatible roof and body colors include any 
colors used where the intent is to attract attention instead of 
complementing and accentuating the building design. 

FINDING: The Design Review criteria evaluated in this staff report address each of 
design criteria noted above. The findings and conditions from Design Review ensure 
that the Design Criteria for the North Commercial Node District are met. 

VIII. CONCLUSIONS AND RECOMMENDATIONS 
Staff finds that the proposed Final PUD for Phase 1, and accompanying 
Preliminary Subdivision Plan and Design Review for Cannery Station PUD meets 
or can meet the requirements of the City Code with conditions, and recommends 
APPROVAL of the Final PUD, Prel iminary Subdivision, and Design Review 
subject to the following conditions. Note that these are preliminary conditions and 
more will be added based on the input from the public hearing and direction from 
the Planning Commission. 

1. Approval shall be shown on: 

Exhibit 1: Findings of Fact 
Exhibit 2: Land Use Application Narratives (FPUD and 
Preliminary Subdivision). 
Exhibits 15-36: Land Use Application Exhibits 
Exhibit 53: Extent of Wall 

Findings of Fact attached as Exhibit "1" are incorporated by reference and 
adopted in support of this decision. Any modifications to the approved plans 
or changes of use, except those changes relating to the interior regulated by 
Building Codes or those needed to comply with conditions of approval, will 
require approval by the Community Development Director or Planning 
Commission/Design Review Board. All required site improvements shall be 
made prior to final inspection and occupancy the City agrees to a 
performance agreement and financial security. 

Final PUD Conditions (2-9): 

2. Before installation of any public improvements on any proposed lots east of 
proposed Redwood Street has begun, the 8-foot wall between Florentine 
Estates and the proposed development shall be constructed in it's entirety, 
unless otherwise conditioned by the Planning Commission. 

3. Before installation of any public improvements on any proposed lots east of 
proposed Redwood Street has begun, the 8-foot wall between Florentine 
Estates and the proposed development shall be constructed in it's entirety 
as shown in Exhibit 53, unless otherwise conditioned by the Planning 
Commission. 
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4. The Final PUD (Phase 1) contains vehicular turn-around areas at the 
temporary terminus of Spruce and Redwood Streets (See Exhibit 26, Sheet 
C6.0, Street Plan). These turn-around areas will function for fire and 
emergency medical and other motor vehicles. As the streets are further 
extended, the interim turn-around areas must be shifted. If only a segment 
of 47th Street is constructed, the Final PUD application must include a 
temporary turn-around area for motor vehicles. 

5. Prior to construction of the cantilevered cover for the senior housing facility 
drop-off, the developer/applicant will need to secure/enter into an 
agreement with the City of Florence for the private use of the public right-of
way. 

6. The applicant shall provide a complete Lighting Plan for public 
improvements for Phase 1 of the Cannery Station PUD, and a lighting plan 
for the on-site improvements of Lot 1, and obtain approval of the plans from 
the Florence Planning Director before building permits are obtained. 

7. Unless the Planning Director, Planning Commission or City Council choose 
to apply current code provisions, the off-street parking provisions of FCC 
10-3-2 GENERAL PROVISIONS, 10-3-6 PARKING AREA IMPROVEMENT 
STANDARD and 10-3-7 OFF-STREET LOADING (as constituted in March, 
2008, and included in the findings of fact (Exhibit 1) for PC 12 12 FPUD 01, 
shall be observed and receive necessary approval for Phase 1 PUD 
development prior to the issuance of any buildings permits for Cannery 
Station. This includes the submission of construction plans for parking 
improvements on Lot 1 which adequately address FCC 10-3-6. 

8. To ensure that construction activity for the wall does not encroach upon the 
existing landscape buffer between Florentine Estates and Cannery Station, 
prior to any development activity, the developer shall clearly mark, with 
orange construction fencing, the perimeter of the area of impact. 

9. Any future proposed development within the Phase 1 PUD which includes 
shared parking improvements must adequately address FCC 10-3-5 prior to 
Design Review approval 

10. A timing plan which outlines when improvements for Phase 1 of the 
Cannery Station PUD are envisioned to be completed must be provided to 
the Planning Director and approved prior to the issuing of any building 
permits within Phase I. 

Preliminary Subdivision Conditions (10-17): 

11 . The proposed water line must be sized in accordance with the Oregon Fire 
Code and City of Florence and Siuslaw Valley Fire and Rescue adopted 
amendments. Minimum fire flow will be determined at the time of building 
permit submittal. 

12. Prior to Final Subdivision Plat Approval for any development abutting 47th 
Street (unless ODOT determines it is needed sooner), applicant shall 
construct a new public street connection to Highway 101 (47th Street) 
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approximately 992 feet south of Munsel Lake Road. Before street 
improvements begin, the applicant shall submit a revised Sheet C6.0 that 
illustrates the ODOT improvements required based on the new road 
approach permit required as per ODOT referral comments dated June 24, 
2013 (Exhibit 48). 

13. Prior to Final Subdivision Plat approval of those areas affected by a 
wetland, the applicant shall 1) have acquired all required permits, such as 
removal-fill permit and/or drainage into wetlands from the Department of 
State Lands (DSL), and from US Army Corps of Engineers (USACOE), and 
2) record a deed restriction to prevent current and future impacts to wetland 
areas with Lane County Deeds and Records and provide a copy to the City. 

14. The preliminary subdivision plan does not include a 35-foot setback line 
from the eastern property line. The setback must be shown on the final 
subdivision plat to the extent permissible by Oregon Revised Statute 92. 

15. The reserve strip at the south end of Spruce Street (adjacent to the 
southern property line) will be widened to span the entire distance of the 50-
foot right-of-way. 

16. The applicant will be expected to proceed with final survey and to make 
preparations for final subdivision approval within the timeframes outlined in 
FCC 11-3-6, which will necessitate that the applicant submit for Final 
subdivision plat within 2 years of the date of preliminary plan approval, (May 
28, 2015) unless otherwise provided for through approved and allowed 
extensions from the Planning Commission. 

17. In the event that the applicant requests flexibility with regard to site 
developments including (but not limited to) the construction of street 
improvements (sidewalks, street trees, landscaping), the City may require 
the developer/applicant to provide bonding, a letter of credit, or other 
performance guarantee to ensure completion of required public 
improvements in a sum approved by the City as sufficient to cover the costs 
of the improvements and repairs, including related engineering and 
incidental expenses, and to cover the cost of City inspection. 

18. Before approval of the Phase 1 Final Subdivision Plat, the applicant will 
submit verification that ODOT has issued the approach permit necessary for 
47th Street access at Highway 101. 

Design Review Conditions (18): 

19. Prior to initiating site development, the applicant shall contact the 
Confederated Tribes of Coos, Lower Umpqua, and Siuslaw Indians at a 
least 72 hours' notice prior to any ground disturbing activities, so a tribal 
representative can be present during these activities; and if any known or 
suspected cultural resources are encountered during any phase of the 
project, contact the Tribes immediately. 
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Final PUD Informational Items 

o Prior to issuance of a Certificate of Occupancy for each development 
phase, applicant shall have mitigated associated traffic impacts as 
determined and approved by ODOT. The design and construction of the 
proposed improvements to mitigate the traffic impacts must be approved 
by ODOT and be consistent with the requirements of the approved 
permits. 

o An NPDES General Permit 1200-C Application has been submitted to 
DEQ as part of the final Phase 1 PUD (Refer to Exhibit 11 , NPDES 
Permit). The approved NPDES plan and permit will be required prior to 
any site development. 

o Buildings, including any commercial structure, apartment complex and the 
assisted living center, on the Cannery Station site will be required to have 
an NFPA 13 sprinkler system installed as per Siuslaw Fire and Rescue 
Marshall, Sean Barrett. If single family units are town houses, apartments 
or other multifamily dwellings they will/may require at least a 13R system 
depending on construction and code version used. Additionally, the 
district requires a fire hydrant within 50 feet of the FDC. For proper 
coverage, with approval from the City of Florence Public Works Director, 
the fire district requests the provision of fire hydrants at the entrance of 
47th Street on the south side and on east the apartment entrance on the 
north side of 47th Street (in addition to other proposed hydrants). 

o The City Comprehensive Plan requires two northbound lanes to 
ultimately be constructed along the frontage, including a right turn 
deceleration lane for the entrance into the project from Hwy 101 and at 
Munsel Lake Road. Currently the two north bound lane section 
terminates prior to 42nd street and merges into one north bound travel 
lane. In order to comply with the City Transportation System Plan (TSP), 
the City will eventually require the developer to widen the roadway and 
install curbs/sidewalks to the ultimate alignment in front of the 
development. ODOT referral comments for future phases will inform the 
City's expectations for Highway 101 improvements.The City is working to 
add the lane widening to the Street System Development Charge (SOC) 
calculations so that it is a reimbursable expense. The developer will not 
be required to strip the second lane. Striping of the lane(s) will take place 
at a time and date in the future when the rest of the improvements 
(adding the second north bound travel lane from south of 42nd street) 
are completed . If the City is unsuccessful in updating the Street SOC list, 
then the City reserves the right for a non-remonstrance agreement. 

o In its letter dated June 24, 2013, ODOT has recommended the applicant 
resubmit An Application for State Highway Approach (road approach 
permit application) for the 47th Street connection. The application will be 
subject to review and approval criteria in OAR 734-051. There is no 
application fee. It should be noted approval of the application may result 
in highway improvements or conditions that at this time may not be 
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identified. Any improvements within state highway right-of-way will 
require submittal of construction drawings that must be reviewed and 
approved by ODOT prior to the issuance of a Construction Permit per 
OAR 734-051-5020. 

o If the cottage-style units on the assisted living campus (lot 2) include a 
garage or carport, the following driveway standards, measured from the 
property line shall apply: 

• Garage: 19-foot minimum driveway length; and 

• Carport: 3-foot maximum or 19-foot minimum driveway length, and 
where carports are located 3 feet from the property line, 
the carport shall not have walls or doors forward of the 
building setback line. (A carport is an open-sided 
automobile shelter.) 

Subdivision Informational Items 

o At the time of construction, construction drawings shall be submitted and 
approved by the Public Works Director. Such drawings shall include the 
following information: 

• Show profiles of all utilities (sanitary sewer, stormwater and water) 

• Show all service lateral locations, including water meters, Fire 
Department Connection (FDC) and Double Detector Check Valve 
(DDCV) assembly locations 

• Field verify sanitary sewer rim and invert elevations on Hwy 101 

• Show street light design and locations 

• Show standards for all utilities (sewer, water, stormwater, street 
lighting). 

• Street specifications showing that Redwood Street will be designed 
to handle the size and weight of any proposed transit vehicle 
expected to be used with consideration to the annual number of trips 
to be made by the service 

o Maintenance of the Highway 101 right-of-way must be coordinated 
between the applicant and ODOT as the City will not be responsible for 
maintaining the Highway 101 right-of-way. 

Design Review Informational Items 

o Prior to issuance of a building permit, a soils report and verification of 
soils bearing capacity and a grading plan, including storm-water design 
is required. The plan must be prepared by a registered engineer. 

o Building permit requirements will include submittal of detailed 
construction plans showing compliance with Oregon "Specialty" 
(Building, Plumbing, Electrical, and Mechanical) Codes as appropriate to 
the use, including the Oregon Fire Code requirements for access and 
water supply for "Fire Flow" (OFC Appendices B & D, etc.). All "R" 
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(residential) and Rlmixed use occupancies require automatic fire 
suppression systems per Chapter 9 of the OSSC. Commercial use 
buildings require seismic detailing provisions of OSSC 1613 or ASCE-7 
with appropriate criteria for the site class and location. The Siuslaw 
Valley Fire District and Building Department must approve access, fire 
department connections, and installed fire sprinkler systems. The 
buildings and site shall meet Americans with Disabilities Act and Oregon 
accessibility requirements. 

o The wall proposed between the subject site and Florentine Estates (to 
the East) will require Design Review approval. 

o As per FCC 10-6-9, authorization of a design review permit shall be void 
one (1) year after the date of approval of a design review application, 
unless a building permit has been issued and substantial construction 
pursuant thereto has taken place (building foundation). The applicant 
may apply for a one-time extension of one (1) year maximum duration 
based on compliance with the following criteria: 

o The request for an extension is made in writing prior to 
expiration of the original approval. 

o There are special or unusual circumstances that exist which 
warrant an extension. 

o No material changes of surrounding land uses or zoning has 
occurred. 

