OFFICIAL MINUTES

SYKESVILLE PLANNING COMMISSION

December 5, 2016

                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                    Present:
Steve Enslow
Phil Singleton


Ed Cinkole
Julia Betz


Mike Scheiner
Leo Fiander

Staff:
Dawn Ashbacher, Town Manager/Planning Director 

Jana Antrobus, Executive Assistant

Call to Order:  Steve Enslow, Chairman, called the meeting to order at 7:06 PM.

Approval of Minutes 
The November 21 Planning Commission minutes will be presented at the next meeting for approval.

Business
Site Plan review for 7610 Main Street

Bluehouse Architecture, LLC presented the 7610 Main St. Concept Site Plan for an addition to the existing footprint for approval. Town Staff reported that there would be at least one parking space required for the new addition. “Manufacturing Plant” guideline in §180-88 Parking Space Requirements was used. This requires 1 space for each 2 employees on the maximum working shift or 25% of floor area, whichever is the greater. The addition is approximately 187 square feet and they will have at least 2 employees. As noted in §180-88 A. (11), The Planning and Zoning Commission may permit fulfillment of all or part of the parking requirement in the Downtown Business District to be satisfied through the payment of a parking impact fee in lieu of on-site parking when on-site parking is impractical due to site conditions. It was noted that the addition will not meet the setback requirement and the proposed use is a conditional use “Manufacturing Plant”. This will need to be reviewed by the Board of Zoning Appeals for approval.

The plan includes:

· Second floor will be offices for DC Dills
· New rear addition will be DC Dills production space- light manufacturing, food production

· Existing rear addition and remainder of first floor will be creamery- ice cream shop with retail component of South Mountain Creamery products- based on occupancy, for permitting purposes this area is a B-business occupancy/M-mercantile (the low occupant load of food service and the retail aspect of creamery products)

Questions from the Planning Commission:

· Where are the old railroad tracks?

· They are located in the proposed patio area, and the plan is to expose the tracks as part of the patio.
· How many bathrooms, their location, and for whose use?

· There are two bathrooms; one is upstairs for the DC Dill’s use and one downstairs for the use of the Creamery employees and customers.

· How would your business be affected if Baldwin Dr. was re-configured as part of the MD851 reconstruction and a related change in traffic pattern if Oklahoma Avenue becomes a one way road?

· No perceived problems and deliveries will be minimal. 
· The Planning Commission noted that Baldwin Dr. is used as a detour during some Town events which could create heavy traffic. 

Motion:

Commissioner Singleton motioned to approve 7610 Main Street plans as presented contingent on Board of Zoning Appeals approval and payment of parking fee in lieu of one parking space. Commissioner Scheiner seconded. All voted in favor.  
Review Warfield - PEC Preliminary Plan & Pattern Book 

The Town Manager updated the Planning Commission and mentioned that the updated list of outstanding issues, potential conditions, as well as comments received from interested parties were sent out to Planning Commissioners in advance of this meeting. 

The Town Manager also provided an update that on December 1, she, Sean Davis, and Richard Wagner, consultant to the Sykesville Historic District Commission (HDC) for Warfield and author of our Warfield Historic District guidelines, met with the Maryland Historical Trust (MHT) to discuss the Warfield proposal. There were two important factors to note: 1) The MHT has an easement on the Warfield property and must approve any revisions to the Warfield Historic District guidelines; and 2) the MHT reviews and comments on HDC decisions regarding this project. 

The MHT expressed concerns that the residential development did not meet the Warfield Historic District guidelines for new construction. Richard Wagner is working on revisions to the guidelines. It was determined at the meeting that the Town should first submit its revisions to the guidelines to the MHT for approval. Until the revisions to the guidelines are approved, it is not possible to review the plans because there is not an agreed upon standard. The goal is to have revised guidelines to the MHT to review at its January 3, 2017, meeting. The Town Manager reported that she thought Richard Wagner’s opinion after this meeting was that the proposed site plan for Parcels E/F is unlikely to be acceptable to MHT. 
Questions from the Planning Commission:

· If residential development is not in the current guidelines why would the Maryland Historical Trust come back and say it doesn’t fit?

