


March 22, 2011
The City of Opelika Planning Commission held its regular monthly meeting March 22, 2011 in the Planning Commission Chambers, located at the Public Works Facility, 700 Fox Trail.  Certified letters were mailed to all adjacent property owners for related issues.

MEMBERS PRESENT:
Lewis Cherry, Alfred Cook, Ira Silberman, Arturo Menefee 




Gary Fuller, Keith Pridgen, David Canon, Lucinda Cannon, 




Michael Hilyer
MEMBERS ABSENT:
None
STAFF PRESENT:

Gerald Kelley, Planning Director





Martin Ogren, Assistant Planning Director




Josh Hawkins, Opelika Utilities





Brian Kriel, Opelika Light & Power





Guy Gunter, City Attorney
CALL TO ORDER:  Chairman Pridgen called the meeting to order at 3:00 p.m.
Chairman Pridgen welcomed Arturo Menefee as a new Commissioner.
A.
PLATS (preliminary and preliminary & final) – Public Hearing

1.
Barnes-Evans Subdivision, 2 lots, 500 Cusseta Road, David Evans, 
preliminary and final approval
Mr. Kelley reported the applicant is requesting preliminary and final approval for a 2 lot subdivision.  A residence on Lot 1A is still occupied but the long term plan is for the small home to be demolished and a new residence built on the 14 acre tract.  Lot 1B is vacant and a new residence is anticipated in the near future on the 14.93 acre tract.

Planning Department recommends preliminary and final plat approval subject to adding the certificate for signature by the Public Works Director.
Mr. Dorsey reported sanitary sewer service is not available to either of the two lots in this rural subdivision.  Lot 1A contains an existing residential structure and two small accessory structures, while Lot 1B is undeveloped.

As drawn, the proposed 60-foot wide ‘pole’ on Lot 1B cannot be converted into a public street if Lot 1B is proposed to be subdivided further.  In order for the pole to become a public street, the pole’s deflection at the northeast corner of Lot 1A must be converted to an arc with an adequate radius.  Likewise, the pole’s offset location relative to the existing ‘T’ intersection of Cusseta Road and Anderson Road will likely require a reconfiguration of the intersection to allow a fourth leg to be constructed.

The Engineering Department recommends preliminary and final plat approval, subject to the following:
1.
Indicate the front-yard building setback line on both lots.

2.
Indicate the availability of sanitary sewer service on the plat.

3.
Adjust the alignment of the ‘pole’ portion of Lot 1B to provide an arc with an 
adequate radius.
Mr. Hawkins reported water service is accessible to this subdivision by a water main in the right-of-way of Cusseta Road.
Mr. Kriel reported this subdivision is outside the Opelika Light and Power service territory.
Chairman Pridgen opened the public hearing.

Paul Powers, realtor and applicant representative, said that he understands Engineering’s comments about widening the 60 foot pole section to allow for a future street. Mr. Powers discussed the widening of the 60 foot pole with the property owner. The property owner is okay with the widening.  
Chairman Pridgen closed the public hearing.

Mr. Cook made a motion to grant preliminary and final plat approval with staff recommendation.

Mr. Hilyer seconded the motion.

Ayes:  Cherry, Cook, Silberman, Menefee, Fuller, Pridgen, Canon, Cannon, Hilyer

Nays:  None

Abstention:  None
2.
Tiger Town Subdivision, 2 lots, 2300 block of Frederick Road, preliminary 
and final approval
Mr. Kelley reported the applicant is requesting preliminary and final approval for a 2 lot subdivision located in a PUD zoning district. The property owner desires to sell Lot 12-A. (1.32 acres). Lot 12-A is accessed form Frederick Road and Enterprise Drive. The two lots exceed the minimum 20,000 square foot lot size requirements and 100 foot lot width for subdivisions in the Tiger Town PUD.  The 40 foot front building line along Frederick Road and Enterprise Drive needs to be shown on the plat.

