
AGENDA 
CLAYTON PLANNING BOARD MEETING 

AUGUST 25, 2014  
6:00 PM 

TOWN COUNCIL CHAMBERS 
111 E. SECOND STREET 

For Information: (919) 553-5002 
 

 
 

I. CALL TO ORDER 
 

II. ADJUSTMENTS TO THE AGENDA 
 

III. APPROVAL OF MINUTES FROM THE JUNE 23, 2014 MEETING. (JULY 28, 2014 MEETING 
MINUTES WILL BE APPROVED AT THE SEPTEMBER MEETING) 
 

IV. REPORTS AND COMMENTS 
 

V. OLD BUSINESS 
 

VI. NEW BUSINESS 
 

A. SP 2014-81  Leesh Management Office at 108 Butternut Lane  
Major Site Plan approval for a new office at 108 Butternut Lane. 
 

VII. INFORMAL DISCUSSION AND PUBLIC COMMENT 
 

VIII. ADJOURN 



 
 
 
 

 
Planning Board  

August 25, 2014 

STAFF REPORT 

 
Application Number:  SP 2014-81 (Major Site Plan) 
Project Name: Leesh Management – 108 Butternut Lane – Office 
 
NC PIN / Tag #: 165801-16-9869 / 05G02039U 
Town Limits/ETJ: Town Limits 
Overlay: Thoroughfare Overlay District 
Applicant:  Leesh Management (Scott & Laura Lee) 
Owners: Leesh Management LLC 
 
Neighborhood Meeting:   Held July 29, 2014  
Public Noticing: Property posted August 14, 2014  
 
 
PROJECT LOCATION:   The project is located at 108 Butternut Lane, approximately 0.5 mile east of Amelia 
Church Road off of NC 42 Hwy W. 
 
 
REQUEST:   The applicant is requesting site plan approval for a 3,223 square foot contractor’s office building. 
 
 
SITE DATA: 

Acreage: 0.31 acres  

Present Zoning:  Office-Institutional (O-I) 

Existing Use: Vacant  

 
DEVELOPMENT DATA: 

Proposed Uses: Contractor’s Office 

Buildings: One building, 3,223 square feet 

Number of Stories: One and a half story (max height of 35 feet) 

Impervious Surface: 6,336 square feet (46.3% of site) (max 75% permitted) 

Required Parking: 15 spaces (1 space per 200 square feet for a Contractor’s Office) 

 No bicycle parking required for a contractor’s office 

Town of Clayton 
Planning Department 

111 E. Second Street, Clayton, NC 27520 
P.O. Box 879, Clayton, NC 27528 

Phone:  919-553-5002 
Fax:  919-553-1720 
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Proposed Parking: 15 spaces, including 1 handicap accessible space 

Fire Protection: Town of Clayton Fire Department.  

Access/Streets:  Access will be provided off of Butternut Lane. 

Water/Sewer Provider: Town of Clayton 

Electric Provider: Duke Energy 

 
 
ADJACENT ZONING AND LAND USES: 
 
North:   Zoning: Office & Institutional (O-I) 

Existing Use: Vacant 
 
South:   Zoning: Residential-10 (R-10)  
 Existing Use: Single Family Residential  
 
East:  Zoning: Office & Institutional (O-I) 
 Existing Use: Neighborhood Music Academy  
 
West:  Zoning: Office & Institutional (O-I) 
 Existing Use: Office 
   
 
STAFF ANALYSIS AND COMMENTARY: 
 
Overview 
The applicant is requesting site plan approval for a 3,223 square foot, 1.5 story contractor’s office building on a 
vacant site. The site is part of the “Walnut Creek” subdivision, approved in 1998.  The site fronts on both 
Butternut Lane and on NC Hwy 42 W, but like the other businesses along Butternut, is oriented so the site is 
accessed from Butternut Lane.   
 
Consistency with the Strategic Growth Plan 
The proposed development is consistent with the Strategic Growth Plan. 
 
Consistency with the Unified Development Code 
The proposed development is consistent with and meets the applicable requirements of the Unified 
Development Code (UDC).   
 
Landscaping and Buffering 
The site plan meets all applicable elements of the UDC landscaping requirements. Because the site is adjacent to 
NC 42 Hwy W, it is subject to the Thoroughfare Overlay District standards, which include increased landscaping 
requirements and a requirement that 50% of those landscaping materials be evergreen.  Landscaping at the 
entrance to the site has been designed to avoid conflict with the safe sight triangles.  
 
Landscaping will be utilized to buffer the HVAC unit on the east side of the building. 
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Recreation and Open Space 
N/A. 
 
Environmental  
The site is not within the 100 year flood plain and does not include any resource conservation areas. No 
environmental impacts are anticipated. 

 
Signs 
Any signage will be required to receive proper permits and meet standards within the Unified Development 
Code.    
 
Site Design 
The site includes 15 parking spaces to the front of the site, and the building located closer to NC 42 Hwy W. This 
design is consistent with the site design of properties to the east and west. The parking area is situated roughly 
the same distance from the property line as the parking areas to the east and west, creating a 9.5 foot grassed 
area between each site’s parking lots.  
 
Cross-access to sites to the east and west was not a feasible option at this time, though it was considered as part 
of the site design. 
 
The site is within the Thoroughfare Overlay District, which requires a 20 foot street yard along NC 42 Hwy W.  
 
Access/Streets 
Access is off of Butternut Lane.  The driveway has been positioned to be equidistance from adjacent driveways 
to the east and west. 

 
Multi-Modal Access 
No sidewalk is required along Butternut Lane – within this subdivision sidewalk was included only on one side of 
the street and is in place across the street.  A concrete walk leads to the front door, and a sidewalk wraps 
around the building to provide access to the rear door (required by building code). 

 
Architecture 
The proposed building is brick with architectural features on the side (front) of the building facing Butternut 
Lane.  

 
Waivers/Deviations/Variances from Code Requirements 
None. 
 
 
CONSIDERATIONS  
 
 The Planning Board approves major site plans. 

 
 
RECOMMENDATION: 
 
Staff is recommending approval of the site plan with the following conditions: 
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1. The development of the site is limited to the site design and uses approved by the Planning Board. 

Modifications to the approved site plan shall require review and approval in accordance with Section 
155.707 of the Unified Development Code. 

 
2. Following Board approvals, three copies of the Final Site Plan, Landscape Plan and Architectural 

Elevations meeting the requirements of the Conditions of Approval shall be submitted to Planning 
Department for final approval. 

 
3. All roof mounted and ground mechanic equipment must be completely screened from view. 

4. A Zoning Compliance Permit shall be required prior to issuance of any building permits. 

5. A wastewater allocation request shall be submitted and approved, and utility fees shall be paid to the 
Town, prior to issuance of any building permits.  

6. Utility construction plans shall be approved by the Public Works Department prior to issuance of 
building permits. 

7. All signage shall require a sign permit from the Planning Department and shall meet standards of the 
Unified Development Code. 

8. A site/landscape inspection by the Planning Department shall be required prior to issuance of a 
certificate of occupancy. All site improvements shall be installed prior to the site inspection. 
 

 
 

 
ATTACHMENTS: 1) Map, 2) Application, 3) Neighborhood Meeting Materials, 4) Site Plan 

Page 4 of 4 
 



NC 42 HWY W

PIN
EC

RO
FT

 D
R 

 
BUTTERNUT LN  

TRESTLEWOOD LN  

SARENTO DR  

ALDER LN  

Disclaimer: Town of Clayton assumes no legal
responsibility for the information represented here.

Leesh Management / 108 Butternut Lane - Major Site Plan

Produced by: TOC Planning

Applicant: Leesh Management (Laura & Scott Lee)
Property Owners: Leesh Management LLC
Parcel ID Number: 165801-16-9869
Tag #: 05G02039U
Address: 108 Butternut Lane, Clayton
File #: SP 2014-81

8/11/14

NC 42 HWY W

BUTTERNUT LN  

TRESTLEWOOD LN  

PIN
EC

RO
FT

 D
R 

 ALDER LN  

0 0.0450.0225 Miles

O-I
O-I

R-10

O-I

O-IR-10
R-10

R-10R-10

NC 42 HWY W

PIN
EC

RO
FT

 D
R 

 

BUTTERNUT LN  

TRESTLEWOOD LN  

ALDER LN  SARENTO DR  

±

Vicinity Map

Current Zoning MapAerial Map

0 0.040.02 Miles0 0.040.02 Miles
Legend

108_Butternut_Lane_Parcel

























VAN
ACCESIBLE

PARKING
RESERVED

$250
PENALTY
MAXIMUM

EXISTING
SITE







DATE

SHEET

REVISIONS

T
 O

 N
 Y

  
 L

. 
 J

 O
 H

 N
 S

 O
 N

A
R

C
H

IT
E

C
T

2
0
0
8
 E

L
IZ

A
B

E
T

H
 C

O
U

R
T

, 
C

L
A

Y
T

O
N

, 
N

O
R

T
H

 C
A

R
O

L
IN

A

9
1
9
-5

5
0
-7

7
1
7

2
2

'-
8

"

9
'-
1

 1
/2

"

8
'-
1

" 6
'-
8

"
1

'-
5

"
6

'-
8

"
4

"

SPLIT FACE CMU

BRICK

SIDING

SHINGLES

NORTH ELEVATION  1/4"=1'-0"

WEST ELEVATION  1/4"=1'-0"

C
E

IL
IN

G
 J

O
IS

T
 B

E
A

R
IN

G
 H

E
IG

H
T

B
U

IL
D

IN
G

 H
E

IG
H

T

H
E

A
D

E
R

 H
E

IG
H

T

C
L

A
Y

T
O

N
 N

O
R

T
H

 C
A

R
O

L
IN

A

S
C

O
T

T
 L

E
E

 H
O

M
E

S

PRELIMINARY

A
N

 O
F

F
IC

E
 B

U
IL

D
IN

G
 F

O
R

A-1

7-25-2014



DATE

SHEET

REVISIONS

T
 O

 N
 Y

  
 L

. 
 J

 O
 H

 N
 S

 O
 N

A
R

C
H

IT
E

C
T

2
0
0
8
 E

L
IZ

A
B

E
T

H
 C

O
U

R
T

, 
C

L
A

Y
T

O
N

, 
N

O
R

T
H

 C
A

R
O

L
IN

A

9
1
9
-5

5
0
-7

7
1
7

SOUTH ELEVATION  1/4"=1'-0"

WEST (HWY 42)  ELEVATION  1/4"=1'-0"

C
L

A
Y

T
O

N
 N

O
R

T
H

 C
A

R
O

L
IN

A

S
C

O
T

T
 L

E
E

 H
O

M
E

S

PRELIMINARY

A
N

 O
F

F
IC

E
 B

U
IL

D
IN

G
 F

O
R

A-2

7-25-2014



DATE

SHEET

REVISIONS

T
 O

 N
 Y

  
 L

. 
 J

 O
 H

 N
 S

 O
 N

A
R

C
H

IT
E

C
T

2
0
0
8
 E

L
IZ

A
B

E
T

H
 C

O
U

R
T

, 
C

L
A

Y
T

O
N

, 
N

O
R

T
H

 C
A

R
O

L
IN

A

9
1
9
-5

5
0
-7

7
1
7

UP DN

8
'-
8

"
1

6
'-
0

"
1

3
'-
8

"
1

2
'-
6

"
1

2
'-
4

"
6

'-
1

0
"

8
'-
8

"
1

6
'-
0

"
8

'-
8

"
1

7
'-
6

"
1

2
'-
4

"
6

'-
1

0
"

3'-8"

3
'-
8

"

8
'-
2

"

8
'-
2

"

4
'-
0

"

5'-0" 8'-0" 5'-0" 4'-5" 4'-2" 4'-5" 5'-0" 8'-0" 5'-0"

4'-5"4'-2"4'-5"

2
'-
0

"
6

"
5

'-
6

"

18'-0"13'-0"18'-0"

5'-0"8'-0"5'-0"13'-0"9'-0"9'-0"

7'-9"

4'-1 1/2"

18'-2"

8
'-
0

"
8

'-
4

 1
/2

"

5'-11"

4
'-
0

"
4

'-
0

"

1
2

'-
0

"
1

2
'-
0

"

1
1

'-
1

0
"

4'-0"

1
2

'-
0

"

1
2

'-
0

"
1

5
'-
0

"
1

5
'-
8

 3
/4

"

16'-2 3/4"

8
'-
0

"

7
0

'-
0

"

29'-10"

1
9

'-
5

"

4'-0"

2
'-
6

"

7
'-
0

"

9
'-
9

 3
/4

"

13'-8"

8' CEILING

500 SF

SECOND FLOOR PLAN  1/4"=1'-0"

3332 SF

PLAN ROOM

BREAK ROOM

WORK/COPY/

SERVER ROOM

RECEPTION

OFFICE

OFFICE

OFFICE

OFFICE

WAITING

SELECTION ROOM

CONFERENCE ROOM

STORAGE

PORCH

PORCH

FIRST FLOOR PLAN  1/4"=1'-0"

5'-10" KNEE WALL

5'-10" KNEE WALL

5
'-
1

0
" 

K
N

E
E

 W
A

L
L

5
'-
1

0
" 

K
N

E
E

 W
A

L
L

7-25-2014

A-3

A
N

 O
F

F
IC

E
 B

U
IL

D
IN

G
 F

O
R

PRELIMINARY

S
C

O
T

T
 L

E
E

 H
O

M
E

S

C
L

A
Y

T
O

N
 N

O
R

T
H

 C
A

R
O

L
IN

A



RED BRICK

GREY SPLIT

FACE BLOCK

WHITE SIDING

BLACK SHINGLES

WEST ELEVATION  1/4"=1'-0"



 
 

TOWN OF CLAYTON, NORTH CAROLINA 
 
 
 
 

 

TRANSCRIPT OF THE PROCEEDINGS 
PLANNING BOARD 

JUNE 23, 2014, SESSION 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Worley Reporting 
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1 CHAIRMAN PRICE: -- the Zoning Board and 

2 I'll call the Board -- Planning Board to order and 

3 ask for the attendance if I can [inaudible]. 

4 MS. LANZOLLA: Bucky Coats? 

5 BOARD MEMBER COATS: Here. 

6 MS. LANZOLLA: Dana Pounds? 

7 BOARD MEMBER POUNDS: Present. 

8 MS. LANZOLLA: Frank Price? 

9 CHAIRMAN PRICE: Here. 
 

10 MS. LANZOLLA: David Teem? Sarah Brooks? 

11 BOARD MEMBER BROOKS: Here. 

12 MS. LANZOLLA: Ronald Johnson? 

13 BOARD MEMBER JOHNSON: Here. 

14 MS. LANZOLLA: Jim Lee? 

15 BOARD MEMBER LEE: Here. 

16 MS. LANZOLLA: Marty Bizzell? 

17 BOARD MEMBER BIZZELL: Here. 

18 MS. LANZOLLA: Bob Ahlert? 

19 BOARD MEMBER AHLERT: Here. 

20 MS. LANZOLLA: Jean Sandaire? 

21 BOARD MEMBER SANDAIRE: Here. 

22 MS. LANZOLLA: James Lipscomb? Mr. 

23 Satterfield?  

24 COUNCILMAN SATTERFIELD: Present. 

25 CHAIRMAN PRICE: We have a quorum. All 
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1 members present will be voting members tonight, 

2 and, Ms. Beddingfield, are there any adjustments to 

3 the Agenda? 

4 MS. BEDDINGFIELD: No adjustments. 

5 CHAIRMAN PRICE: Approval of the minutes 

6 of April the 28th and May 27th, 2014. I believe 

7 one correction has already been voted out online. 

8 Are there others? 

9 BOARD MEMBER AHLERT: Motion to approve 

10 both agendas [inaudible]. 

11 BOARD MEMBER JOHNSON: I second. 

12 CHAIRMAN PRICE: Motion to approve by Mr. 

13 Ahlert, second by Mr. Johnson. Is there any 

14 further discussion? Hearing none, all in favor let 

15 it known by saying aye. 

16 (Voice vote.) 

17 CHAIRMAN PRICE: Opposed, like sign. 

18 Both sets of minutes of the 28th and -- April and 

19 May, are approved as presented with the one 

20 correction that had been previously addressed. 

21 Reports and comments? 

22 MS. BEDDINGFIELD: No reports. 

23 CHAIRMAN PRICE: Old business. 

24 MS. BEDDINGFIELD: No old business. 

25 CHAIRMAN PRICE: No old business. So 
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1 that brings us down to new business, Item A. Item 

2 A, SUP 2014-14, Sheetz special use permit. Special 

3 use permit to allow a restaurant, convenience 

4 store, gas sales, outdoor dining and outdoor 

5 display at the southeast corner of the intersection 

6 of US 70 Business Highway West and Rose Street. 

7 You'll all remember, you've seen this 

8 previously. It has been somewhat modified, and 

9 it's on the agenda again tonight and in prelude to 

10 taking up Items A and B, let me advise the Planning 

11 Board that I have been so advised that we still 

12 recommend approval to the Town Council of the 

13 special use permit. 

14 The site plan, which is Item B, is a part 

15 of that special use permit, but it is still purview 

16 or still the direction of the Planning Board to 

17 approve the site plan. Now, having said that, I'm 

18 sure if there are objections at the Town Council 

19 when they consider the special use permit, the site 

20 plan will be remitted to the Planning Board for 

21 your affirmed consideration, adjustment or 

22 whatever. But that's a little bit different from 

23 what -- what we've previously been -- the 

24 assumptions we've previously been going under. So, 

25 since I was made aware of it I wanted the Planning 
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1 Board to be made aware of it, and we'll -- we'll 

2 continue under that premise until we're advised and 

3 it no longer does. So, we'll take up Item A, which 

4 is the special use permit which will require a 

5 recommendation for or against to the Town Council 

6 for their consideration and approval. Ms. 

