
 BOARD OF ADJUSTMENT SPECIAL MEETING 
AGENDA 

AUGUST 29, 2023 
 

723 S Lewis Street 
Room 1112 B 

Stillwater, OK 74074  
12:00 PM 

 

 
 
  

1. CALL MEETING TO ORDER. 

2. BUSINESS ITEMS FOR CONSIDERATION, DISCUSS AND PROSSIBLE ACTION ON 
  

   

a. Jerrod Foutes, on behalf of Vertical Bridge, REIT, LLC, VARIANCE (VAR23-013), is 
requesting to review and granting of a variance to Sec. 23-113.1(i)(1) for a 
telecommunication tower set back distance from a residentially zoned property at 
property addressed as 1730 N. Jardot Rd in Commercial General (CG) zoned district.  

3. MISCELLANEOUS ITEMS FROM STAFF FOR DISCUSSION AND POSSIBLE ACTION: 
  

   a. Next regularly scheduled Board of Adjustment meeting is Thursday, September 14, 
2023.  

4. ADJOURNMENT. 
 

On _____ at ______, a true and correct copy of this agenda was posted on the kiosk outside 
City Hall, 723 S Lewis Street, Stillwater, OK. 

NOTE: The Board of Adjustment may take action, including a vote or series of votes on all 
items listed on this agenda, unless the item specifically indicates that no action will be taken. 
The City of Stillwater encourages participation from all its citizens. If participation at any 
public meeting is not possible due to a disability, please notify the Community Development 
Desk at least 48 hours prior to the meeting by calling 405.742.8213. 
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Report to:
Stillwater Board of Adjustment Case No.: VAR23-13

 

ISSUED BY THE COMMUNITY DEVELOPMENT 
DEPARTMENT STILLWATER, OKLAHOMA

Date of Meeting: August 29, 2023
Subject: Section 23-113.1(i)(1) of the Land Development Code relating to setback 

distances for telecommunication towers
Project Name: VAR23-13
Location: 1730 North Jardot Road

BACKGROUND
The subject site is located at 1730 North Jardot Road at the intersection of East Brooke Avenue and 
North Jardot Road. The property is zoned Commercial General (CG) with similar zoning to the North, 
Small Lot Single Family Residential to the West and South, and Large Lot Single Family Residential (RSL) 
to the East. 

The Land Development Code requires telecommunications towers to be “set back a distance equal to at 
least 110 percent of the height of the tower from any adjoining lot line of any residential, office, or 
agriculture zoned property.”

The proposed tower is 160 feet tall and would be placed on the north side of the property, 28 feet and 
11 inches from East Brooke Avenue. There is 111 feet and 6 inches in between the proposed tower 
location and the nearest residential property, which is the Skyline East Housing Subdivision. For the 
tower to be in compliance, it would need to be placed 176 feet from the nearest residential property.

CODE APPLICATION
Sec. 23-113.1. – Telecommunication tower use conditions.

(i)The following setback requirements apply to all towers unless otherwise expressly approved 
as part of the specific use permit:

(1)Towers shall be set back a distance equal to at least 110 percent of the height of the 
tower from any adjoining lot line of any residential, office, or agriculture zoned 
property.

CRITERIA FOR APPROVAL
The Board of Adjustment must find that each of the following four criteria have been met based on 
evidence and testimony received from the applicant and during the public hearing.  Such approval may 
be granted in whole, in part, or with reasonable modifications and conditions.

(1) The application of the ordinance to the particular piece of property would create an 
unnecessary hardship;

(2) Such conditions are peculiar to the particular piece of property involved;
(3) Relief, if granted, would not cause substantial detriment to the public good, or impair the 

purposes and intent of the ordinance or the Comprehensive Plan; and
(4) The variance, if granted, would be the minimum necessary to alleviate the unnecessary 

hardship.
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ALTERNATIVES 
The Board of Adjustment has the following alternatives of action:

1. Find that each of the criteria for approval of the request is met. The Board will explain how each 
criterion is met in order to approve the variance(s).

2. Find that each of the criteria for approval of the request is met by imposing modifications or 
conditions to ensure that the criteria are met.  The Board will explain how the criteria are met to 
grant partial, conditional, or modified approval of the variance(s).

3. Find that one or more of the criteria for approval of the request is not met and deny the request. 
4. Table the discussion to a certain date to allow for additional information to be presented.