Planning Staff recommends preliminary plat approval. According to Engineering staff public sewer is not available to one of the lots therefore only preliminary approval is granted at this time.
Mr. Dorsey reported sanitary sewer service is available to Lot 12-A via an in-place gravity main within the Enterprise Drive right-of-way.  Sanitary sewer service is not presently available to Lot 12-B, but is accessible via the in-place main at Enterprise Drive.  Service to Lot 12-B can be provided via a new main to be constructed across the southern portion of Lot 12-A, or across the northern portion of the adjacent lot to the south.  Neither lot has been developed.

The curb cut spacing requirements contained in the City’s Access Management Regulations will permit only one new curb cut to be constructed on both Frederick Road and Enterprise Drive.  If these curb cuts are to be shared between both lots, then access easements must be shown at proper locations on the plat.

The Engineering Department recommends preliminary plat approval, subject to the following:

1.
Indicate the front-yard building setback line on both lots.

2.
Indicate the location of the in-place gravity sewer main within the Enterprise 
Drive right-of-way.

3.
Indicate all access easements on the plat.

4.
Indicate a sanitary sewer easement on one, or both, lots where sanitary sewer 
service will be extended to Lot 12-B.

5.
The Developer’s Engineer shall provide construction plans for the new sanitary 
sewer main to serve Lot 12-B.  Final plat approval will be considered only after 
the construction plans have been approved by the Engineering Department.
Mr. Hawkins reported water service is accessible to this subdivision by a water main in the right-of-way of Frederick Road.
Mr. Kriel reported this subdivision is in the Opelika Light and Power service territory. Easements shall be granted for any existing electrical facilities. If any electrical facilities must be moved the developer shall incur the full cost to relocate.
Chairman Pridgen opened the public hearing.

Chairman Pridgen closed the public hearing.

Mr. Cherry made a motion to grant preliminary and final plat approval with staff recommendation.

Mr. Canon seconded the motion.

Ayes:  Cherry, Cook, Silberman, Menefee, Fuller, Pridgen, Canon, Cannon, Hilyer
Nays:  None

Abstention:  None
B.
CONDITIONAL USE APPROVAL
3.
AirGas-South, Inc., 1651 Columbus Parkway, C-3, GC-2, Distribution and 
outside storage of Industrial specialty gases

Mr. Kelley reported the applicant is requesting conditional use approval for distribution & outside storage of industrial specialty gases at 1651 Columbus Parkway. This property was the former site of a construction equipment rental business and equipment repairs (ITE, Inc.).

The site plan shows a 20,000 square foot building on 5.7 acre parcel. The building is divided into three parts: customer display (5,000 sf), parts inventory (7,500 sf), and shop area (7,500 sf). The outside storage of industrial gases consists of a 5’ diameter storage tank located near the rear lot line. This is the designated outside storage area. .An existing 6 foot high fence encloses the entire property providing security.

The landscape plan meets the minimum landscape requirements based on the disturbed area. The total property area is 5.7 acres but the disturbed area to determine landscape requirements is based on 2.6 acres. Total landscape points required is 486 points; the landscape plan shows 533 points. The maximum 75% impervious surface is met considering the aggregate area shown on the site plan is pervious; impervious area is only 21%.  Minimum off-street parking spaces are met; the site plan shows 35 parking spaces including two handicap parking spaces.
Staff recommends approval as submitted.

Mr. Dorsey reported sanitary sewer service is available to this 5.72-acre developed parcel via a package lift station and force main located within the Columbus Parkway right-of-way.  Site access is gained via a two-way drive on Columbus Parkway.  Storm water is detained via two in-place detention ponds along the western side of the parcel.  36 paved, on-site parking spaces are provided, of which two are designated for use by the disabled.  Two additional parking spaces are available at the rear of the building for employees or company vehicles.  Gravel has been placed over the remainder of the site to provide a drivable surface and storage for equipment and company vehicles.

