STILLWATER PLANNING COMMISSION SUMMARY
REGULAR MEETING OF JANUARY 16, 2018
IN ACCORDANCE WITH THE OKLAHOMA OPEN MEETING
LAW, THE AGENDA WAS POSTED JANUARY 12, 2018 IN THE
MUNICIPAL BUILDING AT 723 SOUTH LEWIS STREET

MEMBERS PRESENT

STAFF PRESENT

Brad Rickelman, Chair
Ariel Ross, Vice-Chair
Dusty Lane, Member
Mike Buchert, Member
Cindy Thielman-Braun, Member

Dennis McGrath, Assistant City Attorney
Paula Dennison, Development Services Director
Lanc Gross, Development Review Manager
Patty Evans, Planner II
Ashley Camren, Administrative Assistant

MEMBERS ABSENT

1.

CALL MEETING TO ORDER.

Chair Rickelman called the meeting to order at 5:30 PM.
2.

LAND USE ITEMS FOR DISCUSSION AND POSSIBLE ACTION:
a. E&M Stillwater, LLC, PRELIMINARY PLANNED UNIT DEVELOPMENT AND MAP AMENDMENT (PZ17 2183), requesting review and approval of a Preliminary Planned Unit Development to
-

property addressed as 1220 W. 12 th Avenue and to rezone property from RSS (Residential SingleFamily Small-Lot) to 0 (Office) and CS (Commercial Shopping) zoning districts. This item was
tabled from the 12.19.2017 Planning Commission meeting and again at the 01.02.2018
Planning Commission meeting at the applicant's request.
Lanc Gross, Development Review Manager, presents staff's report and findings.
Lanc asks if there are any questions for him.
Commission Lane asks if the access off of 11 th Avenue will be for emergency vehicle use only or if it will
allow for public access.
Lanc responds that the applicant could verify. The applicant speaks from the audience and advises that
they are willing to do whatever is needed for this access.
Commissioner Buchert states that the connection should be for emergency vehicle use and access only.
Commissioner Lane states that he was only concerned with added traffic from that access point.
Commissioner Buchert agrees and asks about the 12 th Avenue overlay plan and what the
recommendation was for this property.
Lanc responds that the north half of the property is to be "neighborhood conservation" and the south
half is to be "mixed use".

Stillwater Planning Commission Meeting Summary
January 16, 2018

Page 2 of 6

Commissioner Thielman-Braun asks for clarification regarding the zoning comparison chart and the
setback requirements in regards to the pharmacy from 12 th avenue.
Lanc advises that the setback would be 15 feet.
Commissioner Thielman-Braun asks if that would be a zoning variation.
Lanc responds, yes, that it would be a 5 foot deviation.
Commissioner Thielman-Braun asks about the drainage issue regarding self-storage ensuring no offsite
effects and what the flow and volume is.
Lanc responds that he does not know what the flow and volume is but the applicant intends to file a
LOM-R to get the property out of the floodplain.
Commissioner Buchert states that a LOM-R does not address the detention issue.
Commissioner Thielman-Braun states that the LOMA-R will engineer the property up out of the floodplain
but is concerned as to what extent the property owner will have to have self-storage. She goes on to say
that it may not have to be resolved before permits are issued but the property owner should have some
sense of where the storage will go and how that will affect their site as this would affect the site plan and
the property owner should know how this is going to affect offsite properties.
Chair Rickelman asks if there are any other questions for staff.
Commissioner Thielman-Braun states that a 6 foot privacy fence is proposed and asks what the zoning
requirement calls for in this regard and if that provides adequate sound protection to the residents
around the site.
Lanc responds that the zoning requirement is for a 6 foot fence when it is next to residential uses and
there is also landscaping and that the duplexes are also set a bit further back from the property.
Commissioner Thielman-Braun asks how far it is from the corner of the proposed pharmacy to the
duplexes and asks since the pharmacy is to have a drive-thru, if it will provide "stacking" and on what side
the drive-thru will be located.
Lanc advises that the drive-thru will be located on the north side of the building and "stacking" will occur.
Chair Rickelman asks if there are any other questions for staff; none respond.
Chair Rickelman opens the public hearing and asks if there is anyone who would like to speak in favor of
the item.
Mr. Stephen Gose of Gose & Associates, 113 E. 8 th Ave, comes to speak on the following:
•

Speaking on behalf of the applicant.

