STILLWATER PLANNING COMMISSION SUMMARY
REGULAR MEETING OF SEPTEMBER 19, 2017
IN ACCORDANCE WITH THE OKLAHOMA OPEN MEETING
LAW, THE AGENDA WAS POSTED SEPTEMBER 15, 2017 IN THE
MUNICIPAL BUILDING AT 723 SOUTH LEWIS STREET
MEMBERS PRESENT
Ariel Ross, Vice-Chair
Dusty Lane, Member
Mike Buchert, Member
Zelte Wilkins, Member

STAFF PRESENT
John Dorman, City Attorney
Paula Dennison, Development Services Director
Patty Evans, Planner II
Ashley Camren, Administrative Assistant

MEMBERS ABSENT
Brad Rickelman, Chair
Vacant, Member
Vacant, Member
1.

CALL MEETING TO ORDER.

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

PLANS/POLICIES/ORDIANCES FOR DISCUSSION AND POSSIBLE ACTION:
a. City of Stillwater, 12 th Avenue Land Use Plan, AMENDMENT TO COMPREHENSIVE PLAN AND
LAND DEVELOPMENT CODE (PZ-17-2192), requesting review and approval of an amendment to
the Stillwater C3, Comprehensive Plan 2030, Chapter 9, Areas of Special Interest, and text
amendment to Land Development Code Chapter 23, Article 13 Overlay Districts by adding overlay
districts for the 12 th Avenue Land Use Plan study area. Dennison

Paula Dennison, Development Services Director, presents staff's report and findings.
Paula advises that a few representatives from the neighborhood will present the neighborhood proposal
portion of the staff report.
Commissioner Buchert asks why the portion of the map south of 12 th Avenue is represented in white and
not included in the proposal.
Paula advises that she will let the neighborhood representatives explain their proposal to the Planning
Commission and if there are still questions she will answer at that time.
Michael Oliver, John Pollock, and Shirley Weeks come to present the report for the neighborhood
proposal which include the following:
•

Concerned that the maps do not have enough detail and wants editing to be made for
clarification before any decisions are made.

•

Also concerned that the public notice was not sent out within the 30 day window.

•

The neighborhood representatives met once a week for eight weeks.

•

Created a larger conservation overlay and a narrower mixed-use overlay not only inside but also
outside the study area.

•

Do not want more commercial development along 12 th Avenue.
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•

Provide explanation for the boundaries they chose stating those made the most sense to the
neighborhood representatives.

•

Mention is made of the Stillwater Transportation Enhancement Plan regarding 12 th Avenue being
defined as a "collector street" and quotes the plan's definition.

•

Found the different maps confusing.

Vice-Chair Ross asks Commissioner Buchert to restate his question about the white area of the
neighborhood proposal being blank south of 12 th Avenue.
Mr. Pollock advises that it is an area that is already developed as commercial and the neighborhood
group did not feel it necessary to include it in the neighborhood's study and would leave it as is.
Paula returns to the podium to conclude staff's report and findings.
Paula asks if there are any questions for her.
Vice-Chair Ross asks if the Planning Commissioners choose option 1 will it go to Council and then be
remanded back to the Planning Commission to include the area outside the original study area.
Paula advises that she has a suggestion for this which will be presented in the alternatives.
Commissioner Buchert states that he has heard from the neighborhood that they wish to have the
decision tabled because they haven't seen the maps and asks if they have been provided by these maps.
Paula states that the maps are staff's end results of the neighborhood's work.
As Paula presents option 2 of the findings Commissioner Lane asks if this was the original option in which
City Council asked be remanded back. Paula confirms.
Commissioner Buchert asks about option 3 and how staff addresses the neighborhood's concerns of
commercial along the north side of 12 th Avenue, and the implications regarding driveways and traffic
flow.
Paula advises that the City of Stillwater does have regulations regarding driveways and spacing as well as
the type of or the functional classification of the street. These regulations would be applied no matter
what the land use classification is. Residential driveways are different than commercial but more in line
with the zoning and how it is actually used rather than the future land use which is on this map.
Paula asks if there are any other questions for her; none respond.
Vice-Chair Ross opens the public hearing and asks for those wishing to speak approach the podium and
stat their name, address, and if they are located within the study area, notification area, or neither.
The following come to speak in regards to the proposal:
•

Ms. Diane Lowe, 2005 W. 10 th Ave, not in the direct study area

•

Mr. Michael Oliver, 1123 S. Gray St

•

Ms. Julie Couch, 901 S. Gray St
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•

Ms. Shirley Weeks, 71 University Cir

•

Mr. John Pollock, 1106 S. Adams St

•

Ms. Elaine Courtright, 2208 W. 11 th Ave

•

Mr. Eddie Watkins, 1123 Westwood Dr

Vice-Chair Ross asks Ms. Weeks for clarification on what the neighborhood's confusion is concerning the
maps.
Ms. Weeks states that the maps are different than what they were originally shown as well as what they
came up with. She also states that the streets do not truly appear as presented on the maps such as
where 12 th Avenue is shown to cut off and end abruptly.
Commissioner Buchert asks Mr. Pollock about option 1 and if Mr. Pollock feels that the option 1 map is
sufficient to move forward with instead of tabling the decision like he has heard several of the citizens
mention.
Mr. Pollock advises that option 1 as a viable decision to move forward to Council.
Commissioner Lane states that the mixed-use area could potentially have commercial uses even though it
is along 12 th Avenue.
Mr. Pollock advises that they understood that but felt it would fit best on Washington Street but not in
the neighborhood conservation overlay.
The citizen comments presented during the public hearing portion are as follows:
•

Do not want commercial uses on north side of 12 th Avenue due to traffic and aesthetics concerns.

