Planning Commission
Chair: Chris Bryant
Commission Members: Joe Chappell (Vice-Chair), Don McBride,
Abe Ghassempour, Vacant
 MEETING ATTENDANCE GUIDELINES/ REQUIREMENTS
 Enter City Hall on the North Entrance off of 2nd Street
 Please do not attend if you feel sick, have been exposed to someone with COVID19, or are exhibiting symptoms
 Upon entrance your temperature will be taken (If you have a fever over 100.4 F
you will be denied access)
 Individuals will also be screened for symptoms (cough, fever, shortness of breath,
and close contact with someone who has tested positive for COVID-19).
 CDC Social Distancing Guidelines/Limitations - Social distancing, also called
“physical distancing,” means keeping space between yourself and other people
outside of your home. To practice social or physical distancing:
 Stay at least 6 feet (about 2 arms’ length) from other people;
 Do not gather in groups; and
 Stay out of crowded places and avoid mass gatherings;
 Wearing a mask/ cloth face covering shall be mandatory of everyone, except
when they are presenting comments to the Commission.
 TO WATCH THE MEETING REMOTELY The general public can observe the
March 11, 2021 Planning Commission meeting remotely on GTV20 on Guthrie Cox
Channel 20
 OPPORTUNITY TO SUBMIT PUBLIC COMMENTS VIA EMAIL VS.
IN-PERSON
 Public Comments may be submitted in advance to Planning Director Dan Kassik via
email (dkassik@cityofguthrie.com) prior to 2:00 PM CDT on Thursday March 11,
2021.

Agenda posted on the bulletin board in the lobby of City Hall by 5:00 PM on Monday March 8, 2021. 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
Thursday, March 11, 2021 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 January 21, 2021 regular meeting.

4.

PC Application No. 20-013 – Discussion and possible action on a request for approval of
a Preliminary Subdivision Plat for 307 residential lots on a 95.5-acre parcel known as
Mission Hills Phase II located in the SW1/4 of Section 20, Township 16 North, Range 2
West between Davis Rd. and the existing Mission Hills residential subdivision.
a. Staff Report
b. Discussion
c. Decision

5.

PC Application No. 21-001 – Discussion and possible action on a request for a Special Use
Permit to allow for a plant nursery with no buildings or structures in the R-2 (General
Residential) zoning district for a 6.16-acre property located adjacent to Walnut Drive, west
of the Walnut Dr. and Mockingbird Dr. intersection.
a. Staff Report
b. Discussion
c. Decision

6.

Staff Comments

7.

Commission comments

8.

Adjournment

To:
From:
Subject:
Date:

City of Guthrie Planning Commission
Dan Kassik, Planning Director
Staff Report- PC Application 20-013
March 2, 2021

APPLICANT:

David Box

OWNER:

Mission Hills Land Fund, LLC (Ideal Homes)

LOCATION:

SW1/4 of Section 20, Township 16 North, Range 2 West between Davis Rd. and
the existing Mission Hills residential subdivision.

REQUEST:

A request for approval of a Preliminary Subdivision Plat for 307 residential lots on
a 95.5-acre parcel

EXISTING USE:

Vacant

EXISTING
ZONING:

R-1/PUD (Single Family Dwelling District/Planned Unit Development)

ADJACENT
ZONING:

C-2 (General Commercial) to the east, no zoning to the west (outside City limits),
R-1 (Single family Dwelling District) to the north and A-2 (Suburban District) to
the south

DISCUSSION:
The request is to subdivide 307 lots on a 95.5-acre parcel. The 95.5-acre parcel is under a Planned Unit
Development that was approved by the City Council on February 2, 2021. The Planned Unit Development
approval granted exceptions for the western portion of the development. Those approvals are as follows:
1.

The portion of the development west of the greenbelt is allowed the following exceptions:
Setbacks:
Front – 14-feet for home and 20-feet for the garage
Rear – 10-feet except for perimeter lots that do not share a common back property
line with an adjacent lot than the setback shall be 15-feet
Minimum lot size: 5,000 sq. ft.
Minimum lot width at building line: 50-feet
Minimum lot frontage: 32-feet
Lot coverage: 65% (total under roof)
Street right-of-way width: 50-feet

Perimeter utility easement width: 15-feet
2.

