EDMOND PLANNING COMMISSION MEETING

Tuesday, September 5, 2000
6:00 P.M.

The Edmond Planning Commission Meeting was called to order by Chairperson Woods at 6:00 p.m., Tuesday, September 5, 2000, in the City Council Chambers at 20 South Littler.   Other members present were Leroy Cartwright, Bill Moyer, Dyke Hoppe, and Elizabeth Waner. Present for the City were Robert L. Schiermeyer, City Planner; Marcy Hunt, Assistant City Planner; Rush Clinkscales, Civil Engineer; and Steve Murdock, City Attorney.  The first item on the agenda was the approval of the August 22, 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, Moyer 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 Studio 9 Beauty Salon located at 30 East Ninth Street.  (Tim Hedrick)

Bob Schiermeyer introduced the item.  Applicant Tim Hedrick would like to convert a house on this property to a beauty salon business.  This location is adjacent to a house on the west converted by Phil Patterson to a business and to Brian Ratliff’s insurance office on the east also located in a house converted to a business.  

The wood frame house will remain at the same size, 1100 square feet.  A front porch will be added with four posts and the house will be painted a light gray and siding will be used on the exterior of the structure.  The property to the west is brick and the property to the east is wood frame.  The roof line of the house will remain the same.  The lot area is 21,938 square feet.  The ten percent required landscape area equals 2,193 square feet, of which 1,096 square feet must be in the front.  A minimum of 180 plant units are required, of which 72 plant units are required to be evergreen. The applicant agreed to modify the landscape plan as to materials and location. Mr. Hedrick wants to count the existing pecan trees (5), some are over 30” caliper.  The applicant further agreed to build a sidewalk.  The applicant was made aware that should the pecan trees die he would be required to replace the trees in order to be in compliance with the landscape ordinance.  

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


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

NAYS:
None

The next item on the agenda was a Public Hearing and Consideration of Commercial Site Plan approval for a Kohl’s Department Store on the northeast corner of Santa Fe and Danforth.  

Bob Schiermeyer introduced the item.  Attorney Dennis Box is representing Kohl’s Department Store in this site plan request.  ERC Properties is the owner of the parcel and will retain the east half of the twenty-five acre commercial tract on the northeast corner of Danforth and Santa Fe 

for future expansion.  The Kohl’s parcel includes frontage on Santa Fe west of the Homestead commercial parcel and on Danforth immediately north of the new traffic light at the east entrance to the Wal-Mart Supercenter.  

To the north is an area zoned for duplex but developed with single family homes as a part of the Pebble Creek Addition. The sensitive border standard does apply.  Kohl’s has provided fifty foot additional setback from the driveway behind the store to the Pebble Creek property line. The setback from the trash compactor to the Pebble Creek property line is eighty feet.  The fifty foot area does include detention and two rows of trees. Loblolly pine, Chinese Pistache and Bald Cypress are being planted along the detention area in the fifty foot area north of the drive. 

Kohl’s Department Store is 86,584 square feet.  The exterior walls facing Danforth and Santa Fe are the reddish brown quik-brick, in character with the Wal-Mart store.  The north wall is a beige brick and the east wall is a beige E.F.I.S. material since that wall may be connected to in the future for an addition to the shopping center. The trim on the building will be medium brown or tan.  Shoebox style lights, a total of thirty feet tall, will be used on site. The light poles are twenty-seven and a half feet tall.  The mounting base is two and a half feet in height.  Seventeen light poles are planned.  Shields will be used on the three poles on the north side of the property. 

The lot area is 483,272 square feet.  The ten percent required landscape area equals 48,327 square feet.  A minimum of 3,866 plant units are required, of which 1,546 plant units are required to be evergreen.  The applicant is proposing to provide 101,288 square feet of landscape and lawn area.  The applicant is proposing to provide 3,866.5 plant units of landscaping, of which 2,825.5 plant units are evergreen. This area is unplatted and each building is complying with the detention requirements individually, which was done with the American Bank and Burger King and originally the assisted living center.  Kohl’s has drainage/detention areas on the north side of the building where the runoff extends to the north into the Pebble Creek Addition.  A separate detention area is located to the southwest, north of American Bank where the water runs off another direction into this pond and there is additional detention in the parking area along Danforth.  

