
113 East 8th Avenue, Stillwater, OK 74074 | 405.743.4907 | gose@gose associates.com

www.gose associates.com

January 26, 2018

Board of Adjustment

City of Stillwater

723 South Lewis Street

Stillwater, Oklahoma 74074

RE: Variance Request – 23 139(d)

1124 West McElroy Road

Dear Board members,

Our Client, The Baptist General Convention of the State of Oklahoma, is requesting a variance to

portions Section 23 139(d) of the City Code for the development of the proposed Baptist Collegiate

Ministry project at 1127 West McElroy Road. The variances sought are to the building height and the

building setbacks and are outlined separately below.

The legal description of the subject property is “Lots 36, 37, 38, and 39, Hillcrest Heights Addition”.

A building height variance to 23 139(d)(1) to allow a 45 foot tall building, in excess of the 35 feet

allowed by code, is being requested.

In accordance with the requirements for the following support information is being provided.

“The application of the ordinance to the particular piece of property would create an unnecessary

hardship.”

The programing of the building has dictated the building size with a worship space on the

second floor. In order to get the appropriate clearances and to mimic the architecture and

scale of nearby university buildings, a 45 foot building height is necessary as measured from

the main level to the highest most exterior portion of the building. Many portions of the

building will be at or below 35 feet in height relative to the McElroy Road frontage.

“Such conditions are peculiar to the particular piece of property involved.”

It is necessary for these types of facilities to be as near as possible to campus and this parcel

is one of the few that was available for development in this manner. Without the flexibility

granted in the Form Based Code areas to the east and south of the OSU campus, the request

for a height variance becomes necessary. The HR – High Rise District, is the only residential

district with a height allowance that would work for this use, and to go to a commercial zoning

district would require a CS Commercial Shopping, or greater district designation.
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“Relief, if granted, would not cause substantial detriment to the public good, or impair the purposes

and intent of the ordinance or the Comprehensive Plan.”

The 2030 C3 Plan calls for this area to be Low Density, in which public uses such as places of

worship are acceptable. The proposed request should not be detrimental to the public good

and surrounding neighborhood as this height variances will allow vertical development as

opposed to horizontally moving the building further out into the surrounding area. This height

requests should not adversely affect the surrounding properties and will not impair their

future development. There is already a 2 story apartment building to the east that fronts two

streets at its southeast corner.

“The variance if granted, would be the minimum necessary to alleviate the unnecessary hardship.”

The variance request for the building height the minimum necessary to alleviate the hardship.

A building setback variance to 23 139(d)(2)a and 23 139(d)(2)b for the west, south, and east

frontages is requested.

West (Lincoln Street)

Front

South (McElroy Road)

Front

East

Side

Code

Required

20 ft 20 ft 18 ft (10 ft plus 3 ft

for second story)

Requested 10 ft 15 ft 10 ft

In accordance with the requirements for the following support information is being provided.

“The application of the ordinance to the particular piece of property would create an unnecessary

hardship.”

This is a unique property in that it is a corner lot and therefore has greater setback

requirements on the south (McElroy Road) and west (Lincoln Street) frontages. The east

property line is also unique in that it abuts the property line for a two story apartment project

with parking immediately adjacent to the property line as opposed to buildings. The

programing of the building has dictated the building size and to encourage the development

of a “gateway” project near this portion of the OSU campus, it is desired to have the buildings

moved as close to the street frontages as possible, to showcase the building as opposed to

parking lots.
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“Such conditions are peculiar to the particular piece of property involved.”

As discussed in the above section, these conditions are unique to this particular piece of

property based on its location as a corner lot.

“Relief, if granted, would not cause substantial detriment to the public good, or impair the purposes

and intent of the ordinance or the Comprehensive Plan.”

The 2030 C3 Plan calls for this area to be Low Density, in which public uses such as places of

worship are acceptable. The proposed requests should not be detrimental to the public good

and surrounding neighborhood as these setbacks variances will move the buildings closer to

the street, creating very pedestrian friendly environment at this location. The front door of

the building will be a prominent and welcoming feature. These setback requests should not

adversely affect the surrounding properties and will not impair their future development. This

project is also proposing the addition of a concrete curb and gutter and sidewalks along its

Lincoln Street frontages to improve the visual aspect of the roadway, the drainage, and the

access.

“The variance if granted, would be the minimum necessary to alleviate the unnecessary hardship.”

The variance request for the setbacks is the minimum necessary to alleviate the hardship.

Should you have any questions please feel free to contact me at 405.743.4907

Sincerely,

Gose & Associates (CA #1604)

Stephen C. Gose, P.E.

Project Manager

cc: Scott Phillips, The Baptist General Convention of the State of Oklahoma

Justin Beaty, Wynn Construction Company, Inc.

Michael McCoy, Michael McCoy Architects