7 Beddingfield? 

8 MS. BEDDINGFIELD: Thank you. I'm Emily 

9 Beddingfield with the Town Planning Department, and 

10 thank you, Mr. Price, for that wonderful 

11 explanation. Everything you said was exactly 

12 correct. 

13 Just a quick note on why you are seeing 

14 this special use permit again. A couple of 

15 reasons; one, we stepped back and looked at our 

16 code and realized that every time a special use 

17 permit comes through the process, it must be 

18 accompanied by a site plan, and that site plan 

19 might be a major plan which comes to the Planning 

20 Board, or it might be a minor site plan, which is 

21 reviewed at the staff level, but there does need to 

22 be a site plan, and they do need to run 

23 concurrently. 

24 So, the first reason is that they didn't 

25 run concurrently before. We've had the special use 
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1 permit first and we were expecting the site plan 

2 later, so this puts us in compliance with what the 

3 code requires. 

4 The second part of it is that we actually 

5 have a couple of changes to the conditions in that 

6 special use permit that have come about as a direct 

7 result of conversations about the site plan. So, 

8 another reason to bring it before you all tonight. 

9 So, the uses, as Mr. Price noted, are a 

10 restaurant, convenience store, gas sales, outdoor 

11 dining and outdoor display. Those are all the uses 

12 that, per our code, would be considered associated 

13 with this Sheetz store that is proposed at this 

14 site and is proposed as part of that site plan 

15 we've been discussing. 

16 The Applicant is Sheetz Incorporated, and 

17 you may remember as well that the property was 

18 rezoned from Residential 8 to B-3S which is the 

19 Highway Business Special Use District. And, of 

20 course, anytime we have a special use district, we 

21 require a special use permit for any development on 

22 the site, which is why we're now seeing this 

23 special use permit coming through, and that was 

24 approved on April 7th of this year. 

25 The property consists of seven separate 
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1 properties for a total of 2.46 acres bounded by 

2 Rose Street, the 70 and it's also the intersection 

3 of NC-42 East. And I won't repeat the uses, but on 

4 the map here you can see that B-3 special use 

5 district zoning that [inaudible] surrounded by the 

6 residential. 

7 Of course, the proposed use is a Sheetz. 

8 We have the major site plan that's been 

9 concurrently submitted and I would like to note 

10 that the approval of that site plan, although it 

11 will -- it will be decided up tonight, if approved, 

12 will be subject to the approval of that special use 

13 permit by the Town Council. If the special use 

14 permit were denied, the site plan would be rendered 

15 null and void effectively. 

16 Surrounding uses are residential and 

17 then, of course, US 70 Business, and it's also the 

18 future intersection of our southern connector, 

19 which is a large thoroughfare that will one day 

20 connect 42 East to 42 West and Rose Street is a 

21 part of that connection. It must meet all 

22 standards of the underlying zoning district which 

23 is Highway Business. No environmental impacts are 

24 anticipated. It's not in the flood zone. There's 

25 no wetlands, and access is off of US 70 Business 



8 
 

 

1 and Rose Street. A traffic impact analysis was 

2 completed and was reviewed by NCDOT which did 

3 concur with all of the recommendations in that 

4 traffic impact analysis. And that -- that TIA sort 

5 of relates to both the special use permit and the 

6 site plan, so I'll talk a little bit about it in 

7 both cases. 

8 So I just wanted to make a note of the 

9 southern connector. You can kind of see the red 

10 arrow on there which points to the Sheetz site with 

11 the dashed black line that makes a little half 

12 circle there between 42 East and 42 West is the 

13 southern connector that I mentioned. 

14 And to talk a little bit about the 

15 traffic impact analysis now, this TIA considered 

16 the use of the site before the exact site plan came 

17 through, so it is relevant to this special use 

18 permit of all the uses that were described. The 

19 recommended improvements include, of course, the 

20 dedication of that right-of-way for the southern 

21 connector that I just showed you, an exclusive 

22 right-turn lane on the eastbound approach of US 70 

23 for deceleration. That would be a minimum of 150 

24 feet. An exclusive left turn on the northbound on 

25 Rose Street, another minimum of 150 feet. An 
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1 exclusive right turn on the northbound approach of 

2 Rose Street with a minimum of 100 foot. Exclusive 

3 right-turn lane on the eastbound approach of US 70 

4 at site entrance number one, and you can see that 

5 -- it's proposed right in here. And you'll see 

6 that in more detail on the site plan as well. And 

7 that is a right in, right out, only. So, from that 

8 site drive one, there are not allowed to be any 

9 left turns onto US 70. And then we'll have the 

10 exclusive left-turn on the southbound approach of 

11 Rose Street at site entrance number two [inaudible] 

12 which is right here. So, just the second entrance 

13 into the site. 

14 And then we have this future entrance 

15 which we'll talk about tonight, and that will have 

16 a minimum of two lanes heading both ways on Tulip 

17 Street with no improvements to Tulip Street other 

18 than maybe a painting [inaudible] required at this 

19 point. 

20 So, again, anything that's developed here 

21 must meet all dimensional standards and UDC 

22 standards associated with the Highway Business 

23 Zoning District. 

24 To address compatibility of the 

25 surrounding lane uses, of course, commercial use 
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1 surrounded by residential, that's going to be the 

2 Town's primary concern, is compatibility. There's 

3 a few things that are already required by code; 

4 site lighting cannot spill over onto adjacent 

5 properties, there are limitations to site 

6 lighting -- to signage lighting within 50 feet of a 

7 residential zoned district, and there is a Class C 

8 buffer, which is our most intensive buffer, which 

9 is always required between a highway business use 

10 such as this one and the residential parcel. 

11 Some additional conditions that you will 

12 have seen in your conditions in the staff report 

13 include a six-foot vinyl opaque fence within that 

14 Class C buffer to provide an enhanced visual buffer 

15 for that residential lot. The plantings, we've 

16 asked to be at least 75 percent evergreen to ensure 

17 there's visual buffering in the winter months. 

18 There -- the -- one of our conditions addresses 

19 access onto Tulip Street. So that was a prominent 

20 concern from all of the neighbors at the 

21 neighborhood meeting that was held, and it was a 

22 concern of staff from one of our boards. So, 

23 Sheetz has removed that access onto Tulip Street 

24 for the time being until all properties to the east 

25 and the south are zoned nonresidential, or -- and I 
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1 didn't note it here, but it's on the condition, or 

2 that southern thoroughfare is actually built, which 

3 is likely going to accompany some more commercial 

4 development, right? 

5 So -- and there are six properties that 

6 will need to be rezoned. So that really once -- 

7 it's basically once that area sort of turns 

8 commercial, then that's an appropriate time for us 

9 to have that exit from the site onto Tulip Street, 

10 which was, of course, a primarily residential 

11 slow-speed street. 

12 The third item is that future cross -- 

13 cross access to property to the east shall be 

14 provided. Now, we always like to look for 

15 cross-access opportunities, and this is one where 

16 we feel like a parcel fronting on 70 will likely 

17 one day in the future become a commercial site, and 

18 basically saying with a special use permit that 

19 that needs to be identified and needs to be pointed 

20 out in the site plan [inaudible], so we'll talk 

21 about that a bit more in the site plan. 

22 The proposed development is generally 

23 consistent with the Strategic Growth Plan 

24 Objectives 2.1, 2.2 and 4.1. It's also consistent 

25 with the proposed land use map. The proposed use 
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1 is consistent with the UDC if the special use 

2 permit is approved. The Applicant has addressed 

3 the findings of fact which were accepted as a part 

4 of the complete application and a part of the 

5 record. A neighborhood meeting was held June 9th 

6 of this year and the materials from that meeting 

7 were included in your packets. 

8 So just throwing up the map here showing 

9 the consistency with the proposed land use map, we 

10 went over this a little bit with the rezoning. You 

11 can see, basically, every property along Highway 70 

12 is zoned commercial. So aside from it already 

13 being zoned commercial, the proposed land use map 

14 supports the commercial use in that area at that 

15 intersection. 

16 So just a reiteration of the process, the 

17 Planning Board for the special use permit makes a 

18 recommendation. It moves on to Town Council. That 

19 meeting will be held July 7th 2014 and a decision 

20 will be made at the meeting barring any [inaudible] 

21 of that nature. 

22 So, I do want to go over the conditions 

23 of approval because one of them did change from 

24 what -- I think what was in your packet. So, 

25 condition one lists out the uses associated with 
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1 the Sheetz that I mentioned. Condition number two 

2 talks about access onto Tulip Street and it lists 

3 out the two conditions in which that access may be 

4 constructed. One is the construction of the 

5 southern connector from US Highway Business West to 

6 Little Creek Church Road, and that construction 

7 must be complete before that access could be built. 

8 The second way that it might be built is that all 

9 of the adjacent parcels to the east and south, 

10 south meaning immediately across Tulip Street, 

11 which is a total of six properties; lists out the 

12 pin numbers for clarity, are rezoned to a 

13 nonresidential use. 

14 Number three hasn't changed. It talks 

15 about the perimeter buffer along the east, that 

16 Class C buffer for white -- six-foot white vinyl 

17 fence and the 75 percent evergreen plantings. And 

18 number four has changed a little bit, the wording 

19 has changed and I'll read it. "A cross-access 

20 easement shall be provided by Sheetz to allow 

21 ingress and egress to and from the adjacent parcel 

22 immediately to the east and fronting Highway 70," 

23 and it gives the pin number, "consistent with the 

24 approved site plan." So, the access needs to be 

25 shown on the site plan. "Exercisable when that 
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1 adjacent parcel is rezoned, developed and receives 

2 a certificate of occupancy for nonresidential use 

3 in a form approved by the Town Attorney." So, that 

4 site needs to be built and it needs to have its 

5 certificate of occupancy before that cross access 

6 can be executed. 

7 "The easement document will be recorded 

8 in the Johnston County Register of Deeds prior to 

9 the issuance of a certificate of occupancy for the 

10 Sheetz facility." So, what that means is, 

11 basically, Sheetz is going to be, as part of that 

12 site plan, showing that cross access, and also 

13 recording sort of a one-sided deed or one-sided 

14 cross-access agreement in that nobody else is 

15 signing it, it's just Sheetz saying yes, we are 

16 going to allow cross access to whatever 

17 developments will be in the future. And that 

18 grants assurance to the Town and to the future 

19 developers of that site that they would have that 

20 access point. 

21 The staff is recommending that if the 

22 Planning Board -- [inaudible] the Planning Board 

23 reaches positive conclusions on the required 

24 findings of fact, that the special use permit be 

25 subject to the recommended conditions of approval. 
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1 And, again, the Planning Board is making a 

2 recommendation to the Town Council. And I'm happy 

3 to answer any questions, and our Applicant is here, 

4 about the existing plans. 

5 CHAIRMAN PRICE: Before we hear from the 

6 Applicant, are there questions of staff relevant to 

7 the special use permit and the Planning Board's 

8 action approving or denying prior to the approval 

9 of the Town Council? 

10 BOARD MEMBER POUNDS: Emily, I just want 

11 to ask about the lighting. It says it won't spill 

12 over to the other property. Now, I know this white 

13 vinyl fence is going on the east side of the 

14 property, and those houses are pretty close to -- 

15 what, I mean, are the lights just not -- 

16 [inaudible] those lights shining this way, but you 

17 still get it -- you know, you can get light, so 

18 where are we going to -- because I know we've 

19 addressed that with other properties you would 

20 [inaudible] up the residential. This one's going 

21 to be pretty visible. It's a pretty big site. I 

22 would think there would be significant lighting and 

23 those houses are really close to this particular 

24 white vinyl fence [inaudible] reflect some of it. 

25 I'm just curious, what [inaudible] spillover? 
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1 MS. BEDDINGFIELD: That's a great 

2 question, and I might let the Applicant speak to 

3 the vinyl fence since that gets a little bit more 

4 technical than I know. Whenever we have a site 

5 plan we have what's called a lighting plan that's 

6 put together by [Inaudible] Energy or in this case 

7 they used Cree, who's the LED manufacturer, which 

8 they show all the lights on the site and then they 

9 show the foot-candles, and the foot-candles where 

10 they fall. And we take a look at that and make 

11 sure that when you hit that property line, the 

12 foot-candles that are red -- they had a foot-candle 

13 meter in there I guess, is zero. 

14 So although you can, of course, see the 

15 lights, and there's going to be an impact visually, 

16 the idea is that they're shielded such that they 

17 come down and they're not going to be shining into 

18 somebody else's property. And so that's all done 

19 via design of the lighting structure -- 

20 BOARD MEMBER POUNDS: [Inaudible] of the 

21 properties changing the amount of lumens that came 

22 down in a short period of time at night. I know 

23 that we had a lot of discussion about that just for 

24 that, so I don't know if this was part of that 

25 consideration or if this going to burn the same 
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1 brightness where they are [inaudible]. 

2 MS. BEDDINGFIELD: It would be 24 hours a 

3 day is my understanding, unless the Applicant has 

4 information I'm unaware of. The only thing that 

5 would be different is there is a -- an illuminated 

6 sign on the side of the canopy that faces the 

7 residential side over there on the east. That sign 

8 cannot be illuminated between 12:00 and 6:00, so 

9 that -- that light would be turned off, but our 

10 code doesn't speak to the lighting [inaudible]. 

11 CHAIRMAN PRICE: The shield in the 

12 box-light fixtures usually do a very good job of 

13 putting the light where it's needed and supposed to 

14 go and restricting it from the adjoining 

15 properties. 

16 FEMALE SPEAKER: [Inaudible]. 

17 CHAIRMAN PRICE: Yes. 

18 FEMALE SPEAKER: [Inaudible]. 

19 CHAIRMAN PRICE: The parking lots, the 

20 lights that light up the whole site. And, of 

21 course, they are necessary for security and safety. 

22 Are there other questions of the staff? 

23 BOARD MEMBER BIZZELL: Emily, just a 

24 point of clarification. On the addition to about 

25 [inaudible] of construction of the southern 
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1 [inaudible] Business 70 to Little Creek Church 

2 Road, that was the entire -- the entire street 

3 section from those two points? 

4 MS. BEDDINGFIELD: It would be. 

5 BOARD MEMBER BIZZELL: The entire 

6 section. 

7 MS. BEDDINGFIELD: Uh-huh. 

8 BOARD MEMBER BIZZELL: All right. 

9 CHAIRMAN PRICE: And that's really 

10 necessary because Rose Street doesn't go anywhere 

11 now, except back to sort of that subdivision, but 

12 Little Creek Church Road is the next cross street, 

13 so once we get it there, then traffic would be 

14 expected to use that new section and have a point 

15 of -- an additional point of ingress and egress to 

16 this commercial development. One question I would 

17 have -- I know a public hearing was held on this, 

18 Town Council prior [inaudible] as to rezoning, but 

19 now when they -- will there be one on the special 

20 use, or is it just for their consideration? 

21 MS. BEDDINGFIELD: It will be a public 

22 hearing on July 7th. 

23 CHAIRMAN PRICE: Prior -- prior to the -- 

24 to their action on the special use permit? 

25 MS. BEDDINGFIELD: Well it's already sort 
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1 of gone to a what -- a Town Council workshop when 

2 it came through the first time. 

3 CHAIRMAN PRICE: Right. 

4 MS. BEDDINGFIELD: So, knowing that, it's 

5 sort of expedited to an extent -- 

6 CHAIRMAN PRICE: Sure. 

7 MS. BEDDINGFIELD: -- to the July 7th 

8 public hearing for a decision. 

9 CHAIRMAN PRICE: We've sort of held it up 

10 enough, so let's go on and get it to an approval. 

11 MS. BEDDINGFIELD: It's hitting all the 

12 right meetings, just in a little different order 

13 than what we're used to. 

14 CHAIRMAN PRICE: Yeah, so we'll get all 

15 the right meetings lined up. Are there other 

16 questions of staff? All right. We'll call on the 

17 Applicant. 

18 MR. STYERS: Thank you very much, Mr. 

19 Chairman, and members of the Planning Board. My 

20 name is Gray Styers. I am zoning counsel for 

21 Sheetz, and my address is 1101 Haynes Street in 

22 Raleigh. You may remember that I was here earlier 

23 when we had this proceeding before, and I'm going 

24 to try to keep it real brief and not repeat 

25 everything that I said last time, but I want to 
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1 make sure that the record properly reflects all the 

2 things it needs to reflect for you to be able to 

3 make a recommendation to the City Council this 

4 evening. 

5 As explained before, you've already 

6 approved this once, but you -- but there's -- I 

7 think, one significant difference that's reflected 

8 two different ways. The difference is, is that we 

9 have decided not to build the connect -- each 

10 driveway to Tulip Street at this time and we have 

11 therefore agreed and worked with staff to work that 

12 condition so it will be built when necessary, but 

13 not at this time. And you may remember that, when 

14 I was here before, I had a lot of people here 

15 behind me who didn't like the fact that we were 

16 moving forward, and their objection was their 

17 concern about the impact on the houses on Tulip 

18 Street if that driveway was being built. 

19 To the extent -- immediately -- now, 

20 having taken it away, that's part of our plan which 

21 you'll see in the site plan, I'm glad to report we 

22 don't have those folks here tonight. We had a 

23 community meeting, as Ms. Beddingfield explained, 

24 on June 9th. We had some folks that were 

25 supportive and our landowner selling to us there. 
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1 We had some folks with some questions. We told 

2 them that tonight would be the Planning Board and 

3 they could come tonight if they had any further 

4 concerns. But we believe that we've addressed 

5 those concerns such that there's not any opposition 

6 tonight, which is a good position for me to be in. 

