
TULSA METROPOLITAN AREA PLANNING
COMMISSION

Meeting No. 2796
June 19,2019,1:30 PM

175 East 2nd Street, 2nd Level, One Technology Genter
Tulsa City Council Chamber

CONSIDER, D¡SCUSS AND/OR TAKE ACTION ON:

Call to Order:

REPORTS:

Ghairman's Report:

Work session Report:

Director's Report:

Review TMAPC Receipts for the month of May 2019

1. Minutes of June 5,2019, Meeting No. 2795

CONSENT AGENDA:

All matters under "Consent" are considered by the Planning Commission to be
routine and will be enacted by one motion. Any Planning Commission member
ffiâv, however, remove an item by request.

2. PUD-816-3 Ken Barth (CD 6) Location: Southeast corner of East 45th Place
South and South 180th East Avenue requesting a PUD Minor Amendment to
reduce the required rear setback from 20 ft to 18 ft

3. 5300 Commerce Park Addition (CD 7) Change of Access, Location: West of
the northwest corner of East 56th Street South and South Mingo Road

PUBLIC HEARINGS:

4. 2-7485 Mike Thedford. Wallace Enqineerinq (CD 9) Location: South of the
southeast corner of South Toledo Avenue and East 31st Street South and
requesting rezoning from RS-3 to CS with optional development plan
(Applicant requests a continuance to July 3, 2019)



5. MR-11 (CD 4) Modification to the Subdivision & Development Regulations to
remove the sidewalk requirement for a new single-family residence, Location:
East of the northeast corner of South Florence Avenue and East 27th Street
South

6. 266 Center (CD 3) Preliminary Plat, Location: Southeast corner of South Mingo
Road and East Admiral Place

7. Dollar llth (CD 3) Preliminary Plat, Location: West of the southwest corner of
East 11th Street South and South 129th East Avenue

8. TCCP-I consider adoption of an amendment to the Comprehensive Plan of the
Tulsa Metropolitan Area for the unincorporated areas of Tulsa County lying
within the fencelines of Bixby, Glenpool, Jenks, Owasso, and Skiatook.

OTHER BUSINESS

9. Commissioners' Comments

ADJOURN

CD = Council District

NOTE: lf you require special accommodation pursuant to the Americans witlr
Disabilities Act, please notify INCOG (9f 8) 584-7526. Exhibits, Petitions, Pictures,
etc., presented to the Planning Commission may be received and deposiúed in
case files to be maintained at Tulsa Planning Office, INCOG. Ringing/sound on all
cell phones must be turned off during the Planning Gommission.

Visit our website at www.tmapc.orq email address: esubmit@incoq.orq

TMAPC Mission Statement: The Mission of the Tulsa Metropolitan Area Planning
Commission (TMAPC) is to provide unbiased advice to the City Council and the County
Commissioners on development and zoning matters, to provide a public forum that
fosters public participation and transparency in land development and planning, to adopt
and maintain a comprehensive plan for the metropolitan area, and to provide other
planning, zoning and land division services that promote the harmonious development
of the Tulsa Metropolitan Area and enhance and preserve the quality of life for the
region's current and future residents.
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------------- Cunent Period ---..----
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MAY 2OL9 rece¡pt compar¡son

MAY 2019 APR.2019 MAY 2018

Zoning Letters 20 5 33

Zoning L0 7 3

Plan Reviews 34 25 29

Minor Subdivisions 0 0 0

Preliminary Plats 2 0 3

Final Plats 2 L 2

Development
Regulations Compliance
(includes plat waivers
prior to 5/LO/2OI8]'

L 0 4

Lots Splits 9 10 8

Lot Line Adjustments
(includes lot
combinations prior to
s/rolzotgl

7 L3 4

Other 0 1 4

Comp Plan Amendments 0 L 0
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Case Number: PUD-816-3
Minor Amendment

Hearinq Date: June 19,2019

Case Report Prepared bv:
Jay Hoyt

Owner and Applicant lnformation:
Applicant: Ken Barth

Property Owner: KB Enterprise Homes

Location Map:
(shown with City Council Districts)

I
6

a

Applicant Proposal:

Concept summary: PUD minor amendment
to reduce the required rear setback from 20 ft
to 18 ft.

Gross Land Area: 0.28 acres

Location: SE/c E 45th Pl S & S 180th E Ave

Lot7, Block 5 Huntington Park

17926 E 45th Pt S

Zonins:
Existing Zoning: RS-4/PUD-816
Proposed Zoning: No Change

Comprehensive Plan:
Land Use Map: Existing Neighborhood
Growth and Stability Map: Stability

Staff Recommendation:
Staff recommends approval

Staff Data:
TRS: 9425

Citv Council District: 6
Councilor Name'. Connie Dodson

County Commission District: 1

Commissioner Name; Stan Sallee

z.l



June 19,2019

SEGTION l: PUD-816-3 MinorAmendment

STAFF RECOMMENDATION

Amendment Request: Revise the development standards to reduce the required
rear setback from 20 ft to 18 fi.

Currently, the development standards limit the rear setback for this lot to 20 ft. The
applicant is proposing to build over this line by less than two feet. The applicant's
proposed site plan has been included with this report. This proposalwould reduce
the rear yard setback for the subject lot to 18 ft, to permit the home, as shown on
the site plan. This proposed setback is outside of the 17 % ft Utility Easement
located at the south boundary of the lot.

Staff Comment: This request can be considered a Minor Amendment as outlined
by Section 30.010.1.2.c(9) of the City of Tulsa Zoning Code.

"Changes in structure heights, building sefbackg yards, open
spaces, building coverage and lot widths or frontages, provided the
approved PUD development plan, the approved standards and the
character of the development are not substantially altered."

Staff has reviewed the request and determined

1) The requested amendment does not represent a significant departure from
the approved development standards in the PUD.

2) All remaining development standards defined in PUD-816 and subsequent
amendments shall remain in effect.