Steve Hoffner of TEC explained the improvements, including decel lanes and traffic signals, that are a part of the site plan.  Mr. Hoffner further explained that the signal lights would be installed and operational prior to the business opening.  

Tom Poteet of Pebble Creek requested a masonry wall, similar to the one constructed as part of the Walmart development, in order to mitigate adverse impacts of a large scale retail operation adjacent to single family.  Mr. Poteet further stated that he has observed a greater frequency of accidents as the area develops.  He expressed appreciation for measures that would improve traffic safety.

Jerry Campbell of Pebble Creek requested a masonry wall to separate the two land  uses.  He explained that the circumstances that necessitated the wall between Walmart and existing, as well as future residential, are the same circumstances facing Pebble Creek.  He stated that it would be consistent to require the same standards of Kohl’s.  

Dennis Box, representing the applicant, stated that a 50-foot landscape buffer in addition to the existing stockade fence should provide sufficient separation and buffer between the two land uses.  He further explained that the building has a rear yard set back of 90 feet, more than required by code.  Mr. Box noted that the assisted living center was not required to construct a masonry wall and asked that the same be allowed for Kohl’s.

Commissioner Waner expressed concern about the size of parking lot compared to the amount of landscaping.  While the applicant has met the minimum of the plant unit requirement, she requested that they explore means by which to mitigate the starkness of a parking lot in excess of 600 spaces with relatively few trees.  

Commissioner Hoppe expressed concern about the size of landscaped islands in the parking lot.  He discussed the possibility of larger islands in such parking lots to provide a landscaping impact that was more in scale with the size of the parking lot.  

Ronnie Williams of the Edmond Neighborhood Alliance explained that precedence or standard is being set for the remaining development at this site.  He encouraged the construction of a masonry wall, stating that future development would be expected to comply with the established development, resulting in a contiguous masonry wall upon build out.  Mr. Williams further suggested that a plant material such as ivy be used on the rear of the structure in particular to soften the size and style of the structure.  Last, Mr. Williams asked that if a wall is not constructed, that the commercial development be responsible for the maintenance of the stockade fence.

Bob Schiermeyer explained that code requires the present of the fence and already places that responsibility on the commercial establishment.  

Commissioner Waner stated that the rationale that led to a masonry wall with the Walmart development applies with the Kohl’s development.  

Mike Boyd of Kohl’s and future property owner stated that as the area develops, a 50-foot landscape buffer will be provided in future developments to buffer the residential to the north.  He stated that a buffer along the east property line would either be the 50-foot landscape buffer or a masonry wall.  

Tom Poteet of Pebble Creek again requested that a masonry wall be provided.  He explained that while a wall was not required of the assisted living center, that development was residential in nature and therefore compatible with the single family neighborhood.  He explained that that is not the case with Kohl’s.  Kohl’s is a large scale retail operation and should be separated from the neighborhood with a masonry wall in addition to the proposed landscaping.  

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


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

NAYS:
None

The next item on the agenda was a Public Hearing and Consideration of a one year extension of Commercial Site Plan approval for University Village Shopping Center on the north side of East Second Street, west of the new Wal-Mart Neighborhood Market and east of Blackwelder.  (Sooner Investments)

Bob Schiermeyer introduced the item.  Randel Shadid is representing Sooner Investments in requesting an extension of the commercial site plan granted September 13, 1999 by the Edmond City Council.  There is an amendment to the approved plan regarding parking and driveways in the northwest corner of the project.  The Wal-Mart Neighborhood Market is nearing completion and is not part of this extension request.  The undeveloped portion of the project containing  61,300 square feet in three additional building has not been submitted for a building permit and no construction has started.  Uses are not known for this project; the property is zoned “E-2” Open Display.  

