Planning Commission
Chair: Sharyl Padgett
Commission Members: Joe Chappell, Don McBride, Kris Bryant, Vacant
REGULAR PLANNING COMMISSION MEETING
Thursday, September 12, 2019 at 5:30 PM
City Hall – 2nd Floor Council Chambers
101 North Second Street, Guthrie, Oklahoma 73044
1.

Call to order

2.

Public Comments

3.

Approval of previous minutes from the June 13, 2019 and the August 8, 2019 meeting.

4.

PC Application No. 19-006 – Discussion and possible action on a request to rezone 12 acres
of property located in the Northwest Quarter of the Northeast Quarter of the Northeast
Quarter of Section 6, Township 15 North, Range 2 West (south of Lakewood Drive,
northwest of Chris Madsen Road) from R-1 (Single-Family Residential) to R-5 (Planned
Unit Development) for a 12 unit bed and breakfast and a group reception center not to
exceed events of 60 people.
a. Staff Report
b. Discussion
c. Action

5. Staff Comments
6. Commission comments
7. Adjournment

Agenda posted on the bulletin board in the lobby of City Hall by 5:00 PM on Tuesday, September 10,
2019. The City of Guthrie encourages participation from all its citizens. If participation at any public
meeting is not possible due to a disability, notification to the City Clerk at least 48 hours prior to the
scheduled meeting is encouraged to make the necessary accommodations. The City may waive the 48 hours
rule if signing is not the necessary accommodation.

PLANNING COMMISSION MEETING MINUTES
June 13, 2019
The agenda of the Planning Commission was posted on Tuesday, June 11, 2019 before 5:00 PM.
The regular meeting was held June 13, 2019 at Guthrie City Hall.
Members:

Joe Chappell - Absent
Kris Bryant
Rene Spineto
Don McBride

Also Present: Staff: Dan Kassik, Planning Director, Michael Zimmerman Building Inspector,
and Bill Darbe, Code Enforcement.
Call to Order
The Planning Commission was called to order on Thursday, June 13, 2019 at 5:30 PM.
Commission members were present and a quorum declared.
Public Comments
None.
Minutes Approval
A motion was made by Commissioner Bryant and seconded by Commissioner McBride to
approve the minutes from the April 11, 2019 regular meeting.
Discussion Item 1
PC Application No. 19-005 – An appeal to Article 22, Section 4-423(C) (Residential Appearance
Standards) to allow for a single car enclosed garage for three proposed homes on Harrison Ave
(Oak Park Subdivision, Block 3, Lots 27&28, Lots 29&30 and Lots 31&32).
Staff outlined the request. Staff explained that due to the narrow parcels, a two garage car is
nearly impossible to construct and still have enough living area in a home. Even with just a one
car garage, the livable area is only 675 sq. ft. The applicant is not proposing an extravagant
sized home with hope of reducing the garage size. Many of the homes in the area do not even
have garages and the ones that do are one car garages, so the homes will not be out of context
with the surrounding area. Based on this information, Staff recommends that the Commission
approved the appeal and allow for one vehicle garages.
The applicant, Brian Sumerall gave a presentation.
Commissioner Spineto had questions regarding the placement of the garage, and the applicant
indicated that the garage would meet current City of Guthrie residential design guidelines.
Commissioner Bryant thanked the applicant for building infill residential development and felt
this was a good thing for the City.

A motion was made by Commissioner Bryant and seconded by Commissioner McBride to
approve the appeal and allow for one vehicle garages. All present voted Aye (3-0 vote).
Discussion Item 2
Discussion and clarification on the application of Article 22, Section 4-423(G) (Residential
Appearance Standards – Fence).
Staff outlined the request. Staff indicated there have been some fences built that do not
specifically fall within a “type” listed within the City ordinances and Staff is looking to the
Planning Commission for direction. Staff indicated that the particular issue that has come up is
a fence that has wood supports/framework with a welded metal/wire material within the wooden
framework. Staff believes that these fences should be allowed as the appearance is a woven wire
fence in which the Zoning Ordinance allows and given the limitation of fencing options for the
front or street side yards, these fences offer an aesthetically pleasing alternative.
Commissioner Spineto acknowledged the need to update some of the design standards for the
City. She noted that previous desire of the community was not to have metal or chain link fence
within the Community. She noted the historic aspect of Guthrie and the need to keep the historic
context in design standards. She noted that this type of fence was the best type of wire fence she
has seen.
Commissioner McBride felt the fencing style was appropriate and did not have any issue with the
fence.
Commissioner Bryant indicated that he has seen this type of fencing on do-it-yourself shows and
made note that this type of fence, in particular because of the wood framing, make this type of
fencing a good option.
The Commission unanimously agreed that these wood-framed metal wire fences are appropriate
and should be allowed within the Community. A future code change will be reflecting this
determination.
Staff Comments
Staff wanted to acknowledge the passing of Vern Ogden and the asset that Mr. Ogden was to the
community of Guthrie.
Commissioner Comments
None
Adjournment
The meeting adjourned at 6:00 p.m.
Prepared by:
Dan Kassik
Planning Director