Exhibits included with staff recommendation

INCOG zoning case map
INCOG aerial photo
INCOG aerial photo (enlarged)
Applicant Proposed Plan

With considerations listed above, staff recommends approval of the minor
amendment request to reduce the required rear setback from 20 ft to 18 ft for the
subject lot.

za L
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Case : 5300 Gommerce Park

Hearinq Date: June 19,2019

Case Report Prepared bv:

Nathan Foster

Owner and Applicant lnformation:

Applicant: Segue Constructors, LLC

Owner. LASSO Properties, LLC

Location Map:
(shown with City Council Districts)

Applicant Proposal:

Change of Access

Location: West of the northwest corner of
East 56th Street South and South Mingo
Road

Zoninq: lL Staff Recommendation:

Staff recommends approval of the
change of access

Citv Council District: 7

Councilor Name: Lori Decter-Wright

Countv Commission District: 3

Commissioner Name; Ron Peters

EXHIBITS: Change of Access Exhibits

3l
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7122 South Sheridan Road, Suite 2246
Tulsa, Ok 74133
o. 918.7 94.4800 - C. 918.625.5543
E. bgamble@segueconstructors.com

Date June 5, 2019

lo: Tulsa Metropolitan Area Planning Commission
INCOG - 2 West 2na Street, Suite 800, Tulsa, Oklahoma,T4'|-03

Subject Revised Change of Areas of Access as Shown on Recorded Plat

Applicant: LASSO Properties, LLC - Midwest Sporting Goods
9530 East SStt Place South, Tulsa, OK74145

Presenter: SEGUE Constructors, LLC - Mason Britt Gamble

Proposal
Revised Change of Access

Applicant seeks the approval for a Change of Access along it's South Property Line abutting
and parallel to East 56tt Street South, West of South Mingo Road.

This request is for a twenty-foot (20 ft.) access width which will be used as a passenger car
parking area egress/exit left turn only (east bound) on to East 56tt' Street South then further
east bound to Mingo Road.

ln addition to the Change of Access Application and its EXHIBIT, please reference the
following, (1) copy of the property Survey indicating the area of Access highlighted in yellow;
(2) copy of Preliminary Site Plan indicating the area of Access highlighted in yellow; (3) copy
of aerial photo indicating the Area of Access highlighted in red and Area of Access on
adjacent East 56tt'Street properties highlighted in green.

Your consideration of this Application is appreciated.

We ctful approval of the Area of Access as submitted.

Mason Member
SEGUE Constructors, LLC

segue - [seg-wey] to move smoothly and unhesitatingly from one condition, situation, element or activity to another

I
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From:
Sent:
lo:
Cc:

Subject:

Wilkerson, Dwayne
Monday, June 10,2019 B:13 AM
Mike Thedford
Miller, Susan; Sawyer, Kim
RE: Rancho Flores Z-7 485

Thanks Mike.

Staff supports your request for the contínuance.

Dwoyne Wilkerson, ASLA, RIA
Principol Plonner I Cunent Plonning
Tulsq Plonning Office
2W.2nd St.,8th Floor I Tulso, OK 74103

18.579.9475

ûu¡ fulul:
RÏ HERE

TULSA
PLÂNNIXg OFFICE

From: Mike Thedford <mthedford@wallacesc.com>
Sent: Sunday, June 9,2OL9 10:54 PM
To: Wil kerso n, Dwayne < DWi I kerson @incog.o rg>
Subject: Re: Rancho Flores Z-7485

Dwayne,
With the addition of the Optional Development Plan for the rezone application, we would like to request a continuance
from the 6/1.9 TMAPC Meeting, to the 7/3 meeting date. I will deliver the check for the Optional Development Plan
tomorrow. Thanks!

On Fri, JunT ,2Ot9,5:06 PM Wilkerson, Dwayne <DWilkerson@incog.ors> wrote:

Thanks for your voice mail and follow up email.

Please send me an email requesting a continuance to the July 3rd Planning Commission.

1

Thanks and have a good weekend

q. l



Wilkerson, ASLA, RIA

pol Plonner I Cunent Plonning

Plonning Office

2W.2nd St.,8th Floor I Tulso, OK 74103

918.579.9475

dwilkerson@incoo.org

From: Mike Thedford <mthedford@wallacesc.com>
Sent: Friday, June 7, 2OI9 4:42 PM

To: Wilkerson, Dwayne <DWilkerson @incoe.org>
Subject: Rancho Flores Z-7485

Dwayne,

I left you a message. We will be submitting the attached optional development plan.. I will provide a narrative and

deliver the check Monday. Will you need a separate application filled out?

Regards,

Mike Thedford
Land Development Planner

Please note our new address

2 q.z



TMre
Tulso Metropoliton Areo
Plonning Commission

Case : MR-l 1-3115 E.27th Street

Hearinq Date: June 19,2019

Case Report Prepared bv:

Nathan Foster

Owner and Applicant lnformation

Applicant: Kevin Trowhill

Owner. KST9, LLC

Location Map:
(shown with Gity Gouncil Districts)

Applicant Proposal:

Modification to the Subdivision and
Development Regulations

Purpose: Requesting a modification to the
sidewalk requirements of Section 5.070 to
remove the requirement for construction of
sidewalks.

Location: East of the northeast corner of
South Florence Avenue and East 27th

Street South

Lot 12 Block 4 - Sheila Terrace

Zoninq: RS-2 Staff Recommendation:

Staff recommends approval of the
modification

Citv Council District: 4

Councilor Name: Kara-Joy McKee

Gountv Commission District: 2

Commissioner Name; Karen Keith

EXHIBITS: Site Map, Aerial, Sidewalk Exhibit

5,1



MODIFICAT¡ON OF THE SUBDIVISION AND DEVELOPMENT
REGULATIONS

MR-í1 - 3fi5 E. 27th St. - (CD 4)
mer of South Florence Avenue and East 27th Street
South

The applicant has requested that the Planning Commission remove the
requirement that the property owner construct a sidewalk as part of the
construction of a new home. The newly adopted Subdivision and Development
Regulations require sidewalks to be constructed on any new development
requiring both new construction building permits and a certificate of occupancy.

