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AGENDA ITEM SUMMARY / STAFF REPORT ITEM NO: 4 
FLORENCE PLANNING COMMISSION Meeting Date: October 24, 2023 
    
 

ITEM TITLE: PC 23 21 EAP 05 - Cannery Station Phase 1 Transitional Cottages, Lots 
3 & 4 Extension 

 

OVERVIEW:  
 
Application: A request for extension to AR 21 20 DR 03, a September 15, 2022 approval of an 
administrative design review for transitional cottages on Lots 3 & 4 of the Cannery Station Phase 1 
PUD. The overall development proposal for Phase 1 included a mixed-use development consisting 
of a 64-Bed Assisted Living Facility, 10 single-story Transitional Cottage Units, a 42-Unit three-story 
apartment building and two single-story commercial structures. This extension request was applied 
for by Chuck McGlade and representative Peter Englander on behalf of Cannery Station 
Development LLC. The PUD is located east of Highway 101 across from Fred Meyer, west of 
Florentine Estates, north of the Community Baptist Church, and south of Munsel Lake Road and 
shown on Map #. 18-12-14-20, Tax Lot 00700. 
 
The subject transitional cottages are strongly tied to an overarching PUD and its tentative subdivision 
plan. During a July 2023 Planning Commission hearing, the applicant demonstrated special existing 
circumstances that warranted the extension of the tentative plan including substantial increases in 
interest rates, tightening of commercial lending standards, and the relationship between the public 
improvement and construction costs for the assisted living facility. Likewise, development for the 
transitional cottages is directly tied to future installation of streets, sidewalks, stormwater, 
landscaping and utilities for Phase 1, and the filing of the Final Plat. The applicant projects in Exhibit 
C that financial obstacles will be overcome within the next 90 days. In the meantime, no area 
rezoning nor material land use changes have occurred that would negatively impact the 
development.  There is a subdivision application for Spruce St. to the north that will affect traffic 
counts at the intersection of Hwy 101 and Munsel Lake Road. It is still in the review process.   
 
Design Review extensions are typically valid for a year from the date of approval as outlined in FCC 
10-6-11. Subsections A through C of this section provides a list of criteria to use specifically for 
Design Review extension requests when weighing the validity of an approval: 
 
  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. 
 
  C. No material changes of surrounding land uses or zoning has occurred. 
 
The applicant provided their extension request in writing prior to expiration of the original approval, 
demonstrated special circumstances exist to warrant the extension (financing) and that no 
material changes of surrounding land uses or zoning have occurred. 
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Process and Review: Extension requests for Design Reviews of any type of land use decision are 
Type III land use applications requiring quasi-judicial public hearings.  The Florence Planning 
Commission is the review body as set out in Florence City Code Title 10, Chapter 1. The Resolution, 
Findings of Fact and application materials are attached to this AIS. Additionally, testimony (if any) 
and, at times, parts of the application are included as separate attachments and are not included as 
part of the resolution exhibits.  The applicable criteria are listed in the “Applicable Criteria” section of 
the findings.  Not only related code sections in this particular instance may be applied in the decision-
making process, but also application materials, public testimony and agency referrals that speak to 
the criteria may also be considered. 
  
The Planning Commission will open and possibly close the public hearing on October 24, 2023.  The 
Planning Commission may then deliberate and provide their final decision on this matter.  
 
 

ISSUES/DECISION POINTS: None 
 

ALTERNATIVES: 1. Approve PC 23 21 EAP 05, based on the Commissions’ 
findings that the application meets the requirements of City 
Code subject to conditions. 

2. Deny the request for extension based on the Commissions’ 
findings that the application does not meet City Code. 

3. Continue the public hearing to a date certain. 
4. Close the hearing, leave the written record open a minimum 

of seven days and set a date for deliberation and decision.  
5. Close the public hearing and written record and continue 

deliberations and decision to a later date. 
 

RECOMMENDATION: Alternative 1: Approve the extension request for PC 23 21 EAP 
05, Transitional Cottages, Lots 3 and 4 of the Phase 1 Cannery 
Station based on the evidence in the record and findings of fact 
that show consistency with the Florence City Code. 

 

AIS PREPARED BY: Roxanne Johnston, Contract Planner, CFM 
 

ATTACHMENTS: 
 

Attachment 1 - Resolution PC 23 21 EAP 05 (draft) 
• Exhibit A Findings of Fact (proposed) 
• Exhibit B Land Use Application and Extension Request 
• Exhibit C     AR 21 20 DR 03 (without exhibits) 
• Exhibit D     Site Plan for Lots 3 & 4 

Additional Reference Material:  
• Exhibit E      Resolution PC 18 33 PUD 02 & PC 18 34 

SUB 01 (without exhibits) 
• Exhibit F     Resolution 23 05 EAP 03 (without exhibits) 
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CITY OF FLORENCE 
PLANNING COMMISSION 

 
RESOLUTION PC 23 21 EAP 05 

 
A REQUEST BY CHUCK MCGLADE, REPRESENTED BY PETER ENGLANDER, ON 
BEHALF OF CANNERY STATION DEVELOPMENT, LLC FOR AN EXTENSION OF 
APPROVAL FOR AR 21 20 DR 03, ATTACHED TRANSITIONAL COTTAGES ON 
LOTS 3 AND 4 OF THE PHASE 1 CANNERY STATION PLANNED UNIT 
DEVELOPMENT PLAN, LOCATED AT THE SE INTERSECTION OF MUNSEL LAKE 
RD. AND HIGHWAY 101, FLORENCE, MAP # 18-12-14-20, TL 00700 AND ZONED 
NORTH COMMERCIAL DISTRICT. 

