
 
STILLWATER PLANNING COMMISSION SUMMARY 
REGULAR MEETING OF MARCH 21, 2017 
IN ACCORDANCE WITH THE OKLAHOMA OPEN MEETING 
LAW, THE AMENDED AGENDA WAS POSTED MARCH 20, 2017 IN THE 

MUNICIPAL BUILDING AT 723 SOUTH LEWIS STREET 
 
MEMBERS PRESENT STAFF PRESENT 
Josh Marler, Chair 
Brad Rickelman, Vice-Chair 
Dusty Lane, Member 
Mike Buchert, Member 
Zelte Wilkins, Member 

John Dorman, City Attorney 
Paula Dennison, Development Services Director 
Mike Beaty, Development Review Manager 
Tom Coots, Planner I 
Ashley Camren, Administrative Assistant 
 

MEMBERS ABSENT 
Ariel Ross, Member 
Gilbert Emde, Member 
 

 
 

 
1. CALL MEETING TO ORDER. 
 
Chair Marler called the meeting to order at 5:30 PM.  
 
2. LAND USE ITEMS FOR DISCUSSION AND POSSIBLE ACTION: 
 

a. Rogers, Gary & Micki, PRELIMINARY PLAT (PZ.17.2178), requesting review and approval of a 
Preliminary Plat for property addressed as 5398 N. Hartford Street to replat Lot 1, Block 2, 
North Tower Park, 5th Section. 

 
Mr. Mike Beaty, Development Review Manager, presents staff’s report and findings.   
 
Mike advises the Planning Commission that they should have received copies of email communications 
from several property owners in the area regarding their concerns, such as water pressure which even 
the low pressure is above the ODEQ minimum.  Mike comments that after this subdivision was built, the 
City adopted revised standards wherein the lines must maintain a higher pressure of 40 psi (per square 
inch) than this area experiences which are in the neighborhood of mid to low 30 psi pressure which is still 
above ODEQ minimum.  Chair Buchert asks what ODEQ’s minimum is; Mike responds that it is 25 psi.  
Mike states that the pressure is related to the shortness of the tower and this tower also serves most of 
northern Stillwater and the area of The Canyons subdivision on north of this location.   
 
Mike asks if there are any more questions.  
 
Commissioner Lane states that he always believed that the closer you live to a water tower, the better 
the pressure should be but asks Mike to explain why that isn’t so.  Mike states the water tower elevates 
water from pumps and from clear wells to give the system the ability to use gravity to service the 
populace but this tower just isn’t large enough.  Mike discusses briefly the cost to improve the tower, 
booster pumps, and the City’s long range plan to address the improvements.  
 
Commissioner Buchert asks if this is approved this evening, does staff have any idea how this would 
change the pressure.  Mike responds that a demand analysis was required to be performed to show 
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impact to the current system and the result was that it would reduce the pressure by less than 1/100th of 
a psi and that would hardly be noticeable.  Commissioner Buchert confirms that there is enough volume 
to serve everyone and the pressure loss is not significant.   
 
Mike states that if a single family house impacted the pressure significantly then all of the new houses in 
The Canyons and the new businesses south on Perkins Road would have been causing a larger pressure 
drop than would be allowed.   
 
Mike again explains that the tower, volume, and pressure meet ODEQ standards; the City does have new 
revised standards which have requirements higher than ODEQ; and the City does have a long range plan 
for addressing and updating the system. 
 
Mike asks if there are more questions; none respond.   
  
Chair Marler opens the public hearing and asks if there is anyone who would like to speak in favor of 
the proposed Preliminary Plat. 
 
Mr. Stephen Gose of Gose and Associates, 113 E. 8th Ave., comes to speak on the following: 

 Speaking on behalf of the applicant. 

 Available for questions if needed. 
 

Commissioner Lane advises that he has received comments via email and phone calls from the public 
voicing their concerns regarding drainage and asked how they plan to address this.  
 