IX. EXHIBITS 
1. Findings of Fact 
2. FPUD Land Use Application/Compliance Statement 
3. Subdivision Application/Compliance Statement 
4. Subdivision Preliminary Plan 
5. Aerial Photo 
6. Sewer Detail 
7. Storm Water Detail 
8. Water Detail 
9. Joint Permit Application/Joint Permit Application Signature 
10. Lot 1 exterior Materials and Colors 
11. NPDES 1200- C Application!NPDES EC3. 0 
12. Draft Declaration of Covenants, Conditions and Restrictions (CC&Rs) 
13. City of Florence Incompleteness Letter (May, 2012) 
14. Written Agreement with Florence Public Works for Service 
15. A1.1. Land Use Plan 
16. A 1. 2 Open Space Plan 
17. A2. 1 Lots 1 & 6 (Buildings) 
18. A2. 2. Lot 2 (Buildings) 
19. A2.3 Lots 3-5 (Buildings) 
20. A2.4 Lot 1 (Buildings 
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21. C1.0 Existing Conditions Plan 
22. C2. 0 Mass-Grading Plan 
23. C2. 1 Grading Plan (Lot 1) 
24. C3.0 Utility Plan 
25. C3. 1 Lot 1 Utility Plan 
26. C6. 0 Street Plan 
27. C6. 1 Typical Sections 
28. C6.2 Street Intersection Detail/Sections 
29. C6.3 Lot 1 Civil Site Plan 
30. EC1.0 Erosion Control 
31. EC2.0 Erosion Control Plan 
32. EC3.0 Erosion Control Details 
33. LA-1 Aerial 
34. LA-2 Landscape Master Plan 
35. LA-3 Plant Lists and Details 
36. L -1 Lot 1 Landscape Plan 
37. Supplemental Letter from Applicant (June 18, 2013) 
38. Access Analysis for Cannery Station (Sandow Engineering) (June 18, 2013) 
39. Affidavit of Services 
40. Resolution PC 08 09 PUD 01 (Cannery Station Preliminary PUD 

Conditions) 
41. Parking Data 
42. Title Report/Legal Description 
43. Modifications--Sidewalk Detail from Preliminary PUD 
44. Email correspondence with Mike Miller Public Works Director (May 13 and 

15, 2013) 
45. Site Investigation Report from Preliminary PUD. 
46. City of Florence Water Improvements Construction Bid (excerpt) 
47. Florence Public Works and Siuslaw Valley Fire and Rescue Joint Statement 

on Cannery Station Water Service (July 2, 2013) 
48. ODOT Referrals Comments (June 24, 2013 (revised) and May 28, 2013 

(original)) 
49. Applicant e-mail correspondence related to water service (July 2, 2013) 
50. Water service statement from applicant's civil engineer, Matt Keenan, kpff

Consulting Engineers (July 2, 2013). 
51 . Letter from Jason Nelson, Florentine Estates Facilities Operation Manager, 

(July 1, 2013). 
52. Applicant's civil engineer's e-mail response to Florentine Estates Facilities 

Operation Manager, Jason Nelson 's, letter (dated July 2, 2013) 
53. Extent of Wall 
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)I Minor Design Review (DR) 
(less than 10,000 sq ft) 

CITY OF FLORENCE 
LAND USE APPLICATION 

Community Development Department 
250 Highway 101, Florence, OR 97439 

541 997-823 7 voice 541 997-4106 fax 

. 
r. 

I. 

·, 1 i 

. Major Design Review (DR) 0 Modification to approved plan 
·(more than 10,000 sq ft) 

~ Planned Unit Development (PUD) 

0 Zone Change (ZC) 

0 Conditional Use Permit (CUP) 0 Subdivision (SUB) 

0 Comprehensive Plan 
Amendment CPA 0 Administrative Review (AR) 

Name: Arlie & Company, Teresa Bishow ------------------------------------------- 541 - 344 - 5500 Phone: -----------------------
E-Mail Address: teresa@ar lie. corn Cell Phone: ----------------------
Address: 2911 Tennyson Avenue Suj te 

Signature: . ., ~~ J 
Applicant's Representative (if any) 

400 Eugene, OR 97408 

Date: s I 1 7 I 2 o 1 2 

Phone: 541-344 - 5500 ----------------------
Cell Phone: -----------------------

Eu ene OR 97408 

Date: 5/17/2012 

pP:~m· t' s K esenta 1ve (if any) -----::.--:----.--::-.-:-:----;:--:-:--:~---:-----:::---.---~--------
If applicant and property owner are not the same, either sign or submit a letter of authorization to allow the applicant to act as agent 

for the property owner . ... 

Property Address:...,.-__ 8_7_3_4_4 __ M_u_n_s_e_l __ L_a_k __ e __ R_o_a_d ___________________ _ 

General Location (Example: southwest comer of Second Stand Hwy 101) southeast corner of 

Hwy 101 and Munsel Lake Road 

MapandTaxLotNumber: 18-12-14-2 TL 700 

ZoningDesignation: North Commercial Distri ct I NCD 

Lot Size 1 6. 9 acres 
------~~------------

CONTINUED ON NEXT PAGE 
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Compliance Statement 
Cannery Station - Florence, Oregon 

Phase 1 Final Planned Unit Development & Design Review 

I. OVERVIEW 

A. Summary of Request 

This application is the first Final PUD for Cannery Station and will go by the name 
Cannery Station, Phase 1 Final PUD. This application requests City approval of the 
proposed improvements: 

• Lot #1- A one story 4,325 to 5,000 square foot commercial building and 
associated parking and landscape areas. 

• Lot #2- An assisted living campus consisting of a three story building and 
eight cottages providing between 75 and 82 housing units. The lot will also 
contain open space and a parking area. 

• Lot#3- A single attached cottage associated with the assisted living campus. 
• Lot #4- A single attached cottage associated with the assisted living 

campus. 
• Lot #5- A three story building for 30 to 50 apartments and associated 

parking and landscape areas. The range in apartments varies to allow for 
potential ground floor commercial space. 

• Lot #6- A one story 4,000 to 4,600 square foot commercial building and 
associated parking and landscaping areas. 

• Open Space Tract A located in the southwest corner of the development site 
designed as part of the stormwater management plan and an area for 
native plants. 

• Open Space Tract B located in the southeast corner of the development site 
designed as part of the stormwater management plan and an area for 
native plants. 

• Open Space Tract C located at the eastern terminus of 47\h Street designed 
as a pocket park. 

The Cannery Station, Phase 1 Final PUD also contains improvements to the 
southern segment of Highway 101, new local streets, and the extension of public 
utilities. 

B. Applicable Zoning and Development Standards 

Cannery Station is zoned North Commercial District. The Phase 1 Final PUD 
demonstrates compliance with standards applicable to property zoned North 
Commercial. In accordance with Resolution PC 08 09 PUD 01 adopting the 
preliminary PUD, the Phase 1 Final PUD also demonstrates compliance with 
applicable regulations and requirements of the Florence City Code In effect as of 
March 28, 2008 unless modified during the preliminary PUD. 

C. Cannery Station Phasing Plan 
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As part of the Cannery Station preliminary PUD approval, the City approved a 
Phasing Plan allowing for Final PUD, Subdivision, and Design Review applications to 
be submitted over a ten year period from the date of preliminary PUD approval. As 
indicated on the Phasing Plan, the order of phases "does not denote or infer the 
order or actual timing of the development of the PUD ... At each phase, further review 
will occur concerning the logical extension of urban services ... " The intent of the 
Phasing Plan was to provide the framework for designing and constructing 
improvements in a sequential manner and avoid unnecessary site changes In 
advance of actual development. The Phasing Plan recognizes that in some cases, 
"certain utilities may need to be extended through part of the undeveloped portion 
of the site to serve the phase under construction." 

II. SITE INFORMATION 

Location: Cannery Station is located at the southeast corner of Munsel Lake Road 
and Highway 101 in north Florence. The 17 acre site has frontage along the east 
side of Highway 101 and the south side of Munsel Lake Road. This Phase 1 Final 
PUD is for the southern portion of the site. 

Tax Lot: Assessor Map 18-12-14-20, Tax Lot 700. 

Acreage: Phase 1 consists of about 6.7 acres. 

Address: 87344 Munsel Lake Road, Florence, Oregon 97439 

Ownership: The site is owned by Cannery Station, LLC. Arlie & Company is the 
authorized representative. 

Surrounding Land Uses: Florentine Estates, a retirement community, is located 
immediately to the east of the subject property. A church is located to the south of 
Cannery Station. Fred Meyer and other commercial uses are located across from 
the property on the west side of Highway 101. The property to the north is currently 
vacant. 

Exhibits are attached to show the area surrounding the Property. The aerial photo 
shows property lines, existing streets, and natural features. Three additional exhibits 
show major utilities. The surrounding topography shows no significant grade 
changes. The detailed topography on the Existing Conditions Plan shows a 14 to 20 
foot ridge that runs from the southeast to the northwest and can be seen from 
Highway 101. There are no known future streets planned other than those shown 
within the Plan and the changes proposed for Highway 101. Please refer to exhibits 
C, D, E, F, Sheet C1.0 Existing Conditions Plan, and C6.0 Street Plan. 

Rorence Plan land Use Designation: The property is designated in the City of 
Florence Comprehensive Plan as North Commercial Node (NCN). The NCN is 
located around the four corners of the intersection of Highway 101 and Munsel 
Lake Road. 

Zoning: The property is zoned North Commercial District. 

Ill. FINAL DEVELOPMENT PLAN APPROVAL 
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A. Conformance with General Approval Criteria 

Section 10-23-11 of the Florence City Code contains a list of items to address while 
reviewing a Final PUD. 

According to Resolution PC 08 09 PUD 01, Condition of Approval #5 states that 
"Within twelve (12) months following this approval of the Preliminary PUD, the 
applicant shall file with the Planning Commission a Final PUD and Design Review 
application for Phase 1." The Planning Commission's action approving the 
Preliminary PUD went into effect on November 19, 2008. The decision was to be in 
effect for one year or until November 19, 2009. Due to difficult economic 
conditions, on November 16,2009 the Florence City Council conducted a public 
hearing on a proposed ordinance granting an automatic two year extension to all 
approved preliminary subdivisions and PUD's. Following the public hearing, the 
Council adopted Ordinance No. 19, Series 2009 approving the extensions and 
declaring an emergency. Cannery Station preliminary PUD was granted an 
extension to November 19, 2011. The Florence Planning Commission approved a 
request for a one-time six month extension to May 19, 2012. This Phase 1 Final 
PUD is submitted within the mandated time frame. 

As set forth in Section 10-23-11, the Phase 1 Final PUD contains conceptual plans 
for public improvements that were prepared by a Registered Engineer and 
submitted for approval by City staff including: 

Storm drainage 
Sewer and water utilities 
Streets and pedestrian ways 

The Cannery Station preliminary subdivision plan is submitted for review under 
separate cover. 

The Cannery Station Phase 1 Final PUD is substantially consistent with the 
preliminary PUD. There are no material deviations that necessitate the need for an 
amendment to the preliminary PUD. 

B. Conformance with Preliminary PUD Conditions of Approval 

The preliminary PUD conditions of approval are listed below followed by a brief 
explanation of how the Phase 1 Final PUD compiles. 

1. Approval shall be shown on: ... 

Condition #1 is met. Refer to Resolution PC 08 09 PUD 01. 

2. Regardless of the content of material presented for this Planning 
Commission decision ... ; the Applicant agrees to comply with all regulations 
and requirements of the Florence City Code which are current on the date 
the application was submitted (March 28, 2008) ... 
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Condition #2 is met. Phase 1 Final PUD Is in substantial conformance with the 
preliminary PUD and standards applicable as of March 28, 2008. 

3. Off-site roadway improvements shall include ... 
a. A new public all-way access street connection to Munsel Lake Road 

(Redwood Street) ... 
b. Dedication of right-of-way and roadway widening of Munsel Lake 

Road ... 
c. A new public right-in-right-out street connection to Highway 101 (47th 

Street) approximately 992 feet south of Munsel lake Road. Note: 
This condition does not limit the developer from seeking ODOT 
approval for a street connection that provides greater access. 

d. Roadway widening to Highway 101... 
e. Urban style improvements ... on Highway 101 and on Munsel Lake 

Road. 

The applicant completed preliminary drawings for all of the above off-site 
improvements as reflected on the Final PUD site plan. The new public street 
connection to Munsel Lake Road (Redwood Street) will be constructed as part of a 
future phase. The dedication of needed right-of-way on Munsellake Road will occur 
as part of the subdivision process that creates any new lots adjacent to Munsel 
lake Road. Improvements to Munsel lake Road will be done as part of a future 
phase when development in Cannery Station occurs in the northern portion of the 
site. 

On January 4, 2010, ODOT approved a new public street connection to Highway 101 
(47th Street). On January 4, 2010 ODOT approved the Munsel lake Road approach 
permit and set forth required mitigation measures. The off-site improvements 
shown on this Phase 1 Final PUD site plan illustrate the ultimate full build-out 
design in accordance with approved ODOT permits. 

On September 9, 2010, ODOT extended the deadline for generating construction 
drawings for the 47th Street road approach permit (ODOT application number 7905). 
Subsequently, ODOT granted additional six month extensions. The current deadline 
is October 25, 2012. 

On September 9, 2010, ODOT issued a letter stating that the approach permit for 
Munsel Lake Road is no longer required and will no longer be processed under 
Oregon Administrative Rule (OAR) Chapter 734, Division 51. The letter explained 
that on March 4, 2010, the governor signed Senate Bill 1024 Into law. Senate Bill 
1024 made changes to Oregon Revised Statute (ORS) 374.310 and changed 
ODOT's authority to manage highway access. According to the letter from ODOT, 
the new law eliminates ODOT's authority to require that a local jurisdiction obtain a 
Permit to Operate, Maintain, and Use a State Highway Approach for an existing or 
planned city street or county road connection to a state highway. 

