STILLWATER PLANNING COMMISSION SUMMARY
REGULAR MEETING OF FEBRUARY 06, 2018
IN ACCORDANCE WITH THE OKLAHOMA OPEN MEETING
LAW, THE AGENDA WAS POSTED FEBRUARY 02, 2018 IN THE
MUNICIPAL BUILDING AT 723 SOUTH LEWIS STREET
MEMBERS PRESENT
Brad Rickelman, Chair
Ariel Ross, Vice-Chair
Dusty Lane, Member
Mike Buchert, Member
Cindy Thielman-Braun, Member

STAFF PRESENT
Dennis McGrath, Assistant City Attorney
Paula Dennison, Development Services Director
Lanc Gross, Development Review Manager
Tom Coots, Planner I
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. City of Stillwater, 12 th Avenue Land Use Plan, MAP AMENDMENT (MA18-02), requesting review
and approval of Map Amendments to apply the Neighborhood Conservation Overlay Districts to
specific properties in an area generally bound by 12 th Avenue, Willis Street, 8 th Avenue and
Washington Street and to apply the Neighborhood Mixed-Use Overlay District to specific
properties in an area generally bound by 12 th Avenue, Blakeley Street, 11 th Avenue between
Blakeley Street and Jefferson Street, Washington Street and 6 th Avenue.

Lanc Gross, Development Review Manager, presents staff's report and findings.
Lanc asks if there are any questions for him.
Commissioner Thielman-Braun asks if there is anything in the Neighborhood Conservation Overlay
District that would affect the current residences in terms of non-conformance.
Lanc responds that the existing uses can remain and any future construction or expansions will be
required to conform to the overlay ordinances.
Commissioner Thielman-Braun asks if commercial uses or non-residential uses are considered nonconforming if they are currently in the residential area. Lance responds that is correct.
Chair Rickelman opens the public hearing and asks if there is anyone who would like to speak in favor of
the item.
The following come to speak in favor of the item:
•

Mr. Michael Oliver, 1123 S. Gray
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•

Mr. John Pollock, 1106 S. Adams

•

Ms. Shirley Weeks, 71 University Cir

•

Ms. Deborah Meinke, 1023 S. Kings
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The following points are provided in favor of the item:
•
•
•

Mr. Oliver is Located in the Neighborhood Conservation Overlay District
Mr. Oliver has been a part of the group that expanded the overlays.
In favor of removing Sprouts Grocery Store from the Mixed-Use Overlay District so that their
business can remain as is.

•
•

Mr. Pollock expresses being in favor of the item and seconds Mr. Oliver's statements.
Ms. Weeks states that Mr. Oliver represents a group of the Neighborhood and states that she
agrees with his statements.

•

Ms. Meinke adds her support to the overlays as they are drawn.

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 speak in opposition:
•

Mr. Calvin Oyster, owns property at 804 S. Blakeley

•

Mr. Darin Nutter, speaking on behalf of the owner of the Sprouts building located at 909 W. 6 th
Avenue

•

Stephen McCaleb, 4800 N. Lincoln BLVD, Oklahoma City, representing Sprouts State Council

•

Chris Jobe, 1011 S. Adams

•

Norma Jean Shamblin, 711 N. Lakeshore Dr

•

Chris Vann, owns property at 706-708 S. Washington

•

Robert Moore, S. Western, owns properties addressed as 1113-1121 S. Adams

•

Eddie Watkins, 1123 S. Westwood Dr

•

Walter Kelly, 1911 W. 3 rd Avenue

•

Christopher Wilson, owns property at 915 S. Orchard

•

Mike Ebert, 2206 Stone Pointe Ct, owns property at 12 th Avenue and Gray Street

•

Kevin Krueger, 910 S. Adams

•

John Millirons, 211 S. Oakdale Dr

•

Kathy Krehbiel, 2011 W. 11 th Ave

The following concerns are provided:
•

The details of the overlay districts are too extreme and restrictive.

•

The mixed-overlay district is too restrictive for current businesses, such as Sprouts, as it would
not allow the business to thrive and compete with other similar businesses in the neighborhood
in relation to business hours, employees, and revenue.

•

Not clear what structures would/would not be "grandfathered in".

•

Do not want their property to be within the boundaries of the overlay districts.