•

The engineer for the project.
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•

Advises that they are being heard at the Planning Commission at this stage as some in the
neighborhood wanted to see what was being proposed for the site.

•

Provides brief explanation in regards to the setbacks.

•

Advises that they intend on taking the drainage issue to the Board of Drainage Appeals and they
currently have an Earth Change / Floodplain Development Permit in regards to fill but that the
compensatory storage will be addressed before they move forward.

•

Advises that he is available for any questions.

Chair Rickelman asks if there is anyone else who would like to speak in favor; none respond.
Chair Rickelman asks if there is anyone who would like to speak in opposition of the item.
The following come to the podium to voice their opposition:
•

Michael Oliver, 1123 S. Gray

•

Allen Brunken, 2820 W. 15 th Avenue

•

Shirley Weeks, 71 University Cir

•

Deena Atwood, 1324 W. 11th

The following are the concerns provided:
•

Code violations.

•

Possible future violations in regards to the overlay districts.

•

Vacant buildings in the area.

•

Drainage issues.

•

Increased traffic due to businesses in a residential neighborhood.

•

Concerns that the development does not fit in the comprehensive plan.

•

Commercial uses and curb cuts on the north side of 12 th Avenue.

•

Safety in regards to traffic and children.

Chair Rickelman asks if there is anyone else who would like to speak in opposition; none respond. Chair
Rickelman closes the public hearing and asks for staff's alternatives.
Lanc presents alternatives which are:
1. Accept staff findings and recommend that the City Council approve the proposed Preliminary
2.

PUD as presented.
Recommend that the City Council approve the proposed Preliminary PUD with identified

3.

changes.
Find that additional information and/or discussion is needed prior to making a recommendation

4.

and table the request to a certain date.
Find that the proposed Preliminary PUD does not meet the review criteria and is not an
appropriate use for the property and recommend that the City Council deny the Preliminary PUD.