As alternative solutions for sidewalks are explored, staff will begin evaluating
each request for modification based on a set of criteria. Any future program
would utilize similar criteria when making eligibility determinations for
alternatives. Examples of criteria include the following:

1. Proximity to major pedestrian destinations such as parks, schools, public
amenities, and retail areas.

2. Presence of existing pedestrian infrastructure within a walkable area of the
subject property

3. Funded capital improvement projects that will impact property under
application

4. Proximity and ability to connect to collector or arterial streets
5. Topographical or environmental challenges that make sidewalk installation

impossible or impractical

Based on the selected criteria, staff finds the following facts to be favorable to
the modification request:

1. The subject property is located in the middle of an established
neighborhood with no existing sidewalks.

2. Subject property is located in the middle of a block.
3. East 27th Street does not provide connections to vital destinations within

the neighborhood.
4. Planning Commission has approved requests for modification on three

other properties within the same neighborhood with similar circumstances

Staff recommends approval of the modification of the Subdivision and
Development Regulations to remove the requirement for sidewalk construction
on this property.

5.¿
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TMre
Tulso Metropoliton Areo
Plonning Commission

Case : 2:66 Center

Hearinq Date: June 19,2019

Case Report Prepared bv:

Nathan Foster

Owner and Applicant lnformation

Applicant: AAB Engineering, LLC

Owner.66 Mingo, LLC

Location Map:
(shown with City Council Districts)

Applicant Proposal:

Preliminary Plat

2 lots, 1 block, 21.48 + acres

Location: Southeast corner of South
Mingo Road and East Admiral Place

Zoninq:
Lot 1:

CG w/ Optional Development Plan Z-440 &
SA-4 Route 66 Overlay

Lot 2: CS

Staff Recommendation:

Staff recommends approval of the
preliminary plat

Gitv Council District: 3

Councilor Name: Christa Patrick

Gountv Commission District: 2

Commissioner Name; Karen Keith

EXHIBITS: Site Map, Aerial, Land Use, Growth & Stability, Preliminary Plat, Conceptual
lmprovements Plan

b,l



PRELIMINARY SUBDIVISION PLAT

266 Genter - (CD 3)
Southeast corner of South Mingo Road and East Admiral Place

This plat consists of 2 lots, 1 block on 21.48 t acres.

The Technical Advisory Committee (TAC) met on June 6,2019 and provided the
following conditions:

1. Zoning: Lot 1 as proposed is zoned CG with an optional development plan
(2-7440). Development standards for 2-7440 are required to be in the
covenants of the final plat and the case number should be notated on the
face of the plat. Lot 2 is zoned CS with no development plans. Both lots
conform to the zoning districts in which they are located.

2. Addressing: City of Tulsa addresses and street names must be assigned
and affixed to the face of the final plat.

3. Transportation & Traffic: East Admiral Place and South Mingo Road are
considered secondary arterials in this area and require 50' of ROW
dedication. Either dedicate required right-of-way by plat or label existing
dedication information on the face of the final plat.

4. SewerMater: Water main extensions are required to serve the property.
Easements must be provided as required to cover existing/proposed public
infrastructure. All easements are required to be labeled and dimensioned on
the face of the final plat.

6. Engineering Graphics: Submit subdivision data control sheet with final plat
submittal. Update location map with all platted subdivision boundaries and
label all other property "unplatted". Graphically show all pins found or set
associated with this plat. Provide full contact information for
Engineer/Surveyor and owner. Remove contours from final plat.
Graphícally label the point of beginning. Provide a date of preparation.

7. Stormwater, Drainage, & Floodplain: There is existing floodplain on the
subject property that must be accurately delineated on the face of the plat
?nd, if required, contained within an overland drainage easement.
Floodplain shall be plotted based on actual flood elevations and contours
and labeled appropriately. Label and clarify all reserve and easement
boundaries. All drainage must be contained within appropriate easements.

8. Utilities: Telephone, Electric, Gas, Cable, Pipeline, Others: All utilities
indicated to serve the site must provide a release prior to final plat approval.
Provide a Certificate of Records Search from the Oklahoma Corporation
Commission to verify no oil & gas activity on the site.

Staff recommends APPROVAL of the preliminary subdivision plat subject to the
conditions provided by TAC and all other requirements of the Subdivision and
Development Regulations.

b,¿
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PRELIMINARY PLAT
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A PART OF THE NORTHWEST QUARTER (NW4 NW4) OF SECTION 06, TOIINSHIP 19 NORTH, RANGE 14 EAST OF

THE INDIAN BASE AND MERIDIAN, CITY OF TULSA, TULSA COUNTY, STATE OF OKLAHOMA.
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TMre
Tulso Metropoliton Areo
Plonning Commission

Case: Dollar 11th

Hearinq Date: June 19,2019

Gase Report Prepared bv:

Nathan Foster

Owner and Applicant lnformation:

Applicant: AAB Engineering, LLC

Owner. East 54th, LLC

Location Map:
(shown with Gity Council Districts)

Applicant Proposal:

Preliminary Plat

1 lot, 1 block, 1.13 + acres

Location: West of the southwest corner of
East 11th Street South and South 129th
East Avenue

Zoninq: |L/SA-4 Route 66 Overlay Staff Recommendation:

Staff recommends
preliminary plat

approval of the

Citv Council District: 3

Councilor Name'. Christa Patrick

Countv Commission District: I
Commissioner Name: Stan Sallee

I

EXHIBITS: Site Map, Aerial, Land Use, Growth & Stability, Preliminary Plat, Conceptual
lmprovements Plan

1,



PRELIMINARY SUBDIVISION PLAT

Dollar llth - (CD 3)
West of the southwest corner of East 11th Street South and South 129th East
Avenue

This plat consists of 1 lot, 1 block on 1.13 + acres

The Technical Advisory Committee (TAC) met on June 6,2019 and provided the
following conditions:

1. Zoning: All property included within the proposed subdivision is zoned lL
(lndustrial - Light). The proposed lot conforms to the requirements of the lL
district.