The area that ties into the existing Mission Hills subdivision (all lots east of the proposed greenbelt)
is not granted any exceptions and that area must meet all applicable City codes/regulations.

3.

The proposed Hobart Ln street right-of-way be extended south to connect with Prairie Grove Rd.

4.

The development must provide improvements within the common area designated on the site plan.
The improvements must include, but not limited to, connected walking trails, large playground
with benches and covered seating areas, splash pad, trees, and landscaping. A proportional amount
of these improvements must be included in the improvement plans approved for each final plat.

5.

The property must be developed in substantial compliance with the approved site plan. Any
amendments must be in compliance with Article V, Section 11, Subsection 11.7 (Amendments
and Additions) of the City of Guthrie Zoning Code.

6.

The subdivision of the property must meet all applicable standards of the City of Guthrie
Subdivision Ordinance with the exception of the allowances granted through this Planned Unit
Development approval.

The eastern portion of the Planned Unit Development was not granted any exceptions and has to meet all
applicable current code requirements.
The preliminary plat is consistent with the approved development plan approved through the Planned Unit
Development and meets all the conditions of the Planned Unit Development. Condition #3 stated that the
proposed Hobart Ln was to be extended to connect with Prairie Grove Rd. Once the engineer started to
re-design that area, the extension of Mission Hills Drive made more sense than Hobart Ln. The primary
reason for that condition was to have the connection to Prairie Grove Rd. in that portion of the subdivision
to alleviate traffic concerns. Section 11.7 of the Planned Unit Development Ordinance allows the
Planning Director to grant minor amendments to approved PUD’s. The change of Mission Hills Dr
connecting to Prairie Grove Rd versus Hobart Ln still maintains substantial compliance with the approved
site development plan. In fact, it provides for better traffic circulation since Mission hills Dr. is the
primary street into the existing subdivision.
The applicant has not indicated a specific phasing of the development. The applicant indicated that they
will likely develop in 50 lot increments, thus there will likely be up to six final plats recorded. Each final
plat will have to meet all improvement requirements for the respective number of lots that are being
subdivided.
A portion of the property is within the floodplain. The floodplain is located in the southwest portion of
the property and moves northeasterly through the property. No lots or development of home sites are
proposed within the floodplain area. The floodplain area will be open space and utilized for detention
ponds to accommodate on-site drainage. Each final plat will have to have a detention area adequate to
accommodate drainage for the number of lots being subdivided to ensure there are no drainage issues
within a given phase of development.
The easterly portion of the development will connect into the existing street network of Mission Hills,
Section 1. The westerly portion of the development will have two ingress/egress points off of Davis Road.
The westerly portion of the development will not have a direct connection to the easterly portion of the

development. There will be one access points off of Prairie Grove Rd, which will be the extension of
Mission Hills Dr.
The west ingress/egress is off David Rd which is a County road and not within the City Limits. Generally,
a subdivision that is utilizing a right-of-way for primary ingress/egress is required to be improved to City
standards if not already at those standards. The City cannot require Davis Rd to be paved as the road is
not within the City’s jurisdiction. However, the developer has indicated that they are working with the
County to pave Davis Rd.
The preliminary plat was sent to all utilities, Myers Engineering, City’s Public Works Dept, Fire
Department, Police Department and Logan County Rural Water District No. 1. Myers Engineering had
some comments and those comment have already been addressed in the version provided. No other
comments were received.
RECOMMENDATION:
Based upon the above discussion and analysis, Staff recommends that the Planning Commission approve
the preliminary plat with the following conditions:
1.

A preliminary drainage study be submitted per City of Guthrie Ordinance 3294 and no final plat
or improvement plans can be submitted until the preliminary drainage report has been submitted
and reviewed.
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To:
From:
Subject:
Date:

City of Guthrie Planning Commission
Dan Kassik, Planning Director
Staff Report- PC Application 21-001
March 1, 2021

APPLICANT:

Guthrie Greenhouses, LLC

OWNER:

Guthrie Greenhouses, LLC

LOCATION:

Southwest Quarter of Section 4, Township 16 North, Range 2 West, generally
located adjacent to Walnut Drive, west of the Walnut Dr. and Mockingbird Dr.
intersection (6.16 acres)

REQUEST:

A request for a Special Use Permit to allow for a plant nursery with no buildings
or structures in the R-2 (General Residential) zoning district.

