STILLWATER PLANNING COMMISSION SUMMARY
REGULAR MEETING OF OCTOBER 03, 2017
IN ACCORDANCE WITH THE OKLAHOMA OPEN MEETING
LAW, THE AGENDA WAS POSTED SEPTEMBER 29, 2017 IN THE
MUNICIPAL BUILDING AT 723 SOUTH LEWIS STREET
MEMBERS PRESENT
Brad Rickelman, Chair
Ariel Ross, Vice-Chair
Dusty Lane, Member
Mike Buchert, Member

STAFF PRESENT
Dennis McGrath, Assistant City Attorney
Paula Dennison, Development Services Director
Tom Coots, Planner I
Patty Evans, Planner II
Ashley Camren, Administrative Assistant

MEMBERS ABSENT
Zelte Wilkins, Member
Vacant, Member
Vacant, Member
1.

CALL MEETING TO ORDER.

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

MISCELLANEOUS ITEMS FROM PLANNING COMMISSION FOR DISCUSSION AND POSSIBLE ACTION:
a. Appoint a Planning Commission Representative to the Project Plan Review Committee.

Commissioner Lane moved, Vice-Chair Ross seconded to appoint Commissioner Buchert as the Planning
Commission Representative to the Project Plan Review Committee.

Roll call:

Rickelman
Yes
Time: 2 minutes
3.

Ross
Yes

Lane
Yes

Buchert
Yes

Wilkins
Absent

Vacant
-

Vacant
-

LAND USE ITEMS FOR DISCUSSION AND POSSIBLE ACTION:
a. Trinitas, FORM BASED CODE ALTERNATIVE COMPLIANCE (PZ-17-2241), requesting review and
approval for Alternative Compliance to property addressed as 416 W. Maple Avenue and 113 S.
West Street located in the Form Based Code area within the T6 zoning district. Evans

Patty Evans, Planner II, presents staff's report and findings.
Patty asks if there are any questions for her.
Chair Rickelman asks what the overall height of the structure is. Patty responds that it is 75 feet.
Chair Rickelman asks if there is any commercial or mixed-use on the ground floor or if it is completely
residential. Patty responds that it is all residential at this time.
Chair Rickelman opens the public hearing and asks if there is anyone who would like to speak in favor of
the item.
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Mrs. Kelly Harris of Keystone Engineering, 923 S. Lowry, comes to speak on the following:
Representing the owner.
•
•

Gives more in depth overview of the project.

Ms. Xiwei Chen of Humphreys & Partners Architects, L.P., comes to speak on the following:
Designer for the project.
•
Provides details and explanation for the project's design, architecture and each item they are
•
requesting for alternative compliance.
Commissioner Buchert asks Ms. Chen about the continuity of materials, particularly the brick, on all sides
of the building. Ms. Chen advises that the rendering is more developed than the elevations shown and
the brick will continue along all sides of the building.
Chair Rickelman asks if there is anyone else who would like to speak in favor of the item; none respond.
Chair Rickelman asks if there is anyone who would like to speak in opposition of the item.
Mr. Robert Williams, 516 W. Elm, comes to speak on the following:
Advises that he is not necessarily in opposition of the item but has some concerns he wishes to
•
voice regarding the closing of streets.
Represents Eskimo Joes and advises that certain streets are critical to their business as well as
•
others.
•
•

Asks where the building height is measured from in regards to the 75 feet.
Asks about utility availability such as water.