•

Concern of why some properties were selected over others.
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Chair Rickelman adds clarification to the item and states that the item before the Planning Commission is
to define the area in which the two overlay districts will apply. The text which defines the overlays has
already been passed by City Council as Ordinances 3393 and 3394.
Commissioner Thielman-Braun asks Mr. Nutter if there are other reasons besides the hours of operation
in the mixed-use overlay that he objects to. Mr. Nutter responds that they do not want to be in the
overlay at all as they do not know how that will affect their future business.
Commissioner Thielman-Braun asks if there are any other buildings on the property. Mr. Nutter advises
that there is one other building that Sprouts leases and uses for storage located on a lot connected to the
Sprouts lot.
When Ms. Shamblin comes to the podium she asks for clarification on the difference between what is
happening at this meeting and the ordinances that have already been passed. Discussion is held with Ms.
Shamblin from the Planning Commissioners and Attorney McGrath explaining that the ordinance
language has already been passed. The item before the Commission at this time is where to apply to the
ordinances within this neighborhood.
Ms. Shamblin asks if this is the only neighborhood in which these overlays will apply. Vice-Chair Ross
advises that the overlays could apply to other neighborhoods in the future but not at this time. Mr.
McGrath states a neighborhood may come forward and ask the overlay be put in place. The overlays will
only be applied to structures already in existence. He goes on to say that this individual neighborhood is
what is before the Planning Commission at this time and where, exactly, to apply the boundary of the
overlay districts in this particular neighborhood.
Ms. Shamblin states that the Apartment Association is in strong objection to those ordinances. Mr.
McGrath states that any objections to the ordinances would need to be addressed to the City Council.
When Mr. Vann comes to the podium he asks for clarification as to why the Mixed-Use Overlay District is
being applied along Washington Street and not 12 th Avenue. Vice-Chair Ross advises that there was a lot
of opposition to new development on the north side of 12 th Avenue and that since there were currently
commercial properties on Washington Street already it seemed appropriate to apply mixed-use here.
Mr. Vann asks how it benefits the area. Commissioner Thielman-Braun states that, in terms of the
restrictive nature of the overlay districts, the intent is to protect the neighborhood and the existing
residential uses. Mr. Vann states that it is not a residential neighborhood along Washington Street.
Commissioner Thielman-Braun states that the idea is that if more commercial uses are developed that
are connected to residential areas there will be standards in place to protect the residential uses. Mr.
Vann states that rules and standards are already in place without the overlays.
Mr. Wilson asks the Planning Commission if two driveways are required. Mr. McGrath states that the
Planning Commission cannot provide legal counsel and the meeting is not to discuss the ordinances that
have already been passed by City Council. The meeting is only to determine the area the overlay districts
will be applied. Mr. Wilson wants to know if properties are grandfathered in. Mr. McGrath states that the
ordinances do not apply retroactively or to a property that is already in existence unless improvements
are made. Mr. Wilson asks if you are required to make changes to your roof if you are doing some other
improvement to your property. Mr. McGrath advises that the overlay will apply to the structure you are
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doing the improvement on. Mr. McGrath states again that this is not the discussion currently before the
Planning Commission, that the item is whether a specific property will be in the overlay districts and what
those boundaries should be.
Mr. Krueger comes to the podium and asks about the specifics of the ordinances and for clarification of
what type of work will require the overlay to apply. Mr. McGrath offers the same explanation that you
are only required to bring the improvement you are specifically making up to meet the overlay
requirements. Mr. Krueger asks about gravel driveways and if that will have to be brought up. Mr.
McGrath states that there are several standards throughout the City in regards to driveways and what is
permissive. Mr. Krueger makes a statement regarding the required number of trees. Mr. McGrath states
that Mr. Krueger's concerns are in regards to ordinances that have already been passed and if he wants
to voice his concerns with the ordinances he will need to do that at City Council as only the boundary
lines are in question, not the ordinances. Mr. Krueger states that if a natural disaster happened to the
house it would be nearly impossible to meet the overlay standards.
Mr. McGrath states that staff is available after the meeting to discuss any questions the audience may
have regarding the effect of the ordinance language.
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.
Commissioner Lane requests a short recess. Chair Rickelman advises that it is currently 6:33 p.m. and the
Planning Commission meeting will break until 6:45 p.m.
The Planning Commission meeting resumes at 6:45 p.m.
Before providing alternatives Lanc addresses a couple of the concerns and advises that when a person
comes to do an addition or remodel of some kind, the ordinance would only apply to the addition.
Commissioner Buchert states that it is only the addition, not the other structures on the property. Lanc
states that is correct. Commissioner Buchert states that if a natural disaster was to happen and wipe out
the property, it would have to be built to code. Lanc states that it correct. Any new structures would have
to meet the requirements of the overlay districts.
Lanc presents alternatives which are:
1. Accept findings and recommend that the City Council apply the Neighborhood Conservation
Overlay District to properties as presented and apply the Neighborhood Mixed-Use Overlay
2.
3.
4.

5.