2. Addressing: City of Tulsa addresses and street names must be assigned
and affixed to the face of the final plat.

3. Transportation & Traffic: East 11th Street South is a secondary arterial
street per the Major Street & Highway Plan. A 50' Row is requiied to be
dedicated or previous dedications must be labeled with a book/page on the
face of the plat.

4. Sewer/Water: Easements must be provided as required to cover
existing/proposed public infrastructure. All easements aré required to be
labeled and dimensioned on the face of the final plat.

6. Engineering Graphics: Submit subdivision data control sheet with final plat
submittal. Update location map with all platted subdivision boundaries and
label all other property "unplatted". Graphically show all pins found or set
associated with this plat. Provide full contact information for
Engineer/Surveyor. Remove contours from final plat. Graphically label the
point of beginning. lnclude a bearing angle on the face of the plaf under the
Basis of Bearing heading.

7. Stormwater, Drainage, & Floodplain: There is existing floodplain on the
subject- property that must be accurately delineated on the face of the plat
qld, if required, contained within an overland drainage easemênt.
Floodplain shall be plotted based on actual flood elevations and contours
and labeled appropriately. Offsite drainage from the east must be
intercepted and conveyed across the property. All drainage must be
contaíned within appropriate easements.

8. Utilities: Telephone, Electric, Gas, Gable, Pipeline, Others: All utilities
indicated to serve the site must provide a release prior to final plat approval.
Provide a Certificate of Records Search from the Oklahoma Corpôration
Commission to verify no oil & gas activity on the site.

Staff recommends APPROVAL of the preliminary subdivision plat subject to the
conditions provided by TAC and all other requirements of the Subdivision and
Development Regulations.

1.¿
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I Downtown Neighborhood I Employment
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PRELIMINARY PLAT
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OF OKLAHOM, ACCORDINGfO THE U,S, GOVÉRNMENI SURVEY THEREOF

-

O\ilNER/DE!'f,LOPER
TULS æS¿ LLC

ENGINEERYSTRI'EYOR
MB ENGINEERING LLC

LMÏON MÄP
ffi

E4SIIITHSÎREET

;

:

g

,9

ls
F¡N& PLAT

NM{SEMEM O¡ ÆPROY{

tuÆqrcoG

ffi

ÀÍESr: CrW CLER(

crf ÂÍæNã
rh. aFmr ot thB Ê'ñar Pbrûù dp.€ o¡ê y€âf
rEm ùo ùb ol Cry &uiel äFÞ€¡ I nol ibd

"a"",odsl
o¡â 

q'

L

l

\

1

I

rl

¡l\,
¡iå .

\

1
POA æNIOFæCINÑre

ml
eæe

MUNCIPAL AWrcRITffi

9¡!tü

ñtr oNs * l|rs ftPEm ÀRE

ÞaNÉ1 rc1¡ffir DArED sOæR 13. 2012

Þ=s s0Av0r@

GRIO trING OF THE OK$OMÀ I^I€ fu NÊ

&a
-.ó'

ùè

-l



PRELIMINARY PLAT

Dollarlltl'
A PART OF IHE NORTHEAST QUARTER OF THE NORTHEÆÌ OUÆTER OF THE NORTHæT

QUARTER (Ng4 Ng4 NÉ/4) OF SECTTON EtcHT (6). IOmSH¡p NTNETEÊN (19) NORTH,
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Prepored by Robi Jones, rjones@incog.org ,918.579.9472

llem
TCCP-I consider odoption of on omendment to the Comprehensive Plqn of lhe Tulsq

Melropoliton Areq for the unincorporoted oreos of Tulso County lying within the
fencelines of Bixby, Glenpool, Jenks, Owosso, ond Skiqlook.

Bockground
Historicolly, Tulso County communities would submit theìr Comprehensive Plons lo TMAPC
for odoption so thot they might be considered in lond use decisions in surrounding
unincorporoted oreos by TMAPC ond Tulso County. The odopied plons were lhen used
os o guide to inform decision mokers when plonning for lhe physicol development of the
unincorporoted oreos of Tulso County. Unfortunotely, the prociice of odopiing these
community Comprehensive Plons os they were updoted fell by the woyside. The existing
District Plons hove olso become outdoted ond they ore no longer o true representotion
of the community's desires.

ln 20,l8, Tulso County recognized the need to hove on odopted Comprehensive Lond
Use Plon for the unincorporoted oreos of Tulso Counly ond to updote or estoblish plons
os necessory for the remoinder of Tulso County.'

The first step of the process is the odoption of the existing Comprehensive Plons from the
municipolities in Tulso County. The next step will be to develop new Lond Use Plons for
the remoining oreos in unincorporoted Tulso County.

Sloff Recommendolion
Stoff recommends thot TMAPC odopt on omendment to the Comprehensive Plon of
the Tulso Metropoliton Areo for the unincorporoted oreos of Tulso County lying within
the fencelines of Bixby, Glenpool, Jenks, Owosso, ond Skiotook.

Attochment(s)
Exhibit A - Unincorporoted oreos of Tulso County lying with the fencelines of the
municipolities of Bixby, Glenpool, Jenks, Owosso, ond Skiotook.

Exhibit B - Text ond Lond Use mops of the unincorporoted oreos of Tulso County lying
within the fencelines of the municipolities of Bixby, Glenpool, Jenks, Owosso, ond
Skiotook.

2 W 2nd Sl, 8th Floor I Tulso, OK 74103 | 918.5847526 | www.incog.org
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DESIGNATION LAND USE DESCRIPTION - BIXBY 2O3O

Rural
Agriculture

The Rural Agriculture designation denotes areas within the City of Bixby's fenceline,

but not within the City limits, that have large tracts of land for agricultural purposes.

