Date: January 18,2022

To:

Mayor Joyce, Vice Mayor Zannotti, Councilor Dzialowski, and Councilor Hawkins

From: Brian P. Correa and Jennifer Brakhage
2401W.8'h Ave.
Stillwater, OK74074
580-478-6t77
bpccoin@gmail.com

Re:

Written Comments for the Public Record
Map Amendment Request #MA2l-14
City Council Meeting' January 24, 2022

We are owner-occupied, affected property owners bordering some of the south and west borders of two (2) ot
the three (3) residential properties that are the subject of MA21-14. There are some concerns which are
applicable to all three (3) properties, and there are some concerns which are applicable only to an individual
property. Each of the three (3) properties is unique and discussed separately below.

2302 W.

8th

Ave.

1. History: The prior owner of this residential property requested

in 2015. To the
best of our recollection, the map amendment request was denied by the Planning Commission. For certain
though, on May 18, 2015, the City Council denied the map amendment; however we are uncertain of the
voting results.
a similar map amendment

So, what has changed with the property since 2015 such that now, the City Council should approve a much
larger commercial development? Well, a lot has changed since 2015:

- the number of businesses/residents in southwest Stillwater has ballooned and is about to soar
- the traffic load (and related problems) on Western Road has increased and will increase more
- no improvements (widening andlor adding lane(s)) have been made to Western Road
- the physical condition of West 8th Avenue/Devon Street has deteriorated greatly; still no
improvements made to the roadway, drainage, or the "low-water" crossing
- the traffic load (and related problems) on West 8th Avenue/Devon St. has increased
significantly due to new commercial development on W. 6th Ave.
- by subsequently acquiring two (2) separate large bordering properties, the current owner has
created a much larger request which only multiplies the road and traffic issues

The essence of the reasons for the City Council's denial of the map amendment in 2015 were traffichoad
conditions and neighborhood fit. At the hearing, several City Council members spoke about the poor
condition of West 8th Avenue. It would be puzzlingwhy the City would now feel that the basis for the City
Council's 2015 denial has improved, especially with three (3) large properties bundled together, only
compounding the exact same road/traffic and neighborhood fit issues that existed 2015.
The facts on the ground which shaped the reasoning for the 2015 City Council map amendment denial have
not improved and only worsened due to age. wear, lack of maintenance. commercial growth. business traffic
load. and commuter traffic load.
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2.

South Western Road, a two (2) lane road on the eastern boundary of this residential property is already
beyond its capability to handle current traffic loads. Before, during, and after business hours, Western Rd.
between 6th Avenue and 9th Avenues is the site of traffrc jams, backups, and sometimes accidents. It is
common during'orush" hours that Western is intermittently at a standstill between the Wicklow Center and 9th
Avenue. The distance between the south Wicklow Professional Center ingress/egress and West 8th Avenue is
only about 175 feet. This is also the narrowest part of Western Road between 6th Avenue and l2'h Avenue,
which would make a new, safe ingress/egress to this subject property nearly "impossible".

Commercial use of 2302 W. 8th Ave. would result in additional traffic and related problems on Western Road
and also require a new ingress/egress onto Western Road. fu.rthe( compounding the current traffic overload
and creating another dangerous bottleneck between the Wicklow Professional Center and W. 9th Ave.

3. West 8th Avenue,

on the southern boundary of this property, is somewhat difficult to describe and best
experienced in person by driving, and walking, to allow a close examination. It is surely one of the worst
heavily-used inner city streets in Stillwater. W. 8*h Ave. is mainly a one (l) lane road, 15-16 feet wide,
occasionally widening to two (2) lanes if you pull over into the ditches, bushes, or resident's yards. It is
mostly of aged asphalt construction and devoid of traffrc signs, curbing, or a stormwater drainage system.
Potholes and an overall rough ride are its most distinguishing features. Occasionally, potholes are repaired,
but this is a futile effort because new potholes develop/redevelop in a very short time. The pothole repair has
obviously been ongoing for decades. In sections, the road likely has more repaired potholes than it does the
original asphalt surface.

