OFFICIAL MINUTES

SYKESVILLE PLANNING COMMISSION

June 6, 2017


                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                       Present:
Steve Enslow
Julia Betz

Ed Cinkole
Leo Fiander 


Mike Scheiner
Phil Singleton

Staff:
Dawn Ashbacher, Town Manager/Planning Director 

Nokomis Ford, Carroll County Planning


Jana Antrobus, Executive Assistant

Call to Order:  Steve Enslow, Chairman, called the meeting to order at 7:10 PM.

Approval of Minutes 

Motion was made by Commissioner Singleton and seconded by Commissioner Scheiner to approve the March 6, 2017 Planning Commission meeting minutes. All voted in favor. 

Motion was made by Commissioner Singleton and seconded by Commissioner Betz to approve the May 1, 2017 Planning Commission meeting minutes. All voted in favor. 

County Updates

Freedom Plan Work Session

Public Hearing is scheduled for June 8 at Liberty High School. This meeting will have a map gallery and give citizens time to sign up to speak. The Planning Commission was asked if they had comments. All declined but Chair Enslow. He will provide his comments to Jana and she will send by June 20. The Public record will now be held open until June 20 for written and oral comments. 

Bike-Ped Master Plan Sykesville Map 

Planning Commission requested changes during the May 1 meeting. These changes were reviewed on the provided revised Draft Bike-Ped map: 

· Status change - Dinky Short Line, Carroll Fields subdivision trail extension

· Removal of bike trail along Springfield Ave between Central Ave and Spout Hill/Main St it was taken out of the amended Sykesville Plan
The County is requesting approval (verbal) to put the map into the Draft Bike-Ped Plan 
Motion

Motion was made by Commissioner Singleton and seconded by Commissioner Cinkole to approve the Draft Bike-Ped Map. All voted in favor. 

Business

Raincliffe Path
Update: Per Jonathon Bowman “There is no forest conservation easement along the side of the development near MD-32, where the proposed alignment of the trail” was recommended.   A site visit was conducted by staff to evaluate the discussed locations and other options; the staff have concerns about the area from the road to the corner of Northup Grumman. Between the Northup Grumman property line and 32 there is a steep incline with only 4 to 5’ of level ground. To add a path to this location would be very challenging. (Pictures and map were provided) Another option might be a connection to Buttercup Road. (Map was provided) 
The Planning Commission requested that Town Staff, the Developer and the HOA work together to agree on 3 alternatives for the path, one being the original location, and present them to the Planning Commission for review. Chair Enslow also requests that on future Planning Commission Agendas to remove “Removal” from title “Removal of Trail from Raincliffe Plans”.
Master Plan – Mid Cycle Review
The Implementation Plan Chapter was discussed at the last meeting. Updated information was added and provided to the Planning Commission prior to today’s meeting with a request for comment on the following:

· For each item not marked complete, review and write “keep”, “delete”, or “discuss” beside the item

· Add items that you think should be added, e.g. revise Town landscaping manual or items for Warfield

· Pick top 5 priorities from all the items to keep. 1= top priority 5= 5th priority

Comments are due by June 23. Staff will compile the data to discuss at a future meeting.

Sustainable Community Designation Renewal

Town staff is requesting the Planning Commission review and provide comment on the Action Plan section of the application. Chair Enslow and Commissioner Betz provided their comments. One volunteer and one alternate from the Planning Commission are requested to attend a Work Session in June. Chair Enslow volunteered to attend and Phil Singleton volunteered to be an alternate but is not available in June. 
Warfield - Parcels E/F Preliminary Subdivision Plan Introduction
Sean Davis (MRA) gave a presentation of the Plan focusing on the modifications that have occurred since the approval of the PEC Preliminary Plan on December 5, 2016. An outline of the modifications from the approved plan to the April 28, 2017 Phase I Plans was provided (see attached). The discussions also included reviewing comments from various agencies and the Conditions of Approval from December 5, 2016. 
Pervious Paving

