
August 25, 2009
The City of Opelika Planning Commission held its regular monthly meeting August 25, 2009 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, Jesse Seroyer Jr., Mayor Fuller, 




William Lazenby, Keith Pridgen, Lucinda Cannon, Michael 




Hilyer
MEMBERS ABSENT:
William Whatley
STAFF PRESENT:

Gerald Kelley, Planning Director





Martin Ogren, Assistant Planning Director




Walter Dorsey, City Engineer





Micah Peckham, Opelika Light & Power




Alan Lee, Opelika Utilities




Guy Gunter, City Attorney

CALL TO ORDER:  Chairman Pridgen called the meeting to order at 3:00 p.m.

Chairman Pridgen asked for any changes or corrections to the July 28, 2009 minutes of the Planning Commission meeting.
Dr. Lazenby made a motion to accept the July 28, 2009 minutes as written.
Mr. Seroyer seconded the motion.
Ayes:  Cherry, Cook, Seroyer, Fuller, Pridgen, Lazenby, Cannon, Hilyer
Nays:  None
Abstention:  None
The motion to accept the July 28, 2009 minutes of Planning Commission as written passed.
A.
PLATS (preliminary and preliminary and final) – Public Hearing
1.
Teel Subdivision, Resubdivision, 3 lots, Lee Road 262, Charles M. Teel, 
preliminary and final plat approval

Mr. Ogren reported the applicant is requesting preliminary and final plat approval for a three (3) lot subdivision located in the Planning Jurisdiction. The purpose of the subdivision is to sell Lot 1 and Lot 2.  The 35 foot front building line needs to be added on each lot. The plat meets requirements for a subdivision in the Planning Jurisdiction.

Planning Staff recommends preliminary and final plat approval.
Mr. Dorsey reported sanitary sewer service is not available to the three (3) lots in this residential subdivision, which are located outside the Opelika corporate limits on Lee Roads 262 and 263.  None of the lots have been developed.

The Engineering Department recommends preliminary and final plat approval, subject to the following:
1.
Rename the plat to ‘Teel S/D, Murphy Tract’ or ‘Charles M. Teel S/D’.

2.
Revise the title to indicate the subdivided parcels are located only in Sections 21 
and 22 of Township 20 North, Range 28 East.

3.
Rename ‘Pine Lane’ to ‘Lee Road 2150’.
Mr. Lee reported this subdivision is in the Lee-Chambers Water Authority's service area.
Mr. Kelley reported for Opelika Light and Power, this subdivision is outside the Opelika Light and Power service territory.
Chairman Pridgen opened the public hearing.

No comments where given from the audience.

Chairman Pridgen closed the public hearing.

Dr. Lazenby motioned to grant preliminary and final plat approval with staff recommendation.
Mr. Cook seconded the motion.

Ayes:  Cherry, Cook, Seroyer, Fuller, Pridgen, Lazenby, Cannon, Hilyer

Nays:  None

Abstention:  None

The motion to grant preliminary and final approval plat with staff recommendation passed.

2.
Teel Subdivision, 3rd Revision of Lots 2A & 5, 2 lots, Lee Road 265, 
Durwood Helms, preliminary and final plat approval

Mr. Ogren reported the applicant is requesting preliminary and final plat approval for a two (2) lot subdivision located in the Planning Jurisdiction. The purpose of the subdivision is to simply relocate the property line between Lot 2-A2 and Lot 5-A so the property line follows the existing fence. The plat meets requirements for a subdivision in the Planning Jurisdiction.

Planning Staff recommends preliminary and final plat approval.
Mr. Dorsey reported sanitary sewer service is not available to either of the two (2) lots in this residential subdivision, which are located outside the Opelika corporate limits along Lee Road 265.  Lot 2-A2 has been developed with a residential structure, while Lot 5-A is undeveloped.

The Engineering Department recommends preliminary and final plat approval, subject to the following:
1.
Rename ‘Lot 5-A’ to ‘Lot 5-2’ so it corresponds more closely with Lot 2-A2.
Mr. Lee reported this subdivision is in the Lee-Chambers Water Authority's service area.
Mr. Kelley reported for Opelika Light and Power, this subdivision is served by Alabama Power service territory.
Chairman Pridgen opened the public hearing.

