
November 25, 2008
The City of Opelika Planning Commission held its regular monthly meeting November 25, 2008 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, Jerry Posey, William Whatley, Jesse 




Seroyer Jr., Jimmy Sadler, William Lazenby, Lucinda 




Cannon, Keith Pridgen
MEMBERS ABSENT:
Mayor Fuller
STAFF PRESENT:

Martin Ogren, Assistant Planning Director




Brian Kriel, Opelika Light & Power





Guy Gunter, City Attorney

CALL TO ORDER:  Chairman Sadler called the meeting to order at 3:01 p.m.

Chairman Sadler asked if there are any changes or corrections to the October 28, 2008 minutes of the Planning Commission meeting.
Dr. Lazenby made a motion to accept the October 28, 2008 minutes as written.
Mr. Pridgen seconded the motion.
Ayes:  Cherry, Posey, Whatley, Seroyer, Sadler, Lazenby, Pridgen
Nays:  None
Abstention:  None
The motion to accept the October 28, 2008 Planning Commission minutes as written passed.
Chairman Sadler stated agenda item number eight has been withdrawn.

A.
PLATS (preliminary and preliminary and final) – Public Hearing

1.
Stevens Street Subdivision, 2 lots, Stevens Street, Jacob L. Stevens, 
preliminary and final approval
Mr. Ogren reported the applicant is requesting preliminary plat approval for a two lot subdivision on Stevens Street. (Preliminary approval only because Lot 2 does not have direct access to sewer.)  The purpose is to subdivide for family members. A single family home is planned for Lot 2. The lots meet the 7,500 square foot minimum lot size requirement for the R-4 zoning district.
Staff recommends preliminary plat approval.
Mr. Ogren reported for the Engineering Department, sanitary sewer service is presently available to Lot 1 via an in-place gravity main within an easement along the western property boundary.  Sanitary sewer service is not presently available to Lot 2, but is accessible via a southward main extension from the Avenue B right-of-way or a northward main extension from an in-place manhole within the Stevens Street right-of-way approximately 100 feet south of Lot 2.  Both lots are presently undeveloped.  A drainage ditch extends through both lots in a north-to-south direction within a 40-foot wide easement.

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

1.
The owner’s engineer shall provide construction plans to extend sanitary sewer 
service to Lot 2.  These plans shall be reviewed and approved by the 
Engineering Department prior to final plat approval.

2.
The inclusion of a signature line on the plat for the Public Works Director.
Mr. Lee reported water service is accessible to this subdivision by a water main in the right-of-way of Stevens Street.
Mr. Kriel reported this subdivision is in the Opelika Light and Power service territory.
Chairman Sadler opened the public hearing.

No comments where given from the audience.

Chairman Sadler closed the public hearing.

Mr. Seroyer made a motion to grant preliminary plat approval with staff recommendations.

Dr. Whatley seconded the motion.

Ayes:  Cherry, Posey, Whatley, Seroyer, Sadler, Lazenby, Cannon, Pridgen

Nays:  None

Abstention:  None

The motion to grant preliminary plat approval with staff recommendations passed.
2.
Salem Hotel Square Subdivision, 3 lots, Lee Road 145, Patrick Williams, 
preliminary and final approval
Mr. Ogren reported the applicant is requesting preliminary and final plat approval for a three lot subdivision located in the planning jurisdiction. The lots meet the minimum 15,000 square foot lot size and 100 foot lot width requirement for subdivisions in the planning jurisdiction.
Staff recommends preliminary and final plat approval.
Mr. Ogren reported for the Engineering Department, sanitary sewer service is not available to this three-lot subdivision, which is located outside the Opelika corporate limits at the intersection of Lee Roads 145 and 175.  Lot 2 contains an existing residence, while Lots 1 and 3 are undeveloped.

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

1.
Indicate the front-yard building setback on all lots.

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

3.
Indicate the flood zone classification for all lots.
Mr. Lee reported this subdivision is in the Smiths Station Water Authority's service area.
Mr. Kriel reported this subdivision is outside the Opelika Light and Power service territory and will be served by either Alabama Power Company or Tallapoosa River Electric Cooperative.
Chairman Sadler opened the public hearing.

Mr. Michael Luther, 156 Lee Road 175, called today to express he does not support this subdivision, he wishes for the property to stay the same.

Mr. Michael McCain lives directly in front of this house.  This house is 170 years old as is my house.  I fear that new homes built on these lots would degrade the historical value of the area.  I do not support this.

Mr. Whit Woodall, I do not support this.

Mr. Patrick Williams, representing the corporation that owns this property, it is my intention to move antique structures smaller in size onto these lots for my son and daughter to have a residence there.

Chairman Sadler asked Mr. Williams if his intent is to maintain the character of the area.

Mr. Williams stated absolutely.

