minutes							
Citizens Planning Commission 

Regular Meeting
Monday, April 13, 2015 
7 p.m. 
City Council Chambers - Monroe City Hall

1.	Roll Call

Present: Chairman Miller; Vice Chairman Lamour; Secretary Swartz; Commissioners: Hall, LaRoy, Roberts, Robinson and Smith

Excused: Commissioner Caldwell 

Staff: Jeffrey Green, AICP, City Planner; Dan Swallow, AICP, Director of Economic & Community Development Division

Public: Alan Applebaum, Councilperson Rafko, and Mayor Clark	
			
2.	Pledge of Allegiance

3.	Consent Agenda 						
Motion by Commissioner Hall to approve the Consent Agenda (agenda and minutes from March 9, 2015, regular meeting) as presented.  Second by Vice Chairman Lamour.

Motion passed unanimously (8-0) 

(Caldwell excused)
		
4.	Case Reviews

	1). 	Case:			S 15-001
		Applicant:		Alan Applebaum/ PPPPP, Inc.
		Owner:		PPPPP, Inc.
Property Address:	1250 N. Dixie Highway
Request:	Land Division
Property ID:	59-01909-023
Zoning:	C-2, General Commercial

- Staff Report
-Applicant Comments 
-Public Hearing
-Discussion
-Commission Action

Chairman Miller introduced Case #SU 15-001, and asked Mr. Green for the staff report.

Staff Report

Mr. Green provided a brief overview of the project, noting that this is the second phase in the process. The first was the Planning Commission’s approval of the special request by PPPPP, Inc. at last month’s meeting. The third and final phase will be submittal of the site plan, wherein the details of siting the restaurant on the parcel will be provided. 

As noted in March, the plan is to divide the property creating a parcel, which encompasses the northern two buildings. These buildings are then to be  demolished and the site developed.

Mr. Green explained the review process that begins with the Zoning Code, the Comprehensive Plan, and finally the Existing Land Use and Future Land Use maps. By reviewing these documents, the proposed use is evaluated against what is currently there and what is projected for the future. For the N. Dixie Highway corridor, the uses currently in place and those identified on the Future Land Use map are essentially the same – a continuation of commercial uses that are auto-oriented and cater to both residents within the area and persons traveling through the community.

Review/Analysis

Mr. Green then identified what the Planning Department specifically looks for in a land division request. First, is the parcel (or parcels) being created in conformance with local ordinance and subdivision regulations? 

Basic requirements include that the parcel (or parcels) created have access to public or private road ROW; that they meet the Schedule of Regulations for Area, Height, Width and Setback; and, finally, that a survey, depicting the new lot configuration is provided along with legal descriptions for the parcels created. 

Mr. Green noted that the survey provided by Desine, Inc. for the proposed division was identified as “preliminary” and was not stamped or sealed. Ordinance requires that a survey be stamped or sealed and reflects the placement of all buildings, setbacks and easements on the parcel or parcels. Mr. Green noted that both the Planning and Building departments pointed out that the survey for 1250 N. Dixie Highway did not show all of the Knights Inn buildings that are to remain. The two (2) south buildings are missing from the survey. 

He also provided comments from other department’s review of proposed division. The Department of Water & Wastewater Utilities stated that the survey must show how Parcel B (the southern parcel that is to remain Knights Inn) is to be serviced by sanitary sewer. The Engineering Department indicated that provisions are needed for storm water conveyance across the site. Engineering also noted that the north parcel (which is tentatively the Taco Bell site) is not entitled to direct vehicular access to N. Dixie Highway. As such, the city requires a shared drive, which the applicant has provided. Finally, the Building Department commented on the interconnected utilities, stating that these utilities cannot cross the new property line. New connections or easements or variances will be required to effectuate the division.