No comments where given from the audience.

Chairman Pridgen closed the public hearing.

Mr. Seroyer motioned to grant preliminary and final plat approval with staff recommendation.
Ms. Cannon seconded the motion.
Ayes: Cherry, Cook, Seroyer, Fuller, Pridgen, Lazenby, Cannon, Hilyer

Nays:  None

Abstention:  None

The motion to grant preliminary and final plat approval with staff recommendation passed.

3.
Silver Oak, Subdivision, 83 lots, Lee Road 266, preliminary plat approval

Mr. Kelley reported the applicant is requesting preliminary plat approval on 80 acres to develop an 83 lot subdivision located in the Opelika Planning Jurisdiction on Lee County Road 266.  The purpose of the subdivision is to build single family homes on lot sizes ranging approximately 29,000 square feet to 65,000 (2.5 acres).  Mr. Dorsey, City Engineer, will discuss curb cuts on Lee Road 266 and the need for street connectivity to adjacent tracts.

This tract is adjacent to the existing city limits of Opelika.  When property is ready to develop contiguous to our city limits, annexation should be an important consideration.  Although this property is approximately five (5) miles from Exit 66, the northeast area of the city along the I-85 corridor will be one of our major growth areas for future development.  Annexation is an opportunity for Opelika to insure a logical extension of its boundaries particularly when land is ready for development next to the present city limits.  The city administration including the Police Chief and Fire Chief concur that annexation be a condition of approval for the subdivision.

Mr. Gentry, owner of the property, does not want to voluntarily petition to annex his property.

Planning Staff recommends APPROVAL of the preliminary plat subject to petition annexation of the proposed subdivision.
Mr. Kelley reported after discussion with Mr. Gunter and the League of Municipalities, given the situation that the City will not be provided any utility services for example sewer or water, forced annexation would be inappropriate at this time. Please remove the annexation issue from the table.
Mr. Dorsey reported sanitary sewer service is not available to the 83 undeveloped lots in this residential subdivision, which are located outside the Opelika corporate limits on Lee Road 266.  However, the lands within the subdivision are located just east of, and adjacent to, lands within the Opelika corporate limits.  A 60-foot wide easement for a natural gas transmission main extends through the subdivision in a northeast-to-southwest direction.  Access to Lots 37, 38, 43, and 44 will be gained by driveways constructed across the natural gas easement.  All lots range in size between 0.70 and 2.61 acres.

The Engineering Department recommends preliminary plat approval, subject to the following:
1. Add a note to the plat stating Lots 8 and 9 shall not have direct access to Lee Road 266.

2. Add a note to the plat stating Lots 1-7 shall access Lee Road 266 only via shared driveways to be constructed on the side lot lines joining the abutting properties.  Access easements shall be dedicated where the shared driveways are constructed on the side lot lines.

3. Add a note to the plat stating Lots 37 and 38 and Lots 43 and 44 shall access the new local street within the subdivision only via shared driveways to be constructed on the side lot lines joining the abutting properties.  Access easements shall be dedicated where the shared driveways are constructed on the side lot lines.

4. The developer’s engineer shall submit a complete set of construction plans for the streets and storm water management system to the Engineering Department for review and approval prior to the submittal of the final plat.

5. In order to comply with the blocking requirements in the Subdivision Regulations and to create future redundant transportation routes in the vicinity, a 60-foot right-of-way strip shall be added to the plat from the interior loop road to the abutting property to the west and from the interior loop road to the abutting property to the south between Lots 17 and 18.
Mr. Lee reported this subdivision is in the Lee-Chambers Water Authority's service area.
Mr. Peckham reported this subdivision is outside the Opelika Light and Power service territory.
Chairman Pridgen opened the public hearing.

Blake Rice stated his client would be happy to provide two (2) access right-of-ways.

Chairman Pridgen closed the public hearing.
Mayor Fuller and Mr. Dorsey discussed the street inspection requirements.