7 I much prefer to be without opposition when I have 

8 to convince you to make a recommendation when there 

9 is opposition. 

10 Let me say that I do have tonight and you 

11 may hear from them later, a site planner, Mr. Jamie 

12 Gerhart from Sheetz, and Mr. Tom Anastasi with 

13 engineering from Sheetz. If you have questions 

14 about the traffic impact report analysis that was 

15 done that Ms. Beddingfield went through in detail, 

16 we have Mr. Jonathan Reinke -- Joshua Reinke -- 

17 excuse me, Josh Reinke from Ramey Kemp & 

18 Associates, and we also have our site plan 

19 engineer, a civil engineer, Mr. Dwight Vernelson 

20 here tonight from Rivers & Associates. They're all 

21 here to answer your questions. 

22 Let me address -- I do want -- since you 

23 asked the question on lighting, I do want to go 

24 ahead and hit that right off. The good news is 

25 that we are designing this not with incandescent or 
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1 fluorescent lighting, but rather with down-focused 

2 LED lighting, and we did that analysis of that -- 

3 Ms. Beddingfield talked about -- about what would 

4 the lighting be at the property line, the number of 

5 foot-candles, if your LED focus is down. Here is 

6 that analysis. I'll be happy to pass this around 

7 or you can take my word for it, that the measures 

8 at the property lines are 0.0. So, the analysis 

9 was done and it was confirming that there would not 

10 be spillover light. 

11 Now, you may -- you may wonder then, I -- 

12 I'm not an engineer, I don't know what that means. 

13 I'm a visual kind of person. So, basically what -- 

14 what we're talking about is the downcast lighting 

15 such as this. This is an actual Sheetz station, an 

16 actual picture with that type of LED lighting under 

17 the canopy, and this is what it ends up with. So 

18 that gives you some -- some visual -- we could 

19 either do it numbers or we could do it in pictures, 

20 but I hope that it addresses that concern. 

21 The -- you obviously have the four 

22 criteria that you have to conclude that we meet, 

23 and we know there's a criteria that we will not 

24 materially endanger the public health and safety, 

25 that it meets all required specifications and 
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1 conforms to the standards and practices of zoned 

2 land-use planning, that the application will not 

3 substantially injure the value of adjoining or 

4 abutting properties, and at the public hearing we 

5 will have an appraiser who's done an analysis to 

6 confirm that. The application will not adversely 

7 affect the adopted plans and policies of the Town. 

8 That's reflected by your land use plan and your 

9 transportation plan that we're consistent with, as 

10 found by the Town Council two months ago in 

11 actually approving the rezoning. So, having met 

12 those four criteria and, glad to say, we have 

13 negotiated and agreed on every single one of the 

14 conditions. We have no disagreement with staff on 

15 those conditions. If it looks like that condition 

16 four was worded by a bunch of attorneys, Ms. Walsh 

17 [phonetic] and I will plead guilty as charged, but 

18 it seemed to make sense, it works with us to have 

19 that legal document on file and we are glad -- any 

20 of us are glad to answer questions and since you've 

21 heard from us before, I would ask that you consider 

22 our application, the staff report and the 

23 information that I present here today in support of 

24 this application, and respectfully ask that you 

25 vote to recommend approval to the Town Council, and 
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1 we're happy to answer any questions that you may 

2 have. 

3 We've got issues that we want to talk you 

4 about when we get to the site plan, but we'll 

5 take -- take them in turn and we'll talk about -- 

6 and -- and we're -- we're good to go, I think, with 

7 staff and the neighbors, on the special use permit. 

8 CHAIRMAN PRICE: Well, first of all, I 

9 would like to say thank you very much for taking 

10 into account the opposition on the Tulip Street, 

11 and I think that this should be a very amenable 

12 compromise from both the residents standpoint and 

13 to -- hopefully from Sheetz. Are there other 

14 questions for the Applicant? Yes, Mr. Grannis? 

15 MAYOR PRO-TEM GRANNIS: With respect to 

16 the four findings of the fact, I have a question 

17 pertaining to the first one, which is that the 

18 application will not materially endanger the public 

19 health and safety if located where proposed and 

20 ultimately developed in according -- according to 

21 the plans as submitted. One thing that I noticed 

22 in the answer is the omission from any discussion 

23 or verbiage pertaining to underground storage tanks 

24 or the possible increase potential for fire hazard, 

25 and I was wondering if you'd like to address that. 
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1 MR. STYERS: Absolutely. And I may ask 

2 either Mr. Gerhart or someone else to help me here 

3 since this is a technical question here, but the 

4 technology, the requirements for underground 

5 storage tanks have greatly improved over the last 

6 10 years, over the last 20 years, over the last 40 

7 years. You know, a lot of [inaudible] corner, 

8 general store is located in lots of areas in 

9 Johnston County and elsewhere and it's pretty much 

10 just an unlined steel tank that ultimately creates 

11 real serious problems that can take a long time to 

12 clean up. 

13 Now, these are very highly regulated with 

14 very specific standards that the industry follows 

15 that the North Carolina Department of Environment 

16 and Natural Resources sets those standards. They 

17 have to be lined, they have to be monitored, they 

18 have to be inspected on installation -- certain 

19 requirements. The installers have to be licensed 

20 and certified and so, as a result, you know, today, 

21 you know, the risks of underground storage tanks 

22 is -- is miniscule compared to what it used to be 

23 and -- and as technology improves, the standards of 

24 what's being installed at this site will be greatly 

25 better than what was installed five years ago which 
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1 has greatly improved five years before that. 

2 So, you know, as a risk management 

3 perspective, you know, we will be satisfying, and 

4 I'll say it on the record; we will be satisfying 

5 every single state and industry and local 

6 requirement regarding underground storage tanks, 

7 how they're installed, how they're maintained, how 

8 they're monitored, to ensure that there is not a 

9 leakage or any kind of contamination on this site. 

10 And Sheetz has an extraordinarily strong 

11 environmental record of their sites that have been 

12 built recently, really not creating any problems 

13 whatsoever. 

14 With regards to fire suppression, that's 

15 also an area that's also been greatly approved over 

16 the years. When you pull into Sheetz, one of the 

17 first things you'll see is emergency -- a 

18 [inaudible] emergency shut-off buttons that are up 

19 there. There's also emergency shut-offs inside the 

20 store as well and, you know, fuel at any location, 

21 at any -- whether it's to fill up the [inaudible] 

22 in my garage or to fill up the car at a gas 

23 station, it's flammable, and there have to be 

24 measures taken. And one of the -- one of the 

25 things that should bring us to security when you 
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1 have a company like Sheetz which have hundreds of 

2 these stores throughout these United States, is 

3 that they have -- they have internal 

4 risk-management policies and have generations of 

5 experience. And you heard us talk last time about 

6 the multiple generations of brothers that own -- 

7 that run the store. They have seen how to improve 

8 those safety measures to ensure that you don't have 

9 a problem and, if you do have a problem and someone 

10 is careless, there is a way to address it quickly 

11 and it's done on a corporate basis that has a lot 

12 of care and thought that goes into it. 

13 Would you like to add anything to that, 

14 Jamie, because I've left out -- because you know 

15 better than I. I could talk in generalities. I'll 

16 see if Jamie has any specifics you'd like to 

17 [inaudible]. 

18 MR. GERHART: Thank you. Jamie Gerhart, 

19 Sheetz Incorporated. Business address is 5700 6th 

20 Avenue, Altoona, Pennsylvania. Most times in 

21 the -- in the six states we operate, we can say we 

22 exceed the state standards. But, fortunately for 

23 North Carolina, North Carolina has the highest 

24 underground storage tank standards of the six 

25 states we operate in. So we proudly meet those 
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1 standards. We do that across all of our states. 

2 Like I said, other; Virginia, Pennsylvania, et 

3 cetera, we actually do more. With North Carolina 

4 we meet the standard. 

5 And the reason we meet those standards is 

6 because North Carolina already requires 

7 double-walled tanks, double-walled piping system. 

8 They're -- they're somewhat ahead of the game with 

9 that regard. What we do exceed is in our store 

10 support monitoring. Our stores are open 24 hours a 

11 day, our store-support team monitors -- if you can 

12 look up here, because it is -- over 1,800 tanks are 

13 in the ground, that's 5,000 [inaudible] across the 

14 company. We get about 15 alarms a day. They're so 

15 sensitive that there's also -- they're set up 

16 almost to -- to alarm as a negative -- I'm sorry, 

17 as a false positive than it is an actual test. Of 

18 these, none have been from an active controlling 

19 facility leak. So, that's how sensitive they are. 

20 We respect those. We have an internal mandate that 

21 to get to the bottom of those, they don't -- they 

22 do not turn out to be an active leak, if -- if 

23 [inaudible]. 

24 The other -- the other nuance, which is 

25 somewhat [inaudible], there's been no major spills, 



29 
 

 

1 incidents or accidents on Sheetz sites since we've 

2 operated in North Carolina. So, that's almost a 

3 decade of 60-some stores that -- that's due to the 

4 training and CLI folks, the people that deliver our 

5 gas, and we're proud of that. And if there's more 

6 specifics about shut-off valves and double-walled 

7 piping, I can go into it, but that would be our 

8 response to that. 

9 CHAIRMAN PRICE: Thank you, sir. With 

10 the leak detection and all what's now mandated, it 

11 is a wonderful vast improvement over what it used 

12 to be. 

13 MR. STYERS: Okay. So, when I started 

14 out my career 25 years ago, I actually did a fair 

15 amount of work on the underground storage tank 

16 remediation. I'm glad I didn't attend to my -- 

17 rely upon that for my entire career, because now 

18 there's not much work for lawyers to do in that, 

19 because problems have been addressed. There's 

20 still clean-up going on, there's still [inaudible] 

21 but we've minimized the issues of the old tanks 

22 [inaudible] the issues have been addressed. But 

23 that's a good point; at our public hearing, because 

24 we do have showing on the record for public 

25 hearing, [inaudible] add a little detail in our 
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1 presentation. Thanks for bringing that up. 

2 CHAIRMAN PRICE: Any further questions of 

3 the Applicant? Thank you very much. 

4 MR. STYERS: Thank you very much. 

5 CHAIRMAN PRICE: All right. Is there 

6 anyone in the audience that would like to comment 

7 on this application or this proposal? If so, if 

8 you'd come forward and state your name and make 

9 your comment, we'll hear it at this time. All 

10 right. Let the record show that there were none. 

11 All right. You've heard the staff report, you've 

12 heard the presentation by the Applicant for the 

13 special use permit on the corner of US Highway 

14 Business and Rose Street for a Sheetz facility. 

15 BOARD MEMBER BROOKS: I make a motion 

16 that we recommend approval to the Town Council for 

17 the special use of this [inaudible]. 

18 CHAIRMAN PRICE: Motion by Ms. Brooks. 

19 Second by Ms. Pounds. Is there any discussion? 

20 Hearing none, all in favor let it known by saying 

21 aye. 

22 (Voice vote.) 

23 CHAIRMAN PRICE: Opposed, like sign. 

24 It's unanimous. Now, that'll take us to the 

25 related item, which is Item B, SB 2014-58, Sheetz 
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1 Site Plan. Major site plan to allow a Sheetz 

2 restaurant, including gas sales, convenience store 

3 and outdoor dining and outdoor display at the 

4 southeast corner of the intersection of US 70 

5 Business West and Rose Street. Ms. Beddingfield? 

6 MS. BEDDINGFIELD: Thank you; Emily 

7 Beddingfield with the Town of Clayton Planning 

8 Department. This is the major site plan to allow a 

9 new Sheetz facility. This is the site plan that is 

10 associated with the special use permit 2014-14 that 

11 you all just voted a recommendation on. A reminder 

12 that the property was rezoned to Highway Business 

13 Special Use District, so commercial uses with a 

14 special use permit are a permitted use on the site. 

15 I'll breeze over this since this is the 

16 same information from our special use permit. It's 

17 a 2.46-acre property, seven total properties making 

18 up the site of the proposed Sheetz and, again, the 

19 uses which were listed in that special use permit 

20 are restaurant, convenience store, gas sales, 

21 outdoor seating and outdoor display which would be 

22 things like an ice -- ice box or a red box and 

23 things like that. 

24 Of course, the existing use on the site 

25 is residential. The proposed use, reflecting the 
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1 rezoning, is commercial. Proposed is one building 

2 which would be 6,558 square feet, of that 5,170 

3 square feet is retail or convenience store, and 

4 1,388 square feet is the restaurant component, and 

5 there would be one gas canopy up towards the US 70 

6 side of the site which you'll see on the site plan. 

7 This site plan is subject to approval of 

8 the special use permit 2014-14. If approved this 

9 evening, it effectively won't go into effect until 

10 that special use permit is approved, if it's 

11 approved, by the Town Council. 

12 Surrounding uses are residential, similar 

13 lots to the ones that are being removed and 

14 replaced by a Sheetz. Compatibility issues with 

15 those surrounding lots are primarily issued by the 

16 special use permit and further addressed by the 

17 site plan. No environmental impacts are 

18 anticipated as a result of the site plan. As we 

19 just discussed, concerns such as underground 

20 storage tanks and spillage would all be addressed 

21 via proper permitting of the State [inaudible]. 

22 This site is located within our 

23 thoroughfare overlay district. Within that 

24 district, a 20-foot street yard is required. No 

25 parking lots, no buildings, nothing can go in that 
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1 street yard, essentially, except for a 

2 perpendicular driveway. That is provided on the 

3 site plan via a 20-foot Class A buffer which is the 

4 type of buffer required along the street there. 46 

5 parking spaces are required and 46 are provided, as 

6 well as one bicycle rack, which meets the 

7 requirement of our bicycle parking in our code. 

8 Sidewalks are provided on all streets; US 

9 70, Rose Street and Tulip Street, with crosswalks 

10 where they crossover driveways, and sidewalk 

11 connections from that sidewalk onto the site and 

12 then pavement markings indicating both to 

13 pedestrians and drivers where pedestrians will be, 

14 potentially, crossing the road to enhance safety. 

15 Signage as proposed was shown in the site 

16 plan elevations and will be reviewed concurrently 

17 via a site plan -- or via a sign permit by staff 

18 and, of course, it will be required to meet all 

19 code requirements. One of those requirements 

20 limits the size of the monument sign, and that's a 

21 requirement of our thoroughfare overlay district. 

22 So, you'll see that that monument sign that sits at 

23 the front is a maximum of six feet in height and 

24 the sign face can only be 24 square feet. 

25 The site lighting via the lighting plan 
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1 that we received with the site plan application, 

2 there will be zero spillover onto adjacent 

3 properties. And the architecture on the site is 

4 quite similar -- almost exactly like the Sheetz 

5 that was done up at the Amelia Church site, and 

6 when you look at the elevation, you'll see the 

7 similarities. One thing that is different is the 

8 proposed canopy for this site is different. Where 

9 the other one, it -- it sort of comes up and then 

10 what I'll describe almost as a pitch to a degree, 

11 this one doesn't. It has a curved front and does 

12 not have a pitch. It just has a parapet wall that 

13 goes straight up. 

14 So, on your screen you'll see a view of 

15 the Class C buffer which is adjacent to the 

16 residential properties to the east. Of course, 

17 this shows that, near maturity -- the trees are 

18 pretty large in this depiction, but it does show 

19 the type of screening that we can expect to see 

20 there. The plantings are on either side of that 

21 fence, which provides some benefit to those 

22 neighbors. They're not just staring at a big wide 

23 white fence, it's broken up by vegetation, just 

24 like it is on the Sheetz side, which is -- which is 

25 an asset to this, of course. 
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1 Staff did request that the existing trees 

2 on site be considered for preservation. Our code 

3 requires that within the required landscape 

4 buffers, if at all possible, to keep any existing 

5 trees that are on the site. We would have loved to 

6 have seen that because there are pine trees in that 

7 neighborhood which would soften and [inaudible] out 

8 some of the visual impact. However, we had a long 

9 conversation with the Applicant, and they explained 

10 that, due to the topography of the site, which is a 

11 bit more drastic than you would actually expect; 

12 sloping down towards Tulip Street, so much of the 

13 site needs to be graded that, if trees were even 

14 kept, the soil would be taken down around them or 

15 pushed up around them, and their chances of 

16 survival would be next to none. So, unfortunately, 

17 that was not an opportunity of the site, but I did 

18 want to point out that it was considered. 

19 On your screens now, we have a depiction 

20 of the site plan as submitted and as recommended 

21 for approval by the TRC. In yellow, it just sort 

22 of highlights the building location. You can see 

23 the traffic improvements here. We've got the turn 

24 lane here off of 70 which swings in, in there. 

25 We've got three lanes of traffic on Rose Street 
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1 leading up to the signalized intersection, giving a 

2 whole lane for people going left, another whole 

3 lane for people heading right -- straight, and 

4 another one for people heading right. 

5 It is expected that the majority of 

6 traffic out of the site will exit via this 

7 intersection, this signalized intersection, so then 

8 that storage will be -- will be needed. There's 

9 also a turn lane, a left-turn lane, turning into 

10 the Sheetz here on 70, which will help to keep 

11 traffic from backing up onto 70 as well as that 

12 deceleration lane of course. 

13 CHAIRMAN PRICE: Tulip Street -- oh, I 

14 mean Rose Street, excuse me. 

15 MS. BEDDINGFIELD: Yes, backing up on 

16 Rose Street -- 

17 CHAIRMAN PRICE: Yes. 

18 MS. BEDDINGFIELD: -- towards US. 

19 CHAIRMAN PRICE: Towards US. 

20 MS. BEDDINGFIELD: Thank you, yes. And 

21 then we have a deceleration lane, a second one on 

22 70, that leads into the second drive entrance. 

