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Pet1t1on 22 38RZ 2nd Readmg Julv 11 2023 Ordmance 2023 11

o Mayor Pachota and members of the Venice C1ty Councﬂ

E 3"Ihe Venetlan Golf & River Club Property Owners Ass001at10n Inc the ofﬁmal Homeowners '
- Association is an Affected Party to th1s proceedlng and we are appearmg today without legal o
counsel. - . . A

My name is Marshall Happer I am appearlng as a re51dent of the C1ty of Venice since 2005 and

g “as) Vlce Pre51dent of the Venetran HOA

| | understand that a 21 Readmg is to prov1de some amount of extra time for reflection before a a
~ final vote on an Ordinance is conducted to try to-make sure that a mistake is not being made.

-~ While, I would welcome a change of the position of the Council to deny the Petition, [ am
- assuming that will not happen, so I wrote to- you last Wednesday to give you advance notice of -

- what I will present to:you today and on which I respectfully hope you will con51der w1th respect
. to the format and content of any ﬁnal Ordlnance you approve today '

V.Your approval of the Pet1t10n is the approval ofa class1c “Ba1t & Switch” whereby the Developer' L
asked for and obtained Binding Plan approval in 2017 for a 500-acre residential only Milano -
- PUD and after selling 100s and 100s of homes is now 6 years later obtaining. approval for his
 unilateral change of the scheme of development to convert 10.42 acres of open space wetlands
- into a Commercial shopping center. In monetary terms, you are permitting a ‘wealthy developer
~ to unilaterally convert virtually valueless open space wetlands promised as subdivision
- Commons into a multl-rmlhon-dollar Commercial shoppmg center That is, to say the least, Very '
: controvers1al ' = :

" You were the Judges and Jury durmg the 4 days of Quasi-Judicial Hear1ngs on May 23 24 and
- June 15-16. When the Hearings were concluded on June 16, a motion was made to approve the -
. Petition, and each of the 6 members present each announced how you, 1ntended to Vote after o
..which you Voted 5-1to approve the Pet1t10n I S '

o >Wh11e we were certalnly dlsappomted w1th your Vote to approve the Pet1t10n ‘We 'were

drsappomted that there were no Juror type deliberations of the essential facts and that no Fmdlng
of Facts was made and announced. In addition, not one question was asked of the City Attorney
~ with respect to the proper- interpretation of the applicable laws and there were no Judge type -
- Conclusions of Law made and announced. This left all of us with no understandlng of how: you ’
_reached your very 1mportant and controversial approval of the Pet1t10n

' ;T_od_ay,. I_ will requestthat yo.u 1ssue'F1nd1ngs_ of Facts.and Conclus_lons of LaVV as. part vof t;h:e'ﬁnal:l '
- Ordinance to be adopted as shown in the attached draft Ordinance I sent to you. I believe that
- each proposed Finding of Fact will be obvious to each of you. I will also go through each

B proposed Conclusion of Law, which I believe you had to make to support your approval of the

 Petition and I request that you ask for and receive advice from the City Attorney on each one of
- them. I hope you will agree that as a- matter of due process and falrness to everyone concerned



o -mcludmg the overwhelmmg numbers of homeowners who opposed thrs Petltron that th1s should :
~be done ' - ~ -

: Fmally, as m1t1gat10n for the 1mpact the Commerc1al shoppmg center you are approvmg Wlll

~ have on the surrounding residential developments I request that you consider and include the

- ‘proposed Stipulations suggested in the draft Ord1nance which I will-go through w1th you today
- Here are my proposed Fmdmgs of Facts : :

co v'SLIDE#l

o Flndlngs of Facts

1 i In 2017 the: Appl1cant (N eal) asked and obtained approval fora Bmdmg Master Plan for»

" up to 1,350 dwelling units with no commercial uses and w1th 5S. 2% open space. ThlS made

. the 537 acre Milano PUD 100% res1dent1al '
"2.' The 2017 Bmdmg Master Plan stated that “where the PUD Master Plan 1dent1fies '

~areas for residential uses, the developer shall have the optlon to convert such resrdentlal

' _'uses to open space uses.” . v' S : :

3 As part of the 2017 Mllano PUD zonmg, Neal obtalned several modlﬁcatrons to
- vstandards “based upon the low intensity of the development plan, the extenswe perlmeter
: buffers and the s1gn1ficant amount of open space otherw1se provrded » f

