
 

STILLWATER PLANNING COMMISSION SUMMARY 
REGULAR MEETING OF December 17, 2019 
IN ACCORDANCE WITH THE OKLAHOMA OPEN MEETING 
LAW, THE AGENDA WAS POSTED December 10, 2019 IN THE 

MUNICIPAL BUILDING AT 723 SOUTH LEWIS STREET 
 

MEMBERS PRESENT STAFF PRESENT 
Mike Buchert, Chair       
Brad Rickelman, Vice Chair 
Mike Shanahan, Member 
Vicky Jerome, Member  
Brett Allred 
 

Dennis McGrath, Assistant City Attorney 
Lanc Gross, Development Review Manager 
Rian Harkins, Senior Planner 
Chelsey Jones, Administrative Assistant 
 

MEMBERS ABSENT 
 

 
 

  
1. CALL MEETING TO ORDER. 
 
Chair Buchert acknowledges the new Planning Commissioner and asks him to intruduce himself.  
 
Commissioner Brett Allred intruduces himself and says that he is a lifelong Stillwater resident. He is honored to 
be appart of the Stillwater Planning Commission and this is something he takes very seriously and looks forward 
to working with the citizens of Stillwater to make this community better than it already is. 
 
Chair Buchert thanks Commissioner Allred and then goes over a brief summary of how the meeting will take 
place.  

 
2. PUBLIC HEARINGS: 

 
a. The Sticks, LLC, PRELIMINARY PLAT (SUB19-19), requesting review and approval to create a 

residential subdivision named “THE STICKS” creating 19 residential lots and two (2) outlots 
on property currently addressed as 821 N. Main Street in the Residential Single Family Small 
Lot (RSS) district.  Harkins   

 
Rian Harkins, Senior Planner reads the revised staff report for SUB19-19. Rian Also mentions that you 
this may look familiar since there was a rezoning case that came before the Planning Commission to 
rezone it to RSS. Rian introduces the applicant. 
 
Kelly Harris, Keystone Engineering 923 S Lowry Kelly handed out an updated Preliminary Plat that she 
said was submitted to city staff on the 10th and that it looked like the report in the packet was written 
on the 6th so there have been some changes.  
 

 Already platted with 14 lots proposing with 19 lots 

 6-7 will access the internal streets, 1 of those has access to the proposed street and the 
existing west street so she doesn’t know where they will want their driveway. 

 The remaining 12 lots will access the existing streets meaning their driveways will just front 
out to those existing streets on the north and east sides. 

 Referencing the preliminary plat she mentions that they have addressed the comments 
received from staff. 

 Layout does address street width and emergency access turn-a-round  

 The storm water drainage design has also been accepted by staff. 
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 External streets on the north and East sides where 12 of these lots will tie into are narrower 
than current city standard. They are currently 18ft wide which is 2ft wider that city standard 
alley which is 16ft. There are several subdivisions and even a parking garage that access 
directly to alleys. 

  Arbor Village has 29 lots that access directly onto a 16ft wide alley, Camden Pond has 
another 10 lots, one of the elm place apartment complexes that has 458 parking spaces in 
their parking garage, all of those spaces let out onto a 16ft alley. 

 This property is already platted currently there are 14 lots within the property, 8 of those 
could apply for a residential building permit tomorrow and directly access those streets.  

 
Chair Buchert asks if there are any questions for the applicant; none speak. Chair Buchert opens the 
Public Hearing and asks for anyone that would like to speak in favor of the item; none. Chair Buchert 
asks if there is anyone who would like to speak against this item; 
 
Michael Banks, 123 Randolph Ct. Comes to the podium and reads the letter that was previously 
submitted to the Planning Commission which mentioned the following points. 
 

 They City should obtain the right-of-way for the east half of Lewis Street from McElroy to the 
North edge of the Watson Height Addition 

 The City should complete the sewer infrastructure to accommodate the addition with final 
resolution to their current concerns 

 The City or Developer needs to bring Tyler and Lewis Street up to City Standards for paved 
streets 

 Eliminate all street parking on both Tyler and Lewis and on Main from McElroy to Hartman 

 The developer needs to modify the plat to provide adequate parking for 911 N Main  

 Outlots by connecting them to current lots as to prevent poor maintenance and upkeep of 
those outlots.   