23 I also want to point out the future 

24 driveway that we've been discussing here. This is 

25 the driveway that was on the original site plan, 
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1 but through discussions with staff and in response 

2 to the comments from neighbors at the neighborhood 

3 meetings, Sheetz has agreed to take out that exit 

4 onto Tulip Street for the time being in order to 

5 render Tulip Street a safer street for kids and -- 

6 and the residents who live there. 

7 There is a storm water pond located in 

8 the southwest portion of the site, and of course 

9 we've got our gas canopies -- gas canopy up front 

10 here, and there are six stations including 

11 [inaudible]. 

12 So, here we see the elevations, and you 

13 can see they are very, very similar to the ones at 

14 the Amelia Church site. The sign might be a little 

15 bit smaller, the monument sign, as I mentioned, and 

16 the window signage is a little bit different. Our 

17 code no longer -- understand that at the last site 

18 plan approval, there was a discussion about the 

19 window signage with the pictures of the food on it, 

20 and those graphics were considered a mural and 

21 they're sort of permitted in a little bit different 

22 route than we are doing this time. Now they are 

23 considered a sign, and so those areas of the sign 

24 that include the pictures of food count towards the 

25 signs, overall signage, and they are able to 
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1 include those graphics as part of their signage and 

2 still meet all of their sign requirements and 

3 allowance for the site. 

4 And this is a graphic of the proposed 

5 canopy. You can see it's sort of that parapet wall 

6 with almost a molding type. I'm sure there's an 

7 architectural term for it, around the top, very -- 

8 very similar to the other Sheetz location in town 

9 with the stone base. We've got the bronze pillars 

10 to match the store and then we've got the curved 

11 bollards which help deter some of the signage. 

12 And again, that -- that canopy is 

13 rounded. We can see it -- we can see it on the 

14 site plan here. It's got sort of that rounded 

15 front, so it's a little bit different than the 

16 rectangular one that we have at our existing site. 

17 I won't spend much time on these slides 

18 other than to say that, again, our traffic impact 

19 analysis was submitted as part of the special use 

20 permit. It was reviewed in relation to both the 

21 special use permit and, of course, the site plan, 

22 and all the recommendations in the traffic impact 

23 analysis were reflected in the site plan, and you 

24 saw them on the site plan that I had pulled up. 

25 The only difference is, of course, the traffic 
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1 impact analysis did consider site driveway number 

2 three, which is now just a future driveway with the 

3 recommendations for the time being [inaudible] 

4 until such time that, if it is developed, then it 

5 would meet those recommendations. 

6 The proposed development is generally 

7 consistent with the Strategic Growth Plan 

8 Objectives 2.1, 2.2, 4.1 and it is consistent with 

9 the proposed land use map. The proposed use is 

10 consistent with the Unified Development Code if 

11 special use permit 2014-14 is approved by the Town 

12 Council and a neighborhood meeting was held on June 

13 9th, 2014, and materials from that meeting were 

14 included with your packet. 

15 There are a couple of differences of 

16 opinion between staff and the Applicant that I am 

17 going to discuss and put forward to the Planning 

18 Board for consideration. I'm going to sort of give 

19 you staff's perspective and then the Applicant will 

20 be able to discuss it further, of course, and 

21 we'll -- we'll have a conversation and answer any 

22 questions you may have. 

23 The first item of discussion is cross 

24 access to that adjacent parcel to the east. You 

25 may recall, part of the special use permit 
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1 condition was that cross access be provided. We 

2 always like to see that cross access. It's safer, 

3 it's fewer people; there are fewer driveway exits 

4 onto roads like Highway 70. Internalizing those 

5 internal driveways and vehicular circulation can be 

6 a real benefit to those properties. 

7 However, like I said, a little bit of a 

8 difference of opinion on the appropriate location. 

9 Staff is requesting that the Planning Board 

10 consider a different location than is shown on the 

11 site plan as proposed by the Applicant. One of the 

12 reasons is safety. The way -- and I'll go back to 

13 the site plan here. 

14 The cross access is right here where this 

15 red dot here, that's proposed. Now, the way staff 

16 sees it is people will be coming in off of 70, 

17 turning in and sort of doing a quick serpentine 

18 movement to get over here to this site. Generally, 

19 when you see cross access driveways, at least here 

20 in Clayton on Highway 70, you're required to come 

21 down, you're looking for traffic, and then maybe 

22 you cut somewhere in this area further down. And, 

23 if you do pull in, and have to stop because maybe 

24 there's a car coming to turn out and make a right 

25 off of the parcel on Highway 70, they're stopped, 
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1 and all of a sudden these cars behind them are 

2 stopping very quickly as well, and maybe they were 

3 expecting to move into the site a little bit 

4 faster. So that's one concern; it's basically that 

5 quick-turn movement that might be expected from 

6 having a driveway so soon after turning into the 

7 site. 

8 COUNCILMAN SATTERFIELD: The property 

9 owner next door to that access [inaudible]. 

10 MS. BEDDINGFIELD: I will show you. So, 

11 where staff is requesting it is -- we're actually 

12 requesting a zone which includes the original 

13 proposal by Sheetz in case that is a decision in 

14 the future. We're also -- and where staff would 

15 really -- where staff would prefer to see it is 

16 actually down here, parallel to this existing sort 

17 of drive where cars are already coming back and 

18 forth, but we're willing to accept the sort of zone 

19 that allows for flexibility and design of that 

20 adjacent property. Not knowing where the adjacent 

21 property is going to be; their building or their 

22 drive-aisles or their parking, this allows some 

23 flexibility and movement. And what it means is 

24 that Sheetz will put that cross-access driveway in 

25 a way that works for both sites. 
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1 COUNCILMAN SATTERFIELD: Have you 

2 considered going all the way back to the 

3 [inaudible] cross-access back here in the back of 

4 the lot versus the [inaudible] lot? 

5 MS. BEDDINGFIELD: We did discuss that 

6 and the idea was that this property on Highway 70 

7 is most likely to become commercial first, just due 

8 to its proximity to Highway 70. It's very possible 

9 that what happens is that entire lot becomes 

10 commercial from top to bottom, and then there is a 

11 cross access down towards -- down towards the 

12 bottom there. It doesn't preclude that. 

13 COUNCILMAN SATTERFIELD: Well, how about 

14 [inaudible] if you asked right here -- 

15 MS. BEDDINGFIELD: Uh-huh. 

16 COUNCILMAN SATTERFIELD: -- that would 

17 give you the option [inaudible] of then coming back 

18 here [inaudible] this lot [inaudible] the lot. 

19 MS. BEDDINGFIELD: Uh-huh. 

20 COUNCILMAN SATTERFIELD: If you don't do 

21 it now, you may have [inaudible]. 

22 MS. BEDDINGFIELD: Sure, that's a great 

23 thought, and that's a question I'll put up then to 

24 the Planning Board. This is a question that's 

25 going to be up to you all to decide, where you 



43 
 

 

1 would prefer to see that zone or that location of 

2 the driveway, because it will be reflected in that 

3 one sided cross-access agreement I discussed with 

4 the special use permit. It will be recorded and it 

5 will run with the title, so that whoever's looking 

6 at purchasing the adjacent property, or properties, 

7 will know that there's an assurance of cross 

8 access. 

9 COUNCILMAN SATTERFIELD: [Inaudible] the 

10 two lots there as an access [inaudible]. 

11 MS. BEDDINGFIELD: In the event that they 

12 become a single parcel. 

13 COUNCILMAN SATTERFIELD: Well, what if 

14 they don't? [Inaudible]. 

15 MS. BEDDINGFIELD: Right. 

16 COUNCILMAN SATTERFIELD: [Inaudible]. 

17 CHAIRMAN PRICE: Well, the proposal -- 

18 staff's proposal is for only one cross-access 

19 point. Could it be within the zone rather than at 

20 a specific point, because really the cross 

21 access -- the optimal location for cross access is 

22 not dependent on the Sheetz site plan, but it's 

23 going to be a future site plan when the future 

24 development occurs on the lot next door. 

25 COUNCILMAN SATTERFIELD: Well -- 
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1 CHAIRMAN PRICE: Whether it's one lot or 

2 the current two lots. 

3 COUNCILMAN SATTERFIELD: Has that been 

4 discussed with Sheetz as far as the zone 

5 [inaudible]? 

6 MS. BEDDINGFIELD: It has. Currently, 

7 Sheetz wants to keep their proposed driveway 

8 location and none other. And it's -- that's why 

9 we're requesting that the Planning Board provide 

10 [inaudible] -- 

11 COUNCILMAN SATTERFIELD: Well, I'm 

12 thinking [inaudible]. 

13 MS. BEDDINGFIELD: That's staff concerns 

14 as well, for the safety. 

15 CHAIRMAN PRICE: Plus, it ties it down. 

16 If it's tied down, then the -- the optimum location 

17 of to serve -- to adequately serve both properties 

18 is somewhat diminished, because you don't know what 

19 the other property's going to develop. 

20 COUNCILMAN SATTERFIELD: And that's why 

21 my question [inaudible] the back here. This one, 

22 as [inaudible] shown to me, is the safer zone. 

23 Here it's too close to the intersection. So with 

24 that one it'll be [inaudible] back here at this 

25 point or back at the very [inaudible], one or the 
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1 other. You've got two spots. We have a cross 

2 access back here [inaudible] I would think, that 

3 makes no sense [inaudible] more than a drive. 

4 CHAIRMAN PRICE: Yes. You want a 

5 driveway, but right now there's two properties over 

6 there instead of one. If it was one property over 

7 there and you knew it was going to be developed as 

8 one, then it'd be different thing, but -- 

9 COUNCILMAN SATTERFIELD: Well, and as 

10 well as you could for [inaudible] here at the front 

11 where that zone is [inaudible] look at it there, 

12 you will tie this other property down to where they 

13 have to tie in to that lot [inaudible]. They won't 

14 have the cross access in that lot [inaudible]. 

15 CHAIRMAN PRICE: Yes. 

16 BOARD MEMBER POUNDS: Right, we cannot 

17 [inaudible] on the back lot, if you tie the front, 

18 [inaudible] a little bit [inaudible] you don't have 

19 cross access because [inaudible], correct? Because 

20 they're two separate [inaudible]. 

21 CHAIRMAN PRICE: Well, in -- in the 

22 future, whatever that -- if it comes in to be 

23 developed separately, there would be stipulation 

24 for a cross access between the front and back lot, 

25 I assume. Is that not correct, Ms. Beddingfield? 
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1 MS. BEDDINGFIELD: Potentially. 

2 CHAIRMAN PRICE: Potentially there would 

3 have to be -- 

4 MS. BEDDINGFIELD: There -- we would look 

5 at -- I would expect some form of cross access; 

6 whether it's between the two lots if they were to 

7 remain two separate commercial lots we'd look for 

8 cross access potentially onto the Sheetz site. If 

9 it wasn't a pre-agreed upon location it would be a 

10 discussion with the property owner with Sheetz at 

11 that point in time, but if we do look for 

12 cross-access opportunities, absolutely. 

13 COUNCILMAN SATTERFIELD: Well, you're -- 

14 you have been in traffic all your life, is that a 

15 safe place to have -- 

16 CHAIRMAN PRICE: Not where -- not where 

17 it's proposed. 

18 COUNCILMAN SATTERFIELD: That's what I 

19 thought. 

20 CHAIRMAN PRICE: Because one, as Ms. 

21 Beddingfield pointed out, that is a right out. 

22 [Inaudible] is not signalized and so there's -- the 

23 probability of a car being seen there waiting to 

24 make that right turn out when somebody's in that 

25 right -- the right turn out where there's somebody 
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1 in that right turn in, is pretty high. And they're 

2 not going to get out of his way in time for him to 

3 make that short turn. Or potentially he's not 

4 going to be out of his way. It's bad enough for a 

5 car but if you have a truck there, it gets to be 

6 real critical. I'm sorry, I didn't meant to get 

7 too involved in this. 

8 MS. BEDDINGFIELD: So if it's going to be 

9 the Board's will, Sheetz has indicated that they 

10 are willing to accept whatever condition the Board 

11 places on the site plan in terms of that 

12 cross-access agreement. I'll let them speak to 

13 that more, of course, but it will be the Board's 

14 will as to where that cross-access zone or location 

15 is located, and if there are any special 

16 stipulations between those two properties 

17 [inaudible]. 

18 BOARD MEMBER COATS: Well, did they give 

19 a reason not to put it where you put it -- the 

20 Planning Department has requested? 
 

21   MS. BEDDINGFIELD: I will let them speak 

22 to that.   

23   BOARD MEMBER COATS: Thank you. 

24   CHAIRMAN PRICE: Mr. Ahlert? 

25   BOARD MEMBER AHLERT: Mr. Chairman, I'd 
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1 suggest that we not beat this to death right now. 

2 Let's hear from the Applicant -- 

3 CHAIRMAN PRICE: Sure. 

4 BOARD MEMBER AHLERT: -- and then make 

5 our decision. [Inaudible] trying to make our 

6 decisions right now. 

7 CHAIRMAN PRICE: No. Absolutely, we want 

8 to hear from the Applicant. Is there -- okay, Ms. 

9 Beddingfield, is that pretty much it, or is there 

10 other? 

11 MS. BEDDINGFIELD: Yeah, I've got one 

12 other point that we did want to make on this, which 

13 I think you all understand, but it would be a 

14 design consideration for that site. Safety aside, 

15 safety is our number one concern, but we got to 

16 thinking about the design, and we already have a 

17 required 20-foot street yard where you can't put 

18 parking. So, you're pulling into the site, you 

19 would need at least another 20 feet -- usually when 

20 you see a site develop, you see it like this, with 

21 parking facing the roadway. If not usually, then 

22 often, right? 

23 And each of those parking spaces is 20 

24 feet. The way that the Sheetz proposed driveway 

25 sits, it would have a driveway turning into where 
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1 this parking aisle would be which, in our mind, in 

2 staff's mind, limits the design opportunities for 

3 that adjacent site. So, again, it's flexibility 

4 and wanting to ensure that we leave the ability of 

5 that adjacent site to develop in a way that's 

6 beneficial to the property owners and the people 

7 who are visiting the site, the citizens. 

8 I just wanted to make that point. This 

9 is an example -- this is actually a gas station 

10 right here, and it's got a CVS located right next 

11 to it. And then PGA Boulevard up top, this is in 

12 Florida, but it's a very heavily traveled 

13 thoroughfare, much like US 70. 

14 BOARD MEMBER POUNDS: So are you saying 

15 there's -- that what they're proposing is parking 

16 facing 70? 

17 MS. BEDDINGFIELD: No. No, what I'm 

18 saying is let's say that that adjacent site, which 

19 is currently residential, develops into a CVS. 

20 Maybe their site looks like this. It wouldn't 

21 allow this type of design. 

22 BOARD MEMBER POUNDS: I got you, okay. 

23 MS. BEDDINGFIELD: So, just an example of 

24 something. 

25 BOARD MEMBER POUNDS: Uh-huh. 
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1 MS. BEDDINGFIELD: So the second point 

2 that staff would like to discuss where we have a 

3 little bit of a difference with the Applicant is 

4 the vent stacks. So, staff has recommended a 

5 condition of approval to limit the height of the 

6 vent stacks to 18 inches above the top of that 

7 parapet wall. That parapet wall is actually four 

8 feet high and so staff, we're always very conscious 

9 of mechanical equipment on roofs, on ground, and 

10 vent stacks are just one of those things that we 

11 have an eye out for. 

12 Now, 18 inches above the top of the 

13 parapet may be visible, but that would be 

14 consistent with other sites in town, including the 

15 Sheetz on Amelia Church Road where you can just 

16 barely see the top of the vent stack. Another 

17 example is the BP out at Riverwood where you can 

18 just barely sort of see the top of the vent stack. 

19 Now, I will say, it is hard to measure 

20 exactly the height from the top of that parapet 

21 wall to the top of the vent stack because of the 

22 visibility angles, but building code requires a 

23 five-foot high stack. And what Sheetz is 

24 requesting is that we grant them a maximum of five 

25 feet from the top of the parapet wall, which would 
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1 extend, of course, five feet above what might be 

2 visible. And staff's opinion is that that would be 

3 something along the lines of what you're seeing on 

4 your screen now which is an example of a Sheetz is 

5 another location, totally different canopy, I 

6 understand it's a different site, but that would be 

7 maybe an example of what could happen if you allow 

8 a vent stack at that site. 

9 Of course, we know that there are 

10 examples where as long as you have the proper 

11 clearance around each vent stack, you can measure 

12 that five feet from the roof deck and then you're 

13 only extending maybe a foot above the top of that 

14 parapet wall, which is going to give you something 

15 like this where you can see the Sheetz out at 

16 Amelia Station and you can barely see the little 

17 top of the vent stack there, and you can only see 

18 it from certain angles. 

19 This is a different canopy design, maybe 

20 a little bit taller, but it's staff's opinion that 

21 it sort of proves that it's possible, it's doable 

22 and clearly it meets our building code. So, we're 

23 requesting that condition to limit the vent stacks 

24 to 18 inches above that parapet wall and, if that 

25 can't be met for some reason, it's staff's opinion 
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1 that that's a design consideration that needs to be 

2 taken into place and there should be design 

3 accommodations in order to deal with that 

4 This is the other example. This is the 

5 BP out at Riverwood and you can see there just a 

6 little bit of that vent stack peeking over the top. 

7 You'd never notice it. We would notice it 

8 [inaudible]. 