· There are guidelines for how a site is to be laid out. New construction should be respectful of the historic campus design and compatible with the existing layout. It is to be determined if the proposed Preliminary Plan for Parcels E/F will be consistent with the proposed revisions to the guidelines.
· Why would we show the preliminary plan to the Maryland Historical Trust before all Town approvals have been given? The process is for the HDC to review, approve, and then send to the MHT.
· While nothing has been approved, there was an informal conversation with MHT which included comments regarding where the HDC is in the process. Nothing was submitted formally. The Town Manager stated the danger of approving and submitting the plan without the guidelines in place is that it has the potential of putting our relationship with MHT in jeopardy as well as the credibility of our Historic District Commission in jeopardy. 
· Why can’t the Planning Commission approve and move forward since there is a condition included that the plans must also receive Sykesville Historic District Commission approval? 

· The Town Manger’s opinion is that what the Planning Commission is approving now is unlikely to be acceptable to MHT.
· Depending on the feedback from MHT and HDC, in order to be consistent with the revised guidelines, there could be a change in Parcels E/F in how the residential units are laid out, roads, and number of dwelling units.  
· Doesn’t the Sykesville Historic District Commission have final say?

· HDC does not approve the guidelines. That authority was not delegated by the MHT. 

· The HDC does have the final say on implementation of the guidelines. 

The following things that have been crossed through or underlined are changes the Planning Commission made to the MRA 11-26-2016 Memo “ Warfield – Outstanding Issues and Potential Conditions”, as modified by Dennis Hoover on 12-1-2016.
I. Pattern Book Revisions
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 should read “A Phase I and II Archaeological Report has been completed for Warfield.  Any work within the two designated archaeological sites, as shown on the plans, shall follow the procedures identified in the reports.”

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

7. Page 13.  Show curve in Parcel E/F, road A per last HDC meeting.  We believe this minor modification does not need to be reflected in the Pattern Book as it will require changing every illustration in the book. Will address with HDC review.
8. Page 15, first paragraph, last sentence, italicize New Construction Design Guidelines.  This should be italicized throughout the Pattern Book (page 27 at the bottom).
9. 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.

10. 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.

11. 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.

12. 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”.

13. 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.

14. Page 21 Last sentence add a period (.) after E/F and add “Parklet in Parcel C near roundabout will be left in a naturalistic state.”

15. Page 22, image, change “Mew “to “Mews” (twice) and add the porte cochere to the hotel.
16. 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 which will be screened in accordance with the landscape guidelines.” 
Page 24, second paragraph, under the table, add a sentence at the end of the paragraph “TWC requests that any prior commitment for Parcel D-1 to be used exclusively for parking be waived”.
17. Page 26, lower left image, change note to “Details and Ornamentation”. 
18. 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 revise to “…new residential and new non-residential…”
19. Page 28, fourth bullet change “predominate” to “predominant.”  Also, sixth bullet change Store front to Storefront. 
20. 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 “shall” between” facades” and “be” in the first line.  Also, seventh bullet change “may” to “shall”.  Also, tenth bullet includes simulated divided light before SDL in the last line.

21. 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 changes to “complementary”.  Also, eighth bullet, last line, remove “PC and”.

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

23. 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” 

24. Remove page 34.

25. 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.

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

28. 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”.

29. 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.

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

31. 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.  

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

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

34. Page 52, second line change “repair” to “repairs” and “addition” to “additions”.
35. Per Scott Scarfone’s email dated 11/23/2016 to Dawn Ashbacher,

a. Page 39, first bullet, remove.

b. Page 39, insert new bullet between existing bullets 5 and 6 that states, “New tree plantings shall take into account the view sheds illustrated on page 18 of these guidelines.
II. Next Steps

1. Water and sewer allocation

2. Comments from Integrace.  The applicant shall provide appropriate easements to connect to the proposed public sewer and water services in Parcels E/F.  The applicant is not required to pay for any increase in sewer and water lines to service Integrace.  Otherwise, no changes shall be required to the currently proposed plans based on the Integrace comments to date. Will be addressed.
3. Comments from Springfield Hospital.  A condition shall accompany the PEC Preliminary Plan approval that states “The applicant will work with Springfield Hospital and the Town to evaluate alternative circulation options that will meet both the Town and Hospital needs.”  In addition, the applicant will show all of the easements described on page 2, items 2, 3, and 4.  The applicant has verified that the access road to Parcel I from Buttercup Road is unencumbered from parking and nearly twice as wide as the existing road to provide adequate service access to the substation.  The applicant does not have the location of the fiber optic line in the bed of Buttercup Road.  If the Hospital can provide this, it will be illustrated on the plans.  Finally, a general note will be added to the Site Data and Notes section of the plan package (the 30’x42” plans) that states “The State has an easement for the use of all through roads (Buttercup Road, Warfield Avenue, and Main) that appear on the plan.” MRA/Sean Davis will work with Dennis Hoover.