Commissioner Buchert advises that the Planning Commission has no authority of closing of the streets.
Mr. Williams states that he only wished to voice his concerns as this was the only public meeting forum
for this item.
Mrs. Elaina Atkinson comes to speak on the following:
• Voices concerns about noise before and after hours and surface of the streets.
Chair Rickelman asks if there is anyone else who would like to speak in opposition to the item; none
respond.
Chair Rickelman closes the public hearing and asks for staff's alternatives.
Patty comes and addresses the questions and concerns posed by the audience and then moves on to
alternatives.
Patty presents alternatives, which are:
1. Accept findings and approve the three items on the Alternative Compliance as presented.
2. Approve the three items of the Alternative Compliance with amendments.
3. Accept findings either on Item 1, Item 2, or Item 3 and approve the specific item(s).
4. Find that the items on the Alternative Compliance are not acceptable and deny the request.
5. Find that either Item 1, Item 2, or Item 3 is not acceptable and deny the specific item(s).
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Commissioner Buchert asks about the colored rendering and states that staff presented one and the
architect presented another and wants to know which is "as presented" and which is "as amended" in
regards to materials.
Mr. Dennis McGrath, Assistant City Attorney, advises that what staff presents is what is considered "as
presented" and anything else would be "as amended."
Commissioner Lane asks for clarification on the materials. He states that what he heard was that the
materials would not be consistent along all four sides but along Elm Avenue.
Mr. Juan Sanford with Humphreys & Partners Architects, L.P., comes to answer Commissioner Lane's
question and advises that the materials carry all around the building. Mr. Sanford also states that the 75
feet is measured from the finished floor level to the tallest point of the building.
Commissioner Buchert states that there may be some places from the ground that are higher than 75
feet and asks for clarification. Mr. Sanford confirms that it is from the first floor.
Chair Rickelman asks for discussion from the commissioners.
Commissioner Buchert states he is in favor of all the items with the change in the materials to be along all
four sides of the building.
Commissioner Lane states that a sign being half the size of the proposed sign would be disproportionate.
Vice-Chair Ross disagrees and questions the intent of the Form Based Code.
Commissioner Buchert states that his interpretation of Form Based Code is that it is a general form and
the intent is for the developers to take that basic concept and produce a "pedestrian-scale" development
without a large wall, have a concentration of the population near the campus that reduces the
infrastructure across the City, and have people bike and/or walk to campus instead of always using
automobiles which congests parking. Commissioner Buchert goes on to say that the Form Based Code
asks for a 10 foot step back above the 4 th floor and by doing a 5 foot recess every few feet, that has been
addressed, and then having an extra wide sidewalk over most of the area, and with the landscaping this
meets the intent of the Form Based Code.
Commissioner Lane states that Form Based Code provides a little flexibility with how the buildings should
look and that the intent of the step back has been met. Commissioner Lane also states that the developer
is limited to 75 feet due to being in the OSU overlay as well.
Chair Rickelman voices concern at the large scale of the building and the human scale of the project. He
states the idea of the step back is not for the harmonious look of the structure but to give it a sense of
being smaller in scale when standing next to the building. Chair Rickelman also voices concerns about the
scale of the sign as well and it sticking out over the sidewalk or the street.
Commissioner Buchert asks if Chair Rickelman if he wants to vote on the items separately or as one large
motion. Chair Rickelman agrees to do each item as a separate motion and vote.
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Item 1:
Commissioner Buchert moved, Commissioner Lane seconded to accept findings and approve
Alternative Compliance Item 1 as amended to require the materials remain consistent along all four (4)
sides of the building.
Roll call:

Rickelman

Ross

Lane

Buchert

Wilkins

No

No

Yes

Yes

Absent

Vacant
-

Vacant
-

Time: 44 minutes
Motion fails due to a tie vote.
Item 2:
Commissioner Buchert moved, Commissioner Lane seconded to accept findings and approve Alternative
Compliance Item 2 as presented.
Roll call:

Rickelman

Ross

Lane

Buchert

Wilkins

Vacant

Vacant

Yes

Yes

Yes

Yes

Absent

-

-

Time: 46 minutes
Item 3:
Commissioner Buchert moved, Commissioner Lane seconded to accept findings and approve Alternative
Compliance Item 3 as amended to require that the sign not be larger than 100 square feet.
Roll call:

Rickelman
No

Ross
No

Lane
Yes

Buchert

Wilkins

Yes

Absent

Vacant

Vacant
-

Time: 47 minutes
Motion fails due to a tie vote.
Vice-Chair Ross states that this is such a large building in the neighborhood where there is not anything else
as large in the area and there needs to be more of an attempt to ease that contrast between two story
buildings and a seven story building.
Commissioner Buchert asks the Commission to allow the architect to come back up and give suggestions.
Mr. Juan Sanford of Humphreys & Partners Architects returns and discussion is held with the Planning
Commission on the following:
•

Addresses the intent of the structure's scale and wants to be sensitive of that and felt that the
recesses along with the material changes and the push away from the street felt more inviting.
In some places the sidewalk widens out and there is also more landscaping as a buffer as well.

•

The sign does not protrude past the property line but are willing to make amendments if needed.