Mr. Cherry motioned to grant preliminary plat approval with staff recommendation.
Mr. Cook seconded the motion.

Ayes:  Cherry, Cook, Seroyer, Fuller, Pridgen, Lazenby, Cannon, Hilyer

Nays:  None

Abstention:  None

The motion to grant preliminary plat approval with staff recommendation passed.

B.
CONDITIONAL USE APPROVAL

4.
Rusty Nix, 3829 Pepperell Parkway, C-3, GC-2, Farmers Market
Mr. Ogren reported the applicant is requesting conditional use approval for a produce market on Pepperell Parkway. The market will sell seasonal fresh produce, seasoned meats, frozen fruits, honey, nuts, jelly, and seasonal plants. The applicant has the same type of store in Georgia; the Opelika location is the applicant’s second store; the store will have five (5) employees.
The Saco gas station building has been removed from the property except for the canopy that covered the gasoline islands. The applicant is requesting that the existing canopy remain in place. A small portion of the canopy is located in the Pepperell Parkway right-of-way (see site plan). Planning Staff recommends that this portion of the canopy located in the right-of-way be removed. The canopy removed from the right-of-way will eliminate liability concerns for the City (This issue was discussed with applicant). The applicant is requesting outside display of products under the canopy and outside display in a 400 square foot area adjacent the canopy on the west side (noted on site plan). Planning Staff approves the outside display area but recommends the area be restricted to the area shown on the site plan.
The site plan submitted shows a new building to be constructed, parking lot, and landscaping. The business is located on a 33,200 square foot lot; the building is 5,000 square feet. The exterior material will be rough sawn pine and the applicant is aware that at least 50% of the exterior walls must be the rough sawn pine. Planning Staff recommends that the front wall (east side-main entrance), the north side wall, and 20 feet of the rear wall consist of 100% rough sawn pine. Thirty six (36) parking spaces are provided which meets the minimum parking requirements. The maximum 75% ISR (Impervious Surface Ratio) has been met.
The landscape plan shows all of the landscaping along one side property line and the rear property line. The applicant is utilizing the existing pavement from the former Saco gas station business so ground areas for plant material is limited. The minimum landscape requirements have been met, however Planning Staff recommends that plant material be relocated or additional landscaping added on the west side along the front property line. Additional landscaping along the front property line is more visible and effective in enhancing the property.
The dumpster shown on the site plan is screened with a fence. The fence should be installed at an adequate height providing a visual barrier from Pepperell Parkway.

Planning Staff recommends approval subject to the recommendations in the report.
Mr. Dorsey reported sanitary sewer service is available to this commercial site via an in-place gravity main within the Pepperell Parkway right-of-way.  The full-width expanse of asphalt across the front of the site will be eliminated, and one two-way curb cut will be constructed at the eastern end of the site.  Curb and gutter will be installed along the edge of pavement on Pepperell Parkway to control storm water and to emphasize the new curb cut location.  Thirty-six (36) paved, on-site parking spaces will be provided, of which two (2) are designated for use by the disabled.  Garbage will be collected by a private carrier through a dumpster to be located behind the new building and near the southwestern corner of the site.  The on-site gasoline station structure has been removed, but the canopy has been retained to provide a covered area for customer sales and service.

The Engineering Department recommends conditional use approval, subject to the following:
1.
The developer’s engineer shall submit a complete set of site construction plans 
to the Engineering Department for review and approval prior to the issuance of a 
building permit.
Mr. Lee reported Opelika Utilities presently serves this location.
Mr. Peckham reported this property is presently served by Opelika Light and Power.
Mr. Seroyer motioned to grant conditional use approval with staff recommendation.
Mr. Hilyer seconded the motion.
Ms. Cannon and Mr. Hilyer asked for clarification on the driveway.

Mr. Dorsey stated this will be a shared driveway.

Mr. Blake Rice stated the canopy will be able to be trimmed two (2) feet to meet Planning Department recommendation.  My client will be happy to work with the Planning Department to ensure appropriate landscaping is planted.

