Planning Commission
Chair: Vacant
Commission Members: Joe Chappell (Vice-Chair), Don McBride,
Abe Ghassempour, Aaron Rooney
PLANNING COMMISSION MEETING
Thursday, December 9, 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 September 9, 2021 and November 10, 2021 regular
meetings.

4.

PC Application No. 21-019 – Discussion and possible action on a request to rezone a
property located at 1923 W. Noble Ave. (Capital Heights 3rd Addition, Block 25, Lots 11
& 12) from R-1 (Single-family Dwelling District) to C-1 (Neighborhood Shopping
District).
a. Staff Report
b. Discussion
c. Decision

5.

PC Application No. 21-020 – Discussion and possible action on a request to rezone a 1.17acre property located at 622 E. Prairie Grove Rd. (Generally located between Division St.
and Pine St. on the north side of Prairie Grove Rd.) from I-1 (Restricted Manufacturing
and Wholesale District) to C-2 (General Commercial District).
a. Staff Report
b. Discussion
c. Decision

6

Staff Comments

7.

Commission comments

8.

Adjournment

Agenda posted on the bulletin board in the lobby of City Hall by 5:00 PM on Monday December 6, 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 MINUTES
September 9, 2021
The agenda of the Planning Commission was posted on Friday September 3, 2021 before 5:00 PM.
The regular meeting was held September 9, 2021 at Guthrie City Hall.
Members:

Joe Chappell
Kris Bryant
Don McBride – Absent
Abe Ghassempour – Absent
Aaron Rooney

Also Present: Staff: Dan Kassik, Planning Director
Call to Order
The Planning Commission was called to order on Thursday, August 12, 2021 at 5:32 PM.
Commission members were present and a quorum declared.
Minutes Approval
A motion was made by Chappell and seconded by Rooney to approve the minutes from the August
12, 2021 regular meeting. Roll call vote. All voted aye. Motion passed 3-0.
Public Comments
None.
Discussion Item 1
PC Application No. 21-016 – Discussion and possible action on a request to close a 6-foot by
183.7-foot portion of Oklahoma Ave. right-of-way and a 15-foot by 145.84-foot portion of alley
right-of-way within Block 1 of the Welch Heights subdivision. The portion of street right-of-way
is located adjacent to Lots 4 and 5 and the alley right-of-way is adjacent to Lots 3-6. The properties
are located at 114 S. 19th St. and 1923 W. Oklahoma Ave.
Staff gave a report on the item. The applicants, David Hood and Marvel Lewis, were present to
answer questions.
A motion was made by Chappell and seconded by Rooney to recommend approval of the
application as submitted. Roll call vote. All voted aye. Motion passed 3-0
Discussion Item 2
PC Application No. 21-017 – Discussion and possible action on a request to close a 20-foot by
121-foot portion of alley right-of-way within Block 92 of the East Guthrie subdivision. The
portion of alley right-of-way is located adjacent to Lots 6-9 and Lots 16-19. The property is located
at 700 S. Division St.
Staff gave a report on the item. The applicant, Sheri Mueller, was present to answer questions.
A motion was made by Rooney and seconded by Chappell to recommend approval of the
application as submitted. Roll call vote. All voted aye. Motion passed 3-0

Staff Comments
None
Commissioner Comments
None
Adjournment
The meeting adjourned at 5:40 p.m.
Prepared by:
Dan Kassik
Planning Director

PLANNING COMMISSION MEETING MINUTES
November 10, 2021
The agenda of the Planning Commission was posted on Friday November 5, 2021 before 5:00 PM.
The regular meeting was held November 10, 2021 at Guthrie City Hall.
Members:

Joe Chappell
Kris Bryant – Absent
Don McBride – Absent
Abe Ghassempour
Aaron Rooney

Also Present: Staff: Dan Kassik, Planning Director
Call to Order
The Planning Commission was called to order on Thursday, November 10, 2021 at 5:42 PM.
Commission members were present and a quorum declared.
Minutes Approval
The approval of the minutes from the September 9, 2021 regular meeting was tabled due to not
enough Commission members from the September meeting being present.
Public Comments
None.
Discussion Item 1
PC Application No. 21-018 – Discussion and possible action on a request to rezone 20 acres of
property located at 2018 West Forrest Hills Road (Generally located on the north side of Forrest
Hills Rd between Coltrane Rd and Bryant Rd) from R-1 (Single-Family Dwelling District) to R2/PUD (General Residential District/Planned Unit Development) for a group reception center use
that will include a 3,626 sq. ft. event center and outdoor reception areas for up to 200 people.
Staff gave a report on the item. The applicants, Richard and Cindy Swink, were present to answer
questions.
A motion was made by Ghassempour and seconded by Rooney to recommend approval of the
application as submitted with the following condition:
1.

The property must be developed in substantial compliance with the approved development
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.