As part of this Phase 1 Final PUD, the southern portion of Highway 101 abutting the 
phase boundary will be widened and improved in compliance with the above 
condition. Conceptual designs for the interim Highway 101 improvements are 
attached. Please refer to the drawings dated May 8, 2012 prepared by JRH 
Transportation Engineering. The fina l designs are subject to ODOT approval. 
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4. Maintenance of the Highway 101 right-of-way must be coordinated between 
the applicant and ODOT ... 

Condition #4 will be addressed during ODOT's review of required permits for 
Highway 101. 

5. Final PUD is authorized to be processed in phases along with each 
subdivision application (per FCC 10-23-10 last paragraph) with the following 
cond itions: 

a. Within twelve (12) months following this approval of the Preliminary 
PUD, the applicant shall file with the Planning Commission a Final 
PUD and Design Review application for Phase :1. ... 

The Cannery Station preliminary PUD was granted an automatic two year 
extension to November :1.9, 201:1.. The Planning Commission later granted a 
one-time six month extension to May :1.9, 2012. This Final PUD and Design 
Review application was submitted within the required time frame. 

b. Phasing is not bound by sequence ... with condition that the Final 
PUD and Design Review application for the last remaining phase 
shall be submitted within ten (10) years following this approval of 
the Preliminary PUD. 

This Final PUD includes the southern portion of the site at the entrance on Highway 
101 at the new 47th Street. It is a logical place to begin development and will not 
hinder the remaining phases from being submitted within ten years of the extended 
expiration of the Preliminary PUD or by May 18, 2022. 

c. At each phase of the Final PUD, the applicant shall demonstrate 
substantial compliance with the approved Preliminary PUD and all 
applicable conditions. 

As demonstrated in this Final PUD, Phase 1 is in substantial conformance with the 
approved Preliminary PUD and all applicable conditions. 

d. At each phase of the Final PUD, the applicant shall demonstrate that 
all public services can be provided. 

In April 2010, the City of Florence and Cannery Station LLC reached a mutual 
agreement on the how City services would be provided to the subject property in 
addition to improvements completed as part of the Spruce Street LID. The 
preliminary utility plan submitted with this Final PUD reflects the agreement on the 
method of providing public services to the site. Please refer to Sheet C3.0 Utility 
Plan. 

e. At each phase of the Final PUD, the applicant shall provide 
monitoring information and traffic data in order to assess needed 
mitigation of traffic impacts for that development phase, and 
propose appropriate mitigation for that development phase. 
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Cannery Station is currently vacant and there is no traffic being generated at the 
site. This condition is not applicable to this Phase 1 Final PUD. In future phases, 
traffic data may need to be collected to evaluate impacts for proposed additional 
developments. 

f. At each phase of the Final PUD, the applicant shall provide a 
supplemental analysis assuring operational safety and adequate 
geometric design of intersections shall be provided for on-site 
circulation and delivery truck as well as any proposed transit vehiCle 
access. 

This phase does not trigger the need for any supplemental analysis. 

g. At each phase of the Final PUD, the applicant shall provide a 
calculation of the square footage proposed for each of the land uses 
within the current phase, as well as the cumulative calculation of the 
square footage that has been achieved in any previously approved 
and/or developed phases. Any increases to the maximum land use 
intensities described above require approval from the Planning 
Commission and the applicant to submit new traffic calculations 
showing, as a result of the proposed changes that projected p.m. 
peak hour trips from the combination of the proposed uses will be 
less than or equal to 589 trips, based on the Institute of 
Transportation Engineer's Trip Generation Manual. 

The proposed land use intensities are significantly below the maximum allowed 
land uses for the entire development site. There is no need to conduct a traffic 
study at this stage. Please refer to Sheet A1 Land Use Plan. 

h. At each phase of the Final PUD, the applicant shall 
demonstrate that a minimum of 20 percent of the net 
developable area within the current phase combined with 
any previously approved phases will be dedicated as 
common open space to be owned in accordance with FCC 
10-23-5-G and maintained in accordance with FCC 10-23-6. 

The above condition of approval was based on the assumption that Phase 1 
would be the northern portion of the development site including the Open 
Space Tract A. This Phase 1 Final PUD contains 2.4 acres of open space or 
about 18.5 percent of the net developable area within the phase boundary. 
The location and configuration of the open space for this portion of Cannery 
Station is substantially consistent with the Preliminary PUD. This Phase 1 
Final PUD does not hinder or prevent achieving the amount of needed open 
space. In addition, during Design Review additional small open space areas 
may be identified depending on the final site layout and building designs. 

Additional small open space areas are identified in the Plan. An additional 
1 .8% of the net developable area within Blocks will be developed as part of 
the design and construction of each Block. Sheet A1.2 includes a table that 
lists the size of each open space area. The small open space areas are 
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identified by the letters "OS" (open space) and the Lot Number. Please refer 
to Sheet A1.2 Open Space Plan. 

The Landscape Plan for Lot 1 shows how open space OS-1 is developed with 
the design for the building. A plaza is created at the intersection of Redwood 
Street and 47th Street with large planters, a bench, and bike rack. Please 
refer to Sheet L-1. 

i. Before installation of public improvements for the "South 
47th" or the "Spruce" Phase of the PUD (as illustrated in 
Exhibit 45, Sheet A1.3) has begun, the wall between 
Florentine Estates and the project site shall be constructed. 

This Phase 1 Final PUDwill include the design and construction of the wall 
between Florentine Estates and Cannery Station within the phase boundary. 
A few of the reasons for this approach include: 

• Phase 1 includes minimal public improvements within the 
"Spruce" Phase of the PUD. 

• Phase 1 will retain a significant open space buffer between 
Florentine Estates and Cannery Station LLC. 

• Constru.ction of the entire length of wall at this time would 
cause the premature removal of significant vegetation, 
including a nice stand of mature trees. 

• Construction of the entire length of wall at this time would 
not be based on the final grading and landscape plans for 
the entire area adjacent to the wall. Without the area being 
landscaped, it would likely cause non-native invasive plants 
and noxious weeds to encroach into the area. 

• Construction of the entire length of wall during this phase 
would not be based on a final grading plan for the 
townhouses and Open Space Tract D. This could result in the 
height of the wall not achieving the desired result. 

• Construction of the entire length of wall at this time could 
cause drainage problems. Since the wall would be 
constructed prior to the final design and construction of 
stormwater drainage system for the area immediately west 
of the wall, it could cause drainage issues. 

To ensure that construction activity does not encroach upon the existing 
landscape buffer between Florentine Estates and Cannery Station, prior to 
any development activity, the developer will clearly mark with orange 
construction fencing the perimeter of the area of impact. 

6. The pavement on Redwood Street shall be designed to handle the size and 
weight of any proposed transit vehicle expected to be used with 
consideration to the annual number of trips to be made by the service. 

The street construction details will be submitted concurrent with the preliminary 
subdivision plan and will be subject to City review and approval at that time. 
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7. A minimum of one covered parking space per single-family home on lots 13 
through 32 (per FCC 10-23-5-E) is allowed with the condition that: 1) the 
driveway is a minimum of 19 feet in depth to allow a second car to park on
site, and 2) the required covered parking space shall not be converted into a 
living space. 

Condition #7 is not applicable since this Final PUD does not include lots 13 thru 32. 
This Final PUD renumbers these as lots. 

8 . If the cottage-style units on the assisted living campus (lot 2) include a 
garage or carport... 

Any garage or carports associated with the cottage-style units on the assisted living 
campus will be designed to comply with the above condition. Initially, the entrances 
to the cottages facing Spruce Street may be limited to pedestrian access until both 
sides of the street are fully improved and the wall is constructed between Florentine 
Estates and Cannery Station. 

9. Prior to application for Phase I Final PUO, the applicant will present to the 
Community Development Department a signed "Acceptance Agreementn of 
all conditions of approval. 

Condition #9 is met. The applicant signed an "Acceptance Agreement" that is on 
record at the planning office. 

10. Prior to application for Phase I Final PUD, the applicant shall have applied 
for all necessary removal-fill permits and/or drainage into wetlands from the 
Department of State Lands and from the US Army Corps of Engineers. 

The Joint Permit Application (JPA) for necessary removal fill permits and/ or 
drainage into wetlands, has been applied for. The JPA has been signed by all 
required jurisdictions and the owner has paid the application fees. The JPA was 
submitted to US Army Corps of Engineers, Portland District, and Oregon Department 
of State Lands. A copy of the complete application is listed in the exhibits. 

U.. Prior to Phase I Anal PUD approval, the applicant shall change the project 
name from Cannery Hill to Munsel Crossing or another more appropriate 
project name in order to avoid duplication of place names within the City. 

Condition #11 is met. The project name Is Cannery Station. The name of the 
property owner was also changed to Cannery Station, LLC. 

12. Prior to Phase I Anal PUO approval, the applicant shall submit plans for the 
entire 17-acre site to the City and receive approval from Public Works and 
Community Development for the following: 
a. An alternate solution to having a sewer pump station at the north 

end of project and examine the feasibility of providing gravity sewer 
service to the entire project site; 

b. Grading and Erosion Control Plan; 
c. Vegetation Clearing and Re-vegetation Plan; 
d. Stormwater Management Plan; 
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e. Utility Plan for Sewer within the public way, which includes field 
verification of the sanitary sewer rim and invert elevations on Highway 
101; and 

f. Utility Plan for Water within the public way, which includes an 
extension of an 8-inch water line southerly along Hwy 101 frontage 
and terminate at the south property line with standard 2-inch blow
off assembly (if feasible, given site constraints, a fire hydrant is 
preferred). 

These plans shall include a development schedule to address the phasing of 
the project. 

As noted previously, the City of Florence and Cannery Station LLC reached a written 
agreement on how to provide City services to the subject property. The utility plan 
submitted with this Final PUD Phase 1 demonstrates compliance with the above 
condition. Please refer to Sheet C3.0 Utility Plan. 

13. Prior to Phase I Final PUD approval, the CC&Rs will need to be revised to 
include the following amendments: 
a. Buildings as defined by FCC 10-1-4 are prohibited within the 35-foot 

setback from the eastern property boundary next to Florentine 
Estates; 

b. The required covered parking shall not be converting to living space; 
and 

c. Dedication and maintenance of open space shall be in accordance 
with FCC 10-23-5-G and FCC 10-23-6. 

The draft CC&Rs were revised to incorporate the amendments above and to reflect 
the new name for the development. Please refer to changes in ARTICLE VII 
EASEMENTS AND RESTRICTIONS, Sections 7.1 Common Area, 7 .2 Maintenance and 
Repair of Common Areas, 7 .4 Building Setback Adjacent to Florentine Estates, and 
Section 7.5 Covered Parking. (Refer to Draft Cannery Station CC & R's under 
separate cover.) 

14. As part of Final PUO and Preliminary Subdivision Plan application for any 
phase abutting or requiring access to Munsei Lake Road, the applicant shall 
obtain an access permit to Munsel Lake Road from Lane County and provide 
for additional right-of-way on Munsel Lake Road to meet a minimum of 70-
foot wide right-of-way, and building setback a minimum of 30 feet from the 
right-of-way line, consistent with Lane Code Chapter 15 as shown on Exhibit 
49. 

This Phase 1 Final PUD does not abut or require access to Munsel Lake Road. This 
condition is not applicable. 

15. As part of the Final Subdivision Plat application for any phase abutting or 
requiring access to Munsel Lake Road, the applicant shall dedicate the 
necessary right-of-way to meet the minimum 70-foot wide right of way for 
Munsel lake Road. 
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This Phase 1 Final PUD does not abut or require access to Munsel Lake Road. This 
condition is not applicable. 

16. Prior to Final Subdivision Plat Approval for any phase abutting or requiring 
access to Munsel Lake Road, the applicant shall have secured a facility 
permit for the Munsel Lake Road improvements, and the related 
construction drawings shall be approved by Lane County. 

This Phase 1 Final PUD does not abut or require access to Munsel Lake Road. This 
condition is not applicable. 

17. Prior to Phase I Final Subdivision Plat Approval, applicant shall have secured 
all approach permits deemed necessary by the Oregon Department of 
Transportation (ODOT). 

Condition #17 is not applicable to the Final PUD and will be reviewed during the 
subdivision process. ODOT has approved approach permits deemed necessary for 
the full build-out of Cannery Station. For the Phase 1 Final Subdivision Plat, the 
applicant submitted verification that ODOT has issued the approach permit 
necessary for 471h Street access at Highway 101. 

18. Prior to issuance of a Certificate of Occupancy for each development phase, 
applicant shall have mitigated associated traffic impacts as determined and 
approved by ODOT. The design and construction of the proposed 
improvements to mitigate the traffic impacts must be approved by ODOT 
and be consistent with the requirements of the approved permits. 

