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City of Jonesboro City Council
Staff Report — RZ09-14: Tefco, LLC

Huntington Building - 900 W. Monroe
For Consideration by the Council on August 18, 2009

REQUEST: A recommendation by MAPC to rezone property containing 1.59 acres more

or less.
PURPOSE: To rezone a tract of land from R-2 to C-4 LUO- Automated Carwash.
APPLICANT: Brad Vaden, 5195 Pear Orchard Dr., Little Rock, AR 72206
OWNER: Tefco, LLC, 601 S. Church St., Jonesboro, AR 72401
LOCATION: 726 Southwest Drive (Between Haywood Dr. & Culberhouse St.)
SITE Tract Size: 1.59 Acres
DESCRIPTION: Frontage: Southwest Drive: 301.3 ft.

Haywood Dr.:  129.82 ft.

Topography: Gently sloping from Southwest Drive.

Existing Dvipmt: Vacant/Apartments were demolished
SURROUNDING ZONE LAND USE
CONDITIONS: North: R-2 Multi-Family Residential

South: R-1 Single Family

East: R-1 First Presbyterian Church

West: R-2 Jonesbhoro Healthcare Center (Elderly)
HISTORY: Willows Apartment: structures on subject site were demolished previously.
ZONING ANALYSIS: City Planning Staff has reviewed the proposed development and offers

the following findings.

COMPREHENSIVE PLAN FUTURE LAND USE MAP

The 1996 Comprehensive Plan Future Land Use Map which is outdated shows the area recommended as
Thoroughfare Commercial. This designation typically includes new and existing major strips of a
neighborhood or community type and scale. This classification corresponds to the C-3 Commercial
Zoning District. This area is currently being restudied by the Land Use Advisory Committee.

This area is under restudy by the Land Use Advisory Committee, and updates are forthcoming for
adoption in the very near future. The site is situated on a five lane highway, and is across from single
family homes; which is not reflective of good land use principals. Ideally this corridor should be
thoroughfare commercial.

Approval Criteria- _Section 14.44.05, (5a-g)- Amendments:




The criteria for approval of a rezoning are set out below. Not all of the criteria must be given equal
consideration by the planning commission or city council in reaching a decision. The criteria to be
considered shall include but not be limited to the following:

(@) Consistency of the proposal with the Comprehensive Plan

(b) Consistency of the proposal with the purpose of the zoning ordinance.

(c) Compatibility of the proposal with the zoning, uses and character of the surrounding area;

(d) Suitability of the subject property for the uses to which it has been restricted without the
proposed zoning map amendment;

(e) Extent to which approval of the proposed rezoning will detrimentally affect nearby property
including, but not limited to, any impact on property value, traffic, drainage, visual, odor, noise,
light, vibration, hours of use/operation and any restriction to the normal and customary use of the
affected property;

(f) Length of time the subject property has remained vacant as zoned, as well as its zoning at the
time of purchase by the applicant; and

(9) Impact of the proposed development on community facilities and services, including those
related to utilities, streets, drainage, parks, open space, fire, police, and emergency medical
services.

Aerial Map/ Vicinity Map




Findings:

The subject site is located on Southwest Drive (US 49) just directly north of the 1-63 Bypass along a 5 —
lane major arterial, having a traffic count volume of about 20,000. The applicant has proposed a limited
use overlay submittal which affords the Commission and Council an opportunity to consider any
negative impacts on the surround residential uses abutting this site.

The proposal is for an automated carwash facility that will be fully operated by a staff. There will be no
self-service carwash bays. The facility will also be operated within a controlled set of hours: 8:00 a.m.
to 7:00 p.m. Monday through Saturday, with the consideration of daylight savings time. This will
prevent any noise nuisances during night hours. A gate locking plan of action should be demonstrated by
the applicant.

MAPC Recommendation: Hearing Date: July 11, 2009- Record of Proceedings

RZ 09-14 Brad Vaden/Tefco,LLC owners requests rezoning from R-2 Multi-family to
C-4 LUO (automated Carwash) for 1.59 acres located at 726 Southwest Dr.

Mr. Don Parker: He represents the proponents- Team Clean Carwash Brad Vaden and Bill
Vaden. Team Clean owns the carwash at Nettleton & Stadium Blvd. They own and operate one
in Little Rock and the one in Millington. They have progressed in their design.