 
Chair Buchert asks if there are any questions or if anyone would like to speak. 
 
Jim Brown, Owner of 815 N Main came to speak on the following 

 Has a private drive easement where the street is proposed which is for his tenants to access 
the apartment complex 

 A street would be cutting though his parking lot therefore removing a parking spot and some 
vegetation. 

 If a hammer head is allowed it should extend to the end of his property so that fire service or 
emergency vehicles would be able to access to the end of his property as well. 

 Drainage is also an issue since his driveway is kind of low, as well as how it will affect the 
vegetation and building 

 His driveway would have to be cut and since its asphalt he’s worried it will degrade or 
crumble 

 Worried that if they put a street, if there was a fire and he had to rebuild that his building 
wouldn’t meet setback requirements. 

 Doesn’t want to be overflow parking 
 
Chair Buchert asks if there is anyone else who would like to speak on the item; none. Chair Buchert 
closes the Public Hearing and asks if the applicant would like to come back up to speak.  
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Mrs. Harris 

 The city is currently working on plans to reconstruct that existing sewer and enlarge it.  

 Would fix any damage to the existing streets to their current conditions as part of the 
construction process 

 The existing structure which either has several rooms or is an apartment is the reason for the 
parking issues. What they are proposing is Small Lot Single Family  

 If the City would allow adding no parking signs could be added to the project 

 The outlot will be owned by the owner of the northwest lot  

 The other outlot will be used for drainage and it will be dedicated to the home owners 
association who would be responsible for the upkeep of that lot. 

 As part of the revised plat they did extend that emergency access turnaround to the corner 
of the property which is longer than the access turnaround code requires by about 9ft. 

 New street in same location same curb cut off of Main St that will be 27ft wide with curb and 
gutter, which only puts it three feet closer to the apartment building. 

 If the apartment building were to burn down since his property line doesn’t change it is an 
existing problem and would be up to the city on how he could rebuild. 

 There is an existing private driveway agreement that is located in the center line of the 
proposed street to the south and then joins to his property line, now he would have access to 
a public right of way instead of a private driveway easement. 

 Mountable curbs so that the drainage will continue to flow to the east and not south onto his 
property. 

 
Chair Buchert asks if there are any questions of the applicant; none. Chair Buchert asks staff to come 
up. 
 
Rian presents the findings and alternatives. Chair Buchert asks if there are any questions of the staff. 
Commissioner Allred asks what happens to the road on Tyler and Lewis and says that currently is it 
terrible to drive down. Commissioner Allred asks who is responsible for upkeep. Rian said that those 
are currently mogul streets that do not meet City standards and any improvements would be done by 
a special assessment district where the adjacent property owners would pay for the improvements.  
Dennis McGrath, Assistant City Attorney said that those streets are outside the development 
therefore the city has no control over those in regards to this plat. Commissioner Allred asks to clarify 
that means that the streets would remain the same and have no improvements from the city or 
applicant. Rain says that that is correct. 
 
Chair Buchert asks if there is any discussion or a motion.  
 
Vice-Chair Rickelman said that if he looks at the development from the outside in, the interior road 
and platting seems reasonable. The lots on the outside that have driveways going onto Tyler and 
Lewis is what he has concern with.  
 
Commissioner Shanahan says that he has serious issues with the street infrastructure surrounding 
the development and that the increased usage with the development. He also has an issue that there 
is no definitive timeframe when the sewer infrastructure will be improved. Based on those two he 
believes it is problematical at this point.  
 
Commissioner Jerome said that she feels the same that she drives those streets and they are terrible. 
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Chair Buchert asks legal if they can turn this down because these streets are in poor condition and 
the developer isn’t responsible since the right of way has already been previously given, is that a 
rational that they can turn this down. Mr. McGrath says not for the streets that are outside of the 
development, there is nothing in the code that gives the city any control or authority to do anything 
about those outside streets. Vice Chair Rickelman asks even if they have houses that lead onto those 
streets. Mr. McGrath says that there is nothing in the code that would allow us to control that. 
 
Chair Buchert says that his prospective is this, it’s been zoned, it meets all the zoning, meets all the 
code, meets all the internal streets requirements, the drainage meets all requirements, the streets 
are outside of purview, if the sanitary sewer is not adequate then a building permit will not be given 
until it is adequate. To him there is no alternative but to vote yes on this one.  
 