•
•

Want the Planning Commission to vote for option 1 as it is the desire of the neighborhood
residents.
There is confusion as to why more options are provided other than the neighborhood's proposal.

•

Mr. Watkins states that offices would be appropriate for this area along 12 th Avenue.

Vice Chair Ross asks if there is anyone else who would like to speak on the proposal; none respond.
Vice-Chair Ross advises that a letter has been provided by a Mr. and Mrs. Higginbotham, 1103 S. Adams,
to be read during the public hearing as they cannot be present at the meeting. Their comments indicate
they wish to maintain the residential zoning for the area.
Vice-Chair Ross closes the public hearing and asks for staff's alternatives.
Paula advises the Commissioners on the confusion regarding the change in maps and how staff tried to
make the maps more user-friendly and more clear.
Commissioner Buchert asks Paula to clarify some differences between the existing Land Use and the
Neighborhood's proposal regarding the original commercial designated properties.
Paula advises that the existing red portion (commercial land use) to the east end of the study area is part
of the mixed-use overlay on the neighborhood's proposal.
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Commissioner Buchert asks if it will be compliant if they move forward with option 1. Paula advises that it
will be compliant with the mixed-use as there will be no change to those portions of the lots.
Paula asks if there are any other questions.
Vice-Chair Ross asks Paula to clarify where option 3 came from as there have been questions about it.
Paula advises that the maps came from public input received throughout the planning process between
January and May, 2017. The reason staff has brought all the options back is because there has been no
action taken to deny or outright reject any of the options brought before the Planning Commission or City
Council. It gives more of a basis on why the options are prepared when you have all of the history. Given
that this has been a lengthy process for this small area staff felt it appropriate to bring all options before
the Planning Commission.
Paula presents alternatives, which are:
1. Find that the Comprehensive Plan for the area needs adjustment, that the proposed text
amendment is needed and recommend that the City Council approve Option #1. and approve the
proposed text amendment establishing the Neighborhood Conservation Overlay District and the
Neighborhood Mixed-Use Overlay District as presented within the study area.
2. Find that the Comprehensive Plan needs adjustment, that the proposed text amendment is
needed, and recommend that the City Council direct staff to begin the process to apply the
Neighborhood Conservation Overlay District and the Neighborhood Mixed-Use Overlay District to
the expanded area.
3.

4.

Find that the Comprehensive Plan for the area needs adjustment, that the proposed text
amendment is needed and recommend that the City Council approve Option #2 and approve the
proposed text amendment establishing the Neighborhood Conservation Overlay District and the
Neighborhood Mixed-Use Overlay District as presented within the study area. This option was
remanded by the City Council.
Find that the Comprehensive Plan for the area needs adjustment and recommend that the City
Council approve Option #3 to extend commercial uses to only those lots fronting onto 12 th
Avenue within the study area.

5.

6.

7.

Find that the Comprehensive Plan for the area does not need adjustment; however, find that the
Neighborhood Conservation Overlay District is needed and recommend that the City Council
approve the proposed text amendment establishing the Neighborhood Conservation Overlay
District as presented within the study area.
Find that no changes are needed to the adopted Comprehensive Plan or to City Code and
recommend that the City Council take no action to amend the C 3 Plan or the Zoning Regulations;
therefore recommend Option #4.
Find that amendments are needed for the Comprehensive Plan and/or for the Zoning Regulations
and recommend that the City Council approve specifically identified amendments within the
study area.

Vice-Chair Ross asks if option 2 would require new notification for the expanded area.
Paula advises that the process would essentially start all over again unless the decision from the Planning
Commission is only within the study area and then additionally start the process for the expanded area.
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Vice-Chair Ross asks if alternative 5 applies to the neighborhood proposal or the plan that was remanded
back from the City Council.
Paula advises that it will be the neighborhood's proposal within the study area.
Discussion is held among the Planning Commissioners, staff, and John Dorman, City Attorney, regarding
the following:
•

Commissioner Buchert's preference is alternative 1 and 2.

•

Commissioner Lane is concerned with the neighborhood's lack of commercial or mixed-use along
12 th Avenue within the study area.

•

Discussion is held regarding how to amend the boundaries within option 1, neighborhood
proposal.