 
WHEREAS, application was made by Chuck McGlade, represented by Peter Englander, 
on behalf of Cannery Station Development, LLC for an extension of AR 21 20 DR 03 for 
attached transitional cottages to be located on Lots 3 and 4 of Phase 1 the Cannery 
Station Planned Unit Development, FCC 10-1-1-4 B3, FCC 10-1-1-6-3, and FCC 10-6-11, 
and 

 
WHEREAS, the Planning Commission met in a duly-advertised public hearing on October 
24, 2023, as outlined in Florence City Code 10-1-1-6-3, to consider the application, 
evidence in the record, and testimony received; and 

 
WHEREAS, the Planning Commission of the City of Florence, per FCC 10-1-1-4, FCC 
10-1-1-6-3, FCC 10-6-11, finds, based on the Findings of Fact, application, staff 
recommendation, evidence, and testimony presented to them, that the application 
meets the applicable criteria through compliance with certain Conditions of Approval. 

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

 
The request for the extension of AR 21 20 DR 03, a Design Review for attached 
transitional cottages on Lots 3 and 4 of Phase 1 of the Cannery Station Planned Unit 
Development meets the applicable criteria in Florence City Code with the conditions of 
approval as listed below. 

 
Conditions of Approval: 

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

 
Approval shall be shown on conditions of approval as supported by the 
following record: 

 

“A” Findings of Fact 
“B” Land Use Application & Extension Request  
“C” AR 21 20 DR 03 (without exhibits) 
“D” Site Plan for Lots 3 & 4 
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Findings of Fact attached as Exhibit “A” are incorporated by reference and adopted 
in support of this decision. 

 
1. Any modifications to the approved plans or changes of use, except those changes 

relating to Building Codes, will require approval by the Community Development 
Director or Planning Commission/Design Review Board. 

 
2. Regardless of the content of material presented, 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 this date, EXCEPT where variance 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/or the associated 
Conditions of Approval. The applicant shall submit to the Community Development 
Department a signed “Agreement of Acceptance” of all conditions of approval prior 
to issuance of a building permit. 

 
3. The applicant shall abide by the conditions of approval of AR 21 20 DR 03. 

 
4. This extension of approval shall expire October 25, 2024. 

 
ADOPTED BY THE FLORENCE PLANNING COMMISSION/DESIGN REVIEW 
BOARD the 24th day of October, 2023. 

 
 
 
 
 
 
     ______________________   _______ 

Sandra Young, Chairperson DATE 
Florence Planning Commission 
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FINDINGS OF FACT (Draft) 
FLORENCE PLANNING COMMISSION 
Exhibit “A” 
 
Public Hearing Date: October 24, 2023  Planner: Roxanne Johnston 
Application:   PC 23 21 EAP 05 
Related Applications: AR 21 20 DR 03; PC 23 05 EAP 03; and PC 18 33 PUD 02 & 

PC 18 34 SUB 01 
     
 
I. PROPOSAL DESCRIPTION 
 

Proposal:   An application requesting extension of AR 21 20 DR 03, an administrative 
Design Review for attached transitional cottages on Lots 3 and 4 of Phase 
1 of the Cannery Station Planned Unit Development.  

 
Applicant: Chuck McGlade, represented by Peter Englander 
 
Property Owners:   Cannery Station Development, LLC 
 
Location: SE corner of Munsel Lake Rd. and US Hwy 101 
 
Site:   Map # 18-12-14-20, Tax Lot 00700 

 
Comprehensive Plan Map Designation:  North Commercial Node 

 
Zone Map Classification: North Commercial (NC) 
 
Surrounding Land Use / Zoning: 
 
Site:  Vacant / NC  
North:   Vacant, Undeveloped / NC  
South:   Church / NC  
East:   Single Unit Dwellings detached, Florentine Estates / Medium Density 
West:     Highway 101 & retail sales-Fred Meyer/ NC  
 
Streets / Classification: 
 
West – Highway 101 / Major Arterial; North – Munsel Lake Road / Minor Arterial; East 
– None, South – None 
 

 
II.  NARRATIVE: 
 
Proposal – On September 15, 2022, Planning staff conditionally approved a design review 
for attached transitional cottages to be located on Lots 3 and 4, of Phase 1 of the Cannery 
Station Planned Unit Development. These lots are to be situated on the southeastern 
quadrant of the 17-acre +/- subject property as shown in Exhibit D.  
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The 2022 review application was processed as a Type II administrative review consistent with 
FCC 10-1-1-6-2, and encompassed proposed landscaping and driveway access. The 
conditional approval is found within the Findings for AR 21 20 DR 03 located in Exhibit C.  
Condition 7 provides an expiration date of the approval of September 8, 2023, per FCC 10-
6-11, allowing an opportunity for one extension if substantial construction has not 
commenced. Neither construction nor site preparations have begun for these units due to 
funding issue difficulties explained in Exhibit B, and because streets, sidewalks, stormwater 
and other infrastructure will first need to be installed prior to the Phase 1 subdivision plat 
being submitted for final city review.  There are no legal lots until final plat is approved by the 
city and then recorded with the county. 
 
This request is strongly linked to a July 25, 2023 Planning Commission decision whereupon 
a one-year extension of the overall Phase 1 tentative plan for Phase 1 of the Cannery Station 
PUD (PC 23 05 EAP 03) was permitted after a public hearing was held. This phase of the 
development is to include a 64-bed assisted living facility (ALF), 2 commercial buildings, a 
three-story 42-unit apartment building and 10 single-story transitional cottages which includes 
the two attached subject townhouses.  The tentative plan and Final PUD for Phase 1 
proposes 6 lots and 3 streets in addition to four undevelopable tracts designated for 
stormwater, open space, and future land division. 
 
This finding of fact considering the extension application consider the request for an extension 
of the approved design review.  There is no opportunity to require new conditions or 
modification of the 2022 approval or other associated approved applications.  There are just 
three criteria to be considered which are discussed below on page 5.   
 
 
III.  NOTICES: 
 
Notice:  On October 4, 2023, notice was mailed to surrounding property owners within 101’ 
feet of the property and a sign posted on the property on the same date. Notice was also 
published in the Siuslaw News on October 13, 2023. 

 
As of the date of these Findings, the City has not received written comments on the 
application. 
 