4. Infrastructure Phasing.  The applicant has updated the exhibit reviewed at the meeting to include the square footage and acreage per phase.  

5. Wetland Mitigation.  After reviewing the “GTA Conceptual Wetlands Mitigation Location Plan” (please see attached), the PC recommended that we pursue mitigation areas surrounding and including the existing pond.  This will be presented to the Mayor and Town Council on 11/29 for concurrence and then GTA will perform site investigations to verify the adequacy of these areas for mitigation. Ready to move forward for M&TC approval.  

6. Pattern Book.  Please see I. above.
7. Recreation plan and acreages.  A plan and tabulation was provided to the PC and reviewed at the meeting which illustrates the required and provided open space, active recreation space, and passive recreation space.  The information illustrates how the applicant will be able to exceed the required amounts for each requirement.  The applicant will provide these calculations to Wilson T. Ballard for verification.  Also, a question was raised about what is planned for the “parklet” in Parcel C at the round-about and to add something to the pattern book on this item. 
The applicant stated that this area will be designed as a focal point pocket park and further details will be provided during the preliminary engineering for Parcel C.  Finally, the applicant was asked to define active and passive recreation space.  As per the PEC Zoning Ordinance, recreation space is defined as “good buildable land with no floodplains, forest conservation, slopes in excess of five percent (5%) grade (once graded), or any other environmental or physical encumbrances.” The Planning Commission asked for feedback from Consultant Scott Scarfone on the definition and calculations. Comments from Wilson T Ballard: Assuming the hollow white shape is open space and the filled red shape is recreational space, I believe that the total area of the recreational space should be further analyzed and reduced to account for:
a) Areas with a slope greater than 5% should not be included

b) Areas denoted as SWM facilities should not be included

c) I think the trail can be included in open space, but sidewalk should not be included

To better review the areas a larger scale display with grading, SWM areas, and floodplain, forest conservation, wetland, waterway boundaries would be helpful.

I agree with the values in the table, but the terminology is wrong.

Site Area = 90.57 acres

Minimum Open Space = 90.57 x 0.25 = 22.64 acres.

Minimum Recreational Space = 22.64 x 0.20 = 4.53 acres.
8. View shed analysis.  The applicant provided the PC (and subsequently the HDC) with the view shed analysis exhibits for view 6 and from the round-about up into Parcels A/B.  Based on this presentation and discussion, the PC and HDC believe the views are adequately protected by the future planned development.

9. Parcel E/F stormwater management pond.  The applicant provided the PC with the latest design for this pond.  The pond is more organic then previously presented.  The PC has requested that the applicant evaluate what would be required to convert this pond (as well as the pond proposed in Parcels G/D-1) to a “wet” pond.  This will be further explored during Preliminary Engineering and Subdivision for Parcels E/F.  Additionally, the County has questioned what the existing sediment basin, future stormwater management pond, in Parcels G/D-1 was designed to handle.  The applicant will follow-up on this with Wilson T. Ballard and the County.  Finally, Town Attorney Dennis Hoover will talk with Carroll County about allowing all stormwater management facilities to be privately owned and maintained by the Property Owners Association (the master association that will maintain all Warfield common areas and private facilities).  Further discussions with the County will happen during the Parcel E/F Preliminary Engineering and Subdivision approval process. 
10. HDC approval as a condition.  The PC and applicant discussed a condition of approval such as “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).”
11. Parallel parking bump outs.  The applicant presented their concern that eliminating the parallel parking bump outs could result in excessive speeding along Road A in Parcels E/F once the parcel, and adjoining properties, are built out and that the occasional interference with snow plowing does not warrant such a change.  The PC agreed, but requested that we discuss this issue in further detail, including options, during the Preliminary Engineering and Subdivision process.

12. Connectivity between Warfield and Main Street.  The applicant presented modifications to the Pattern Book that help to address connectivity.  In addition, the applicant presented an idea that could be pursued during the Warfield Park master planning process to further help in connecting Warfield to Main Street.  This idea focuses on a targeted way-finding system that will run from Warfield to Main Street including signage that identifies distance to Main Street businesses – i.e. “1,700 downhill steps to Beck’s Restaurant!”.  Ideally this will be an opportunity for the Main Street Association and the applicant to discuss how to improve connections for employees, visitors, and residents of Warfield to Main Street.

Following a lengthy discussion on conditions, a recess was requested.

Motion: 

At 8:48 motion was made by Chair Enslow for a 2 minute recess and seconded by Commissioner Betz, The Planning Commission returned from break at 9:00pm.

