
STILLWATER PLANNING COMMISSION SUMMARY 
REGULAR MEETING OF June 4, 2019 

IN ACCORDANCE WITH THE OKLAHOMA OPEN MEETING 

LAW, THE AGENDA WAS POSTED May 29, 2019 IN THE 

MUNICIPAL BUILDING AT 723 SOUTH LEWIS STREET 

MEMBERS PRESENT 

Cindy Thielman-Braun, Chair 

Mike Shanahan, Vice-Chair 

Mike Buchert, Member Brad Rickelman, 

Member 

Vicky Jerome, Member 

MEMBERS ABSENT 

1. CALL MEETING TO ORDER. 

STAFF PRESENT 

Dennis McGrath, Assistant City Attorney 

Lane Gross, Development Review Manager 

Rian Harkins, Senior Planner 

Joshua Brown, Planning Tech 

Cindy Gibson, Manager Administrative Services 

Chair Thielman-Braun called the meeting to order at 5:30 PM. 

2. PUBLIC HEARINGS: 

a. Silverton Estates, LLC, PRELIMINARY PLAT (SUB19-04), requesting review and approval of a 

preliminary plat to create a residential subdivision of 41 lots named Silverton Estates, in the 

Residential Single Family Small Lot (RSS) district. Gross Postponed from the May 21, 2019 
meeting. 

Lane Gross, Planning Manager presents staff's report, findings and asks if there are any questions for 

staff. 

Chair Thielman-Braun asks who would maintain the outlots; Lane responds that this would be better 

answered by their engineer. 

Chair Thielman-Braun asked about the main access being off of Payne Street; Lane responds yes. 

Commissioner Jerome asks about there being an auxiliary access that can be used by anyone; Lane 

responds that this would be better answered by their engineer. 

Chair Thielman-Braun asks about them being required to do any improvements from 17th to Payne; 

Lane responds that there is not a part of the ordinance. 

Chair Thielman-Braun asks if there are any more questions for staff; none respond. Chair Thielman

Braun opens the public hearing. Chair Thielman-Braun asks if there is anyone that wishes to speak in 

favor of this item. 

Mrs. Kelly Harris of Keystone Engineering, 923 S. Lowry, comes to speak on the following: 

• Here representing the owners 

• There will be 41 lots 
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• Since there is over 30 lots, the subdivision is required to have two (2) entries so the one gravel 
road will remain gravel but Payne will be paved 

• It is not going to be a gated community 

• There are two (2) houses there already so the road has to remain open 

• There will be a Home Owners Association 
• The gravel road will be maintained 

Commissioner Jerome asks about the gravel road being a public street; Mrs. Harris responds that it will 
remain private. 

Chair Thielman-Braun discusses having an issue with there being 41 lots using a gravel road and in the 
floodplain; and believes that this isn't a fit for this area . 

Mrs. Harris discusses the floodplain, wash out of the road and how they plan on keeping the 
elevations the same, 

Chair Thielman-Braun asks if there are any more questions for Mrs. Harris; none respond . Chair 
Thielman-Braun asks if there is anyone else that wishes to speak in favor of this item; none respond . 
Chair Thielman-Braun asks if there is anyone that wishes to speak in opposition of this item . 

The following come to speak: 
• Crystal Phillips, 1504 E. 16th Ave. 

• Mary Washum, 1504 E. 16th Ave. 

• Ray Barnard, 1602 S. Payne Str. 
• Glen Hoffman, 1215 E. 12th Ave. 

• James Bradley, 1611 S. Payne 

• Terry Warhurst 

• Todd Bradley 
• Laverne Bradley, 16th & Ransom 

• Steve Hughes, 599 N. Pine 

The following were comments expressed : 

• Property has been flood by 8 to 9 feet deep of water due to the last rains 

• Have had flooding up to their house 

• Asks what will happen if they don't do anything about the water that is already there and 
what happens when there is more 

• Bought their property because of the quite area and now 41 houses will make a lot of noise 

• Been in t his area for 66 years 

• Payne is not asphalt, its chip and seal and has been slurred three times 
• Objection to this request is because of concern about Payne Street 

• Payne won't handle the increase loads or business 

• Have visited with City Engineer and Planning Manager 

• Can't get an answer about who would be responsible for the improvement of Payne Street 
• In the minutes from February 2016, 1700 N. Payne references a traffic impact analysis being 

the responsibility of the developer 

• Concerns about drainage 
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• Believes that there was some discussion with engineers about the swale and culverts 
• Concerns of the applicant making misrepresentations to neighborhood and city staff 
• This development is out of character for the neighborhood as none of the surrounding lots are 

small 
• How much drainage will run to the northeast corner 
• Concern of having so many houses in such a small area 
• Most people that live in this area have 5+ acre lots 
• Where will the utility easements be coming through to the site; whose property will it come 

across 
• With the latest rain event, there is high water in yards and fields and Payne Street was under 

water 
• How will it improve the value of neighbor's property 
• Who is going to maintain Payne, Ransom, 16th and 17th 