Chair Buchert asks if he hears a motion.  
 
Commissioner Allred asks for staff to go back over the Alternatives. Rian comes back to the podium 
and explains the alternatives. Commissioner Allred asks if they were going to approve to with 
conditions who would stipulate those conditions. Rian says the Planning Commission would. Chair 
says that he is going to have to ask legal some questions but that he can’t go above the 
requirements, you can’t do something that isn’t legal. Rian explains that it would only be to make 
sure that it meets current code requirements. Commissioner Allred said which it does meet current 
code requirements, and it sounds like the applicant has met all the legal requirements. 
 
Chair Buchert says that he believes that it has met all legal requirements and that he believes that if 
you make a motion to deny that you would have to have a rational for that motion. 
 
Vice-Chair Rickelman makes a motion to accept the findings and approve the proposed Preliminary 
Plat as presented, Commissioner Jerome seconded. 

 

Roll call: Buchert  Rickelman  Shanahan Jerome Allred 

 Yes Yes Abstain Yes Yes 

Time: 37 minutes 
 

b. RSR OKC North, LLC c/o Crafton Tull & Associates, PRELIMINARY PLAT (SUB19-20), requesting review 
and approval of a preliminary plat creating 182 residential lots at property currently addressed as 
1998 W. 32nd Avenue and is currently zoned Residential Single Family Small Lot (RSS) and 
Agricultural (A).  Harkins   

 
Rian presents and says that at the present time in the review process Staff has issued a comment letter with a 
number of issues to be discussed. The applicant has asked for a deferment of this item until the first meeting 
in January in order to address all of Staffs comments. Staff asks the Commission to make a motion to deffer 
the item at this time.  
 
Chair Buchert aks if since it is on the agenda if they have to open it up to Public Hearing, Mr. McGrath says 
that not if they motion for deferment.  
 
 
 
Commissioner Allred makes a motion to deffer the item until January 7th Planning Commission Meeting, 
Commissioner Shanahan Seconds.  
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Roll call: Buchert  Rickelman  Shanahan Jerome Allred 

 Yes Yes Yes Yes Yes 

Time: 3 minutes 
 
 
Chiar Buchert says that what he would like to do if there is no objection from Planning Commission he would 
like to read items 2.c and 2.d since they are compainion items, then he will have staff make presentations on 
both items, then the applicant make a presentation on both items. At that time he will open the public hearing 
on 2.c, hear all comments and then close that, open public hearing on 2.d hear all comments and then close 
that, and then get back with the applicant and staff and do a separate motion on 2.c and 2.d.  
 
Chair Buchert reads MA19-09 and SUP19-29. Rian explains both of the items, showing on a map the area that 
is being requested to be rezoned as well as a specific use permit application so that it can be used as a parking 
lot. Rian asks that they agent come forward and present the items. 
 
Kelly Harris, Keystone Engineering 932 S Lowry, representing the owners. Mrs. Harris states that we have seen 
this property before as they requested to rezone to multifamily in order to construct a parking lot for the 
soriety.  They took away from that that a multifamily zoning was not desired in the area because of the 
concern that it in the future the zoning could be expanded and a larger tract of land added to this 
development and an actual multifamily unit could have been constructed. The other concern was drainage. 
Tonight they are bringing this to you with a Specific Use Permit so that it is locked in for the use and the layout 
and the SUP is the only way to do that.  
 

 The need for stand alone parking lots are high 

 There is already a parking lot located to the south and the zoning across from that location is lower 
than the zoning across from this location 

 The soriety was lucky to find this property located close enough for them to safely walk to and use this 
as a parking lot. 

 The comprehensive plan indicates high density residential, which was located on the west side of 
Walnut. Parking lots are an associated use for high density residential. 

 Property is surounded by a mix of residential properties to the north and south on our house of the 
block it is RSS but after checking the County website, there is  not one house that is owner occupied. 
All being used as low density multifamily. 

 RTM to the South, To the NE is Public and to the West is RSS Westwood Overlay district 

 It is a requirement of the SUP to provide a site plan and one was provided, it has been reviewed by 
staff and it is her understanding that they have addressed all of staff’s comments. 