Pervious paving was added on Road A (a 5% graded road) in the parallel parking spaces on the west side. This will help eliminate ponding and create positive grade drainage to two inlets. It was mentioned that Bob Bond’s concern was water going across intersections and freezing. MRA’s response was they would increase the curb to direct water flow to the inlets; MRA stated this was not a choice but a Carroll County SWM requirement to include pervious paving as part of the SWM design for Warfield. The Town Manager stated she had spoken to Carroll County that day and Carroll County said that it was the applicant’s choice to use pervious paving or to add more bio- retention facilities. Commissioner Cinkole and Commissioner Scheiner noted snow cannot be pushed onto the previous pavement and it is difficult for snow to melt on it. MRA said it was a small area in question. 
Other concerns were discussed and the following action items regarding pervious paving are to be addressed by MRA: 
· To check flexibility on pervious paving with the Town Manager’s Storm Water Management County contact to be provided by the Town Manager
· To explain to the Town:

· Life expectancy of pervious paving
· Maintenance 

· Necessary salt and chemical treatment alternatives during snow events

· To add notes on the plan, if pervious paving will be used, then POA will maintain & replace

· To provide a parking analysis of lost spaces on Road A; ratios and site distribution
The following are to be addressed by Town Staff:

· Ask Scott Scarfone about delineation of pervious paving by concrete band; its construction detail, value, and maintenance

Comments from Various Agencies and MRA Responses
Wilson T. Ballard Comment: 

· Sheet 4-10, 1. second bullet. ADA accessible nature trails. Are these required by code?
Additions to the plan include a walkway connection from E/F to the existing park trail that includes steps. It is the Town engineer’s recommendation that the connection be ADA accessible by using a ramp and be designed with a 5% maximum grade. The Planning Commission was notified that the applicant is responsible for providing funding but not for doing the Park Improvement, Planning and Design. This was approved by the Mayor and Town Council. This changes the condition as included in the PEC Preliminary Plan approval.
The following is to be addressed by Town Staff:
· To check if there is a code provision for ADA accessibility for Town parks

· To check if remaining trail throughout Warfield Park is accessible
· To accelerate park comprehensive planning, to better inform park connections from E/F 

The following is to be addressed by MRA:

· To check if remaining trail throughout park is accessible, 5% or less with cross slopes no greater than 2%
· To add additional trail connection point into Warfield Park behind SWM pond
· Sheet 4-10, 2. Roadway Turning Fillets at Intersections. There are several road intersections where the radius of the turning fillets needs to be increased for large vehicles (fire equipment and moving vans…)
MRA - Does the Planning Commission want WB - 50's (60 foot long tractor trailer) to have unrestricted access to all alleys (MRA provided access to all units - either front or backs)? If so, will the Town allow private alley easements on private property?
The following is to be addressed by Town Staff:

· To talk with County about radii preference, larger or smaller in alleys 
The following is to be addressed by MRA:

· Check if WB 50 can access lots 111-116
· To verify approval with volunteer Fire Chief about unique ladder truck turning radii
Scott Scarfone Comments:
· Landscape Plan, 1.  Review the most recent edition of the Town of Sykesville Landscape Guidelines Manual and the Carroll County Landscape Manual to ensure compliance.
MRA - Sykesville Planting Unit requirement yields 508 P.U.'s. The plan shows 301 P.U.'s with trees. The remainder will be proposed shrubs (1,035 or 7.2 shrubs per home). Do these have to be illustrated on the Preliminary Plan or can a note be added to the Preliminary Plan and it be addressed in the Final Plan?
Based on a lengthy discussion regarding the landscape the following are to be addressed by MRA: 
· To add a note to the landscape sheet that, by the final plan, Sykesville’s planting units requirement will be met (probably with shrubs) and the planting plan will be consistent with the landscape manual and comments received by Town consultants 
· To replace any White Oak street trees with more urban-condition tolerant species, such as Honey Locust or defined cultivars - Commissioner Cinkole discouraged the use of White Oaks as they are slow growing and produce low branches
· To ensure tree placement in landscape plan maintains sight lines from E/F mews
· SWM Plan, 1. Provide an 8 -12” depressed concrete curb between all permeable pavements and asphalt roadway surfaces.
MRA - This request is not a standard design in a public roadway and has not been requested by the Town engineer. 
The following are to be addressed by Town Staff:

· Ask Scott Scarfone why depress concrete curb recommended
· SWM Plan, 7. Verify the space between units 60 and 91 will accommodate a tot lot and verify the route to it from the park drive is accessible.
MRA - The proposed improvements may include a tot-lot. If so, we suggest it should be located in the village green, not in this lower park. This park is ideal for open play such as throwing a baseball, football, or kicking a soccer ball.
The following are to be addressed by MRA:

· To remove tot lot location and leave open space blank; to be determined in design development

 The Planning Commission also requests MRA:

· Provide hard copy draft of revised redlined Pattern Book 
· Highlight wall elevations on the Preliminary Subdivision Plan and Preliminary Plan 
· Provide a timeline on the wetland mitigation permitting/review process
· Provide copy of plans to Springfield Hospital for their review and comment

Outstanding Conditions from the Preliminary Plan Approval
The Conditions were discussed and the following notes were added in red.

Conditions to meet before approval of the preliminary subdivision plan for Parcels E/F
1. Applicant shall provide an overall sidewalk plan for Warfield during the Preliminary Plan for E/F. PC agenda June 6 comments – Condition complete as the plan has been provided although it has not been approved. The applicant will re-submit for the whole site and hone in on Parcesl E/F. Combine with #7. Need comments from Bob Bond and Scott Scarfone. Future approval
2. Applicant will prepare a traffic analysis on the potential impact of traffic leaving Warfield onto Buttercup Road.  The goal of the study is to validate the anticipated distribution of traffic illustrated in the Wilson T. Ballard traffic study and to gather more data to provide directional analysis of the traffic impacts from the Integrace and Warfield Developments. PC agenda July
3. Applicant will work with Springfield Hospital and the Town to evaluate alternative circulation options and then choose one that will meet the Town, Hospital, and Applicants needs and to adequately address safety issues for angled parking along Warfield Ave. PC agenda July
4. Applicant shall evaluate the parking and grading between existing historic buildings G and the Root Cellar in association with the discussions between the applicant, Town and Springfield Hospital.  During this process the applicant will minimize, if not eliminate, any proposed retaining walls. PC agenda July
5. Applicant shall ensure a naturalistic stormwater management design will be developed for the stormwater management pond serving Parcels E/F in Warfield Park. PC agenda June 6 comments - Condition was revised on 4/28/17 plan. A trail connection to the Warfield trail will be included as part of the SWM plan.
6. The SWM facility shown on the Warfield Park Parcel is planned in an existing forest conservation easement.  For this to occur, a release of easement must be requested and approved.  If approved, mitigation for the lost easement acreage will be required and the deed of easement will have to be amended.  Applicant shall work with the Town and County to address this issue and develop a mutually acceptable easement for the stormwater facility between the applicant and Town. PC agenda June 6. - A request letter was sent to Jonathan Bowman dated May 30.
7. Applicant shall provide a lighting plan for the proposed development with subsequent submission. The future lighting plan(s) shall be coordinated with the existing lighting in the Warfield historic complex. PC agenda June 6 comment. - Combine with #1 
8. The applicant shall work with the Town to select either bump-outs or speed humps along Road A in Parcels E/F to calm traffic. PC agenda June 6 comments revised on 4/28/17 plan. Remove all but two bump outs.
9.  Applicant shall work with the Town, with County confirmation, to develop and record a covenant to address the sewer allocation for Warfield. MRA to assist.
10. This approval is conditioned on the approval of the Sykesville Historical District Commission (including addressing Maryland Historic Trust comments to the satisfaction of the Sykesville Historic District Commission).  Complete
11. Approval by the Maryland Historic Trust of proposed modifications to the Warfield guidelines. Complete
12. Review by the State Highway Administration of the traffic study completed by Wilson T. Ballard Company and confirmation that the state roads are adequate to support the proposed development. Complete
13. Submission of appropriate applications to MDE, Army Corps of Engineers, The Wilson T. Ballard Company, County agencies, and any other applicable agencies for the wetland mitigation proposed for Parcels A/B and C.  PC Agenda July. In process. Plan for application will be submitted to the Planning Commission in July. Chair Enslow requested a timeline on the entire mitigation permitting/review process.
14. Applicant shall work with Town engineer to address issues regarding turning movements within Parcels E/F. In process MRA is working with Bob Bond.
15. Retaining walls are to be faced with appropriate material and/or landscaping as determined by the HDC. PC Agenda June 6 comment - MRA requests this be deferred to the Final Plan but will provide wall height as requested.
16. Applicant shall work with the Planning Commission to review landscaping revisions in the Pattern Book. In process. Landscaping detail will be complete at final approval.
17. Completion of Storm Water Management Concept Plan for entire site to be done before preliminary plan approval of residential subdivision for Parcels E and F. Complete – Carroll County has approved.
Conditions to meet before approval of final subdivision plan for Parcels E/F