Prepared by: Diana Hood, Associate City Planner
Date of Preparation: July 21, 2023
Attachments: Application Packet, Area Map, Site Plan, Survey and 

Letter of Justification 
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DocuSign Envelope ID: B2C81 BDA-992B-4B06-9679-FDA6433FA7EO 

CITY OF STILLWATER- DEVELOPMENT SERVICES DEPARTMENT 
BOARD OF ADJUSTMENT APPLICATION 

Applications will be accepted Monday through Friday, from 8:30 AM to 11 :30 AM 
Per Resolution CC-2007-16 

___ Appeal ___ Special Exception __ x _Variance ___ Minor Variance 

Title of Subdivision/Plan : _v_e_rti_ca_l_B_rid-=g'-e_R_E_IT-'-,_L_LC __________________ _ 

Owner(s) of Property: Locked Up Self Storage, LLC 
Owner(s) Address: PO Box 9515 Tulsa OK 74157 

Owner(s) Phone/Fax/Email : =9....,.1.,....8-_6_97_-_26_7_5 ___________________ _ 
Applicant(s) Name: Vertical Bridge (Jerrod Foutes. on behalf of Vertical Bridge) 
Applicant(s) Address: 750 Park of Commerce Drive, Boca Raton, Florida 33487 
Applicant(s) Phone/Fax/Email : _..jf ..... o""u...,te..,,s .... @_p ..... ns.._-..... llc ....... c .... o ...... m.__ _______________ _ 

Location of Property: 1730 N. Jardot Road, Stillwater, OK 74075 

Chapter, Article , Section , City Code from which the action is requested : ---------­
Sec. 23-113.1 . - Telecommunication tower use conditions (i) (1) 

Appeals application submittal requirements: 
Applicant Section 23.68 

1.) Completed aoolication form 
2.) Filina fee - $140 
3.) On a separate sheet, state the City's Code Section or the City 
Administrative Officer's decision or action for which appeal is being sought. 
4.) Provide justification for the appeal. 

A licant Section 23.65, 23.67 
X 1.) Completed application form 
X 2. Filin fee - $140 
x 3.) A typewritten and electronic/digital copy of the legal description of the 

subject property, capable of being reproduced and emailed to 

x 

None 

x 

x 

di itals stillwater.or . Survey provided with written legal description 
4.) A typewritten list and electronic/digital data capable of being reproduced 
as mailing labels, certified by the Payne County Assessor, a licensed 
abstractor, attorney, engineer or architect, of all property owners with in 
three hundred (300) feet of the subject property. The ownership list shall 
have been re ared no more than thirt 30 da s rior to submission . 
5.) Copy of existing or proposed restrictive covenants that apply to the 

ro ert that is sub·ect to the re uested action , if a licable. 

7.) Variances only - Letter explaining how the request meets the criteria for 
a roval of a variance. 
8.) Any other documents, information, etc. to assist the Board in making a 
decision . 

.Citv 

, 

NIA 
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DocuSign Envelope ID: 82C81BDA-9928-4806-9679-FDA6433FA7EO 

Findings Necessary for Granting Variances 
In determining whether or not the variance should be granted, the Board of Adjustment shall 
consider and record in the official minutes of the meeting , the extent to which the evidence 
demonstrates that: 

1. The application of the ordinance to the particular piece of property would create an 
unnecessary hardship; 

2. Such conditions are peculiar to the particular piece of property involved; 
3. Relief, if granted, would not cause substantial detriment to the public good, or impair 

the purposes and intent of the ordinance or the Comprehensive Plan ; and 
4. The variance, if granted, would be the minimum necessary to alleviate the 

unnecessary hardship. 

Certification: 
I (We) do hereby certify that the information provided herein is both complete and accurate to the best of my 
(our) knowledge , and I (we) understand that any inaccuracies may be considered just cause for invalidation 
of this application and any action taken on this application. I (We) do hereby understand that a variance of 
any requirement does not exempt the development from any other requirements of the Zoning Ordinance, 
Subdivision Regulations, or other City or State Regulations. This application must be completed , signed, 
and dated by the applicant(s) and the owner(s). 

Applicant 

Owner/Agent (provide documentation) 

For City of Stillwater Use Only: 

Submission Date: '1/5ltJD:J.!'; 
Approval Date: 

Board of Adjustment Application 

Jerrod Foutes on behalf of Vertical Bridge 06/23/23 __________________ Date ___ _ 

r;;tigned by: Date 6/30/202 3 

l:;;999b9EO~ 
CASE NO.#: - ,S 

Processing Tract: IRC Zltltil.3 . BOA 8· a ·tt!> 
Fees: Number of Copies: ____ _ 

Form date: 04.18.2017 
Page 2 of 2 
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Project Type:  VAR23-13 - Variance 
Request: To Sec. 23-131.1(i)(1) for celltower setback distance 
Address:  1730 N Jardot 
Applicant:  Jerrod Foutes c/o Vertical Bridge 
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PRIMARY NETWORK SOLUTIONS 

Primary Network Solutions    4714 West 80th Street    Prairie Village, KS 66208    913-244-6095 

June 30, 2023 
 
City of Stillwater, Oklahoma | Community Development Department 
Attn: Jacquelyn Porter | City Planner 
723 South Lewis Street | PO Box 1449   
Stillwater, OK 74076-1449  
 

LETTER OF REQUEST FOR VARIANCE 
APPLICATION FOR TELECOMMUNICATIONS TOWER 

 
Applicant Name and Applicant Address: VB BTS II, LLC (Vertical Bridge) | www.verticalbridge.com  
Applicant Address: 750 Park of Commerce Drive, Suite 200, Boca Raton, FL 33487 
Property Owner: Locked Up Self Storage, LLC, an Oklahoma limited liability company. 
Property Address: 1730 North Jardot Road, Stillwater, OK 74075 
 
Applicant Description: Vertical Bridge owns, operates, and manages telecommunications towers, 
wireless infrastructure on rooftops, and other site locations across the world. They are a private owner 
and manager of wireless communication infrastructure, specializing in co-location services and build-to-
suit towers needed to support today's increasingly wireless culture. The purpose of this proposed 
telecommunications tower is to provide T-Mobile, as well as other future tenants, with the vertical 
infrastructure required to provide dependable 4G, 5G and Wireless Broadband technologies. This 
proposed tower will play an important role in T-Mobile’s future network in that area by providing 
reliable voice and data signals, as well as wireless broadband, TV, radio signals and more.  
 
