OFFICIAL MINUTES

SYKESVILLE PLANNING COMMISSION

November 21, 2016

                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                          Present:
Steve Enslow


Julia Betz



Leo Fiander

Phil Singleton – Left the meeting at 10:20



Ed Cinkole – Joined the meeting at 7:20

Absent:
Mike Scheiner


Staff:
Dawn Ashbacher, Town Manager/Planning Director 

Jana Antrobus, Executive Assistant

Dennis Hoover, Town Attorney
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 Betz to approve the November 7, 2016 Planning Commission meeting minutes. All voted in favor. 
Business

Closed Session:

The meeting is proposed to be closed pursuant to the General Provisions of the Annotated Code of Maryland, Section 3-305(b): (7) to consult with counsel to obtain legal advice on a legal matter.

Motion

Motion was made by Commissioner Singleton and seconded by Commissioner Fiander to go into closed session at 7:04. All voted in favor. 

Item discussed were:
· Consult with Legal Counsel – Warfield Water and Sewer Allocation – no action taken 

Ed Cinkole joined meeting at 7:20.

Motion

Motion was made by Commissioner Singleton and seconded by Commissioner Betz to go back into open session at 7:41. All voted in favor. 

The Planning Commission and Morris Ritchie & Associates, LLC (MRA) discussed the list of outstanding issues, potential conditions, and the related comments from interested parties as it relates to the approval of the Preliminary Plan and Pattern Book. 
· Water & Sewer Allocation – The County pointed out the Town has some property owners that are still using septic systems, and it’s possible to shift their service area from a priority to a future area. This would generate an additional sewer allocation of about 10,000 gallons of water per day. This would require an amendment to the Water and Sewer Master Plan that would have to be approved by the Planning Commission. Another option proposed by the county would be to put a portion of the Warfield property into a future phase. The Planning Commission agrees to use a Covenant to limit the amount of medical office use. The following comment will be added to the Preliminary Plan: “The allowable percentage of medical office sq. ft. shall not exceed 37% of the total office use sq.ft.”.  If the Mayor and Town Council or the applicant would like to pursue an amendment to the Water and Sewer Master Plan, the Planning Commission would be willing to consider it.
· Consideration of comments from Integrace – They were given two items to review, the PEC Preliminary Plan for Warfield as prepared by MRA dated September 29, 2016 and Preliminary Plan for site E/F dated October 6, 2016. They have provided comments on both in a memo dated November 14, 2016. MRA gave the following response:
· The retaining wall has been reduced and can be constructed without touching the Integrace property line. 
· MRA does not agree with the comments regarding Public Road ‘A’.  It was noted to be 20’ wide, the correct width is 24’ and the truck size recommended by the Town’s engineer used to determine available truck access is WB-50 not WB-65.

Also MRA cannot plan for the development of Integrace. It is their opinion that part of construction practice is the cleanup and maintenance of roads.
· Integace water allocation is separate from Warfield. Adequate outfall for Integrace is not the responsibility of the Warfield Project. They have adequate outfall on their property.

· Integrace will have the ability to request an easement for a sewer line. 
· Consideration of Comments from Springfield Hospital Center (SHC)
· Disposition Agreement - The Town and Springfield Hospital Complex have an existing disposition agreement that certain parts of the traffic plan have to be approved by SHC.  The existing roads within the SHC are aging and in need of repair. There are no State funds currently available or planned in the next 5 year Capital Improvement Program to repair the roads. SHC prefers to restrict access from the development onto the perimeter roads (Buttercup Road/Main Street). A more detailed traffic study is requested to determine what improvements are needed and the cost.

· The Planning Commission does not want to restrict access to Buttercup Road for this development.

· Main Street north of Warfield Avenue is not a public road.

· The applicant is willing to commission a traffic study immediately. The applicant is also willing to look at traffic calming options.

· The applicant is willing to work on an alternative plan and proposes that this be added to the list of conditions of approval.

·  The State owns Parcel I and has easements outside of the property line for access for maintenance. MRA said access to Parcel I will be equal to how exists today.  Also MRA will show required easements on the plans. However, MRA’s utility locators were unable to locate fiber optic lines
· Infrastructure Phasing Plan
Reviews of the provided Warfield Infrastructure Bond Phasing – The different phases are not meant to be sequential, but individual. Several phases may be underway concurrently. It was noted:

· If additional infrastructure is required by the final site plan, the developer will agree to follow those recommendations as the plan changes. 

· The Warfield Collaborative is responsible for the construction of the roads as buildings are sold. A concern was raised that this makes sense if the whole project is done by one master developer. However, if buildings are sold individually, the building purchaser may not want to have to build a road.
· Phase IV-What is the existing stormwater management (SWM) basin on Parcel G/D-1 designed to hold? MRA will revise based on outcome of discussion with the County and Town engineer.
· Chair Enslow wants to see a more aggressive Phasing Plan. For example, when A/B is completed, perhaps the parking on the public roads is developed. The idea is that some of the infrastructure is done in advance rather than as needed. The applicant pointed out that they would prefer to put funds in the rehabilitation of the existing buildings rather than bonding public infrastructure. Chair Enslow is requesting an aggressive Phasing Plan with metrics to be presented at the next Planning Commission Meeting on December 6.
He requested metrics showing the land area and square footage of improved structure per phase. MRA reported that this would be emailed to the Planning Commissioners.
· Wetland Mitigation 
· Review of the provided of the Wetland Mitigation Concept Plan and Legend.