4 Subsequent to 2017, the Milano PUD has been developed into 4 res1dent1al subd1v1s10ns '
with 1,021 platted dwelling units (769 smgle famrly detached and 252 smgle famlly attached)
‘ Mllano, Arla, Cielo and Flore :

s, In 2019 the Plat of the Clelo Subd1v1s1on was recorded showmg 71 lots and various
Open Space Tracts

' .SLIDE #2

' 6 The 10 42 acres proposed by Neal for rezomng for commerc1al use was shown on the _
Cielo Subdivision Plat as part of 3 Tracts labeled as Open Space, Private Lake and Wetland

B _' prlvate Flowage Easements

L The Cielo Subd1v1sron Covenants prov1ded that the Flowage Easements were Common v. :
: Property subject to the “power authority and respon51b111ty to operate and mamtam ” by the Crelo :

.HOA

'8. o The Mllano PUD was: amended in 2020 and 2022 but no new development rlghts were -
- requested or approved. The 2022 amendment reduced the open space by 24.1 acres leavmg the
.Mllano PUD wrth 503 9 acres and 266.9 acres or 53% of open space :



9. 'In October of 2022 after the ﬁlrng of thrs Petrtron in June wrthout any notrce to the o
. homeowners in the Cielo Subdivision, Neal along with the Cielo HOA, which Neal still .~
~_controlled, executed and filed a Release purporting to release the 10. 42 acres fromthe -~ -
. Covenants and easements of the Cielo Subdivision statrng that 1t was “m the best 1nterests of
. the landowners w1th1n the. Clelo Subd1v1s1on R : :

| SLIDE #3- |
. ._:10"' The proposed shopprng center is located dlrectly across from the current 3—way
- Veneto/Laurel entrance/exit mtersectron used by the 1 377 homeowners in the Venetran Golf &

~ River Club PUD.

1 1 The 10 42 acre proposed shopplng center wrll destroy and replace open space wetlands

- shown on the Cielo Subdivision Plat, including a 6 acre lake, and numerous native wild life. - _
- habrtats but the Applrcant proposes to make a deposrt into a: Mrtrgatlon Bank as compensatron o

o 12 The proposed shopprng center is planned to attract shoppers from the 8, 000+ homes on
“the east srde of I- 75 L . : :

= 1 3 The proposed shoppmg center would convert the Veneto/Laurel 1ntersectron from a 3-

o - way 1ntersectron intoa 4-way intersection and with the wrdemng of Laurel Road it would havev e

o :7 lanes with stop signs on each srde of Veneto Boulevard

T 14 Traffic congestlon at the Veneto/Laurel 1ntersectron wrll naturally be mcreased by the o
’ ‘proposed shopprng center o : : S

185, Today, the 500+ acres of the. Mrlano PUD are owned in part by Neal and by hundreds of :
, ‘individual homeowners in 3 of the subdrvrs1ons and several homeowner assocratrons and :
mcludes 50+— acres of dedrcated prrvate streets. v :

v""'SLIDE#4 | f R S

}, ..Sectlon 86- 130(b)(8) l‘NelghborerOd commerCIal uses Whvlch'ar‘e determlned at the tlme of - :
~ approval for the PUD to be compatlble with the exrstlng and future development of

wad‘]acent and nearby lands outside the PUD. o : .
’ ************************************************************************ -

Conclusrons of Law o

“ 1. The term “Nerghborhood Commercral Uses 1n‘Sectlon 86 130(b)(8) may mclude all of o

o ':the planned 8 000+ homes on the east srde of I 75

20 Sectlon 86 130(b)(8) drd not require that commercral uses in the Mrlano PUD had to be |

o _determrned at the tlme of approval of the Mllano PUD in2017. .