Chair Rickelman states this addressed his concerns.
Item 3:
Commissioner Buchert moved, Commissioner Lane seconded to accept findings and approve Alternative
Compliance Item 3 as presented.
Roll call:

Rickelman

Ross

Lane

Yes

Yes

Yes

Time: 52 minutes

Buchert
Yes

Wilkins
Absent

Vacant

Vacant
-
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Chair Rickelman asks if the Commission should proceed on to their issue with Alternative Compliance Item 1.
Commissioner Buchert asks if there are any suggestions.
Vice-Chair Ross states that the goal is not to scare pedestrians by having this large building but to draw
people to the area and has concerns that it is not inviting enough with things such as retail or restaurants
along the ground floor other than just a leasing office.
Commissioner Lane states that this can be discussed.
Commissioner Buchert advises that the developers have not come forward with that and suggest a larger
sidewalk and a 5 foot step back instead of a 10 foot step back.
Vice-Chair Ross asks if they can require things like benches.
Dennis McGrath, Assistant City Attorney, states that this is out of the scope of the Planning Commission for
the items being brought before the Planning commission.
Commissioner Buchert states that they could possibly require the 5 foot step back instead of the 10 foot step
back.
Paula Dennison, Development Services Director, comes and advises the Planning Commissioners on the
differences between Alternative Compliance requests and Warrant requests, and what is within the purview
of the Planning Commission regarding those requests.
Commissioner Buchert voices some concerns as to why that is not within the scope of the Planning
Commission to have the step back as an amendment to the request.
Paula advises that it is the applicant's responsibility to offer up what they believe to be an alterative the Form
Based Code requirements. The items before the Planning Commission, such as the change in materials and
recesses, are what the applicant has proposed as their alternative compliance request. Requiring the change
in step back would not be an amendment to the item as this is not part of the request.
Commissioner Buchert asks if the architect came back up and said they were willing to make this change if
that would make it an amendment.
Paula advises that in order for the applicant to make that type of amendment to their request the item
would have to be tabled, possibly, as the scope would be more of a Warrant instead of an Alternative
Compliance request.
Commissioner Buchert asks what the process would be if Item 1 were denied and if they would have to
reapply and go through the process again.
Paula confirms and states that it would have to be a whole new application.
Commissioner Lane states that the step back requirement at 4 stories is too low and developers should be
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allowed to go higher as it is very difficult to step those in, in a development standpoint.
Commissioner Buchert states that structure fits the intent of the Form Based Code and is pedestrian-friendly
design.
Commissioner Lane states that he is willing to allow the vertical recesses in lieu of the horizontal step back.
Commissioner Buchert states that the vertical recesses look better as well.

Item 1:
Commissioner Buchert moved, Commissioner Lane seconded to accept findings and approve Alternative
Compliance Item 1 as amended to require that the materials remain consistent along all four (4) sides of
the building
Roll call:

Rickelman
Yes
Time: 1 hour 3 minutes

Ross
No

Lane
Yes

Buchert
Yes

Wilkins
Absent

Vacant

Vacant
-

b. Richard Schneider, MAP AMENDMENT (REZONING) (PZ-17-2244), requesting review and
approval of a Map Amendment to rezone property addressed as 1501 S. Perkins Road and 619 E.
15th Avenue from RSS (Residential Single-Family Small-Lot) to CG (Commercial General). Evans
Patty Evans, Planner II, presents staff's report and findings.
Patty asks if there are any questions; none respond.
Chair Rickelman opens the public hearing and asks if anyone would like to speak in favor of the item.
Mr. Richard Schneider, applicant, comes to speak on the following:
• Provides explanation for the request and what he wants to accomplish with the rezoning.
Commissioner Lane asks Mr. Schneider if he has considered remodeling the structure as residential. Mr.
Schneider responds that he could but would like to do something that is more business oriented. Mr.
Lane asks about it being strictly residential. Mr. Schneider responds that he believes it would be hard to
justify for him given how dilapidated the structure is currently.
Chair Rickelman asks if there is anyone else who would like to speak in favor of the item; none respond.
Chair Rickelman asks if there is anyone who would like to speak in opposition of the item.
Alta Simpson, 1518 S. Hartford, comes to speak on the following:
• Does not want commercial zoning as this is a residential neighborhood.
•
•

Voices concerns regarding traffic and children getting on and off the school busses.
States that no commercial use has been in the structure since before 1970 and would prefer it to
stay run down rather than a commercial use.

Chair Rickelman advises that several citizens have submitted letters which are in the packets.
Dorothy Marion, 5849 W. HWY 51, Mulhall, OK, comes to speak on the following:
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•

Daughter, who is disabled, lives at 1521 S. Hartford.

•

Voices questions and concerns on the impact of transportation and how that will affect her child.

Mike Mach, 1411 S. Hartford, comes to speak on the following:
•
•

Voices concerns regarding traffic and his children and grandchildren.
Does not want commercial zoning.

