OFFICIAL MINUTES

SYKESVILLE PLANNING COMMISSION

February 5, 2018 

Present:
Steve Enslow

Julia Betz


James Zammillo

Ed Cinkole


Jeremiah Schofield
Phil Singleton
Absent:
Mike Scheiner

Staff:
David Deutsch, Interim Town Manager


Aretha Adams, Town Manager 


Nokomis Ford, Carroll County Planning


Jana Antrobus, Executive Assistant

Call to Order

Steve Enslow, Chairman, called the meeting to order at 7:03 PM.

Approval of Minutes 

Motion was made by Commissioner Singleton and seconded by Commissioner Cinkole to approve the January 2, 2018 Planning Commission meeting minutes. Commissioner Schofield abstained. All voted in favor. 
County Updates

· Comprehensive Rezoning

The Department of Planning will host five public information sessions for the Comprehensive Rezoning that will focus on the Commercial, Industrial, and Employment Campus areas. No Residential will be considered during this phase and will only affect the text not the actual map amendment. For more information: www.carrollrezoning.org       
· Bike-Ped Master Plan

After receiving Sykesville staff and Planning Commission input on the Sykesville bike-ped maps, the County is now moving forward with text for the Carroll County Bicycle-Pedestrian Master Plan. The text is directly related to the map that was approved by the Sykesville Planning Commission last June.  The text also references various master plans including the Town of Sykesville Master Plan.  

· Sykesville staff feedback is due by February 23rd.  The Planning Commission’s approval of the text by the March 5 Planning Commission meeting.  (The text includes Chapter 3:  Existing Conditions and Chapter 4:  Possible Connections)

· If there is any additional text or pictures the Planning Commission would like to add, they will need to be sent to Nokomis Ford, Carroll County Planning by February 23rd.

· Chair Enslow requested Town staff review and provide comments prior to the March meeting.

· Freedom Community Comprehensive Plan

The Planning Commission is working on revising the Vision Statement.
· Annual Report

The Carroll County Department of Planning is compiling information for the 2017 Annual Report, which is due to the Maryland Department of Planning by July 2. Providing data to the countywide submittal will cover the state requirement. A summary of the Town’s planning related activities are due by Friday, February 9.
Business
Warfield Final Engineering and Subdivision 
Town consultants and staff have reviewed the latest plans received from the developer and have no outstanding issues regarding the construction plans.  There are three outstanding conditions to be resolved:

· The unsigned MOU regarding traffic in relation to Springfield Hospital Center (SHC).  The parties have been making progress on a final resolution of the item
· Water/Sewer Capacity Restrictive Covenant regarding a Declaration of Restrictive Covenants Limiting Medical Office Use.
· An acceptable plan for sidewalk connectivity.   
The Interim Town Manager recommends approval of the plan contingent on the MOU being finalized. 
Clay Black, Chief, Bureau of Development Review, stated that as of today all agencies have given their approval of the construction plan/drawings.
Sean Davis, Morris & Ritchie Associates, INC. (MRA) noted: 
· A revised MOU was submitted to Springfield Hospital for review today. 
· The revised Water/Sewer Covenant has been submitted to the County Attorney for review on February 2.
·  Maintenance of the sidewalks within the public right of way for Parcel E/F has been resolved. The HOA will be financially responsible for maintaining the sidewalks. The Developer will revise the plats to incorporate these decisions.
· Two exhibits were provided and reviewed showing sidewalk connectivity options. Exhibit B would require the removal of five trees.
Planning Commission Comments:
· Chair Enslow requests a quarterly Marketing Report be supplied to the Town.
· Chair Enslow requested the Town put together a Committee to consist of representatives from Town Staff, Historic District Commission, Planning Commission, Downtown Sykesville Connection and SPARC to review the Way Finding Plan provided by MRA.
· After a lengthy discussion, the Planning Commission took a poll, and it was agreed that the removal of trees was not acceptable. Additional revisions to include are three crosswalks and signage that will be completed during the construction of E/F. 
· The Planning Commission agreed to the following modifications to the exhibits as outlined in the motion.
Motion
Motion was made by Commissioner Singleton and seconded by Chair Enslow to take a ten 