3.0 Sectlon 86- 130(b)(8) permrtted the Milano PUD to be developed between 2017 and 2023" :

o as a 100% resrdentral PUD and after the sale of numerous homes it pe_rrnrtted the Milano PUD o |



to be changed in 2023 without the consent of the various homeowners and homeowner -

‘ 3.assoc1atrons by convertlng platted open space toa shopplng center

4 i Sectlon 86- 130(b)(8) perm1ts up to 5% for commercml uses in a re51dent1al PUD and
. therefore the proposed shoppmg center. 1s compatlble as a matter of law with adJacent and .
: nearby re51dent1al lands o :

- SLIDE#5

' Sectlon 86-130( r). “Commerctal uses. Commerclal uses located ina PUD are 1ntended to
- serve the needs of the PUD and not the general needs of the surrounding area. Areas -
designated for commercial activities normally shall not front on exterior or perimeter

“streets, but shall be centrally located within the project to serve the residents of the PUD.”]
”ﬂ‘************************************************************************ '

5. The Sectlon 86 130(r) language “1ntended to serve the needs of the PUD and not the
general needs of the surrounding area” is hereby 1nterpreted to mean that the proposed

o shoppmg center can serve the planned 8 000+ homes on the east srde of I- 75

6.~ The Section 86 130(r) language “Areas de51gnated for commercral act1v1t1es normally L

S shall not front on exterior or perimeter streets, but shall be centrally located within the prOJect to

" serve the residents of the PUD” is hereby interpreted to mean that the proposed shopping -

o - center streets do not have to be centrally located in the Milano PUD and that the proposed. .

. shopping center may be located at northeast corner of the Cielo Subdivision at the intersection of
Laurel Road and Jacaranda Boulevard and have the proposed exits onto- both of those exterlor
streets : R :

E 'SLIDE #6
B :Sectlon 86 47(b)( 1)(d - “,..no such person shall propose an amendment for the rezonmg
-of property whlch he does not own except as agent or attorney for an owner.”

B Sectlon 86- 130(15)_ “Ev1dence of umfied control development agreements All land ina

- PUD shall be under the control of the applicant, ‘'whether that applicant is an md1v1dual
' partnershlp or corporation or a group of md1v1duals, partnerships or corporations. The
applicant shall present firm evidence of the unlfied control of the entlre area w1thm the
proposed PUD.” See also Section 86-130(t)(3)(a).] ‘

R************************************************************************

- 7. Section 86-47(b)(1)(d) does not require the 100s of homeowners in the Mllano PUD to

‘ JOll‘l in the applrcatlon for the rezonmg of the Mrlano PUD in 2022 2023

o 8. } Sectlon 86- 130(k) is hereby mterpreted to mean that the ev1dence of unlfied control :
- submitted in 2017 for approval of a 100% residential PUD gave the Petitioner the right of
- ‘unified control to-unilaterally change the scheme of development in 2022 2023 to convert platted 3
. open space for commercial uses as a shopping center. '



9. - Section 86- 130(k) does not permit any 1nvolvement of the 100s of homeowners and the -
~ homeowner associations in the 100% residential Milano PUD in the appl1cat10n for the proposed
amendment for a shoppmg center in 2022-2023.

' SLIDE #

- Section 86- 130( j). “Land in a PUD des1gnated as open space will be restricted by
appropriate legal instrument satisfactory to the city attorney as open space perpetually, or

 for a period of not less than 99 years. Such instrument shall be bmdlng upon the developer, o

. his successor and assigns and shall constltute a covenant runnlng w1th the land and be in
' recordable form.” : : : : : : o
: ’1’0. : The fallure of the C1ty S0 far to require the ded1cat1ons of open space shown in the Cielo
5 subd1v1s1on plat spec1ﬁed in Section 86- 130(]) and Section 86-231(c)(2)(n)_1s immaterial. .
A
11, The conversion of 10.42 acres of open space Wh1ch includes the destruct1on of platted
and zoned wetlands and wildlife habitats with paving and their replacement with a shopping
~ center is perm1tted because there Was 131 acres of Wetlands in the 5 00+ acre Mllano PUD .

12.- The proposed rezoning of the property described herem is in accordance w1th and meets
the requirements of the Land Development Code and is consistent w1th the City of Venice
Comprehens1ve Plan e

' 'The 2017 Ordlnance for the Mllano PUD had 11 Stlpulatlons
\ .

SLIDE 48 SR . '

S “PropoSed'Stipulations

1L Adv1sor_'y Board There shall be an Adv1sory Board (herem “Adv1sory Board”) wh1ch
~ shall consist of residents of the Milano Subdivision, the Aria Subdivision, the Cielo Subd1v151on
~the Fiore Subdivision, the Venetian Golf & River Club Subdivision and the Willow Chase

- Subdivision (in equal numbers from each) and shall be chosen by those residents, to advise -.