Agricultural uses may also include large-lot detached residential, accessory

agricultural uses and structures to support agricultural uses. lmprovements in this

designation should be low impact and retain the rural character of the area

Agriculture

The Agriculture designation denotes areas within the City limits that have large tracts

of land for agricultural purposes. Agricultural uses may also include large-lot

detached residential, accessory agricultural uses and structures to support

agricultural uses. lmprovements in this designation should be low impact and retain

the rural character ofthe area.

Rural
Residential

The Rural Residential designation denotes areas that have large-lot detached

residential development in natural / rural portions of the City. Development in this

designation should retain the rural character of the area and will be relatively low in

density. However, these areas should offer sufficient access to schools, parks, trails,

and open spaces to maintain the quality of life in the rural setting, and may allow

limited commercial uses that support the surrounding rural area.

Low Density
Residential

The Low Density Residential designation denotes areas on the fringe of the urbanized

area of the City. Development in this designation should remain low in density and

mostly consist of detached single-family units. Although, this designation may allow

land uses that support neighborhood functions, such as parks and neighborhood

scaled shops that are cohesive with the residential character.

Medium
Density

Residential

The Medium Density Residential designation denotes areas within Bixby where there

is a sense of neighborhood cohesion. Medium Density Residential mostly consists of

attached and detached single-family homes but may also include other integrated

land uses that support the neighborhood, such as shops, religious institutions, small

offices, and educational institutions that reflect the neighborhood's character.

Medium-High
Density

Residential
(Not ln Unincorporated)

The Medium-High Density Residential designation denotes areas where dense

attached single-family dwellings and multi-family dwellings are permitted. Vehicular

access to major roads, as well as pedestrian paths for enhanced walkability, should

be a priority in these areas. Like Medium Density Residential, other land uses that

support the neighborhood may be permitted in this designation'

High Density
Residential

(Not in Unincorporated)

The High Density Residential designation denotes areas that are suitable for multi-

family residential units in multi-story buildings, such as apartments and

condominiums. While vehicular access is needed in this designation, bikeability and

walkability should also be highly prioritized.

t.3



DESIGNATION LAND USE DESCRIPTION - B¡XBY 2O3O

Residential
Manufactured

Home Park
(Not in Unincorporated)

The Residential Manufactured Home Park designation denotes areas that currently
have low density manufactured home developments. These dwellings should be

compatible with the character of the surrounding neighborhoods and support open

space and recreation.

Mixed Use
(Not in Unincorporated)

The Mixed Use designation denotes areas where multiple unrelated uses are
permitted on a single lot, clustered together to create a dense, walkable, and active

urban area. Multiple uses may be stacked vertically in a single structure, or
horizontally in a well-planned fashion. These areas should be pedestrian-oriented and

located at focal points within the City, such as Downtown.

Neighborhood
Commercial

The Neighborhood Commercial designation denotes areas that provide goods and

services to meet the frequent shopping needs of residents. Development shall have

access to major roads and provide opportunities for walking and biking from nearby

residentialareas.

Commercial

The Commercial designation denotes areas that create retail and commercial

destinations for City residents, as well as others throughout the region. This

designation may also support offices and business parks. Development shall have

direct access to major roads and transit.

lndustrial

The lndustrial designation denotes areas where manufacturing operations,
warehousing, and research and development facilities are permitted. Uses within this
designation shall have direct vehicular access to major arterials and should be

sufficiently buffered from residential uses.

Public /
lnstitutional

The Public / lnstitutional designation denotes areas where public, cultural, and quasi-

public uses are permitted to meet the needs of city residents, such as schools and

civic uses.

Recreation and
Open Space

The Recreation and Open Space designation denotes both active and passive

recreational areas that are intended for public use and enjoyment, or areas that
should be conserved as open space due to the existing natural features.

Flood District

The Flood District designation denotes areas within the flood plain where
development is limited. Uses in the Flood District should have a low potential for
flood damage and should not significantly impede the natural hydrologic system.

Uses in this designation may include agriculture, recreation, and open space.

t.t



LAhJD USE GOALS AND POL¡CIES

Goal LU-l New development is guided by sound growth management strategies and

development review practices.

Policy LU-1.1 Development Review

The City shall continue to evaluate the best practices for development review and update and/or

amend apprpriate codes and ordinances when necessary.

Policy LU-l.2 Market Demand

The City should regularly assess areas that may be experiencing market pressure to redevelop as a

different use.

PolicytU-1.3 Sufficientlnfrastructure

The City shall ensure that sufficient infrastructure is in place for desired future land uses

PolicyLU-1.4 Growth Concentration

The City should concentrate growth in areas that may be served by infrastructure most efficiently

and fiscally.

Policy LU-1.5 Adaptive Reuse

The City should encourage the adaptive reuse of underutilized properties and structures to

leverage existing infrastructure and public investment.

Policy LU-l.6 lnfill
The City should promote infill development sites to more efficiently manage infrastructure

extensions, minimizing costs of operations and maintenance.

Goal LU-2 Mixed-use land patterns are developed in appropriate areas throughout the City,

fostering a walkable and susta¡nable environment.

Policy tu-z.1 River District

The City should partner with private developers within the River District to establish mixed-use

development that incorporate recreational opportunities available to the public.

Policy LU-2.2 Downtown Bixby

The City should promote and incentivize mixed-use developments within Downtown Bixby that add

density and are consistent with the City's vision and character.
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Policy tU-2.3 Land Use Diversity

The City should encourage a diverse mix of uses appropriate to support complete neighborhoods

and urban centers.

Policy LU-2.4 Mixed Use Development

The City should support mixed-use development projects that locate housing, employment, retail,

entertainment, and services in condensed, well connected areas.

Goal LU-3 The City of Bixby features robust, high-quality commercial destinations that

attract residents and visitors alike.

Policy LU-3.1 Preference for Commercial

The City should maintain a preference for commercial uses on major roads where appropriate and

in context with the existing adjacent uses.

Policy LU-3.2 Cohesiveness

Commercial areas permitted in residential areas should contain the same cohesive look as the

surrounding neighborhood.