minute recess at 8:30 PM. All voted in favor. 
Motion 
Motion was made by Commissioner Singleton and seconded by Commissioner Schofield – That final construction plans and utility drawings entitled respectively “Final Construction Plans for Warfield E/F” (56 Sheets in total) and “Carroll County Public Utility Systems, Water and Sanitary, for the Warfield Subdivision, Phase 1, Sheets 1-9)” are hereby approved by the Planning Commission of the Town of Sykesville, subject to the following conditions. All voted in favor.
CONDITIONS: The following conditions shall be satisfied within 60 days from the date hereof:

1 Memorandum of Understanding re Warfield Traffic Pattern – The State, Town and Developer shall have entered into a Memorandum of Understanding confirming in writing that the State has unconditionally approved the traffic plan for the Warfield project in accordance with that reflected on the approved PEC-Preliminary Plan for the Warfield property. 
2. Water/Sewer Capacity Restrictive Covenant -   The County, the Town and the Developer shall have agreed in writing to the terms and conditions of a Declaration of Restrictive Covenants Limiting Medical Office Use establishing that not more than  thirty-seven percent (37%) of the maximum commercial space for the Warfield project may be utilized for medical office uses and the Declaration has been fully executed and delivered to the Town 
for recording (which recording of the Declaration shall occur prior to recordation of the Deed from the Town to the Developer (or any assigns of Developer).
3. Parcel E/F Sidewalk Maintenance -  The Property Owners Association Declaration  or Homeowner’s Association Declaration shall provide that, at such Association’s expense, the Association shall remove snow and ice from, keep clear of accumulated dirt and debris, and maintain, repair and replace all sidewalks and trails located within any median, shoulder or other portion of any Dedicated Roadway (i) located within or 
directly adjacent to Parcels E/F (and including the sidewalk along the north side of Springfield Avenue west of Town Park Drive to the crosswalk (to be constructed) leading across to the south side Springfield Avenue), (ii) located on the east side of Town Park Drive from Parcels E/F continuing to the round-about on Springfield Avenue and along the round-about to  the cross walk on the west side (to be constructed) of Warfield Avenue and (iii) along the existing sidewalk located on the east side of Warfield Avenue from the cross-walk (to be constructed) to another crosswalk (to be constructed) south of the Nexion Building (a/k/a KB Warfield Building) driveway entrance; all as shown on “Exhibit A, Warfield Phase 1, Final Plan Additional Sidewalk Construction” and “Exhibit B, Warfield Phase 1, Final Plan Additional Sidewalk Maintenance” as attached hereto. The above shall be further memorialized in an easement to be recorded among the Land Records of Carroll County pursuant to which the Town shall grant to the Association right of ingress and egress as

necessary for the maintenance of said sidewalks. 
Those sidewalk improvements described above as shown on “Exhibit A, Warfield Phase 1, Final Plan Additional Sidewalk Construction”  which are not been included in the existing approved construction drawings for the Subdivision, including all curb-cuts and cross-walks and including the asphalt trail connection to the existing trail as shown on the exhibits, as necessary to complete connections to public sidewalks across public roads, shall be built in accordance with supplementary construction drawings (the “Supplementary Sidewalk Construction Drawings”) to be submitted by the Developer and reviewed and approved by the Planning Commission.  Bonds or other security provided to secure the completion of Developer’s work in accordance with the Public Works Agreement for the Subdivision shall include the costs to necessary to complete the work set forth in the Supplementary Sidewalk Construction Drawings.
Next step for the Developer will be to revise the Plats and resubmit to the Town/Planning Commission for approval and signature.
Town Updates
Medical Cannabis
David Deutsch, Interim Town Manager presented the following information in a memorandum to the Planning Commission dated January 30, 2018:

“At the December Planning Commission staff was directed to follow up on the initial conversation on this topic. It was indicated in the December 20, 2017 memorandum that other Maryland jurisdictions have most frequently used 500 foot or 1000 foot radius exclusion zones 
from schools when developing cannabis business regulations. Attached is a Sykesville map with the 500 and 1000 foot zones marked for both the Sykesville Middle School and the Montessori School on College Avenue.
These radii are approximate as they were hand drawn without the assistance of an engineer. When a decision is made on which distance factor to use a more precise drawing will be prepared. 