9 BOARD MEMBER LEE: [Inaudible] the canopy 

10 you want a proposed height of the parapet is and 

11 proposed total height of the stack? 

12 MS. BEDDINGFIELD: The proposed height of 

13 the parapet is four feet. The minimum height of 

14 the vent stack is five feet. And there are all of 

15 these -- there's clearance requirements, and I'm 

16 not going to try to [inaudible] building code, but 

17 I know that there are minimum clearance 

18 requirements around these vent stacks. So, as long 

19 as that parapet wall is far enough away from the 

20 vent stack, you can measure from the roof deck. If 

21 it's too close to the parapet wall, all of a sudden 

22 you have to measure from the top of that parapet 

23 wall. Does that help? 

24 BOARD MEMBER LEE: So what you're saying 

25 is, I think, is that if the stack is more than 
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1 18-inches tall, but the actual elevation of the 

2 parapet wall -- you could extent the parapet wall 

3 to come out to keep it with the [inaudible]. 

4 MS. BEDDINGFIELD: Or potentially -- 

5 BOARD MEMBER LEE: Or whatever's 

6 [inaudible]. 

7 MS. BEDDINGFIELD: It might be moving it 

8 back. I'm not -- I'm not really sure. The 

9 Applicant's concern is that this is not designed 

10 yet. They have the visual design, but they don't 

11 have the vent design, the construction documents, 

12 to prove to them that they have the assurance that 

13 they can do something like you see on the screen 

14 and be able to just have it extend a little bit 

15 above the top of that parapet wall. So, really 

16 what they're asking for is the assurance that if 

17 they need to go five feet above the top of the 

18 parapet wall they can, and staff is asking that the 

19 design be taken more into consideration and -- and 

20 is suggesting that there are ways to minimize the 

21 visual impact of the vent stacks. 

22 CHAIRMAN PRICE: So, in other words -- 

23 COUNCILMAN SATTERFIELD: That's -- that's 

24 my question, I guess. Is there a good reason why 

25 they're changing the design [inaudible]? 
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1 [Inaudible] satisfactory -- 

2 MS. BEDDINGFIELD: It's a different 

3 canopy design. 

4 COUNCILMAN SATTERFIELD: I know, 

5 [inaudible] but I guess [inaudible] when they 

6 [inaudible] they changed the design. Okay. 

7 MS. BEDDINGFIELD: That'll be the 

8 question for the Board. 

9 CHAIRMAN PRICE: But basically -- 

10 basically it comes down to a design and building 

11 code consideration and what staff is asking is that 

12 that visual impact be minimized or not be more than 

13 18 inches. 

14 MS. BEDDINGFIELD: Yes. 

15 CHAIRMAN PRICE: Whether the stack has to 

16 be moved in from the canopy wall or -- or whatever 

17 has to happen that it winds up to be minimized for 

18 visual impact. Is that pretty much what the 

19 question is or what the concern is? 

20 MS. BEDDINGFIELD: It is. 

21 CHAIRMAN PRICE: Are there questions? 

22 BOARD MEMBER LEE: Did you say right at 

23 the end though that their request is if they're up 

24 close to the canopy, to build the stack five feet 

25 above the parapet? Did I misunderstand? 
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1 MS. BEDDINGFIELD: Yes, they're looking 

2 for that flexibility. 

3 BOARD MEMBER LEE: Okay. 

4 MS. BEDDINGFIELD: I don't think they 

5 want -- I -- I won't speak to what the Applicant 

6 wants. I can speak to their intent, but they're 

7 looking for the flexibility. 

8 CHAIRMAN PRICE: We'll hear from the 

9 Applicant in a minute. 

10 MS. BEDDINGFIELD: I'm speaking my 

11 understanding of my discussions with the Applicant 

12 and I'm -- they'll have a much better versed 

13 version of what they're requesting I'm sure. 

14 So there are two modified conditions, 

15 moving on from that point of discussion, that 

16 differed from what was in your staff report. You 

17 may have noted condition number four actually has a 

18 little blank space, because at that point we 

19 weren't sure of the number of vent stacks that were 

20 being requested. So number four has been reworded 

21 to read, "All roof-mounted and ground-mounted 

22 equipment must be completely screened from view 

23 with the exception of up to three gasoline 

24 vent-stacks which may extend 18 inches above the 

25 top of the canopy parapet wall." 
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1 Condition number seven has to do with the 

2 other point of discussion which is that cross 

3 access and this one doesn't really speak to the 

4 concern of the location, it's just more of a 

5 rewording to make it clear and our lawyer's had 

6 their hands in it, so it's a little bit more 

7 defensible. It reads, "Permissions for future 

8 cross access shall be provided to the adjacent 

9 parcel immediately to the east and fronting Highway 

10 70," the pin number is given. "The location of 

11 such future cross access shall be shown on the site 

12 plan as approved by the Planning Board and will be 

13 exercisable when that adjacent parcel is rezoned 

14 and developed and receives a certificate of 

15 occupancy for nonresidential use." 

16 So there's a reflection of the condition 

17 in the condition -- or in the special use permit 

18 that basically states that that cross access shall 

19 be shown on the site plan in a location that has 

20 been approved [inaudible]. So staff -- 

21 CHAIRMAN PRICE: [Inaudible]. 

22 MS. BEDDINGFIELD: Uh-huh. 

23 CHAIRMAN PRICE: At such time as the 

24 adjacent property does redevelop or becomes 

25 commercial, at some form or other, it's then going 
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1 to be up to that property developer or that site 

2 developer to pay for and locate that cross access 

3 into the Sheetz site. It's not going to be -- in 

4 no way would it be incumbent upon Sheetz to -- to 

5 participate in that cross access. They're 

6 providing the access, but the developer of the 

7 adjacent site will have to actually construct it. 

8 Does that not damage you -- 

9 MS. BEDDINGFIELD: I believe it's up to 

10 the property lines. 

11 CHAIRMAN PRICE: Oh, it's up to the 

12 property lines on both sites? 

13 MS. BEDDINGFIELD: Uh-huh. 

14 CHAIRMAN PRICE: Okay. I stand 

15 corrected. 

16 MS. BEDDINGFIELD: I may be incorrect on 

17 that one. 

18 CHAIRMAN PRICE: Are there other 

19 questions of Ms. Beddingfield before we call the 

20 Applicant? As she has outlined very clearly, there 

21 are two issues of -- involving the site plan and 

22 we'll -- we'll give the Applicant's concerns 

23 revolve -- involving those two issues, as well as 

24 the other items. 

25 MS. BEDDINGFIELD: And I would like to 
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1 note that staff is recommending approval, just with 

2 those modifications. 

3 CHAIRMAN PRICE: On case of the -- 

4 MS. BEDDINGFIELD: To the conditions and 

5 to the location -- 

6 CHAIRMAN PRICE: So the planning staff 

7 recommendation is for approval of the site plan 

8 with the modifications of -- 

9 MS. BEDDINGFIELD: The cross access -- 

10 CHAIRMAN PRICE: -- the cross access and 

11 the height of the stack -- the vent stack. 

12 MS. BEDDINGFIELD: Right, which is 

13 reflected in the modified conditions. 

14 CHAIRMAN PRICE: New modified conditions 

15 of what you've got in your packet. All right. 

16 Thank you, ma'am. Now we'll call on the Applicant. 

17 MR. STYERS: Thank you very much. For 

18 the record, repeat that I am Gray Styers, and my 

19 address is 1101 Haynes Street, and I'm here on 

20 behalf of the Applicant Sheetz Inc. There are only 

21 two issues [inaudible] because one of them is -- is 

22 a potential deal breaker and I think that's more 

23 important and we need to try to address that one 

24 head on. 

25 The -- I'm not the building inspector, 
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1 I'm not an engineer, but I have a lot of concerns 

2 for safety and we had questions earlier about 

3 safety and [inaudible] and -- and making sure 

4 there's not going to be materially a danger to the 

5 public. And that really is the issue here. 

6 This is a huge canopy and I can't -- I'm 

7 not -- I'm not a site expert, but I can assure you 

8 that vent stack, unless I'm badly mistaken, is a 

9 whole lot higher than 18 inches above that canopy 

10 level. It's back on the second post is what it 

11 looks like, and it's impossible to tell how high 

12 that is because it's the line of sight. Where is 

13 the viewer standing to see that vent stack? 

14 We're not asking you actually to approve 

15 or limit us to any height. Now, 18 inches may 

16 work, it may not work; it depends on the location 

17 of the UST, depends upon the distance, as Ms. 

18 Beddingfield said, for the vent stack from the edge 

19 of the parapet. If it is too close to the parapet, 

20 the fumes of the vents can -- can -- can settle 

21 inside the parapet and we have the lighting -- 

22 we've talked a lot about lighting, the LED 

23 lighting; the wiring for the lighting is on top of 

24 the -- of the deck. 

25 So, the reality is we don't know how high 
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1 that needs to be. And I'm not here to say it needs 

2 to be five feet, but I'm here to say it's got to be 

3 tall enough to meet code and to be -- and to be 

4 safe. If it doesn't meet code, we're not going to 

5 build it; it's just as simple as that. So, you 

6 know, what I will -- what I'm going to distribute 

7 is a letter from a PT [phonetic] that talks 

8 about -- it is the National Fire Protection 

9 Association Regulation. It is not discretionary. 

10 It is not something that we want to exceed. It is 

11 something we have to comply with. And it's a 

12 fairly narrow canopy. The canopy looks like 

13 nothing that. It's a fairly narrow -- we have a 

14 very fairly narrow canopy. 

15 So let me just distribute these three 

16 reports on this side of the table and these three 

17 here and now let me -- I have one for each of you. 

18 COUNCILMAN SATTERFIELD: I have a 

19 question. 

20 MR. MCCULLEN: Certainly. 

21 COUNCILMAN SATTERFIELD: There's nothing 

22 about [inaudible] design [inaudible]. Is the vent 

23 stack required to go in a certain location 

24 according to where the pumps are or can they 

25 [inaudible]? 
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1 MR. MCCULLEN: I'm going to defer to -- 

2 give it over to Mr. Anastasi on that. I can only 

3 make sure that the record reflects -- my 

4 understanding is that it is determinant on 

5 [inaudible] in the parcel, but I want to ask one of 

6 the folks who are more knowledgeable than I. 

7 MR. ANASTASI: Tom Anastasi, I'm with 

8 Sheetz Incorporated as well. To answer your 

9 question, Mr. Satterfield, the location of the vent 

10 stacks, they have to -- I'm not 100 percent sure of 

11 the actual distance, but they have to be within a 

12 certain distance to those tasks because in order 

13 for -- for the fumes to be effectively vented to 

14 the atmosphere, they -- they can't be too far away. 

15 Typically, we put them at grade level or at -- on 

16 the ground where they can vent 12 feet above the 

17 ground, and then you can see some of those examples 

18 [inaudible]. The reason we're putting them into 

19 the canopy is because we want [inaudible] that it's 

20 clear that there's no free-standing vent stacks 

21 along Clayton. 

22 So, the underground storage tank 

23 designers, they have told me that when they do have 

24 the vent through the canopy, they will go from the 

25 underground storage tanks to the nearest gas column 
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1 or the canopy column, and then go straight up. 

2 COUNCILMAN SATTERFIELD: Which are the 

3 round brown things. 

4 MR. ANASTASI: Correct. So, in this 

5 photo, if you project across the parking lot, 

6 that's where our underground storage tank is. So 

7 they took the path of least resistance to that 

8 nearest canopy column. 

9 BOARD MEMBER SANDAIRE: Mr. Chairman? 

10 CHAIRMAN PRICE: Yes. 

11 BOARD MEMBER SANDAIRE: I guess to a 

12 certain extent we're trying to compare a little bit 

13 of what's been already constructed at Amelia Church 

14 and what we're proposing to construct. My question 

15 is have you had any other [inaudible] to have a 

16 canopy similar to the one you're proposing to 

17 construct at the new site with vent stacks that 

18 might actually meet what the staff is recommending. 

19 Or, have we had difficulties in the past with 

20 similar vent stacks at other sites that would make 

21 you object [inaudible] now to what the staff is 

22 proposing. 

23 MR. ANASTASI: The canopy that we're 

24 proposing for the Clayton Rose project is -- is the 

25 same canopy that we built in Wake Forest. It was a 
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1 silk metal non-backlist or non-illuminated canopy 

2 structure. In Wake Forest, though, the vent stacks 

3 were at -- at grade level. Me, personally, I don't 

4 have any examples of that particular canopy with 

5 the vents going through -- through the canopy, at 

6 least in North Carolina. 

7 BOARD MEMBER SANDAIRE: So this would be 

8 the first site that you'll do that in North 

9 Carolina? 

10 MR. ANASTASI: Well, we did -- it will be 

11 the first site in North Carolina with that canopy 

12 going through that yeah, because at Amelia Church 

13 we -- obviously, you can see a different style 

14 canopy and we didn't vent it through that canopy. 

15 MR. STYERS: Is it fair to say that most 

16 Sheetz that have been built have the vent stacks at 

17 ground level [inaudible] as opposed to [inaudible]? 

18 MR. ANASTASI: I would be able -- the 

19 majority, if not 95 percent of them, are built with 

20 the vent stacks at grade level. 

21 MR. STYERS: And that would be acceptable 

22 to us at this site, and we could screen those, but 

23 we cannot, you know -- because it's very clear how 

24 those are constructed. But whether that complies 

25 with your Town ordinance or not, I mean that's a 
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1 question for staff. 

2 The other issue or question is screening 

3 from whom? I mean -- I mean, the -- if you're off 

4 of either end -- if you're on Rose and Mr. Perez's 

5 [phonetic] property, you know, the sheer length of 

6 the -- of the canopy is likely to keep you from 

7 seeing it -- out of sight. So you're talking about 

8 it would be visible as you're looking perpendicular 

9 to the canopy, I-7 and -- I mean, Highway 7 and the 

10 northbound road and/or from the roof of Sheetz if 

11 you're standing on top of that roof, but you 

12 couldn't see it behind our store because the store 

13 itself would be blocking the canopy. So there's 

14 kind of another issue of who exactly would be 

15 seeing that, quite frankly, given the way the 

16 canopy's oriented. 

17 Yeah, this is a very type of canopy 

18 than -- than what we've gone through at TRC, what 

19 we've gone through up until -- I mean, up into the 

20 night we've had consistently had canopies like most 

21 other Sheetz stores because they are around it 

22 with -- with some other Sheetz -- I've got some 

23 pictures, around the canopy like we have here and 

24 it doesn't work well with this type of -- this type 

25 of canopy like we had at the church. 
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1 So, again, it's not like we want to 

2 have -- I mean, we're all in agreement. We don't 

3 want to have a visible vent stack. That's -- we're 

4 all kind of in agreement there. It doesn't need to 

5 be any more visible than it has to be, but it has 

6 to be built in a way that works so that we can 

7 [inaudible] and meet code. 

8 COUNCILMAN SATTERFIELD: If you don't 

9 mind me asking, why are you changing the design of 

10 the canopy? 

11 MR. GERHART: The Sheetz at Amelia 

12 Station -- at Amelia Church station was in a 

13 smaller area plan. And, unequivocally, that is the 

14 most sensitive architectural standards for the 

15 Town. We were asked by the Town and that was 

16 three, four years ago, to take components of the 

17 building and match the canopy because of the 

18 sensitive nature of the small area plan. Small 

19 area plan has a handful of guidelines; whether it's 

20 matching the canopy to the main building, whether 

21 it's creating the berm out on the landscape out in 

22 front of 42 or -- or the side street, whether -- 

23 you're in the small area plan, you have a master 

24 site plan with all these zoning colors. So it's -- 

25 the sites are just different. You know, they're -- 



66 
 

 

1 the Amelia Church is the Town's jewel of 

2 architecture. It requires certain extra elements. 

3 Not every site is in the small area plan and 

4 Clayton on Business 7 is not in the small area 

5 plan, so we think we proposed quite a fashionable 

6 and quite sensible canopy at Clayton at the Rose 

7 property here and have even included the 

8 [inaudible] treatment at the top to just add a 

9 little element of [inaudible]. But that's why the 

10 difference -- I mean, there's at least three, if 

11 not more, differences that were requirements from 

12 Project A to Project B. 

13 CHAIRMAN PRICE: Well, I guess -- 

14 COUNCILMAN SATTERFIELD: Well, let me 

15 again -- excuse me, let me ask one more question. 

16 CHAIRMAN PRICE: Sure. 

17 COUNCILMAN SATTERFIELD: We're talking 

18 about the location of pipe through the column here; 

19 [inaudible] is there a possibility -- there is a 

20 possibility of putting something through the column 

21 to bend it over here to [inaudible] more of them, 

22 what? I mean, [inaudible]. Is that possible? Or 

23 you don't know? 

24 MR. ANASTASI: The NFPA Code is five feet 

25 vertical from that highest point. If you turn it 
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1 horizontal -- is that -- that what you're asking? 

2 If you turn it horizontal to get it -- 

3 COUNCILMAN SATTERFIELD: [Inaudible] off 

4 the edge. 

5 MR. ANASTASI: Well, there's two parts of 

6 that NFPA Code. It's three to five feet from the 

7 edge horizontally or radius from any edge. I 

8 guess, even if it was on the ground it would be a 

9 five foot radius from landscaping or other 

10 structures and other flammable or hazardous 

11 material. And then it's five feet from the highest 

12 point of that structure. So it's five feet in and 

13 five feet up. So even if you continue to move it 

14 into the center, it would still have to go five 

15 feet up. 

16 COUNCILMAN SATTERFIELD: Which would 

17 [inaudible] from the canopy. 