IV.  APPLICABLE REVIEW CRITERIA 
 
Florence City Code, Title 10: 
(Accessible at:  http://www.ci.florence.or.us/council/title-10-zoning-regulations) 
Chapter 1:  Zoning Administration, Sections 1-6-3 
Chapter 6:  Design Review: Section 11 
Chapter 23:  Planned Unit Developments, Sections 11-1 and 14 
 
Title 11: Subdivision Regulations (found at http://www.ci.florence.or.us/council/title-11-
subdivision-regulations ) 
Chapter 3: Subdivision Tentative Plan Procedure, Section 6 
  
Conditions of Approval for AR 21 20 DR 03 and Resolutions PC 18 33 PUD 02 & PC 18 34 
SUB 01 

http://www.ci.florence.or.us/council/title-10-zoning-regulations
http://www.ci.florence.or.us/council/title-11-subdivision-regulations
http://www.ci.florence.or.us/council/title-11-subdivision-regulations
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V. FINDINGS 
 
FLORENCE CITY CODE 
 
TITLE 10: CHAPTER 1: ZONING ADMINISTRATION 
 
10-1-1-6-3: TYPE III REVIEWS – QUASI-JUDICIAL LAND USE HEARINGS: 
 
Per FCC 10-6-11, reviewed below, extensions to design review approvals may be granted by 
the Planning Commission. This application has been processed as a Type III quasi-judicial 
review because such review is not allowable under an administrative Type II procedure. This 
criterion is met. 
 
B.  Notification of Hearing: 
 

1.  At least twenty (20) days prior to a Type III (quasi-judicial) hearing, notice 
of hearing shall be posted on the subject property and shall be provided 
to the applicant and to all owners of record of property within 100 feet of 
the subject property, except in the case of hearings for Conditional Use 
Permits, Variance, Planned Unit Development and Zone Change, which 
notice shall be sent to all owners of record of property within 300 feet of 
the subject property. 

2.  Prior to a Type III (quasi-judicial) hearing, notice shall be published one 
(1) time in a newspaper of general circulation. The newspaper’s affidavit 
of publication of the notice shall be made part of the administrative 
record. 

 
Notice of the public hearing was posted on the subject property on October 4, 2023. On this 
same date, notice was mailed to all property owners within 101 feet of the property. Notice 
was also published within the Siuslaw News one time on October 13, 2023. These criteria 
are met. 
 
C.  Notice Mailed to Surrounding Property Owners - Information provided: 
 
  1.  The notice shall: 
 

a.  Explain the nature of the application and the proposed use or uses 
which could be authorized; 

 
b.  List the applicable criteria from the ordinance and the plan that 

apply to the application at issue; 
 
c.  Set forth the street address or other easily understood 

geographical reference to the subject property;  
 

d.  State the date, time and location of the hearing; 
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e.  State that failure of an issue to be raised in a hearing, in person or 
by letter, or failure to provide sufficient specificity to afford the 
decision maker an opportunity to respond to the issue precludes 
further appeal based on that issue; 

 
f.  State that application and applicable criteria are available for 

inspection at no cost and will be provided at reasonable cost; 
 
g.  State that a copy of the staff report will be available for inspection 

at no cost at least 7 days prior to the hearing and will be provided 
at reasonable cost; 

 
h.  Include a general explanation of the requirements for submission 

of testimony and the procedure for conduct of hearings. 
 
i.  Include the name of a local government representative to contact 

and the telephone number where additional information may be 
obtained. 

 
The provided notice contained the required information listed in FCC 10-1-1-6-3-C. These 
criteria are met. 
 
D.  Hearing Procedure: All Type III hearings shall conform to the procedures of 

Florence City Code Title 2, Chapters 3 and 10. 
 
E.  Action by the Planning Commission: 
 

1.  At the public hearing, the Planning Commission shall receive all evidence 
deemed relevant to the issue. It shall then set forth in the record what it 
found to be the facts supported by reliable, probative and substantive 
evidence. 

 
2.  Conclusions drawn from the facts shall state whether the ordinance 

requirements were met, whether the Comprehensive Plan was complied 
with and whether the requirements of the State law were met. 

 
[…] 

 
4.  There is no duty upon the Planning Commission to elicit or require 

evidence. The burden to provide evidence to support the application is 
upon the applicant. If the Planning Commission determines there is not 
sufficient evidence supporting the major requirements, then the burden 
has not been met and approval shall be denied. 

 
The Planning Commission public hearing on this matter was scheduled for October 24, 2023 
meeting the standards of FCC 2-3 and FCC 2-10. The Planning Commission received all 
materials provided by the applicant. The findings state whether the application criteria were 
met or not. These criteria are met. 
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TITLE 10: CHAPTER 6: DESIGN REVIEW 
 
10-6-11: LAPSE OF DESIGN REVIEW APPROVAL: Authorization of a design review 
permit shall be void one (1) year after the date of approval of a either a Type II or III 
design review application, unless a building permit has been issued and substantial 
construction pursuant thereto has taken place. Substantial construction shall be 
considered to be completion of a building foundation. The applicant may apply to the 
Planning Commission for a one-time extension of one (1) year maximum duration 
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.  
 
C.  No material changes of surrounding land uses or zoning has occurred.  

 
The Planning Commission may deny the request for an extension of a design review 
permit if new land use regulations have been adopted that affect the applicant’s 
proposal. (Ord 26, 2008) 
 
The request for an extension of AR 21 20 DR 03 was received on July 7, 2023, prior to the 
administrative approval’s expiration date of September 8, 2023. The application was deemed 
‘complete’ as of August 30, 2023. The applicant shall abide by the conditions of approval for 
AR 21 20 DR 03. [Condition 3] 

 
 The relationship between securing funding for overall Phase 1 PUD and increased interest 

rates have been listed in Exhibit F, being the overarching tentative plan extension request 
recently approved, thereby representing unusual circumstances that warrant an extension. 
Exhibit B explains that funding obstacles should be overcome within 90 days. Additionally, no 
material changes of surrounding land uses nor zoning had occurred at the time of extension 
application. The requirements listed in FCC 10-6-11 A through C have been met. 