18. Applicant, working with the Town, shall prepare an overall master plan for Warfield Park, its connection to Millard Cooper Park, and Main Street.  The Master Plan should include implementation strategy, costs, maintenance costs, contributions by the Applicant towards implementation. The applicant shall provide funds in an amount mutually agreed upon by the applicant and the Mayor and Town Council of Sykesville for development of a master plan for Warfield Park (and possible enhancements to Millard Cooper Park) and construction of the physical improvements within the Town’s Park system. Per the 7th Amendment the Town will be responsible for the Master Plan and improvements; the Developer is contributing $200,000 to the effort.
19. Applicant, working with the Town and Planning Commission shall prepare at its cost an overall master plan for a way-finding system between Warfield and Main Street. No comment
Conditions to meet before issuing permits for Parcels E/F

20. Applicant shall ensure the Property Owners Association/Home Owners Association documents will be recorded at the time of recording record plat. The documents shall include the Town’s ability to enforce provisions (i.e., storm water management facility maintenance) should the POA/HOA fail to do so.  The documents shall also include a cross (reciprocal) access easement for the parking lots in Parcels A, B, C, D, and H for the benefit of the owners/tenants within these parcels. No comment
Additional Conditions 

21. Applicant shall ensure the size of the stormwater management pond in Parcels G/D-1 will be minimized to allow for other complementary uses, (i.e. overflow parking or park features). No comment
22. Further studies of a redesign of the access entrance to Parcel A/B which will retain the existing connection to the round-about will be conducted if feasible. No comment
23. Applicant shall address to the Planning Commission and Historic District Commission satisfaction all comments from the Town, Consultants, County, and State Agencies. No comment
Adequate Public Facilities Review

Currently the Town has received from: Fire and Emergency Services, Water and Sewer Services and Sykesville Police Services. The Town has not received a Certificate from the Board of Education. The Planning Commission has no other requests and asks this be put on the next meeting’s agenda. Chair Enslow requests that Town Staff follow up with Clay Black regarding the Board of Education’s submission.
Lighting and Sidewalk Plan Review
The submitted plan was reviewed and the Planning Commission agreed the “condition” has been met. The next step is for MRA to submit a detailed plan to the Planning Commission in July. Chair Enslow requested that the retaining walls be included in the plan in order to see them in relation to the sidewalks.

Schedule

· Resubmission plans to the Planning Commission by June 23 
· Agency and consultant comments to the Planning Commission by July 7 
· Planning Commission meeting is rescheduled for July 17

Adjournment

There being no other business, Chair Enslow motioned and Commissioner Betz seconded to adjourn the meeting at 10:30 PM. All were in favor.

Respectfully submitted,

Jana Antrobus, Executive Assistant
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