Recommendation 

The proposed land division is consistent with state and local laws and with the varied, applicable elements of the Comprehensive Plan. As such, the Department recommends that the Citizens Planning Commission support approval of the proposed request to divide the property, Parcel #59-01909-023, commonly referred to as 1250 N. Dixie Highway, and forward that recommendation to the Monroe City Council for final action contingent upon the applicant providing a revised, stamped/sealed survey addressing the following items:

1. Identify how Parcel “B” will serviced by sanitary sewer;
2. Offer provisions related to the conveyance of storm water across the site, as well as acknowledging the shared drive ingress/egress (as the north parcel is not entitled to direct vehicular access onto North Dixie Highway);
3. Separate utility connections for both parcels or secure easements and/or variances, as interconnected utilities cannot cross the property line to serve the proposed restaurant; and
4. Accurately depict of the number and location of Knights Inn buildings that will remain on Parcel B (south parcel).

	Applicant Comments

Alan Applebaum, attorney for PPPPP, Inc., addressed the commission  regarding the project and noted that he and Mr. Tom Martin, attorney for the restaurant developer, Sundance, Inc., have spoken and already began drafting easements to address the concerns of the various departments. 

Mr. Green noted that he had received unsigned easements from Mr. Martin late this afternoon.

There being no questions for Mr. Applebaum, Chairman Miller moved on to the Public Hearing portion of the meeting.
Public Hearing

Chairman Miller opened the public hearing and stated that the commission would now hear comments from any wishing to address the proposed land division at 1250 N. Dixie Highway.

There being no one wishing to comment, Chairman Miller closed the public hearing and moved on to Commission discussion and action.

Discussion and Commission Action

After a brief discussion, Commissioner Smith made the motion that “the Citizens Planning Commission support approval of the proposed request to divide the property, Parcel #59-01909-023, commonly referred to as 1250 N. Dixie Highway, and forward that recommendation to the Monroe City Council for final action contingent upon the applicant providing a revised, stamped/sealed survey addressing the following items:

1. Identify how Parcel “B” will serviced by sanitary sewer;
2. Offer provisions related to the conveyance of storm water across the site, as well as acknowledging the shared drive ingress/egress (as the north parcel is not entitled to direct vehicular access onto North Dixie Highway);
3. Separate utility connections for both parcels or secure easements and/or variances, as interconnected utilities cannot cross the property line to serve the proposed restaurant; and
4. Accurately depict of the number and location of Knights Inn buildings that will remain on Parcel B (south parcel).”

Second by Commissioner Hall.

Motion passed. (8-0)


5.	Old Business

	None

6.	New Business  

	None

7.	Project Updates

· Neighborhood Enterprise Zones
Mr. Swallow provided an update on the status of the Neighborhood Enterprise Zones. He noted that the ordinance to establish the program has been adopted by City Council, but that action does not create the zones. In addition to identifying the zones or adopting those proposed by the CPC and staff, City Council will need to pass a time-of-sale ordinance and notify other taxing jurisdictions that the program is being considered.

The next steps then will be adoption of a time-of-sale ordinance and determining whether it will be applied only to the zones themselves or city-wide; and passage of a resolution that specifies the zones. 

· Medical Marihuana

Mr. Green provided a brief update on pending legislation and the new ballot initiative.

· Alternative Energy Ordinance

Mr. Green noted that the Raisinville Township ordinance had been sent out to commissioners and there have no comments or recommendations at this time. Staff is looking for direction from the commission on whether to go further with developing an alternative energy or not.

· Fence Ordinance

Mr. Green stated the fence ordinance was going back to the Historic District Commission for a final look.

· Port Industrial District

Mr. Green stated there had been no work completed on the Port Industrial District since originally proposed to the Commission.

· Master Plan

Mr. Swallow indicated that Planning staff has been slowly moving through the chapters doing edits, which will be forwarded on to LIAA.

8. 	ASPR Committee Update

· 1040 Ternes Drive – Sprint Communications Tower Upgrade
· 611 N. Telegraph Road – Koraleski’s Flower Center Temporary Sales

Mr. Green provided updates to the commission on the actions of the ASPR Committee approving the above referenced projects.