•

Vice-Chair Ross also shows interest in expanding the mixed-use overlay within option 1,
neighborhood proposal, along 12 th Avenue.

•

Commissioner Buchert is concerned that the residential character will be damaged with
commercial uses within the residential neighborhood and the type of commercial development
that could be

•

Commissioner Wilkins asks Commissioner Lane why it is important to him to have commercial
north of 12 th Avenue.

•

Commissioner Lane states that he would want mixed-use commercial.

•

Vice-Chair Ross states that only certain types of commercial would be allowed in the mixed-use
area.

•

Commissioner Lane states that 12 th is still a major street in town and would benefit by
commercial uses.

•

Commissioner Wilkins states he would have liked to see more residents show up and have more
input as he would like to vote for the people but does not feel that they are very well
represented.

•

Commissioner Buchert states that this is an ongoing concern and that since this was noticed that
those that showed up want it to remain residential in the area and those that didn't show up
don't mind going with option 1.

•
•

The Commissioners attempt to compromise on boundaries and discussion is held in this regard.
Several of the maps are brought back up in order for the Commissioners to make a more specific
recommendation on which properties should be included in the shift of overlays within the study
area.

•

Through discussion it is determined that within option 1, neighborhood proposal, the mixed-use
overlay should be expanded.

•

The Commissioners invite some of the neighborhood representatives to come forward with any
questions or concerns they have with the specified changes.

•

Mr. Pollock asks if a lot is currently residential but gets placed under the mixed-use area would
the owner be able to use the part of the lot that is not under the mixed-use for the same.

•

Paula comes forward and through explanation from her, Mr. Dorman, and Commissioner Buchert
it is said that the applicant would have to go through the process in order to use a piece of
property for which it is not zoned for in its entirety.

•

Ms. Couch comes forward and states that in regards to the neighborhood participation there has
been great interest and most want residential conservation.
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Vice Chair Ross asks if there is anyone else who would like to speak in regards to the amended plan; none
-

respond.
Vice-Chair Ross asks if anyone of the Commissioners would like to make a motion.
It is brought the Commissioner's attention to look again at alternative 7 by Mr. Dorman.
Vice-Chair Ross asks Paula if it can be combined with alternative 2. Paula replies, yes.
Commissioner Buchert attempts to make a motion.
Mr. Dorman advises that the motion needs to be more specific by using alternative 1 with specified
amendments.
More discussion is held on how to make a motion with the changes.
Commissioner Buchert forms a motion which combines alternative 1 and 2 with identified amendments
which include expanding the mixed-use overlay within the study area to include all the parcel addresses
as identified by Paula as follows:
•

905 W. 11 th Ave

•

909 W. 11th Ave

•

999 W. 11th Ave or 12 th Ave (actually W. 11 th Ave)

•

998 W. 12 th Ave

•

1121 S. Adams St

•

1126 S. Jefferson St (actually 1120 S. Jefferson)

•

1129 S. Jefferson St

•

1102 S. Washington St

Commissioner Buchert moved, Commissioner Lane seconded to find that the Comprehensive Plan for the
area needs adjustment, that the proposed text amendment is needed and recommend that the City
Council approve Option #1 as amended, changing addresses listed previously by Paula Dennison from
residential to mixed-use overlay, and approve the proposed text amendment establishing the
Neighborhood Conservation Overlay District and the Neighborhood Mixed-Use Overlay District as
presented within the study area; and alternative 2 to recommend that the City Council direct staff to
begin the process to apply the Neighborhood Conservation Overlay District and the Neighborhood
Mixed-Use Overlay District to the expanded area.
Roll call:

Rickelman

Ross

Lane

Buchert

Wilkins

Absent

Yes

Yes

Yes

Yes

Vacant

Vacant
-

Time: 1 hour 40 minutes
3. APPROVAL OF THE MEETING SUMMARY FOR DISCUSSION AND POSSIBLE ACTION:
a. Approval of the regular meeting summary of September 5, 2017.

Commissioner Buchert moved, Commissioner Wilkins seconded to approve the regular meeting summary

Stillwater Planning Commission Meeting Summary

Page 7 of 7

September 19, 2017
of September 5, 2017.

Roll call:

Rickelman
Absent

Ross
Yes

Lane
Yes

Buchert
Yes

Wilkins
Yes

Vacant
-

Vacant
-

Time: 1 minute
4.

MISCELLANEOUS ITEMS FROM STAFF FOR DISCUSSION AND POSSIBLE ACTION:
a. Next Planning Commission meeting October 3, 2017.

5.

ADJOURNMENT

ADJOURNMENT. This regular meeting of the Stillwater Planning Commission was called for adjournment
by Commissioner Buchert, seconded Commissioner Wilkins at approximately 7:11 PM on September 19,
2017 with all members present in agreement, the next regularly scheduled meeting will be held October
3, 2017 at 5:30 p.m. in the City Commission Hearing Room, Municipal Building, 723 S. Lewis Street.
Prepared by—Ashley Camren, dministrative Assistant
Approved by Stillwater Planning Commission