EXISTING USE:

Vacant

ADJACENT
ZONING:

A-1 (General Agriculture), R-2 (General Residential) and R-1 (Single Family)

COMP. PLAN
DESIGNATION:

Ag/Open Space

NOTIFICATION:

Notice was published in the Guthrie News Leader on February 24, 2021, and 40
notification letters were mailed to property owners within 300 feet of the subject
property.

DISCUSSION:
The applicant has submitted a request for a Special Use Permit to allow for a plant nursery with no
buildings/structures. In 2019, the applicant had requested to rezone the 6.16 acres from R-2 to A-1 and
that request was denied.
The applicant operates an existing greenhouse on 19.5 acres adjacent to the subject property. The existing
greenhouse property is zoned A-1 and the applicant wants to expand the greenhouse operation to the
adjacent property. The zoning code allows for a nursery without buildings/structures through a special
use permit within the R-2 zoning district.

Article V, Section 1A.3(4) of the Guthrie Zoning Code outlines factors to be considered in approving a
Special Use Permit. The section is as follows:
4.

Factors to be considered.

The action of the City Council with any application may include the requirements of landscaping, fencing,
walls, and other features deemed necessary to further the purposes of this chapter and such features shall
be provided and maintained during the continuance of any use of which they are appurtenant. The
following factors should be considered.
a)

The location and area of main and accessory buildings on the site and in relation to each
other and to adjacent use;
The proposed use will not have any buildings or structures. The use will be planting beds for
nursery plants. The adjacent use to the west is existing greenhouses, to the south is a creek, to the
east is a city street and to the north is single-family residences. There is an existing driveway along
the northern portion of the property to further separate the proposed use from the residences. The
proposed planting beds will be approximately 100 feet from the nearest residence.

b)

The number and arrangement of parking spaces, traffic spaces, traffic circulation areas, the
adequacy and manner of lighting thereof, and its effect on surrounding properties.
The proposed use will not require off-street parking spaces as there will be no sales or public at
this site. The sales and public pick-up will be at the existing greenhouse operation to the west.
The use itself will not produce any more traffic than already exists.

c)

The relationship between the off-street parking areas and points of ingress and egress and
the traffic circulation both within and without the site;
There is an existing driveway entrance at the northern portion of the property. That driveway will
be used for access to the area utilized for the planting beds as well as existing access for deliveries.
No new points of ingress/egress will be created.

d)

The provisions of adequate off-street loading and service facility;
As stated above, the use will not require off-street parking and the existing greenhouse operation
will be used for all off-street loading and service area.

e)

The provision for proper facilities for the accumulation and disposal of garbage and trash.
There are existing facilities for disposal of trash.

f)

The provision of fences, walls and landscaping in the facilities and manner of maintenance
thereof.
Not applicable

g)

Such other factors as may be necessary to secure and protect the public health, safety,
comfort, convenience and general welfare.
The Comprehensive Plan designates the property as Ag/Open Space. The Comprehensive Plan
states that areas designated Agriculture and Open Space are areas that are already in agriculture or
open space use. The Comprehensive Plan further states that “Urban encroachment, including large
lot subdivisions, should be discouraged.
One of the reasons that the area was likely designated Ag/Open Space is the fact that the property
is located in a flood zone. Bird Creek runs along the south portion of the subject property.
Agricultural and open space uses are more conducive in a flood zone due to these uses not having
many, if any, structures. A plant nursery with no buildings/structures would be a good use for the
property given the floodplain considerations. Because there are not any structures/buildings there
would be no issue with planting beds for a plant nursery nor any issue from a floodplain standpoint.

PUBLIC COMMENT:
Staff received one letter of objection from a resident within the notification area. Please find the letter
attached.
RECOMMENDATION:
Based upon the above discussion and analysis, Staff recommends that the Planning Commission approve
the Special Use Permit with the following conditions:
1.

The driveway approach at the northern portion of the property be brought up to city code standards
and the driveway meet the requirements set forth in Article V, Section 10, Subparagraph 10.9
(Paved Access Driveways Required in Residential Districts).
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