Mr. Gose advises that on the lots on the north side of the street, they are going to create a concrete 
flume adjacent to the utility easement which will divert water to the west and to the east where the 
water was intended to go originally but right now it is going into those backyards.  Mr. Gose states that 
whatever water goes into those back yards would be whatever fell within the ten (10) foot easement as 
they are diverting it out west and east out away from the back yards. To the east, it will go into the street 
and to the west, it will go to the ditch along Perkins Road.  Mr. Gose continues and states that on the 
south, there are just two lots that drain south and the others have quite a distance between them and 
the adjacent properties.  
 
Chair Marler asks if there are any more questions; none respond. 
Chair Marler asks if there is anyone else who would like to speak in favor; none respond. Chair 
Marler asks if there is anyone who would like to speak in opposition. 
 
Ms. Traci Knight, 621 Lynn Lane, comes to speak on the following: 

 Yard backs up to the water tower 

 Previous owners installed a French drain but still has issue with water in garage 

 Concerned about drainage, increased density, and privacy. 
 
Chair Marler asks if there is anyone else who would like to speak in opposition; none respond. 
 
Chair Marler closes the public hearing and asks for staff’s alternatives. 
 
Mike presents alternatives, which are: 
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1. Accept findings and approve the proposed Preliminary Plat as presented. 
2. Find that the Preliminary Plat is not in conformance with the Comprehensive Plan or city 

regulations and deny the request. 
3. Find that additional information or discussion is needed prior to making a recommendation 

and table the request to a certain date. The plat must be acted upon within 60 days of this 
hearing. 

 
Commissioner Lane asks if this area was platted originally;  Mike responds that it was platted as an outlot 
which was intended to be dedicated as a park but the City elected not to accept another park area so it 
has been undeveloped and unused.  
 
Commissioner Wilkins asks if it is unusual to have housing so close to a water tower; Mike responds that 
there are not a lot of places in Stillwater that have it but in other locations, there are water towers 
adjacent to housing developments and subdivisions. Mike states that he isn’t aware of what was there 
first, the water tower or the subdivision.  
 
Chair Marler asks if there are any more questions or commission discussion.  
 
Vice-Chair Rickelman states that many of the communications he viewed, the citizens stated they didn’t 
get their notice until today and asks about proper notice being sent to the citizens in a timely manner. 
Mrs. Paula Dennison, Development Services Director, comes to the podium and advises that there are no 
statutory notice requirements but our code has a courtesy notice for preliminary plats that are sent; and 
comments about the upcoming changes and updates to the code that will be presented to the Planning 
Commission and one of the items being discussed is how to send notices in a more timely manner. 
Commissioner Lane asks when these were mailed; Paula responds that they were sent last Friday and no, 
this does not give much notice.  Paula states that we do not have the ability to do mass email 
notifications.  
 
Commissioner Buchert states that he heard two different concerns, one being the drainage and hears 
that the plan addresses this drainage concern with the concrete ditch, which should help, and the other 
issue is the water pressure and it is in compliance with state and federal law and regulations, but not in 
compliance with the current City requirements, but does not believe the developer should be responsible 
for bringing the system up to current regulations for the City.   
 
Mike states that the standards are for new water line construction and on this site there is an existing line 
that will be connecting to the new area.   
 
Commissioner Buchert and Mike both acknowledge that these additional homes will not significantly 
impact the pressure as it is today.   
 
Commissioner Buchert expresses support for the preliminary plat.  
 
Commissioner Buchert moved, Commissioner Lane seconded to approve the proposed Preliminary 
Plat as presented. 
 

Roll call: Marler Rickelman Lane Buchert Ross Emde Wilkins 

 Yes Yes Yes Yes Absent Absent Yes 
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Time:  16 minutes 
 

b. Arbor Village, LLC, AMENDED PLANNED UNIT DEVELOPMENT (PZ.17.2180), requesting 
review and approval of an Amended Planned Unit Development for property addressed as 1 
and 55-99 Arbor Circle, together with a Map Amendment to rezone from O (Office) to RT 
(Residential One and Two-Family) and a Preliminary Plat to create 24 residential lots and 2 
outlots from 12 existing lots. 