• There is no storm sewer in this area 
• If you build this many houses in this location, people are going to travel 16th rather than Payne 

• Very concerned about the construction loads and extra vehicles 
• With that many roofs, 1 one inch rain will cause flooding 
• Existing culvert isn't very big 

• Natural drain that carries water from the hill to the backside of neighbors 

• Very concerned about the water shed 
• Payne Street was probably put in by the County and wasn't designed to handle concrete 

trucks and traffic for these houses 

• Asks if a drainage study is being done 
• Will there be a hydrology study sent to the Corp of Engineers for the potentially new roads 

Chair Thielman-Braun asks Mrs. Harris to return to the podium to answer questions. 

Mrs. Harris returns and responds: 
• Drainage is a big subject; there is 100 year flood plain in the handle of the plat 

• Drainage study has been submitted; staff has comments and revisions are being worked on; 
and added swales and improvements to get the flow to where it needs to go 

• Gravel road would be gated for Stillwater Fire Department access only 

• Based upon number of lots, code requires two access points 
• Current residents would have access to 16th but the 41 lot residents would have to use Payne 

Street 

• No traffic study has been done because it was not triggered by code 
• Developer would be responsible for bringing Payne up existing conditions if they make it 

worse during installation of utilities and roads but not during construction of the homes 
• Once accepted by the City then the City is responsible for bringing it up better conditions 
• Payne Street has a 50 foot right-of-way so it could be widened, if the city see the necessity 

Discussion is held about what triggers Payne to be improved; believe that the developer should be 
responsibility for improving Payne rather than keeping the profits for the development but then stick 
the city with the responsibility of improving Payne; drainage issues would be in this area as it is a 100 
year flood plain; drainage issues would be addressed to the limitation of the responsibility of the 
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developer; drainage laws require no impact offsite; most of the 100 and 500 year flood plain area is 
not on this property but on the surrounding properties and this development can't change the areas 
out of their boundaries; streets will be designed to help channel flow to the detention basis from 
which it will be released at a slower rate - from the northeast to the southwest; there are two existing 
ponds that will catch sheet flow from the north side; the roadway contains the 100 year flow not 
flood; not asking for any variance on drainage requirements; taking care of slowing down the water on 
the property so no additional access or easements will be needed from surrounding properties; will be 
connecting to the dead-end water lines on Ransom and Payne and connecting through the 
development; sewer connection will be along Ransom; electric, water and sewer will be within the 
public right-of-way of the panhandle then accepted to the City; City will not acceptance of the gravel 
road for maintenance; and not allowed to have a detention facility within the floodplain . 

Chair Thielman-Braun closes the public hearing. Chair Thielman-Braun asks for alternatives. Lane 
returns to the podium and presents alternatives, which are: 

1. Accept findings and approve the proposed preliminary plat as presented. 
2. Find that additional information or discussion is needed prior to making a decision and table the 

request to a certain date noting that action must be taken within 60 days of the public hearing. 

Lane also mentions that the Planning Commission can approve with conditions such as make improvements 
or upgrades to adjacent streets or table until the applicant meets with the neighborhood or a final drainage 
study is done. 

Chair Thielman-Braun comments that they are looking to put 41 lots in this area which by zoning is allowed; 
there are some very specific issues which don't seemed to be addressed in any concrete way, as of yet; may 
need to be tabled because the developer and engineering hasn't really addressed or fully communicated 
regarding issues with the neighborhood; and it isn't always necessary but when a developer wants to be a 
good neighbor and construct 41 houses, meet and communicate openly with the neighborhood. 

Vice-Chair Shanahan comments about the neighbors believing this area was all agricultural; can't 
change the zoning; believes it is a big risk in this area; concern about the new normal of flooding; 
conditions of the roads and are inadequate for this many houses; see a lot of unresolved issues and is 
in support of tabling the request pend ing further communication with the neighborhood and further 
review with the city. 

Chair Thielman-Braun strongly encourages the developer to examine the project because besides 
what they gain, what does the neighborhood gain as well as what does the city gain . 

Commissioner Jerome moved, Vice-Chair Shanahan seconded to table this item to the July 16th, 2019 
as further discussion is needed to make a decision regarding street, drainage and flood zone. 

Roll call: Thielman-Braun Shanahan Buchert Rickel man Jerome 
Yes Yes Absent Absent Yes 

Time: 88 minutes 

b. Dragon 420, LLC, SPECIFIC USE PERMIT (SUP19-14), requesting review and approval to 
establish a medical marijuana dispensary at property addressed as 911 N. Perkins Road in 
the Commercial Shopping district. Gross Postponed from the May 21, 2019 meeting 
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Chair Thielman-Braun asks if there are any questions for staff; none respond. Chair Thielman-Braun 
opens the public hearing. Chair Thielman-Braun asks if there is anyone else that wishes to speak in 
opposition of this item; none respond . Chair Thielman-Braun closes the public hearing and asks for 
staff's alternatives. 