Condition #18 is not applicable to the Final PUD and will be reviewed during the 
building permit process. 

19. Prior to Final Subdivision Plat Approval for any phase abutting 47th Street 
(unless ODOT determines It ls needed sooner), applicant shall construct a 
new public street connection to Highway 101 (47th Street} approximately 992 
feet south of Munsel Lake Road. 

Condition #19 is not applicable to the Final PUD and will be reviewed during the 
subdivision process. 

20. Prior to issuance of a Certificate of Occupancy for any phase abutting or 
requiring access to Munsel Lake Road, all Munsel Lake Road Improvements, 
including pedestrian and landscaping improvements, shall be completed. 
Applicant shall provide a statement of completion of off-site Improvements 
from Lane County to the City to show that this requirement has been met. 

Condition #20 is not applicable to this Phase 1 Final PUD since it does not abut or 
require access to Munsel Lake Road. 

21. As part of the Final PUD application for the applicable phase, the south ends 
of Spruce and Redwood Streets shall be designed to address vehicular turn
around provisions such as a cul-de-sac or other acceptable standard dead
end treatment. 

Cannery Station Final PUD, Phase 1 
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This Final PUD contains vehicular turn-around areas at the temporary terminus of 
Spruce and Redwood Streets. These turn-around areas will function for fire and 
emergency medical response and other motor vehicles. As the streets are further 
extended, the interim turn-around areas will be shifted. 

If only a segment of 47th Street is constructed, the Final PUD application wlll include 
a temporary turn-around area for motor vehicles. 

22. As part of the Final PUD application for the applicable phase, a pedestrian 
refuge shall be incorporated into the design of the median at the 
intersection of the 47th Street and Highway 101. 

We are unsure at this time what phase of the Cannery Station project will trigger the 
need for the median at the intersection of the 47th Street and Highway 101. It is 
unknown whether ODOT will require the pedestrian refuge designed in the early 
phase of the project or whether they prefer to wait until the entire Highway 101 
improvements are completed. 

23. Prior to Final Subdivision Plat approval of those areas affected by a wetland, 
the applicant shall1) have acquired all required permits, such as removal-fill 
permit andjor drainage into wetlands from the Department of State Lands 
(DSL), and from US Army Corps of Engineers (USACOE), and 2) record a deed 
restriction to prevent current and future impacts to wetland areas with Lane 
County Deeds and Records and provide a copy to the City. 

Condition #23 is not applicable to the Final PUD and will be reviewed during the 
subdivision process. 

24. Prior to Final PUD approval of each phase, the applicant shall meet the 
following requirements of the Florence Public Works Department: 
a. Streets shall meet requirements of Public Works in order to be 

dedicated to the City and for any street proposed to be private, the 
developer is to provide a means through an owners association, to 
ensure maintenance of the street and other private infrastructure is 
provided. 

b. Construction drawings shall include: 
i. Profiles of all utilities (sanitary sewer, stormwater and 

water); 
ii. All service lateral locations, including water meters, Fire 

Department Connection (FDC) and Double Detector Check 
Valve (DDCV) assembly locations; 

iii. Street light design and locations; and 
iv. Standards for all utilities (sewer, water, stormwater, street 

lighting). 

All streets will be dedicated to the City. 

All streets within Phase 1 are designed according to City street standards and in 
accordance with the approved Preliminary PUD. Construction drawings will be 
reviewed during the subdivision and PEPI process. 

Cannery Station Final PUD, Phase :1. 
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To contain costs and enable the first building in the project to be economically 
viable, the developer is requesting that some of the streets be partially completed 
with final improvements done as the project is built-out. 

25. Prior to Anal PUD approval, a zoning variance application shall be submitted 
by the applicant to the Community Development Department if a variance is 
requested from the parking aisle width of FCC 10-3 Off-Street Parking and 
Loading standards in effect on March 28, 2008. 

No zoning variance is requested at this time. 

26. As part of the Spruce Phase Preliminary and Anal Subdivision applications, 
the applicant shall include the 35-foot setback line from the eastern 
property line on the plan/plat. 

Condition #26 is not applicable to this Final PUD. 

27. As part of the Design Review application, a lighting plan shall be submitted 
to the Community Development Department, which includes pedestrian 
scale, lower Intensity, downward directed lighting, with lighting levels 
measured in foot-candles. 

Condition #27 is not applicable to this Final PUD since no on-site lighting is 
proposed at this time. Street lights will be provided and will be reviewed as part of 
the street construction drawings at a later date. 

28. As part of the Design Review application, building elevations shall be 
submitted to the Community Development Department and the design and 
materials will be evaluated for consistency with the coastal village character 
of Florence. 

This Final PUD and Design Review application includes building elevations that are 
compatible with the coastal character of Florence. Colors and exterior building 
materials proposed for the building on Lot 1 are included. Original color and 
material samples are submitted under separate cover. A computer generated color 
drawing is included in exhibit H. A material and color sample board will be made 
available for review for accurate color evaluation. (Please refer to Sheets A2.1, 
A2.2 A2.3 and A2.4.) 

29. Prior to Issuance of a building permit, a soils report and verification of soils 
bearing capacity and a grading plan, including storm-water design is 
required. The plan must be prepared by a registered engineer. 

Condition #29 is not applicable to this Final PUD and will be reviewed during the 
building permit process. 

30. Prior to Initiating site development, the applicant shall submit a permit 
application to DEQ for a 1200-C construction stormwater permit with 
Erosion and Sediment Control Plan, and provide a copy of the approved plan 
and permit to the Community Development Department. 

Cannery Station Final PUD, Phase 1 
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An NPDES General Permit 1200-C Application has been submitted to DEQ. Please 
refer to Exhibit I NPDES Permit. 

31. Prior to initiating site development, the applicant shall contact the 
Confederated Tribes of Coos, Lower Umpqua, and Siuslaw Indians at a least 
72 hours notice prior to any ground disturbing activities, so a tribal 
representative can be present during these activities; and if any known or 
suspected cultural resources are encountered during any phase of the 
project, contact the Tribes immediately. 

Condition #31 is not applicable to this Final PUD since no site development is 
proposed at this time. 

IV. ADDITIONAL INFORMATION FOR DESIGN REVIEW, LOT 1 

A. Site Plan for lot 1 

An enlarged Site Plan shows the parking lot layout and dimensions for the building 
on Lot 1. The plan also shows, setback dimensions, and parking lot dimensions. 
Please refer to Sheet C6.3, Lot 1 Street Plan. 

B. Detailed Landscape Plan for lot 1 

The landscape plan shows all proposed plantings, landscape buffers, hardscapes, 
benches, and other landscape features for the building on lot 1. A performance 
specification for irrigation is also included on the plan. Please refer to Sheet L-1 
Landscape Plan. 

C. Floor Plan for lot 1 

An enlarged floor plan shows a proposed medical office building for Lot 1. The 
building is 4,886 gross square feet. For the purpose of calculating the number of 
required parking spaces, and using the parking lot standards allowed for this 
project, 1,387 square feet can be deducted from the total square footage. The 
result is 3,499 square feet (subtracting private offices, restrooms, and storage 
areas). Using the one parking space per 200 square feet for medical office, 17.5 
spaces are required. 18 spaces are proposed. Please refer to Sheet A2.4 Lot 1 and 
Sheet C6.3 Lot 1 Street Plan. 

D. Street Grades 

All proposed street grades and slopes shown as a percent grade, are indicated on 
the Grading Plan. Please refer to Sheet C2.0 Mass Grading Plan. 

E. Are Protection 

NFPA 13 fire sprinkler systems will be evaluated for each building in the context of 
the Building Codes in effect at the time of permit application. Buildings proposed as 
residential use in the Plan would be considered an R Occupancy and would require 
Automatic Sprinkler Systems per section 903 of the Oregon Structural Specialty 
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Code. The Development Data chart on the Land Use Plan shows which buildings are 
proposed for residential use. Please refer to Sheet A1.1 Land Use Plan, Updated 
PUD Development Data. 

Fire hydrants are shown, including additional hydrants shown at the entrance to 47'h 
on the south side and one at the apartment entrance on the north side of 47th. 
Please refer to Sheet C3.0 Utility Plan. 

Attachments Provided with the May 17, 2012 Compliance Statement 
Exhibit A. Tax Lot Map 
Exhibit B. Legal Description 

Documents Printed Separately as part of the May 17, 2012 Compliance Statement 

• Phase 1 Final PUD Drawings 
• Highway 1011mprovements - Dated 5/ 8/ 12 Prepared by JRH Transportation 

Engineering 
• Draft January 4, 2010 Cannery Station, Florence, Oregon Declaration of Covenants, 

Conditions and Restrictions 

New Attachments 
Exhibit C. 
Exhibit D. 
Exhibit E. 
Exhibit F. 
Exhibit G. 
Exhibit H. 
Exhibit I. 

Aerial Photo 
Sewer Map 
Storm Water Map 
Water Map 
Joint Permit Application for Wetlands {JPA) 
Lot 1 Exterior Building Materials and Colors 
NPDES 1200-C Application 

New Documents Printed Separately 

• Phase 1 Final PUD Drawings with Revisions 
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1 pdf file 
1 pdf file 
1 pdf file 
1 pdf file 
3 pdf files 
1 pdf file 
6 pdf files 

22 pdf files 
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OWNER 
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TERESA BISHOW, AICP 
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COMMERCIAL OCCUPANCY, TYP. 

PUO CONCEPT DESIGN: 

THE BULDING PLAN AND ELEVA nON DRAWINGS IN THIS PUO SUSMITTAL ILLUSTRATE GENERAL 
DESIGN AND CHARACTER OF THE BUilDINGS. THESE DRAWINGS ARE CONCEPTUAL AND REPRESENT 
EXAMPLES OF DESIGN ElEMENTS OIJruNED IN THE GUIDEUNES BELOW. BUILDING DESIGNS ARE 
REPRESENTATIONAL AND NOT INTENDED TO BE THE FlNALLAYOVT AND DESIGN. 

ARCHITECTURAL DEIIGH GUIDEliNES 

1. BUILDING LOCAnOH: BUILDINGS ABUT lNG ROCI<ASH STREET ARE lOCATED CLOSE TO THE STREET 
TO CREATE A POSITIVE AND UVEl Y STREET EDGE. WHERE BUILDINGS STEP BACK FROM ROCKFISH, 
THEY CREATE POSITIVE OPEN SPACES. 

2. ENllUES: PRIMARY BUILDING ENTRANCES ARE ORIENTED TOWARDS THE STREET TO ENHANCE 
PEDESTRIAN ACTMTY. 

3. BUILDING SCALE & MASSING: SETBACKS, BAY WIDTHS, BALCONIES AND ROOF FORMS PROVIDE 
VARIETY AND BREAKUP MASSING AND SCI\l.E. 

~ BUILDING CORNERS: TOWERS & TALLER ROOF FORMS MARK SPECIAL CORNERS OR PARTS OF 
BUILDINGS. BUILDINGS CUT BACK AT CORNERS PROVIDE POSITIVE OPEN SPACE. 

5. COMMERCIAL BUILOIHG CHARACTER: BUILDING CHARACTER INSPIRED BY COASTAL CANNERY 
ARCHITECTURE, PARTICULARLY MATERIALS AND GABLED AND SHED ROOF FORMS. BLANK AR£J4S OF 
WALL MAY BE USED AS lOCATIONS FOR MURAL SlGNAGE. 

I . REliiOENTlAL BUILDING CHARACTER: BUILDINGS ALONG SPRUCE STREET ARE SMALLER IN SCI\l.E 
AND INCORPORATE COASTAL ELEMENTS. VARIED ROOF FORMS EMPHASIZE INDIVIDUAL UNITS. 
FRONT PORCHES FOSTER COMMUNITY CONNEcnONS 

7. GROUND FLOOR COMMERCIAL WINDOWS: LARGE STOREFRONTWINOOWS ENGAGE LIFE ON THE 
STREET. RIGID CANOPY. AWNINGS OR SUN SHADES PROVIDE COVER AND ARTICULATE FACADES. 

I . ABOVE GROUND L.EVELWIHDOWS: RESIDENTIAl AND OFFICE WINDOWS CREATE TRADITIONAL 
WINDOW PATTERNS (NOT HORIZONTAL BANDS). SIZES AND RHYTHMS VARY TO PROVIDE VISUAL 
INTEREST. 

1. EXTERIOR BUILDING MATERIALS: EXAMPLES OF SIDING MATERIALS: BOARD & BATTEN, CEDAR 
SHINGLES, METAL SIDING, MASONRY, STUCCO, AND CONCRETE ACCENTS. EXAMPLES OF ROOFING 
MATERIALS: METAL. COMPOSITlON SHINGLE. SINGLE·PLY ON lOW SlOP£ ROOFS NOT VISIBLE FROM 
STREET. 