 
 Per FCC 10-6-11, approval of the extension of approval for AR 21 20 DR 03 shall expire on 

October 25, 2024, after which no additional extensions may be granted. [Condition 4]  
 

TITLE 10: CHAPTER 23: PLANNED UNIT DEVELOPMENTS 
 
10-23-11: APPROVAL OF THE FINAL DEVELOPMENT PLAN:   
 

1.  Within one year 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. The Planning Commission may grant a one-time 
extension of one (1) year maximum duration based on compliance with 
the following criteria:    
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a.  The request for an extension is made in writing prior to the 
expiration of the original approval.   

 
b.   There are special or unusual circumstances that exist which 

warrant an extension.   
c.   No material changes of surrounding land uses or zoning has 

occurred.   The planning Commission may deny the request for an 
extension if new land use regulations have been adopted that 
affect the applicant’s proposal.   

 
 

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)   
 

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.   

 
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. 

 
Conditional approval for Phase 1 of the Cannery Station Planned Unit Development is found 
under Resolution PC 18 33 PUD 02 and PC 18 34 SUB 01 in Exhibit F,  approved by the 
Planning Commission on April 9, 2019. The findings for that resolution review the 
requirements of FCC 10-23-11 and conditions applied, where applicable, to the related 
resolution.  

 
10-23-14: EXPIRATION OF APPROVAL FOR A PUD:    
 
A.  If the PUD includes creation of a subdivision, and approval of the subdivision 

has expired or is rejected as provided in Chapter 11-4 of this Code, the PUD 
approval is revoked as of the expiration or rejection date for the proposed 
subdivision. 

 
B.  If substantial construction or development of the PUD has not occurred in 

accordance with the approved final development schedule, said approval shall 
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lapse at 18 months from the date of approval and shall no longer be in effect.  
The Planning Commission may, upon showing of good cause by applicant, 
extend approval for a period not to exceed 18 months. 

 
As explained in the Narrative of these findings, the extension request for the transitional 
cottages is strongly tied to both the Phase 1 Cannery Station PUD and its tentative 
subdivision plan. The tentative plan was granted two extensions by the Planning Commission 
with the most recent conditional approval granted by the Planning Commission on July 25, 
2023, under Resolution 23 14 EAP 04, (explained in further detail under Title 11, Chapter 3 
of these findings). There was no need to request an extension of the Phase 1 Final PUD as 
building permits are pending for the assisted living facility (ALF) and a foundation was 
constructed, representing that “substantial construction” has taken place per FCC 10-6-11. 
This part of code outlines what is required to avoid a lapse in a design review approval. 
Issuance of the permits is pending upon the filing of the final plat, installation of the streets, 
sidewalks, and other public and private infrastructure in addition to conditions required with 
final plat approval. Extension for the tentative Phase 1 subdivision plan ensured that both the 
ALF and the transitional cottages on Lots 3 and 4 (the subject of this extension request) could 
move forward, at least up until the current extension for the transitional cottages are 
approved, which is why this extension is necessary to the project. 
 
TITLE 11: CHAPTER 3: SUBDIVISION TENTATIVE PLAN PROCEDURE  
 
11-3-3:   REVIEW OF TENTATIVE SUBDIVISION:  Within five (5) working days after the 
subdivision tentative plan is duly submitted, the Planning Director shall distribute 
copies thereof to the City Manager, to each public utility, the County Health 
Department, and to each government subdivision that may be affected by the 
subdivision proposal for review, comments and recommendations.  If no written 
response is received by the Planning Director within thirty (30) days, it shall be 
assumed that the agency(s) approves of the proposal as submitted unless an 
extension is requested. 
 
The tentative subdivision plan and the Planned Unit Development related to Lots 3 and 4 
(Cannery Station Planned Unit Development, Phase 1), were conditionally approved by the 
Planning Commission under Resolution PC 18 33 PUD 02 & PC 18 34 SUB 01 on April 9, 
2019. The tentative plan was granted two extensions. Generally, only one extension is 
allowable under City Code; however, City Council held a public hearing on June 21, 2021, 
and adopted Ordinance No. 11, Series 2021 which essentially allowed an additional one-year 
extension opportunity to certain approved land use decisions submitted within a prescribed 
time period due to the Covid-19 pandemic and Wildfire impacts on supply and demand of 
materials and other related development constraints.  
 
The first extension for the Phase 1 tentative plan for PC 18 34 SUB 01 was conditionally 
approved under Resolution PC 21 12 EAP 02. The applicants explained within their extension 
application that financing was severely impacted by the Covid-19 pandemic. The expiration 
date for the extension was May 25, 2023. To qualify for the second and final extension allowed 
under Ordinance No. 11, Series 2021, the applicants submitted the most recent extension 
request on May 17, 2023, over a week before the first extension expired. This final extension 
was approved by the Planning Commission on July 25, 2023.  
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VI. CONCLUSION – The requested extension meets the requirements of City Code 
subject to conditions. 
   
 
VII. EXHIBITS 
 

“A” Findings of Fact 
“B” Application & Extension Request 
“C” AR 21 20 DR 03 (without exhibits) 
“D” Site Plan for Lots 3 & 4 
“E” Resolution PC 18 33 PUD 02 & PC 18 34 SUB 01(without exhibits) 
“F” Resolution 23 05 EAP 03 (without exhibits) 
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CITY OF FLORENCE 
PLANNING COMMISSION 

RESOLUTION PC 18 33 PUD 02 & PC 18 34 SUB 01 

A REQUEST FOR PHASE 1 FINAL PUD AND TENTATIVE SUBDIVISION APPROVAL FOR 
CANNERY STATION, A MULTI-USE PLANNED UNIT DEVELOPMENT, LOCATED AT THE 
SOUTHEAST CORNER OF HIGHWAY 101 AND MUNSEL LAKE ROAD. 

WHEREAS, application was made by Chuck McGlade, MD., Bryan Cavaness of American 
United, and Kristen Taylor of TBG Architects, representing Cannery Station LLC, for a Phase 1 
Final PUD approval as required by Florence City Code 10-1-1-5, 10-23-1, 11-3-1 & 11-3-2; and 

WHEREAS, the Planning Commission/Design Review Board met in a public hearing on March 
12, 2019 and April 9, 2019, as outlined in Florence City Code 10-1-1-6-3 & 10-23-11 to consider 
the application, evidence in the record, and testimony received, and 

WHEREAS, the Planning Commission/Design Review Board determined per FCC 10-1-1-5, 10-
23-11, and 11-3-4 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 Findings of Fact, staff recommendation and evidence and testimony presented to them, 
that the application meets 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: 

The request for a preliminary PUD approval for Cannery Station Planned Unit Development meets 
the applicable criteria in Florence City Code and the Florence Realization 2020 Comprehensive 
Plan with the conditions of approval as listed below. 

