
 

  
STILLWATER BOARD OF ADJUSTMENT  
Regular MEETING OF January 9, 2020 
IN ACCORDANCE WITH THE OKLAHOMA OPEN MEETING  
LAW, THE AGENDA WAS POSTED January 7, 2020 
IN THE MUNICIPAL BUILDING AT 723 SOUTH LEWIS STREET 
 

Members Present:  Staff Present:  
Trey Lester 
Ron Walker 
Richard Buchanan 
Terri Ventress 
 
Members Absent: 
Craig Spencer 
 
 

Dennis McGrath, Assistant City Attorney 
Lanc Gross, Planning Manager 
Rian Harkins, Planner 
Melissa Higgins, Administrative Assistant 
 
Guests: 
Robel Arreaga 
Jeremy Roberts 
Chip Parks 
 

1. CALL MEETING TO ORDER. 
 

Chair Ventress calls the meeting to order at 5:30 PM.  Chair Ventress introduces the board and explains 
the proceedings for the evening. 
  
The following individuals are sworn in: 
Mr. Lanc Gross    Mr. Rian Harkins   Mr. Jeremy Roberts 
Mr. Robel Arreaga   Mr. Chip Parks   
 
2. MISCELLANEOUS ITEMS FROM THE BOARD FOR DISCUSSION AND POSSIBLE ACTION: 

a. Election of Chair 

Chair Ventress asks if there are any nominations for Chair.  
 
Vice-Chair Lester nominates Mr. Buchanan for Chair 
 
Vice-Chair Lester moved, Chair Ventress seconded to appoint Mr. Buchanan as Chair. 
 

Roll Call: Ventress Lester Walker Buchanan Spencer 

 Yes Yes Yes Yes Absent 
Time: 2 Minutes 

 
b. Election of Vice-Chair 

Chair Buchanan asks for any nominations for Vice-Chair. 
 
Vice-Chair Lester states he would be willing to continue as Vice-Chair. 
 
Ms. Ventress moved, Chair Buchanan seconded to appoint Mr. Lester as Vice-Chair. 
 

Roll Call: Ventress Lester Walker Buchanan Spencer 
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 Yes Yes Yes Yes Absent 
Time: 2 Minutes 

 
 

3. BUSINESS ITEMS FOR DISCUSSION AND POSSIBLE ACTION ON: 
 

a. Signs 405, LLC, VARIANCE (VAR19-15), requesting review and granting of a variance to 
Chapter 23, Article VII, Section 23-198 to allow for additional wall signs at property addressed 
as 2307 N Perkins Rd, in the Commercial Shopping (CS) district. Harkins  

 
Rian Harkins, Planner presents staff report. Asks for any questions for staff. 
 
Ms. Ventress asks to clarify if they are asking for one or two signs. 
 
Mr. Harkins responds that they are asking for additional signs to be placed on the north and east side walls 
of the building. Asks for any other questions. None respond. 
 
Chair Buchanan opens public meeting. Chair Buchannan asks if there is anyone wishing to speak in favor of 
this item. 
 
Mr. Arreaga, 4307 N Meridian, Oklahoma City, OK, comes to speak on the following: 
 

 Representing the sign installation company. 
 Here to answer any questions for the board. 

 
Chair Buchanan asks what are the size of the signs they are requesting a variance for. 
 
Mr. Arreaga responds they are the same size as the existing one on the south side of the building. 
 
Chair Buchanan asks if there are any more questions for the applicant. None respond. 
 
Chair Buchanan asks if there is anyone else wishing to speak in favor of the item. None respond. 
 
Chair Buchanan asks if there is anyone wishing to speak in opposition of the item. None respond. 
 
Chair Buchanan closes the public hearing. 
 
Mr. Harkins presents staff alternatives to the Board. Asks if there are any questions for staff. 
 
Mr. Walker asks if staff has approved the sign other than the issue of the number of signs. 
 
Mr. Harkins responds that the signs themselves meet the requirement of falling under the maximum 
number of square feet for Commercial Shopping zoning. The variance request is truly for just the number 
of signs they wish to have installed. 
 
Chair Buchanan thanks staff and opens Board discussion. 
 