 The parking lot will have one enterance off of Walnut 24ft wide, with 14 parking spaces that are 
perpendicular along the south side 

 Proposing a 6ft tall screening fence along all three sides, the North, West, and South side. Along the 
east side there is a setback so the fence can only be 4ft tall but the rest will be 6ft. 

 Could have proposed more parking spaces using angled spacing and parallel parking but it would have 
caused the residents to have to back into Walnut and then go north or south.  

 Drainage concerns are being addressed, they are providing storm water detention within the parking 
lot, there will be a curb cut in the southwest corner of the parking lot to allow water to drain from the 
site in a slower manner. This has been reviewed by city staff and accepted. She said that they are 
talking about once CFS during the 100 year storm which is being compared to the 300 CFS that is being 
collected in 4th Ave which is the street to the south of this block.  
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 The proposed curb opening varies in width from 8” to 1 ½’ wide that varing with is so that they can 
decrease the flow rate for every storm event from the 100 to the 1.  

 Not increasing any runoff from the site 
 
Chair Buchert asks if there are any questions; none. Chair Buchert opens Public Hearing and asks if anyone 
would like to speak in favor; none. Chair Buchert asks if anyone would like to speak in oposition of the item. 
 
Tonia Sharlach, 1625 W University  

 Supprised that they same issue is coming back up after only 60 days, also supprised by receiving only 
3 buisiness days notice of the hearing 

 Can’t speak strongly enough at the damage this parking lot would do 

 Westwood is a fragile neighborhood that is why they have the overlay. It is a mix of rental properties 
out of single family houses. 

 Happy to play host to homecoming, keep up historic houses, and clean up the trash  so that Stillwater 
can be what it claims to be, America’s Most Beautiful college town. 

 To have a parking lot directly in their back yards is not something that will allow them to thrive, or 
even survive. 

 Love the collge sudents and teach some of them and understands they are simply looking for a 
solution to park their cars. 

 The noise, trash, flooding backing up into their yards is going to destroy their neighborhood. 

 Once this is zoned office then the next person that sells a house can put an office there. 

 Loves the neighborhood and wants it to continue to be a place she can be proud to raise her family. 

 Needs to be a more creative way to solve the parking than to destroy the neighborhood 
 
Johnny Rogers 1902 W University 

 Lived here for over a decade, was a Greek and has served on housing corporation boards 

 Knows that historically and today that they have a parking problem there and will continue to have a 
problem until they start to work together for a viable solution 

 Wants to know the restrictions on permits for building when you don’t have parking spots for beds 

 Wanting to buy a property and then after the fact change the zoning for the interest of one part, its 
good for the sorriety but is it good for Stillwater, It’s not good for Westwood. 

 The city needs to engage with the Greek community and come up with a better solution to the issue 

 Should also work with OSU for a better solution 

 Don’t stop the momentum of just for a short term solution 
 
Gabriell Cook, 301 Orchard st  

 Was here a couple of months ago with the same concerns 

 His property is directly behind where this parking lot would go 

 Privacy is an issue esspecially if it goes from residential to business, if they wanted to put up a five 
story highrise that they wouldn’t even need to come back to get that approved 

 The 6ft fence that would go around is not enough to make that border to protect from the noise and 
traffic and everything else.  

 Drove down that street after the last meeting and couldn’t see his house because of the house that is 
currently there, but if you tear down that house and put in a parking lot with only a 6ft fence you’ll be 
able to see directly into his house. 

 Not taking into concideration the effect that it could have on the residential properties around that 
area and he asks that they would. 

 Once there is one parking lot there is more of a chance for there to be more. 
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Jim Beckstrom, 2218 W 4th Ave 

 Used to be on the Stillwater parking committee paid for by the City of Stillwater to look at the parking 
issues in Stillwater 

 One point that was done was while adding surface parking in or around the Greek neighborhood could 
be an option, removing housing to provide parking lots should be discouraged. 

 Generally parking lots are bad for neighborhoods 
 
John Fields, 1615 W University  

 Adds traffic to an already difficult road to travel down 

 Even with the no parking signs people still park where they are not supposed to  

 Feels like this is the test to see if the neighborhood will allow such a thing to be done and then more 
will happen 

 Needs to look at the they have now to see if there is a way to reconfigure that 

 Don’t fundamentally change the neighborhood 

 A 6ft fence won’t be enough  
 
Chair Buchert asks if there is anyone else who would like to speak in oposition of the item; none. Chair Buchert 
closes the Public Hearing on Item 2.c and Opens the Public Hearing on item 2.d SUP and asks if anyone is there 
to speak in favor; none. Chair Buchert asks if there is anyone who would like to speak in oposition of the item. 
 