Conditions of Approval: 

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

Approval shall be shown on: 

Exhibit 
Sheet/ 

Title/Description 
Attachment 

A - Findings of Fact 

Al.1 - Findings of Fact - Cannery Station Final PUD 
Resolution PC 18 33 PUD 02 
Revised Findings of Fact - Cannery Station Phase 
1 Final PUD 

Resolutions PC J 8 33 PUD 02 & J 8 34 SUB OJ - REVISED 419120J 9 
Cannery Station Phase J Final PUD & Tentative Subdivision 

Submission Date 

March 5, 2019 
Rev. 
March 6, 2019 
April 8, 2019 

J of JO 

Owner
Text Box
Exhibit E



A2.1 - Findings of Fact - Cannery Station Tentative 
Subdivision 
Revised Findings of Fact - Cannery Station, 
Phase 1 Tentative Sub. 

Exhibit List -
A6.0 - Resolutions PC 18 33 PUD 02, PC 18 34 SUB 01, 

PC 18 35 DR 03, PC 18 40 DR 08, PC 18 41 DR 09 

B - Applications, Application Narratives 

B1.0 - Applications - Final PUD, Tentative SUB, 
and Lot 2 DRs 

B2.1 - Application Narrative- Final PUD and Tent. 
SUB 

B2.2 - Application Narrative- Final PUD and Tent. 
SUB 

B2.3 -
Application Narrative- Final PUD and Tent. 
SUB 

B2.4 - Application Narrative - Lot 2 DRs 

B2.5 - Application Narrative - Lot 2 DRs 

B2.6 - Application Narrative - Lot 2 DRs 

B2.7 A Tax Assessor's Map 

B2.8 B Legal Description 

B2.9 c Property Deed 

B2.10 D Property Title 

c Application Attachments 

C1.1 E 
Wetland Determination dated July 11, 
2018 

Cl.2.1 J 
City of Florence Phase I Site Investigation 
Report, dated December 10, 2018 

Cl.2.2 J 
City of Florence Phase I Site Investigation 
Report, dated April 10, 2018 
Infiltration: Wetland W-E, Technical 

C1.3 N (Prev. L) Memorandum, KPFF Engineering, dated 
October 22, 2018 
Cannery Station Traffic Impact Analysis, 

C2.l F 
dated July 26, 2018, Updated January 23, 
2019 
[REPLACEMENT] 
Cannery Station Final PUD Phase 1 Traffic 

C2.2 G Review Tech Memo, dated September 7, 
2018 
ODOT Completeness Determination: 

C2.3 H Application Deemed Complete Letter, 
dated August 16, 2018 

Resolutions PC 18 33 PUD 02 & 18 34 SUB OJ -REVISED 41912019 
Cannery Station Phase 1 Final PUD & Tentative Subdivision 

March 5, 2019 
Revised 
April 8, 2019 

March 5, 2019 
Rev. March 6, & April 
9 & 22nd 2019 

-

Sept. 19, 2018 

Feb.8,2019 

Dec. 10,2018 

Sept. 19, 2018 

Feb.8,2019 

Dec. 10,2018 

Sept. 19, 2018 

Dec. 10, 2018 

Dec.10,2018 

Dec. 10,2018 

Dec. 10, 2018 

-

Sept. 19, 2018 

Dec.10,2018 

Sept. 19, 2018 

Dec.10,2018 

Feb.8,2019 

Sept. 19, 2018 

Sept. 19, 2018 
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ODOT Revised Cannery Station PUD 
C2.4 I (Florence) TIA Review Comments Letter, 

dated July 31, 2018 

ODOT, Notice of Conditional Approval for 

C2.5 0 (Prev. M) 
State Highway Approach, Without 
Permission to Construct, dated Sept. 7, 
2018 

Lane County Access Permit application 
C2.6 R (January 24, 2019) 

[REPLACEMENT] 

Stormwater Report, KPFF Engineering 
(December 2018 (Revised)) and 

C3.1 p Memorandum, Stormwater Drainage: Lot 
2 ALF/MC (January 15, 2019) 
[REPLACEMENT] 

Operations and Maintenance Plan (for 
C3.2 Q (Prev. 0) stormwater facilities), KPFF Engineering, 

dated December 5, 2018 

C4.1 K 
Signed City of Florence Agreement of 
Acceptance 

C4.2 L Florence Comprehensive Plan Findings 

C4.3 M Draft Cannery Station CC&Rs 

D - Subdivision Drawings 

Dl.1 cov Phase 1- Final PUD/Tent. Subdivision 
Cover Sheet 

Dl.2 cov Phase 1 - Lot 2 - Design Review Cover 
Sheet 

D2.1 - Tentative Subdivision 

D2.2 - Tentative Subdivision - Cannery Station, 
Phase 1 

D2.3 A0.02 
Preliminary PUD Conditions of Approval 
(PC 18 12 PUD 01) 

E - Design Review Site Plans 

El.1 A0.10 Phase 1 Site Plans 

El.2 A0.20 Phase 1 Open Space Plan 

El.3 A0.30 Phase 1 Parking Plan 

E2.1 Al.00 Lot 1 Site Plan 

E2.2 Al.10 Lot 1 Elevations and Floor Plan 

E3.l A2.00 Phase 1- Lot 2 - Design Review Site Plan 

E3.2 A2.10 Phase 1- Lot 2 - Ground Floor Plan 

E3.3 A2.11 Phase 1- Lot 2 - Level 2/3 Floor Plan 

Resolutions PC 18 33 PUD 02 & 18 34 SUB OJ -REVISED 41912019 
Cannery Station Phase 1 Final PUD & Tentative Subdivision 