Chairman Sadler closed the public hearing.

Posey made a motion to grant preliminary and final plat approval with staff recommendations.
Dr. Whatley seconded the motion.
Mr. Pridgen noted that the Planning Commission has no authority to regulate character and design in neighborhoods.
Ayes:  Cherry, Posey, Whatley, Seroyer, Sadler, Lazenby, Cannon, Pridgen
Nays:  None

Abstention:  None

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

3.
The Chimneys Subdivision, 81 lots, West Point Pkwy, Brian Humber, 
preliminary approval
Mr. Ogren reported the applicant is requesting preliminary approval for an 81 lot subdivision off West Point Parkway. The purpose is to build single family homes. The subdivision is located in an R-3 and R-4 zoning district. The lots meet the minimum 7,500 square foot lot size requirement. Most lots are about 70 feet wide. The 81 lots range in size from 9,967 square feet to 21,560 square feet. Planning staff recommends underground utilities and sidewalks installed on at least one side of all streets.
Lot 31 is about four acres and located in a low topographical area not suitable for home construction. The lot is reserved for open space and a storm water detention area for the subdivision. A home owners association will be established with provisions requiring the property owners in The Chimneys to maintain Lot 31. Planning staff recommends the following note added to the plat: “The Chimneys Homeowners Association is responsible for maintenance of Lot 31 as required in The Chimneys Neighborhood Associations covenants and restrictions as recorded in the Lee County Court House. The City of Opelika is not responsible for maintenance of Lot 31. ” Staff recommends that the book and page number of the recorded covenants and restrictions be added to the plat before the plat is recorded.
On the east, west and south side of the subdivision, stub-out streets are provided to the adjacent properties (See revised plat attached).  Planning staff recommends another stub out on Lot 56; Orchard Lane should be constructed to the west property line. This stub-out accesses the Simmons property. About three years ago a subdivision was proposed for this property but the plat was not recorded. The other west stub-out provides access to the former 45 acre Fox Run Condominium property. The primary access to the 45 acres is Fox Run Parkway. The south stub-out will access a future phase of the Stephens Woods subdivision (Keith Stephens’s property). The stub-outs establish opportunities for street networking with adjacent properties that will be subdivided in the future. The street network provides alternative access points to West Point Parkway and Fox Run Avenue and assist in emergency situations.
Staff recommends preliminary approval subject to the recommendations stated in this report.
Mr. Ogren reported for the Engineering Department, sanitary sewer service is accessible to all 84 lots in this residential subdivision via an in-place gravity main within the Lizlin Street right-of-way to the east.  The primary street access to these lots will be from Fieldstone Way, which intersects West Point Parkway approximately 500 feet west of Lake Condy Road.  The proposed internal street layout shows right-of-way extensions to Lizlin Drive to the east, Dawn Court to the south, and Dawn Court to the east.  The Lizlin Drive connection shall be required as part of the public works improvements for this subdivision; the connections to the south and west shall be made by the adjoining property owners at the time they develop their properties.  Storm water will be managed by a detention pond on Lot 84.

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

1.
Indicate the front-yard building setback on all lots.

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

3.
Reconfigure Lots 73 and 74 to provide a 60-foot street frontage on Fieldstone 
Way that can be combined with the landlocked land parcel behind Lots 72-75.  
This may require the landlocked parcel to be included as part of this subdivision 
plat.

4.
Remove the private drive and access easement between West Point Parkway 
and the landlocked parcel, as its access will now be available via Fieldstone 
Way.

5.
Revise the plat title to ‘The Chimneys Subdivision’ and indicate the land area is 
contained in Sections 4 and 5.

6.
Add a note to the plat stating Lots 1-4 and 83 shall not have direct access to 
West Point Parkway.  Access to Lots 1-4 shall be gained by a shared drive to 
be located near their southern property boundary and within an access 
easement.

7.
Assign new street names to ‘Fieldstone Way’ and ‘Orchard Lane’, as there are 
already streets in Opelika using these names.

8.
Reconfigure the right-of-way boundary in front of Lots 34, 35, and 43 so a 
circular cul-de-sac can be constructed entirely within the right-of-way.

9.
Include the construction of sidewalks on one side of all streets within the 
subdivision.

10.
Indicate a 60-foot wide public right-of-way extension of Orchard Lane westward 
to abut the property on the western side of the subdivision.
Mr. Ogren and Chairman Sadler discussed the possible need to rezoning this property by deleting the GC-2 zone.

Chairman Sadler stated rezoning would set precedence.  We have never implied the GC-2 zoning regulation on single-family residence but only for multi-family and non-residential developments. 
Mr. Pridgen agreed that was the original intent of the writing of the zoning ordnance.