10. 
COLORS: COMMERCIALBUILOINGS SHALL TEND TOWARD THE MONOCHROMATIC TO EMPHASIZE THE 
BUILDING FORM AND SHAPE. ACCENT COLORS MAY VARY. SOME BEING SATI.JRATED IN SELECT 
PLACES. RESIDENTIAL BUILDINGS SHAll lEND TOWARD NATURAL TONES WrrH DETAil FEATURES OF 
MORE SATURATED COLORS. 
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1. GROUND FLOOR TO BE COMMERCIAL, RESIDENTIAL. AlZHEIMER'S CARE OR COMMUNITY 
COMMON SPACE. 

2. SECOND AND THIRD FLOOR TO BE RESIDENTlAI. (RETIREMENT I ASSISTED lMNG/ 
INDEPENDENT LMNG) 

3. SOUTH FACING COURTYARD ON INT£RJOR OF BLOCK 

4. COVERED DROP OFF AT NORTH BUII..lltNG ENTRY. 

PUD CONCEPT DESIGN: 

TME BULDING PLAN AND ElEVATION DRAWINGS IN THIS PUO SUBMITTAL IULUSTRATE GENERAL 
DESIGN AND CHARACTER OF THE BUILDINGS. THESE DRAWINGS /lilE CONCePT\JAL AND REPRESENT 
EXAMPLES OF DESIGN ELEMENTS OUTLINED IN THE GUIDB.JNES BaOW. BUILDING DESIGNS ARE 
REPRESENTATIONAL AND NOT INTENDED TO BE THE FINAL LAYOUT ANO DESIGN. 

ARCHITECTURAL DESIGH GUIOEUNEII 

1. BUILDING LOCATION: BUILDINGS ABUTlNG ROCKFISH STREET /lilE LOCATED ClOSE TO THE STREET 
TO CREATE A POSITIVE AND LIVELY STREET EDGE. WHERE BUILDINGS S'IB' BACI< FROM ROCI<FISH, 
THEY CREATE POSITIVE OPEN SPACES. 

2. ENTRIES: PRIIAARY BUILDING ENTRANCES /lilE ORIENTED TOWARDS THE STREET TO ENHANCE 
PEDESTRIAN ACTMTY. 

3. BUILDING SCALE & MASSING: SETBACKS, BAY WIDTHS, BALCONIES AND ROOF FORMS PROVIDE 
VARIETY AND BREAKUP MASSING AND SCAlE. 

4. BUILDING CORNERS: TOWERS & TALLER ROOF FORMS MARK SPECIAL CORNERS OR PARTS OF 
BUILDINGS. BUILDINGS CUT BACK AT CORNERS PROVIDE POSinVE OPEN SPACE. 

5. COMMERCIAL BUILDING CltARACTER: BUILDING CHARACTER INSPIRED BY COASTAL CANNERY 
ARCHITECTURE, PARTlCULARL Y MATERIALS AND GABLED AND SHED ROOF FORMS. BLANK AREAS OF 
WALL MAY BE USED AS LOCATIONS FOR MURAL SIGNAGE. 

e. RESIDEII'TIAL BUILDING CHARACTER: BUILDINGS ALONG Sf'RUCE STREET ARE SMALLER IN SCALE 
AND INCORPORATE COASTAL B..BIENTS. VARIED ROOF FORMS EMPHASIZE INDIVIDUAL UNITS. 
FRONT PORCHES FOSTER COMMUNITY CONNECTIONS 

7. GROUND 1'1.0011 ~EA.CIAL -DOW$: LARGE STOREFRONT WINOOWS ENGAGE UFE ON THE 
STREET. RIGID CANOPY, AWNINGS OR SUN SHADES PROVIDE COVER ANO ARTICULATE FACADES. 

e. ABOVE GROUND l.EVEL-DOWS: RESIDENTlAL AND OFFICE WINDOWS CREATE TRADITlONAL 
WINDOW f'ATTERNS (NOT HORIZONTAL BANDS). SIZES AND RHYTHMS VARY TO PROVIOE VISUAL 
INTEREST. 

t . EXTERIOR ButlOIHG MATERIALS: EXAMPLES OF SIDING MATERIALS: BOARD & BATTEN, CEDAR 
SHINGLES, METAL SIDING, MASONRY, STUCCO, AND CONCRETE ACCENTS. EXAMPLES OF ROOFING 
MATERIALS: METAL, COMPOSITION SHINGLE, SINGLE.f'LY ON LOW SlOPE ROOFS NDTV1SI8l£ FROM 
smEET. 

10. 
COLORS: COMMERCIALBUILDINGS SHALL TEND TOWARD THE MONOCHAOMAT1C TO EMf'HASIZE THE 
BUILDING FORM AND SHAPE. ACCENT COLORS MAY VARY, SOME BEING SATURATED IN SELECT 
PLACES. RESIOENT1AL BUILDINGS SHALL TEND TOWARD NATURAL TONES WITH DETAIL FEATURES OF 
MORE SATURATED COLORS. 
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LOTS 11 &12: 

COMMERCIAL & RESIDENTlAI. OCCUPANCY. 

PUD CONCEPT DESIGN: 

niE BULDING PLAN AND ELEVATION DRAWINGS IN nilS PUD SUBMrTTAL ILLUSTRATE GENERAL 
DESIGN AND CHARACTER OF THE BUILDINGS. THESE DRAWINGS ARE. CONCEPTUAL AND REPRESENT 
EXAMF't.ES OF DESIGN ELEMENTS OUniNED IN THE GUIDELINES BEl. OW. BUILDING DESIGNS ARE. 
REPRESENTAnONAL AND NOT INTENDED TO BE TliE FINAL LAYOUT AND DESIGN. 

ARCHITECTU!tAL DESIGN OUJOEUHE8 

1. BUILDING LOCATION: BUILDINGS ABUTING ROCKFISH STREET ARE. LOCATED CLOSE TOniE STREET 
TO CREATE A POSITIVE AND LIVELY STREET EDGE. WHERE BUILDINGS STEP BACk FROM ROCI<FISH. 
niEY CREATE POSITIVE OPEN SPACES. 

2. ENTRIES: PRIMARY BUILDING ENTRANCES ARE ORIENTED TOWARDS THE STREET TO ENHANCE 
PEDESTRIAN ACTIVITY. 

3. BUILDING SCALE a JIIASSING: SETBACKS, BAY WIDTHS, BALCONIES AND ROOF FORMS PROVIDE 
VARIETY AND BREAKUP MASSING AND SCALE. 

4. BUILDING CORNERS: TOWERS & TALLER ROOF FORMS MARK SPECIAL CORNERS OR PARTS OF 
BUILDINGS. BUn.DINGS CUT BACK AT CORNERS PROVIDE POSITIVE OPEN SPACE. 

5. COMMERCIAL BUILDING CtiARACTER: BUILDING CHARACTER INSPIRED BY COASTAL CANNERY 
ARCHITECTURE. PARnCULARLY MATERIALS AND GABLED AND SHED ROOF FORMS. lllANKARE.AS OF 
WALL MAY BE USED AS LOCATIONS FOR MURAL SIGNAGE. 

e. RESIDENTIAL 8UilDIMG CHARACTER: BUILDINGS ALONG SPRUCE STREET ARE SMALLER IN SCALE 
AND INCORPORATE COASTAL ELEMENTS. VARIED ROOF FORMS EMPHASIZE INDMDUAL UNITS. 
FRONT PORCHES FOSTER COMIAJNITY CCINNEcnoNS 

7. GROUND FLOOR COMMERCIAL WINDOWS: LARGE STOREFRONT WINDOWS ENGAGE LIFE ON THE 
STREET. RIGID CANOPY, AWNINGS OR SUN SHADES PROVIDE COVER AND ARnCULATE FACADES. 

1. ABOVE GROUND LEVEl WINOOWI: RESIDENnAL AND OFFICE WINDOWS CREATE TRAOITlONAI. 
WINDOW PATTERNS (NOT HORIZONTAL BANDS). SIZES AND RHYTliMS VARY TO PROVIDE VISUAL 
INTEREST. 
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1. EJCT£RJOR 8Uil01NO MATaiiALS: EXAMPLES OF SIDING MATERIALS: BOARD & BATTEN, CEDAR 
SHINGLES. METAL SIDING, t.CASONRY, STUCCO, AND CONCRETE ACCENTS. EXAMF't.ES Of ROOFING 
MATERIALS; METAL, COMPOSITION SHINGLE, SINGLE-PLY ON LOW SlOPE ROOFS NOT VISIBLE FRON 
STREET. 

Exhibit File Number 

COLORS: COMt.IERCIALSUILOINGS SHALL TEND TOWARD THE MONOCHROMATIC TO EMPHASIZE 1liE 
BUILDING FORM AND SHAPE. ACCENT COLORS MAY VARY, SOME BEING SATURATED IN SELECT 
PLACES. RESIDENTIAL BUILDINGS SHALl TEND TOWARD NATURAL TONES WITH DETAIL FEATURES OF 
MORE SA lURA nED COLORS. 
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EROSION AND SEDIMENT CONTROL PLANS 
DEQ STANDARD EROSION AND SEDIMENT 
CONTROL PLAN ORA WING NOTES 
1. HOt.D A PR£- CONS1RUC110N IIE:.tllNG Of PRo.ECT COHSlRUCl10N PERSONNEl. THAT 

llla.IJOES lHE INSPECTOR ro DISCUSS EROSION AND SEDIIIOIT COHlROL I.C£ASURES 
AND COOS1RUC11011 I.JWfTS. (SOifDULE A.8.C.I.(3)) 

2. AU. INSPEC11011S WUST 8( ~jADE IN ACCOROANCE 1111111 OEO 1200- C PERNIT 
REOVIREioiENTs. 

.1. INSPEC110N LOOS WST BE KEPT IN ACCORDANCE IIIlTH DEO'S 120D-C PERWIT 
REOUIIIEW£NTS. 

4. RETAIN A COPY Of lliE ESCP ANO AU. RE\o1SIONS ON SITE AHO lol.ll(£ IT AVA1t.ABLE 
ON RECU£ST TO 0£Q. AGENT, OR TilE LOCAL IIUNICIPAI.JTY. OO~INC IHAC11VE 
PERIODS Of GREATER THAN SEVEN (7) CONSECVTIVE CALENDAR DAYS. Rt'TAIN !liE 
ESCP AT THE CONS1RUCl10H SITE OR AT ANDIIIER LOCAllON. (SCHEOULE B.2.A) 

AU. PERIIIT lltGISlRANTS UUST NPLEUENT 1HE ESCP. FAIUJRE TO tloiPLEUENT ANY 
Of THE CONTJWL UEASUR£S OR PRAC11CES OESCRIBED 1H 1HE ESCP IS A 'I10lA liON 
Of THE PERIIJT. (SCHEOOLE A 8.A) 

8. THE ESCP .. EASURES SHO'Mol ON 'IHIS PLAN ARE IIINt.IUII R£0UIREJ,IENTS FOR 
ANl1C!PATED SITE CONOITlONS. OURINC THE CONS1RUC110N PERIOD, UPCRAOE THESE 
IIEASURES AS Ha:DEll TO COIIPI.Y ¥11TH AI..L APPUCAIII..E LOCAL. STAlE, AND 
FEDERAl EROSION AND S£DIUENT CONlROL RECUl.AllONS. (SCH!llUI.£ A.8.CJI.(1XC)) 

7. SUBUISSION Of AU. EsCP RE\o1SIONS IS NOT REQUIR[]). SUBIIITTAL Of THE ESCP 
RC\ISIONS IS DillY UHCER SP£QFIC CONOil10NS. sumi!T AU. NECESSARY RE'11SION 
TO DEO OR AGOIT. (SCHEDULE A.12.C.III) 

8. PHASE CLEARING AND GRADING TO THE WAXIIoiUI.I EXTENT PRACl1CAL ltl PREVENT 
ElCPOSED INACTIVE AIIEAS fliOII 9ECOUINC A SOURCE Of EROSION. (SCHEDULE A 
a.c.•.(1Xo)) 

V. IDENWY, IIAAK, AIIO PROTECT (BY F'ENCIHG OfF OR OiliER IIENIS) ClllllCAL 
RiPARIAN AREAS ANO VEGETA110N IIICLUOIHG IIIPORTANT TREES A/10 ASSOCIATED 
R0011N<l ZONES, AND VEGETAl10N AREAS ltl 8E PRESERVED. IOENllN VEOETA'IlVE 
8UfiTII lOH£S ll£'nEN !liE SITE AND SENSI'IlVE AAEAS (E.G., IIIEllANDS), AND 
OTHER AAEAS TO BE PRESDI'.'ED, ESP£C!AU. Y IN PERIIIETER AAEAS. {SCHEDULE 
A.8.C.I.(1) a: (2)) 

10. PRESERVE ElOSllNG VEGETAllON v.tiEN PRAC'Ilc.AL A/10 RE-VEGETAlE OPEN AREAS. 
RE-VECETATE OPEN ARLAS MIEN PRACl1CABLE SEFORE ANO AFTER CRADING OR 
CONSTRUCTION. IO£Hl1FY 1HE TYPE Of' VECETAl1\'E SEED IIIX USED. {SCHEDULE 
A.7.8.HI(1) AHO A.7ANI(3)) 

