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 MINUTES 

CITY PLANNING COMMISSION 

 

Minutes of the City Planning Commission meeting held May 30, 2019 in the City 

Council Auditorium, City Hall, 212 SW 9th Street, Lawton, Oklahoma. 

 

The agenda for the meeting was posted on the bulletin board in City Hall in compliance 

with the Oklahoma Open Meeting Act. 

 

The meeting was called to order at 1:30 p.m. by Chairman Pat Henry. 

 

MEMBERS PRESENT:  Pat Henry 

    David Denham   

    Ron Jarvis  

    Neil Springborn 

    Dave Davison  

    Charles Hargrove 

    Paula Bowen 

    John Jones 

    Deborah Jones 

   

MEMBERS ABSENT: None 

                 

ALSO PRESENT:  Richard Rogalski, Secretary  

    Debbie Dollarhite, Assistant Secretary  

    WR Moon Jr, Assistant City Attorney  

    John Mackey, Legal Counsel 

    Tammy Anderson, Recording Secretary  

     

     

                     

 

APPROVAL OF MINUTES OF THE MAY 16, 2019, MEETING.  

 

MOTION by Jarvis, SECOND by Hargrove, to approve the minutes of the May 16, 

2019, meeting. AYES: Jarvis, J. Jones, Hargrove, D. Jones, Davison, Denham, 

Henry, Bowen, Springborn.  NAYS:  None.   MOTION CARRIED  9 - 0. 

     

WHITE BUFFALO COFFEE BAR, LLC 

CDBL, Inc 

Parks/Open Space to Commercial 

P-F to C-5 

2413 NW Cache Road 

 

1. This request is for 0.27 acres of land which was previously part of Stephens Park.  

The property owner, White Buffalo Coffee Bar, LLC, owns the property to the west 
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and desires to expand their parking lot on this property.   

2. The zoning of the surrounding area is: 

North      - P-F 

South      - C-5 

East      - P-F and C-5 

West      - C-5 

3. The land use of the surrounding area is: 

North      - vacant (formerly Stephens Park) 

South      - restaurants 

East      - Fire Station and convenience store 

West      - restaurants and oil change shop 

4. The 2030 Land Use Plan designates this property as Parks/Open Space.  Most of the 

property along Cache Road is designated as Commercial. 

5. Notice of public hearing was mailed to 24 property owners within 300 feet of the 

requested area on May 8, 2019, and proper notice was published in The Lawton 

Constitution on May 14, 2019.  No calls or letters either for or against the request 

have been received. 

6. Staff has reviewed this request, and the analysis follows.  The City Council had 

declared Stephens Park as surplus property, and the park was sold.  The adjacent 

property owner purchased the park and needs more parking for the new business, 

White Buffalo Coffee Bar.  The site plan indicates there will be 16 parking spaces and 

the drive for the drive-thru window on this site.  The five parking spaces shown along 

NW Cache Road on the site plan will require a revocable permit from the City 

Council.  City staff did recommend the parking spaces be at least 10 feet from the 

back of curb to allow space for a future sidewalk, and the site plan does meet that 

recommendation.  A revocable permit was granted by the City Council in 2001 for 

the existing four spaces along NW Cache Road.     

 

This analysis is based upon criteria set out in Title 11, Sections 43-102 and 43-103, 

Oklahoma Statutes. 

 

1. To lessen congestion in the streets.    This property is located on NW Cache Road 

which is a 6-lane divided major arterial street.  The property previously was part 

of a City park. The City declared the park as surplus, and the owner of the 

adjacent property purchased it.  The property owner wants to convert the use of 

the existing commercial building and needs more parking area; therefore, he is 

requesting a rezoning of this portion of the previous park.   The site plan shows 

there will not be any additional drive openings onto Cache Road. 

 

2. To secure from fire, panic, and other dangers.   This property is within the 

floodway and flood fringe and will require a Special Flood Hazard Permit prior to 

construction of any buildings. 

 

3. To promote health and the general welfare.   All construction will have to meet 

all City Code requirements.    
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4. To provide adequate light and air.  The site plan indicates only parking spaces 

will be constructed on this tract. 

 

5. To prevent the overcrowding of land.  The site plan is for a parking lot. 

 

6. To promote historical preservation.  This criterion does not apply. 

 

7. To avoid undue concentration of population.  This criterion does not apply. 

 

8. To facilitate the adequate provision of transportation, water, sewerage, schools, 

parks, and other public requirements.  This property is served by a 6-lane divided 

major arterial street in good condition.  Adequate water and sewer infrastructure 

serves this lot. 