Sept. 19, 2018 

Sept. 19, 2018 

Feb. 8, 2019 

Feb.8,2019 

Feb. 8, 2019 

Sept. 19, 2018 

Dec.10,2018 

Dec.10,2018 

-

Feb.8,2019 

Feb.8,2019 

Feb.8,2019 

Feb.8,2019 

Feb.8,2019 

-

Feb.8,2019 

Feb.8,2019 

Feb.8,2019 

Feb.8,2019 

Feb.8,2019 

Feb.8,2019 

Feb. 8, 2019 

Feb.8,2019 

3 of JO 



E3.4 A2.12 Phase 1- Lot 2 -ALF Unit Types 

E3.5 A2.13 Lot 2 - ALF Exterior Elevations 

E3.6 A2.14 Lot 2 -ALF Exterior Elevations 

E3.7 A2.20 Lot 2 - Cottage North 

E4.1 A3.00 Lot 3 & 4 - Site Plan 

E4.2 A3.10 Lot 3 & 4 - Elevations and Floor Plan 

ES.1 AS.00 Lot 5 - Site Plan 

E5.2 A5.13 Lot 5 - Elevations 

E5.3 A5.14 Lot 5- 3D Views 

E6.l A6.00 Lot 6 - Site Plan 

E6.2 A6.10 Lot 6- .Elevations and Floor Plan 

F - Civil Plans 

Fl.l Cl.O Existing & Off-Site Conditions Plan 

Fl.2 C2.0 Grading Plan 

Fl.3 C3.0 Utility Plan 

Fl.4 C3.01 Utility Plan - Lot 2 

Fl.5 C3.l Water Plan 

Fl.6 C3.2 Storm Drainage Plan 

Fl.7 C3.3 Sewer Plan 

Fl.8 C5.01 Grading & Drainage - Lot 2 

F2.1 C6.0 Street Plan 

F2.2 C6.l Street Typical Sections 

F2.3 C6.2 Street Intersection Details/Sections 

F2.4 C6.3 Street Intersection Details/Sections 

F2.5 C6.4 Turning Movement Details 

F3.l C7.0 Conceptual Stormwater Treatment Plan 

F3.2 C7.l Stormwater Treatment Options 

G - Landscaping Plans 

Gl.1 LA-1 . Ex. Vegetation Plan 

Gl.2 LA-2 Landscape Master Plan 

Gl.3 LA-2 Landscape Master Plan- Lot 2 

Gl.4 LA-3 Lot 1 Landscape Plan 

Gl.5 LA-4 Lot 2 Landscape Plan 

Gl.6 LA-4 Lot 2 Landscape Plan 

Gl.7 LA-5 Lots 3 & 4 Landscape Plan 

Resolutions PC 18 33 PUD 02 & 18 34 SUB OJ -REVISED 41912019 
Cannery Station Phase 1 Final PUD & Tentative Subdivision 

Feb.8,2019 

Feb.8,2019 

Feb.8,2019 

Feb. 8, 2019 

Feb. 8, 2019 

Feb. 8, 2019 

Feb.8,2019 

Feb. 8,2019 

Feb. 8,2019 

Feb.8,2019 

Feb.8,2019 

-

Dec.10,2018 

Feb.8,2019 

Feb. 8,2019 

Feb.8,2019 

Feb.8,2019 

Feb.8,2019 

Feb.8,2019 

Feb.8,2019 

Feb.8,2019 

Feb.8,2019 

Feb.8,2019 

Feb.8,2019 

Feb.8,2019 

Feb.8,2019 

Dec. 10,2018 

-
Dec.10,2018 

Feb.8,2019 

Feb.8,2019 

Feb.8,2019 

Feb.8,2019 

Feb. 8, 2019 

Feb.8,2019 
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Gl.8 LA-6 Lot 5 Landscape Plan Feb. 8, 2019 

Gl.9 LA-7 Lot 6 Landscape Plan Feb.8,2019 

G2.0 LA-8 Plant Lists and Details Feb. 8, 2019 

H - Lighting Plans -

Hl.1 LGl.O Overall Photometric Lighting Plan Feb. 8, 2019 

Hl.2 Q 
Lighting Cut Sheets (Submitted as part of 

Dec. 10, 2018 
PUD application) 

I - Referral Comments -

11.1 - Civil West Comments Jan.11,2019 

11.2 - Civil West Comments Jan. 16,2019 

11.3 - Civil West Detention Worksheet Jan. 16,2019 

11.4 - Civil West Comments Feb.26,2019 

11.5 - Civil West Comments March 27, 2019 

12.1 - JRH Response to Sandow Jan. 20, 2019 

12.2 - JRH Completeness Review Oct. 18, 2019 

13.1 - Lane County Comments Jan. 14, 2019 

13.2 - Lane County Comments Feb.6,2019 

13.3 - Lane County Comments Feb.6,2019 

14.1 - ODOT Response Form Oct. 19, 2018 

14.2 - ODOT Conditional Approval Sept. 7, 2018 

14.3 - ODOT Ped Crossing Requirement March 8, 2019 

14.4 - ODOT Updated TIA 01-23-19 March 8, 2019 

14.5 - ODOT Ped Crossing Requirement Supplemental April 2, 2019 

15.1 - SVFR Comments Aug.31,2018 

15.2. - SVFR Comments Oct. 17, 2018 

15.3 - SVFR Comments Dec.18,2019 

16.1 - PW Comments March 5, 2019 

16.2 PW Comments April 9, 2019 

K 
Applicant Memo-Conditions of Approval -- Response 

Kl.1 - Final PUD & Tentative Subdivision April 3, 2019 

K2.1 - Lot 2 Design Review April 3, 2019 

K3.1 - Proposed Alternate Conditions of Approval April 9, 2019 

Findings of Fact attached as Exhibit "A 1.1" & "A2. 1" are incorporated by reference and 
adopted in support of this decision. 