- Petitioner on the development of the proposed shopping center, including without l1m1tat1on all

- issues relating to the proper buffermg of the Commerc1a1 development from those Subd1v1s1ons -

R 2.' j' ’ Buffering. ,The’ entire perimete’r of the Cornmercial’ center along the south side of Laurel ,

B ‘Road and the west side of Jacaranda Boulevard, not included in access right of ways, shall be E

| buffered with soil berms with a minimum helght of 4 h1gh plus 4’ shrubs and 12’- 18’ trees on -
_ top of the berms. : :

3. L ights. The parkmg lot hghts shall be shielded and of a helght and type that does not
“spill over light outside of the shopping center. No lighting from the Commercial property shall -
~ bespilled over into any of the adjoining residential properties of the Milano, Aria, Clelo ‘
. Venetlan Golf & Rlver Club and Willow Chase Subd1v1s1ons

'SLIDE #9



- 1_4; | _Securig' . Security ‘éame'r'a.s',fshall cover allvparking_ lots and shall"bemon‘itoredat: 'allf '
' _times' ‘ ‘ R T :
5. Overmght Parkmg All overmght parkmg, 1nclud1ng but not 11m1ted to boats and

“recreational vehicles, shall be prohibited and that restriction shall be noted by appropriate
- srgnage  with comphance monitored by securlty cameras and enforced by the Venice Pohce

6 Dellverles Reasonable commerc1al efforts shall be exer01sed to restrrct all dehverles to:
- dayhght hours only : :
7 | Back—up Alarms Reasonable commer01a1 efforts shall be exermsed to restrict all back-v :

“up alarms on del1very vehicles to sﬂent laser type alarms or. 51m11ar sﬂent alarms '

8. Dellverv Area N01se The Advrsory Board shall be consulted to determme 1mplement
and provide the best combination of walls and/or landscapmg to surround the delivery areas to .
buffer to the greatest extent commercially : reasonable any norse emanatmg therefrom

~ SLIDE#10
9. ,’ Gas Statlon No gas statlon shall be allowed

o 10. Street L1ght1ng Petltroner shall at 1ts expense install street llghtlng along Laurel Road

L - and Jacaranda Boulevard approved by the C1ty of Venice and Sarasota County

L - and Wlllow Chase Subdlvrslons B

11. Traffic nghts The Site and Development Plan for the property shall require that prior

to any bu1ld1ng permit being issued by the City for the subject Commercial property, a Variance =~

shall be obtained from the County for a full traffic signal at the intersection of Laurel Road and
Veneto Boulevard and that traffic signal shall be installed, all at the expense of the owner of the
Commerc1a1 property S :

12 Operating Hours ‘The operating hours for businesses on the Commercial property shall
" be limited to be1ng between 8: OO AM and 11 00 PM unless otherWlse approved by the C1ty
Counc11 .

- SLIDE #L o

13 Smll Over Nonse No noise: from the Commercial property shall be sp1lled over 1nto any.
of the adjoining residential properties of the M1lan0 Aria, C1elo Venetian Golf & River Club

14, No Outs1de Actlvmes All commerc1a1 activities on the C
ommerc1a1 property shall be conducted) inside of bu1ld1ngs and no such act1v1t1es shall be '

'conducted out51de of bu11d1ngs ’



15. Mltlgatlon Bank The M1t1gat10n Bank depos1t to be submltted by Neal shall be subj ect -
-to the approval of the City Council. - , '

Thanks

~ "Members of the City Council. This is a difficult and controversial case. If you will take the time
~ to include Fmdmgs of Facts, you will make it clear to all of us what facts you found to support
your votes. In addition, if you take the time to include your Conclusions of Law after your
 receive advice from your City Attorney, you will make it clear to all of us the laws that you used
- to support your decision. That is the best way for you to obtain any understandlng and
' acceptance of your decision for those i in opposition to it.

‘Then ﬁnally, if you w111 take the time to add meanmgful Stlpulatlons to lessen the 1mpact of thJS '
o shopping center on the surrounding hores, you w111 have gone a long way make this de0151on
- 1acceptable and its future successful

‘ Thanks for your time and c0n51derat10n

Max_‘shall H‘ap‘per fo_r t‘he-Ve,netlan HOA.



l m ZMT thc Peutmnecr (NME) asked zmd obtained approval for a Emdlng
Master Plan forup to 1,350 wellmg units with no commercial uses and with -
55.2% ¢ upen spa,ce Thxs made the; 8’37 acre Mu ano PUD 100% residential.