PLANNING COMMISSION MEETING MINUTES
August 8, 2019
The agenda of the Planning Commission was posted on Tuesday, August 6, 2019 before 5:00
PM. The regular meeting was held August 8, 2019 at Guthrie City Hall.
Members:

Joe Chappell
Kris Bryant
Sharyl Padgett
Don McBride - Absent

Also Present: Staff: Dan Kassik, Planning Director
Call to Order
The Planning Commission was called to order on Thursday, August 8, 2019 at 5:30 PM.
Commission members were present and a quorum declared.
Public Comments
None.
Nomination and Election of Chair
Nominations were opened. A nomination for Sharyl Padgett was made. A motion to appoint
Sharyl Padgett chair was made by Commissioner Chappell and seconded by Commissioner
Bryant. Roll call vote. All voted aye. 3-0 vote.
Nomination and Election of Vice-Chair
Nominations were opened. A nomination for Kris Bryant was made. A motion by Commissioner
Chappell was made to appoint Kris Bryant as Vice-chair and seconded by Commissioner
Padgett. Roll call vote. All voted aye. 3-0 vote.
Minutes Approval
The item was tabled due to not enough members present from the June 13, 2019 meeting to
approve minutes.
Discussion Item 1
PC Application No. 19-006 – Discussion and possible action on a request to rezone 12 acres of
property located in the Northwest Quarter of the Northeast Quarter of the Northeast Quarter of
Section 6, Township 15 North, Range 2 West (south of Lakewood Drive, northwest of Chris
Madsen Road) from R-1 (Single-Family Residential) to R-5 (Planned Unit Development) for a
12 unit bed and breakfast and a group reception center not to exceed events of 60 people.
Staff outlined the request and stated the item was to be heard at the July 11, 2019 Planning
Commission meeting. However, the meeting was postponed due to lack of a quorum. Staff
informed that Commission that the request had changed from the original proposal. The current
request was to rezone the 12 acre lot from R-1 to R-5 to build a 12 unit bed and breakfast (12
individual units) and be able to hold events (weddings, retreats, etc.) for up to 60 people. Staff

indicated that if approved, the development would be tied to a development plan and any
changes would have to go through the exact same public hearing process.
Residents Larry Britton and Abe Ghassempur spoke against the request.
Lynn Bilodeau, representing Jeff Taylor, stated that full ownership consent was not given or did
not exist for an action to move forward. Bilodeau stated that the property was still in probate
and going through a legal process. Bilodeau mentioned there needed to be a 239 application in
order for there to be the ability to do anything related to the property. Bilodeau stated that in
previous actions on the property the 239 was in place and had Jeff Taylors consent but not for
this particular parcel/action.
James Long spoke stating that the ownership issue and ability of Jan Bugby to sell the property
had already been authorized through a title commitment when a different portion of the same
overall property had been previously split and sold.
Ed Bugby, representing the owner, stated that the ownership issue had been resolved and that
the 80 acres was not under probate.
Commission members felt there was enough concern brought forward regarding ownership and
the Commission felt best to table the item. A motion was made by Commissioner Chappell and
seconded by Commissioner Bryant to table the item and have the item brought back when the
issues regarding ownership were resolved. All present vote aye. Motion passed 3-0.
Agenda Amendment
The Commission voted to flip Agenda items #7 and #8 to have Agenda Item # 8 to be heard next.
Discussion Item 2
Presentation and discussion regarding the possible amendment of Ordinance No. 3206 – Article
22: Building design Standards.
James Long gave a presentation regarding the building design standards and how current
standards do not incorporate requirements for red brick buildings. Commission members
agreed that the building design standards should looked at for possible changes. Staff indicated
that the building design standards amendment would likely come this fall. Staff envisions having
at least one workshop with the Commission before bringing changes through the formal process.
Discussion Item 3
PC Application No. 19-007 – Discussion and possible action on a request for determination of
appropriateness of exterior building materials as outlined in Article 22, Section 4-422 (G) for the
proposed Meridian Technology building located at 3025 S. Division and discussion and possible
action on a request for a modification to landscape standards in Article 1, Section 4-11 item 10
(planting beds) from biodegradable mulch to river rock.
Staff outlined each request by the applicant. The applicant gave a presentation. The
Commission agreed that river rock in place of mulch was appropriate and would require less