Vice-Chair Lester states he’s having a hard time figuring out why this is a unique property. 
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Mr. Walker responds that he finds it unique in that it can be approached for any of the directions they are 
wishing to place the signs. Sees the signage as helping the organization of the whole area. 
 
Chair Buchanan states that he thinks the signs would be beneficial to the public so that when traffic enters 
from the north off Perkins Road they wouldn’t be able to find this location if there’s no sign on the north 
side of the building unless the variance is approved. The only way to approach and see the sign would be 
coming from the south on Perkins Rd. 
 
Mr. Walker responds that makes it unique to the property and the hardship in this situation is really on 
the public or customers. Can see it meeting the minimum necessary since they are just installing the same 
size sign three times. 
 
Vice-Chair Lester agrees and reiterates the intention to have signs posted on the north, east and south 
sides. 
 
Chair Buchanan states that since there is not a sign fronting Perkins Road is a mitigating factor too. The 
two additional signs they propose to install makes the location visible from various points in the shopping 
center. Can’t see any way this would cause substantial detriment to the public good. It would be beneficial 
to the public.  
 
Vice-Chair Lester agrees that approving this variance would allow the location to be visible to the public 
from all sides. 
 
Chair Buchanan asks if there is any further discussion. None respond. 
 
Mr. Walker moved, Ms. Ventress seconded to approve the variance request. 
 

Roll Call: Ventress Lester Walker Buchanan Spencer 

 Yes Yes Yes Yes Absent 
Time: 12 Minutes 

 
 

b. Jonathan Kelly, VARIANCE (VAR19-16), requesting review and granting of a variance to 
Chapter 23, Article VII, Section 23-121(b) for height and setback requirements for fencing at 
property addressed as 523 W 8th Avenue in the Residential Single Family Small Lot (RSS) 
district. Harkins 

 
Rian Harkins, Planner presents staff report. Asks for any questions for staff. 
 
Mr. Walker asks if the fence is within the setback requirement and it’s just a height issue. 
 
Mr. Harkins responds the fence encroaches on the setback along Knoblock St and the height of the fence 
is too tall along 8th Avenue. 
 
Chair Buchanan asks to clarify that the entire fence running along Knoblock is out of code compliance. 
 
Mr. Harkins responds yes. 
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Vice-Chair Lester asks if the variance is not approved the applicants only options would be to cut the fence 
down two feet or relocate it back out of the setback closer to the house.  
 
Mr. Harkins responds yes. 
 
Vice-Chair Lester asks staff about where the setback line would fall on the property. If it would fall up next 
to the house. 
 
Mr. Harkins responds he would have to double check but it could possibly be up next to the house. 
 
Chair Buchanan states if they have to move the fence it would be very close to the house. 
 
Mr. Harkins states this issue has come up with other property owners when they are looking to install a 
fence but it’s normally before the installation so staff is able to help guide them through the alternatives, 
but that just didn’t happen in this case. 
 
Chair Buchanan asks if there are any more questions for staff. None respond. 
 
Chair Buchanan opens the public hearing. Asks for anyone wishing to speak in favor the item. 
 
Jeremy Roberts, 657 Market St, Pawnee, OK, comes to speak on the following: 
 

 Representing the property owner. 
 Property owner agreed to install six foot fence in lease with tenants 
 Invested four thousand dollars with a fencing company for drawings and installation. 
 Fencing company backed out asked Mr. Roberts to install the fence. 
 Followed the drawings given as there was a previous fence in the same location. 
 It’s a beautiful fence within the property line. 
 The fence would have to be rebuilt if not approved and couldn’t just be cut down. 

 
Mr. Walker asks what the red lines on the applicant provided drawing are. 
 
Mr. Roberts states he’s unsure what they are. Knows the front porch on the front of the house sticks out 
past the fence along 8th Avenue. 
 
Mr. Walker asks if in discussion with code officials they are stating that the 8th Avenue portion of fencing is 
okay. 
 
Mr. Roberts responds that he has not spoken to the code officials only the property owner has. 
 
Mr. Walker asks if the front door faces 8th Avenue. 
 
Ms. Ventress responds yes. 
 