District to properties as presented.
Accept findings and recommend that the City Council apply the Neighborhood Conservation
Overlay District to specifically identified properties only.
Accept findings and recommend that the City Council apply the Neighborhood Mixed-Use
Overlay District to specifically identified properties only.
Find that the application of overlay districts is not appropriate and recommend that the City
Council not apply the Neighborhood Conservation Overlay District or the Neighborhood MixedUse Overlay District to properties.
Find that additional information or discussion is needed prior to making a recommendation and
table the request to a certain date.
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Chair Rickelman asks if there are any questions for staff; none respond. Chair Rickelman asks for discussion
among the Planning Commissioners.
Commissioner Lane states that the overlays and ordinances have too many unintended and negative
consequences. He states that no covenants or Home Owner Associations that he is aware of are this
restrictive. Commissioner Lane states that even though the Planning Commission cannot do anything about
the ordinances, it is clear they are too restrictive especially regarding the design standards, maximum front
yard paving requirements, side yard setbacks in the Neighborhood Conservation Overlay District and
maximum size of non-residential structures, no drive-thru windows, and no 12 th Avenue curb cuts within the
Mixed-Use Overlay District. Commissioner Lane goes on to state that originally the area was small and now
the overlay boundaries are much larger than originally anticipated and given these reasons he is not in
support of the applications of the overlays with the current ordinances.
Vice-Chair Ross states her concern with applying the overlays at this time in order to provide more
opportunity for citizens to advise on their desire to be in one of the overlays.
Commissioner Buchert states we would like staff to provide a map of some kind with all those who spoke in
opposition tonight wanting to be removed from the overlays as that would help him in reaching a conclusion
and therefore would like to table the meeting for a month.
Commissioner Thielman-Braun states that the problem is that the Mixed-Use Overlay District proposed will
be detrimental to commercial uses and buildings. The Neighborhood Conservation Overlay District is not
structured clearly. She assumed the purpose of the conservation overlay was to protect the current
residences but from what she has heard the citizens do not see the value of being in the overlay if they are
asking to come out of it. Commissioner Thielman-Braun states that we are not discussing the ordinances but
it is a problem with the Planning Commission being tasked to apply an overlay which will create something
positive but according to the citizens it is not. Commissioner Thielman-Braun does not support the
application of the overlay districts at this time as it is not fair to the citizens who were not able to attend the
meeting tonight and not be able to request not being included, if that is a choice, but does support a
conservation overlay that protects residential uses.
Chair Rickelman comments that, as the ordinances are worded currently, he wonders if they will be able to
be applied anywhere in the City of Stillwater at all.
Commissioner Buchert states that he wanted to request that at the next meeting the Planning Commission
hear those in opposition first and those in favor second.
An audience member asks if they may speak and Chair Rickelman states the public hearing is closed.
Commissioner Buchert moved to find that additional information or discussion is needed and table the
request to March 06, 2018 and to switch the order of those who speak in public hearing to let those in
opposition speak first and then hear those in favor of the item.

Commissioner Thielman-Braun asks if she can make a counter-motion. Chair Rickelman advises that the
Commission must wait for a second of the motion first. If the motion fails a new motion can be made.
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Commissioner Lane seconds the motion.

Commissioner Thielman-Braun asks if it is worth it to wait if there is a simple vote to deny the application of
either of the overlays. Commissioner Buchert advises that he has made a motion and it has been seconded.
He states that he needs more information and without it he will vote against another proposal.
Vice-Chair Ross states that she does not have any issue hearing the pros and cons no matter the order.
Commissioner Lane states that another month may not make a difference but with all the work that has
been done on it that it deserves more thought and consideration.
Commissioner Buchert moved, Commissioner Lane seconded to find that additional information or
discussion is needed and table the request to March 06, 2018 and to switch the public hearing to let those
in opposition speak first and then hear those in favor of the item.

Roll call:

Rickelman
Yes

Ross
Yes

Lane
Yes

Buchert
Yes

Thielman-Braun
Yes

Time: 1 hour 33 minutes
3. APPROVAL OF THE MEETING SUMMARY FOR DISCUSSION AND POSSIBLE ACTION:
a. Approval of the regular meeting summary of January 16, 2018.
Commissioner Lane moved, Commissioner Buchert seconded to approve the regular meeting summary of
January 16, 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 20, 2018.

5.

ADJOURNMENT

ADJOURNMENT. This regular meeting of the Stillwater Planning Commission was called for adjournment
by Commissioner Buchert, seconded by Commissioner Thielman-Braun at approximately 7:04 p.m. on
February 06, 2018 with all members present in agreement, the next regularly scheduled meeting will be
held February 20, 2018 at 5:30 p.m. in the City Commission Hearing Room, Municipal Building, 723 S.
Lewis Street.
Prepared by —

y Cam n, Adrni

Approved by Stillwater Plann ng Commission

Assistant