Policy tU-3.3 Corridor

The City should seek and support new emerging commercial destinations along the L5l-'t Street

corridor.
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The Glenpool 2O3O Plan
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DESIGNATION LAND USE DESCRIPTION - GLENPOOL 2O3O PLAN

Rural

The Rural designation consists of lands that are sparsely developed, with mainly

agricultural and very low-density residential as the primary uses. This category

provides its residents with the choice of relative seclusion within the countryside and

away from a more developed setting. Glenpool has extensive rural lands within its
City limits relative to cities that have this mostly beyond their jurisdiction, except in

areas that have been annexed for eventual development, or to preserve rural

character through the protections afforded by agricultural zoning. Floodplain areas

may also retain their rural character over the long term given their unsuitability for
any intensive land development.

Parks and

Recreational

Open Space
(Not in Unincorporated)

The locations of government-owned and maintained public parks, designed for both

active and passive recreat¡onal enjoyment, are indicated on the 2030 PLAN Map.

Some sites are developed with a variety of facilities and amenities (e.g., Black Gold

Park) while others have limited improvements and will be developed over time or

remain in a more natural state.

Estate

Residential

This designation is for areas that, due to public service limitations or prevailing rural

character, should have limited development activity other than large-lot residential.

Such areas provide a transition between a city's ruralfringe and more urbanized in-

city development patterns and intensities. Lots in this category typically range from

one to three acres, which provides substantial openness and separation between

individual dwellings.

Suburban

Residential

This designation is for residential areas where suburban character is established and

preserved by achieving a balance between buildings and other site improvements

relative to the degree of open space maintained within the neighborhood. This

distinguishes suburban character areas from more auto-oriented residential areas

where site coverage predominates relative to undeveloped space.

General

Residential

This designation covers areas with predominantly single-family residential uses at

typical in-city densities, often with limited open space set-aside or internal amenities

for residents.
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DESIGNATION LAND USE DESCRIPTION - GLENPOOL 2O3O PLAN

Neighborhood

Conservation
(Not in Unincorporated)

This designation is applied to establ¡shed neighborhoods that are largely built-out

and stable and where no significant change in development type or pattern is

expected or desired. To implement a conservation strategy, the current zoning

districts for these areas may warrant repurposing, and their uses and standards may

require recalibration, to maintain the desired neighborhood character. This zoning

approach is designed to "lock in" standards that reflect and reinforce how a

neighborhood originally developed or has evolved over time, to preserve its exist¡ng,

prevailing character. ln other cases, a customized Neighborhood Conservation zone

may serve to manage a neighborhood in transition, such as where older homes

fronting on a perimeter street with increasing traffic volumes could be allowed to

convert to small-scale office uses over time while still maintaining a residential

character and appearance.

Attached

Residential
(Not in Unincorporated)

This designation provides a transition between residential areas comprised entirely

of single-family detached dwellings and larger-scale multi-family residential

properties.

Multi-Family

Residential
(Not ¡n Unincorporated)

This designation involves areas devoted to structures with multiple residential units,

at a greater intensity (i.e., units per building or acre) than found in the Attached

Residential category. Site design and open space standards may be applied to offset

the relative density of th¡s residential type, to ensure adequate recreational space on

the site for residents, and to provide buttering and screening between this and less

intensive residential uses. This use category can also provide a transition from

primarily residential to mainly nonresidential areas.

Suburban

Commercial

This designation involves commercial developments, whether at a neighborhood or

community scale, that stand apart from most auto-oriented contemporary

development through reduced site coverage and other design elements that move a

site into the suburban range of the community character spectrum relative to sites

where "gray" spaces predominate over "green" and open spaces.

General

Commercial

This designation is for properties in commercial retail, office, and service uses,

primarily along portions of major roadway corridors within the community for high

visibility and accessibility, but also in other locations to accommodate neighborhood-

focused businesses.
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DESIGNATION LAND USE DESCRIPTION - GLENPOOL 2O3O PLAN

lndustrial- Light

and Medium
(lndustr¡al Medium is

not ¡n Un¡ncorporated)

These designations accommodate uses that are intensive in terms of how "light'

industrial and especially "medium" industrial activities can affect other nearby

properties. This can include factors such as noise, vibration, light/glare, odor, truck

traffic, and hours of operation, as well as the sheer scale and intensity of some types

of industrial land use. Depending on the standards applied through development

regulations, an industrial area can allow for a wide range of uses, from

office/warehouse to wholesale, product assembly, and manufacturing. Some

communities aim for a more aesthetic business or industrial "park" environment,

with specific standards for building arrangement and orientation, building materials

and design, extensive landscaping, and especially full screening of loading and

outdoor activity/storage areas, if such external activity is even permitted. A campus

feel may be further reinforced by private or public streetscape and design

enhancements, including special signage at industrial area entries and key

intersections, unified lighting design, water features, etc.

8. lO



DESIGNATION LAND USE DESCRIPTION - GLENPOOL 2O3O PLAN

Special District 6

Special District 6 is a continuation of Special District 5 on 141st Street. The

development criteria are the same as those for District 5.

Special District 5. The Central Business District (CBDI:

The CBD, Special District 5, extends east from US-75 along 141't Street to

the vicinity of Elwood Avenue. The configuration of Special District 5 is
shown on the 2030 PLAN Map. The recent improvements of 141't Street

from two (2) to three (3) lanes, with center turn lanes and sidewalks,

support commerciaUcommunity serving business activity and development

along this street. The County finished widening 141't Street to a three-lane

facility from Elwood to Peoria since the time of the 2010 Plan update. The

existing land use is a mix of office and commercial uses and undeveloped

land. This area will continue to be one of the more important shopping and

commercial areas in Glenpool during the planning period, along with the

Southwest Crossroads area at US-75 and 121't Street and other emerging

development elsewhere along US-75. New banks, a regional library, post

office and several restaurants have been developed in the CBD in just the

last few years. Planned improvements to US-75 will continue to focus

attention on this gateway and entrance to Glenpool. Due to the immediate

proximity of any such development in this area with abutting residential

development to the north and south, screening and setbacks, plus buffering

must be included and PUDs are encouraged. lt is planned that residential

development which fronts L4L't Street be redeveloped to convenience

commercial or office uses, while propert¡es which rear or side onto 141"'t

Street be redeveloped to convenience commercial or office uses, while

properties which rear or side onto L4L't Street shall remain residential.