Ayes:  Cherry, Cook, Seroyer, Fuller, Pridgen, Lazenby, Cannon, Hilyer

Nays:  None

Abstention:  None

The motion to grant conditional use approval with staff recommendation passed.

5. 
Allan & Lisa Campfield, 2905 Frederick Road, C-2, GC-1, Contractors office 
without equipment yard and outside storage
Mr. Kelley reported the applicant is requesting conditional use approval to locate their construction office in the existing structure.  No building addition is proposed.  On June 23, 2009 the Planning Commission recommended approval to City Council for the rezoning.  Additional right-of-way has already been acquired for the widening of Frederick Road.  A sidewalk will be constructed at the south side of the structure to connect to a ramp to be constructed for access to the existing wood deck on the rear.  The parking spaces satisfy the required parking with four (4) spaces plus one (1) handicap space.  Landscaping exceeds minimum requirements for an existing building and the landscape plan provides buffering on three (3) sides of the building.  Additional landscaping is provided along the front of building.  Sufficient internal vehicle circulation exists so vehicles will not need to back out into Frederick Road.  As land uses change along Frederick, this low volume office use is appropriate until the improvements to Frederick Road occur.  The public hearing before City Council is scheduled for September 1, 2009.  
Including these landscape provisions:

· (16 ) 15 gallon Green Giant Arborvitae.

· 15 gallon are approx 6 ft tall when planted in ground.

· (8) 7 gallon Crape Myrtle (approx 5 to 6 ft in ground)

· (5) 7 gallon Magnolia Little Gem (approx 5 to 6 ft in ground)

· 7 gallon Japanese Maple (3 to 5 ft in ground)

· (9) 1 gallon Carissa holly
· (5) 1 gallon Japanese Boxwood

· (7) 3 gallon variegated miscanthus

· Annual Bed in front of parking will hold approximately 3 flats of annuals

Planning Staff recommends approval subject to City Council rezoning from 
R-3 to C-2, GC-1
Mr. Dorsey reported sanitary sewer service is not presently available to this 0.34-acre commercial site, which is located on the southern side of Frederick Road between Old Opelika Road and Watson Street.  The in-place residential structure is served by a septic tank and field lines that are located in the back yard.  Right-of-way for the future widening of Frederick Road has already been acquired across the front of the property, and all proposed on-site improvements will not impair the road construction.  The in-place, residential driveway will be replaced with a paved, two-way commercial access.  Five (5) paved, on-site parking spaces will be provided, of which one is designated for use by the disabled.  A wooden ramp between the parking area and rear deck will provide disabled access into the building.

The Engineering Department recommends conditional use approval, subject to the following:
1.
Provide curb stops at all on-site parking spaces.

2.
Provide an ADA-compliant sign and post in front of the disabled parking space.

3.
Provide a minimum 15-foot pavement radius on both sides of the driveway 
connection to Frederick Road.
Mr. Lee reported water service is accessible to this use by a water main in the right-of-way of Frederick Road.
Mr. Peckham reported this property is presently served by Opelika Light and Power.
Ms. Cannon motioned to grant conditional use approval with staff recommendation.
Dr. Lazenby seconded the motion.
Ayes:  Cherry, Cook, Seroyer, Fuller, Pridgen, Lazenby, Cannon, Hilyer

Nays:  None

Abstention:  None

The motion to grant conditional use approval with staff recommendation passed.

C.
REZONING – PUBLIC HEARING

6.
Plainsman Warehouse LLC, 411 North 16th Street, (3.4 acres) from 

R-5 (High Density Residential) to C-3 (General Commercial)
Mr. Ogren reported Planning is requesting rezoning of one (1) parcel from R-5 (high density residential) to a C-3 (general commercial) zoning district. A 54,000 square foot warehouse building exists on the 3.4 acre lot. The property was previously owned by Farmers Alliance (Penn Montgomery). About a year ago Farmers Alliance sold the property to Plainsman Warehouse. Plainsman Warehouse wholesales herbicide products. They receive about three (3) tractor-trailers loads of products each month and ship products to buyers via Fed Express or UPS.