Mr. Walker asks to clarify that the fence is behind where the front door is located. 
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Mr. Roberts responds yes. And the western addition that sticks out comes very near the fence already. 
This fence is in line with the old fence as he is the person that removed the old fence and installed the 
new one. Just really unaware that they were doing anything wrong. 
 
Mr. Walker asks what the old fence was. 
 
Mr. Roberts states he’s not sure how tall it was as there was some six foot sections of privacy fencing and 
wire fencing that was grown up with crepe myrtle that all had to be removed. It was just an honest 
mistake. 
 
Chair Buchanan asks if there any further questions for the applicant representative. None respond. 
 
Chair Buchanan asks if anyone else wishes to speak in favor of the item. None respond. 
 
Chair Buchanan asks if anyone wishes to speak in opposition of the item. None respond.  
 
Chair Buchanan closes the public hearing. 
 
Mr. Harkins presents staff alternatives. Ask for any questions for staff. None responds 
 
Chair Buchanan opens for Board discussion. 
 
Ms. Ventress states that, as mentioned by staff and applicant, with a small lot and two front yards and 
also the existing setbacks it’s hard to do fences. We also heard from the applicant there had been a 
previous fence in the exact spot. I did drive by and thought it was fine. There is only one house across the 
street that really faces it. Obviously we don’t have anyone speaking against it.  
 
Vice-Chair Lester states he feels a four foot fence would be an esthetic burden than this is and making the 
applicant pull up the fence and relocate closer to the house would be a hardship for space use. So the two 
other options are not as good as this option of approving the variance. 
 
Chair Buchanan states he thinks it’s peculiar to this piece of property because of the proximity of the 
structure to Knoblock Street. The side yard is so close that coming back the setback distance it’s going to 
put the fence virtually against the house and create a hardship. 
 
Vice-Chair states it looks more like a community this way. 
 
Chair Buchanan agrees. States if the fence along Knoblock Street is cut down to four feet it will be 
inconsistent with the rest of the fence around the property. Asks if any board members in opposition. 
 
Mr. Walker states he thinks it’s unique to the property because when the structure was built it was called 
a corner side yard and then when they changed definitions it became the front yard. There was already a 
fence there. It would be different if it was a development that was platted and built after this definition of 
two front yards came in. If this was on the 8th Avenue side I would have a different view. 
 
Chair Buchanan agrees that running along Knoblock Street where it would be too close to the house if it 
met the setback requirement makes it a unique property. 
 
Vice-Chair Lester moved, Ms. Ventress seconded to approve the variance. 
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Roll Call: Ventress Lester Walker Buchanan Spencer 

 Yes Yes Yes Yes Absent 
Time: 17 Minutes 

 
 

c. Sunnybrook Christian Church, VARIANCE (VAR19-17), requesting review and granting of a 
variance to Chapter 23, Article XVII, Section 23-356(a) to sidewalk requirements for property 
addressed as 421 E Richmond Road in the Commercial Shopping (CS) district. Harkins 
 

Rian Harkins, Planner presents staff report. Asks for any questions for staff.  
 
Chair Buchanan asks where the next sidewalk that would relate to this running north-south along Perkins 
Road. Asks if it going to align with and adjoin with another sidewalk along the west side of Perkins Road. 
 
Mr. Harkins responds that the idea would be to eventually connect further down in the residential areas 
over time. 
 
Chair Buchanan asks approximately how far out that would be. 
 
Mr. Harkins states he does not know. Staff did not go personally measure. The response and discussion 
from staff has been that wanting that connectivity over time. One of the other discussion items, internally 
among staff, has been do we look at the idea granting the variance up until the point in time that there 
could be a sidewalk that connects. So granting a variance for a period of time rather than forever. Those 
potentially could be some conditions that you look at in your review as well.   
 
Chair Buchanan asks where is the area in which staff is wanting the sidewalk placed. Along Perkins Road or 
along Richmond Road. There appears to be a sidewalk existing along Richmond Road. 
 
Mr. Harkins responds there is a sidewalk on Richmond that dead-ends toward the east side of the 
property. City Engineering has looked at the idea that that sidewalk should continue to the south and 
ultimately start to connect to the residential areas. 
 