9. To conserve the character of the district and buildings and encourage the most 

appropriate land uses.  This request is not for all of the parkland which was 

declared as surplus; only the portion adjacent to the existing commercial needed 

for the expanded parking lot.  The rest of the previous park will continue to be 

zoned P-F and be a buffer between the commercial business and the single-family 

residential to the north.  The parking requirement for the building and outdoor 

seating area is 29 spaces.  The developer is installing additional landscaping to 

reduce the required number of parking spaces to 26.  Sixteen parking spaces, the 

drive to the drive-thru window, and landscaping will be located on this tract.  The 

proposed layout of parking spaces will require the property owner to obtain a 

revocable permit from the City Council because the five parking spaces closest to 

Cache Road are located in the right-of-way.  The spaces are 10 feet from the back 

of curb, which is the distance requested by the City staff to allow space for a 

future sidewalk.  The existing four spaces in the right-of-way of Cache Road are 

included in a revocable permit issued by the City Council in 2001. 

 

Based upon these facts, it is recommended the rezoning request be approved subject to 

the owner obtaining a revocable permit for the five parking spaces located within the 

right-of-way of Cache Road. 

 

Rogalski said the addition of a sidewalk would not be required with the construction of a 

parking lot. A sidewalk is only required with the construction of a new building.  

 

Rogalski said the binding site plan is contingent upon a revocable permit granted by City 

Council for parking located on the right-of-way of Cache Road. Rogalski said the 

business would not have enough parking without a revocable permit. 

 

Chairman Henry declared the public hearing open. 

 

Chris Boyd with CDBL, the contractor doing the work for White Buffalo Coffee Bar, 

said if they get rid of the five parking spots along the street, the business will not have 

enough parking. White Buffalo will open their drive-thru next week, but the lobby will 

remain closed. If this request is denied, Mr. Boyd said they’ve essentially bought extra 
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property to operate the business as a drive-thru only. That’s not what the company 

envisioned. The owner wants a place where people can come inside and sit for a while. 

Although the business will start out as a coffee bar, the owner would like to add beer and 

wine to the menu later down the road. The idea is for customers to have coffee during the 

day and come back in the evening after work for beer or wine. 

 

The portion of the adjacent property not used for parking will be left as open space. Mr. 

Boyd said the owner plans on mowing the grass, taking maintenance responsibility off of 

the City.  

 

Commissioner Denham asked where the drive-thru speaker will be located.  

 

Mr. Boyd said it will be located just to the right of the building, and the site plan allows 

approximately five cars to be lined up before the menu board.  

 

Commissioner Davison asked if sound would be an issue. 

 

Mr. Boyd said he does not foresee sound from the drive-thru being an issue. The business 

owner has two facilities in Altus that have a drive-thru, and the speakers aren’t very loud. 

Mr. Boyd said the landscaping that will be added around the menu board should also help 

to muffle sound coming from the speaker.  

 

Chairman Henry declared the public hearing closed. 

 

Commissioner J. Jones asked about sidewalk requirements.  

 

Rogalski said City code only requires a sidewalk be built when there is a new building 

footprint. Because of that, a sidewalk is not required.  

 

Commissioner J. Jones stated a sidewalk should be added. 

 

Rogalski said a condition adding a sidewalk could be included with the recommendation 

of rezoning. However, there is not space to build a sidewalk in front of the four existing 

parking spaces. If a sidewalk were added in front of the entire property, the business 

would lose parking and not be able to complete the project.  

 

Commissioner D. Jones mentioned the possibility of changed property usage. She would 

like a sidewalk before the parking lot. There are too many sidewalk gaps along Cache 

Road, and there are often pedestrians in the area that would benefit from adding sidewalk. 

 

Rogalski said it’s not a bad place for a sidewalk, but the parking issue with this particular 

site plan remains.  

 

Commissioner Davison asked why reconfiguring the four existing parking spaces would 

cause the builder to lose the whole project. 
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Rogalski said the required number of parking spaces must be met. The owner also wants 

adequate parking. 

 

MOTION by D. Jones, SECOND by J. Jones, to recommend approval of the 

amendment of the Land Use Plan from Parks/Open Space to Commercial and a 

change of zoning from P-F to C-5 for property located at 2413 NW Cache Rd, 

subject to the granting of a revocable permit for the five parking spaces on the 

right-of-way of Cache Road and the provision of a 6 foot wide sidewalk adjacent to 

the parking lot. AYES: Jarvis, J. Jones, Hargrove, D. Jones, Davison, Denham, 

Henry, Bowen, Springborn. NAYS:  None.  MOTION CARRIED 9 – 0.     
 

KENNETH EASTON 

EAE, LLC 

C-4 to I-3 

1101 SE Interstate Drive 

 

1. This request is for Lot 1, Block 12, Turnpike Industrial Park containing 1.18 

acres.  The property owner represented by Kenneth Easton advised there are no 

plans for development at this time.  The property owner owns property in this area 

that is zoned I-3 and desires to rezone this lot to I-3 also. 

