minutes							
Citizens Planning Commission 

Regular Meeting
Monday, March 9, 2015 
7 p.m. 
City Council Chambers - Monroe City Hall

1.	Roll Call

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

Excused: Commissioner Robinson 

Absent: Commissioner LaRoy

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

Public: Councilperson Rafko, James Barnwell (Desine Inc), Matt Berge (Redstone Architects), Fire Chief Wight, Barry Egen, and James Johnson	
			
2.	Pledge of Allegiance

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

Motion passed unanimously (7-0) 

(Robinson excused, LaRoy absent)
		
4.	Case Reviews

	1). 	Case:			SU 15-001
		Applicant:		Desine Inc.
		Owner:		PPPPP, Inc.
Property Address:	1250 N. Dixie Highway
Request:	Special Use
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, which is proposing to demolish the two northern-most buildings at the Knights Inn Motel at 1250 N. Dixie Highway. Once demolished, the property would be developed. 

The proposed development is a Taco Bell Restaurant with a drive-through. Mr. Green noted that a restaurant with a drive-through service in the C-2, General Commercial zoning district constitutes a special use, which requires approval by the Citizens Planning Commission and hence the project’s appearance before the commission this evening.

Review and approval of a special use is often the first in what can be a multi-step process reviewing the proposed project. In the case now before the commission, if the special use is approved the next requirement will be a land division and after that site plan submittal. The special use request, therefore, does not answer all questions related to a proposed project, nor is it intended to. It is an opportunity for the Commission to more closely review the use being proposed and evaluate the potential impacts it may have on adjacent properties, neighboring uses and public facilities within the development area. 

Mr. Green stated that the zoning chapter in the Monroe Code includes specific standards for special uses. Based upon their findings, the Commission can approve, approve with conditions or disapprove a special land use request.

He further noted that when reviewed by other departments within the city, the Engineering, Water and Wastewater Utilities, and the Police departments had no objections to the proposed special use. 

The Assessing Department did note in its review that a land division application has not yet been filed (which would separate the Taco Bell Restaurant and Knights Inn sites); a description for the remaining south portion of the property (Knights Inn) has not been provided (but would be during the land division process); and a mutual driveway agreement has not been provided. Additionally, Assessing recommended that zoning and noise requirements should be met; and a reconfiguration of the ingress/egress of the site may need to be evaluated, utilizing two one-way drives – one to enter the site and one to exit. The Building Department identified the shared areas near the entrance and parking as posing potential maintenance concerns. 
 
Mr. Green stated that after completing its assessment, and reviewing the comments from other departments, the Planning Department has determined that the proposed use is similar to other uses found in the N. Dixie Highway corridor near the I-75 interchange and will not have a detrimental effect upon nearby or adjacent uses. As such, the department is recommending approval of the Special Use request with the following conditions:

1. A wall, opaque landscaping, landscape berm, or some similar device  must be installed to separate the restaurant and lodging uses; and
2. A shared access, use and maintenance agreement between Taco Bell and Knights Inn must be submitted as part of the land division application or site plan application.

He also stated separately that if the Citizens Planning Commission has concerns regarding potential traffic at this intersection resulting from the operation of the Taco Bell, it may require a traffic impact study for the N. Dixie Highway/Ternes Drive intersection and surrounding area.

	Applicant Comments

Jim Barnwell, representing Desine Inc., which prepared the site plan and is coordinating the special use application for the applicants, addressed the commission briefly.

Noting the size of the site and the apparent constraints placed upon it, he stated that the restaurant design will be removing much of the impervious surface that now exists on site. But given the proposed configuration and traffic flow, he thought the condition requiring a wall or berm would be problematic. 

Mr. Barnwell requested that the commission not require a separating wall, berm or similar device. When completed, Mr. Green did note that a wall, visually separating the proposed restaurant from the motel, did not have to go from property line to property line. It could be kept back from the entry drive so as not to hinder incoming traffic, especially delivery trucks.

The commission briefly discussed how the site could be separated and whether a two-foot berm would impact the overall site and design. They also questioned the shared drive agreement and whether the site allowed for tractor-trailers to park on-site.