Chair Buchanan asks to clarify that staff is wanting sidewalk to run along the west side of Perkins Rd.  
 
Mr. Harkins confirms yes. 
 
Chair Buchanan states the second alternative stating that the variance be approved until such time that a 
connection could be made to the north side of Richmond Road doesn’t make sense.  
 
Mr. Harkins states that was offered by City Engineering as an alternative to the point that someone 
walking along Richmond Road could cross and go north. Community Developments perspective is that is 
an alternative that could be put in place but it might be more beneficial if you give them a variance for say 
two years or until sidewalk could be connected to the residential area to the south. That could potentially 
be more beneficial. 
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Chair Buchanan states that what they are looking for in alternative B is a waiver until such time that there 
is a sidewalk constructed on the north side of Richmond Road which could then be accessed by the 
sidewalk that code enforcement would like to see along Perkins Road.  
 
Mr. Harkins responds correct. States that a lot of that will depend on if/when Perkins Road has any 
improvements or when a crossing can be done safely. There’s a lot that factors in to that.  
 
Chair Buchanan asks what is on the east side of Perkins Road and directly across the street from this 
property.  
 
Mr. Harkins states it is bare ground owned by entities of the State of Oklahoma. 
 
Chair Buchanan states it appears there is residential subdivision on the north side of Richmond Road.  
 
Mr. Harkins responds showing the location of a residential two-family zoning district. 
 
Chair Buchanan asks what is directly north of the church property. 
 
Mr. Harkins responds it is currently vacant ground that is zoned general commercial zoning. There are 
industrial buildings farther to the north and some residential to the north and east.  
 
Chair Buchanan states that right now there’s nothing but bare ground. 
 
Mr. Harkins responds that there is nothing immediately east on across Perkins Road or immediately north 
across Richmond Road.  
 
Chair Buchanan states if required to construct the sidewalk along the west side of Perkins Road the 
sidewalk would basically lead to nowhere. The only connection would be to the sidewalk that runs on the 
south side of Richmond Road and I don’t know where you would go if you walked to the south as it is a 
long distance. 
 
Mr. Harkins responds yes if that alternative was used it would reasonable need to a variance being 
granted until a point in time where the sidewalk could connect down Perkins Road which could be a 
considerable amount of time. 
 
Vice-Chair Lester asks if the City would be responsible for the rest of the sidewalk installation or who 
would incur that cost of construction. 
 
Mr. Harkins responds that the cost would be the responsibility of whoever was building there unless it’s a 
designated bike path that the City would be taking responsibility of. 
 
Chair Buchanan states there is some development to the south as shown in staff’s presentation. 
 
Mr. Harkins responds showing the location of the residential single family and two-family zoned 
properties. 
 
Chair Buchanan asks to staff clarify the location of the church property on the map. 
 
Mr. Harkins responds that it is highlighted in yellow. 
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Chair Buchanan asks for any other questions or staff. None respond. Thanks staff 
 
Chair Buchanan opens the public hearing. Asks if anyone wishes to speak in favor of the item. 
 
Chip Parks, 2109 S 22nd Ct, Stillwater, OK, comes to speak on the following: 
 

 Representing the church as a project manager. 
 Mainly requesting a variance of time due to time and financial burden of constructing. 
 Sidewalk to nowhere. 
 The next available sidewalk to connect to is almost down at Lakeview Road. 
 The church installed one along Richmond to give pedestrian access to the Parkview Estates 

neighborhood as well as the school system. 
 Waste of time and money at this time. 
 Willing to be good stewards and install the sidewalk if a time came that one was available to 

connect. 

Chair Buchanan asks if anyone wishes to speak in opposition. None respond 
 
Chair Buchanan closes the public hearing. Asks for staff alternatives 
 
Mr. Harkins presents staff alternatives. Asks for any questions for staff. 
 
Chair Buchanan asks why the subdivision to the south has no sidewalk along Perkins Road. With Perkins 
Road being an arterial street one should have been installed but there is none. 
 
Mr. Harkins states that the scenario Chair Buchanan described he would call the “sins of the fathers.” 
 
Mr. Walker responds that the subdivision was built in the 1970’s and before this ordinance was in place. 
 