Project Description: The ground space for the facility is leased from the property owner, Locked Up Self 
Storage, LLC. The tower facility will consist of a 39’-10” x 36’-7” chain link fenced area. Within the 
secured, fenced perimeter there will be a 155’ monopole style telecommunications (cell) tower and a 
multi-tenant electrical H-frame rack. The tower and ground space within the compound will be equipped 
to accommodate at least three carriers, including T-Mobile as the anchor Tenant at the top.  
 
Use Type:  Telecommunications Tower on which T-Mobile and other potential future tenants will be 
providing reliable 4G, 5G and Wireless broadband technology. 
 
Explanation for of Use: Many state and local governments and institutions recognize the need for robust 
4G, 5G and Wireless Broadband and other advanced communication technology. This technology is 
critical to ensuring that local businesses, schools, and households remain competitive in the world 
economy. As such, cell phone and internet services are like a utility and now considered just as essential 
as electricity, water, and telephone. As a utility use, the improvement is consistent with, and an integral 
part of existing and planned uses of immediate and surrounding area. This is also important in ensuring 
T-Mobile customers in the area will have a reliable service for 911 emergency purposes. When 
complete, this improvement will allow T-Mobile to provide more reliable coverage through the area. 
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PRIMARY NETWORK SOLUTIONS 

Primary Network Solutions    4714 West 80th Street    Prairie Village, KS 66208    913-244-6095 

 
Legal Description of Subject Property 
 

 
 
Findings Necessary to Grant a Variance 
 

THE ORDINANCE AS WRITTEN WOULD CREATE AN UNNECESSARY HARDSHIP 
Vertical Bridge feels the tower setback as outlined in section 23-113.1(i)(1) of the Wireless 
Telecommunication Ordinance exceeds that which would be a reasonable setback based on licensed and 
certified engineering reports and standards. As stated in the “Fall Zone Letter” provided to the city, the 
theoretical failure point is at the structure midpoint or above. This was created purposely over designing 
the structural components below the midpoint. This tower is engineered to collapse within a 75’ radius 
surrounding the base of the tower. The setback required by the ordinance for a 155’ tower is 170.5’. This 
far exceeds the 75’ radius stated in the letter. 
 

SUCH CONDITIONS ARE PECULIAR TO THE PARTICULAR PIECE OF PROPERTY INVOLVED 
Vertical Bridge is requesting a variance of 59’ from the western property line. To meet the required 
setback, the tower would need to be 170.5’ from the western property line. As proposed, the tower is 
111’-6” from the western property line. Relocating the tower further to the east to provide additional 
setback is not an option due to the existing infrastructure on the property. The proposed 155’ monopole 
on the subject property will meet T-Mobile’s desired coverage objectives.  

 
RELIEF WOULD NOT CAUSE SUBSTANTIAL DETRIMENT TO THE PUBLIC GOOD, OR IMPAIR THE 

PURPOSES/INTENT OF THE ORDINANCE 
The predicted mode of wind induced failure referenced in the “Fall Zone Letter” would be local buckling 
of the shaft at or above the midpoint with the upper sections folding over onto the intact lower sections. 
Thus, the fall zone radius for a 155’ monopole design tower would be 75’. Currently, the setback to the 
nearest residential property line to the west is 111’-6”. In the highly unlikely event that this tower were 
to collapse, the infrastructure would collapse within the 75’ radius, thereby avoiding the residential 
properties to the west by more than 30’. 
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PRIMARY NETWORK SOLUTIONS 

Primary Network Solutions    4714 West 80th Street    Prairie Village, KS 66208    913-244-6095 

 
THE VARIANCE WOULD BE THE MINIMUM NECESSARY TO ALLEVIATE THE UNNECESSARY HARDSHIP 
T-Mobile has determined that the proposed height of 155’ is the minimum height required to achieve 
the desired coverage objectives for the area. Furthermore, the height as proposed will provide an 
opportunity for other future carriers/tenants to occupy the tower and thus eliminating the need for 
additional towers in the future. The 59’ variance from the western property line is the minimum 
variance required to accommodate a 155’ monopole style cell tower. 
 
 
Thanks 
 
 
 
 
Jerrod Foutes, Agent on behalf of Vertical Bridge 
Primary Network Solutions, LLC 
4714 West 80th Street 
Prairie Village, KS 66208 
913-244-6095 
jfoutes@pns-llc.com   
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