Resolutions PC 18 33 PUD 02 & 18 34 SUB OJ -REVISED 41912019 
Cannery Station Phase 1 Final PUD & Tentative Subdivision 
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1) Any modifications to the approved plans or changes of use, except those changes 
relating to Building Codes, will require approval by the Community Development 
Director or Planning Commission/Design Review Board. (Final PUD and Tentative 
Subdivision Condition of Approval) 

2) Regardless of the content of material presented for this Planning Commission, 
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 this date, EXCEPT where variance 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/or 
the associated Conditions of Approval. The applicant shall submit to the Community 
Development Department a signed "Agreement of Acceptance" of all conditions of 
approval. (Final PUD and Tentative Subdivision Condition of Approval) 

3) The applicant, for any cleared areas within Phase 1 of Cannery Station, shall: 
a) Monitor cleared areas and prevent the planting or establishment as described 

within Oregon's official Noxious Weed Priority List as designated by the Oregon 
State Weed Board and Oregon Department of Agriculture as well as those 
included within Lane County Public Works' Noxious & Invasive Weed 
Management List. 

b) Manage noxious weeds through mechanical means and only utilize herbicide 
application as a last resort through consultation with the City of Florence 
Planning and Public Works Departments. 

c) Manage erosion and soil stabilization through Best Management Practices 
established through the 2008 Portland Erosion and Sediment Control Manual and 
where not included in the BMPs exposed soils shall be covered with root matte. 

(Tentative Subdivision Condition of Approval) 

4) All finished foundation elevations for buildings are greater than 84'. Buildings and 
their footings within all of Cannery Station shall be located greater than 84' elevation 
to avoid inundation with ordinary high ground water. (Tentative Subdivision 
Condition of Approval) 

5) The proposed grading plan, prepared by an engineer, did not include engineering 
evidence of appropriate foundation slope clearance between the stormwater basin in 
Open Space Aand the church building to the south. Either a Phase 2 Site 
Investigation Report is required to address the slope clearance or the final 
stormwater infrastructure construction plans shall include evidence of engineering 
appropriate to meet the foundation slope clearance in accordance with Oregon 
Building Codes as offered by FCC 10-7-6-A-2. If building codes are not applicable to 
this scenario then a Phase 2 SIR is required to be submitted to the City Planning 
Dept. prior to grading the aforementioned area. (Tentative Subdivision Condition 
of Approval) 

6) Condition Deleted 
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7) The applicant shall construct a pedestrian activated crossing across Highway 101 
near the intersection of 47th and Highway 101. Construction can be performed all at 
once or divided into two phases whereby markings, signs, islands and/or curb 
extensions are constructed first and the beacon installed with Phase 2. (Final PUD 
Condition of Approval) 

8) The Cannery Station site is located within a~ mile of the Fred Meyer transit stop. 
Pedestrian connectivity to the transit stop at Fred Meyer is required in accordance 
with Title 10 Chapter 35-4. This requires demarcation and installation of a pedestrian 
crossing across Highway 101 from and to improved ADA accessible pedestrian 
facilities. (Tentative Subdivision Condition of Approval and Final PUD Condition 
of Approval) 

9) Condition Deleted 

1 O)Final utility, storm, and street light construction plans shall be submitted for review 
and approval by the City prior to construction of private improvements unless 
bonding for privately engineered public improvements is provided. The stormwater 
basin sides shall be constructed with non/low permeable material. (Tentative 
Subdivision Condition of Approval) 

11 )Condition Deleted 

12)Phase 1 building permit applications that include impervious open space areas and 
side street setback exception areas shall include an illustrated true-to color design 
proposal. The hardscape treatments shall include at least two patterns and colors 
such as paver border in second color and imprint shape. Alternatively, the 
previously listed sidewalk treatment minus one color and one pattern and a 
combination of one element per 15' linear street length of the following shall be 
incorporated: window planter, planted wall trellis, flower basket on adjacent light 
pole, wall mural, parklet, or public art such as sculpture or interchangeable poetry 
pole or sidewalk poetry inscription. (Final PUD Condition) 

13)The Public Works Department is concerned about damage to the streets from the 
continued development as it is unlike a residential subdivision. The applicant shall 
ensure construction traffic enters and exits via Munsel Lake Road not Highway 101. 
Construction access for Lots 5 and 6 shall be from graveled portion of Redwood St. 
The applicant shall work with Public Works to establish the paving timeline. After 
paving is completed, a maintenance bond shall be provided at 120% of total public 
improvement costs within Phase 1. Bond shall not exceed a period of two years 
after required improvements are completed. (Tentative Subdivision Condition) 

14) a.The minimum Munsel Lake Rd. and Highway 101 intersection trip count 
contribution by all Cannery Station phases combined will be 240 trips, unless an 
updated TIA demonstrates trip count is decreased due to a PUD modification. 

Resolutions PC 18 33 PUD 02 & 18 34 SUB OJ - REVISED 41912019 
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b. The applicant shall contribute the associated proportionate share of the 
construction of the signal in conjunction with each building permit certificate of 
occupancy. If by December 31, 2021 a Phase 1 project's certificate of occupancy 
has not been issued then a supplemental TIA is required to update traffic, 
intersection, and trip data, etc. for the revised build-out date and incorporate any 
changes from the TSP or jurisdictional standards. 
c. The following formula shall be used to determine the Phase 1 proportionate cost 
share of the Munsel Lake Road and Highway 101 signal for those projects receiving 
Certificate of Occupancy permits by December 31, 2021: 
1. Commensurate with FCC Title 8 Chapter 5, adjust TSP or Capital Improvement 
Plan (as applicable) signal cost by Engineering News Record (ENR) 20-City 
Composite Construction Cost Index (CCI), by the difference between the ENR CCI 
for the month in which the signal cost is estimated, and the ENR CCI for the month in 
which the certificate of occupancy is issued. 
2. Divide adjusted signal cost by the number of trips needed to meet signal warrant. 
( e.g.2012 cost of 490,000 divided by 2, 195 trips = $223.24 per trip). 
3. Determine number of Phase 1 project signal contribution trips by calculating 
corresponding percentage of total Phase 1 pm peak hour trips (e.g. ALF/Lot2: 21 
trips/ 146 total trips =14.4% of total Phase 1 trips and applying that percentage to 
the total number of Phase 1 signal trips. 48 * .144 = 6.912 trips. 
4. Multiply the number of signal trip contributions by the cost per trip calculated in 
"2" (e.g. 6.912 Lot 2 trips* 2012 trip cost $223.24=$1,543.04) 
(Final PUD and Tentative Subdivision Condition of Approval) 