We are requesting a change in Zoning to a C-4 L.U.O. for a Carwash As you can see this
property is bounded on the north by the same owner and you will remember this site as The
Willow Apartments; the buildings that were demolished; to the west, there is R-2  Jonesboro
Nursing Home. They are supportive of the rezoning. The property to the east is R-1 Single
Family across Southwest Dr. is single family residential and banks to the south. This rezoning
is consistent with the Land Use Plan of 1996, and the area is currently under restudy by the
Land Use Committee, and staff has stated that this area will most likely remain thoroughfare
commercial.

We held a neighborhood meeting on August the 3™ and there were 12 in attendance and (4)
from nursing home. No one from the church or banks attended. | have the letter that we sent.
Some are here.

In the neighborhood meeting concerns of noise, aesthetics and traffic on Haywood were raised.
On the original application, the concept was for the entrance and exit to come out off of
Haywood. Concerns of the traffic and the orientation of the vacuums were raised. So, Mr.
Vaden went back to the architect and turned the building parallel to Southwest drive and
relocated the vacuums in the rear. (see alternatives). We have maintained an entrance on
Southwest Drive, and we are building a ¥z Million Dollar facility and creating 6 jobs.

There are security questions raised by neighbors; we will have 16 surveillance cameras and it
will be locked and closed after hours, with no loitering allowed or tolerated. On Nettleton and
Stadium that facility is locked down with the electric turn off to the vacuums. With the Staff
recommendation and stipulations, the applicant has no problems and we asked that if this is
approved- in the summer we be allowed hours until 8:00 PM for daylight savings time.

Opponents:

Lee Turner, 731 Southwest Drive; He lives across from site. In the meeting the members were
opposed to this carwash and we are a residential area with R1/R2 zoning; the nursing home
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where the folks live there and with the church it’s a quiet neighborhood. A carwash is not an
asset; | am opposed.

Four persons in opposition were present.

Shirley Anderson, 805 Southwest Drive: As | stand, my driveway is flush with Haywood Drive.
What about the traffic? | know how it is for the apartments and for the nursing home. It is bad in
bad weather. | stand on the fence with this issue. | have a question- it was stated that area is
under restudy and updates are forthcoming for the site; and it is along a 5-lane highway, and is
across from single homes. It was stated that this is not reflective of good land use planning
principals. What does this mean?

Mr. Spriggs stated that this area was studied in the Jonesboro Comprehensive Plan of 1996, and
was recommended for Thoroughfare Commercial by the committee team. Typically along a 5-
lane highway, it is true that you would find more of your commercial uses and then more of a
transition would be provided deep into the residential areas.

It is different when the residential preceded the development of a highway, and | am not blaming
one or the other; it is not an ideal situation because of the high volume traffic and because you
have single family facing commercial, there is no room to provide a buffer or transition to the
residential abutting. | wasn’t negatively speaking in part towards the residents living there, but
it is not typical in land use practices to see that.

The committee is re-studying the Land Use Map and we have provided those meeting dates and
time to you and there after Council will make the final decision. The Committee has reviewed
the various areas and this area will most likely be approved as thoroughfare commercial, but the
single family existing will be taken into consideration.

The properties that are currently zoned residential can remain as-is from this point on forward;
unless the property owners wanted to sell and wanted to rezone their properties- they could
market and petition to rezone the property according to the adopted Land Use Map and be
considered for commercial use. The Land Use will not dictate your actual use of your property
but if you decide to market your property for resale, you will have that opportunity to rezone to
commercial.

Mr. Spriggs continued in the Staff summary stating that he had weighed all of the concerns
regarding the surrounding residential. With the amount of detail that went into the plan, in
terms of the hours of operation, and the flow of the traffic, we felt it could be implemented in
such as way with MAPC stipulations to address all concerns. We initially placed a landscape
buffer/screening condition with the first proposal having the vacuums facing the residences; but
that has been revised. Staff would support the new layout. There are six stipulations:

1.  That the facility shall be managed and operated during hours limited to 8:00 a.m. to
7:00 p.m. (extended until 8:00 p.m. during daylight savings time zone). The facility shall
be locked from public use beyond said hours.

2. That the final site plan shall be reviewed and approved by the MAPC prior to permit
issuance. Such submittal shall include architectural and engineering drawings.

3. That a final landscaping plan shall be submitted for approval by the MAPC showing
landscaping and fencing.



4.  That prior to the final permit approval, all plans and construction documents shall
satisfy all city, state and local agency approvals regarding infrastructure.