Mr. Shadid identified the following changes to the site plan in the northwest corner:  1) reduction in square footage from 4400 s.f. to 3575 s.f. of retail space; 2) extend wall further to the west; and 3) eliminate drive on service road.

No comments or concerns were expressed by the public.

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


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

NAYS:
None

The next item on the agenda was a Public Hearing and Consideration of Commercial Site Plan modification of the roof materials for The Corners Car Wash/AutoClean, 2060 E. Second Street, west of Jamil’s, north of the Oxford Oaks Apartments.  (Mike Henderson)

Bob Schiermeyer introduced the item.  Mike Henderson, developer of The Corners project located west of Jamil’s Restaurant, north of Oxford Oaks Apartments and east of the Oxford Oaks Shopping Center on the south side of Second Street, would like to amend the roof materials on the car wash under construction.  The only building permitted is the car wash, the office building that was proposed immediately west of Jamil’s is not part of this new construction.  Instead of the full standing seam metal roof planned with the initial project, Mr. Henderson wishes to change to a R panel metal roof. Mr. Henderson has provided a photograph of the roof material which does resemble a standing seam appearance.

A detailed rendering was provided of the car wash and the office building and the two projects did create a continuity of design features even though they were substantially different uses.  If, by changing the roof to the R panel, the other details shown on the Second Street view with the brick and details above each car wash bay are also changed, this request should be denied.  If those features are preserved to meet the site plan objectives, the difference on the roof surfacing may not be a substantial change.  

Commissioner Cartwright expressed concern about an increasing number of applicants seeking amendments to the site plan following site plan approval.  He questioned if a precedence was being set if the Commission grants approval.  

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


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

NAYS:
None

The next item on the agenda was a Consideration of deed certification for Christian Brothers Automotive east of Santa Fe, south of Bradford Place (under construction).  (Paul Hantla)

Paul Hantla, the owner of the Christian Brothers Automotive, planned on Santa Fe south of Bradford Place, is requesting a deed approval.  The 0.80 acre parcel located east of Santa Fe south of the Bridgewater self storage will have its only access from Bradford Place, there will be no drives on Santa Fe.  There is existing water along Santa Fe and a new line has been constructed along Bradford Place as a part of the project to the north.  Sanitary sewer is also located along Santa Fe.  This parcel is not located within a floodplain. 

Commissioner Waner verified that if Christian Brothers closes, the property will revert back to suburban office zoning.  Bob Schiermeyer explained that that is part of the design statement of the PUD.  

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


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

NAYS:
None

The next item on the agenda was a Public Hearing and Consideration of Ordinance Amendments prohibiting the conversion of homes to businesses in the Downtown Planning District and/or all commercial zoning districts.

Bob Schiermeyer presented.  He explained that certain Edmond Zoning Ordinance standards already prohibit the conversion of homes with highly qualified restrictions such as in the “CBD” Zoning District where Subsection 8 under the Review Criteria, 22.26.080, states that “Residential structures shall be permitted to convert to commercial usage whenever such property can be shown to be enrolled on the Federal Register of Historic Places.”  Of course if the property was a dwelling and refurbished to Federal Register standards, it is prohibitive to use the dwelling as a business.  

In the “DRD” District, Subsection 8, 22.27.080, Review Criteria, the standard reads as follows: “Residential structures shall be permitted to convert to commercial usage whenever such property can be shown to be enrolled on the Oklahoma Landmarks Inventory.”  The City of Edmond reserves the right to establish review criteria and standards providing for the conversion of dwellings to commercial purposes.  The “CBD” Edmond Downtown Redevelopment District was first authorized in 1981 and the “DRD” Downtown Residential District was authorized in 1984. In December of 1996,  a new zoning district was created, the “D-1” Restricted Commercial – NRC (Non-Residential Conversion).  This district provides that “Residential structures shall not be converted to commercial uses”, Subsection (b) Section 22.13a.050.  