Roll call vote. All voted aye. Motion passed 3-0
Staff Comments
None
Commissioner Comments
None

Adjournment
The meeting adjourned at 5:49 p.m.
Prepared by:
Dan Kassik
Planning Director

To:
From:
Subject:
Date:

City of Guthrie Planning Commission
Dan Kassik, Planning Director
Staff Report- PC Application 21-019
November 24, 2021

APPLICANT:

John Allen

OWNER:

Allen and Sons Properties, LLC

LOCATION:

1923 W Noble Ave.

REQUEST:

A request to rezone a property (Capital Heights 3rd Addition, Block 25, Lots 11 &
12) from R-1 (Single-family Dwelling District) to C-1 (Neighborhood Shopping
District).

EXISTING USE:

Commercial

ADJACENT
ZONING:

R-1 (Single-family Residential)

COMP. PLAN
DESIGNATION:

Urban Corridor

NOTIFICATION:

Notice was published in the Guthrie News Leader on November 24, 2021 and 27
notification letters were mailed to property owners within 300 feet of the subject
property.

DISCUSSION:
The applicant has submitted a request to rezone the property from R-1 to C-1.
The applicant has an existing commercial building with commercial uses on the property. The property
was never rezoned to the preproperate commercial zoning as the building per dates the original zoning
ordinance. The applicant intends to continue with commercial uses but wants to rezone to commercial to
bring the long time use of the property and the zoning in compliance with one another.
The C-1 zoning will allow for commercial uses but limit the type of commercial uses to be more
compatible with the adjacent residential area.

The Comprehensive Plan designates the property as Urban Corridor. The specific traits of the Urban
Corridor fall under the Limited Commercial/Neighborhood Commercial designation within the Land Use
Plan of the Comprehensive Plan. The designation should have characteristics that includes a range of
low-impact commercial uses, providing a variety of neighborhood services. In addition, this land use
should be located at intersections of major or collector streets. The proposed C-1 zoning would provide
for low-impact commercial uses and the property is located at the intersection of Noble Ave. and 19th St.
The proposed zoning would meet the goals and policies of the Comprehensive Plan.
RECOMMENDATION:
Based on the above discussion, Staff recommends the Planning Commission approve the rezone request
from R-1 to C-1.

To:
From:
Subject:
Date:

City of Guthrie Planning Commission
Dan Kassik, Planning Director
Staff Report- PC Application 21-020
November 24, 2021

APPLICANT:

Loren Waddell

OWNER:

Loren and Jewel Waddell

LOCATION:

622 E Prairie Grove Rd.

REQUEST:

A request to rezone a 1.17-acre property (Generally located between Division St.
and Pine St. on the north side of Prairie Grove Rd.) from I-1 (Restricted
Manufacturing and Wholesale District) to C-2 (General Commercial District).

EXISTING USE:

Residential

ADJACENT
ZONING:

COMP. PLAN
DESIGNATION:
NOTIFICATION:

C-2 (General Commercial) to the north, C-2 (General Commercial and A-1
(General Agriculture to the west, I-1 (Restricted Manufacturing and Wholesale
District) to the east. Properties to the south are outside the City limits.

Industrial
Notice was published in the Guthrie News Leader on November 24, 2021 and 4
notification letters were mailed to property owners within 300 feet of the subject
property.

DISCUSSION:
The applicant has submitted a request to rezone the 1.17-acre parcel from I-1 to C-2.
The property is currently developed with a single-family residence and the uses of the property are
residential in nature. The existing home and uses are considered legal non-conforming as the I-1 zoning
district does not allow residential uses.
The owner is selling his home and the prospective buyers mortgage company requires a rebuild letter
which states that if the house were to burn down or be torn down a new home could be built. However,
due to the existing zoning, such letter cannot be issued since residential uses are not allowed within the I-

1 zoning district. Within the C-2 zoning district, a single-family residential use is a permitted use, thus
the rebuild letter could be issued. The C-2 zoning was requested because that zoning is more fitting for
the area rather than a single-family residential zoning.
The Comprehensive Plan designates the property as Industrial. A Comprehensive Plan land use
designation is a guideline to help ensure good land use decisions are made in order to try to prevent
negative impacts to a certain land use area. The designations do not have a hard boundary like zoning. A
rezone should not be approved or denied simply on the Comprehensive Land Use Designation. With
this being said, one of the considerations that the City needs to look at the impacts of potential land uses
in the area if the property were zoned commercial. The area is primarily industrial with some commercial
uses. The C-2 is a commercial zoning district, however the C-2 zoning would allow for compatible uses
for the area as well as industrial designation.
Given the circumstances, the C-2 zoning would be the most appropriate zoning to not only meet the needs
of the current owner’s land use, but long-term compatibility with land uses in the area.
RECOMMENDATION:
Based on the above discussion, Staff recommends the Planning Commission approve the rezone request
from I-1 to C-2.