 
Mr. Mike Beaty, Development Review Manager, presents staff’s report and findings. 
 
Mike asks if there are any questions.   
 
Vice-Chair Rickelman asks what LOMR-F on the findings means; Mike explains that it is a FEMA term and 
stands for Letter of Map Revision Based on Fill and this means that soil was removed from the floodplain 
and used to fill the rest of the development to get it out of the floodplain.  Mike explains that the FEMA 
map shows part of this development still in the floodplain but that is just a horizontal projection of an 
older model but the developer hasn’t updated the FEMA map to remove the area that has been removed 
from the floodplain by this process.  Commissioner Lane asks for confirmation that what is there now is 
out of the floodplain; Mike responds yes, the paperwork just needs to be finished.  
Chair Marler opens the public hearing and asks if there is anyone who would like to speak in favor of the 
proposed Amended PUD. 
 
Mrs. Kelly Harris of Keystone Engineering, 923 S. Lowry, comes to speak on the following: 

 Speaking on behalf of the owner. 

 As part of one of the two main goals of this replat is to create outlots around the large 
drainage ditches there now so that the FEMA floodplain is completely removed from a lot 
that a resident could actually buy, cutting the south lots almost in half to get that floodplain 
off those lots.  They will have the same amount of buildable area as on the plat but in order 
to make the insurance cheaper, we are getting that floodplain off of those lots.  

 Second goal is to remove the Office zoning as it never really took off in this area so they 
want to complete the subdivision in the way it’s been developed so far. 

 Available for questions if needed. 
 
Commissioner Lane asks if the driveways into the development will continue to be rear entry only. Mrs. 
Harris advises that it will not be able to remain as such. 
 
Chair Marler asks if there are any more questions for Mrs. Harris; none respond. 
 
Chair Marler asks if there is anyone else who would like to speak in favor; none respond. Chair Marler 
asks if there is anyone who would like to speak in opposition; none respond.  
 
Chair Marler closes the public hearing and asks for staff’s alternatives. 
 
Mike presents alternatives, which are: 

1. Accept findings and recommend that the City Council approve the proposed amendment to the 
existing Planned Unit Development and approve the proposed Map Amendment to rezone the 
Office-PUD portion of the property to the Residential One and Two-Family-PUD district. 
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2. Accept findings and accept the Preliminary Plat as presented. 
3. Find that the amendment to the PUD is not an appropriate use for the property based on the 

impacts to the surrounding vicinity and do not recommend that the City Council approve the 
amendment. 

4. Find that additional information or discussion is needed prior to making a recommendation and 
table the request to a certain date.  

 
Commissioner Buchert asks what the difference is between alternative 1 and alternative 2; Mike states 
that PUD is a combined zoning and subdivision process as the PUD will have conditions that are tied to 
the zoning and advises that both alternatives 1 and 2 will need to be accepted for the development to 
move forward as presented. 
 
Commissioner Buchert asks if he needs to make one motion or two; Mike states that one motion can be 
made and that it can be done to approve as presented as that will include both alternatives 1 and 2. 
 
Commissioner Lane asks about the timing and approval of the LOMR in relation to the approval of this 
process; Mike responds that the LOMR should be approved before any Certificates of Occupancy are 
issued.  Commissioner Lane expresses concern about this part of the proposal.   
 
Commissioner Buchert questions the City of Stillwater’s floodplain regulations not allowing a building 
permit to be issued on any of those lots until that LOMR is approved. Mike responds that the City’s 
floodplain ordinance allows development in the floodplain but requires flood proofing, as in this case, an 
Elevation Certificate would be required but the negative part of doing that is when they go to acquire 
flood insurance it still shows up that the property is located in the floodplain so they would have to pay a 
premium.  Mike states that this is why the request is for them to complete the LOMR-F before the 
Planning Commission tonight.  
 