Mr. Lee reported water service is accessible to this subdivision by a water main in the right-of-way of West Point Parkway.
Mr. Kriel reported this subdivision will be served by Opelika Light and Power and Tallapoosa River Electric Cooperative. An electronic copy of the plat needs to be submitted to Opelika Light and Power to determine which entity serves which lots. Developer will be responsible for paying the estimated difference between overhead and underground electrical utilities.
Chairman Sadler opened the public hearing.

Mr. Mike Maher, representing Precision Surveying stated we would like the Commission to decide which stub-out street to the west would be best so that our client can start the engineering.
Chairman Sadler closed the public hearing.
Chairman Sadler asked Mr. Ogren which plat the staff supports.

Mr. Ogren stated we had concern of traffic flowing through the multi-family dwelling into a single family neighborhood (The Chimneys).  Staff supports the revised plat attached to the reports today that shows the west stub-out (Lizlin Drive) into the Simmons property. Then at a later time if the Simmons or the next property owner decides to develop this property then the west stub-out may continue.
Chairman Sadler agreed.  We are voting on the revised plat as seen on the projection and as recommended and described by Planning Staff.
Mr. Pridgen made a motion to grant preliminary plat approval for the plat showing the west stub-out running into the Simmons property as staff recommended.
Mr. Seroyer seconded the motion.

Ayes:  Cherry, Posey, Whatley, Seroyer, Sadler, Lazenby, Cannon, Pridgen
Nays:  None

Abstention:  None
The motion to grant preliminary plat approval with staff recommendations passed.

4.
Pepperell Village Subdivision, 1st Addition, 2 lots, Gateway Drive, 
Pepperell Village LLC, preliminary and final approval
Mr. Ogren reported the applicant is requesting preliminary and final plat approval for a two lot subdivision on Gateway Drive. The purpose of the subdivision is to create 
Lot 4B for the construction of a Huddle House restaurant. The subdivision meets the 10,000 square foot minimum lot size and 100 foot lot width requirement for subdivisions in the GC-2 zoning district.
Staff recommends preliminary and final plat approval.
Mr. Ogren reported for the Engineering Department, sanitary sewer service is available to both lots in this commercial subdivision via an in-place gravity main along the western side of Lot 4A and an in-place gravity main within the Gateway Drive (U.S. 280) right-of-way in front of Lot 4B.  Neither lot is developed, but a Huddle House restaurant is proposed to be constructed on Lot 4B.  Access to Lot 4B will be gained via an in-place service drive that intersects Gateway Drive approximately 30 feet north of the lot and passes through the entire lot in a north-south direction to the developed parcel to the south.

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

1.
Indicate a permanent access easement on Lots 4A and 4B around the in-place, 
paved service drive that runs parallel to the Gateway Drive right-of-way.

2.
Rename the plat to ‘Pepperell Village Subdivision, First Addition, a re-division 
of Lot 4’.

3.
Indicate the availability of water and sanitary sewer service on the plat.

4.
Indicate the U.S. Highway 280 right-of-way is also named ‘Gateway Drive’.

5.
Add drainage and utility easements as necessary on Lot 4A to accommodate 
all in-place and proposed utilities.
Mr. Lee reported water service is accessible to this subdivision by a water main in the right-of-way of 2nd Avenue.
Mr. Kriel reported this subdivision is in the Opelika Light and Power service territory. An easement needs to be worked out and granted to Opelika Light and Power for electric utilities. Developer will be responsible for paying the estimated difference between overhead and underground electrical utilities.
Chairman Sadler opened the public hearing.

Mrs. Dixie Baker asked for clarification of the access way.

Mr. Ogren and Chairman Sadler explained how traffic will flow from Lot 4B to the adjacent property (Exxon station).

Chairman Sadler closed the public hearing.

Mr. Pridgen made a motion to grant preliminary and final plat approval with staff recommendations.
Mr. Seroyer seconded the motion.

Ayes:  Cherry, Posey, Whatley, Seroyer, Lazenby, Cannon, Pridgen
Nays:  None

Abstention:  Sadler
The motion to grant preliminary and final plat approval with staff recommendations passed.

5.
Celebrate Alabama Improvement District Subdivision, 3 lots, West 
Point Pkwy, Opelika Investment Properties LLC, preliminary and final 
approval
Mr. Ogren reported the applicant is requesting preliminary and final plat approval to combine several lots in order to create a three lot subdivision. The lots combined are properties that Celebrate Alabama purchased along Interstate 85. The three parcels created are 519 acres (Parcel A), 12.6 acres (Parcel B), and 8.1 acres (Parcel C).
Staff recommends preliminary and final plat approval.
Mr. Ogren reported for the Engineering Department, sanitary sewer service is not presently available to any of the three lots in this commercial subdivision, but service is accessible via a proposed gravity main to be installed under Interstate Highway 85 near the southern ramps at the Exit 66 interchange.  This gravity sewer will connect to an in-place lift station in the Northeast Opelika Industrial Park.  A significant portion of Parcel A near Exit 66 is located within the 100-year flood zone.  Access to all parcels is gained via Sellers Drive, Andrews Road, Double Hill Road, and several locations on West Point Parkway.  The dashed lines shown within Parcel A are in-place property boundaries that will be erased as part of this plat approval.