The following things that have been crossed through or underlined are changes the Planning Commission made to the MRA 11-26-2016 Memo “ Warfield – Outstanding Issues and Potential Conditions”, as modified by Dennis Hoover on 12-1-2016. 
III. Conditions 
· 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 Subdivision Plan review then will implement the plan as each parcel is developed.
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.

3. Applicant will work with Springfield Hospital and the Town to evaluate alternative circulation options and then choose one that will meet both the Town, and Hospital, and Applicant’s needs and to adequately address safety issues for angled parking along Warfield Ave.
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.

5. Applicant shall ensure a naturalistic stormwater management design will be developed for the stormwater management pond serving Parcels E/F in Warfield Park.
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 an a mutually acceptable easement for the stormwater facility between the applicant and Town.

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.

8. The applicant shall work with the Town to select either bump-outs or speed humps are along Road A in Parcels E/F to calm traffic.      

9. Applicant shall work with the Town, with County confirmation, to develop and record a covenant to address the sewer allocation for Warfield.

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). 

11. Approval by the Maryland Historic Trust of proposed modifications to the Warfield guidelines.

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. 

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.  

14. Applicant shall work with Town engineer to address issues regarding turning movements within Parcels E/F.

15. Retaining walls are to be faced with appropriate material and/or landscaping as determined by the HDC.

16. Applicant shall work with the Planning Commission to review landscaping revisions in the Pattern Book.
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.
· 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.
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.
· 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.
· Conditions to meet before _________:” 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).

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. 

23. Applicant shall address to the Planning Commission and Historic District Commission satisfaction all comments from the Town, Consultants, County, and State Agencies.
Phasing Plan Update from MRA

A revised Phasing Plan was presented and now includes the chart with the square footage and acreage. The Planning Commission had also requested at the last meeting a more aggressive plan for the development of infrastructure. Per that request MRA made the following change to Phase VII that reads: “When any building in Phase VII (Parcels C, D and H) is submitted for site plan approval, the proposed extension of Springfield Avenue from its existing terminus to Buttercup Road shall be included in such submission and constructed with the first building.” 

Some preferred that funds be used to rehabilitate the buildings rather than build parking spaces that may never be used. Sean Davis noted that building infrastructure before it’s needed would tie up money that could be used for the rehabilitation of buildings in Parcel D.  Chair Enslow was concerned that 50 percent of the buildings could be completed without any improvements to the public infrastructure. He said he would like to see a plan that includes the completion of parking along Warfield Avenue when Parcels E/F are developed. There was a concern that if the development does not come to completion, the infrastructure would never be completed. 
Roger Conley indicated that he is working on plans to restore buildings “F & W” on an accelerated level to start and he will have to do more to get a tenant. Jonathan Herman noted that restoration of the historic buildings will take place almost immediately per the preservation agreement [in the contract] and that a restoration budget has been created for roofs and asbestos abatement. There is also a historic tax credit for Building F that requires work to be done within two years.
Chair Enslow still wants to see infrastructure development sooner in the Phasing Plan as he thinks that would be a better benefit to the town. He also noted that Warfield Avenue is dark at night and would like that to be addressed before residents move into the site. 
Notes:
· Applicant indicated the wetland mitigation application could take 9 – 12 months to be reviewed. They anticipate having some idea of the outcome within 3 – 5 months. 

· The following will be added to the notes on the Preliminary Plan: “The allowable percentage of medical office sq. ft. shall not exceed 37% of the total office use sq.ft.”.  
Motion
Commissioner Singleton motioned and Commissioner Betz seconded to approve:
A. The revised Concept Plan dated 11/7/2016. 

B. The Phasing Plan presented at the 12/5/2016 Planning Commission meeting and The PEC Preliminary Plan Set dated 9/29/2016 as modified by the Planning Commission on 12/5/2016 and the Memo dated 11/26/2016 Subject: Warfield – 11/21/2016 Planning Commission Notes and PEC Preliminary Plan Conditions of Approval as most recently modified by Dennis Hoover.
C. The Pattern Book version 3.0 dated 11/16/2016 as modified by the Planning Commission on 12/5/2016 and the memo dated 11/26/2016 Subject: Warfield – 11/21/2016 Planning Commission Notes and PEC Preliminary Plan Conditions of Approval as most recently modified by Dennis Hoover.
The motion passed 5 – 1 (Chair Enslow opposed)
Adjournment
There being no other business, Chair Enslow motioned and Commissioner Betz seconded to adjourn the meeting at 11:00 PM. All were in favor.
Respectfully submitted,

Jana Antrobus, Executive Assistant
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