maintenance. However, the Commission had concerns with the exterior of the building,
primarily the light color and lack of red brick. The applicant stated that the design was similar to
their Stillwater campus and represented the Meridian Technology branding. The Commission
agreed to allow the smooth burnished block but wanted a darker shade. A motion was made by
Commissioner Chappell and seconded by Commissioner Bryant to approve the modification to
landscape standards to allow for river rock and approve the burnished block with the condition
that the block be a darker/beige color. All present voted aye. Motion passed 3-0.
Discussion Item 4
Discussion and clarification on the application of Chapter 4, Article 3, Section 4-37 (Connection
to Utility Systems).
Staff gave a presentation outlining the item and requested clarification/direction from the
Planning Commission in regards to the availability to connect to public water or sewer when the
lot line is within 300 foot of public water or sewer.
Staff provided an example to help the Commission understand the issue. Staff stated that a
recent issue was on an 11-acre flag lot that would have to install 750 feet of water line on the
property. The lot size, topography and lot configuration made it such that the home would have
to be in the middle to back of lot.
The Commission agreed that in certain cases topography, lot size and lot configuration should
be used in determining if a property must connect to public services. However, the Commission
stated that a mandatory aspect in a determination must be a letter from the water or sewer
provider not requiring hookup.
Staff Comments
Staff informed the Commission that Rene Spineto had resigned her position on the Commission.
Commissioner Comments
None
Adjournment
The meeting adjourned at 7:10 p.m.
Prepared by:
Dan Kassik
Planning Director

To:
From:
Subject:
Date:

City of Guthrie Planning Commission
Dan Kassik, Planning Director
Staff Report- Bugby Rezone Request
August 19, 2019

APPLICANT:

Alicia Henn

OWNER:

Jan Bugby

LOCATION:

Lakewood Drive (West of Chris Madsen Road)

REQUEST:

A request to rezone from R-1 (Single Family Residential) to R-5 (Planned Unit
Development) for a 12 unit bed and breakfast and a group reception center not to
exceed events of 60 people.

EXISTING USE:

Vacant

ADJACENT
ZONING:

R-1 (Single Family) and A-1 (General Agriculture)

COMP. PLAN
DESIGNATION:

Conservation Development

NOTIFICATION:

Notice was published in the Guthrie News Leader on August 27, 2019, and 25
notification letters were mailed to property owners within 300 feet of the subject
property.

DISCUSSION:
The applicant has submitted a request for a lot split which will split the 22 acre parcel into a 12 acre lot
and a 10 acre lot. The request is to rezone the 12 acre lot from R-1 to R-5 to build a 12 unit bed and
breakfast (12 individual units) and be able to hold events (weddings, retreats, etc.) for up to 60 people.
See attached development plan.
The item was heard at the August 8, 2019 Planning Commission meeting and the item was tabled due to
ownership issues that arose at the meeting. Since that meeting, Staff and the City Attorney reviewed the
issue and documentation submitted by the owner and applicant. In the review, there more clearly
became two issues, the sale of the property and the ability to authorize an application for a land use
decision/change on the property. The City has determined that the sale of the property is not a key issue
in terms of the land use application moving forward. Our key concern is the person who has the ability

to request a land use change for the subject property, not whether or not they have the ability to sell the
property. In the documentation submitted, it clearly allows Jan Bugby the ability to authorize a rezone
of the property. Jan Bugby signed the application as well as submitted a letter of authorization for
Alicia Henn to act on her behalf for the rezone. So the item is able to move forward and the
Commission and City Council can make a decision on the application regardless of the issues centered
on the sale of the property. If the City Council were to approve the rezone and the sale does not happen,
it would not affect the status of the rezone.
A Bed and Breakfast use is a permitted use in the R-5 since the R-5 allows for any use permitted in the
R-2 and a Bed and Breakfast is a permitted use in the R-2. The community reception center is a Special
Use Permit within the R-2 zoning district but the R-5 district allows a community reception center as a
permitted use.
The Comprehensive Plan designates the property as Conservation Development. Neither the
Comprehensive Plan nor the Zoning Ordinance has detailed criteria on how these areas are to develop.
The Comprehensive Plan does state that “gross densities will generally be less than two units per acre”.
In addition, the Comprehensive Plan Future Land Use map does indicate medium density land uses in
the area. The map shows a large area of medium density residential and commercial land uses just to the
southwest of the subject property along Seward Road. So the idea of the higher density residential uses
in that portion of the City is not entirely out of character.
If approved, the development of the 12 acre parcel will be tied to the development plan submitted. Any
future changes or increase in densities would have to go through the same public hearing process to be
approved. In addition, conditions, similar to a special use permit, can be made part of the approval.
Staff received four letters of protest and those letters are attached.
RECOMMENDATION:
Staff does not have a specific recommendation.