Chair Rickelman asks if anyone else would like to speak in opposition; none respond.
Chair Rickelman closes the public hearing and asks for staff's alternatives.
Patty presents alternatives, which are:
1.
2.

3.

4.

Accept findings and recommend that the City Council approve the proposed Map Amendment as
presented for 1501 S. Perkins Road and 619 E. 15 th Avenue.
Find that the request is appropriate for 1501 S. Perkins Road and recommend that the City
Council approve the proposed map amendment for 1501 S. Perkins Road; however, find that the
request is not appropriate for 619 E. 15 th Avenue and recommend that the City Council deny the
map amendment for 619 E. 15 th Avenue.
Find that the map amendment is not an appropriate use for either of the properties based upon
the impacts to the surrounding vicinity and do not recommend that the City Council approve the
map amendment.
Find that additional information or discussion is needed prior to making a recommendation and
table the request to a certain date.

Commissioner Lane states that the property on Perkins Road needs to be commercial and is as adamant
about that as he is about the property on 15 th being residential.
Vice-Chair Ross asks for clarification on where the structure is located and what the owner wants and
says that what Commissioner Lane stated is the exact opposite of what the applicant wants.
Commissioner Buchert states that it may not be what the applicant is requesting but is in compliance
with the C3 plan and provides the opportunity to add some more commercial along Perkins Road.
Chair Rickelman states that the structure is so dilapidated that it would be more of a hazard to be left
than remodeling it to commercial.
Commissioner Buchert states that it is Code Enforcements duty to make sure the structure is secure or
would go through processes which would require the owner to secure the structure or tear it down.
Commissioner Lane moved, Commissioner Buchert seconded to find that the request is appropriate for
1501 S. Perkins Road and recommend that the City Council approve the proposed map amendment for
1501 S. Perkins Road; however, find that the request is not appropriate for 619 E. 15 th Avenue and
recommend that the City Council deny the map amendment for 619 E. 15 th Avenue.

Rickelman
No
Time: 15 minutes
Roll call:

Ross
Yes

Lane
Yes

Buchert
Yes

Wilkins
Absent

Vacant

Vacant

-

-
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c. Stillwater Public Schools, MAP AMENDMENT (REZONING) (PZ-17-2246), requesting review and
approval of a Map Amendment to rezone Block 8 and 9, Duck Addition, two entire blocks
between Willis Street to McFarland Street from 4 th Avenue to 6 th Avenue, from RSS (Residential
Single-Family Small-Lot) and within the Westwood Neighborhood Conservation Overlay to P
(Public). Coots
Tom Coots, Planner I, presents staff's report and findings.
Tom asks if there are any questions; none respond.
Chair Rickelman opens the public hearing and asks if anyone would like to speak in favor of the item.
Mr. Marc Moore, 318 S. Knoblock A, comes to speak on the following:
•
•

Superintendent of Stillwater Public Schools.
Available for questions if needed.

Chair Rickelman asks if there is anyone else who would like to speak in favor of the item; none respond.
Chair Rickelman asks if there is anyone who would like to speak in opposition; none respond.
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
2.

3.

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

Commissioner Lane states that he is excited about the growth of Stillwater Public Schools.
Commissioner Buchert moved, Vice-Chair Ross seconded to accept findings and recommend that the City
Council approve the proposed Map Amendment as presented.

Roll call:

Rickelman
Yes

Ross
Yes

Lane
Yes

Buchert
Yes

Wilkins
Absent

Vacant
-

Vacant
-

Time: 4 minutes
3. APPROVAL OF THE MEETING SUMMARY FOR DISCUSSION AND POSSIBLE ACTION:
a. Approval of the regular meeting summary of September 19, 2017.
Vice-Chair Ross moved, Commissioner Lane seconded to approve the regular meeting summary of
September 19, 2017.
Roll call:

Rickelman

Ross

Lane

Buchert

Wilkins

Vacant

Vacant
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Yes

Yes

Yes
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Absent

Time: 1 minute
4.

MISCELLANEOUS ITEMS FROM STAFF FOR DISCUSSION AND POSSIBLE ACTION:
a. Next Planning Commission meeting October 17, 2017.

5.

ADJOURNMENT

ADJOURNMENT. This regular meeting of the Stillwater Planning Commission was called for adjournment
by Commissioner Buchert, seconded Vice-Chair Ross at approximately 7:10 PM on October 03, 2017 with
all members present in agreement, the next regularly scheduled meeting will be held October 17, 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 Commissi