18 MR. ANASTASI: It's five feet from the 

19 highest point of the canopy. There's a void at the 

20 top. It's not a ceiling at the very top. So even 

21 if you were only a foot above that highest point, 

22 those wafers could potentially accumulate all on 

23 that void and that's where the electrical lighting 

24 is -- resides, and then you'd have a hazardous. 

25 COUNCILMAN SATTERFIELD: So you're saying 
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1 the way the canopy is designed, it's going to be a 

2 column; it's got to be five feet from the point, so 

3 it's nine feet -- 

4 MR. ANASTASI: Well, I guess from the 

5 ceiling it's probably nine feet -- 

6 COUNCILMAN SATTERFIELD: Nine 

7 [inaudible]. 

8 MR. ANASTASI: And -- and it's all kind 

9 of perspective of how we're looking at these 

10 images, and that's why I couldn't -- that's why I 

11 couldn't definitively go back to staff and say yes, 

12 we can do 18 inches, because without those design 

13 documents, the -- it's a specialty -- it's a 

14 specialized engineering, I guess -- I don't know 

15 what word I'm looking for. It's just a specialized 

16 discipline where it has to go to state approval, it 

17 has to go local approvals and the only thing I can 

18 say is that we have to meet that code. I can't do 

19 anything less than that until we have those design 

20 in -- in -- that design in place. And I'm sorry 

21 about that. 

22 MS. BEDDINGFIELD: If I can respond to a 

23 couple of the questions -- 

24 MR. STYERS: Yeah, and we're still 

25 [inaudible] that, you know, to our knowledge -- 
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1 again, we don't want this to be more visible than 

2 it has to be. That's what -- there was no 

3 condition on Amelia Church. In fact, we're not 

4 sure that we've ever seen a jurisdiction place a 

5 condition that said something that may or not be 

6 inconsistent with the code and we have to follow 

7 it. 

8 One of my issues as a lawyer is making 

9 sure that we don't end up with inconsistent 

10 conditions that we have to keep one that violates 

11 the other. You know, if we can find a way to meet 

12 the code and be safe and to satisfy the staff and 

13 be visually unobtrusive, you know, at a 

14 construction -- and [inaudible] by the State, 

15 because we're talking about the inspection of the 

16 underground [inaudible]. The State inspects them. 

17 They also expect the [inaudible] as well. So, if 

18 we can find a way to satisfy the State and meet the 

19 code and meet the building inspector and get the 

20 State's inspector to sign off, then we're fine. If 

21 that means -- and maybe that means -- I'm not 

22 saying that it will or won't; maybe that means 

23 could we slant the pipe, could we move it more in 

24 the middle? Can we work with the construction 

25 folks and state inspectors? 
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1 If that's possible, we'll do that. But 

2 we can't run the risk of being required to meet a 

3 zoning or site plan standard that then runs afoul 

4 of what the State requirements. That's really the 

5 only issue that we have. I mean, and we're glad to 

6 cooperate and work with staff, work with folks, to 

7 try to find a way to minimize the visibility. But 

8 to say that we agree with a staff condition that 

9 then the State inspector says, you know, once we 

10 get out there, you know, I'm not going to give you 

11 your certificate of occupancy or I'm not going to 

12 give you your operating permit because it's not 

13 tall enough and we're -- and we've had a grand 

14 opening that's -- that's scheduled, that's the 

15 situation that we can't find ourselves in. 

16 MALE SPEAKER: [Inaudible]. 

17 MR. STYERS: Yeah. 

18 BOARD MEMBER COATS: I have a question. 

19 Where's the [inaudible] for these vents? 

20 MR. ANASTASI: There's two three-inch and 

21 one two-inch. Let me just verify; two three-inch 

22 and one two-inch. 

23 BOARD MEMBER COATS: So the [inaudible] 

24 vent we're talking about is maximum three inches. 

25 MR. STYERS: It's small. It's small. 
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1  BOARD MEMBER COATS: And how many 

2 vents --  

3  MALE SPEAKER: That's not three inches 

4 [laughter]. 

5 BOARD MEMBER COATS: That's what I'm 

6 saying, it's three inches. 

7 MR. STYERS: Three inches. And there's 

8 three visible -- 

9 BOARD MEMBER COATS: And how many vents 

10 are going to be on top of this gas -- 

11 MALE SPEAKER: Three. 

12 MR. STYERS: There's three. There's one 

13 for each underground tank and there's three 

14 underground tanks. 

15 BOARD MEMBER COATS: So the Town is 

16 concerned about a three-inch vent sticking up from 

17 this canopy, is that what I'm hearing? 

18 MALE SPEAKER: Hear, hear [laughter]. 

19 MR. STYERS: The one thing we ask and 

20 we -- and this is all going down to the wire today 

21 and we did ask the question and I don't know if 

22 that [inaudible] respond, we can -- we can even 

23 paint it. Meaning, making it a very -- white, 

24 something that will blend with the -- with the 

25 environment. 
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1 MALE SPEAKER: Very good. 

2 MR. STYERS: And this way -- I don't know 

3 if that qualifies as a screen, but it's a pipe and 

4 we could probably paint it. 

5 CHAIRMAN PRICE: Well, I think -- I think 

6 Planning Board, from what I've been getting 

7 together, is very sympathetic to the fact that you 

8 got to meet safety codes and we sure want you to 

9 meet safety codes. 

10 MALE SPEAKER: Right. 

11 CHAIRMAN PRICE: We don't want to 

12 hamstring you -- I don't think we want to hamstring 

13 you, in any way that would be a deal -- deal killer 

14 or inconsistent with the State codes. And if the 

15 18-inches is the problem, then I think we can word 

16 it that if it will meet the State codes and the 

17 Town codes to the extent and minimize the site 

18 impact to the extent possible within those codes. 

19 Would that be satisfactory to you all? I mean, 

20 something along those lines? I'm not trying to -- 

21 I'm not -- you know, I'm not trying -- 

22 MR. STYERS: I think that's what I've 

23 tried to do with what I've circulated to each of 

24 you is -- I mean, we're not so sure that any 

25 conditions required, but what I'm trying to 
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1 circulate is that this says basically that may to 

2 extend to such height above the canopy as necessary 

3 to comply with the National Fire Protection 

4 Association Building Code requirements. And no 

5 higher than necessary, but to a minimum height that 

6 is necessary to meet those minimum requirements. 

7 That's pretty much what we could live with. 

8 MS. BEDDINGFIELD: If I could -- all that 

9 staff is suggesting is that there are clearly 

10 design choices that impact the visibility of the 

11 vent stack. We have an example -- a couple 

12 examples in Town where the vent stack is located in 

13 the canopy and is not very visible. This is a 

14 design choice. Sheetz can choose to use the same 

15 design as they did at Amelia Church and they would 

16 meet the intent. While it's not in the small area 

17 plan, the site is located in our thoroughfare 

18 overlay district. 

19 Highway 70 is our most traveled roadway 

20 in town and we have a lot of standards that come 

21 along with that for a reason, the same reasons that 

22 we have small area plans. You know, visual impact, 

23 property values, all those things that go into it 

24 and that's why staff was paying special attention 

25 to a site at a major future intersection and along 
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1 our biggest roadway. And it's just staff's opinion 

2 that it really is a design choice. We are in no 

3 way trying to circumvent the building code. We 

4 just -- we know there are ways to meet building 

5 code and provide a design that meets the intent of 

6 what staff would like to see and the screening of 

7 mechanical and those sorts of equipment that the 

8 Planning Board has [inaudible]. 

9 BOARD MEMBER POUNDS: Okay. [Inaudible] 

10 ask this [inaudible] maybe I'm off base. If we're 

11 restricted it to 18 inches, that is against the 

12 code period. So what you're asking him to do is 

13 make a design that you say will diminish the 

14 visibility, but the code says that it's supposed to 

15 be five feet, correct? 

16 UNIDENTIFIED: What I have been told from 

17 our building inspector, and John may be able to 

18 provide further clarification if he would like, but 

19 it's that it's from the roof deck measure five feet 

20 so long as you have appropriate clearance. I think 

21 it's fairly clear we don't know that it's 18 inches 

22 in an example like at Amelia Church or even the BP 

23 out at Riverwood, but I think it's safe to say that 

24 that stack is not five feet above the top of that 

25 parapet wall. I would pose the question to the 
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1 Applicant how high are the vent stacks at the 

2 Sheetz at Amelia Church? Are they nine feet in 

3 height, you know from -- are they five feet from 

4 the top of the parapet wall and that's what we're 

5 seeing here? If so, then maybe we are meeting our 

6 visual requirements. I hope that explains -- 

7 BOARD MEMBER LEE: Make them all 15-feet 

8 tall; a Sheetz flag, American flag, a -- 

9 [laughter]. 

10 UNKNOWN: And -- and I will say that 

11 we're also open to locating the vent stacks on 

12 another portion of the site. Like, Mr. Anastasi 

13 noted, that it would just need to be screened, and 

14 it's a little bit difficult to do, but can be 

15 accomplished with vegetation. 

16 CHAIRMAN PRICE: Okay. 

17 BOARD MEMBER SANDAIRE: Mr. Chairman? 

18 CHAIRMAN PRICE: Yes, Jean? 

19 BOARD MEMBER SANDAIRE: I know that the 

20 Applicant has submitted some alternative 

21 [inaudible] for our consideration. I want to ask 

22 first if the staff had an opportunity to review 

23 that information? 

24 UNIDENTIFIED: Yes, this is the same 

25 language that was proposed last week and it was the 
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1 planning director's stance that this did not 

2 provide the guarantees -- with this language we 

3 could still see a five-foot stack extending beyond 

4 the tallest point of the parapet wall. 

5 BOARD MEMBER SANDAIRE: Okay. Being 

6 that -- 

7 UNIDENTIFIED: Depending on the design -- 

8 BOARD MEMBER SANDAIRE: Being that the 

9 Applicant's stating that the 18 inches was 

10 cumbersome to their ability to design [inaudible] a 

11 project, I wanted to know if the -- if we would be 

12 willing to consider a modification to the language 

13 and one thing that I'd recommend for approval on 

14 this would be to -- the portion of the language 

15 where it speaks to the gas vent stacks which may 

16 extend to the minimum height above the canopy 

17 necessary to comply with the NFPA will be 

18 [inaudible] instead of pigeon-holing them to the 18 

19 inches. 

20 CHAIRMAN PRICE: The 18 inches. That 

21 seems to be a very logical -- very logical and very 

22 straightforward way of handling it, and that way 

23 you're not -- the 18 inches goes away. 

24 UNIDENTIFIED: And then I think staff 

25 would be considerate of that. I think the only 
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1 concern would be that our interests would be that 

2 if there are design modifications that could be 

3 made to that canopy such as moving to the design 

4 you see on your screen here, that could further 

5 limit the visibility of the equipment on top of the 

6 canopy, that those would be pursued first as 

7 opposed to allowing the -- 

8 CHAIRMAN PRICE: [Inaudible]. 

9 BOARD MEMBER AHLERT: Mr. Chair, may I 

10 suggest that we move on? We've heard both sides 

11 here, it's our decision to make. 

12 UNIDENTIFIED: It is. 

13 BOARD MEMBER AHLERT: Let's hear the rest 

14 of it, [inaudible] of it, other issues he's got and 

15 then we'll decide at the end. 

16 CHAIRMAN PRICE: All right. Thank you. 

17 BOARD MEMBER AHLERT: [Inaudible]. 

18 CHAIRMAN PRICE: Yeah, this is -- we're 

19 not getting a horse down the road [inaudible] 
 

20 continuing to be. Okay. You can continue with 

21 your --     

22 MR. STYERS: Okay, sir, and as I 

23 understand it, I will just say -- my understanding, 

24 as you said, may extend to such a minimum height 

25 above the canopy as necessary, and that would be 
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1 acceptable. Obviously, that would be acceptable to 

2 us. Going back and redesigning the canopy into a 

3 different type of canopy is not acceptable and I 

4 just need to make sure that's clear [inaudible]. 

5 Now, the second issue is the driveway 

6 cross-access [inaudible]. 

7 BOARD MEMBER BROOKS: Just a quick 

8 question before we get to that. 

9 MR. STYERS: Yes. 

10 BOARD MEMBER BROOKS: Just on the canopy, 

11 because I know the one for [inaudible] has the 

12 rounded -- 

13 MR. STYERS: Uh-huh. 

14 BOARD MEMBER BROOKS: And I'm assuming 

15 that, because I personally like the rounded -- so, 

16 I'm assuming that, with the design that's on the 

17 Amelia Church Road, you would not be able to have 

18 the rounded. Is that -- 

19 MR. STYERS: Well, I'll let Jamie -- 

20 because I'm not familiar with Amelia Church, I 

21 won't speak to that. 

22 MR. GERHART: This one, like Wake Forest, 

23 has the arc. 

24 BOARD MEMBER BROOKS: Uh-huh. 

25 MR. GERHART: You know, and it's -- the 
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1 question you just asked, why do we like that one? 

2 Because that's -- it's part of our brand, you know, 

3 to have that arc. It's a small cue that says this 

4 just isn't another gas station. Just like the 

5 extra corner treatment at the top, it's a small cue 

6 that this just isn't another gas station, it's a 

7 Sheetz. Now, you physically could not incorporate 

8 the arc into the Amelia Church canopy because of 

9 the manser [phonetic] groove. You know, the 

10 geometry wouldn't let you do that. When we have to 

11 go that route, then the arc goes away. 

12 BOARD MEMBER BROOKS: Thank you. 

13 MR. STYERS: Again, I just show you some 

14 pictures that kind of shows two [inaudible] Sheetz 

15 that has that arc, has that curve out front. This 

16 is fairly -- I mean, this issue, I'm going to have 

17 Joshua come forward from Ramey Kemp. I've got a 

18 report from Joshua that -- he's looked at this. 

19 Because, again, we're not going to do anything 

20 that's not safe. I think safety is -- has got to 

21 be the paramount concern here. 

22 CHAIRMAN PRICE: And please understand, 

23 the Town, I don't think, is trying to encourage you 

24 to do anything that's not safe. 

25 MR. STYERS: And that -- so we're all in 
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1 agreement. We're all in agreement. So this is an 

2 analysis of the safety issue by -- because I'm not 

3 a traffic engineer, and I'm going to let Mr. -- 

4 I'll distribute Mr. Reinke's report and let him 

5 talk a little bit about the logistics of -- of the 

6 site plan where proposed. 

7 MR. REINKE: I'm Josh Reinke, address is 

8 1113 Bittersweet Court, Raleigh, North Carolina. 

9 I'm with Ramey Kemp & Associates, registered 

10 professional engineer in the State of North 

11 Carolina with 10 years experience with traffic and 

12 got my bachelor's from Valparaiso University. 

13 We were -- we were contacted by Sheetz to 

14 look at the cross access there and kind of look at 

15 whether that was posing a safety concern as they 

16 were working with the Town, and the -- the first 

17 thing that we looked at was just the traffic 

18 volumes that we expect there. Now, obviously with 

19 whatever adjacent development would go in, we don't 

20 have those volumes, we don't know what it would be; 

21 so I was looking at what we have in the traffic 

22 impact analysis that we conducted that was reviewed 

23 by the NCDOT and at that driveway, during the peak 

24 hour of the day, we have 29 cars exiting. This is 

25 the worst-case peak hour, the p.m. peak hour. 
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1 That's about one car every two minutes that we'd 

2 expect to exit there; because it's a restricted 

3 movement, it's only a right in, right out. 

4 So the amount of volume that we expect to 

5 have in that direction is not as high as some of 

6 the other corrections. So we -- we're looking at 

7 about one every two minutes exiting. The entering 

8 volume at that driveway was, I think, 

9 approximately -- it broke down to 41 vehicles, I 

10 believe, in the p.m. peak hour which is the worst 

11 case of the two peak hours, and that's about one 

12 car every minute-and-a-half coming in. 

13 Now, I understand with, you know, an 

14 adjacent development coming in it might increase 

15 the traffic there; it's hard to say how much 

16 without that, but we were looking and we tried to 

17 run some models just to see if we saw any issues. 

18 We weren't getting queues of more than one car at 

19 any point exiting the site. And there is adequate 

20 space where you could have that one car exiting and 

21 another car could come in and make that turning 

22 movement. Worst-case scenario, if you saw two cars 

23 backing up, you do have -- the good thing here is 

24 they are proposing that turn lane into the site so 

25 if -- if for some reason you had cars backing up a 
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1 little bit, they'd be in the storage. They 

2 wouldn't be in US 70. They'd be in the turn lane 

3 to storage and out of the way. 

4 Just in terms of I know the speed issue 

5 was mentioned with, you know, how fast they'd be 

6 coming into the site and making that turn. A big 

7 concern here was Sheetz didn't want higher traffic 

8 volumes coming close to the building because closer 

9 to the building you have more pedestrians. And if 

10 speed is an issue, which it shouldn't be with the 

11 turn lane; we should be slowing down -- you know, 

12 like I said, you'd be out of the -- even the turn 

13 lane if you had to queue up, probably have enough 

14 room for about two vehicles out of that turn lane 

15 queued up before turning in there. There were a 

16 lot of concerns about a lot -- you know, an 

17 increase in traffic and the pedestrians that are 

18 closer to the building if you brought that cross -- 

19 cross access further back from the site. 

20 So, that's the main reason they were 

21 looking at putting it there, was keeping it further 

22 away from the site, further away from pedestrians 

23 that are going to be closer to the building there. 

24 So, in our opinion, just with, like I 

25 said, limited data; all we could use really was 
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1 what's in the traffic impact analysis without 

2 knowing what would go in, in the adjacent site, it 

3 doesn't show much queueing, it doesn't show a 

4 concern where there would be traffic waiting to 

5 make that left turn into the cross access after 

6 entering the site being blocked by anybody exiting. 