9.	Public Infrastructure Projects

	N. Monroe Street Streetscape Project

Mr. Swallow introduced the N. Monroe Street Streetscape Project by introducing the City Council’s decision to have the city’s various boards and commissions  review and comment on public projects.

As noted in the agenda, the project currently under development is the N. Monroe Street Streetscape Plan. Mr. Green has provided the landscape architect’s renderings of the proposed streetscape. Some of the amenities include:
· New lighting that matches lighting fixtures in the downtown;
· New concrete;
· Benches and bike racks at key locations; and
· New trees

So, this is the Citizens Planning Commission’s opportunity to comment.

Chairman Miller asked if, in fact, the project is not already a “done deal?”

Mr. Swallow stated that Mannik & Smith, the architects/engineers on the project, have been working on it, but that MDOT has not reviewed and approved it, as yet – so changes can be made.

Chairman Miller then asked if the MDOT grant funding this project is matched by city funds?

Mr. Swallow indicated that the city’s match was from the DDA TIF.

Chairman Miller stated that there has been no notice published or sent out that would allow the public to comment. And who determined the boundaries of the project?

Mr. Swallow noted that “public comment” is not required as a part of this project. As for the boundaries of the project, funding really dictates what is being done and how far north on Monroe Street the project can go. The Engineering Department was primarily responsible for making these calculations.

Chairman Miller then stated that many of the projects that come to the Planning Commission for comment do so after the fact. Is there a reason why the Planning Commission is at the end of the process?

Mr. Swallow indicated that that was the intent of the City Council’s action, to bring the CPC and the HDC into projects earlier.

Commissioner Hall stated that he understood why the CPC would not be brought in to comment until now; and how the size of the project was arrived at.

Secretary Swartz asked whether any financial savings by the city, such as a reduction in funding to the Multi-Sports Complex, could result in those funds being put into this project and, thereby, increasing the size or extent of the project?

Mr. Swallow affirmed that additional funding could be directed to the project as it is a competitive grant.

Chairman Miller then asked whether there was a way in which the Planning Commission could be more involved with projects or notified of the grants sooner – before we get to a point where the project can’t be changed?

Mr. Swallow said that a notice could be sent to the CPC indicating that a grant has been applied for, so that the Commission is on alert.

10.	Communications

None

11.	Commissioner Comments

Commissioner LaRoy commented on how good the the N. Monroe Street Streetscape Project looked.

Commissioner Roberts stated that he thought it important that the Commission adopt an alternative energy ordinance.

Commissioner Smith commented on MDOT funding for projects and the ballot proposal for funding roads.

Chairman Miller suggested that the Commission recommend that the City Council look at and consider the Multi-Sports Complex as a possible location, with modifications, for the propose fire station.

Commissioner Smith stated that it makes sense to consider it.

Commissioner Hall felt that staff could look at it, but he was concerned that the Commission not step outside what it is we’re here to do. I don’t think we should be making a motion to look at another site specifically.

Secretary Swartz stated that he doesn’t have a problem with a letter being sent asking about it.

Vice Chairman Lamour stated that he thought it prudent to take a look and ask the question.

Mr. Green suggested that it might be an opportunity for the Commission to look at all of the sites, including the current location, the location across from City Hall on Macomb Street, the Lincoln School site, and, of course, the Multi-Sports Complex. 

The Commission asked staff to report back after contacting the Public Safety Department. 

12.	Staff Comments

Staff passed out the results for the survey that was conducted by Councilman Iacoangeli and sent out to the various boards, commissions, and committees.

13.	Public Comment

Councilperson Rafko addressed the commission and stated that she would take these concerns back to the Council.

14.	Communications

· Part 3: Typical elements of a Form-Based Code; PlannersWeb
· Designing for the Dead: The Perfect Cemetery; March 2, 2015.
 www.nextcity.org
· Can You Have Too Much Parking? March 3, 2015. www.strongtowns.org

15.	Adjournment

	Motion by Commissioner Hall to adjourn. Second by Vice Chairman Lamour.

Motion passed unanimously.
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