ln order to focus and maintain attention on the CBD, the City and other
partners should continue with efforts to brand the 141't Street corridor as

"Black Gold Boulevard" and the CBD and Old Towne area as the "Black Gold

District." Further public and private improvements can build on streetscape

enhancements already made along the corridor involving added

landscaping, pedestrian-level period lighting, and winding pedestrian paths

where room was available within the street right-of-way. Signage and a

gateway/entrance from US-75 should also be considered to direct travelers

to the retail and other services available in this area. Shared access points

for ingress and egress along 141't Street should be required to reduce

almost inevitable conflicts that can occur between commercial and office

development and traffic on the roadway.
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DESIGNATION LAND USE DESCRIPTION - GLENPOOL 2O3O PLAN

US-75 Corridor

The following is language from the 2OL7 Supplemental Report from the

lnterim Update of the Glenpool 2030 Plan:

o The relotively underdeveloped US-75 Corridor from SH-67 (L5L't

Street) south to 207st Street is incrementally being recognized and
utilized for its commercial and light industrial potentiol.

o Glenpool is olso seeking to attroct industrial growth and businest os

well as highwoy-oriented commerciol and potentioloffice
development, os o part of its economic development program.

g, lL
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DESIGNAT¡ON LAND USE DESCRIPTION THE JENKS COMPREHENSIVE PLAN 2015 - 2025

Low lntensity

Low lntensity is represented on the Plan Map by the darker yellow. The color covers

all of the area within the areas of anticipated urbanization with the exception of those

specified for medium intensity. The average residential density within the low

intensity areas would be four dwelling units per acre. Low intensity commercial areas

have been identified at various intersections where the need for commercial support

of residential developments is still evident but not rising to a medium intensity level

or a need for a buffer in transition to residential use has been identified Office zoning

should be encouraged within buffer or transition situations.

Medium
lntensity

Medium lntensity areas are shown on brown on the Plan Map. The boundaries

correspond with the specific area designations and are intended to encourage

continued commercial, industrial, and office vitality in the area. Other areas of
medium intens¡ty are shown along Elm Street, south of Main Street, to the levee on

Polecat Creek and bordered by Koa Street on the west. Elm Street north of Main

Street is designated Medium lntensity in recognition of the properties that are

developed for residential use. The medium lntensity designation for this area is

designed to support redevelopment of these properties to a commercial use.

lndustrial uses within this area may not be found compatible with the existing

development patterns of the area.

High Intensity

High lntensity is represented on the Plan Map by red. Non-residential floor area

rations exceed 75%. Residential dwelling units per acre range from 17 to 26. Existing

High lntensity areas are primarily in the downtown area from Elm Street to the

Arkansas River.

Medium
Commercial

The Medium Commercial designation is designed to promote commercial

development. The Medium Commercial designation is to provide aggregated areas

that can provide commercial services and needs in support of the rapidly growing

residential developments and transportation elements of the city.

Light
Commercial

The LC District is designed to accommodate limited types of commercial and

accessory uses by allowing low land area coverage especially suited to property with

unique physical features or locations. (Defined in Jenks Zoning Code)

Development
Sensitive

The intensity designation shown in green on the Plan Map is Development Sensitive.

These areas identify property subject to flooding as determined by the Flood

lnsurance Administration. The purpose of this designation is to specify which areas

of the community need special regulatory devices to ensure the health, safety, and

welfare of the community.

s.t.|



LAND USE {Text from The Jenks Comprehensive Plan 2015 - 2OZ5l

Establish logical relationships among areas of land use activities based on sound concepts

of compatibility, and consistent with man-made and natural systems'

3.2 lntensities
Establish a system of land use regulations based on the intensityof land use ratherthan

specific use to maintain internal flexibility within the system to adapt to changes in

conditions.

For the purposes of th¡s plan, three (3) levels of intensity have been established: low,

medium and high. These intensity levels can be generally described as follows:

3.1 General

3.1.1

3.2.t

3.2.2

TABLE 1

lntensity Areas
Floor Area %

(for nonresidential uses)

Dwelling units per Acre for
net area per tract (for

residential uses)

Low 25% or less upto4
Medium 75o/o or less Up to 16

Hieh Over 75% Up to 26
The floor area of a building on a lot

divided by the lot area. {Floor area does

not include enclosed parking areas.)

Average density

3.3 ResidentialAreas
3.3.1 Goal

Provide residential neighborhoods that are safe, pleasant, healthy, and well designed

3.3.2 Obiectives

3.3.2.L

public facilities

3.3.2.2

3.3.2.3

Provide existing and future residential areas with adequate and equitable

3.3.2.4

3.3.3 Policies

3.3.3.1

Prevent the intrusion of inharmonious land uses into residential areas.

Protect and preserve existing housing stock to prevent the spread of blight.

Promote sound residential development practices to protect area property

values.

Provide for safe auto and pedestrian traffic in neighborhoods.

Discourage through traffic in residential areas by providing major streets on

the periphery of neighborhoods and by proper subdivision design.

Encourage the off-street parking of autos in residential neighborhoods to

alleviate traffic congestion.

I

3.3.3.2
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3.3.3.3

3.3.3.4

3.3.3.5

3.3.3.6

3.3.3.7

3.3.3.8

3.3.3.9

3.3.3.10

3.3.3.11

3.3.3.L2

3.3.3.L3

3.3.3.14

Allow no residential construction in floodplains, except as approved by

Federal Emergency Management Agency guidelines.

Design residential subdivisions considering the topography of the site.

Require special design treatment of subdivisions in areas where slopes are

greater than 15%.

Separate or buffer homes from non-residential uses such as schools,

churches and businesses.

