EDMOND PLANNING COMMISSION MEETING

Tuesday, August 8, 2000
6:00 P.M.

The Edmond Planning Commission Meeting was called to order by Chairperson Woods at 6:00 p.m., Tuesday, August 8, 2000, in the City Council Chambers at 20 South Littler.   Other members present were Leroy Cartwright, Dyke Hoppe, and Elizabeth Waner. Bill Moyer was absent.  Present for the City were Robert L. Schiermeyer, City Planner; Marcy Hunt, Assistant City Planner; Rush Clinkscales, Civil Engineer; and Paul Lakin, Assistant City Attorney.  The first item on the agenda was the approval of the July 18, 2000, Planning Commission Minutes.

Motion by Waner, seconded by Hoppe, to approve the minutes as written.  Motion carried as follows:


AYES:
Members:  Waner, Hoppe, Cartwright and Chairperson Woods

NAYS:
None

The next item on the agenda was a Public Hearing and Consideration of a Request for Commercial Site Plan Approval for a Scootin Newton Convenience Store on the northeast corner of Midwest Boulevard and East Second Street, State Highway 66. (Dr. Jeff Pearce) 

(continued to September 5 at the request of the applicant)

The next item on the agenda was a Consideration of Deed Certification James H. Harrod 330 feet east of Kelly, on the north side of Enterprise Drive, Enterprise Business Park.  

James H. Harrod is requesting deed approval for a new 45,001 square foot lot (1.03 acres) in Enterprise Business Park between 15th Street and 33rd Street on the east side of Kelly.  Petra Industries lies to the northwest of this location and Baxter Electric has almost completed their building on the south side of Enterprise Drive east of this location and on the south side of the street.  The parcel is adjacent to water lines along Enterprise Drive, sanitary sewer lines are also on Enterprise Drive and the land is not located within a floodplain.  Enterprise Drive is a dedicated commercial standard street.  
Motion by Cartwright, seconded by Hoppe, to approve this request.  Motion carried as follows:


AYES:
Members:  Cartwright, Hoppe, Waner and Chairperson Woods

NAYS:
None

The next item on the agenda was a Public Hearing and Request by Pro Motors to modify the site plan regarding east wall building materials located at 221 West Edmond Road  (Alan Spencer)

Alan Spencer as the building contractor for Pro Motors indicates he is requesting an exception to the site plan criteria to leave the east side of the new building at Pro Motors, 221 West Edmond Road, as metal.  Since Pro Motors was approved, Jack Weathers has been approved by the City Council, north of Pro Motors and only the south wall of his building along Second Street was required to be brick. In addition, there are at least five metal buildings in this Original Townsite Addition:  Jerry’s Automotive,  Dave’s Performance Center, K & B Automotive, Jimmy’s Auto Service and Jr’s Transmission which qualifies Pro Motors for only partial brick rather than full brick.  


Chairperson David Woods commented that he recalls the presentation by the applicant which included brick on all four sides of the building.  Commissioner Cartwright indicated that it was not appropriate to change the standards after they are discussed at the meeting and agreed to.  He felt there would be a significant precedent and confusion to all the participants in the original discussion to come back after approval and change the standards.  Alan Spencer commented that he thought the building was to be E.F.I.S. on the east side from the start.  

Motion by Cartwright, seconded by Waner, to approve this request.  Motion denied as follows:


AYES:
None



NAYS:
Members:  Cartwright, Waner, Hoppe and Chairperson Woods
The next item on the agenda was a Public Hearing and Consideration of a Request to extend Commercial Site Plan Approval for one year Building G Coffee Creek Business Park northeast corner of Kelly and Covell.  (Derek Turner)

Derek Turner is requesting an extension of Building G Offices planned north of Covell Road and east of Kelly.  This three story building was originally approved in May, 1998.  There are no changes from the previous plans.
Motion by Hoppe, seconded by Cartwright, to approve this request.  Motion carried as follows:


AYES:
Members:  Hoppe, Cartwright, Waner and Chairperson Woods

NAYS:
None

The next item on the agenda was a Public Hearing and Consideration of a Special Use Permit for an Assisted Living Center located one-eighth mile south of 15th Street, west of the Copper Lake Manor.  (Deaconess Health Care Corporation)

Attorney Jim Shaw represented Deaconess Health Care Corporation in requesting a Special Use Permit and Site Plan approval for an Assisted Living Center.  The Copper Lake PUD is zoned “C-2” Medium Density and the Copper Lake Manor is operated adjacent to the new building planned and in fact they will connect.  The drainage study has been completed and has been sent to FEMA.  The site plan can be reviewed but a building permit may need to be delayed until FEMA has approved the drainage study.  The development of this new building will include a private driveway connection with the Renaissance project.  

The exterior walls will be a combination of brick, vinyl and king size brick with vinyl siding on the eaves. There will be dry trim at the entry and drive through area.  The roof will be a 6/12 composition roof.  There will be a brick chimney with a standing seam metal roof. The expansion would consist of a one story building with a total of 47 units.  There would be 27 studios, 18 one bedroom and 2 two bedroom units.  The existing facility has 119 units.  The existing roadways will be modified to provide circulation, parking and access.  The existing roadway on the north side of the proposed facility will be eliminated.
The parking lot to the east of the proposed addition will be expanded by six parking spaces.  Fifty-two new parking spaces are proposed for location to the southeast of the addition.  Six of the 52 parking spaces have been designated as handicap spaces. There are currently 121 existing parking spaces, 40 of which are assigned and 81 which are for visitors and staff.  Thirty-two residents currently have automobiles. The lot area is 158,727 square feet. The ten percent required landscaped area equals 15,873 square feet.  A minimum of 1,270 plant units is required.  There is a total of 21,525 square feet of  landscaped area on the site and 1,338 plant units, 40 percent of which is evergreen.


Ronnie Williams asked that the developer agree to participate in the maintenance of the detention area so that the homeowners do not have to have the full maintenance as their responsibility.  Mr. Shaw indicated that Deaconess currently maintains the detention entirely and there are no mandatory fees for the homeowners.

Motion by Hoppe, seconded by Cartwright, to approve this request.  Motion carried as follows:


AYES:
Members:  Hoppe, Cartwright, Waner and Chairperson Woods

NAYS:
None

The next item on the agenda was a Consideration of a Request for Deed Certification for Tractor Supply located on the west side of Broadway south of Comfort Drive and the Golden Corral Restaurant.  (Mark Farris)

Mark Farris is representing Tractor Supply for a new building site on South Broadway immediately north of the city limits.  The Sutherland’s Hardware, in Oklahoma City, was operated immediately south of this site and the Golden Corral Restaurant is operated on the northwest corner of Comfort Drive and Broadway, northeast of the subject property.  Tractor Supply is purchasing a 77,401 square foot lot (1.77 acres).  The owner of the undeveloped property is James Wallace.  The only other property owner at this general location is Bing Lu and he owns the lot immediately south of Golden Corral and plans the Taste of China Restaurant on his property.  Tractor Supply would like to have a sign on the Broadway frontage and they are purchasing a parcel from Bing Lu for the sign.  The property will be owned in fee simple and will be connected to the primary ownership; that connection is a two foot wide parcel, but it is a contiguous tract.  Tractor Supply is aware that the approved deed needs to reflect one legal description.  The land being purchased from James Wallace and the separate parcel of land being purchased from Bing Lu need to be combined into one legal description.  This is not the easement for signage that was discussed with Big Red Imports.  

The location they have selected for the sign will meet the separation between signs standard of 100 feet.  The sign is located out of any utility easements and can fully meet the standards as to height, square footage and pole cover.  No variance will be requested for the ground sign when the site plan is submitted and if the deed is approved, the sign will be located on land owned by Tractor Supply.  

Motion by Cartwright, seconded by Hoppe, to approve this request.  Motion carried as follows:


AYES:
Members:  Cartwright, Hoppe. Waner and Chairperson Woods

NAYS:
None

Commissioner Cartwright left the room for this item.