In terms of a cannabis dispensary we looked at what may be the closest use mentioned in the Zoning Ordinance, and that is a “drug store” which is permitted in the Local Business Zone. Some municipalities have further restricted cannabis business when allowed in a business zone by stipulating that such a business must be at least 500 feet away from residentially zoned property.
A pharmacy is permitted in the PEC Zone, and Parcel D at Warfield is situated beyond the 500 and 1000 foot distance from the townhouses to be built on Parcels E/F. 

Other questions raised at the January Planning Commission meeting were:
1. Is the Town required to have an agricultural zone?

Staff checked with the Maryland Medical Cannabis Commission, and we verified that the State does not mandate any specific local zoning mechanisms. The only relevant guidance on this matter is contained in the opinion letter from the Maryland State 

Attorney General, who stated that Maryland’s local jurisdictions could not totally exclude cannabis businesses through local zoning.
2. Impact on local law enforcement:

I reviewed this question with Chief Spaulding. If a dispensary locates in Sykesville it is reasonable to expect some calls for service. Cannabis businesses are required by the State to have on-site security. There is not enough experience throughout the State to develop any realistic comparative data. A dispensary opened within the month in Westminster. Chief Spaulding will periodically check with his counterpart in Westminster to monitor the experience in our neighbor to the north.

3. Any federal law enforcement impact affecting the local police department?

Chief Spaulding and I discussed this matter also. We really do not anticipate an issue in this regard. The United States Attorney General apparently has a different approach than his predecessor, but it is our expectation that potential federal actions, if any, would no doubt be directed at the State, rather than local jurisdictions.

It is recommended that the Planning Commission endorse one of the radius factors mentioned above, along with any other specific details deemed necessary for a local regulation. Your recommendation would be conveyed to the Mayor and Town Council, and they would be expected to consider an ordinance amending the Zoning Code.”
Based on the information provided, the Planning Commission requests the following:
· Input from residents and the Downtown Sykesville Connection/Merchants and for it to go back to the Mayor & Town Council for discussion.
· A detailed map that shows 500’, 750’, & 1,000’ buffers from the property boundaries of Sykesville Middle School and the Montessori School.

· What is the business typical size?

·  Chair Enslow commented from his experience that retail was approximately 1000 square feet and processing was approximately 5000 square feet.  
Chair Enslow made the following statement:

Comments by the Warfield developers during the last couple of meetings portrayed an urgency to move the Warfield project quicker then maybe the Planning Commission was prepared to do. Chair Enslow felt it was important to express this to his fellow Commission members and review the process for approval. The Planning Commission is allowed to take the time needed to assess all the information that is provided and ask for comments from Town consultants in order to make an informed decision. 
Chair Enslow also made the following recommendations:

· The Town Manager become fully educated on the project as soon as possible, and Chair Enslow offered to assist as much as she needs from a planning prospective.
· For all future submissions from the developer to include the Phasing Plan, and if not submitted, the Town staff should not accept the submission.

· For the Town to immediately secure the County for review of all future phases of the project through completion.
· Reserve the right to involve Town consultants as needed.

Chair Enslow also noted that a comment was made during the last meeting regarding the Warfield Contract. Speaking on behalf of the Planning Commission, the Planning Commission should not be involved with any discussions regarding the contract. 
Sean Davis offered his assistance to Aretha Adams, Town Manager, to bring her “up to speed” on Warfield information.
Adjournment

There being no other business, Commissioner Singleton motioned and Commissioner Betz seconded to adjourn the meeting at 9:15 PM. All were in favor.

Respectfully submitted,

Jana Antrobus, Executive Assistant
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