
MINUTES
CITY OF BETHANY
PLANNING AND ZONING COMMISSION
MARCH 6, 2025

MEMBERS PRESENT:				Justin Peck, Chair
							James Clemmer
							Keith Wright
							Robert Helton
							Steve Marx
							Ron Crouch
							Trent Reid
							Arvel Williams

MEMBERS ABSENT:				Jennifer Edmonson

STAFF PRESENT:					Ray Jones, City Attorney
							Elizabeth Gray, City Manager
							Brett Crecelius, Comm. Dev. Director
							Linda Hlinicky, Adm. Assistant

NOTICE:	Agenda posted in the lobby and on the front door of Bethany City Hall, 6700 NW 36th St., Bethany, OK 73008 on February 10, 2025 at 8:30 a.m.

	Justin Peck, Chair called the meeting to order. Ron Crouch gave the invocation. Motion was made by James Clemmer, seconded by Ron Crouch to approve the January 2, 2025 Planning and Zoning Commission minutes as mailed. The votes are as follows:  AYE- James Clemmer, Robert Helton, Steve Marx, Ron Crouch, Trent Reid, Arvel Williams. NAY- None. ABSTAIN- Justin Peck, Keith Wright. The motion carried 6-0-2.

ITEM 1:	PC 25-01
Consider a request by Natalie Hisle, applicant and property owner, to rezone her
property at 6601 NW 42nd St. from R-1, Single Family Residential to C-G, Commercial-General. Item to be heard by the Bethany City Council on the 18th of March, 2025 at 6:30 p.m. in the Council Chambers at Bethany City Hall.

LEGAL DESCRIPTION:	North Side Addition 002 000 Lots 8 & 9.

ACTION:	Brett Crecelius, Comm. Dev. Director presented the staff report to consider rezoning 6601 NW 42nd St. from R-1, Single Family to C-G, Commercial General. Brett Crecelius summarized the zoning of the surrounding properties; and lot characteristics for 6601 NW 42nd St. The building is a historical building but is not nationally registered. The proposed use is to change building to a bookstore and coffee shop. Property is serviced by water and sewer. The surrounding properties are primarily residential and are not supposed to be changed as per the comprehensive plan. 

	Sam Gresham, Representing Natalie Hisle, Applicant spoke to the Planning and Zoning Commission, and presented a large sketch of what the building would look like. The proposed exiting of traffic from her property will go on NW 42nd Street only. Maximum seating inside the building will be a maximum of thirty people. There will also be some outdoor seating that will be blocked by a five-foot wall .  This would be a good place for the college students and the community to visit.

	Commissioner Clemmer asked where the parking will be for the proposed business.

	Sam Gresham, Representing Natalie Hisle, Applicant stated the parking will be on the east side of the building (possible forty parking spaces) and be ADA compliant.

	Brett Crecelius, Comm. Dev. Director presented traffic counts that were done in the area. There are about 1200 going north and south on Peniel per day, and 3500 going east and west on NW 42nd per day.

(Arvell Williams arrived at 6:40 p.m.)

	After some questions on drainage and occupancy for the building, Ray Jones, City Attorney stated this is only a rezoning request. If a building permit should be required for any modifications, there might need to be drainage studies and other requirements to make sure that concerns regarding water and/or parking and building codes are met. Also, our ordinances require that for everyone thousand net space in the building, there are eight parking spots required. Thirty spaces maybe what the applicant anticipates, but based on the square footage of the building that may not be the number of parking spots applicant might be able to obtain.

	Justin Peck, Chair asked if we change this property to commercial, is there anything we can require that if applicant decides to sell business,  the zoning would go back to R-1, Single Family.

	Ray Jones, City Attorney said there can be legal agreements entered into by the property owner and the City.  Also if the business license is not renewed, that can be a trigger for the property to revert back to R-1, Single Family Residential. 

	Natalie Hisle, Applicant stated she is willing to sign something that says she would rezone property back to R-1, Single Family Residential if she were to sell business/property.

	Natalie Hisle,  resident of 4311 N. Peniel Ave., Applicant read some emails/texts she received from people that are in favor of the rezoning request. 

	Casey Adams, resident of 4400 N. Donald spoke in favor of rezoning request.

	Dennis Martin, Representing Southern Nazarene University stated we are thrilled when people are engaged  and utilizing different areas of the community. University concerned with the rezoning. We think bookstores and coffee shops are great. We understand the university and community are the main drive for this business. The university already has a bookstore and coffee shop on our property. Our concern is what potential use would be allowed if the business closed.

	Jacque Qualls, resident of 4305 N. Redmond spoke in favor of the bookstore and coffee shop.