Planning Staff recommends a C-3 zoning district for the property. The property has been zoned R-5 since 1991. Before 1991 the property was zoned B-2 (General Business). (A cartography error may have occurred.) The 54,000 square foot building was built in the 1980’s. The property has been used for storage or commercial type uses since the 1980’s. The adjacent property to the North is zoned M-1 (manufacturing) and owned by Tabbs Textile. The property to the west serves as their parking lot. The adjacent property to the east is zoned I-1 (Institutional) owned by Opelika City Schools. A 53,000 square foot building exists on the school property and serves as the maintenance shop for school buses and other school equipment. Planning Staff believes the C-3 zoning district is appropriate and compatible with the surrounding uses.

Planning Staff recommends Planning Commission send a positive recommendation to the City Council to rezone the property from R-5 (High Density Residential) to C-3 (General Commercial).
Mr. Dorsey reported sanitary sewer service is available to this 3.4 acre parcel via gravity mains within the 16th Street and 4th Avenue rights-of-way.  The site has been developed with a 60,000 square foot storage building and gravel parking area.

The Engineering Department has a positive recommendation for this rezoning request.
Mr. Lee reported water service is accessible to this use by a water main in the right-of-way of 5th Avenue.
Mr. Peckham reported this property is presently served by Opelika Light and Power.
Chairman Pridgen opened the public hearing.

No comments where given from the audience.

Chairman Pridgen closed the public hearing.

Ms. Cannon motioned to send a positive recommendation to City Council for rezoning with staff recommendation.
Mr. Cook seconded the motion.

Ayes:  Cherry, Cook, Seroyer, Fuller, Pridgen, Lazenby, Cannon, Hilyer

Nays:  None

Abstention:  None

The motion to send a positive recommendation to City Council to rezone from R-5 (High Density Residential) to C-3 (General Commercial) with staff recommendation passed.

D.
OTHER BUSINESS – PUBLIC HEARING

7.
City of Opelika Comprehensive Plan 2020
Mr. Kelley reported updates of the Historic Resources are in your packets.  We will proceed to City Council in a final copy form.
Chairman Pridgen opened the public hearing.
Mr. John Grot spoke representing Scenic Oaks Developer, we own 137 acres of land currently zoned C-3 (General Commercial).  Looking at the Future Land Use Map, this area is proposed to eventually be C-2 (Office Retail) zone.  We dedicated 17 acres of right-of-way through our property to build a connector road.  Our entire development strategy has been set to this road connection through to Gateway Drive and Celebrate Alabama.  All the clients we have been talking with for purchase of this property have been uses allowed in a C-3 zone.  We would like to commend the job that has been done in preparation of this document.  As land owners we do not endorse the concept to change that area to C-2 zone.

Chairman Pridgen stated the Future Land Use Map is a guide to the future administrations of where the City would like to be.  We are not changing that zone immediately.  At some point in the future if we decide to bring the property up to change the zone we will have discussions and public hearings for you to take part in.  At this time no changes will be made to the zoning of your property.
Dr. Lazenby reported we need to focus on the Second Avenue through City traffic issue.  A historic house can be moved to create more lanes and elevate this problem.

Chairman Pridgen stated the roadway projects are put in here in no particular order, if City Council so deems to emphasis the working of Second Avenue by moving a house that is in the power of the City Council.

Chairman Pridgen closed the public hearing.

Mr. Seroyer motioned to send a positive recommendation to City Council to accept the 2020 Comprehensive Plan as written.
Mr. Cherry seconded the motion.
Ayes:  Cherry, Cook, Seroyer, Fuller, Pridgen, Lazenby, Cannon, Hilyer

Nays:  None

Abstention:  None

The motion to send a positive recommendation to City Council to accept the 2020 Comprehensive Plan as written passed.
With no further business on the agenda, Chairman Pridgen adjourned the meeting at 3:49 p.m.
___________________________________________Keith Pridgen, Chairman
__________________________________________Martin D. Ogren, Secretary
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