Brenda Masters, 221 S Orchard  

 Lots not gridded out for a parking lot 

 Offensive to single out rental properties 

 Stop continuing to destroy the neighborhood 

 6ft fence will look bad 
 
Chair Buchert asks if there is anyone else who would like to speak in oposition; none. Chair Buchert closes the 
Public Hearing on item 2.d and asks the applicant if they would like to come up and say anything. 
 
Mrs. Harris 

 Soriety purposefully didn’t choose in Westwood neighborhood to build a parking lot 

 There are several areas in stillwater where there are neighborhoods that back up to a parking lot and 
it will not decrease value 

 The narrow width of the property and the setbacks would prevent a buisiness from being built there, 
more property would have to be purchased and those properties would come before the Planning 
Commission with rezoning requests 

 Would be willing to build a taller fence maybe 8ft  

 Not proposing any on street parking 

 The number they decided for the parking spaces was for the safety so that they would not be backing 
out into traffic. 

 
Chair Buchert asks if there are any questions of the applicant; none. Chair Buchert asks that staff come and 
present findings and alternatives. 
 
Chair Buchert asks if there are any questions or discussion. 
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Vice Chair Rickelman said that he was for this two months ago so he’s probably not the one to speak to on 
this.  
 
Commissioner Shanahan said that he doesn’t think that changing the zoning to Office changes anything, that 
he thinks the second alternative simply states what he agrees with that the Map Ammendment is not an 
appropriate use of the property based upon the impact of the surrounding area. He said the thinks that many 
of the speakers elquantly stated, ongoing process of revitilization of the neighborhood, and that the parking 
lot would have an impact on this and that the impact would be accumulative over time and that we need to 
take a long term view. Thinks that they need to look at a root cause solution to this issue. OSU, the Greek 
Commmunity, and the City need to look at alternatives rather than just sticking in parking lots, and he does 
not support this action. 
 
Chair Buchert Asks if there is more dicussion or comment.  
 

c. Beta Psi of Gamma Phi Beta, Inc., MAP AMENDMENT (MA19-09), requesting review and approval to 
rezone property addressed as 302 S. Walnut Street from Residential Single Family Small Lot (RSS) to 
Office (O).  Harkins 

 
Commissioner Allred motioned to deny, Commissioner Shanahan Seconded. 

 

Roll call: Buchert  Rickelman  Shanahan Jerome Allred 

 No No Yes Yes No 

Time: 43 minutes 
 
Chair Buchert said that we need to go back a moment, restate what the motion is and what you are voting for. 
The Motion was for denial and there was a second, so if you vote yes you are going for denial. If you vote no 
you are against that particular motion for denial, so with that clarification lets re-vote. 
 
Commissioner Allred motioned to reconcider, Commissioner Shanahan Seconded the motion. 
 

Roll call: Buchert  Rickelman  Shanahan Jerome Allred 

 Yes Yes Yes Yes Yes 

Time: 1 minutes 
 
Commissioner Allred motioned to deny, Commissioner Shanahan Seconded. 

 

Roll call: Buchert  Rickelman  Shanahan Jerome Allred 

 No No Yes Yes Yes 

Time: 1 minutes 
 

d. Beta Psi of Gamma Phi Beta, Inc., SPECIFIC USE PERMIT (SUP19-29), requesting review and approval 
for a specific use permit to allow construction of a new parking lot at property addressed as 302 S. 
Walnut Street. Harkins   

 
Chair Buchert asked if since the Map Ammendment was voted down do they need to vote on the SUP. 
 
Mr. McGrath said that yes, it is on the schedule action must be taken. 
 
Chair Buchert asked if there was any discussion or a motion. 
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Commissioner  Shanahan motioned to deny, Commissioner Allred Seconded. 
 