Public Hearing

With no further discussion, Chairman Miller indicated that he would open the public hearing. There being no one wishing to comment, Chairman Miller closed the hearing and asked whether the commission had other comments or was ready to take action.

Commissioner Caldwell thought that the wall could be detrimental accessing the site, especially for larger delivery trucks.

There being no further comments by the commission, applicant or staff, Commissioner Roberts made a motion to approve the Special Use request for a restaurant with drive-through service, as presented in Case #SU 15-001, 1250 N. Dixie Highway. Commissioner Roberts noted that the motion did not include installation of a wall, opaque landscaping, landscape berm, or similar device to separate the restaurant and motel uses. Second by Vice Chairman Lamour.

Motion passed. (7-0)

NOTE: The commission also did not require a traffic impact study for the N. Dixie Highway/Ternes Drive area.


5.	Old Business

· Discussion on Proposed Monroe Fire Station

Planning Staff

Mr. Swallow introduced the proposed Monroe Fire Station project and request by the commission for more information related to the project. As such, a Matt Berge, from Redstone Architects, Inc., which prepared the plan, was in attendance, as was Monroe Fire Chief Robert Wight.

Redstone Architects, Inc.

Mr. Berge discussed the proposed project, the direction Redstone was given by city administration, and what the company produced. 

Monroe Fire Department

Chief Wight discussed current conditions in the Fire Station, the schematic design that was prepared by Redstone, and some changes that a new station would offer and bring about.

The commission then discussed a number issues related to the proposed project, including: building and infrastructure costs related to the proposed site and reuse of the existing site; the most current response time study (2013); mutual aid being factored into the most recent run time study; constructing the fire station in other materials, such as steel; combining police and fire on a single site now versus later to create savings; expansion at the current site; and reducing the overall cost proposed.
Mr. Berge stated that the $7M cost proposed by Redstone is at the higher end of the design schematic, and would give the city a fully functional fire station and a point at which to start its discussions. He also noted that there were a number of items that could be removed from this $7M cost to reduce the overall price of constructing the building.

The question was posed regarding the cost to renovate the existing site. Mr. Berge stated it was estimated at $3M. There was also questions regarding a flat versus a pitched roof for the building, and whether the Lincoln School site had been considered?

Mr. Swallow indicated that the Lincoln School site was one of the three sites originally considered, but had not been considered in the most recent proposal. There were questions regarding whether a run-time analysis was needed for the Lincoln School site or had it been included in the 2013 study?

Commissioner Caldwell made the motion to direct staff to obtain a run-time analysis illustrating Lincoln School and the current location, as well as the overall benefits, if any, of the Lincoln School site. Second by Commissioner Hall.

Motion passed : 5-2 (Roberts and Smith dissenting)

6.	New Business  

	None

7.	Project Updates

· Neighborhood Enterprise Zones
· Medical Marihuana
· Alternative Energy Ordinance
· Fence Ordinance
· Port Industrial District
· Master Plan

Mr. Green suggested to the commission that given the late hour this section of the meeting be postponed until the next meeting in April. The commission concurred.

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

Mr. Swallow explained to the commission that the Planning Department will be including reports from the Engineering Department in the monthly CPC packets to keep commissioners apprised of public projects. 

10.	Communications

· Michigan Association of Planning Spring Institute – Equity Summit II Flyer
	
Mr. Green stated the Spring Institute is a one day event, which MAP offers annually typically in Lansing. If any commissioners are interested in attending, please let the Planning Department know and we will assist in getting you signed up.

11.	Commissioner Comments

	None

12.	Staff Comments

Mr. Swallow noted the HEART of Monroe project has a visioning session slated for Thursday, March 12, from 6 p.m. to 8 p.m. at the Monroe News offices. 

13.	Public Comment

Councilperson Rafko thanked Chairman Miller and Secretary Swartz on behalf of the City Council for their initiative in taking and completing the Michigan Citizens Planner course.  

14.	Communications

· Part 2: The Emergence of Form-Based Codes; 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 Commissioner Roberts.

Motion passed unanimously.

Meeting adjourned at 9:10 p.m.
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