Commissioner Lane asks Mrs. Harris if she has any idea when the LOMR could be completed. Mrs. Harris 
states that it is a bit tricky as it can’t be sent off until the final plat is approved to create the lots and, as 
right now, the lots are not technically created because this is a replat. Mrs. Harris goes on to state that 
once the lots are created and they send off the LOMR paperwork, it will be take approximately three (3) 
months to get a response.  Commissioner Lane asks if it would be too burdensome for a condition to be 
in place that states the LOMR must be done before Certificates of Occupancy are issued. Mrs. Harris 
responds no. 
 
Mrs. Harris states that the LOMR is done on the other lots within the subdivision but it wasn’t on this 
portion as there were existing drainage channels on those lots and they couldn’t remove them until now. 
 
Vice-Chair Rickelman states that it is a pretty development, but now there will be a wall along 19th that 
changes and reduces the visual and character appeal. Vice-Chair Rickelman questions whether they 
should be allowed to make all of those changes.  
 
Commissioner Lane states that it is a down-zoning to remove the office use and, therefore, it is justified 
in his thought.  
 
Chair Marler asks for a motion. 
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Commissioner Lane moved, Commissioner Buchert seconded to accept findings and recommend that the 
City Council approve the proposed Amended Planned Unit Development to the existing Planned Unit 
Development and approve the proposed Map Amendment to rezone the Office-PUD portion of the 
property to the Residential One and Two-family-PUD district with the condition that no Certificates of 
Occupancy be issued until the LOMR is completed and accept the Preliminary Plat as presented. 
 

Time:  16 minutes 
 

c. Rogers, Gary & Micki, FINAL PLAT (PZ.17.2181), requesting review and approval of a Final 
Plat for property addressed as 700-800 E. Northgate Drive to replat Lot 36, Block 1 and Lot 
14, Block 2, 5th Section in order to create 12 residential lots and 1 common area in the RSS 
(Residential Single-Family Small-Lot) zoning district and a request to consider design 
modifications to the public water main extension per Section 23.64 and 23.357. 

 
Mr. Mike Beaty, Development Review Manager, presents staff’s amended report and findings. 
 
Commissioner Buchert asks about the project approved previously for confirmation that it does not have 
any private water lines; Mike confirms it does not.  Commissioner Buchert comments about having an 
issue with the private water service lines, especially those running across multiple properties. 
Commissioner Buchert states that it will become a significant issue in 20 to 30 years as to who will 
maintain them if there is a problem with one neighbor against another neighbor. Commissioner Buchert 
advises that he has not had a good experience with that. 
 
Mike states that they are not proposing a private main but there would be, for Lots 1, 2, 3, 4 and 5, a 
bank of water meters set on the corner of Hartford and E. Baker Court.  Commissioner Buchert states 
that this is the issue he ran into time and time again in Tulsa where the issue would be in the water 
service line three houses down from the meter bank and the property owner believes the City should fix 
it but it’s a private service line.   
 
Commissioner Buchert states that he would much rather see a water line that meets ODEQ 
requirements, but not City requirements but have it publicly maintained than to have all of the private 
service lines.   
 
Mike continues with staff findings. 
 
Vice-Chair Rickelman asks when the water line issue became known as it wasn’t talked about during the 
March 7th meeting at all; Mike responds that its usually during the preliminary plat stage, there are 
proposed water lines and locations but final designs are not done until now so it came up during the 
design phase of the public improvements.  
 
Chair Marler opens the public hearing and asks if there is anyone who would like to speak in favor of the 
proposed Final Re-plat. 
 
Mrs. Kelly Harris of Keystone Engineering, 923 S. Lowry, comes to speak on the following: 

 Speaking on behalf of the owner. 

Roll call: Marler Rickelman Lane Buchert Ross Emde Wilkins 

 Yes Yes Yes Yes Absent Absent Yes 
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 The Planning Commission has seen this both for the rezoning and approval of the 
preliminary plat. 

 It was discovered that these additional houses would not impact the current water pressure. 