Ms. Ventress states that she’s lived out there and that neighborhood was designed to keep the kids inside 
the neighborhood. 
 
Chair Buchanan states he is having a hard time seeing why you would have a sidewalk along Perkins Road 
and certainly would not traverse it for the traffic and fear. 
 
Mr. Harkins responds that when the subdivision to the south was developed that it could have very well 
been part of the mind set at the time. You also have to take in to account the fact that Perkins Road is a 
state highway and within ODOT’s jurisdiction and we can only do so much in that right-of-way unless it is 
part of a project that ODOT is at least a partner with. You also have to keep in mind that with that 
subdivision being built in the 1970’s as with many older subdivisions in many communities in the central 
part of the US would only do sidewalks on one side of the street or they wouldn’t do them at all. Which 
was probably great then but as we look at pedestrian connectivity now as part of the planning we look 
back and go “that was probably a bad choice.” 
 
Mr. Walker asks if the sidewalk was built now is the terrain and grading such that another sidewalk could 
connect reasonably even if it were ten years from now. Sometimes we see cases where the terrain is such 
that you probably couldn’t connect to it without rebuilding it. 
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Mr. Harkins responds that the risk is always going to be there in an area such as this. It could certainly 
happen easier to the south connecting sidewalk as opposed to going north where you would have to deal 
with pedestrian crossing and topography changes.  
 
Vice-Chair Lester asks what it would take to get a pedestrian crossing to the north installed. 
 
Mr. Harkins responds that the project would have to be designed and install some type of pedestrian 
crossing system. 
 
Vice-Chair Lester asks what it would take for the City to actually consider making that a project to take on 
and worth their while. 
 
Mr. Harkins responds pedestrian traffic counts, growth in this area, rooftops, and pedestrian movement 
numbers. Traffic counts would have to be attained in sufficient number to warrant that. 
 
Chair Buchanan states perplexed on the inclusion of the requirement for a sidewalk along the north side of 
Richmond Road. Asks if it’s possible for an alternative C where the requirement could be waived until such 
time as an adjoining sidewalk to the south along Perkins Road was available for connection. 
 
Mr. Harkins responds that is another option the Board could put in. Staff does not have the ability, within 
the boundaries of the current code, to grant that.  
 
Chair Buchanan asks if that option could be made as a condition of the approval. 
 
Mr. Harkins responds yes. 
 
Chair Buchanan asks for any further questions for staff. None respond. Thanks staff 
 
Chair Buchanan opens for Board discussion 
 
Mr. Walker states the sidewalk may seem pointless now it’s Perkins Road. If you are going to walk there 
you need a sidewalk. Going south of there, even though there’s not a sidewalk to Parkview Estates, it’s not 
that far. If this sidewalk is built a scenario could be where the City builds that sidewalk and connects. 
Sidewalks aren’t always for transportation. Sidewalks can be for recreation. So if you had a sidewalk 
connect down to Parkview you would have a loop now for that neighborhood where people could walk 
that safely and kids could ride their bikes. I believe the sidewalk on the north side goes all the way to the 
grade school. You can’t always think of sidewalks as pedestrian transportation. They are also for 
recreation, like Kameoka Trail, and I could see that turning in to a really nice loop area or better than what 
we have.  
 
Chair Buchanan asks Mr. Walker to clarify the loop he’s referencing. States the sidewalk would not go 
anywhere except north along Perkins Road and intercept the sidewalk that is existing along the south side 
of Richmond Road. States the applicant is not going to run the sidewalk all the way down south to the 
entrance of Parkview Estates. 
 
Mr. Walker agrees that they are not but that there are scenarios where the City does at times build 
sidewalks in areas for connectivity. It’s also possible for a neighborhood association to say they would help 
build it, but if you don’t have that link in place along the church property that’s not going to happen at all.  
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Chair Buchanan states that alternative C mentioned earlier would address that. If they do put a sidewalk in 
and if there’s an agreement with the City, with the neighborhood association, with ODOT, with whomever 
to put a sidewalk on the west side of Perkins Road that would proceed on to the south then we would 
require them to put in a sidewalk. 
 
