STILLWATER PLANNING COMMISSION SUMMARY
REGULAR MEETING OF JUNE 06, 2017
IN ACCORDANCE WITH THE OKLAHOMA OPEN MEETING
LAW, THE AGENDA WAS POSTED JUNE 02, 2017 IN THE
MUNICIPAL BUILDING AT 723 SOUTH LEWIS STREET

MEMBERS PRESENT

STAFF PRESENT

Brad Rickelman, Vice-Chair
Dusty Lane, Member
Mike Buchert, Member
Zelte Wilkins, Member

Dennis McGrath, Assistant City Attorney
Paula Dennison, Development Services Director
Bill Millis, Water Resources Director
Tom Coots, Planner I
Ashley Camren, Administrative Assistant

MEMBERS ABSENT
Ariel Ross, Member
1.

CALL MEETING TO ORDER.

Vice-Chair Rickelman called the meeting to order at 5:30 PM.
2.

LAND USE ITEMS FOR DISCUSSION AND POSSIBLE ACTION:
a. Stillwater Medical Center, MAP AMENDMENT (REZONING) (PZ-17-2189), requesting review and
approval of a Map Amendment to rezone a tract of land from 0, Office and RSS, Residential
Small-lot Single-family to P, Public, more particularly addressed as 1411 W 7 th Ave; 1404 — 1424
W 8th Ave; 712 — 720 S Stanley St; and 707 — 715 S Gray St (entire block). Coots

Tom Coots, Planner I, presents staff's report and findings.
Vice-Chair Rickelman opens the public hearing and asks if there is anyone who would like to speak in

favor.
Mr. Roger Gose of Gose and Associates, 113 E. 8 th Ave., comes to speak on the following:
•

Speaking of behalf of Stillwater Medical Center

•

Advises that the additional parking is needed due to all the expansion for the Stillwater Medical

•

Two entrances are proposed to be on Gray and Stanley Streets.

•

Will be working to preserve trees on the property.

•

Drainage will be addressed per the City of Stillwater ordinance.

•

New sidewalks will be constructed completely around the block.

•

Lighting will be installed to meet City of Stillwater code.

Center and are proposing approximately 155 spaces.

Vice-Chair Rickelman asks if there is anyone else who would like to speak in favor; none respond. ViceChair Rickelman asks if there is anyone who would like to speak in opposition.
Mr. Stephen Hallgren, 910 S. Stanley St., comes to speak on the following:
•

Asks how much public input the Medical Center received given the large scope of work.

•

States concerns regarding large parking lots, drainage, traffic patterns, and how this will fit in
with the other residential dwellings regarding visual effects.
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• Asks that the Medical Center meet with the neighborhood to get more input and let them see
plans for the area.
Vice-Chair Rickelman asks if there is anyone else who would like to speak in opposition; none respond.
Vice-Chair Rickelman asks staff to return to the podium to answer questions posed.
Commissioner Buchert asks Tom to point out the location of the drives, possibly with Mr. Gose's
assistance.
Commissioner Lane asks if the plan will come back before the Planning Commission again.
Tom responds that the Planning Commission would not see the design of the parking lot as that is
administrative level of approval.
Tom advises that stormwater detention is required as it would be in any commercial development.
Tom states that staff has advised the Stillwater Medical Center to update their traffic study due to the
increase in development and that it would be a good idea to include this parking lot in that study as the
parking lot by itself does not meet the threshold to require a traffic study.
Tom asks if there are any more questions for him.
Commissioner Buchert asks if the Medical Center could build something else in the future, other than the
parking lot, as long as it meets the Public zoning.
Tom responds that this is correct.
Commissioner Buchert advises that this is something to think about concerning the vote.
Vice-Chair Rickelman asks if there is anyone else who would like to speak in opposition; none respond.
Vice-Chair Rickelman closes the public hearing and asks for staff's alternatives.
Tom presents alternatives, which are:
1. Accept findings and recommend that the City Council approve the proposed map amendment as
presented.
2. Find that the map amendment is not an appropriate use for the property based upon the impacts
to the surrounding vicinity and do not recommend that the City Council approve the map
3.