 It was discussed that the new water line, however, could not meet the new City standard 
requirement for the 40 psi. 

 Applicant proposed the alternative of the private water (service) lines. 

 All of these lots would be served off of a current main but would have private access 
easements and lines. 

 Available for questions if needed. 
 
Commissioner Buchert asks how many lots the private service lines will go through before it serves a 
home; Mrs. Harris responds three lots maximum.  Commissioner Buchert comments about the lines being 
parallel and the impact it would have if one breaks causing others to break; Mrs. Harris responds that 
would be true in this area. 
 
Chair Marler asks if there is anyone else who would like to speak in favor; none respond. Chair Marler 
asks if there is anyone who would like to speak in opposition; none respond.  
 
Chair Marler closes the public hearing and asks for staff’s alternatives. 
 
Mike presents alternatives, which are: 

1. Accept findings and approve the proposed Final Re-plat and allow the removal of the improvement 
requirement. 

2. Find that the Final Re-plat is not an appropriate use for the property based on the impacts to the 
surrounding vicinity and do not approve the Final Re-plat and water line modifications. 

3. Find that additional information or discussion is needed prior to making a decision and table the 
request to a certain date.  

 
Commissioner Lane comments about the private water line and Commissioner Buchert advises that if the 
Final Plat moves forward that he would like to be on record in regards to his opposition to private water 
service lines.  
 
Commissioner Lane asks if the Planning Commission is allowed to waive the water pressure requirement 
of 40 psi in order to avoid use of private water lines across multiple properties; Mike advises that it is not 
a requirement that can be waived and explains that the only thing the Planning Commission can do is 
waive a requirement for the plat and allow the private service lines, but the waiver of the 40 psi or 
anything related to the function of the public main is a broader requirement and only the Water 
Resources Director can approve that request and they are hesitant to do that.  Mike explains further that 
when a standard is set, you want to try to meet that, not so much for this area, but there are others 
where there are flow and volume issues and the requirement does have a unique purpose. 
 
Commissioner Lane and Commissioner Buchert express concern as they want to be able to see a 
developer use their land but also understand staff’s position with the privatization of the line.   
Further discussion is held between the Commissioners regarding the implications of building here in 
regards to the private water lines running across multiple properties with the addition of a new street.  
Discussion is held about very few realtors disclosing that there are private lines on properties and the 
issues that could arise and be an issue for the City Council; and the private easements being on the plat. 
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Commissioner Lane moved, Chair Marler seconded to accept findings and approve the proposed Final Re-
plat and allow the removal of the improvement requirement. 
 

Time:  19 minutes 
 

3. APPROVAL OF THE MEETING SUMMARY FOR DISCUSSION AND POSSIBLE ACTION: 
 

a. Approval of the regular meeting summary of March 07, 2017. 
 
Commissioner Buchert moved, Commissioner Wilkins seconded to approve the regular meeting summary 
of Tuesday, March 07, 2017. 
 

Time:  1 minute 
 
4. MISCELLANEOUS ITEMS FROM STAFF FOR DISCUSSION AND POSSIBLE ACTION: 
 

a. Next Planning Commission meeting is Tuesday, April 04, 2017. 
 
5. ADJOURNMENT. 
 
ADJOURNMENT. This regular meeting of the Stillwater Planning Commission was called for adjournment 
by Commissioner Buchert, seconded by Commissioner Lane at approximately 6:21 PM on March 21, 2017 
with all members present in agreement, the next regularly scheduled meeting will be held April 04, 2017 
at 5:30 p.m. in the City Commission Hearing Room, Municipal Building, 723 S. Lewis Street. 
 
Prepared by – Ashley Camren, Administrative Assistant 
 
Approved by - _______________________________________ 
Stillwater Planning Commission 

Roll call: Marler Rickelman Lane Buchert Ross Emde Wilkins 

 Yes No Yes No Absent Absent Yes 

Roll call: Marler Rickelman Lane Buchert Ross Emde Wilkins 

 Yes Yes Yes Yes Absent Absent Yes 