There is currently a section in the Site Plan Review chapter, Section 22.29B.080, Conversion of Dwellings to Commercial Use, which describes the basic requirements when houses are converted to businesses.  This Ordinance was adopted in 1996 and while there are some standards listed, the current site plan review procedure is different regarding access management policies. This section of the code will be repealed if residential structures are not permitted to be converted to commercial uses.

Residential conversions have been approved on the following properties:

1. Angel House, zoned “DRD”, formally Oklahoma City Abstract, 203 East Main.

2. The Rodkey House is zoned “CBD”, 30 E. Campbell,  approved as a photographers studio,  30 E. Campbell,  but not used as a business.

3. Oklahoma Title, 102 E. Thatcher, in operation.

4. Former Dragon Gate Studio, 717 South Boulevard, now offered for sale.

5. Austin Taylor Beauty Salon, 707 South Boulevard, in operation.

6. Pat Wilsey Offices, 721 and 725 South Boulevard, in operation.

7. J. C. Master’s Salon, 22 East Third, in operation.

8. Edmond Signage and Engraving, 108 East Third, in operation.

9. Insurance Office, 16 East Fourth, formerly Sandy’s Sweets, in operation

10. Nomi’s Salon, 21 East Fourth, nearly completion.    

11. Brian Ratliff Insurance, 34 East Ninth, in operation.

12. Phil Patterson’s Office, 26 East Ninth, in operation.

13. Project Read, 27 E. 15th, in operation.

14. Kahoe-McDonald Studio, 33 E. 15th, in operation.

15. State Farm Ins., 35 E. 15th, in operation.

16. Cherri’s Beauty Barn, 37 E. 15th, in operation.

17. David Daffer Office, 39 E. 15th, in operation.

18. Swan Clinic of Chiropractic, 45 E. 15th, in operation.

19. Shelter Insurance Office, 1708 S. Boulevard, in operation.

20. Craven Insurance Office, 1800 S. Boulevard, in operation.     
21. Feline Clinic, 1804 S. Boulevard, in operation.          

22. Jim Bryan, 1600 W. Edmond Road, in operation.    

23. Waits Insurance, 723 W. Edmond Road, in operation.

24. Nail Salon, 16 S. Fretz, in operation. 

25. Dr. Mears Chiropractic Clinic, 2620 E. 2nd, in operation.

26. Kids Place, E. 9th Street, in operation. 

The steps for the Planning Commission to take regarding prohibiting the conversion of homes include:

1. Adopting new wording in the site plan standards as presently stated in the 

“D-1” NRC District “Residential structures shall not be converted to commercial uses”.

2. Repeal Section 22.29B.080 Conversion of Dwellings to Commercial Use.

3. Decide where this standard best applies. 

Option #1 - The Urban Board and the Planning Commission have expressed an interest in adopting this standard for the Downtown Planning District (Danforth to 9th, Fretz to University). This would be consistent with the current standards in the CBD Zoning District, DRD Zoning District and the D-1 NRC Zoning District where it is already stated that homes cannot be converted except under very, very special circumstances. The Planning Commission may wish to consider extending the Downtown Planning District to include the lots on the south side of 9th Street so that the boundary is not down the center of the street with different standards on the north and south sides of 9th. The adoption of this standard would prohibit the conversion of additional homes east of Fretz between Hurd and 5th Street and in the area south of 2nd to 9th from the railroad tracks to Boulevard where some properties are already zoned commercial.  There is no commercial zoning north of Thatcher between the railroad tracks and Boulevard that includes an existing dwelling, except for the D-1 NRC District which already prohibits conversions. There are approximately 19 homes zoned commercial in the area 2nd to 9th. The City has no information as to whether property owners are currently considering converting the existing residential structures. 