Lane returns to the podium and presents alternatives: 
1. Accept findings and recommend that the City Council approve the proposed specific use permit as 

presented. 
2. Find that the specific use permit 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 request. 
3. Find that additional information or discussion is needed prior to making a recommendation and 

table the request to a certain date. 

Commissioner Jerome moved, Vice-Chair Shanahan seconded to accept findings and recommend that 
the City Council approve the proposed specific use permit as presented. 

Roll call: Thielman-Braun Shanahan Buchert Rickel man Jerome 

Yes Yes Absent Absent Yes 

Time: 4 minutes 

3. PLANS, POLICIES AND ORDINANCES FOR DISCUSSION AND POSSIBLE ACTION: 
a. Text Amendment, (TXT19-02), to Chapter 23, Land Development Code, Appendix I. Form 

Based Codes Gross Postponed from the May 21, 2019 meeting 

Lane Gross, Planning Manager presents staff's report and findings. Lane asks if there are questions. 

Chair Thielman-Braun comments about the study session for next week; and will continue to read 
and digest the information to be prepared for next week. 

Vice-Chair Shanahan comments about not being versed enough to ask questions at this time. 

Discussion is held about issues for developers and engineers not totally understanding the public 
realm and requirements; this update takes away the piece-mill approach; currently a moratorium on 
the requirements pending this code update; and Planning Commission desires to have more time to 
study on this. 

Chair Thielman-Braun opens the public hearing. Chair Thielman-Braun asks if there is anyone that 
wishes to speak in favor of this item . 

Mrs. Kelly Harris, Keystone Engineering at 923 S. Lowry comes to speak on the following: 

• Currently, developer is only required to make improvements to the center of the right-of-way 

• Basically, until the property across the street from you is improved, there is a pretty little 
piece surrounded by not so nice improvements 

• Trees installed at different times will be at different growth rates or spacing 
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• A lot of gray area 
• Developers want to know the pricing up-front not 3 months into the project 
• If the price per linear foot was included in the code with a built-in increase potential for 

inflation - this would be helpful 

Discussion is held about the piece-mill approach creating minor detail differences such what your eye 
would be drawn to. 

Chair Thielman-Braun asks if there is anyone else that wishes to speak on this item; none respond. 
Chair Thielman-Braun closes the public hearing. Chair Thielman-Braun asks for staff's alternatives. 

Lane presents alternatives, which are: 
1. Accept findings and recommend that the City Council approve the proposed Text Amendment as 

presented. 
2. Find that the Text Amendment is appropriate for the Form-Based Code Area with identified 

amendments and recommend the City Council approve the request. 
3. Find that additional information or discussion is needed prior to making a recommendation and 

table the request to a future Planning Commission meeting. 
4. Find that the Text Amendment is not needed and do not recommend that the City Council approve 

the request. 

Paula J. Dennison, Assistant City Manager comes to the podium and comments about the item 
scheduled for the City Council meeting on June 17th; however, this was because of the moratorium 
that expires July ist. Paula comments that based upon conversation with the City Attorney it is 
important for the Planning Commission to take the proper amount of time to study and make 
recommendation. 

Vice-Chair Shanahan moved, Commissioner Jerome seconded to table until the July 2, 2019 
meeting to give time for work shop and additional discussion and for planning staff to make 
additional recommendations. 

Roll call: Thielman-Braun Shanahan Buchert Rickel man Jerome 
Yes Yes Absent Absent Yes 

Time: 20 minutes 

4. APPROVAL OF MEETING SUMMARY: 

a. Regular Meeting of May 7, 2019 

Chair Thielman-Braun asks if there are any changes and/or corrections; none respond. 

Vice-Chair Shanahan moved, Commissioner Jerome seconded to approve the regular meeting 
summary of May 7, 2019. 

Roll call: Thielman-Braun Shanahan Buchert Rickel man Jerome 
Yes Yes Absent Absent Yes 

Time: 2 minutes 
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5. MISCELLANEOUS ITEMS FROM STAFF, PLANNING COMMISSIONERS, OR CITY ATIORNEY: 

a. Next Planning Commission meeting July 9, 2019. 

6. ADJOURN. 

This regular meeting of the Stillwater Planning Commission was called for adjournment by 
Commissioner Jerome, seconded by Commissioner Buchert at approximately 7:23 p.m. on June 4, 
2019 with all members present in agreement, the next regularly scheduled meeting will be held June 
18, 2019 at 5:30 p.m. in the City Commission Hearing Room, Municipal Building, 723 S. Lewis Street. 

Prepared by - Cindy Gibson, Manager Administrative Services 

Approved by S /l.l, S1 ~ 
Stillwater Planning Commission 


