Planning Commission
Chair: Vacant
Commission Members: Joe Chappell (Vice-Chair), Don McBride,
Abe Ghassempour, Aaron Rooney, Dalton Fashik
PLANNING COMMISSION MEETING
Thursday, June 9, 2022 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.

Nomination and election of Chair

4.

Nomination and election of Vice-Chair

5.

Approval of previous minutes from the May 12, 2022 regular meeting.

6.

PC Application No. 22-008 – Discussion and possible action on a request to rezone a
property located at 722 E. Cleveland Ave. (East Guthrie, Block 42, Lots 22-24) from R-1
(Single Family Dwelling) to R-2 (General Residential District).
a. Staff Report
b. Discussion
c. Decision

7.

PC Application No. 22-009 – Discussion and possible action on a request for a Special
Use Permit to allow for a daycare for up to 20 children within the R-1 (Single-family
Dwelling District) for a property located at 1421 W. Noble Ave.
a. Staff Report
b. Discussion
c. Decision

8

Staff Comments

9.

Commission comments

10.

Adjournment

Agenda posted on the bulletin board in the lobby of City Hall by 5:00 PM on Monday June 6, 2022. 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
May 12, 2022
The agenda of the Planning Commission was posted on Monday May 9, 2022 before 5:00 PM.
The regular meeting was held May 12, 2022 at Guthrie City Hall.
Members:

Joe Chappell – Absent
Don McBride – Absent
Abe Ghassempour
Aaron Rooney
Dalton Fashik

Also Present: Staff: Dan Kassik, Planning Director
Call to Order
The Planning Commission was called to order on Thursday, May 12, 2022 at 5:32 PM.
Commission members were present and a quorum declared.
Nomination and election of Chair
Commission members asked that this item be tabled till the next meeting in order to have all
members present for the election.
Nomination and election of Vice-chair
Commission members asked that this item be tabled till the next meeting in order to have all
members present for the election.
Minutes Approval
A motion was made by Rooney and seconded by Fashik to approve the minutes from the April 14,
2022 regular meeting. Roll call vote. All voted aye. Motion passed 3-0.
Discussion Item 1
PC Application No. 22-005 – Discussion and possible action on a request for a Special Use Permit
to allow for a manufactured home on a 1.23-acre property within the R-1 (Single-family Dwelling)
zoning district for a property located on Cottonwood Terrace (Forrest Hills Subdivision, Block 4,
Lot 3).
Staff gave a report on the item. The applicant, Saul Trinidad, was present.
Commissioner Ghassempour stated that he did not support the request for a manufactured home
as he felt a manufactured home should not be allowed anywhere within the city limits. He stated
all homes should be on a permanent foundation.
A motion was made by Roooney and seconded by Fashik to recommend approval of the Special
Use Permit with the condition that the mobile home must be a structure which meets the Federal
Manufactured Home Construction and Safety Standards Act, commonly known as the HUD Code.
Roll call vote. Rooney and Fashik voted aye and Ghassempur voted nay. Motion passed 2-1

Discussion Item 2
PC Application No. 22-006 – Discussion and possible action on a request for a Special Use Permit
to allow for a manufactured home on a 2.18-acre property within the R-1 (Single-family Dwelling)
zoning district for a property located on Oakwood Drive (Forrest Hills Subdivision, Block 4, Lots
7 & 8).
Staff gave a report on the item. The applicant, Saul Trinidad, was present.
Commissioner Ghassempour had same concerns/issues as stated in the previous item.
A motion was made by Fashik and seconded by Rooney to recommend approval of the Special Use
Permit with the condition that the mobile home must be a structure which meets the Federal
Manufactured Home Construction and Safety Standards Act, commonly known as the HUD Code.
Roll call vote. Rooney and Fashik voted aye and Ghassempur voted nay. Motion passed 2-1
Discussion Item 3
PC Application No. 22-007 – Discussion and possible action on a request to rezone a property
located at 706 S. Capitol St. (Capitol Hill, Block 93, Lots 7-10) from R-1 (Single Family Dwelling)
to R-2 (General Residential District).
Staff gave a report on the item. The applicant, Larry Walker, was present and answered questions
of the Planning Commission
Resident, Beaul Haynes, asked questions about potential development under the proposed R-2
zoning district. Mr. Haynes was not opposed to the rezone.
A motion was made by Ghassempour and seconded by Rooney to recommend approval of the
rezone from R-1 to R-2. Roll call vote. All voted aye. Motion passed 3-0.
Staff Comments
None
Commissioner Comments
None
Adjournment
The meeting adjourned at 5:54 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 22-008
June 2, 2022

APPLICANT:

Benjamin & Catherine Robbins

OWNER:

Benjamin & Catherine Robbins

LOCATION:

722 E. Cleveland Ave. (East Guthrie, Block 42, Lots 22-24)

REQUEST:

A request to rezone a property located from R-1 (Single-Family Dwelling District)
to R-2 (General Residential District).