15)The existing curbcut along Munsel Lake Rd. shall be removed and the right-of-way 
blended to match the existing right of way design (storm ditch). (Tentative 
Subdivision Condition of Approval) 

16) The applicant shall within 30 days of PUD approval provide a continuity plan for the 
Tract C path to connect to Munsel Lake Road in conjunction with issuance of the 
Certificate of Occupancy for the Assisted Living Facility. Once and if the 
jurisdictional wetland concurrence and mitigation is approved in the NE corner of the 
Cannery Station project Tract C shall be installed west of Tract D as proposed in the 
Preliminary PUD. Coordination and permitting with the Lane County shall be required 
prior to construction. (Final PUD condition of approval) 

17)Condition DELETED. 

18)Final infrastructure construction plan review and approval shall include continued 
coordination efforts with the applicable agencies. All development and design 
standards shall be met except where Planning Commission has specifically listed 
and acknowledged a change or the approving agency has granted approval or 
exception. (Final PUD and Tentative Subdivision Condition of Approval) 

19)1f the applicant proposes to change any of the approved land uses in a manner that 
deviates significantly from the uses described in the approved Traffic Impact 
Analysis, the deviations are found to be greater than 10% of those within the 
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approved Traffic Impact Analysis (e.g. trips), or the changes are found to trigger 
criteria described within FCC 10-1-1-4-E-2, the applicant shall prepare a supplement 
to the TIA and submit the new analysis with the associated land use or building 
permit application, as appropriate. (Final PUD Condition of Approval) 

20)Condition 46i in the Preliminary PUD requires the construction of the fence prior to 
construction commencement of any building or prior to final plat recording. The 
following condition is necessary to address fence sections that would be built later 
after wetland mitigation. Open Space C to include its fence shall be constructed in 
conjunction with clearing of that adjacent area within the tract. (Final PUD Condition 
of Approval) 

21 )The applicant shall record a Covenant of Release which outlines the hazard, 
restrictions and/or conditions that apply to the property as outlined in subsection (D) 
of FCC 10-7-7, Review and Use of Site Investigation Report, and shall state "The 
applicant recognizes and accepts that this approval is strictly limited to a 
determination that the project as described and conditioned herein meets the land 
use provisions and development standards of the City Code and Comprehensive 
Plan current as of this date. This approval makes no judgement or guarantee as to 
the functional or structural adequacy, suitability for purpose, safety, maintainability, 
or useful service life of the project." This shall be recorded prior to submittal of any 
additional building permit applications or prior to final Subdivision Plat. (Final PUD 
and Tentative Subdivision Condition of Approval) 

22)All proposed streets will be eventually be dedicated as public right-of-way. For Phase 
I, this includes the southern-most sections of Spruce and Redwood Streets and 47th 
Street. The applicant shall include the ownership of the street rights-of-way on the 
final plat. (Tentative Subdivision Condition of Approval) 

23)There is no numerical naming of contour intervals proposed or existing other than 
those within Phase 1. The data provided is incomplete. A grading plan shall be 
resubmitted that includes the required information in 11-3-2-C-7. (Tentative 
Subdivision Condition of Approval) 

24)The applicant provided no timing plan for the proposed improvements. A timing plan 
for infrastructure improvements will need to be provided and approved prior to the 
issuing of any building permits. (Tentative Subdivision Condition of Approval) 

25)The applicant will be expected to proceed with final survey and to make preparations 
for final subdivision approval within the timeframes outlined in Title 11 Chapter 3-6 & 
Chapter 4-4 & 4-6 unless otherwise provided for through approved and allowed 
extensions from the Planning Commission. (Tentative Subdivision Condition of 
Approval) 

26)Crosswalks shall be designated with striping and crossbar at intersections and travel 
lanes shall have sharrow markings as required by Public Works. (Tentative 
Subdivision Condition of Approval) 
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27)Condition Deleted. 

28)Condition Deleted. 

29)Condition Deleted 

30)Additional right-of-way width may be required for Highway 101 TSP improvements 
Project 15 and Project 9. Prior to final plat submittal the applicant shall coordinate 
with ODOT to determine if right-of-way width is required. Additional dedications if 
needed shall be included in the final plat submittal. (Tentative Subdivision 
Condition of Approval) 

31 )In accordance with FCC 10-36-2-9-B the pavement for Redwood and Spruce Sts. 
shall extend to the northern edge of the phase. Street stubs greater than 150' in 
length shall be provided a temporary turn-around (hammerhead or bulb-shaped 
configuration) constructed to Oregon Fire Code Standards unless specifically 
exempted by the Fire Marshall. A Type Ill barricade shall be installed at the end of 
the street stubs, except the northern end of Redwood St. (Tentative Subdivision 
Condition of Approval) 

32)Final construction plans and utility facility specifications are required to be submitted 
for City review and approval prior to commencing construction. Stamped approval 
will be shown on the utility plans. (Tentative Subdivision Condition of Approval) 

33)Upon encountering any cultural or historic resources during construction, the 
applicant shall immediately contact the State Historic Preservation Office and the 
Confederated Tribes of Coos, Lower Umpqua, and Siuslaw Indians. Construction 
sha·11 cease immediately and shall not continue until permitted by either a SHPO or 
CTCLUSI representative. (Tentative Subdivision Condition of Approval) 

34 )Any fence, wall, or hedge installed for screening or buffering purposes shall be well­
kept and maintained. (Final PUD Condition of Approval) 

35)Perimeter sides of drainage basins/ponds shall be constructed with a non/low­
permeable material in order to prevent infiltration through the berm and onto 
neighboring properties. (Tentative Subdivision Condition of Approval) 

ADOPTED BY THE FLORENCE PLANNING COMMISSION/DESIGN REVIEW 
BOARD the 9th day of April, 2019. 

Y, Chairperson 
orence Planning Commission 
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