Roll call: Buchert Rickelman  Shanahan Jerome Allred 

 No  No Yes Yes Yes 

Time: 2 minute 
 

e. CHC Management, LLC, MAP AMENDMENT (MA19-10), requesting review and approval of a map 
amendment to rezone a portion of land currently addressed as 1798 N. Payne Street from Residential 
Two-Family (RT) to Residential Single Family Small Lot (RSS) district.  Harkins 

 
Rian presents the Map Amendment and asks the applicant to come forward. 
 
Stephen Gose, Gose and Associates 113 E 8th Ave on behalf of the applicant. Mr. Gose said that as its shown on 
the map there is a current piece of zoning RT for two family duplex 100 ft wide 1300 ft long originally intended 
as a buffer between Industrial and Agricultural zoning on the east side. As part of this development you will 
see a preliminary plat come through next month. Requesting to rezone the property to small lot single family 
consistent with the rest of the tract to allow the construction of single family homes on the minimum of 
50x100 lots, the lots right now are proposed to be a little deaper. The current zoning right now would allow 
for 60ft wide lots and allow duplexes, this would take out that allowance for duplexes and just be single family 
homes. Mr. Gose asks if there are any questions. 
 
Chair Buchert asks if there are any questions; none. Chair Buchert opens the Public Hearing and asks if there is 
anyone to speak in favor of the item; none. Chair Buchert asks if there is anyone that would like to speak in 
oposition of the item. 
 
Simon Reingsmuth, 1705 E Linda Ave  
Vince Notareschi, 1223 N Payne  
Don Murray, 1402 N Payne 
 
Comes to speak on the following: 
 

 Schools zones should be taken into consideration 

 Traffic will be increased 

 No sidewalks 

 Developers aren’t from Oklahoma and just seem to be here to make easy money 

 Seem to want the quick development of a neighborhood that is not consistent with the current norms 
established with the neighborhood. 

 Must include exits to Jardot or shouldn’t be considered 

 Traffic should go through Jardot not Payne 

 Drainage needs to be taken into consideration 
 
Chair Buchert asked if there is anyone else who would like to speak; none. Chair Buchert closed the 
Public Hearing and asked the Applicant if they would like to make any comments. 
 
Stephen Gose 

 Developer is from Stillwater, includes three partners 

 Drainage and traffic studies will be included in the preliminary and final plat 
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Chair Buchert said as he understands this is a Map Amendment for what’s referred as downgrade 
zoning to go from residential two family to residential single family. Mr. Gose says that is correct. 
Chair Buchert said that the connections, alley, drainage, and traffic will all be addressed through the 
platting. Mr. Gose said that is correct.  
 
Chair Buchert asks if there are any other questions of the applicant; none. Chair Buchert asks if staff 
would go over the findings and alternatives. 
 
Rian presents the staff findings and alternatives. 
 
Chair Buchert asks if there are any questions of staff; none. Chair Buchert asks if there is any 
questions or discussion. 
 
Commissioner Jerome motioned to accept the findings and recommend City Council approve the 
Map Amendment as presented, Vice Chair Rickelman Seconded 
 

Roll call: Buchert Rickelman  Shanahan Jerome Allred 

 Yes Yes Yes Yes Yes 

Time: 11 minute 
 
3. MEETING SUMMARY FOR REVIEW AND POSSIBLE ACTION: 

 
a.    Regular Meeting Summary of December 3, 2019. 

 
Chair Buchert asked if there was any discussion or a motion.  
 
Vice Chair Rickelman moved to accept as presented, Commissioner Shanahan Seconded 
 

Roll call: Buchert Rickelman  Shanahan Jerome Allred 

 Yes Yes Yes Yes Abstain 

Time: 1 minute 
 
4. MISCELLANEOUS ITEMS FROM STAFF, PLANNING COMMISSIONERS, OR CITY ATTORNEY:  

a. Next Planning Commission meeting January 7, 2020. 
 

5. ADJOURN. 
 
This regular meeting of the Stillwater Planning Commission was called for adjournment by Vice-
Chair Rickelman, seconded by Commissioner Allred at approximately 7:13 p.m. on December 17, 
2019 with all members present in agreement, the next regularly scheduled meeting will be held 
January 7, 2020 at 5:30 p.m. in the City Commission Hearing Room, Municipal Building, 723 S. Lewis 
Street. 
 
Prepared by – Chelsey Jones, Administrative Assistant 
  
Approved by - _______________________________________ 
Stillwater Planning Commission 
 