The Engineering Department recommends conditional use approval as submitted.
Mr. Hawkins reported Opelika Utilities presently serves this building.
Mr. Kriel reported Opelika Light and Power presently serves this use.
Chairman Pridgen asked about landscaping. Bryan Shirley, surveyor that prepared the site plan and landscape plan, said that landscaping was added along the West property line in order to meet requirements. 

Mayor Fuller made a motion to grant conditional use approval with staff recommendation.

Mr. Hilyer seconded the motion.

Ayes:  Cherry, Cook, Silberman, Menefee, Fuller, Pridgen, Canon, Cannon, Hilyer
Nays:  None

Abstention:  None
C.
ZONING ORDINANCE TEXT AMENDMENT– Public Hearing
4.
Amendments to text of Zoning Ordinance - Section 9 Sign Regulations, 
discussion primarily related to “wind signs”
Mr. Ogren reported about eight months ago a subcommittee met to make amendments to the Sign Regulations. At the September 2010 Planning Commission meeting a public hearing was held for the amendments. The proposed amendments were sent to the City Council with a positive recommendation. The City Council reviewed the proposed amendments but had concerns about amendments concerning ‘wind signs’. City Councilmember Joel Motley received several calls from auto sales lot owners expressing their opposition to amendments prohibiting ‘wind signs’. The City Council returned the amendments to the Planning Commission to review amendments to ‘wind signs’.   

The existing and proposed Sign Regulations allow ‘wind signs’ as a temporary sign. That is, a wind sign maybe used as a temporary sign for a special sales promotion/function for 14 days then the wind sign must be removed. After the 14 day sales promotion a six month time period must lapse before the next temporary sign is erected. Also a wind sign maybe installed for a 30 day period for a grand opening of a new business.

Proposed definition of ‘wind sign’ proposed as an amendment to the Sign Regulations. (The existing Sign regulations do not have a definition for ‘wind signs’.  

Sign, Wind.  A wind device usually made of a lightweight plastic, fabric or other material which may or may not contain a message of any kind, usually square or triangular in shape, attached to a single cord, and called pennants or flags. Other types of ‘wind signs’ are known as streamers, stringers, or ribbons. 

Option 1: The Sign Regulation subcommittee approves the following amendments concerning

                ‘wind signs’: 
Bold type = addition
Section 9.2 – Prohibited and Illegal Signs

Signs, commonly referred to as wind signs, consisting of one (1) or more flags, pennants, ribbons, spinners, streamers, or other objects or material fastened in such a manner for the intent to move about by the pressure of the wind shall be prohibited in the GC-1 (Gateway Corridor Overlay) zoning district. These signs may be used as a temporary sign in the GC-1 zoning district subject to requirements stated in Section 9.3 Exempt Signs, paragraphs O and Q.

Option 2:  The Planning Commission discussed that perhaps businesses with outside display of products (auto sales lots, etc.) should be allowed to use ‘wind signs’. 

Add the last sentence to the amendment in Option 1: 

Signs, commonly referred to as wind signs, consisting of one (1) or more flags, pennants, ribbons, spinners, streamers, or other objects or material fastened in such a manner for the intent to move about by the pressure of the wind shall be prohibited in the GC-1 (Gateway Corridor Overlay) zoning district. These signs may be used as a temporary sign in the GC-1 zoning district subject to requirements stated in Section 9.3 Exempt Signs, paragraphs O and Q. In other zoning districts, wind signs maybe permitted for those commercial uses with outside display of products for a period not to exceed 100 days in a calendar year. 
I called the following auto sales lots and asked them if wind signs especially pennants over parking lot or flags were important to their business: Glynn Smith, Home Town Ford, Motor Max, American Car Mart, T R Motors, Gentry Ware, and King Honda. 