	Chic Campbell, resident of 6809 NW 45th St. spoke against the rezoning request. I am concerned with traffic because of all the kids walking in the area. I do not think commercial should be in residential areas.

	Jeremy Lamb, resident of 4307 N. Peniel spoke in favor of rezoning request. 

	Ms. Campbell, resident of 6809 NW 45th spoke against the rezoning request because of kids in area, increase of traffic, deliveries, and residential trash pickup. If approved, how would someone go back and use it as a residence with a commercial parking lot on the east side of property. 

	Commissioner Williams asked if C-R, Commercial Restricted would be a more applicable zoning.

	Ray Jones, City Attorney read the uses allowed in C-R, Commercial Restricted and C-G, Commercial General. 

	Commissioner Crouch we need to think about the rezoning and the comprehensive plan when making a decision.

	Ray Jones, City Attorney mention Ordinance 158.038 with respect to residential structures used for commercial purposes. No structure initially designed or intended for single family or two-family residence purposes shall be occupied by any commercial use unless a special exception has been granted. Then if the applicant no longer owns the property the special use is exhausted.

	Commissioner Helton mentioned that people want to live in a neighborhood and not mixed in with stores and other random things.

	Commissioner Reid suggested the special use process maybe a good compromise instead of rezoning.

	Motion was made by Trent Reid to deny rezoning and applicant apply for a special use request. Motion died for lack of a second.

	Ray Jones, City Attorney stated if you want to you can make a motion to recommend to the City Council to allow a special exception permit for a bookstore/café to be operated at the residential structure pursuant to Section 158.038.  

	Natalie Hisle, Applicant felt the simpler answer would be to approve the C-G, Commercial General rezoning, and have me sign something saying I will revert property back to residential before I sell property. If I could learn all the restrictions set forth in the business plan, and use a special circumstance approval to use a residential property for everything I want to do. I do not see why that would not work as well. The one thing that stands out is if I serve beer and wine in the café, it would have to be included as well.

	Ray Jones, City Attorney explained the applicant would have to specifically identify all the commercial uses that are intended for the property in order for the special exception to apply.

	Natalie Hisle, Applicant indicated she would not have a problem with the special use process.

	Motion was made by Trent Reid to approve special request  where the city can stipulate exactly how the building can be used, or the applicant makes a request, and the city approves or denies. Motion died for lack of a send.

	Ray Jones, City Attorney indicated at this time it would be to operate a bookstore and cafe on the property. If you are going to allow alcohol to be served, you need to specify that as well.

	Mr. Martin, Representative of Southern Nazarene University would have significate concerns with the sell of alcoholic beverages at 6601 NW 42nd St.

	Ms. Campbell, resident of 6809 NW 45th expressed concerns with any wine and/or beer sales.

	Ms. MacCrory, resident of 4611 N. Peniel is definitely against request with alcohol sales. 

	Motion was made by Robert Helton, seconded by Trent Reid to recommend denying the C-G, Commercial General rezoning request for 6601 NW 42nd. The votes are as follows:  AYE- Robert Helton, Trent Reid, Keith Wright, Steve Marx, Ron Crouch, Arvell Williams. NAY- Justin Peck, James Clemmer. ABSTAIN- None. The motion carried 6-2-0.

ITEM 2:	PC 25-02
		Discuss and possible action on a traffic impact study ordinance.

ACTION:	Brett, Crecelius, Comm. Dev. Director presented the staff report to consider a traffic impact ordinance. A traffic impact study is a pre-development tool that cities utilize to help make sure traffic is not impacted in a negative way or increases high volume areas.

	Ray Jones, City Attorney presented four samples of a traffic impact ordinance from other cities for the Planning and Zoning Commissioner’s to review and generate some ideas. Then we can put together an ordinance for the City of Bethany.

NEW BUSINESS

	Commissioner Peck welcomed Brett Crecelius (new Planning Director) and Keith Wright (new Planning Commissioner).

	Motion was made by James Clemmer, seconded by Arvel Williams to appoint Justin Peck as the Chair. The votes are as follows:  AYE- Keith Wright, Robert Helton, Steve Marx, Ron Crouch, Justin Peck, James Clemmer, Trent Reid, Arvel Williams. NAY- None. ABSTAIN- None. The motion carried unanimously 8 – 0.

	Motion was made by Ron Crouch, seconded by Trent Reid to appoint James Clemmer as Vice-Chair. The votes are as follows:  AYE- Keith Wright, Robert Helton, Steve Marx, Ron Crouch, Justin Peck, James Clemmer, Trent Reid, Arvel Williams. NAY- None. ABSTAIN- None. The motion carried unanimously 8 – 0.

--------

	Motion was made by James Clemmer, seconded by Trent Reid to adjourn. The motion carried unanimously 8 – 0.