Heavy trucks, especially City trash trucks, cause the most significant regular damage, actually buckling the
asohalt surface and road base (see in front of mv home). A 10-wheel water tanker caused oermanent damase
to the road base/pavement during the construction of the Starbucks. This road can not be resurfaced, it will
require excavation first and reconstruction with a new stable road base before paving. A curbing and drainage
system is required to keep runoff from infiltrating the road base. Despite its failed condition, W. 8th
Ave.lDevon St. between Westem Rd. and W. 6th Ave. is a favorite ooshortcut" for drivers wishing to avoid the
clogged W. 6th Ave./Western Rd. intersection and Wicklow Center traffic. Additional commercial traffic has
already been funneled onto Devon St./W. 8th Ave. due to new commercial developments on W. 6th Ave. (Pizza
Hut, Starbucks, etc.).
8th Ave., it transitions at a narrow "blind" comer into Devon Street, which is of
vintage
the same
and in the same failed condition. For all practical purposes, W. 8th Ave and Devon St. are
part of the "same" road. There is also a "blind" comer at the intersection of Wicklow St. and W. 8th Ave., the
location of the "low-water" crossing. Here, the road elevation needs to be raised and a much larger, clogproof concrete box culvert needs to be installed. The current three (3) small, crushed culverts under W. 8th
Ave. are not maintained, leading to regular clogging with brush and debris and intensiffing the regular
overtopping of the road with just hard rains. When visibility is poor and overtopping of W. 8'h Ave. is
occurring, there exists atbreat to human life of driving or being swept into the large, deep ditch on the south
side. Most all of the run-off which inundates the existing culverts comes from the unmitigated stormwater
run-off from all the impervious commercial developments to the north and northeast (up to W. 6th Ave. and
over to Western Rd., including the Wicklow Professional Center). This near-complete and rapid run-off has
created a dangerous flooding condition in the neighborhood and further downstream.

At the western extent of W.

Commercial use of the subject property would result in additional traffiq on West 8th Avenue and Devon Street
between Western Road and W. 6th Avg., a section of road which is already way beyond its capability.
Commercial insress/esress onto a failed West 8'h Avenue from the subiect orooertv would be absurd.
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4. This residential lot is very large, about .95 acres total. According to the legal description, the long
dimension of the property penetrates deeply to the west for about 245 feet, equal to about three (3) typical
nearby lots. The Comprehensive Plan 2030 (C3 Plan), Map 23 Future Land Use, page 10-8, depicts a concept
for possible commercial development along Western Road. The C3 Plan envisions 2030 commercial
development along Western Road "1 lot deep" or possibly "2 lots deep". The subject property is closer to "3
lots deep". Regardless, the C3 Plan is not a go-al, it is just one theoretical possibility of future development,
property owners wanted to sell out to developers. More importantly, the Plan is only one of many factors to
weigh in determining commercial development suitability in an existing neighborhood.

if

After Westem Road is widened to at least three (3) lanes and West 8th AvenuelDevon Street is reconstructed
as a typical city street comparable to streets in the neighborhood, the subject property might be suitable for
commercial use.

With abundant suitable sites for commercial development within the city. it makes little
commercial intrusion nearly 250 feet deep into the existing neighborhood.

5. This property

has a recently-occupied, large historic home, originally

sense

to create a new

built in 1920. Destruction of viable

inner city housing and consumption of existing neighborhoods for commercial development, pushing residents
further and further away from the city, only exacerbates the current traffic problems on Western Road and
other streets.

With abundant suitable sites for commercial development within the city, it makes little sense to displace an
existing residence.

6. This property acts as a long-standing "wall" since 1973 to separate commercial from residential areas all
the way down to near West 12th Avenue. By breaking down the wall, it invites the next adjacent residential
property owner to also request a map amendment based on the fact that they now border commercial property,
and therefore, in all fairness, they too should be granted a commercial zoning map amendment. The ensuing
o'domino
effect" of this logic could lead to even deeper westward intrusions into the neighborhood and
additional southward marching of the commercial boundary. If this occurs before Western Road is widened,
traffic issues and congestion will be unbearable.
The long-established. clear dividing line between commercial and residential property should be preserved. In
fact, a good argument can be made that the entire corridor.from the-south sides of the Wicklow Centqr and
Western Professional Park to the north side of 12th Avenue shor.lld be preserved as residential property. at least
until the time that Western Road is widened to accommodate fuilher commercial development.

2324 W.

8th

Ave.

justification whatsoever for a map amendment.
possible
The only
weak argument for a map amendment is that it shares one border with2302 W. 8th Avenue.
1. This residential property, on a stand-alone basis, has no

The practice of developers and land speculators acquiring multiple properties and requesting a "bundle" for
aporoval tg penetrate more deeply into a neighborhood off of a possible future development corridor should be
highly discouraged by the City

2. See item 3. above under 2302W.8th Avenue concerning the horrendous condition of W. 8th Avenue/S.
Devon St. Commercial ingress/egress onto West 8th Avenue from the subject propertv would be absurd.
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.60 acres total, and equal to about two (2) typical nearby lots.
According to the legal description, the west boundary of the lot is 405 feet deep into the neighborhood. The
C3 Plan, Map 23 Future Land Use, page 10-8, depicts a concept for possible commercial development along
lot
Western Road in this area. The C3 Plan envisions 2030 commercial development along Western Road

3. This residential lot is large, around

"l

deep" or possibly "2 lots deep". This property would be "5 lots deep" if approved along with2302 W.
Ave. The concept for possible future development is definitely not shown as "5 lots deep".