· Approvals by Maryland Department of Environment, Army Corps of Engineers, County agencies, and any other applicable agencies will be needed for the wetland mitigation proposed for Parcels A/B and C. 
· The application requires a mitigation plan. The Planning Commission favored making a more naturalistic edge of the existing pond in the park area.
· Any additional costs required for Wetland mitigation will be paid separately from the proposed $200,000 for park improvements related to the stormwater facility for Parcels E/F.

· MRA requested that the Wetland Mitigation Plan be added to the next

Mayor &Town Council agenda.
· MRA will return to the Planning Commission on this subject once a plan is developed.
· Parcel E/F SWM pond
· MRA is proposing the ponds will be dry (grass swale) as per Carroll County standards. Any removed trees are to be replaced or MRA will buy into a Forest Bank.
· A naturalistic SWM pond design will be developed for the quantity basin serving Parcels E/F in Warfield Park. 
· MRA has proposed $50K for the master plan and $150K for the implementation. This effort and associated costs shall mitigate for any reduction in required Recreation Space as required by the PEC zoning ordinance and for the use of a portion of Warfield Park to meet the SWM requirements for Parcels E/F. 
· Ownership and maintenance process will be reviewed by the county for clarification. 
· Per MRA, it is estimated that the maintenance for SWM of Parcels E/F is $23,500 that would be divided by the number of homes. HOA for Parcels E/F will contribute to the POA for all maintenance including the park.
· The net amount of trees will not be lost due to the construction of the SWM pond in the park. Trees displaced will either be replanted on site or off site in a tree bank. 

· The Planning Commission is in agreement to allow the pond on Town Property/Warfield Park with the above condition with the dollar amount to be determined. The Planning Commission also likes the idea of having a maintenance reserve included.

· The forest conservation easement issues will be decided later.

· Pattern Book Review 

The following revisions were made to the Pattern Book (Version 3.0) by the Planning Commission during 11/21/2016 meeting. 
1. All red-lines shall be changed to black.

2. Revise any number references throughout the Pattern Book so that any number including and below 10 is spelled out and any number higher than 10 are numbers. i.e., 5 feet shall be five feet and 11 feet shall remain as is.

3. Re-paginate the Table of Contents to match actual page numbers.

4. Page 2, text at bottom of yellow box, reword to include “Stormwater Management (SWM) and Erosion & Sediment Control (ESC)”.

5. Page 5, last sentence of first column, validate that a Phase I Archaeological Report has been completed.

6. Page 12, second paragraph, 3rd line from the bottom, insert “the connectivity” after “believes”.

7. Page 15, first paragraph, last sentence, italicize New Construction Design Guidelines.  This should be italicized throughout the Pattern Book (page 27 at the bottom).

8. Page 15, White Box, include a head note that says “From the approved New Construction Design Guidelines”.  This should happen for all white boxes on pages 25, 26, 37, 38, 45, and 46.

9. Page 15, white box, third bullet include D and F.  Also, fourth bullet, include “than the average setback of historic buildings” after “areas” and before “along”.  Remove the sixth bullet.

10. Page 17, **, revise to “The allowable percentage of medical office sq. ft. shall not exceed 37% of the total office use sq.ft.” and show the calculation. This note shall also be added to the PEC Preliminary Plan package (the 30’x42” plans) on page one, under Site Data and Notes, as a new # 9.  This note already exists on the revised PEC Concept Plan as note 2.C.f.

11. Page 18, lower right image, remove view shed 8 and add note under the image that “View 8 has been removed as the Lane Building no longer exists”.

12. Page 19, first paragraph, reword to “The proposed buildings in Parcels A/B have been sited to take advantage of the excellent views from Route 32 and Springfield Avenue.  All facades on both buildings are considered Primary Elevations and shall be treated accordingly with architectural and landscape architectural enhancements.”  Also, left justify all four bullets.

13. Page 22, image, change “Mew “to “Mews” (twice) and add the porte cochere to the hotel.
14. Page 24, add a small table in the lower right corner of the page that identifies the proposed parking per parcel.  This includes A = 183, B = 117, C = 330, D = 567, E/F = 4 on lot spaces per home and 99 visitor spaces, G/D-1 = 0, and H = 58.  Include a note that parking for Parcels C, D, and H shall be shared amongst all the business uses.  Also, after the last sentence of the bottom paragraph add “Please note that any use that the PC considers a high service use, such as a restaurant, or retail establishment, planned in Parcels C, D, or H, shall provide necessary loading and trash areas and be screened in accordance with the landscape guidelines.”