The primary justification for the standard to discontinue the conversion of homes in the Downtown District would be the same as considered in the CBD, DRD and D-1 NRC to encourage re-development of the area meeting full site plan standards and to encourage a uniformity of design elements, especially relating to the management of vehicles where pedestrian access is encouraged. A continuity of design standards adds substantial value to the area for the long term rather than incremental development of residential lots focusing on a short term issues. 

Option #2 – As the list of 26 conversions documents, 15th Street, South Boulevard from 5th Street to Sahoma Terrace and 3rd, 4th, and 5th Streets east of Broadway are the predominant areas where houses are sought out for conversion. With the high cost of new construction, persons are able to save substantial amounts by participating in the refurbishing of a dwelling to bring it up to commercial codes. Even if there were structural integrity improvements needed for a 60 year old structure, the business operator will still make that investment since new site construction is substantially more expensive. More locations should be anticipated for residential conversion and one of the factors in some of the decisions relates to needing a new business site within a short time frame. Fifteenth Street east of Spring Creek Plaza is currently zoned commercial and contains residential structures that may be requested to be converted. Homes along Bryant from 9th Street south to 33rd could also be converted many of which are already zoned commercial.  Second Street between Boulevard and Rankin contains some commercially zoned parcels with residential structures. 
Option #2 would follow what has been suggested by some of the Planning Commission members to prohibit the conversion of residential structures in any zoning district.  To apply the prohibition city wide, an amendment would be made to the Site Plan Review Chapter 22.29B to provide that, “Residential structures shall not be converted to commercial uses”,  As in Option #1, a second step includes repealing Section 22.29B.080 Conversion of Dwellings to Commercial Use. The Commission may want to consider if variances or exceptions would be granted and under what criteria would the exceptions be appropriate. The policy that is most frequently varied when houses are converted to businesses are the access management issues of driveway width, radii and driveway separation. This occurred on South Boulevard with the Feline Clinic and insurance office, as well as on 15th Street between Broadway and Littler. Adequate parking, circulation, and appropriate areas left for landscaping are the second set of standards that are difficult to achieve compliance with code in certain locations.  Access to a dumpster if needed is extremely difficult on the narrow widths of the lots.  Fire Code requirements, BOCA Building Code requirements, electrical requirements and ADA requirements are not typically varied from even though there may be difficulties on the contractors part in modifying the structure to meet these standards. The lack of compliance with the access management policies would be the principal justification for the inequity in allowing homes to be converted versus new construction which requires substantial effort and cost to meet the access standards.  As indicated in past training provided by the Engineering Department, access management is critical in maintaining safe arterial streets when commercial uses develop along the frontage.

Commissioner Waner expressed concern about prohibiting house conversions.  She cited conversions that have been done nicely that resulted in keeping the structure, rather than seeing it demolished.  She suggested that an alternative to the outright prohibition of conversions could be to adopt standards that spoke to conversions specifically.  

Randall Shadid expressed disappointment in the most recent housing conversion on 4th.  He explained that future plans are to demolish much of the existing housing and replace it with a new retail center.  He felt that the conversion on 4th adversely affected the aesthetics of the redevelopment plan.  

Rush Clinkscales expressed concern about access management.  He stated that the residential drives are too closely spaced to serve as commercial drives.  He stated that it would be best if the houses, particularly those on arterials, were demolished, the lots consolidated to provide a larger building area, and a new structure built to meet all site plan requirements.  

Commissioner Hoppe noted that most of these housing conversions lead to requests for variances because the house was not designed to meet contemporary commercial standards.  Commissioner Woods added that if conversions are prohibited, measures should be taken to develop criteria for variances that would provide for protection of architecturally or historically valuable housing and also when the request to convert is reasonable.  The Commission directed staff to research conditions that would warrant variances.  

No action was taken.

Under New Business Commissioner Cartwright commended Rush Clinkscales for his responsiveness to a member of the public.  There was no other discussion under New Business.  

Meeting adjourned at 7:45 p.m. 

David Woods, Chairman
Robert Schiermeyer, Secretary
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