Chair Rickelman asks if there are any additional questions for staff.
Commissioner Buchert asks what was recommended to the City Council for the "mixed use" overlay and
states that he understood that there was not to be drive-thru pharmacies in the "mixed use" overlay.
Lanc responds, yes.
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Vice-Chair Ross asks what the status is for this property in regards to the overlay and how it will be
applied.
Lanc advises that the PUD will go on to City Council and will not be a part of the overlay.
Vice-Chair Ross asks if this is true because the PUD was on file before the overlay went into effect.
Lanc responds, yes.
Commissioner Thielman-Braun asks if the overlay is approved at this time.
Commissioner Lane asks if the overlay has had all the readings done.
Paula Dennison, Development Services Director, advises that the text establishing the overlay language of
law is part of city code, the second reading has occurred, and it has been published in the newspaper of
general circulation. The text is available and the next step is the application of that text to individual and
specific properties. This hearing will occur at the February 6 th Planning Commission meeting with a
recommendation to go before the City Council on March 5 th . The law has not yet been applied to any
specific properties.
Commissioner Thielman-Braun states that this is consistency zoning.
Commissioner Lane asks if the Planning Commission made a recommendation regarding curb cuts on 12 th
Avenue to City Council for the overlay districts or if this was applied by the City Council.
Paula states that she does not recall specifically but that it was recommended language from the
neighborhood group as part of the overlay consideration.
Commissioner Buchert states that access to the development would need to come from 12 th Avenue and
require a curb cut.
Chair Rickelman asks if there are any other questions for staff; none respond. Chair Rickelman asks if
there is any discussion among the Commissioners.
Commissioner Lane states that he has done work in Edmond Oklahoma and that there was a similar
situation as this and that it seems to work well. He states that 12 th Avenue is a major thoroughfare
through Stillwater and that the developer has worked to make sure that the traffic from this
development would be directed only from 12 th Avenue and not through the neighborhood.
Commissioner Lane states that the 11 th Avenue access needs to be maintained for emergency vehicle use
only and supports the item.
Commissioner Buchert offers examples of ways to maintain the 11 th Avenue entrance in regards for no
public access.
Commissioner Lane states that he wants to make sure that emergency safety and access is maintained.
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Commissioner Buchert states that the floodplain issue is something city staff will go through and as the
City of Stillwater ordinances are clear on what is required and has confidence that city staff and the
applicant can work through those requirements. Commissioner Buchert goes on to state that his concern
is the overlay recommendation versus the PUD request.
Chair Rickelman asks what would alleviate Commissioner Buchert's concerns.
Commissioner Buchert states that he wishes to hear from the other Commissioners.
Commissioner Thielman-Braun asks if the "mixed use" overlay would support true mixed use such as a
pharmacy in the front and then housing in the back.
Commissioner Lane states that in the beginning this was the idea but was not taken any further.
Vice-Chair Ross states concerns regarding the consideration of the overlay and the PUD in regards to the
overlay discussions.
Commissioner Buchert states that he doesn't have an issue with the pharmacy location but has concern
as to whether the PUD should be applied to the whole property or just the south portion along 12 th
Avenue.
Commissioner Lane states he is opposed to one property having two separate uses and that it may have
been an oversight on the Planning Commission's part for the overlay.
Commissioner Thielman-Braun states that it wouldn't end up conforming to site plans.
Commissioner Buchert states that this is what was recommended to the City Council and has merit.
Mr. Stephen Gose of Gose and Associates, 113 E. 8 th Avenue, requested to return to the podium to
answer questions. Chair Rickelman asks if any of the Commissioners have concern with this; none
respond.
Mr. Gose returns to the podium to offer clarification and answer questions posed by the Planning
Commissioners. Mr. Gose advises that part of the reason the multi-family option went away was due to
multiple complaints from the neighborhood regarding multi-family and that it would provide a nonconforming lot and provide room for 1 house on the north side of the property. Mr. Gose states that
several people from the neighborhood advised that they would prefer office to multi-family as they
would be able to know that in the evenings the doors would be locked and there would be no people
there with potential rentals and the possibility of more noise and traffic in the evenings.
Mr. Gose asks if there are any other questions for him; none respond.
Commissioner Lane states that unless there is further discussion he would like to make a motion.
Commissioner Thielman-Braun states that she went out and physically looked at the site and her initial
feeling was that with all the medical offices that it made sense but with the comments received by the
citizens if more commercial is actually needed in this community of existing homes and what would the
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impact of this development have on the neighborhood. She states support with the overlay supporting
something for the front part but is otherwise opposed.
Commissioner Lane moved to accept findings and recommend that the City Council approve the
proposed Preliminary PUD as presented with the condition that the 11 th avenue access be restricted to
emergency vehicles only.
Commissioner Buchert requests an additional requirement of an 8 foot privacy fence instead of a 6 foot
privacy fence.
Dennis McGrath, Assistant City Attorney, advises that if Commissioner Lane withdrawals his motion he
can then form a new motion with Commissioner Buchert's additional stipulation.
Commissioner Lane moved, Commissioner Buchert seconded to accept findings and recommend that the
City Council approve the proposed Preliminary PUD as presented with the condition that the 11 th Avenue
access be restricted to emergency vehicles only and an 8 foot privacy fence be constructed in lieu of a 6
foot privacy fence.

Roll call:

Rickelman
Yes

Ross
No

Lane
Yes

Buchert
Yes

Thielman-Braun
No

Time: 50 minutes
3. APPROVAL OF THE MEETING SUMMARY FOR DISCUSSION AND POSSIBLE ACTION:
a.

Approval of the regular meeting summary of January 02, 2017.

Commissioner Lane moved, Vice-Chair Ross seconded to approve the regular meeting summary of January
02, 2018.

Roll call:

Rickelman
Yes

Ross
Yes

Lane
Yes

Buchert
Yes

Thielman-Braun
Yes

Time: 1 minute
4.

MISCELLANEOUS ITEMS FROM STAFF FOR DISCUSSION AND POSSIBLE ACTION:
a. Next Planning Commission meeting February 06, 2018.

5.

ADJOURNMENT

ADJOURNMENT. This regular meeting of the Stillwater Planning Commission was called for adjournment
by Commissioner Buchert, seconded by Commissioner Lane at approximately 6:20 PM on January 16,
2018 with all members present in agreement, the next regularly scheduled meeting will be held February
06, 2018 at 5:30 p.m. in the City Commission Hearing Room, Municipal Building, 723 S. Lewis Street.
Prepared by —As ey Camren, A ministrative Assistant
Approved by Stillwater Planni Commission