EXISTING USE:

Single-family Residential

ADJACENT
ZONING:

R-1 (Single-family)

COMP. PLAN
DESIGNATION:

Medium Density Residential

NOTIFICATION:

Notice was published in the Guthrie News Leader on May 25, 2022 and 37
notification letters were mailed to property owners within 300 feet of the subject
property.

DISCUSSION:
The applicant has submitted a request to rezone the 10,500 sq. ft. lot from R-1 to R-2.
The property is developed with a single-family home and the applicant wants to build an Accessory
Dwelling Unit on the northern portion of the property. The R-1 zoning only allows one dwelling unit and
the existing zoning code does not have any provisions for the allowance of an accessory dwelling unit.
Rezoning to R-2 would allow for more than one dwelling unit.
The Comprehensive Plan designates the property as Medium Density Residential. The Comprehensive
Plan states that areas designated Medium-Density Residential may incorporate a mix of housing types,
including single-family detached, single-family attached (duplexes) and townhouse uses. Typical
maximum density is 6 to 10 dwelling units per acre. The proposed density would be equivalent to 8.33
dwelling units per acre. The R-2 zoning district requires a minimum of an 8,000 sq. ft. lot for two units

and an additional 2,000 sq. ft. of lot area for each additional unit. The 10,500 sq. ft. lot would be allowed
up to three units.
In addition, one of the considerations that the city needs to look at is allowing two to four-unit
developments to exist within traditional single-family areas. This allows for more housing diversity as
well as more affordable housing options. The development of these lots with more dwelling units creates
less impact on the infrastructure as all the water, sewer, and streets are in place. No additional extension
of services is needed. This helps to reduce the fiscal impact on the city.
The approval of the rezone would help strengthen the mix of housing types in the area.
RECOMMENDATION:
Based on the above discussion, Staff recommends the Planning Commission approve the rezone request
from R-1 to R-2.

To:
From:
Subject:
Date:

City of Guthrie Planning Commission
Dan Kassik, Planning Director
Staff Report- PC Application 22-009
May 26, 2022

APPLICANT:

Jaqup & Adrienne Dotter

OWNER:

Jaqup & Adrienne Dotter

LOCATION:

1421 W. Noble Ave.

REQUEST:

a request for a Special Use Permit to allow for a daycare for up to 20 children within
the R-1 (Single-family Dwelling District)

EXISTING USE:

Single-family Residnetial

ADJACENT
ZONING:

R-1 (Single family Dwelling)

COMP. PLAN
DESIGNATION:

Single Family Residential

NOTIFICATION:

Notice was published in the Guthrie News Leader on May 25, 2022 and 29
notification letters were mailed to property owners within 300 feet of the subject
property.

DISCUSSION:
The applicant is requesting approval to have an in-home daycare for up to 20 children. The Guthrie Zoning
Code only allows an in-home child daycare for up to 5 children as a permitted use. Any in-home daycare
in a residential district with more than 5 children requires approval of a Special Use Permit.
The property is located at the southeast corner of Noble Ave. and 14th St. and is developed with a twostory single-family home. The property is 17,500 sq. ft. in size. The home is approximately 2,800 sq. ft.
in size. There is a two-stall garage built in the rear of the property with access off of 14th Street.

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 area is developed with single-family homes/uses. The home is a larger two-story home that
has adequate square footage for a daycare use. The daycare is required to be inspected and licensed
by the State of Oklahoma Department of Human Services (DHS) and the number of children
requested is allowable by State requirements.

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 existing two-stall garage is located in the rear of the property with access off of 14th Street.
The single-family use only requires one parking space and the property has two parking spaces. If
the owners where to have employees, off-street parking will be required for any employees. There
is adequate room in the rear of the property to accommodate additional parking.

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;
The drop-off/pick-up area should be limited to 14th Street. No parking or drop-off/pickup of
children should be allowed on Noble Ave. The house is setback approximately 80 feet from Noble
Ave. and the driveway is approximately 135 feet from Noble Ave. This distance should allow for
cars to drop-off/pickup children without causing any backup on Noble Ave.

d)

The provisions of adequate off-street loading and service facility;
Adequate parking is currently provided for the existing use, however additional off-street parking
will be required if/when there are employees.

e)

The provision for proper facilities for the accumulation and disposal of garbage and trash.
The property currently has trash service

f)

The provision of fences, walls and landscaping in the facilities and manner of maintenance
thereof.
Any outdoor play area for the children should be fenced and the location should be limited to the
side or rear yard of the property. No child play area shall be located within the front yard.

g)

Such other factors as may be necessary to secure and protect the public health, safety,
comfort, convenience and general welfare.
The property being located on the corner of 14th St. and Noble Ave. will generally allow for less
negative impact to the neighborhood. The traffic will be contained to the existing high traffic
areas. If the property were located “deeper” into an existing neighborhood, there would be greater
potential for traffic and daycare activities to have a negative impact. The property is setback far
enough from Noble Ave. that the backup of traffic would be minimal, if any, and little to no danger
for children loading/unloading.
A daycare use is different than a more traditional commercial use as the daycare traffic is generally
the highest at two points in the day, drop off and pickup. The use will not produce constant/high
traffic throughout the day.
Years ago, there was a daycare use across the street to the west of the subject property, thus an
approval of the Special Use Permit is not introducing a completely new use to the area.