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

Vice-Chair Rickelman asks if there are any more questions for staff; none respond. Vice-Chair Rickelman
asks if there is any discussion among the Commissioners; none respond.
Commissioner Buchert moved, Commissioner Lane seconded to accept findings and recommend that the
City Council approve the proposed Map Amendment as presented.
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Roll call:

Vacant

Rickelman

Lane

Buchert

Ross

Wilkins

-

Yes

Yes

Yes

Absent

Yes

Vacant

Time: 12 minutes

b. Tradan Development, LLC, PRELIMINARY PLAT (PZ 17 2199), requesting review and
approval of a revised preliminary plat for The Canyons at property addressed as 5788 N
Perkins Rd to create 162 residential lots and 4 outlots in the RSS (Residential Single-Family
Small Lot) zoning district. Coots
-

-

Tom Coots, Planner I, presents staff's report and findings.
Tom asks if there are any questions.
Commissioner Lane asks if the cul-de-sacs were 550 feet or 50 feet long.
Tom responds, yes and advises that at this length the International Fire Code kicks in and requires
wider streets and the applicant has been made aware.
Vice-Chair Rickelman advises that that was going to be one of his questions and then asks if the plan
shows the proper width.
Tom advises that at the preliminary plat stage this is not a requirement to be shown on the plans
but that this is why the applicant was at least made aware of the requirement going forward.
Vice-Chair Rickelman asks how much smaller the lots are now.
Tom responds that this would be a question for the applicant and how they made that happen.
Vice-Chair Rickelman asks about the water pressure requirement and if these would fall previous to
the water pressure change or under the new water pressure change if it passes.
Tom advises that either way this preliminary plat should be okay in regards to water pressure.
Vice-Chair Rickelman opens the public hearing and asks if there is anyone who would like to speak in
favor.
Mr. Chris Anderson of SMC Consulting Engineers, Oklahoma City, comes to speak on the following:
•

Agrees with staff's report and findings

•

Advises that the lots are smaller and went from being 60' lots to 55' lots.

Vice-Chair Rickelman asks if there is anyone else who would like to speak in favor; none respond.
Vice-Chair Rickelman asks if there is anyone who would like to speak in opposition; none respond.
Vice-Chair Rickelman closes the public hearing and asks for staff's alternatives.
Tom presents alternatives, which are:
1. Accept findings and approve the preliminary plat as presented.
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2.
3.

Find that the preliminary plat does not conform to city codes, specify deficiencies, and table to a
certain date.
Find that additional information or discussion is needed prior to making a recommendation
and table the request to a certain date. However, action must be taken within 60 days of the
public hearing.

Tom asks if there are any questions for him; none respond. Vice-Chair Rickelman asks if there is any
discussion among the Commissioners; none respond.

Commissioner Buchert moved, Commissioner Wilkins seconded to accept findings and approve the
Preliminary Plat as presented.
Roll call:

Vacant
-

Rickelman
Yes

Lane
Yes

Buchert
Yes

Ross
Absent

Wilkins
Yes

Vacant

Time: 7 minutes
3. PLANS/POLICES/ORDINANCES FOR DISCUSSION AND POSSIBLE ACTION:
a. Text Amendment, LAND DEVELOPMENT CODE AMENDMENT (PZ-17-2200), requesting review
and approval of an amendment to City of Stillwater Code Chapter 23, Land Development Code,
Section 23.63 Plat/Subdivision Approval Process. Dennison
Paula Dennison, Development Services Director, presents staffs report and findings.
Commissioner Lane states that he agrees with staffs report and findings, that the text was too restrictive
before, and that this change is a good "in-between".
Commissioner Wilkins asks for clarification on the triggers and the text for "substantial changes" and
what will be considered "substantial" and if the text was meant to be up for interpretation in that regard
or if the City will decide case by case.
Paula responds that it was discussed on whether or not to add specific language into the text. Paula
states that, if situations occurred where the specifics didn't make sense but another alteration in a
different scenario does appear to need to come back before the Planning Commission, staff purposefully
left this part of the text a little open and subject to interpretation. Paula provides an example of just
extending a street 100 linear feet. Paula states that this may get two lots and depending if it's two lots
out of ten versus the impact of two lots out of 500 would determine if this was a "substantial" change.
Paula states that staff, therefore, decided to leave that flexibility within the text.
Commissioner Buchert asks if there is a disagreement between the developer and staff on what is
considered "substantial" if that would come back to the Planning Commission or who would decide.
Paula responds that the deciding party would be the Board of Adjustment who is the authority under
State Statute to hear appeals to staff's determination.
Paula asks if there are any other questions for her; none respond.
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Vice-Chair Rickelman opens the public hearing and asks if there is anyone who would like to speak in
favor.
Mr. Roger Gose of Gose and Associates, 113 E. 8 th Ave., comes to speak on the following:
Agrees with Commissioner Lane and staff.
•
Asks for consideration to be given regarding clarification of the wording in Sec. 23-63 (f) (3) that
•
states, "Approval of a final plat must be obtained within the five (5) year period." Roger advises
that it would cut down future discussion if the working was changed to say something such as
"approval of any final plat..." or "approval of a final plat of any section..." as he does not read this
very clearly the way staff has recommended.
Vice-Chair Rickelman asks if there is anyone else who would like to speak in favor; none respond.
Vice-Chair Rickelman asks if there is anyone who would like to speak in opposition; none respond. ViceChair Rickelman closes the public hearing and asks for staff's alternatives.
Paula presents alternatives, which are:
1. Find that the proposed Text Amendment is needed and recommend that the City Council
approve the proposed Text Amendment as presented.
2. Find that the proposed Text Amendment is needed and recommend that the City Council
approve the proposed Text Amendment with identified changes.
3. Find that the proposed Text Amendment is not needed and recommend that the City Council not
approve the proposed Text Amendment.
Commissioner Lanes asks Paula if staff has any objections to Roger's request.
Paula responds, no, staff can just change the wording to state, "Approval of any final plat must be obtained
within the initial five (5) year period." Paula advises that this would cover any, one, or all.
Commissioner Buchert moved, Commissioner Lane seconded to find that the proposed Text Amendment
is needed and recommend that the City Council approve the proposed Text Amendment with identified
changes.
Roll call:

Vacant

Rickelman

Lane

Buchert

Ross

Wilkins

-

Yes

Yes

Yes

Absent

Yes

Vacant

Time: 12 minutes

b. Text Amendment, LAND DEVELOPMENT CODE AMENDMENT (PZ-17-2207), requesting review
and approval of an amendment to City of Stillwater Code Chapter 23, Section 23 357 Water
Distribution System. Dennison
-

Paula Dennison, Development Services Director, presents staff's report and findings.
Paula asks if there are any questions.
Commissioner Lane asks if this is saying that a developer could not actually develop a piece of property.
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Paula states that the property cannot be developed unless the minimum operating water pressure is met.
Commissioner Lane asks if this is part of the 2040 plan or if that would make any difference.
Paula advises that this would not make any difference and then asks which companion piece
Commissioner Lane is referring to.
Commissioner Lane advises that he is mixing new lots with existing lots and understands that the
exceptions are for lots that are already established. Commissioner Lane asks if this lot has to be filed of
record to be considered a lot.
Paula advises that it would have to be a legally established lot which would be a platted lot or a lot that is
created by a metes and bounds description.
Paula advises that a Preliminary Plat does not create individual lots as it is a conceptual layout.
Commissioner Lane asks if this is attempting to prevent developers from doing private water lines such as
those in North Tower Park but then states that it would because they couldn't plat it to begin with.
Paula responds that this is correct.
Paula states that there could be some additional exceptions to this such as if a piece of ground was more
suitable for a park or an outlot and was not buildable or compatible for a water or a water service
connection to that lot then that could be another exception but at this time it is difficult to identify every
possible exception to the rule.
Paula advises that overall no new lots would be allowed unless the 40 psi is provided, no new service
connections or water meters unless 40 psi is provided, unless you are an existing lot of record.
Paula asks if there are any other questions for her; none respond.
Vice-Chair Rickelman opens the public hearing and asks if there is anyone who would like to speak in
favor.
Mr. Roger Gose of Gose and Associates, 113 E. 8 th Ave, comes to speak on the following:
Voices concern that this is a standard in which there is no justification.
•
•

Asks for said justification of the 40 psi.

•

Advises that 40 psi is above the State minimum or what the State requires for fire service.

•

Concerned this will drive development outside of the City Limits.

•

Voices concern on impact to North Tower Park project.

Mr. Gose asks if there are any questions for him; none respond.
Dennis McGrath, Assistant City Attorney, clarifies for the record and the minutes that Vice-Chair
Rickelman called for those wishing to speak in favor.
Commissioner Buchert states that Mr. Gose speaks in obvious opposition.
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Mr. Gose confirms that he is in opposition.
Vice-Chair Rickelman again asks if there is anyone who would like to speak in favor; none respond.
Vice-Chair Rickelman asks if there is anyone else who would like to speak in opposition; none respond.
Vice-Chair Rickelman closes the public hearing and asks for staff's alternatives.
Paula presents alternatives, which are:
1. Find that the proposed Text Amendment is needed and recommend that the City Council
approve the proposed Text Amendment as presented.
2. Find that the proposed Text Amendment is needed and recommend that the City Council
approve the proposed Text Amendment with identified changes.
3. Find that the proposed Text Amendment is not needed and recommend that the City Council not
approve the proposed Text Amendment.
Paula advises that Water Resources is present to answer any questions out of her scope.
Commissioner Buchert asks Water Resources to come to the podium so that he can ask what the rationale is
for the 40 psi.
Bill Millis, Water Resources Director, comes to the podium to answer questions and offer clarifications. Bill
advises that this proposed text amendment would even apply outside the City Limits to those water systems
in which the City owns formerly known as Rural Water District #1 and Rural Water Corp # 3 which is all City of
Stillwater water systems. Bill states that these areas would all be held to the 40 psi standard.
Bill states that the rationale for the 40 psi was adopted in 2011 with the design and construction standards
and that the main drivers was mainly the customers and knowing that they were not satisfied with 26 or 30
psi and generally anything below the 50s in regards to psi would receive complaints. Bill goes on to say that
some were happy and some weren't, but generally were not happy with anything below the 40 psi.
Bill advises that looking for a number that was not just arbitrary, the International Residential Code
recommends between 40 and 80 psi at the entry to the residence. Bill goes on to advise that with a service
line there is potential loss of pressure between the meter and the house so 40 psi wouldn't necessarily even
meet that requirement but would be close.
Bill states that the 10 State Standards, which are mostly in the Midwest like Ohio and Michigan and that area,
recommend 60-80 psi. Bill advises that these numbers were drivers in an attempt to balance this with our
customer's needs and requests as well as the City of Stillwater's goal to not only bring up water pressure in
existing areas which do not meet the 40 psi standard but also future development.
Commissioner Lane asks what the State and/or DEQ (Department of Environmental Quality) standard is.
Bill responds that the DEQ standard is 25 psi. Bill goes on to say that this is partially the problem in the Water
2040 area as even if a line starts with 25 psi there is erosion over time as the materials and service lines age,
as houses are added on to or as any new water using features are added on, as more development comes
around the area the psi will, therefore, not stay at 25. Bill advises that some kind of buffer is a good idea as
any initial psi will degrade over time.
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Commissioner Wilkins asks what other cities in Oklahoma are doing in regards to psi standards.
Bill advises that when the standards were adopted the City of Stillwater did compare the standard to other
cities within Oklahoma but he does not recall any specific number or which cities they were.
Commissioner Buchert asks Bill if he recalls whether or not the City of Stillwater was in line with those other
cities in Oklahoma.
Bill responds that the standards were very broad but that he does not recall any specifics but can do further