7 You know, if -- if there is a significant amount of 

8 volume or something with any adjacent development, 

9 that's something that might be a concern with that 

10 driveway anyway. It might be setting a limitation 

11 or they might need to look at having another 

12 driveway if they're putting in a significant 

13 development adjacent to that. 

14 But in terms of the traffic volumes we're 

15 looking at, even if you kind of came close to 

16 doubling that, it's not going to be a real issue in 

17 terms of queueing onto the site. Just, like I 

18 said, you've got about one car every two minutes 

19 exiting and then entering vehicles you have about 

20 one every minute-and-a-half when you break it down 

21 in the peak hour. Any questions? I'm sorry. 

22 MR. STYERS: Yeah. So, that kind of begs 

23 the question, you know, why do we want to -- so, if 

24 we can put it there, why do we want to put it 

25 there? And let me go back to the slide that Ms. 
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1 Beddingfield put up earlier and I'm not so sure if 

2 my finger -- yeah, it does. Okay. I like that. 

3 Okay. You see this structure right here? 

4 That's the canopy for that gas station where the 

5 cars pull in. Notice where the cross access is 

6 [inaudible], it's in front of the canopy. Because 

7 the issue becomes -- we're back to the site plan, 

8 as Mr. Reinke pointed out, there's going to be 

9 pedestrians walking between the canopy to the 

10 store, there's going to be parking here and so we 

11 feel like there is more traffic be -- that would be 

12 coming across here and more congestion at this 

13 location than there would be up here. So that's 

14 why we would prefer it be up front. 

15 Now, with regards to the, you know, what 

16 our experience has been at other locations because, 

17 you know, we do have lots of other locations; I 

18 have here pictures of two other Sheetz. One, I am 

19 very familiar with. It's the first -- the second 

20 one. The first one is located -- and I'll hand 

21 that [inaudible]. 

22 The first one is located in Greenville, 

23 and it has an Arby's right next to it and they 

24 distribute here. And then -- at 2100 County Home 

25 Road, and you can see the Arby's right next to it. 
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1 And here's the cross accesses. Here's the 20-foot 

2 street corner. And this worked well -- again, we 

3 don't have cross access behind the canopy, we have 

4 in front of the canopy just like the picture that 

5 Ms. Beddingfield showed of the cross access in 

6 front of the canopy. 

7 The second picture in this grouping is 

8 one I'm very familiar with. This is on Highway 64 

9 in Asheboro. It's about a mile from my parents 

10 house. That's why I'm so familiar with it. It's 

11 about a quarter-mile back. If you go on 64 East to 

12 go to -- 64 West to go to the zoo, it's about a 

13 quarter-mile back before you turn left to go down 

14 to Zoo Boulevard. It's right on the light. It's 

15 relatively new and it's been built in the past 

16 year. And you can see a bank that's been built 

17 right there to kind of the left as you're looking 

18 at it. 

19 So, this is kind of very typical of what 

20 we're seeing, not unlike what the picture Ms. 

21 Beddingfield showed which the cross access occurs 

22 in front of the canopy, not behind the canopy. So, 

23 we feel like from a congestion perspective, having 

24 it in front of the canopy has worked well at the 

25 other sites and makes more sense and is actually a 



86 
 

 

1 safer location. 

2 Now, there's one other issue that I 

3 wanted to -- to bring up, and that is -- and what 

4 you -- and I'll also notice, Ms. Brooks, you'll see 

5 all of the canopies are curved. So, that kind of 

6 goes to that point. I didn't realize that they all 

7 kind of go to that point. And the other point I 

8 wanted to mention is that it is Sheetz's intent, 

9 and this goes to your point, Mr. Price, in 

10 [inaudible] were to build this, it would be 

11 Sheetz's intent to build the -- a [inaudible]. 

12 That it would -- at least to the fence. 

13 Now, they had discussions with Mr. Perez, 

14 the next-door neighbor, and -- that they would go 

15 ahead and build, at least to the fence, and what 

16 that avoids is the disruption of the construction 

17 while Sheetz is developing. So, it would be our 

18 preference -- now, I understand there's some -- 

19 that there's some appeal to having this zoned and 

20 we don't know if there's an Arby's or a bank, and 

21 here I've shown you the stub out [phonetic], I 

22 understand that. But, you know, if we have the 

23 driveway set, because Mr. Perez knows, or his buyer 

24 knows, where it's going to be, they can design to 

25 that point. We would have already constructed our 
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1 stub out and it would be less destructive when and 

2 if it's actually connected. 

3 So, I didn't want you to feel like we 

4 were disagreeing with staff just to disagree. 

5 Like, we -- we've had lots of issues that we've 

6 worked through over the last week, and these are 

7 the only two that we have. So, I didn't -- don't 

8 want to -- didn't want your thought to be -- being 

9 stubborn or difficult or arbitrary, but this design 

10 works for lots of gas stations, it worked for this 

11 gas station to have the cross access in front of 

12 the canopy, we would like to go ahead and build it 

13 now so that it won't be as disruptive and the folks 

14 next door will know where it is. We can define it 

15 precisely with the description and the easement 

16 which is a predefined -- now, [inaudible] the cross 

17 access, it's just a matter of where it goes, and -- 

18 and the congestion behind the canopy is why we 

19 think it's better off in front of the canopy. 

20 We asked Mr. Reinke to do that analysis 

21 about the safety, because if it was not safe -- if 

22 it was going to be hard for cars to turn in there, 

23 we couldn't do it. But, as you see in the pictures 

24 there in front of you in Greenville and Asheboro, 

25 it works, it works well, we haven't had a problem 
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1 with it. It's typical and -- and that's why, you 

2 know, it is our preference and we would ask you 

3 to -- to tell -- to tell us that this is where it 

4 needs to be, where it's shown on the site plan. 

5 And we -- and we talked about this and we've agreed 

6 to disagree and said we'll leave it up to the 

7 Planning Board. You've both arguments. Ms. 

8 Beddingfield may want to respond, but we -- but 

9 we -- we feel like it's the -- it's helpful to us 

10 to know where it's going to be, to go ahead and 

11 build it, have it done so the Perezes know where 

12 it's going to be and we can all move forward. 

13 CHAIRMAN PRICE: Well, if you're going to 

14 build a stub out that puts a slightly different 

15 perspective on it from where I was coming from. 

16 MR. STYERS: That's why I wanted to 

17 mention that to you. 

18 CHAIRMAN PRICE: But I would comment on 

19 the one in Greenville, the cross access is to the 

20 right rather than to the left as it would be in 

21 this case. 

22 MR. STYERS: That's true. That is -- 

23 CHAIRMAN PRICE: Which is -- which would 

24 not create the potential problem of a truck being 

25 in there. But, however, the second one in 
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1 Asheboro, it is to the left, but it -- it appears 

2 that there's a little more stem before you get to 

3 that left turn than it would be from where it's 

4 currently shown. And I understand your argument 

5 about having it in front of the canopy, but would 

6 there be any objection to modifying the site plan 

7 to move it a little further in so you get -- and 

8 still keep it in front of the canopy, but so you'd 

9 have a little more stem before you have -- before 

10 that left turn would be -- have to be made. 

11 I mean, you may need the consultant 

12 would -- your engineers and whatever, but -- 

13 MR. STYERS: I'll have to defer to Dwight 

14 or my clients about how far back -- you really 

15 don't want it to be parallel with those pumps. I 

16 mean, you'll -- 

17 CHAIRMAN PRICE: No, no, no. But I mean, 

18 move it back so you have just a little larger stem 

19 there -- 

20 MR. STYERS: Uh-huh. 

21 CHAIRMAN PRICE: -- to help alleviate the 

22 blockage from making that left turn. 

23 MR. STYERS: I will point out -- I hear 

24 exactly what you're saying. I will point out that 

25 on the -- the stem, it looks short there, in part 
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1 because we have the deceleration lane. There's not 

2 a deceleration lane in and out of the Greenville 

3 site, though I say that -- I have looked at it, 

4 there is a deceleration lane into the Asheboro 

5 site. 

6 CHAIRMAN PRICE: Into the Asheboro -- 

7 MR. STYERS: Yes, sir. 

8 CHAIRMAN PRICE: -- exactly like what 

9 you're proposing here. 

10 MR. STYERS: Uh-huh, yeah. 

11 CHAIRMAN PRICE: And that cross-access 

12 point is further back from that deceleration lane 

13 than what you're proposing. And I guess -- I guess 

14 our point is that we understand your concern, but 

15 it -- we would like to get -- get it a little 

16 further back to potentially eliminate that safety 

17 problem of a driver making a left turn. And I 

18 certainly understand the argument that Ramey Kemp's 

19 people made about the frequency of the turns on 

20 average, but he'll admit to you that those turning 

21 movements occur on a random basis, not a metered 

22 basis. 

23 MR. STYERS: Right. 

24 CHAIRMAN PRICE: And so, you don't know 

25 when you've got a -- a conflict. 
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1 MR. STYERS: I understand exactly what 

2 you're saying, Mr. Price. I am not -- that's going 

3 to be up to my client's call as to what's possible 

4 there. 

5 CHAIRMAN PRICE: I understand, and we're 

6 not trying to nit-pick you all over there. We 

7 want -- 
 

8  MR. STYERS: No, no, no, these are 

9 important issues.    

10 CHAIRMAN PRICE: We want this site very 

11 much and we want to cooperate with you. 

12 MR. STYERS: I think everyone wants a 

13 good site. 

14 CHAIRMAN PRICE: Absolutely. 

15 MR. STYERS: And the staff's worked great 

16 with us. Now, let me just say for the record; 

17 we've had these disagreements tonight, staff's been 

18 very good to work with us and we appreciate that. 

19 I want the record to reflect that as well. 

20 CHAIRMAN PRICE: Thank you. 

21 MR. VERNELSON: Mr. Frank, while you guys 

22 were talking we went through and tried to figure 

23 something out. Oh, by the way, I'm Dwight 

24 Vernelson with Rivers & Associates out of 

25 Greenville, North Carolina, and we're the site 
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1 engineers for this -- this particular site. 

2 Taking a quick look at it, you know, you 

3 were concerned about the -- the distance from the 

4 highway. Another thing that we feel like we can do 

5 is shift this driveway at least 10 feet further 

6 away from Highway 70 to give you a little more stem 

7 there. We feel like we can do 10. We can do more 

8 if we feel comfortable with that. We'd have to 

9 take a closer look at it. We'd like to offer that. 

10 CHAIRMAN PRICE: Can I count on your 20? 

11 And we'll negotiate. 

12 MR. VERNELSON: We'll see. According to 

13 the little scale here, 10 works really good right 

14 off the bat, but if we could stretch it out, sure. 

15 CHAIRMAN PRICE: Okay. Well, now, I've 

16 monopolized this. Are there other questions from 

17 the Planning Board members of the Applicant before 

18 we get on with these two sticky issues? 

19 MALE SPEAKER: [Inaudible]. 

20 CHAIRMAN PRICE: Well, Arby's -- 

21 MALE SPEAKER: [Inaudible]. 

22 MR. VERNELSON: The whole site -- is 

23 there anything [inaudible] about 20 feet. You 

24 could have a row of parking spaces out front. 

25 You'd have the identical setup except that main 
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1 [inaudible]. 

2 CHAIRMAN PRICE: Yeah, it's -- it's 

3 identical to the site in Asheboro and if they move 

4 it back another 20 feet you could have two cars 

5 there and the way you could make a right turn and 

6 it still wouldn't interfere and it'd still be in 

7 front of the canopy, I think. I hope at that point 

8 [inaudible]. 

9 BOARD MEMBER LEE: Are we -- are we open 

10 to discussion? 

11 CHAIRMAN PRICE: Yes, sir, you're open to 

12 discussions. 

13 BOARD MEMBER LEE: I'm [inaudible] the 

14 zone and still [inaudible] we don't know what's 

15 going next door. I like your idea of being up 

16 front. I like the driveway [inaudible] 10, 20 

17 feet, but still we can't read the future and know 

18 what's going next door. I like the idea of having 

19 a zone unless [inaudible] put the stub out, 

20 [inaudible] purchaser for the future -- 

21 CHAIRMAN PRICE: Knows exactly where it 

22 is. 
 

23   BOARD MEMBER LEE: -- and knows where 

24 it's at. [Inaudible]. 

25   BOARD MEMBER AHLERT: I can understand 
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1 their concern of where you put that stub out and 

2 [inaudible] disrupt their operations. 

3 CHAIRMAN PRICE: Absolutely. 

4 MR. STYERS: Yeah, and we -- we would be 

5 glad to have a condition worded that does 

6 affirmatively place the stub out unless it's not 

7 real clear. So, we are glad for the condition to 

8 be worded that we are obligated to put the stub out 

9 to the fence and that we are absolutely glad to 

10 modify the site plan to move that 10 feet back. 

11 Because what I've been told is that we can do 10. 

12 We wish we could do a 20, but we don't want to 

13 promise something we can't deliver. 

14 CHAIRMAN PRICE: Well, we have -- we have 

15 a 20-foot setback there to start with, so another 

16 10 would give us 30. 

17 MR. STYERS: So, I do want to say on the 

18 record we can agree to 10 feet and are ready to 

19 commit that the condition -- 

20 CHAIRMAN PRICE: At least 10 feet. 

21 MR. STYERS: Yes, sir. 

22 CHAIRMAN PRICE: And then if you can do a 

23 little better than that when you get into the 

24 thing, then you know where our concern is. 

25 MR. STYERS: We do. 



95 
 

 

1 BOARD MEMBER BIZZELL: Mr. Chair, I would 

2 like to reiterate what Jim is saying as well as 

3 what staff is saying for this zone and, from 

4 experience, it is quite common to record an offer 

5 [inaudible] cross access that does not necessarily 

6 [inaudible] location. So, I -- I don't know that 

7 we are actually asking for anything that is not out 

8 of the ordinary if we would ask for an offer of 

9 cross access [inaudible]. 

10 BOARD MEMBER AHLERT: Let me ask -- let 

11 me ask the question [inaudible]. [Inaudible] at 

12 that point where that property and [inaudible] do 

13 something there and that [inaudible] negotiated 

14 with them and one of the things I'd like 

15 [inaudible]. That's what it says [inaudible]. 

16 Because that was why [inaudible] oh no, then I 

17 don't want that. 

18 BOARD MEMBER BIZZELL: That's true, and 

19 that's -- you know, a lot of times that happens 

20 with a site plan approval. The planning staff has 

21 to step in and, you know, work that out, that 

22 compromise or whatever. 

23 BOARD MEMBER AHLERT: That's [inaudible]. 

24 BOARD MEMBER BIZZELL: Yeah. 

25 CHAIRMAN PRICE: Well, the -- the offer 
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1 of going ahead and stubbing it out, I fully 

2 understand the reasons and the other developer next 

3 door can develop around it. We've -- I was coming 

4 from the -- from the assumption that it would just 

5 be put in, in the future, but I -- as Mr. Ahlert 

6 pointed out -- 

7 BOARD MEMBER AHLERT: [Inaudible]. 

8 CHAIRMAN PRICE: -- it's certainly -- 

9 certainly eliminates the construction on Sheetz's 

10 side to go in and put it in now. So, I think the 

11 revised with the thing that it will be least 10 

12 feet further back than what is shown and additional 

13 if you can find that you can work it out, is -- is 

14 certainly a compromise that everybody seems to 

15 think we can live with. Council members, are we -- 

16 are you all in agreement? 

17 MAYOR PRO-TEM GRANNIS: We have our own 

18 set of rules [laughter]. 

19 CHAIRMAN PRICE: Okay. Mr. Ahlert? 

20 BOARD MEMBER AHLERT: Mr. Chairman, I 

21 will make a motion that we approve the site plan as 

22 presented with the conditions that staff has 

23 proposed with the modification of items four to 

24 read all [inaudible] with the exception of up to 

25 three gasoline vent-stacks which may extend to a 
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1 minimum height above the canopy as necessary to 

2 comply with the NFPA building code requirements. 

3 And -- and we ask that the developer be allowed to 

4 put in the stub out future driveway connection, a 

5 minimum of 10 feet further to the west, I believe 

6 it is, than -- 

7 CHAIRMAN PRICE: South. Oh west, excuse 

8 me, I'm sorry. 

9 BOARD MEMBER AHLERT: -- [inaudible]. 

10 CHAIRMAN PRICE: [Inaudible] okay. 

11 BOARD MEMBER AHLERT: No, it's not west. 

12 I'm sorry, that's got to be south. 

13 CHAIRMAN PRICE: Yeah. 

14 BOARD MEMBER AHLERT: South, I'm sorry. 

15 BOARD MEMBER JOHNSON: I'll second. 

16 CHAIRMAN PRICE: And we got a second by 

17 Mr. Johnson. All right. I failed to ask if there 

18 was anyone in the audience that wished to comment 

19 on this proposal before we -- before Planning Board 

20 votes on it. If there is, you can come forward and 

21 state your name for the record now. Seeing none, 

22 is there further discussion on the motion with the 

23 amended item four and what's the other one, seven? 
 

24 FEMALE SPEAKER: Seven. 

25 CHAIRMAN PRICE: As was presented in the 



98 
 

 

1 motion. 

2 MALE SPEAKER: I think Bob would like the 

3 flagpole idea [laughter]. 

4 CHAIRMAN PRICE: Well if -- 

5 BOARD MEMBER AHLERT: I'm sure there will 

6 be -- I'm sure there will be flagpoles there, too 

7 [laughter]. 

8 CHAIRMAN PRICE: All right. Hearing no 

9 discussion, all in favor of the motion let it known 

10 by saying aye. 