Responses from these auto sales businesses: “Like a barber-pole or a business logo, fairly important;     important but not as important as a freestanding sign;     pennants are added decorations and not necessary, a message is more important … also, our car lot is already elevated and visible from all directions so pennants are unnecessary;       pennants do not matter, only for looks or appearance;         pennants very important if installed tastefully;         permanent sign is #1 but pennants get people’s attention … they tell people something special is happening at this business … however if pennants over the parking lot are up all the time they become part of the parking lot and ineffective;         Pennants stand out, they draw attention to the business and helps customers find your lot;          we don’t use pennants over parking lot but what is more important is temporary changes like raising the hood & pennant on antenna - this grabs people’s attention. ”   
Mr. Dorsey reported no report
Mr. Hawkins reported no report
Mr. Kriel reported no report
Chairman Pridgen opened the public hearing.

Mr. Silberman commented that the original recommendation from the subcommittee to the Planning Commission was to not allow wind signs in the GC-1, GC-2, or any zoning district. This recommendation should be added as an option. 

Mayor Fuller suggested that the text amendments be tabled until all options are listed in the report.   

Chairman Pridgen closed the public hearing.

Mayor Fuller made a motion to table the text amendments until the April 26th Planning Commission meeting. 

Mr. Canon seconded the motion.

Ayes:  Cherry, Cook, Silberman, Menefee, Fuller, Pridgen, Canon, Cannon, Hilyer
Nays:  None

Abstention:  None
D.
OTHER BUSINESS
5.
Select a location for a proposed fire station on either Wigdon Road or Oak 
Bowery Rd.
Mr. Kelley reported the City of Opelika City Council on December 7, 2010 approved a development agreement with RHMB, LLC to construct a fire station on 2.6 acres in the proposed Bowery Quarters development; with access via a new entrance road from Oakbowery Road, approximately 600 feet in length.

Although the current zoning of R-2 permits from the Zoning Ordinance in Section 7.1, Subsection A, Paragraph 2 that public buildings of a governmental nature are permitted outright: Mr. Gunter, City Attorney, recommended the Planning Commission approve a conceptual site plan indicating the location of the fire station as set forth in Section 11.52.11 of the Code of Alabama.

The 2020 Comprehensive Plan approved October 27, 2009, recommends on page 55 of the Fire Department Section that a new fire station be built on the northwest side of Opelika.

On January 12, 2011 the Planning Commission heard comments from several property owners in the area concerning their opposition to the location.  Mayor Fuller indicated the administration would continue to review and seek alternate sites, but would bring back to the Planning Commission at a future date the Oak Bowery site if necessary.

Two additional sites were investigated; 1) Property owned by Opelika Utilities on Grand National Parkway and 2) Property owned by MeadWestvaco on Wigdon Road.  Opelika Utilities did not desire to sell their property as a future water tank tower is needed at that location to serve the northwest portion of the city.  MeadWestvaco gave permission for the city to conduct geotechnical engineering services at the site.  The City Engineer will comment on the geotechnical report from Gallet & Associates.

Also, the City Engineer will provide a site development cost comparison between the Bowery Quarters Site and the MeadWestvaco Site

The Planning Department believes the City of Opelika has pursued “due diligence” in researching multiple sites.

A cost savings of approximately $190,030.00 is paramount for selection of the Oak Bowery site.  Public-Private partnerships are particularly significant when public infrastructure and a public fire station is involved in sharing development costs.

To select the MeadWestvaco site would require land purchase, annexation, rezoning, subdivision platting, right of way acquisition, and road construction in a very limited time frame.  Such a process is unlikely to occur before low interest financing through federal stimulus money is lost, a potential negotiation of a development agreement with MeadWestvaco, and losing a construction contract ready for City Council consideration for the Oak Bowery site, is nearly impossible when a fire station must be operational on June 1, 2012.

The Planning Commission must now decide which location is either in the public interest for all citizens of Opelika, or the desire of a few property owners.

Recommendation: Select the original preferred site off Oak Bowery Road for the location of a new fire station.  (RHMB Site)
Mr. Dorsey reported the City of Opelika intends to relocate Fire Station No. 3, presently located at 601 8th Avenue, to the northwestern sector of Opelika.  The purpose of the relocation is to provide faster emergency response times to the developing residential neighborhoods in that area of the City.  The station will be constructed on Lot 11 of Oakbowery Pines Subdivision, which currently contains 18.16 acres.  Lot 11 will be further subdivided to create a 2.63-acre parcel for the exclusive occupancy by the fire station.