2. The zoning of the surrounding area is: 

North      - I-3 

South      - C-4 

East      - Tribal Trust Land and Floodplain District 

West      - I-3 

3. The land use of the surrounding area is: 

North      - equipment rental 

South      - Easton’s Marine boat sales 

East      - vacant 

West      - granite countertop business, printing shop, and cleaning business 

4. The Land Use Plan designates this lot as Industrial.  This lot is the only lot zoned 

C-4 north of the tier of lots abutting Lee Boulevard between I-44 and SE 2nd 

Street. 

5. Notice of public hearing was mailed to 9 owners of property within 300 feet of 

the requested area on May 9, 2019, and proper notice was published in The 

Lawton Constitution on May 14, 2019.   No calls or letters either for or against 

this request have been received. 

6. Staff has reviewed the request, and the analysis follows.  This lot is within an 

industrial subdivision and is the only lot zoned C-4 which does not abut Lee 

Boulevard.  Development of the lot would require a new site plan to be processed 

as an amended binding site plan with public hearings by the City Planning 

Commission and City Council.  I-3 zoning would be in conformance with the 

Land Use Plan. 

 

This analysis is based upon criteria set out in Title 11, Sections 43-102 and 43-103, 

Oklahoma Statutes. 
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1. To lessen congestion in the streets.    This property is located within the Turnpike 

Industrial Park on local streets. 

 

2. To secure from fire, panic, and other dangers.   This lot is located within the 

flood fringe and will require a Special Flood Hazard Permit. 

 

3. To promote health and the general welfare.   All construction will have to meet 

all City Code and building code requirements.    

 

4. To provide adequate light and air.  The I-3 district would not require building 

setbacks from Interstate Drive or Park Avenue nor limit the height of buildings at 

this location. 

 

5. To prevent the overcrowding of land.  No front, side, or rear setbacks would be 

required. 

 

6. To promote historical preservation.  This criterion does not apply. 

 

7. To avoid undue concentration of population.  This criterion does not apply. 

 

8. To facilitate the adequate provision of transportation, water, sewerage, schools, 

parks, and other public requirements.  This property is served by two-lane local 

streets in good condition.  Adequate water and sewer infrastructure serves this lot. 

 

9. To conserve the character of the district and buildings and encourage the most 

appropriate land uses.  This lot is located within Turnpike Industrial Park.  It 

would be appropriate for this lot to be zoned I-3 which is the zoning on most of 

Turnpike Industrial Park.  The Land Use Plan designates this lot as Industrial.  

The site plan submitted with this application shows only a vacant lot; therefore, 

future development of this lot would require the owner to amend the site plan with 

public hearings by the City Planning Commission and the City Council. 

 

Based upon these facts, it is recommended the rezoning request be approved. 

 

Chairman Henry declared the public hearing open. 

 

Property owner Kenneth Easton said he has owned the property for about four years. He 

wants to get the property in a position to be developed. He said he is trying to bring the 

property up to date with what’s existing at the present time.  

 

Chairman Henry declared the public hearing closed.  

      

MOTION by Denham, SECOND by Springborn, to recommend approval of a 

change in zoning from C-4 to I-3 for property located at 1101 SE Interstate Dr. 
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AYES: Springborn, Bowen, Henry, Denham, Davision, D. Jones, Hargrove, J. 

Jones, Jarvis. NAYS:  None.  MOTION CARRIED 9 – 0.         
 

COMMISSIONERS’ REPORTS OR COMMENTS 

 

None.                     

 

SECRETARY’S REPORT 

 

Rogalski said a change in the Land Use Plan should be significant. Rogalski said with our 

current code, an amendment to the Land Use Plan seems to go along with a rezoning/. He 

suggested putting the Land Use Plan amendment process before the rezoning process. 

Rogalski said this seems to be the standard with most cities in the country. 

 

Commissioner D. Jones said she doesn’t mind them being done at the same time, but she 

is concerned we’re starting a trend. She said we are doing rezonings without site plans. 

She said the site plan notice is very important information to give to the surrounding 

property owners. 

 

Commissioner Denham said having two separate approval processes would be costly and 

time consuming. He also said the Land Use Plan should be updated more frequently. 

 

Rogalski said staff got behind on the Land Use Plan, but the 2045 Plan should be 

completed this fall.  

                     

 

AUDIENCE PARTICIPATION 

 

None.                        

 

Meeting adjourned at 2:03 p.m. 

 

              ______________________________ 

              Pat Henry, Chairman 

              City Planning Commission 

 

ta 