PUBLIC COMMENT:
Staff has received two (2) letters from area residents objecting to the proposed daycare use. The letters
are attached for your reference.
RECOMMENDATION:
Based upon the above discussion and analysis, Staff recommends that the Planning Commission approve
the Special Use Permit for the daycare with the following condition:
1.

Outdoor play area must be fenced. No fenced play area is allowed in the front yard. Play areas
must be within the side and/or rear yard.

2.

Drop-off and pickup of children must be at the rear of the property off of 14th Street utilizing the
existing driveway area. No drop-off or pickup of children is allowed off of Noble Ave. No parking
is allowed on Noble Ave. or 14th Street.

3.

Off-street parking must be provided for any additional employees who are not residents of the
home.

4.

Signage is limited to one sign not to exceed 12 sq. ft. in size.

5.

The daycare is to remain a home-based daycare and the operators of the daycare must be owners
of the home with the home being their primary residence.

6.

The daycare must receive and maintain applicable licensing through the State of Oklahoma
Department of Human Services (DHS).

© 2022 Google

© 2022 Google

From:
To:
Subject:
Date:

AT&T©
Dan Kassik
Rezoning 1421 W. Noble
Wednesday, June 1, 2022 11:21:55 AM

May 31, 2022

City of Guthrie
Planning Commission
Dan Kassik
Mr. Kassik
My name is Paula Russell. My husband and I live at 1508 W. Noble. I’m writing this
regarding the request for a special license for a daycare for up to 20 children at 1421 W.
Noble.
Historically in this historical neighborhood that isn’t in the historical district but nonetheless is
still historical, is a residential neighborhood.
I am not in favor of this neighborhood turning any property into a business of any kind. This
is a neighborhood not a commercial district. It appears that code enforcement isn’t addressing
the code regarding fences or it has changed. The residents of 1421 W. Noble have put up a

fence in the last month that isn’t according to code, as I understand it. It appears it is a metal
fence that came rolled up. It is my understanding that a metal fence cannot be erected it must
be enclosed in wood.
This is a fenced in area that is approximately 10 yards from Noble/Hwy 33. This road is
heavily traveled and the speed limit of 35 mph isn’t adhered to nor is it regulated by law
enforcement. The congestion on a daily basis is already heavy without adding turning south
onto 14th Street for the proposed daycare center. Turning from the east or west is already
unsafe due to the speed of the traffic. The road isn’t quite wide enough to pass on the right.
The proposed children’s play area that close to heavy traffic isn’t safe. Not to mention the
possibility of the lone child that could possibly escape the confines of the fence and being only
a few yards from danger. This exact scenario happened on south division years ago. I wouldn’t
want to see or hear that type of tragedy. Neither would the residents of 1421 West Noble.
I can hear the residents of 1421 when they argue outside. The sound pollution of 20 kids
during their playground time is not in my desired homelife.
The foot traffic would be even closer than the road. I find condoms, drug paraphernalia beer
cans and cigarette butts in my yard every day these are issues that are dealt with daily.
The residents of this home were openly opposed to the recent rezoning request for 1501 W.
Noble just 90 days ago. Which was not approved. Why the sudden change? It is already
being used and advertised (see ad) as a business without being licensed by the city. How is
this already an ongoing business?
I believe this special license should be voted against. I’m not interested in this becoming
anything but a single resident R1 neighborhood.
Working from your home is required by some employers or parking your company vehicle at
your home is required. Turning your home into a business that the general public will be
increasing the activity in our neighborhood is a much different scenario.

Mr.Kassik, you made your OPINION loud and clear that the residents of this said
neighborhood could not be pleased. “Even if the finest fence and finest home was erected.”
How would you know since this neighborhood has only addressed commercial issues since
you’ve been in our community. Your opinion of having no problem with a multiplex of some
kind in our neighborhood. Your words,”I don’t have near as many issues with renters as you
do residents.” Of course you don’t deal with renters because they don’t OWN where they live
they come and go.
Wouldn’t his approval just open up the door to more commercial requests in this
neighborhood? This is an established neighborhood. The biggest percentage of the residents
have lived here many years. Some have lived here all their lives. Completely disregarding our
concerns isn't a prudent way to treat a citizen of this community. Or any community.
This neighborhoods residents are concerned and vocal about this neighborhood. Regardless of
your opinion your job requires you to have to listen to our concerns. Turn a home next door to
your home into a daycare.

Regards,
Paula Russell
405-229-7948
email: paularussell@sbcglobal.net

Cc: City of Guthrie Council Members
City of Guthrie City Manager
City of Guthrie Mayor
Sent from AT&T Yahoo Mail on Android