11. EROSION AND SED\IIENT CONlRa. MEASURES IIICLUDIHG PERIIolt'TDl SEDiliENT 
CONlROL IIUST BE IN PI.ACE BEFORE VEGETA liON IS DISTURBED A/10 ~UST REIIAIH 
IN PLACC A/10 BE WAIHTAINED. REPAIRED, AND PROWPTL Y IMPI.EIIE;NlEO FOLL0'111NG 
PROCEDURES ESTABUSHED fOR 1HE OURAliON Of CONSlRUCllON, INCUJOINO 
PR01EC110N fOR AC11VE STORII DRAIN IIILETS AND CATCH BASINS ANO 
APPROPA!AlE NON-STORIIWATER POLLUl10N CONTROLS. {SCHEDULE A.7.0.1 ANO 
A.B. C) 

12. ESTABUSH CONCRETE TRUCK AND OTHER CONCRETE EOUIPMENT WASHOUT AAEAS 
BEFORE EI(GINNING CONCRETE WORI<. (SCHEDULE A.II.C.1.(6)) 

13. APptY TEIM'ORAR'I' AHO/OR PERUANENT SOIL STABIUZAl10N IIEASURES llojloi£DIA1ELY 
ON AU. OIS1\IR8ED AAEAS AS GRACING PROGRESSES AHD FOR AU. ROADWAYS 
INQJJOINO GRAVEL ROADWAY$. (SC!GULE A.8.C.A.(2)) 

14. ESTABUSH MATEIML AND WASTE STORACE AIIEAS. A/10 OTH!Jl HON- Slllf!ljWATER 
CONTROLS. (SCHfllUl.E A.8.CJ.(7)) 

1~ PRE\'ENT TRACKING Of SEDIIIENT ONTO PUBUC OR PRIVATE ROADS USING BliPS 
SUCH As. CRAWLD (OR PAVED) ElOTS IVIO PARKIIG AREAS, GRAVEL AU. UNPAVED 
ROADS lOCA TEO ONSITE, OR US[ AN EXIT T1R£ WMtt. THESE ~ 11\JST S£ IN 
PI.ACE PRIOR ltl LAND-DISTURBING AC'I1'11TIEs. (SCI1£DIJLE A 7.D.W.(1) AHO 
A.8.C.I(4)) 

16. WHEN TRUCKING SATURATED SOILS F'ROII THE SITE, DlHER USE WATER-TIGHT 
TRUCI<S OR ORAIH LOADS ON SITE. (SCHEDULE A.7.0 .1.(3)) 

17. USE BliPS TO PREVENT OR NNIIIZE STORIIWATER EXPOSURE ltl POLLUTANTS FROII 
SPILLS: VEHICLE AND EOIJIPIIENT FUEl.IHC, IIAIHTEHANC£. AND STORACE. OiliER 
ClEANING AIIO IIAINTEHANCE AC11'1111ES; AND WASTE HANOUNG ACl1'11l1ES. TH[SE 
POLWTANTS INCLUDE FUEL. lrnlRAUUC FUJII>, AND OiliER OILS FROII VEHICLES AND 
IIACHIHERY. AS liEU. AS DEBRIS. LEFTOVER PAINTS, SOLVENTS. A/10 CLUES F'ROII 
CONS1RUCTIOfol OPfRAllONs. (SCHEDU\.£ A.7.E.I.(2)) 

18. IIIPLEIIENT 1HE FOLLOVIING BljPS WHEN APPUCA8lE: YIRITTEN SPIU. PREVE11110N· 
ANO R£SPOIISE PROCEOORES, EIIPLO'rtE lRAINING ON SPIU. PREVENllON AND 
PROPER DISPOSAl PROCEDURES. SPIU. KITS IN AU. VEHICLES, R£0ULAR 
MAINTENANCE SCiiEOOLE FOR IIEHICLES AND IIACH1NERY . .. ATERIAI. OEUVERY AND 
STORACE CONlROLS. TRAINING AHO SIGNACE. »10 COVERED STORACE AREAS fOR 
WASTE AH0 SUPPLIES. (SCH A 7 LUI.) 

18. USE WATER, SOIL-BINOINO AGENT OR OTHER DUST CONTROL lEO.NIOU£ AS NEEDED 
TO AIICID \fmiO-III.OWH SOIL (SCHEDULE A 7.9.1) 

20. THE APPUCA110N RATE OF FERlli.JZERS USED TO RfESTABUSH VECETAllON liUST 
fOLLOW IIANUf'ACIURER'S RECOIINENOAl10NS ltl IIINIMIZ£ NUTRIENT R£i..EASES TO 
SURFACE WATERS. EXERQSE CAUTION lflllEN USINC: TJ.IE- RELEASE fERTIU2ERS 
·'MTHIN ANY WATERWAY RIPARIAN ZONE. (SCHEOOLE A.9.B.NI) 

21. If A STORIAWATER lREAlliiENT SYSlEII (FOR E:XAIIPL.E, ElLClRO..COACULAllON, 
FLOCCOLA110N, 1"1.1R~l10N, ETC.) fOR SEDIWENT OR 01HER POLLUTANT REIAOVAL IS 
EIIPLOYEO, SlJBI.iiT AN OPERA110N AND IIAINTENANCE PLAN (INCUJOIIIC Svsm.t 
SCH£11Al1C, lOCAl10H 0( SYSTDI, lDc.ATlON Of INILT, LOCA'noH OF DISCHARGE. 
DISCHAA« OISPERSION OCIM:E DESIGN, AND A SAUPUNG PUN AHO FREOUDICY) 
BEF'ORE OPERAllNG THE lREATI.C£NT SYSTDI. OBTAIN PLAN AI'PROVAL BEFORE 
OPERAT1HG THE lREATIIENT SYSTEW. OPERATE AND .. AINTAIH 1HE lREAlliiENT 
SYSTDI ACCORDING TO iojANUFACTURER'S SP£C1flCAl10NS (SCHtll\JLE A.Q.O) 

22. TDIPORAIIILY STABIUZt SOt.S '-T lHE END Of 1HE SHIFT BEFORE HOUOAYS AND 
IIEIXENOS, F WEEOED. 1HE REQSlRANT IS RESPONSIBlE FOR ENSlJRING THAT SOilS 
ARE STAIIl! DURIIIG RAIN EVENTS ,r. T AU. TliiES OF THE YEAR. (S0i£01Jt.£ A 7.8) 

23. AT THE END Of' EACH WORKDAY SOIL STOCKPIUS IIUST BE STABII.JZEO OR CO'o£RED. 
OR OiliER Bt.lf'S 11\JST BE IIM'LEioiENTEO ltl PREVE~T DISCHARGES TO SURf ACE 
WATERS OR CONVEYANCE SYSTEIAS LEADING TO SURFACE WATERS. (SCHEDULE A 
7.E.M.(2)) 

24. CONSTRVC110N ACn'llnES IIUST A\1010 OR WINIIAIZE EXCAV,r.110N AND CREATKlN Of 
BAR£ CROOND OURINC \lET WEATHER. (SCHEDULE A 7.~.1) 

25. SEDIWENT FENCE: REMOVE TRAPPED SEOIIIENT BEfORE 11 REACHES ONE THIRD OF 
THE ABOVE CROUNO F'ENCE HEJCHT .o\110 BEFORE f{NCE REIIOVAL (SCHEDULE 
A.9.C.I) 

1HE PEIIMITTEI: IS IIEQUIRED TO MEET AU. lHE COODI110NS Of THE 1200C PEIIIIIT. THIS ESCP AND GENERAL COI'IltllONS HAVE BEEN DEVELOPED TO FACIUTATE COI.IPU~CE 
YI!TH THE 1200C PEIIMIT REQUIREMEHTS. IN CASES Of OISCREP~CIES OR OI.IISSIONS, THE 12DOC PEIIMIT REQU\IIEMENTS SUPERCEDE REQUIREMENTS Of THIS PLAN 

MARCH 2013 

26. ~~SED~EN~~fsR~;n~s~c:;~sc::::;sJ~~~O~O ~:~ET :...~~~VAL 
(SCHEOVLE U.CJI) 

27. CATO. BASINS, Cl.EAN BEFORE Rt'TENnON CAIPAOTY HAS BEEN REDUCED BY Flf1Y 
PERCENT. S1:0114ENT BASINS ANO SI:DIIIENT TRAPS: REWOVE lRAPPED S1:0114ENTS 
BEFORE DESIGN CAIPAC!TY HAS BEEN REDUCED BY Flf1Y PERCENT ~NO AT 
COIIPLEllON OF PRD.£CT. (SCIIfDUL£ A.Q.C.~I a: IV) 