research.
Commissioner Wilkins asks if we should care what other cities have or if the City of Stillwater would like to be
as good as or better than other cities.
Commissioner Buchert states that the professionals that have come up with this number and the rationale
presented seems reasonable and states that if he were the one coming up with the numbers, he may have
come up with something different. Commissioner Buchert goes on to state that the question should not be
the exact number but that if a subdivision which is already platted but wants to subdivide would have to
meet that standard and in what the developer would have to go through in order to meet that standard.
Commissioner Lane advises that he is adamantly opposed to this standard and that it will discourage
development within the City of Stillwater. Commissioner Lane goes on to state that it is not right to make a
developer conform to a standard that the City of Stillwater cannot provide to begin with. Commissioner Lane
advises that 40 is better than 25 but is against the 40 psi. Commissioner Lane states that this may be a
standard under all the water systems owned by the City of Stillwater but that does not stop developers from
going to other cities.
Vice-Chair Rickelman states that it is also a quality of life issue for the residents when they turn their water
on and do not have any pressure so why not try and set some kind of standard to ensure the residents get
good water pressure instead of just saying there is nothing to be done. Vice-Chair Rickelman states that he
does not wish to quell development but at the same time there is no development if residents can't get
water at a reasonable pressure.
Commissioner Lane advises that this should be the City of Stillwater's responsibility, not the developer.
Vice-Chair Rickelman asks if there are any other questions for staff; none respond.
Commissioner Lane moves to find that the proposed Text Amendment is not needed and recommend that
the City Council not approve the proposed Text Amendment.
Vice-Chair Rickelman asks if there is a second; none respond. The motion dies for lack of a second.
Commissioner Buchert moved, Vice-Chair Rickelman seconded to find that the proposed Text Amendment
is needed and recommend that the C'ty Council approve the proposed Text Amendment as presented.

Roll call:

Vacant
-

Rickelman
Yes

Lane
No

Buchert

Ross

Wilkins

Yes

Absent

Yes

Vacant
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Time: 25 minutes
4. APPROVAL OF THE MEETING SUMMARY FOR DISCUSSION AND POSSIBLE ACTION:
a. Approval of the regular meeting summary of May 16, 2017.
Commissioner Lane moved, Commissioner Buchert seconded to approve the regular meeting summary of
May 16, 2017.
Roll call:

Vacant

Rickelman

Lane

Buchert

Ross

Wilkins

Vacant

-

Yes

Yes

Yes

Absent

Yes

-

Time: 1 minute
5.

MISCELLANEOUS ITEMS FROM STAFF FOR DISCUSSION AND POSSIBLE ACTION:
a. Next Planning Commission meeting June 20, 2017.

6.

ADJOURNMENT

ADJOURNMENT. This regular meeting of the Stillwater Planning Commission was called for adjournment
by Commissioner Buchert, seconded by Commissioner Wilkins at approximately 6:27 PM on June 06,
2017 with all members present in agreement, the next regularly scheduled meeting will be held June 20,
2017 at 5:30 p.m. in the City Commission Hearing Room, Municipal Building, 723 S. Lewis Street.
Prepared by — Ashley Camren, Administ tive ssistant
Approved by Stillwater Plannineoiiimission