8th

As only revealed by City Staff using a map during the City Council Meeting of September 20,202l,this
property does not fit within the depiction of commercial deJelopment in the C3 Plan. The Planning
Commissioners were not told of this fact during the August 3,2021Planning Commission Meeting, after
repeatedly (three or four times) asking Staff if the project fit within the C3 Plan. Also note that City Staff did
not present this same map showing the lack of conformance with the C3 Plan at the December 21,2021
Planning Commission Meeting.
Even after Western Rpad is widened to at least three (3) lanes and West 8th Avenue is feconstructed. this
ful life
ment until it reaches t
mmercial d
should not
has a recently-occupied, remodeled, four (4) bedroom, brick home, originally built in 1956.
The original one-car garage has been transformed into a master suite. Elimination of viable inner city housing

4. This property

for commercial development, pushing residents further and further away from the city, only exacerbates the
current traffic problems on Western Road.
within

other sites

lace an

W.8th Avenue concerning the long-established, clear dividing line between
The Wicklow Professional Center and the adjoining residential neighborhood.

5.

See item 6. above under 2302

802 S. Western Rd.

l.

This residential property shares the same issues with2302 W. 8'h Ave. regarding Westem Road (see above).
In addition, the distance between West 8th Avenue and the south property line is only about 165 feet. This is
the narrowest part of Western Road where there are frequent stoppages and backups due to southbound
vehicles trying to turn east onto W. 9th Avenue. A new ingress/egress to the subject property would create an
additional traffic "knot"and gridlock at the most commonly stopped and congested part of Westem Road.

f
Com
reouire a new in ress/e
qridlock.

ffic-related nroblems
would result in
her compoundin the current

and

d creatin

2. West 8th Avenue,

on the northern boundary of this property, has already been discussed above. Commercial
West
Sth Avenue from the subject property would be absurd.
ingress/egress onto
3. This residential lot is very large, around 1.35 acres total. According to the legal description, the west
boundary of the lot penetrates deeply to the west for about 355 feet, equal to four (4) or more typical nearby
lots. The C3 Plan, Map 23 Future Land Use, page 10-8, depicts a concept for possible commercial

development along Westem Road. The C3 Plan envisions 2030 commercial development along Western
Road "1 lot deep" or possibly "2 lots deep". The concept for the development corridor is definitely not shown
as'o4lots deep".
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As only revealed by City Staff u$ing a map during the City Council Meeting of September 20,202l,this
property does not fit within the depiction of commercial development in the C3 Plan. The Planning
Commissioners were not told of this fact during the August 3,2021Planning Commission Meeting, after
repeatedly (three or four times) asking Staff if the project fit within the C3 Plan. Also note that City Staff did
not present this same map showing the lack of conformance with the C3 Plan at the December 21,2021
Planning Commission Meeting.

4. In the recent past, there

was a separate vacant lot between our residence at240l W. 8th Avenue and 802 S.
Western Rd. The original owner of our property, the Chamberlain's, also owned the vacant lot and sold it to
the owner of 802 S. Western Rd. The buyer then "merged" or "combined" the vacant lot into the 802 S.
Westem Rd. street address, thereby creating the very large lot you see today to penetrate deeper into the

neighborhood.

" them to create one lot to seek

aa

ul11n

deeolv into a neish

ture develonment corridor

roval
discoura ed bv the Ci

After Western Road is widened to at least three (3) lanes and West 8th Avenue is reconstructed as a typical city
street comparable to streets in the neighborhood, the eastern half of the subject property might be suitable for
commercial use.

Wi
nt suitable sites fr
I develooment within
intrusion over 350 feet deep into the existing neighborhood.

akes

little

sen

Additional Comments and Concerns
Comorehensive Plan 2030 (C3 Plan)
Guidance document used to make decisions

about: - future growth and development
- lessening of congestion and overcrowding
- preservation
- capital improvements