Mr. Walker states it would be less like to happen if we don’t already have the sidewalk there. This happens 
a lot around town where sidewalks stop and start but if you don’t get it now it’s difficult to get it later. I 
understand there could be criteria but it appears this is a big project no just a minor add-on. If a business 
was going in there I don’t feel we would waive it. I think we need to think of sidewalks beyond pedestrian 
transportation.  
 
Ms. Ventress states that future construction is only going to be more expensive. Something to think about, 
if the condition was set for future matching of the sidewalk if one was built how that would be enforced. 
 
Chair Buchanan states that would be on Code Enforcement as they would be out of compliance with their 
variance. Someone would have to recall that there was a requirement in the variance that required them 
to put the sidewalk in. 
 
Mr. Walker states that money would also have to be available. If you don’t require them to do it now that 
money will be used for other things.  
 
Chair Buchanan states sensitivity to the fact of seeing sidewalks that are in place that are seemingly 
unused and go to nowhere, like the east side of Western Road going towards the airport. 
 
Ms. Ventress responds that she sees that one used a lot by people walking and running. 
 
Mr. Walker states if we don’t value sidewalks on these arterial streets then we should change the code. 
 
Ms. Ventress agrees that is a good point. 
 
Vice-Chair Lester states there is a flaw in Chair Buchannan’s logic that even if there’s a sidewalk that’s not 
being used refraining from allowing variances aren’t going to make more connecting sidewalks happen it 
will make less. We want more of those connections happen. 
 
Mr. Walker states it would be a wonderful gesture of the church to go ahead and build a sidewalk down to 
that development or to work with the development. It will be forgotten if they are given a variance until a 
connection is available. 
 
Vice-Chair Lester states it would maybe be beneficial for the church to have that connection to a major 
residential area. While I dislike telling people no I agree with Mr. Walker. 
 
Chair Buchanan states that as much as it pains him to see funds invested in an asset that will not be used 
for quite some time, perhaps never, he sees the rational. Maybe it will work as a fulcrum to force the City 
and the neighborhood association in to contemplating or planning a sidewalk along the west side of 
Perkins Road. 
 
Vice-Chair Lester states another point to this being needed is seeing people walking in ditches along 
arterial roads like this. It would be a huge benefit to the public just to stick to our guns in this. 
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Mr. Walker responds that it’s a statement for the community. 
 
Chair Buchanan states there’s considerable pedestrian traffic along Perkins Road but not necessarily out of 
the neighborhood.  
 
Ms. Ventress states if you look at the greenbelt that’s to the east of Parkview it wouldn’t be too hard to an 
extrapolation that kids could have a little walking trail.  
 
Mr. Walker states summer Sunday school classes would then have a loop to walk on. 
 
Vice-Chair Lester states that it would behoove the church to maybe work with that neighborhood 
association to see if that would make any sense. 
 
Mr. Walker states the motivation for connectivity would go away if the sidewalk is waived. 
 
Vice-Chair Lester moved, Ms. Ventress seconded to deny variance. 
 

Roll Call: Ventress Lester Walker Buchanan Spencer 

 Yes Yes Yes Yes Absent 
Time: 32 Minutes 

 
 

4. MEETING SUMMARY FOR DISCUSSION AND POSSIBLE ACTION: 
 
a. Regular Meeting Summary of December 5, 2019. 

 
Chair Buchanan asks if there any changes and/or corrections; none respond. 
 
Vice-Chair Lester moved, Chair Buchanan seconded to approve the regular meeting summary of 
December 5, 2019 as presented. 
 

Roll Call: Ventress Lester Walker Buchanan Spencer 
 Abstain Yes Yes Yes Absent 
Time: 2 Minutes 

 
5. MISCELLANEOUS ITEMS FROM STAFF FOR DISCUSSION AND POSSIBLE ACTION: 

 
a. Next Board of Adjustment meeting Thursday, February 06, 2020. 
b. Special Meeting will be held January 23, 2020 

 
5.  ADJOURNMENT. 

 
This regular meeting of the Board of Adjustment adjourned with all members in attendance in agreement 
at approximately 6:37 p.m.   
 
Prepared by – Melissa Higgins, Administrative Assistant  
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Approved by: __________________________________ 
Stillwater Board of Adjustment 
 