2. The 201 7 Bmdmg Master Plan: stated that “whe e~the‘PUD Master le ,
identifies ateas for residential uses, the: dcvelopwshali- hewe thu upﬁ.wn to cunvert
' such remdemnal uses to open space wses.” . : »

N yoft mdevelopment plan, the extensive
: penmeﬁer bu ﬁlers and ﬂm si :n?‘ cant amonmi of opcn space otherwise provided.” »

- 4 Suchquent to 201 7, "e{Mx-"’ no ] U.D has béen dweloped mto 4 resndentna[
- Subdivisionis with 1,021 platted g units (769 smgleejmmly ‘detached: and.
252 am«rle family amisched) Mﬂmo Aria, Cielo,and Fiore.

‘5 In 2019 me l}"lat of the leo Subdmsmm was rewrded @homng 71 lots zmd L
. varmus Open Space:’}i‘raets wnh mty one: smalﬁ rescrvedl Tract forthe wndemng
-of Eaurel Road.- = : e :

i ‘v'.NeaB obtamed sevetal medrf‘ cmmns»» -



s omaets-(:cmﬁmued

6 The 10. 42 acres proposed by Nezﬂ for rcmmng for commercial use was
shown on 111(: Cielo Subdivision Plat as part of 3 Tracts labeled as Open Space
Prwate Lake and Weﬂand prwate E icwawe Easement:,.

‘7 The Cielo Sub‘ "’wsnon Covenants prowded that the’ F owage Ea%ments were
v Common Property subject to the "power, authority and 1esp@ﬁub1hty to operatu
- and maintain,” by he Cielo HOA.

8. The Mﬂam PUD was amended in 202@ and 2022 but no new development

rights were requested or approved. The 2022 amendmcnt reduced the open Spacc

- by 24.1 acres leaving the Mdarm PUD wnth 503.9 acres and 266. 9 acres or 53%
~of open space. :

9 Im October of 2022 aﬁer the ﬁlmg of thls Petmom in J une, w:tchout amr notice
to the homeowners in the Cielo Subdivision, Neal along with the Cielo HDA

~which Neal still controlled, executed and fi led & Release ‘purporting to release the
10.42 acres from the Covenants and easements of the Cielo Subdivision stating
that it was “m the best i mtm ests of the landownms within. 1:11e CM() Qubdmsmn







»ﬁhewfﬂre ﬂw pmposed sh@ppmg center is bémpahbtc asa matter'of ].aw wnth; adjaccnt:and‘ :
nearby" fem&mtzal% Tands. : . _
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Cancﬂuswns of Law Camtmued

’-geuerameed“ ij
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o i : such person. shall propose an amendmem for the
rezumug af pmperty whwh M does. zmﬂ nwn uu:ept asg agem or zmtmrney i’m an:
' awmer;“ ' :

; p or cm gmramm or a almm of mdwujm[s, p.lrtmrsmps ar _
mr]mratmm, Tﬁre applicant shall p ewuif hnm ey mdenw of. tixe umﬁed contml of tiw :

. -entire area within the propoesed PU
‘*#*?****Sﬂﬂ&$$#$$$*¢ﬂ*********# g

Co

 unified control o umfami ally chdnge thc schumu m% dm,mpmem in "’QE 21;]73 m.cmwm; ;
pfdtwd apen space for wmmermaﬁ uses as-a slmppmﬂ* CRIeT. - Do '

g, Smmnﬂﬁ-l.‘;’aﬂ(k} doc'i'ﬁmﬂ pemut amf m\m]ve.mem nf' the; lﬂﬂs 3 o
1,hc lmmwmm axwmaﬁmns ' ] i F




‘ i) “Land in a PUD desugnatad as open space wnll be restr m:ted hv
: appmprmte lega ustmment satnstaetury fo the: city attorney as open space

- perpetaally; or for a period of not less than 99 years, ‘Such instrument shall be .

binding upon the developer; his successor and assigns and shall constitute a

- covenant running with the land, and be in recordable form.” :
-*%#m**%&**&*****%********v@**%****iﬂ#é#****ﬁr**Ba-3ﬂ*$$$***$**¥$*****$ﬂ$***R‘t* :