- Congestion and overcrowding will be worsened by this commercial development, not lessened.
- Inner city neighborhoods with established housing need to be preserved.
- Urban forests, wildlife, and wildways need to be preserved.
- Viable residential housing should be preserved.
- Destroying viable housing does not preserve natural resources and is an unsustainable practice.
- Capital improvements of both Western Rd. and W. 8th Ave. to lessen congestion and overcrowding are
needed before commercial development begins (responsible development).
Sustainabilitv
We need to reduce our waste generation, including the unnecessary disposal of viable inner city housing and
natural vegetation, which is an unsustainable practice. We need to maintain and use our existing inner city
housing until it has reached the end of its useful life and is beyond reasonable repair. By preserving the
natural resources (metals, petroleum, lumber, minerals, etc.) we have already produced, we can help achieve a
more sustainable economy and society.
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Stormwater Run:Off (also see W.,8th Ave. discussions above)
three (3) subject properties (2.9 acres total) slope to the west and that can not be changed. Much of the
stormwater is taken up by trees and other vegetation or infiltrates the soil. When stormwater run-off occurs, it
o'ditches", with
some portion through our yards. W. 8th Ave. and
runs mainly along the W. 8th Ave.
downstream areas from the low-water crossing at the intersection of Wicklow St. and W. 8th Ave. can not
handte the current run-off, and more intense, frequent floods could result from rapid run-off of more
commercial development. When visibility is poor and overtopping of W. 8th Ave. is occurring, there exists a
threat to human life of driving or being swept into the large, deep ditch on the south side. Most all of the runoff which inundates the existing culverts comes from the unrBitigated stormwater run-off from all the
impervious commercial developments to the north and northeast (up to W. 6th Ave. and over to Western Rd.,
including the Wicklow Professional Center). This near-complete and rapid run-off has created a dangerous
flooding condition in the neighborhood and further downstream.

All

Because of the existing dangerous flooding condition, the potential for excess discharges above the design
event required in City Ordinance Chapter 35 - STORMWATER QUALITY AND MANAGEMENT must be
eliminated. If a precipitation event or series of events similar to May 2019, June 2007, or July 1959 occurs,
the design criteria required by the City Ordinance might be inadequate to prevent run-off above that existing
today.

Potential rapid run-off from nearly 3 acres of commercial development would exacerbate an existing
danserous fl oodins condition.
Urban Forests

All

three (3) of the subject properties are heavily to moderately wooded with large old growth trees and
plentiful small trees, shrubbery, and border vegetation. These forests are the "keystone" component of a
thriving and balanced residential ecosystem. Without the forests, the local ecosystem could be irreversibly
damaged and become out of balance with poor biodiversity. Urban forests are also a vital tool in managing
and reducing stqrmwater runoff due to their permeability. The forest endowments of the subject properties
and their intrinsic value to the neighborhood, and the City, should be preserved for future generations. See the
City of Edmond, OK Urban Forestry program as an example of what should be done in Stillwater.
https ://www. edmondok .coml 61 4 Nrban-Forestry

Urban Wildlife and BiodiversiW
three (3) of the subject properties are home to a diverse and abundant wildlife population, likely some of
the best in inner City neighborhoods. From the insects (bees, dragonflies, butterflies, etc.) to the reptiles and
amphibians (snakes, turtles, lizards, frogs, toads, etc.) to the birds (hummingbirds, bluebirds, woodpeckers,
hawks, roadrunners, owls, etc.) to the larger mammals (rabbits, armadillos, opossums, racoon, fox, deer, etc.),
the properties are the homes and/or feeding grounds of a thriving urban wildlife ecosystem. We have not seen
bobcats, but it is highly likely that they patrol our forests. During winter, bucks will come as far east as 802 S.
Western Rd. to feed. The wildlife also provide valuable control of pests (mosquitoes, mice, etc.) to keep our
properties healthy and in ecological balance. We should seek to preserve urban wildlife and biodiversity by
preserving the residential habitats that provide their source of food and shelter.

All

See'oPromoting and Preserving Biodiversity in the Urban Forest"
https://www.sciencedirect.com/sciencelwticlelabs/pii/S 1618866706000732
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Wildways
ttrree (3) of the subject properties are heavily to moderately wooded with large old growth trees and
plentiful small trees and shrubbery and contain abundant border vegetation. These are all natural wildways.
We should seek to preserve residential natural wildways to allow for the safe movement of species and
provide shelter and food for wildlife. See https://wildways.us/

All

Climate Chanse
Climate change problems will likely not be solved entirely on the "federal" level. Part of the solution depends
on individuals, groups, and local govemments voluntarily reducing their own carbon footprints. We suggest
that no development proposal coming before the City should be considered without analysis of its impact on
climate change. The destruction of viable inner city housing, the construction of more commercial buildings,
the additional traffic delays and congestion, and the replacement of urban forests with impermeable and heatradiating asphalt, metal, and concrete all contribute to further negative environmental impacts, more flooding,
and adverse climate change. As much as we would like to say that we are not the problem or that climate
change won't affect Stillwater, the simple weather facts prove day after day that bigger and deadlier weatherrelated problems will be part of our future, unless we start taking positive steps right now.
Conclusion

Additional commercial development should not be permitted on Western Rd. between the south side of W. 6th
Ave. and the north side of W. 12th Ave. until Western Rd. is widened to three or more lanes (one of which is a
tuming lane) and W. 8th Ave. is reconstructed as a typical city street comparable to other streets in the
neighborhood.

If you have any questions, please contact us at 580-478-6177 or bpccoin@gmail.com.
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