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

1.
Rename the plat to ‘Celebrate Alabama Improvement District Subdivision’.

2.
Indicate the availability of water and sanitary sewer service on the plat.
Mr. Lee reported water service is accessible to this subdivision by a water main in the right-of-way of Sellers Drive at the intersection of U.S. Highway 29.
Mr. Kriel reported this area is served by Alabama Power Company and Tallapoosa River Electric Cooperative.
Chairman Sadler opened the public hearing.

Mrs. Jimmerson, an adjoining property owner, asked if the extra lot across the street is the same zone as Celebrate Alabama.

Chairman Sadler answered yes.

Chairman Sadler closed the public hearing.

Dr. Lazenby made a motion to grant preliminary and final plat approval with staff recommendations.
Mr. Posey seconded the motion.

Ayes:  Cherry, Posey, Whatley, Seroyer, Sadler, Lazenby, Cannon, Pridgen
Nays:  None

Abstention:  None

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

B.
CONDITIONAL USE

6.
Faith Christian Church, 3764 Pepperell Pkwy, C-3, GC-2, new church

 Mr. Ogren reported the applicant is requesting conditional use approval for a church at 3764 Pepperell Parkway in the Midway Plaza shopping center. Church services are held at traditional times with two meetings on Sunday and a Wednesday evening meeting. The church has no plans to provide day care service. (At the August 2008 meeting, the Planning Commission approved a church in this same shopping center (Auburn Church Inc).
Planning Staff recommends conditional use approval.
Mr. Ogren reported for the Engineering Department, sanitary sewer service is available to this site via an in-place gravity main located at the rear (north side) of the building.  There is an abundance of paved and striped parking spaces available on the property for church members and visitors.  Please note the correct street address for this site is ‘3762 Pepperell Parkway’ instead of the ‘3764 Pepperell Parkway’ shown on the application.

The Engineering Department recommends conditional use approval as submitted.
Mr. Lee reported Opelika Utilities presently serves this building.
Mr. Kriel reported this church will be served by Opelika Light and Power.
Mr. Seroyer made a motion to grant preliminary and final plat approval with staff recommendations.
Dr. Whatley seconded the motion.
Ayes:  Cherry, Posey, Whatley, Seroyer, Sadler, Lazenby, Cannon, Pridgen
Nays:  None

Abstention:  None

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

C.
REZONING-PUBLIC HEARING 

7.
Amend Opelika zoning map adding GC-2 (Gateway Corridor Overlay – 2) 
zoning district on M-1 & R-1 zones on Society Hill Road from the 
Interstate 85 bridge to Gateway Drive
Mr. Ogren reported the Gateway Corridor Overlay District has served the City of Opelika well since December, 1995.  Section 7.6 of the Gateway Corridor District states in the introductory paragraph:  “This district is characterized by special design controls enforced to prevent incompatible land uses and to maintain an attractive “gateway” or entrance into Opelika.  The design of these corridors and their major elements shall reflect the identity and image of the entire City of Opelika”.  Society Hill Road serves as a primary means of entry into the city.  This road deserves scrutiny as future land uses are proposed along its right-of-way which will protect the corridor from incompatible land uses, while exercising special design controls.

Staff Recommendation:  Approval of GC-2 measured from edge of right-of-way on both sides of Society Hill Road for a depth of 600 feet from the I-85 bridge south to Gateway Drive; except for the Wyndham PUD (Planned Unit Development) zoning district fronting Society Hill Road and Media General (Opelika Auburn News) also zoned PUD.
Mr. Ogren reported for the Engineering Department, no comments.
Mr. Lee reported no comments.
Mr. Kriel reported this area is served by Opelika Light and Power and Alabama Power Company
Chairman Sadler opened the public hearing.

No comments where given from the audience.
Chairman Sadler closed the public hearing.

Mr. Pridgen made a motion to send a positive recommendation to City Council to rezone as staff recommended.

Mr. Seroyer seconded the motion.
Ayes:  Cherry, Posey, Whatley, Seroyer, Sadler, Lazenby, Cannon, Pridgen
Nays:  None

Abstention:  None
The motion to send a positive recommendation to City Council to rezone as staff recommended passed.
With no further business on the agenda, Chairman Sadler adjourned the meeting at 3:33 p.m.
___________________________________________H.J. Sadler, Chairman
__________________________________________Martin D. Ogren, Secretary
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