11 (Voice vote.) 

12 CHAIRMAN PRICE: Opposed, like sign. 

13 It's unanimous. Thank you, guys. I'm sorry we -- 

14 MR. STYERS: It's okay. Thank you. 

15 [Inaudible] the canopy, thank you very much. 

16 CHAIRMAN PRICE: Yeah, paint it sky blue 

17 and then it'll blend in. 

18 MALE SPEAKER: Just don't paint it North 

19 Carolina blue. 

20 CHAIRMAN PRICE: No, not Carolina blue. 

21 Excuse me, that's baby blue. Sky blue is a 

22 different thing. All right. That brings us down 

23 to Item C; SP 2014-61 Grifols South/East Parking 

24 Expansion, Phase 2, major site plan allowing an 

25 expansion of the parking at the Grifols Therapeutic 
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1 site. Ms. Beddingfield? 

2 MS. BEDDINGFIELD: Good evening. Emily 

3 Beddingfield with the Town of Clayton Planning 

4 Department. 

5 BOARD MEMBER LEE: I [inaudible] recused 

6 [inaudible] to the property. 

7 CHAIRMAN PRICE: Oh, Mr. Lee had an 

8 interest in the underlying property on this site, 

9 so he's asked to be -- which he has disposed of, 

10 but could have the potential look of -- 

11 BOARD MEMBER LEE: Impropriety. 

12 CHAIRMAN PRICE: -- impropriety, so he's 

13 asked to be recused, so we'll recuse him from the 

14 deliberation on this site. I thank you guys. 

15 MALE SPEAKER: [Inaudible]. 

16 CHAIRMAN PRICE: All right. Now proceed, 

17 Ms. Beddingfield. 

18 MS. BEDDINGFIELD: Thank you. Emily 

19 Beddingfield with the Town Planning Department. 

20 The Site Plan 2014-61 is a request for a parking 

21 lot at the Grifols Therapeutic Site, actually two 

22 parking lots. This is related to Phase 1 parking 

23 that came before the Board and was approved on 

24 January 27th of this year for Phase 1 of which 

25 you'll see on the site plan is sort of sitting 
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1 between these two parking lots that are currently 

2 proposed. 

3 And you can see on the screen here the 

4 parking lot area is located to the south of the 

5 existing Grifols site and encompasses two separate 

6 parcels. There are approximately seven acres that 

7 will be disturbed by these parking lots. No 

8 buildings are associated. Existing uses do include 

9 temporary buildings or trailers currently sitting 

10 adjacent to the [inaudible] that would be reviewed 

11 and replaced by this parking. There is existing 

12 parking that would be removed and, of course, 

13 vacant lanes. 

14 In total there are 639 parking spaces 

15 requested as a part of this site plan, including 12 

16 handicap accessible spaces. The reason is to 

17 support existing and future Grifols development. 

18 As we all know, Grifols continues to grow and 

19 continues to develop new buildings, one of which 

20 we're hearing about tonight and additional parking 

21 is simply necessary. And as they displace other 

22 parking and as they grow, additional parking is 

23 just necessary. And when we combine the Phase 1 

24 and Phase 2 parking we see a total of 935 parking 

25 spaces in these three areas. 
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1 Access is provided from the new improved 

2 access road off of Powhatan Road. That was 

3 included in that Phase 1. If you'll remember, the 

4 access road came up off Powhatan, included a 

5 guardhouse where they need to be let in or let out. 

6 We had a gate. And it connects into the existing 

7 internal drives in the Grifols Campus. 

8 Sidewalk is provided along this internal 

9 drive to provide safer access from the parking lots 

10 to the Grifols buildings as well as along the 

11 northern section of the parking lot, again trying 

12 to get people from their cars once they hit the 

13 edge of the parking lot they can get on a sidewalk 

14 and get towards their destination. 

15 Landscaping as proposed does meet all of 

16 the five development code requirements. Any 

17 environmental impacts, I believe, are all -- or 

18 mostly all associated with Phase 1, all appropriate 

19 permits were received from the State and copies 

20 were provided to staff for review. 

21 The Grifols site is located within the 

22 watershed protection overlay. Grifols is one of 

23 those sites that has received a special intensity 

24 application. Usually, the impervious requirements 

25 within our watershed protection overlay are quite a 
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1 bit lower than other parts of town, but for special 

2 areas we are able to grant a maximum impervious of 

3 70 percent. 

4 No signage is requested at this time 

5 to -- associated with the parking areas. So, on 

6 the screen now you can see the two proposed areas. 

7 You can see [inaudible] the access road that was 

8 part of Phase 1 that comes up and this is the -- 

9 what's called the east lot that's proposed. Here, 

10 the lighter-colored parking area, that was -- 

11 that's what's already approved and, I believe, is 

12 currently under construction and they're at least 

13 doing some site work out there. 

14 Then you have the north lot here and it's 

15 up here, [inaudible] in a moment, that we have 

16 that -- those temporary buildings and an existing 

17 parking lot that's actually being displaced and 

18 replaced. And then we've got the existing planned 

19 buildings over here and there is a parking lot over 

20 here to the west. And this block down here is the 

21 big storm water [inaudible] that you can see from 

22 [inaudible]. 

23 So, just wanted to highlight the existing 

24 conditions of the north lot. As I pointed out, you 

25 can see to the left of the [inaudible] here are a 
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1 series of buildings and there's a smaller parking 

2 lot, all of which will be going. Again, Grifols 

3 continues to build and these buildings are sort of 

4 being, I believe, encompassed into other buildings 

5 or otherwise that space is being taken care of in 

6 other areas. And then this is what that area is 

7 being replaced with, a rather large parking area 

8 utilizing some internal access drives. The area in 

9 a little bit darker gray here, that's an existing 

10 drive that actually dead-ends right there. So 

11 they're extending onto it and then continuing down 

12 to this Phase 1 driveway that will be built and 

13 then it connects on into the site. 

14 And as part of that Phase 1, one thing 

15 that we did was we asked them to consider this 

16 intersection and a stop bar was placed here to 

17 ensure safe passage from this roadway connecting 

18 them to this new drive and these parking areas. 

19 And on the screen now is the east parking 

20 lot. Again, a rather large parking lot. It 

21 connects in two locations to that access drive and 

22 people would walk from their cars or, potentially, 

23 be shuttled to the Grifols site. 

24 The proposed development is generally 

25 consistent with the Strategic Growth Plan 
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1 Objectives 2.1 and 4.3 and is consistent with the 

2 proposed land use map. It is consistent with the 

3 Unified Development Code. A neighborhood meeting 

4 was held on June 10th of this year. There was one 

5 attendee, had a couple of questions, but there was 

6 no opposition to the request. 

7 Staff is recommending approval of the 

8 site plan with the conditions as recommended by 

9 staff in the staff report. And I'm happy to answer 

10 any questions and our Applicant is in the audience. 

11 CHAIRMAN PRICE: Any questions of staff? 

12 All right. Thank you, Ms. Beddingfield. Is there 

13 someone representing the Applicant who'd like -- 

14 MR. SIMMONS: My name is Dan Simmons. I 

15 [inaudible] representing Grifols Therapeutic. As 

16 Grifols is growing, to be able to build around 

17 where the existing facilities are, we're having to 

18 displace existing parking to put buildings at. And 

19 the purpose of this land purchase that was done in 

20 this area was to add parking so that we can 

21 displace it to have more facilities on site. 

22 You've seen one coming up next in the west 

23 [inaudible] there is an additional one that you 

24 will see before the end of this year that will 

25 displace more parking. That is [inaudible] that 
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1 we're doing to try to create [inaudible] parking. 

2 I'd be happy to answer any questions you might 

3 have. 

4 CHAIRMAN PRICE: Questions of the 

5 Applicant? Just from an individual standpoint, I'm 

6 very glad to see, and I think most people in 

7 Clayton are very glad to see Grifols growing like 

8 they've grown and hope it continues -- 

9 MR. SIMMONS: I do too. 

10 CHAIRMAN PRICE: -- and we understand the 

11 need for parking. 

12 MR. SIMMONS: Thank you. 

13 CHAIRMAN PRICE: Thank you. Is there 

14 anyone in the audience who would like -- anyone 

15 else in the audience who'd like to comment on this 

16 request? All right. 

17 BOARD MEMBER BROOKS: [Inaudible]. 

18 CHAIRMAN PRICE: This is approval. This 

19 is a site plan approval and you will approve it 

20 tonight. I mean, you're approval tonight or your 

21 action on it tonight is what will -- 

22 BOARD MEMBER AHLERT: Motion to approve 

23 site plan as presented. 

24 BOARD MEMBER BROOKS: Second. 

25 CHAIRMAN PRICE: Motion by Mr. Ahlert, 
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1 second by Ms. Brooks. Is there discussion? 

2 Hearing none, all in favor let it known by saying 

3 aye. 

4 (Voice vote.) 

5 CHAIRMAN PRICE: Opposed, like sign. 

6 It's unanimous. Now, I guess you can rejoin us, 

7 Mr. Lee, unless you have an underlying interest of 

8 the property of the west -- 

9 BOARD MEMBER LEE: No, sir. 

10 CHAIRMAN PRICE: -- whereabouts -- 

11 MALE SPEAKER: [Inaudible] [laughter]. 

12 CHAIRMAN PRICE: Ms. Beddingfield? 

13 MS. BEDDINGFIELD: Emily Beddingfield, 

14 Town of Clayton Planning Department. Site Plan 

15 2014-62 is a request for a site plan to allow a new 

16 59,000 square foot warehouse building on the 

17 Grifols Campus. And, you can see in the site here, 

18 it's located on the northern or westernmost part of 

19 the site up here with Whisper Wind Road. 

20 Existing use is existing parking, so like 

21 Mr. Simmons stated, this is an example of one of 

22 those -- one of those situations where existing 

23 parking is being displaced to make way for a brand 

24 new warehouse building and that's why we saw some 

25 of that additional parking proposed in our previous 
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1 request. 

2 The building is 59,000 square foot. It 

3 is one story plus a mezzanine, so sort of two 

4 stories. It's a maximum of 32 feet in height. It 

5 includes an enclosed pedestrian corridor connecting 

6 to existing warehouses. There's actually an -- 

7 it's a covered pedestrian corridor where the 

8 enclosed corridor will be located. The enclosed 

9 corridor will provide, of course, shelter from the 

10 elements as materials or people are traveling back 

11 and forth between the -- between the buildings. 

12 The site plan includes a truck staging 

13 and turnaround area and it also includes a parking 

14 lot. Required parking is 99 spaces for the new 

15 building, but there are 195 spaces including six 

16 handicap spaces proposed. Again, that's because 

17 that existing parking lot was actually much larger 

18 and it's not just accommodating that building, it's 

19 accommodating other buildings on the site and 

20 that's why you're seeing more spaces proposed than 

21 would be technically required by that building. 

22 The access drive is off of Whisper Wind 

23 Road. There's an existing access drive that will 

24 be used to access the site. There's an existing 

25 guard shack that will be utilized. All vehicles 
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1 will pass through this guard shack. Trucks will 

2 move to the truck area and cars will move forward 

3 into the parking area. 

4 There is a sidewalk located around the 

5 perimeter of the building as well as sidewalk from 

6 the handicap parking that leads to a ramp that 

7 leads up to the rear store way [phonetic]. There 

8 was a variance approved just recently, BOA 2014-48. 

9 You'll see in the site plan that there are two 

10 locations where the side setback is encroached, and 

11 that's the area where the site abuts Hospira 

12 [phonetic]. 

13 Now, it's kind of a unique situation 

14 because those buildings are right on the property 

15 line already. So, the variance was necessary to 

16 allow that enclosed corridor to match up to the 

17 existing entranceway of an existing warehouse so 

18 they didn't have to move doors around and it's not 

19 any closer to the property line than the buildings 

20 already are. The site used to be one big site, now 

21 it's got parcel lines and different owners. So, 

22 that was necessary, but that variance was approved. 

23 The landscaping as proposed does meet all 

24 requirements of the Unified Development Code and 

25 there are no environmental impacts associated and, 
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1 as I mentioned earlier, Grifols site has received a 

2 special intensity application in the past which 

3 allows higher impervious levels. No signage is 

4 proposed at this time. Any signage will be 

5 required to be consistent with UDC requirements. 

6 So, on the screen now is the existing 

7 site. It's actually this parking area up here is 

8 where the warehouse will be located and you can see 

9 the guard shack up here at the top and then you can 

10 see this in the covered walkway that currently 

11 leads down, which is basically where that enclosed 

12 walkway is going to be. There's a little red dot 

13 walking down the walkway. And down to the south 

14 we've got Hospira's site. 

15 And then we've got the site plan overview 

16 here in yellow. It is the building footprint as 

17 well as that enclosed corridor connecting to the 

18 two buildings and those two variants, just for 

19 reference points that I mentioned, are right here. 

20 You can see it actually extend down and then 

21 actually right over here which is not building so 

22 much as it is the walkway for handicap access into 

23 the entryway. 

24 The proposed development is generally 

25 consistent with the Strategic Growth Plan 
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1 Objectives 2.1 and 4.3 and with the proposed land 

2 use map. It is consistent with the Unified 

3 Development Code. A neighborhood meeting was held 

4 on June 10th of 2014 and there were no attendees. 

5 Staff is recommending approval with the conditions 

6 as recommended by staff in the staff report. I'm 

7 happy to answer any questions. 

8 CHAIRMAN PRICE: Questions for Ms. 

9 Beddingfield? All right. Thank you, ma'am. We'll 

10 call on the Applicant. 

11 MR. SIMMONS: As you can see from where 

12 the slide was showing the existing building and the 

13 new proposed building and the part of the 

14 [inaudible] corridor -- the purpose of the corridor 

15 was in that existing warehouse to the new warehouse 

16 and for the purpose of moving in an enclosed 

17 environment, product from one to the other. 

18 This building is going to be white, just 

19 like the existing plans -- receiving building is 

20 going to be. There was some discussion with the 

21 planning staff about changing and making the wall 

22 facing 70 a little bit more attractive than just a 

23 plain white wall, but part of this design is this 

24 roof is going to slope totally from south to north 

25 so it's going to discharge the roof drain on the 
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1 north side. 

2 The purpose of that is to allow this 

3 building to be expanded again to the south and that 

4 time we will slope the roof back toward US 70 and 

5 if we do that, at that time we will try to dress up 

6 that wall that will be facing 70. That was the 

7 purpose of how we were going about designing the 

8 building itself. 

9 The other thing I want to point out is 

10 the big truck turnaround area. The drive across 

11 next to the railroad has had a lot of truck traffic 

12 parked beside it and it's gotten to be, because of 

13 the increase in production at the site, you get 

14 more trucks in and out and they there -- you 

15 have -- when the docks -- the existing docks will 

16 be backed up, they'd be parking trucks along that 

17 road and so we were trying to provide them a place 

18 to get off and create a much safer environment for 

19 traffic in and out of the site. I'd be glad to 

20 answer questions about that. 

21 CHAIRMAN PRICE: Questions for Mr. 

22 Simmons relative to the site for the Applicant. 

23 MR. SIMMONS: Thank you. 

24 CHAIRMAN PRICE: Thank you, Dan. All 

25 right. Entertain a motion; the staff has 



112 
 

 

1 recommended approval with the conditions. 

2 BOARD MEMBER COATS: Mr. Chairman, I'll 

3 make a motion to approve the conditions. 

4 BOARD MEMBER SANDAIRE: Second. 

5 CHAIRMAN PRICE: Second by -- Mr. Coats, 

6 second by Jean. Is it -- is it discussion? 

7 Hearing none, all in favor let it known by saying 

8 aye. 

9 (Voice vote.) 

10 CHAIRMAN PRICE: Opposed, like sign. It 

11 passes unanimously. That brings us down to Item 7, 

12 informal discussion and public comment. Is there 

13 anyone that would like to make any comment or 

14 any -- any -- you may bring up any issue to the 

15 Planning Board tonight? Hearing none, we'll move 

16 on to Item 8 which is adjournment. 

17 MALE SPEAKER: So moved. 

18 CHAIRMAN PRICE: Second. We can go home. 

19 Thank you for your attention of a lengthy meeting. 

20  

21   

22 

23 

24 

25 


	AGENDA
	CLAYTON PLANNING BOARD MEETING
	AUGUST 25, 2014
	6:00 PM
	TOWN COUNCIL CHAMBERS
	111 E. SECOND STREET
	For Information: (919) 553-5002
	I. CALL TO ORDER
	II. ADJUSTMENTS TO THE AGENDA
	III. APPROVAL OF MINUTES FROM THE JUNE 23, 2014 MEETING. (JULY 28, 2014 MEETING MINUTES WILL BE APPROVED AT THE SEPTEMBER MEETING)
	IV. REPORTS AND COMMENTS
	V. OLD BUSINESS
	VI. NEW BUSINESS
	VII. INFORMAL DISCUSSION AND PUBLIC COMMENT
	VIII. ADJOURN
	3. SP 2014-81 Leesh Mgmt - New office at 108 Butternut Lane.pdf
	Staff Report - SP 2014-81docx.pdf
	3. All roof mounted and ground mechanic equipment must be completely screened from view.
	4. A Zoning Compliance Permit shall be required prior to issuance of any building permits.
	5. A wastewater allocation request shall be submitted and approved, and utility fees shall be paid to the Town, prior to issuance of any building permits.
	6. Utility construction plans shall be approved by the Public Works Department prior to issuance of building permits.
	7. All signage shall require a sign permit from the Planning Department and shall meet standards of the Unified Development Code.

	Blank Page
	Blank Page
	Blank Page
	Blank Page
	Blank Page