Sanitary sewer service is not presently available to this site; however, sanitary sewer service is accessible via an in-place gravity main approximately 2,000 feet to the southeast.  A temporary septic tank system with field lines will be installed on the site until sanitary sewer service is extended as the result of the future development of the adjacent parcels.

Access to the site will be gained via a new public street that will extend approximately 600 feet eastward from Oakbowery Road.  A portion of the street will be constructed within the 60-foot wide ‘pole’ portion of Lot 11.  The street will have a raised center median near the Oakbowery Road intersection and an 8-foot wide concrete sidewalk along the entire southern side.  The street will have curb and gutter, a minimum asphalt width of 26 feet, and left and right turning lanes at Oakbowery Road for westbound vehicles.

Twenty paved, on-site parking spaces will be provided for employee and non-emergency vehicles.  One of the spaces has been designated for use by the disabled.  The station’s engine room will house up to two emergency vehicles.  Emergency vehicles will enter the engine room at the rear of the site via a circular drive.  No emergency vehicles will enter the engine room by backing up from the public street.  Garbage will be collected by the City of Opelika Solid Waste Department.  Undisturbed vegetative buffers will be provided along the western and northern sides of the site.  This site is located within the Saugahatchee Lake watershed.

At the request of nearby property owners, a feasibility study was performed on an alternate 3.0-acre site on Wigdon Road that is presently owned by MeadWestvaco.  A geotechnical investigation determined the soil types on the MeadWestvaco site were very similar to those on the RHMB site.  However, the geotechnical staff observed considerably more standing water on the MeadWestvaco site during their drilling activities than on the RHMB site.  A preliminary grading plan for the MeadWestvaco site, as prepared by the Engineering Department, determined approximately 10,400 cubic yards of dirt must be hauled in by truck to the site in order to replace unsuitable soils and for the building pad to be raised to an elevation so the emergency vehicles will be traveling down-grade out of the station to the road.  In comparison, the grading plan for the RHMB site will generate a 2,000 cubic yard surplus.

The Engineering Department also prepared a developmental cost estimate comparison between the two sites.  The comparison indicates the development of the MeadWestvaco site will cost approximately $190,030 more than the RHMB site.  Therefore, the Engineering Department recommends site plan approval of the RHMB site.
[image: image1.emf]
Mr. Hawkins reported no report.
Mr. Kriel reported no report.
Chairman Pridgen opened the public hearing.

Several Planning Commissioners commented about the cost to build the fire station on the Mead property and the RHMB property. Most of the Commissioner agreed that the RHMB property was the better site to construct the fire station. Danny Taylor, an adjacent property owner to the RHMB site, spoke in opposition to the location of the fire station. 
Chairman Pridgen closed the public hearing.

Mr. Hilyer made a motion approving Oak Bowery Road as the site for the new fire station. 
Mr. Cook seconded the motion.

Ayes:  Cherry, Cook, Silberman, Menefee, Fuller, Pridgen, Canon, Cannon, Hilyer
Nays:  None

Abstention:  None
6. A request by Gregory Jones to discuss the property at 707 Orchard          Avenue.
Mr. Jones explained how the building at 707 Orchard Avenue was permitted for construction but he could not provide any documentation of a building permit issued nor provide architecture plans of the building. The Building Inspections Department searched building permit records for a building permit and building plans for 707 Orchard Avenue but no permit or plans were found. A municipal court case is pending between Mr. Jones and the Building Inspections on the matter. Since a court case was pending the Planning Commission voted to wait until after the court case is settled for further discussion if necessary.   
With no further business on the agenda, Chairman Pridgen adjourned the meeting at 3:45 p.m.
___________________________________________Keith Pridgen, Chairman
__________________________________________ Martin Ogren, Secretary
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