28. ~~~~~ 24 HOURS, SIGNif'ICANT SEDIWENT THAT HAS LEFT THE CONSlRUCTION SITE, 
IIUST BE: REIIEDIATED. INVESl1CATE THE CAUSE OF 1HE SEDWENT ~ASE AND 
~~~?~.£WENT STEPS TO PREVENT A RECURRENCE Of' THE OISCHARCE VIITHIN THE s.AWE 
2~ HOURS. A/11' IN- SlREAiol CLEAN UP Of SEDIWENT SHAll. 8E PERFORIIEO 
ACCORDING TO THE OREGON 01'1151011 OF' STAlE LANDS REQUIRED l1i.C£FRAI.j[. 
(SCHEDULE A.V.B.I) 

2V. THE INTEHllONAI. WASHIIIC Of' SIEDit.4EHT INTO STORioj SE'IKRS OR DRAINAGE WAYS 
MUST NOT OCCUR. VACUIJWINC OR DRY SWEEPING AND IIATEA!AL PICKUP 11\JST 6£ 
USED TO Cl!:AHUP RELEASED SEDIMENTS. (SO£DULE A.V.BJI) 

30. THE £N11R£ SITE WUST BE TEWPORARtLY STABIUZED USINC: VECETAnON OR A HE~VY 
WULO. LAYER, TEIIPORARY SEEDING, OR OTHER I.C£THOD SHOULD AU. CONSlRtJCnON 
ACTI'IITlES CEASE fOR 30 OAYS OR WORE. (SCHEOUI.E A.7.F.I) 

31. PROVIDE TEIII'ORARY STA81UZATKlN FOR THAT PQRllON Of THE SITE YIHERE 
CONS1RUC1lON ACTI'I1TIES CEASE fOil 14 DAYS OR WORE IWTH A COVERING Of 
BLOWN STRAW AND A TACKifiER. LOOSE SlRAW, OR AN ADEQUATE COVERING Of 
COli POST IIULCH UNlll WORI< RESUIIES ON lHA T POR110N Of THE SITE. (SCHEDULE 
A.7.F.H) 

32. PR0'110E P£RMANENT EROSION CONlROL IIEASUI£S ON AU. EXP0Sm NIUS. DO 
NOT REWOVE TEioiPORARY SEDIIIENT CONTROL PRAC11CES UNT't. PERIIANE!lT 
VECETAliON OR OiliER COVER Of EXPOSED AREAS IS ESTABLISHED. HO'IIEVDI, DO 
REMOVE A1..L TIEJ,jj>ORARY EROSION CONlROL WEASURES AS EXPOSED AREAS BECOU£ 
STAilii.JZEO. UNLESS DOIIIC SO CONFI.JCTS 1111111 lDc.AI. REOUIREUENTS. PROPERLY 
DISPOSE OF COHSTRUC110N MATERIALS AND WASTE. INCLUDING SEDIMENT RETAINED 
BY lEIIPORAAY SUPS. (SCHEDULE A. 7.8.111(2) AND A.8.CJII) 

BMP MATRIX 
FOR CONSTRUCTION PHASES 
REFER TO DEQ GUIDANCE WANUAL fOR A COIIPREHENSIVE UST or AVAILABLE BliP'S 

CLEARING WASS U1lUTY FINAL 
GRADING INSTAI.LA110N STAillUZA110N 

EROSION PREVEN110N 

CROUNO COVER X 

PlASllC SHEEnNG 

OUST CONlROL X X X X 
T£1jp,/PERJ,I, sa!)jNC: X X 

SEDIWENT CONTRa. 

<I'I>IUnHI'I'N~I-UF'm1\ X X l( X 

!>TRAW WATll£S l( X X l( 

lt.LfT PROTECllON X X X X 
S>'llWFNT lRAP 

RUN Of'F CONlROL 
CONS1RUC110N ENlRANCE X X I X I X 

PIPE SLOPE DRAIN I I 
OUTUET PROTECl10N I T T X 

POLLUliON PRE\'EH1ION 

PROPER SIGNAGE X X X X 
HAZ WASTE ~GilT X l( X X 
SPIU. KIT ON-SITE X X X X 
CONCRETE WASHOUT AREA X X X X 

OTHER 

¥lET WEA lHER X X I X X 
0£- WAlERIHC 

RATKlNAI.E STAlEIIENT 

A COIIPREHENSI'o£ UST Of AVAILAillE BEST WANACEIIENT PRAC11CES (BliP) OP110NS BASED OH 

DEC'S 120D-C PERWIT APPUCAllON AND ESCP GUIDANCE OOCUIIENT HAS BEEN RE"'EYIEO TO 

COIIPLETE THIS EROSION AKJ SEDIMENT CONlROL PLAN. SOliE Of 1HE ABOVE USTm BWPS 

VIER£ NOT O.OSEN ll£CAUSE THEY 1101£ OETERWINED TO NOT EFFEC11VEl Y MANAGE EROSION 

PR£\IEHl10N AND SEDIMENT CONlROL FOR THIS PRD.£CT BASED ON SPEQFIC SITE COHDI1\0NS, 
IIICl.UOING SOILS CONOil10NS, TOPOGRAPHIC CONSTRAINTS, ACCESSIBIJTY TO THE SITE. AND 
OTHER RELATED COHOI11011S. AS THE PROJECT PROORESSES AIIO THERE IS A NEED TO 

RE'I1SE THE ESCP, AN ACllON PlAN WIU. BE SUBWITlEO. 

INITIAL 

ATTENTION EXCAVATORS 
OREGON LAW REQUIRES YOU ltl FOLLOW RULES ADOPTED BY !liE OREGON Ulli.JTY N011f\CA 110N 
CENTER. THOSE RULES ARE SIET FORTH IN OAR 952- 001-0D10 THROUGH OAR VS2-001 - 0090. YOU 
loiAY OBTAIN COP1ES Of THES£ RULES FROII TH£ CENTER BY CALUHC 503- 232-1897. If YOO HAVE 
ANY OUEsnONS ABOUT !liE RULES, YOU WAY CONTACT THE CENTER. YOU WST NOTFY THE CENTER 
AT LEAST l.:J BUSINESS DAYS. BEJ'ORE COIAIENQNC AN EXCAVA110N. CALL !103-2~-1569Q, 

GENERAL NOTES 
1. THESE OOCU~ENTS 1101£ PREPARED SOULY FOR THE USE Of EROSION 

CONlROL ON THE CANNERY STA110N PRO.ECT. 

2. !liE EXIS11NG AND PROPOSED CONTOURS SHOWN ARE FOR REFERENCE ONLY 
AND MAY NOT ACCURATELY R£FLECT THE FIElD CONOillONS. 

.1. ANY ITEII HOlED 8Y OTHERS IS OEP1CTEO ON A SEPARATE SET Of 
CONSTRUC110N OOCUtofENTS NOT PREPARED BY l(pff' CONSULl1HG EHGINEERS, 
INC. 

4. THE CONTRACTOR IIAY ALTER THE LOCAl10N ANO 'M'E Of EROSION CONTROL 
MEASURES SHO'IItl BASED ON f1ELD CONDITIONS IIIlTH APPROVAL BY THE QTY 
Of FI.ORENCE. 

DEVELOPER 
HAllE: ARUE 'r COIIPAHY 

CONTACT: TERESA BISHOW 
ADORESS: 2911 TENNYSON A\'OIU£, SUITE iOO 

WCEII(. OR V74011 

PHONE: (:141) 34-4-~00 
E- WAIL: t .... .,ue.com 

ENGINEERING I SURVEYING FIRM 
WOBBE 'r ASSOCIATES. INC. 
CONTACT: EUGENE WOOilE 
~10 KIIIG'IIIOOO ST 
P.O. BOX 3093 
fi.OR£NCE. OR 97-439 
PHONE: :S.I-997- 8411 

FLOOD NOTE 
THE RIGHT-Of- WAY fOR 1JTH AVE. IS 'MTHIN F\.000 ZONE AE, WHICH IS AN 
A11EA Of THE 10D-YEAR F\.000, PER FEIIA FI.OOO ZONE NAP 41039C1137 f 
THE REIIAIHDER Of THE SITE IS <ltJTSIOE or THE FlOOO ZONE. AU. THE AREAS 
DISTURBED 8Y THIS PROJECT ARE ABOVE THE BASE F\.000 ElEVAllON. 

ABBREVIATIONS 
BWP BEST MANACEIIENT PRAC11CES 
OEQ DEPARlliiENT r17 EN'I1RONIIENTAL QUAUTY 

FOR lHE STATE Of OREGON 
ESC EROSION AND SEOIIIENT CONTROL 
ESCP EROSION ANO SEDWENT CONlROL PLAN 
EXIST. EXIS11NG 

EX!S]NG SIT£ COHQITIONS 

NA 1\JIAl. NV. 

DE;fLOPEp CONDIDQNS 

aJI8IERQAl. 9J801>1SIOW 

NAlUI!E Of CQNSTRUCD()j ACDV!!X AND ESTIMATED DME TAB! f 
PHASE ~ 

a.EARm (6/13-7/13) 

WAS$ GI!Atl~ (6/13-1/13) 

ROAD C<IIISTRUCllON (7/1+-i/!4) 

flNAI. STNlllllA110N (8/1+-10/lt) 

TOTAL SIT£ AREA • TOTAL OISlURBEO AREA • 
735,038 SF • 16.87 At:m:S 

SITE SOIL !1,ASSlf!CADOH· 

131C/131E - WAlDPORT fiNE SAND (TYPE A) 
29 - YAQUINA lOAII'r' fiNE SAND (TYPE 0) 

RECBV!NG WA1fR BOO![S· 

WNSELCil!D( 
PAC1F1C OCEAN 

APPROVED 
Clly of floNIICe 

Community Development 
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NORTH 

• 
PERMITEE'S SITE INSPECTOR 

HAlo!£: 
COIIPANY/AC04Cf'. 

PHotE 
FAX: 

E-I.IAII.J 
DESCRIPTION Of EXPERIENCE: 

INSPECTION FREQUENCY 

SITE CONDI110N 

1 AC11VE PERIDO 

2. PRIOR TO THE SITE BECOloiiHC 
IHAC11VE OR IN Nll1CPAl10N OF 
SITE INACCESSIBIUTY. 

3. INACnVE PER100S CREA TER THAN 
SEVEN {7) CONSECUl1VE 
CAlENDAR OAVS. 

4. PERIODS DURING WHIO. THE SITE 
IS IHACCESSIIII.E OUE TO 
INCLEUENT Ill( ATHER. 

WIN1WM FllrQUENCY 

OAIL Y 'llti£N STORWWA TER RUNOFf, 
INCLUDING RUNOFF FRO~ SNO'M4EL T, 
IS OCCtJRRIHC. 

ONCE TO ENSUR£ THAT EROSION AND 
SEDIWENT CDN1ROL WEASURES ARE 1H 
WORKING ORDER. ANY NECESSAAY 
WAIHTENANCE AND REPAIR WST BE 
WADE PR10R TO LEA'IING THE SITE. 

ONCE EVER'I' TWO (2) 'llm<S. 

If PRAC11CAL INSPEC110NS WST 
OCCUR OAIL Y AT A REt.EVANT AND 
ACCESSIBLE OISQIARCE POINT OR 
DO'IINSTREAII lOCA 11011. 

• AU. INSPECTIONS WST BE WADE Ill ACCOROANCE IWTH DEQ'S 1200-C POUT 
REOU1REIIENTs. 

• INSPECTION LOGS t.IIJST 8E KEPT IN ACCORDANCE IOITH OED'S 12DO-C P[RiojiT 
RCOUIREIAENT$. 

• O.ANCES TO !liE APPROVED ESC PLAN IIUST BE SUBMITTED TO OEQ IN !liE 
FORII Of AN ACTION PLAN. 

SHEET INDEX 
NO SHEET 
1 EC1 .0 
2 EC2.0 
J EC.l.O 

1111.£ 
COVER SHEET 
EROSION COHlROL PLAN 
EROSION CONTROL DETAILS 

2301 N.W. Thunn111 
Suil< K. 

Ponland, Oregoo 97210 

CVJIJ .,._.,_ ..... _ _, 
--,..,._ ... __ 

CANNERY STATION 

FLORENCE, OR 

fiNAl PUD • PHASE 1 

LOTS 1·8 

• 
AIIUE & COIJ/'NIY 
2t111'ENNYSON AVENUE 
surE ... 
E1JGC>E. OfiEGON 074011 

(541)...._,. 

....... .-.ocwn 

tG'WIJOOI • lVfDITM PUO 

JllltOJEC'ra JCn'mM -... -OEDC<Drr ""' .... ._ 
Drii.TL Qta'l'OU 

CANNERY 
STATION 

EC1.0 
EROSION CONTROL 

COVER SHEET 
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SPRUCE STREET 

I 

.. 

LEGEND 

ICINOR CONTOUR 
IIAJOR COHTOIJR 

TOP /BOTTON or POND 

SEDIIIEHT f!ljCE 

----

PROPOSED 

J ~ --

, ) 

ABBREVA TIONS 

rr 
HWY 
HP 
LP 
ST. 
TP 

fiNISH fi.OOR 
HIGHWAY 
HIGH POINT 
LOW POINT 
STREET 
TOP OF PA'<0.4ENT 

HWY 101 

- - ·- -. - __ 

-..: ·: .-- -- -

APPROVED 
Cllr of Flolwtce 

Community Development 

-- - -' 
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NORTH 

8 
SCALE 

~ 0 2~ w 

~--
1 INCH • 50 f"EET 

-.. 6 

100 
I 

JiDi ,.,.,....,_ ..... ._ .... -----....... _ 

CANNERY STATION 

FLORENCE, OR 

FINAL PUD • PHASE 1 
lOTS 1 · 6 

• ar1ie8cornpany 

::tr ,.M.o::,~:VENUE 
~~OREGON 91408 , .. ,,_,..., 
WfNI.-rte.an 

tQ'No20Dt • TlH1'ATM"-

G.Vt112012 • """-P\0 I"HAK I 

EC2.0 
EROSION CONTROL 

PLAN 

2 - 3 
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NO'ItS: 

Q.OF 
SWAI.E OR 

Oln:H 

~I 

1. STAKING Of BAGS REOUIREO USI~G (2) 1' x 2' 11000 STAKES 
OR APPROVED EQUAl. PER BAG. 

2. 0111\'E STAK£S WINWUW 12' liTO GROUND SURfACE. 

BIO-BAG CHECK DAMS 
ftt.s. 

6' loiAX. 

S!QE VIEW fRONT VIEW 

NOTES: 

1. INSTAU.AnON SHAU. Fllti.DW Tll£ loiANUfACTUR£R'S 
R£COiolloiENDA nONS. 

2. AlTER fABRIC - USE loll!lllorulol Of 38' VoiOE ROUS. 

SEDIMENT FENCE 

1l< GRADE 
~(loiiN.) 

Rt.s: 

~ 
I . CONTRACTOR SliAI.L PR0\10£ SUioiP PUMP, ABO\£ GROUND PIPE, AN0 l.AACE !lZ£ ORifiCE !lPRtjKlER TO 

SPREAD 0\'ER EXJsnNG VEGETAnON. SOBioiiT ll(StGNATtD SPRINJ<l.£!1 AREA TO ENGINEER fOR APPROVAL. 

2. CONTRACTOR TO WAINTAIN 'MiEEI.WASii OAJL Y BY REioi0\1\NO ACCUWIII.ATEO SEOOIDH AND SIDIIIDH 
UoDEN WATER fROM WHEEL WASii ¥oH£N ACCUMUlAnON REACNES :!OX Of VOUJ14E. TliEN FlU. 'lllllf 
WATER TO ljAtjTAIN 12' Of WATER IH ~EELWAS!i AT AU nt.IES 

J . CONTRACTOR RE!lPONSIIll£ fOR ENSURING PROIPER PERfORa;ANC[ Of TNIS ESc IIEASURE INCI.UOING 
ORAINAGE TO ANO AWAY fROM WEASURE.. 

4. CONTR._CTOR TO REPAIR ... loiEOIATELY ANY PROBI.DIS PR£\'ENnNC PROPER P£Rf'()Rij ANCE Of THIS ESC 
IIEASURE OR ITS lii'STREAW/ ~STREAW COIM:YANCE STRIJC1\!RES. 

5. SIDI IoiENT REIIOVEO SHALL BE DISPOSED Of ON-SITE IN SOIL STOCl<PILE AREA fOR RE- USE OR Off-SITE 
TO A OTY APPROVID DISPOS"L fACIUTY. 

@ TEMPORARYN.T~HEEL WASH 

CATQI 8.15111 

t:JSElU SACK 
FRONT VEW 

NOTES. 

INSEltT $ACK 
SIDE VEW 

1. INSTALL Fl. TER fAIIRJC 1Hl£T PROTECnON ON ALL 
NEW INLETS CONSTRUCTED ON I'IIO.£CT. 

INLET PROTECTION 
t<.T.S: 

PRO\'IOE 18' X 24' 51CN 

WRAP STRAW B"LES .. TH 
4 llll BlACK \1\SQUEEN. 

ANCHOR \1\SQUEEN 
'IIITH SOIL BERM, 

PRO',lOE 6 SlRAW 
B"LES TO !jAKE 
SQUARE CONTAINMENT 
AREA. 

1. INSTALL A CONCRETE WAS!i OUT, CONSlRUC1ED 'IIITli STRAW BAlES. 
UHED ""TH PtASnC, AHO A ',lSIBL£ SIGN STAnNC. 'OESICHATEO 
CONCRETE WAS!i AREA.' LOCATE THE WAS!i OUT IN A PlACE llfAT WILL 
BE ACCESSI8L.E TO CONCRETE lRVCKS SIZE TO 1lfE ~CT. 

CONCRETE WASH AREA DET All 
FI.T.s. 

CONSTRUCTION ENTRANCE 
N.T.s. 

APPROVED 
Ctty of Florence 

Colnmunlty Development 
Department 
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ARCHITECT 
2301 N.W. Thunnan 

Suite K 
Portland, Q,.gon 97210 

liiJjJ ...__ ..... _ _ .. ---,_ 
FM64 ....... 

CANNERY STAOON 

FLORENCE, OR 

FINAL PUO • PHASE 1 
LOTS 1·8 

• arMtflcotnP*'Y 

ARL IE l COWPAHY 
2ll11 TENHVSONAVEHUE 
stJITE,jOI) 
EUGENE, OREGON 81.401 

(541)S4+5500 

WHWAiio.OOft'l -

I'ROJ£CT ,, ltllf/lf .co 
DM~.r AMF 
~CKEDaY: MK ...,,._. 
04~ Wt.-»tt 

CANNERY 
STATION --

EC3.0 
EROSION CONTROL 

DETAILS 

3 ~ 3 
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GOASTAI..l-"'..ANP VI:6ETATION ·DOMINANT plj,NT 5PEiC1E!!> 
I...ISTEP~ 

'Tf!EES 
Pinus GOntoru (SIIor"e Pine) 
P$eudot~ menzle&ll t'Dougl~ FlrJ 

UNOBtSTOFf.Y 
ArGto6t:llf'll,jl06 GOU!tll- (Hall",! Mai'WI11taJ 
6lllltherla tNIIIon C5elaiJ 
M\lr~ ~IPorniGa (Pac:.IPIG 1"111>< Myrtle) 
Po~tlc:.hum munltum (!wOrd !"em) 
Rhododendron mac:.rophyllum (Goalltal Rhododendron) 
vau.unJum ~ <evergreen HUGI<Ieberl",,) 

HIGHrtAY 101 

lo'ETl.NID VE6ETATION ·DOMINANT PLANT 5Pf!GIE!51.JSTED 
BEL.0r<1 (DATA IS B.A6ED ON~ DEl..INE'ATION flta"OFf.T, 
OC.Toei!R :20015Y ~MJ:NTAL. SOl.IITIONS. U..C.J 
1B!:!!S 

AI~"~U& rubra (Red Alder) 
Malu& fU6Ga (Pac;lf~ Grab Apple) 
Plnu& GOntorta (Shore Pine} · 
f>alb< epeG-Iee ~lklwJ 

IJNDEftSTOFf.Y 

APPROVED 
CllJoiAoc ... 

Cammunlty Dewlopment 

33 ........ ~lz.FPuDDI 
File Number 

NO'T'ES: 
1. GO..a.5T-'I.. ~AAJ: FOUHD ll!ROU6HOVT" THE 

HI6Heot ~Of' n41!!flm! l'll1ll ~ ~IH6 ~ 
Z1!1CO TO T!:N ~ ~ 1000 5<:1. P'IZ'f, LOI"'!R ~ 
I>NP~ ~M051l.Y PEYOIPOF ~-

:2. UMIT5 Of' VE6e'I'AT10N TO ~AN NU:.I"ENDI'46 ~ 
OF EN61Ha:R'5 6fC.ODtH6 l'l.HI. 

EXISTING VEGETATION PLAN 

01026 !50 100 EB 
NORTH 

Rowdl Brokaw 
\rdtii<-M> 

....,...,._~'-'· 
Olltf.IM ..... .IW)It --Mt!H114U·WII· 

l•i5(11~7Mt --
DOUGHERTY 
LANDSCAPE 
ARCHITECTS .... __ 

----W401 
p 541.1183.5803 
F 541.883.8183 

CANNERY STATION 

FLORENCE. OR 

FINAL PUD ·PHASE 1 
LOTBt.e 

• ome/ll:omoany 

-IE&OOIIPAHY 
281111Mm10N AVEJIUE 
eurr£400 
BJOEJtE, OREQON ., .. 

(MI) M4-a!DO ---

CANNERY 
STATION -
LA-1 
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I 
I 

I 
I 
I 

I 
I 
I 

I 
I 
I 

,-----------
1 

I 

I 
I 

I 

I 
I 
I 

I 
I 

I 

l_ ----------------------
.... ~-----

APPROVED 
Clay of Florence 

Community Development 

o.pafG?tz FPubol 
File Number 

r-:"1 
~ 

D EX6T1N~ VE6ETAT1ClN TO IU:MI'IIN 
TO~ P"~l£ - ..et!_,....,._., 
P'Oil ~ I'I.JIHT~ 

1. SEE 5t!EET lA-5 FOR f'I..NIT USTS THAT~ TO 
~Nev.!>~. 

::1. HI6H ~y ~ATlONI'IIJ..BI! ~~ 
f'(EaJIRW TO~ f'I..NIT ESTH!LJ5HMENT AND ON601H6 
f'I..NIT ~TH. HEmlER lfllllli6Al1ClN NOR ~rep 
~N6 IS TO~ IH ~Of EX6~ ve&ErATlON 
~AllON. 

LANDSCAPE MASTER PLAN 

rlJl I I 
0 10 25 150 tOO 

SCALE: t'•!IO'..C)" NOimi 

Rowell Brokuw 
\ rrhitN·t .. 

...... ._......,.,,L 
Otot!IIM~ttt ----.&SnJ.,.IIOt 

'""tul} IIS-BW -- -

DOUGH IItTY 
LANDSCAPE 
ARCHITICTS 

p 541.883.5803 

F 541.883.8183 

CANNERY STAnON 

FLORENCE. OR 

FINAL PUO • PHASE 1 
LOTS 1 ·0 

• arlleScomp• ny 

ARliE' ~Nf'( 
:att~A"ie~UE 
aurruoo 
EU019E.. CR!OOH 11401 