The next item on the agenda was a Public Hearing and Consideration of an Ordinance Amending Edmond Plan III from Restricted Commercial to General Commercial Usage at 307 W Second Street.  (Edward Humes)


The Edmond Plan III Map has indicated that West Edmond Road may be increased to Open Display (“E-2”) usage and there is already partial “E-2” zoning in place in the general area from Fretz Street to Kelly.  This is a long standing pattern of high commercial usage and was originally projected in 1984.  The half block to the north along West Second Street has been suggested for General Commercial Usage (“E-1”) and rezonings have been approved both prior to 1984 or since 1984.  There have also been amendments to the Edmond Plan to increase the commercial usage on the north side of West Second Street from Restricted Commercial (“D-1”) to General Commercial.  The Restricted Commercial was projected since the single family homes on First Street are not proposed to change and the lesser commercial was intended to be a transition between the highest commercial along West Edmond Road and the General Commercial along Second Street.  The retail district of “D-1” Restricted Commercial allowing for neighborhood uses such as beauty shops, bakeries, gift shops, book stores and even the Special Use Permit uses such as convenience stores are unlikely to occur along West Second Street since the customer visibility is minimal.  An increase to the General Commercial (“E-1”) with adequate site plan considerations is the more likely pattern of zoning for properties along West Second Street.

Ron Hunter, 311 W. Second, opposed this rezoning.  He indicated he has lived in the area for 14 years immediately to the west of the property. He was concerned about the types of uses that could be permitted in “E-1”.  Lee Burket, 325 E. Second, also spoke in opposition and was concerned about the property values in the area.  

Chairperson Woods asked Mr. Hume if he would consider a PUD to restrict the uses.  He indicated he was concerned about some of the “E-1” uses since the area has not completely changed from residential.  Mr. Hume said he would agree to a continuance to work on a PUD Design Statement. 

Motion by Hoppe, seconded by Waner, to continue this item to August 22.  Motion carried as follows:


AYES:
Members:  Hoppe, Waner and Chairperson Woods

NAYS:
None

The next item on the agenda was a Public Hearing and Consideration of an Ordinance Rezoning from “A” Single Family Residential to “E-1” General Commercial Usage at 307 W Second Street.  (Edward Humes)

Mr. Hume asked for a continuance to August 22nd. 

Motion by Hoppe, seconded by Waner, to continue this item to August 22.  Motion carried as follows:


AYES:
Members:  Hoppe, Waner and Chairperson Woods

NAYS:
None

The next item on the agenda was a Consideration of Request for Deed Certification Twila Vasquez dividing a five acre tract into two 2½ acre tracts on Sandy Lane east of Midwest Boulevard.

The rezoning has been approved for the Reuben and Twila Vasquez property from Agricultural to “R-1” Rural Estate on the north side of Sandy Lane east of Midwest Boulevard.  The minimum lot size in “R-1” is 90,000 square feet (2.06 acres)  There is no city water or sewer available to this property, but the lot is sufficiently sized for a septic system and a water well which is already on the property.  Mrs. Vasquez would like to divide her property into two 2 ½ acre tracts, each fronting on Sandy Lane, a private street.  This property is not located within a floodplain and meets all requirements for deed approval. 

Motion by Waner, seconded by Hoppe, to approve this request.  Motion carried as follows:


AYES:
Members:  Waner, Hoppe, Cartwright and Chairperson Woods

NAYS:
None

The next item on the agenda was a Public Hearing and Discussion of an Ordinance regarding the conversion of homes to businesses south of Second Street, north of Ninth, west of Boulevard and east of Broadway as discussed by the Central Edmond Urban Development Board.