Cﬁncl usigns M‘ de C‘onnn ued

10. Thie failure of the City s0 ial to ruquwc the dechcatmns of open space shuwn 1n the
Cielo subdivision plat specnﬁe@l in Section 86430(;} ‘and Section Sﬁ-ZKJ(c](Z)(n) is
1nm1ai.erml

11, T he conversion of 10.42 aeres of open, space which ;m,i_udes the dcsmmtmn of
platted and zoned wetlands and wildlife habitats with pavma g and their replacement with a
q]:wppmg center is permitted bemusw; thexe was 131 acres of Wcﬂands in the 500+ acre.
- Milano PUD. : :

12 The proposed Eefmmnﬂ of the pmpen £y descrabed hemm is in. aucmdcmce withand
meets the réquirements of the Land Development Code and is cmnmstem with the. Cwy of
Vemce Compn,henswe i’lan _




R *@r Club Smbdmsmn zmd," Willow Chase Subdlw on {m equaﬁ mxmbcm
from each) and shall be chosén by those res xdems to advise Petitioner on the
developmem: of the proposed shopping. center, including without limitation, all
issues relating to the - proper bufferi ng of the Cummerczal dweﬁopment from those‘- ,
'Subdwxsmms ' :

2. Bufféﬁn A Thc entire perxmeter af" ﬁh@ Cammarcml center along the scmﬁlh

side of Laurel Road and the west side of Jacaranda Boulevard, ot included in
access right of ways, shall be buffered with soil berms with.a mmnmum he aht raf '
S hwh, pl‘us 4 ahmbs and EZ’ 183 trees on mp of the berms.

. Lights: The parking lot lights sh be shield d and ¢ -':mhmglﬂ: and_vpn thal
3 —,does not spallwer hg,ht otitside of the shopping cénter. No lighting from the
Commereial property shall be spilled over irito any of the ddjﬂll’!l?!‘lg residential -
_properties of the: Mﬂmo Aum, lo .’»Vmctlam Gnlf & Rwel Gllub anv:i Wmow
U;me Suhdmsmns ' . R LI




. I?i*"“ osed Sti’“tiﬂlﬁﬁmfw Cﬁﬁﬁnué&; o

1 *ﬁ Bel%werwa. Reasomble mmmemal eff@ns sh*xll be exemsed m 1esmct ai]

. ‘d%ehvel fes m d?a)' i

 restrict all hack-wp aﬂams.on. eli
~similar sifent alarms,




o .Sarasom Cmmtv

9 Gas Statmm Nor gcua stamn: shaH ba almwed

) ".'.]U &tmet Ll shting. Peﬂtmner sha}i’ atits expense, msmll street Iwhtmg almlg -
Laurel Road and Jacaranda Bﬂulevald dpproved b} the (.Alt}‘ af Vemce and

’ﬂxe 311:& and: Develcpment Plan for the pmpeﬁy shall

b ETATIC :
rcqmre thaﬁ" pum m any bmldmé, permit being issued by the City for the: subject

| Commercml pmpeny, a Variance shall be obtained from the County for a full

traffic signal at the intersection of Laurel Rﬂad and Veneto Baulevard and that .
traffic 51gnal ahaH be mam]fed a]]l at the expenss of the owner of the Commerclal '

B property

o ]2 G ,;efratm '? Hn‘mrs; The aperatmg hours tor husmesses on ﬁh@ Commercial
property shall be limited to being between 8:00 AM and 11 00 PM unless
o ﬂthermse appmvcd bv the City C@unml o o




» "lll.@ver Nmse. No noise from the Conmnemta! propertv shall be spﬂled' -

over into any. of the ‘adjoining residential properties of the Mﬂano Ama Cielo,
Veneﬁan Golf & Rwer Cﬁub and Wﬂflow Chase Suhdwmfms

| 14 Nu Outsmde Actmztms, AM cemmermal actwmes on the Commercmi

“pmperty shaﬂ be conducted inside of buﬂdmgs and no such actwmes shall be
ccmducted Uutmde of bmldmgs

15 _Mltl

&tmn Bamk The Mitlga,tmn Bank depﬂsm to be submm:ed by Neal
, Shaﬂ be subject to the approwl of the Cxty Coumml