~~~~ -----

CANNERY 
STATION -
LA-2 
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,...._, N.M' Glrc!Ntuft ,........., 
i>eMnbnlft....S ... -,........, I c:rprn. twa ~eotiGIIU' ,........., l'reclnuo ... ..- '...LnllnGor' ,........., ,,...!nut __ 

,...._, --k:a ,........, l'nruo oemAIU-,........, ,..,._._,... ,......,., Tll!a OOI'd4U ~rw' _..,., 
U*"""-._,.U'6r'NI"'V~ 

5'DL.. -Ia ~ -..rd 6oucllor' 
!10' OJ:. -111 -I'QII'Gr-.l"'lWJf/ 
IJ'O"'- c:c..othuo tl>,l,..lllonlo 
!I' D"'- cem. ... -
,.01. c:omuo -l<aa '!'liM,_. 
"'0£. Cc>mlo .. - ~~-
!tO"'O.&.. ~w,..._._ 

':1-ti'O£. ["""""'"""" . .... 0&. -._uo 
4 ' 0.t.. ~--~ s-...-o" -~-4 ' 0.C.., --~oe. <lelii!Mrla-
4' o.c.. Ia 
4; 0~. -"'""'-,.., .... --&k>nl &'04. 

- 'I'IIU¥JI"\\rppe' 6'o.c.. Ht>lo<4»141'-
'10£, I -lc:ll Gallf<>mloa 
4'0.&.. ,....,.,. ~row,_. 'OUo ~ 
4 ' 0S.. ,,_,..tDbr. 
!1'0~ -·--, .. OJ:. ----'or.. ..--~Gfteer' 
!lor.. 

__ ..,.,.....,....,.. 
!5' 0i:.. --...-.... ,.,.. 
4-' 0.t.. IU!Ododondnln *WliMI' 
''0£. IU!Ododondrvn 'U>dor'l i't1ltG" 
&'OL. IIU'Iod=:d~~Un 

4'0.£.. ,_,..,.,.,. ... 
4'0&.. 

-""'~ 4'0L. --4'0.£.. va::c;--!To~ .,.,.,__, 
4'.,.•o.c.. .,.,.,_ tiMI '!!p'lng l!lo.op!t' 

,..04 ---.......... , :w•o.c.. .. .-~a ..... Wc~lo 
ao-o.£. ao:Adlorll ~ 
;).4• 0.&. ....-... •"'""'-"' 
scro~. &tal -· 'eprfl'o><lod ....... 
!0'" O.G. 

eriGa doriouor'alo """""" 
!10'01:. .....ut~oro l<orl l'orcttar' 
.... 0£. "-"""' ........ 
16"0&.. ,.._.ra.,._w 
2-(• 0,£. ... llilbot'W t:lf'r.utla 
a4•o, 

llol~--~·o, -~-170r'O' 

t&"o.L. -rot.<offnojrl<a-
SO' OJ:. ~--lll'ollo 
:14. 0.£.. ..___.,_tll'ollo-
.o·o.4. 

urtcoo. """"'" ocr or.. ~ .. , .... 
SO'oJ:. .. ~ ...... lo ._,_. 

!10"'0£. 

,_ 
10~ 04. -lalllltllda 
1&"01- ,.._"""'""'Ida '&norold Gorpet' 

VII-.~_ 
__ ....,.. 
"""""'""-~--------.. .. a..rna ..,..,.._,._. 
l~roL-
C5neftV .. U~ 

- 6c>UCJiu 6k>MII .ol>clla 
~-_,.,. 

--~ 
--~ -14~ 
~-~ ---· ,._"""""" 

·~---~ t>M1' bUIIOnla ---Sld-IUI'...S-
.--Hvdrweea 

~·6lorll-
1-l'llrplotiObo 

- of I!Nr'OII -1'111<-otto L&A.t<on !:'Niflll ~rei 
T- l'ftiDoooN!I -l<n*"·-IIUI~tttcd:tStlldl"" 

........_"-_ """'--____ ,_""" 
IUiilokllall-""" 
I..Dder'l l'lllte-
.:o.tiOJiododorldron 
,._.,. JllloQodlftdron 

IOiica>f!Ohodod--T-~" WU<~<-... 
o-.4d,_,... 
I~ e.:.ucpt -.....,. 

-lmlc.k 
.-t-lk-10 , ___ 
-l"''nk--o.todit.oron-.--
-~ed-
_,_ 
--"" ..-...----..... 17 Or'O r:IIU"' -----~ ~~lohl.-.dor 

1110-UiiTirl 
~~ 

-~~~~-
, __ ----

6'111.. 
:rut 
7ul. 
2 ' ul. 
2 ' ul. 
7UI. 
I.'I!J"ul. 
1.'15'ul, 

ll:'ul. 
Z'ul . 

6'111.. 
tJ hl. 
tJIIt.. 
&' hi.. 

, Gal. 

'""'· 1141111. ..... 
!10' ht. 
II dill 
, gal. 

,QOI, 

soo 
5<!< 

'"' '"'· , .. , 
, <~"~· 

, -· , .. 
SGIII. 
, gal, 

't-,..,, 
"""'· ·-· ·-· SQOI. 
5 .... ...... ,..,, 
, .... 
&'lit. 
5 Qll, ·-· :M'I!t. , .... 
ea 
!I Gil. 

"""· I ... 
141111. 
2 Gal. 
I gal. 

I gal, 

141111. 
141111. 
I Gil. 
Iiiii. 
Iiiii. 
I gal, 

I gal, 

141111. 
ICIOI. 
I <Ill. 

!I gal. 

I gal. 

lOll 
11101. 
lao!. 

ft4f...tam ee 
~. lull 
w.&olllno,M 
INW>fna.MI 
l\&r;lllna,rutl 
-.:.hlra.rull 

·--·""' mllldtlng, run 
mllldtlng, lUll 
mllldtlnQ, fUII 

.... 
. .... 
, IIlii 
,1\111 

IOI&<IIIna.lllll 
mllldtlna.P.lll 
mllldtlna. IIIII 
Mad!IIIG.IIIll 
Madllna. f\oll 
Madl!ng,f\oll 
.....,..,,filii 
IOI&<IIInQ, f\oll 
IOI&<IIIna, M 
IOI&<IIInQ,f\oll 
..U.Ina.IIAI 
III&<JIIno,IUI! 
INW!IIvl, f\oll 
mllldtln(, l'llll 
miiWtlnQ.IUII 
l!llltdllna, IUII 
l!llltdllnQ, f\oll 
Nt<:hlno, f\oll 
INldllno. l'llll 
Madllno. l'llll 
Ntdllno.IIAI 
...... lnQ.MI 
N&<)olnQ, M I 
...W.InQ,NI 

.. .-mlno. ""' 
lllll<dllna. fUll 
Nt<:hlno. IUII 
...W.InQ,IUII 
INII.dllnQ, IIIII 
NtdllnQ,I'\III 
INWIIncl.lllll 
Ntdllno.lllll 
Ntdllna.rutl 
Ntdllno. l"uul 
l!llltdllnQ,IUII 
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