The Central Edmond Urban Development Board has requested that an ordinance be considered to prohibit dwellings from being converted to businesses in Sub Area 7, the Littler Avenue Neighborhood, of the Downtown Master Plan Study.  This area extends from Second south to the north side of Ninth Street, Boulevard west to the alley east of Broadway, between Second and Ninth.  As a practical matter, there are no homes on the east side of Broadway in this area, so the staff has used Broadway as a boundary.  The following businesses are currently being conducted in homes that have been converted:

a. 108 East Third, Edmond Signage and Engraving

b. 22 East Third, J. C. Masters Hair Salon

c. 16 East Fourth, office, formerly Sandy’s Sweets

d. 21 East Fourth, Noma’s Salon 

e. 12 East Fifth, Ron Metheny’s Shoe Shop

f. 721 and 725 S. Boulevard, Pat Wilsey offices

g. 707 S. Boulevard, Austin Taylor Beauty Salon

h. 717  S. Boulevard, formerly Dragon Gate Art Studio

There are a number of other dwellings in this area that are zoned commercial.  All of Third Street is zoned commercial, the south side of Fourth Street west of Littler, and a majority of Fifth Street is zoned commercial. Boulevard from Ninth Street north is zoned commercial. There are approximately nineteen homes or duplexes currently zoned commercial in this area. There have been no plans identified to convert any of these homes at this time. The house/former Dragon Gate Studio at 717 S. Boulevard is being offered for sale and advertised as commercial. 

In the CBD/DRD District, residential structures are not permitted to convert to businesses unless they are on the Federal Register of Historic Places – CBD or the Oklahoma Landmarks Inventory – DRD.  A new standard would have to be added to the site plan objectives for the Central Edmond Urban Development boundary to prohibit the converting of residential structures to businesses. One way to make this addition is to add a new section, 2.4  Applicability, Sub Section 22.29 B. 020, to the Zoning Ordinance to state that dwellings cannot be converted to businesses.  As in the DRD, the ordinance could include a provision whereby the applicant is allowed to present a request to the Board for a determination as to whether the conversion of a particular dwelling is appropriate on a case by case basis. The structure may be architecturally significant, even if it is not on the Landmarks Inventory.  A particular design solution involving the residence may meet the objectives of the site plan in an equal or better manner as a new building on the same site.  That type of review would be the purpose for allowing a case by case determination.  


Another approach which could be used in conjunction with the above and was used on North Broadway, north of Thatcher, is to encourage the “D-1” NRC Zoning District (Non-Residential Conversion) for Sub Area 7 as new homes are zoned along Ninth Street and/or Fourth, Fifth or Littler as suggested by the Edmond Plan III Map.  This would be a policy determination used to implement Edmond Plan III.  Much of the Sub Area 7 along Littler south of Sixth is not projected on the Edmond Plan to change to a commercial use and the Downtown Master Plan Study supports that recommendation.  There are two businesses on the south side of Ninth, 26 E. Ninth, Patterson Office Building and 34 E. Ninth, Brian Ratliff Farmers Insurance Office.  Since the Central Urban boundary extends only to the center line or north side of Ninth, the conversion of dwellings could continue on the south side of the street. 

Dyke Hoppe indicated he did not favor the “D-1” NRC for new zonings and indicated there was already considerable areas zoned commercial in the Downtown Study Area.  Leroy Cartwright indicated there were substantial improvements needed for converting a house to a business and that he thought most buyers might not be aware about how involved the conversion can be.  There was a concern about the consistency, even if the first conversion brought the property up to code, as to how the property is maintained for the long term commercial users.  It was noted that some of the extensive improvements needed, such as rewiring, ADA compliance, drainage detention, paved parking, compliance with access management and landscaping, were substantially different with a conversion than with new construction.  Maintaining a reasonable equity between new construction and conversions was a concern.

Chairperson Woods asked if the staff could proceed with an ordinance as soon as possible and to include locations beyond the Downtown Study Area since the issues pertaining to home conversions affect more than just the Downtown.

Motion by Cartwright, seconded by Hoppe, to approve this request.  Motion carried as follows:


AYES:
Members: Cartwright, Hoppe, Waner and Chairperson Woods

NAYS:
None

There was no New Business.

Motion by Waner, seconded by Hoppe, to adjourn.  Motion carried as follows:


AYES:
Members:  Waner, Hoppe, Cartwright and Chairperson Woods

NAYS:
None

Meeting adjourned at 8:45 p.m. 

David Woods, Chairman
Robert Schiermeyer, Secretary
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