5. The far Northeastern drive shall be utilized solely for emergency purposes only.

6.  That a final lighting plan be submitted showing maximum levels at the property lines at
0 ft. candles.

Mr. Kelton asked if the trash receptacles were included in the concept? Mr. Parker stated that
they will be coming back with a complete site plan for review. Mr. Kelton commented how
people pull up to the vacuums and throw trash at it. We need to know that it will be properly
handled.

Mr. Parker: At the Nettleton/Stadium location, I use it frequently and it is maintained in a trash-
free manner; they have employees out there cleaning constantly.

Mr. Kelton: This blue roof is it what you use on all your buildings, can you use something more
earth tone? Mr. Vaden stated that it is the same.. the one now at Stadium is red; it matches our
logo.

Mr. Hoelscher asked about the emergency exit lane that is shown off of Southwest Dr.; is it
needed? (Alternate B). Its more of a question for the planner, will you want to limit site access
off of Haywood Drive and not have the one on Southwest Dr.

Mr. Spriggs stated that had this same issue while reviewing a similar carwash, and its more of a
design standard issue. Once a vehicle is in the flow, and the patron enters the gate, you can not
back up or you may have an emergency and need to exit without going through the building.
We’ve been told this by the designers.

Mr. Parker: there is an emergency exit off to Stadium at the other location. Mr. Vaden
explained that sometimes a pick-up truck may come in with chemicals that are unsafe and has to
exit.

Mr. Day: Asked about the gate in the rear? Mr. Vaden stated that it is specifically automated for
the patrons of the vacuum to make sure traffic flows in proper direction. On Option B you have
the entrance and exit off of Haywood. Alternate A, it is the customer’s exiting. It keeps them
from mistaking it as an entrance and going to the vacuum first.

Sue Parkinson; Southwest Drive; Stated that no one has mention the apartments with children
riding the bicycles, and | worried about the carwash and the children. Mr. Day stated that with
that being said we don’t have the secondary access to the apartments as far as site development.
We don’t have the same fire department access.

Mr. Spriggs stated that we can have the fire department review this, | believe that there was an
access drive that went on to Craighead. Ms. Parkinson stated that the Church closed that exit.
Haywood is a private drive.

Mike Fischer, one of the owners- Off of Haywood Dr., there is an entire loop, the other drive
that went to Craighead Rd., and the Presbyterian Church put a temporary barrier there. Right
now there is not a throughway. This property if rezoned will have to meet the fire code
standards. Question was asked does the church own it? Mr. Fischer stated they owned the
property on both sides and he is not sure. He commented on the traffic count to be about 25 to
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30 cars a hour. The banks run 250 cars per hour. Mr. Day we are taking out one of the exits.
Mr. Fischer stated that there are 3 but there will be 2 remaining.

Mr. Spriggs stated that we are getting into site plan issues. We can have the final plan come
back and reviewed by the fire department. There are other options to tie into the carwash
drives.

Mr. Parker stated that Mr. Vaden is open to a taller fencing with the children concerns.
Mr. Tomlinson made a motion to approve the zone change with the recommended staff
stipulations, and change in hours (see 6 stipulations above). Motion was seconded by Mr.
Halsey.

Action: Mr. Tomlinson- Aye, Ms. Norris- Aye; Mr. Halsey- Aye; Mr. Kelton- Aye; Mr.
Hoelscher — Aye. Case Approved.

Conclusion

The MAPC and the Planning Staff recommends approval to City Council for a change from R-2 Multi-
family to C-4 L.U.O. Automated Carwash, with the following stipulations being met by the developer:

1. That the facility shall be managed and operated during hours limited to 8:00 a.m. to 7:00
p.m. (extended until 8:00 p.m. during daylight savings time zone). The facility shall be
locked from public use beyond said hours.

2. That the final site plan shall be reviewed and approved by the MAPC prior to permit
issuance. Such submittal shall include architectural and engineering drawings.

3. That a final landscaping plan shall be submitted for approval by the MAPC showing
landscaping and fencing.

4. That prior to the final permit approval, all plans and construction documents shall satisfy
all city, state and local agency approvals regarding infrastructure.

5. The far Northeastern drive shall be utilized solely for emergency purposes only.

6. That a final lighting plan be submitted showing maximum levels at the property lines at 0
ft. candles.

Respectfully Submitted for Council Consideration,

Otis T. Spriggs, AICP
Planning & Zoning Director



SilePhotographs

View Looking Northeast from site

View Looking Southeast from site




View Looking Southwest

View Looking west towards site




View looking southwest on Hwy. 49 towards 1-63

View looking easterly from the site




View looking easterly from apartments towards site
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