15. Page 26, lower left image, change note to “Details and Ornamentation”.

16. Page 27, first paragraph, modify “…through 1928.  The buildings were designed in free Classical and Georgian Revival styles.  Respecting the overall design of the existing buildings is important.  Another important…” Also, sixth line from bottom of the page revises to “…new residential and new non-residential…”

17. Page 28, sixth bullet change Store front to Storefront.

18. Page 30, first bullet, third line.  Change copyright to trademark symbol.  Also, third bullet include concrete masonry unit before CMU.  Also, fifth bullet, change 4 to four and eliminate (5).  Also, sixth bullet include “may” between” facades” and “be” in the first line.  Also, tenth bullet include simulated divided light before SDL in the last line.
19. Page 31, second bullet, last line, change faced to façade.  Also, third bullet, third line remove “in” at the beginning of the line and replace with “to” and eliminate “a” between “have” and “lower” at the end of the line.  Also, fourth bullet change to “complementary”.  Also, eighth bullet, last line, remove “PC and”.

20. Page 32, fifth bullet, second sentence change to “Their size shall be the full height of the window opening and one half the width to which they are associated (Drawing 5).” Also, sixth bullet, last line change faced to façade.  Also ninth bullet add “may” between “facades” and “be” and include “be” between “shall” and “painted” on the fourth line.

21. Page 33, second bullet, second sentence, first word change to “They”.  Also, fourth bullet, third line change “in” to “to” between 9 and 12. Also, fourth bullet remove “a” from between “have” and “lower”.
22. Remove page 34.

23. Page 35, image, remove the pink line around building “F”, include a pink line on the side of the townhome group at Springfield and Route 32, and include a pink line on the hotel façade along Springfield Avenue.

24. Page 37, first bullet, add “to the greatest extent possible” after topography. Also seventh bullet, add “and Route 32” after “areas”.
25. Page 39, replace image with a photo that illustrates a more naturalistic front yard plating in front of townhomes.  Also, sixth bullet change 3 to three.

26. Page 40, seventh bullet, work with Scott Scarfone to revise language to include statement that “all plantings shall conform to the technical manual for landscape contractors in the Baltimore/Washington area”.

27. Page 41, between the third and fourth bullet, left justify “Planting islands…”.  Also seventh bullet, change to “…two shade trees and grass.” to be in keeping with the remainder of the campus and provide areas to place snow.

28. Page 42, ninth bullet, include “exterior insulation and finish system” before EFIS.

29. Page 44, third line from top, change “Planning Commission” to “PC and HDC”.  Also, in the plant list consider American Dogwood, instead of Kousa and provide additional ornamental and evergreen selections for examples.  

30. Page 46, third bullet, include “high density urethane” before HDU.

31. Page 47, second to last paragraph, second line, add a comma between signs and illumination and on the fourth line change “internally” to “internal”.

32. Page 52, second line change “repair” to “repairs” and “addition” to “additions”.
Review of the following MRA provided documents:

· Vehicle Tracking (2) maps 

· Documents to be sent to Wilson T. Ballard and the Sykesville Fire Department for comment.
· Preliminary 3-D Analysis of View Shed appeared acceptable.
· Document will be sent to Richard Wagner for further comment.

To be incorporated into list of contingencies:
· Approval of the preliminary site plan and pattern book by the Sykesville Historic District Commission (including addressing Maryland Historic Trust comments).

· Approval by the Maryland Historic Trust of modifications to the Warfield guidelines.
Parallel Parking and Bump Outs:
· MRA shall work with the Planning Commission to evaluate the pros and cons of parallel parking, bump-outs, table-tops, and speed humps on the public roads within Parcels E/F.  Ron Esworthy, Public Works Director, commented that speed humps are preferable to bump outs when plowing snow. The Public Works Director prefers speed humps to bump-outs as long as the speed humps are gradual.
Connectivity between Town and Warfield:
· MRA proposes completing a way-finding signage plan as part of the park master plan. Staff pointed out that this could also be done separately since it is not specifically linked to the park.
· Part of the park improvements can include Millard Cooper Park

Traffic Study:
· A review by the State Highway Administration of the traffic study completed by Wilson T. Ballard Company and confirmation that the public roads are adequate to support the proposed development is requested. 

The following is a summary of additional requirements that were also discussed. 
· Applicant will provide cross easement access to parking lots in Parcels C, D, and H for the benefit of the owners/tenants within these parcels.  Specify the width of the easement desired for parking lot access and show location somewhere.

· A comprehensive overall sidewalk plan will be developed for Parcel D and all areas when the first Preliminary Engineering Approval is submitted for Parcel D and all areas. 

· Provide lighting plan for proposed development for each parcel. The future lighting plan shall be coordinated with the existing lighting in the rehabilitation area of the Warfield Complex.

· A Release of the Forest Conservation Easement will be approved by the County and an acceptable mitigation plan and easements are approved.
· 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.

· Address satisfactorily all comments from the Town, Consultants, County, and State Agencies.
· The size of the quantity stormwater management pond in Parcels G/D-1 will be minimized as much as possible to allow for other complementary uses, (i.e. overflow parking or park features).
Adjournment
There being no other business, Commissioner Cinkole motioned and Chair Enslow seconded to adjourn the meeting at 11:05 PM. All were in favor.
Respectfully submitted,

Jana Antrobus, Executive Assistant
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