Avoid or limit residential development near airports, industrial areas, truck

routes, trash dumps, or other land uses which may be hazardous to health

of residents or detrimental to residential property values.

Locate multi-family uses near commercial areas and where infrastructure is

sufficient for higher intensity uses.

Mobile, manufactured housing should have a buffer area of separation

from conventional residential uses and must be designed and platted to

conventional residential standards.

Medium intensity residential uses or less intense commercial uses such as

office should be provided as a buffer between low intensity residential uses

and high intensity commercial uses.

Medium intensity residential uses should be required to leave 10% of the

land areas in the addition to natural vegetation. Dedication of park areas,

ope.n space or drainage easements may satisfy this requirement.

The Medium lntensity Plan Designation with a Single Family Residential

Medium Density land use overlay ¡s restricted to parcels that are identified

as blighted, being less than 10 acres in size and located along section line

roadways. The intent of the Comprehensive Plan to restrict the Single

Family Residential Medium Density category to parcels meeting the

blighted criteria ¡s to promote cost effective developments of blighted

properties which aides in the enhancement of area property values.

lmplementation of Medium lntensity - Single Family Residential will

require a Plan Map Amendment acted on separately prior to a zoning

approval unless already noted on the map.

Residential development of a greater density than RS-1 should have

sidewalks.

New residential subdivision plats should provide open space for

neighborhood recreation or adjoin open space with recreation nearby.

3.4 Commercial Areas

3.4.L Goal

Provide planned and concentrated areas that provide diverse goods and services in a

convenient and efficient manner to eliminate the need for area residents to travel out of

the area for commercial transactions.

8. llt



3.4.2.2

3.4.2.3

3.4.3 Policies

3.4.3.1

3.4.3.2

3.4.3.3

3.4.3.4

3.4.3.5

3.5 lndustrial Policies

3.5.1

3.4.2 Obiectives

3.4.2.L

3.5.2 Obiectives

3.5.2.t

3.5.2.2

3.s.2.3

Goal

Encourage compatible industrial development that will make efficient utilization of the

areas labor force, raw materials and transportation facilities, thereby stimulating

employment and investment opportunities and stabilizing and diversifying the Jenks

economic base.

Encourage the location and aggregation of compatible commercial uses

where community facilities (especially transportation facilities) are capable

of supporting those uses.

Eliminate the incursion of commercial uses into residential areas unless

specifically outlined on the Plan Map.

Encourage measures designed to reduce harmful effects of commercial

development to residential uses.

Require or provide adequate accessibility and parking for existing and

future commercia I development.

Locate commercial uses either in the Central Business Area, at major street

intersections, Riverfront Entertainment/Tourism District, or along extended

arterial street frontages, buffered from residential areas by less intense

uses, natural physical features, or sight screening.

Spot zoning for commercial uses should be strictly prohibited.

Commercial uses should not be allowed on parcels which are too smallto

provide adequate off-street parking (except in the Central Business District

where alternate areas may be considered), adequate ingress and egress or

proper screening from neighboring residential uses.

The size, location and type of signs in commercial areas should be

regulated to improve the aesthetics of the area while recognizing the

benefit of fixed signage for commercial uses.

Accommodate the planned growth of existing industry in the area.

Restrict or discourage industry that will significantly lower the quality of life

in a particular area or the Jenks area as a whole.

Encourage the development of technologically advanced, environmentally

compatible "clean" industry in the area.

Encourage the concentration of compatible industrial uses in industrial

districts and encourage compatible industrial uses in other areas on sites

containing a minimum of 40 acres as specific uses.

3.s.2.4

l. lJ



3.5.3 Policies

3.5.3.1

3.5.3.2

3.s.3.3

3.5.3.4

Provide adequate support facilities and services to industrial areas.

Limit industrial traffic to major streets or industrial collector streets.

Separate industrial areas from sensitive nonindustrial areas by the

utilization of natural and man-made buffers such as expressways,

topographic differential, floodplains, landsca ping and screening fence.

Strive to attract industries which have low nuisance characteristics such as

research and development laboratories, instrument and sporting goods

manufacturing, food processing and printing.

Promote public awareness of areas unsafe for development.

Retain chosen natural sites for their aesthetic qualities.

Restrict development in areas that are naturally not suitable for

construction or where construction would be harmful to the environment.

ldentify areas that are suitable for certain nonresidential uses.

Residential development in floodplain areas should be prohibited, except

as permitted for by FEMA regulations. Non-residential development in such

areas should be restricted (see drainage policies).

The establishment of parks in floodplain areas should be encouraged to

utilize areas likely to flood for recreational purposes.

Development Sensitive designated properties not within a Floodway

district may be found suitable for commercial and l¡ght ¡ndustrial uses.

Generally, these uses would not require an outside storage component.

Development within areas designated as within a boundary of a L00-year

floodplain should require that no adverse impact be produced to the

floodplain by the development.

Excessive erosion of vulnerable soils by poor development practices should

be discouraged.

The physical features of the Jenks area should be carefully evaluated, and

development limited in those areas which are unsafe, on slopes of more

3.6 Development ive Areas

3.6.1 Goal

Ensure that particular naturally vulnerable areas that 1) are subject to flooding, 2) have

steep slopes or eroding soils, or 3) have unique environmental or aesthetic qualities, are

respected and development of these areas is restricted to appropriate uses for the

conditions and criteria of a specific site.

3.6.2 Obiectives

3.6.2.1

3.6.2.2

3.6.2.3

3.6.2.4

3.6.3 Policies

3.6.3.L

3.6.3.2

3.6.3.3

3.6.3.4

3.6.3.4

3.6.3.5

t.tt



than L5% or in flood areas with unacceptable risk levels that cannot be

mitigated in accordance with FEMA and City of Jenks regulations.

3.7 Aericultural Areas

3.7.1 Goal

Development in those areas that possess soil and other characteristics essential for

agricultural production and propose an unacceptable level of risk with development of
these lands due to floodplain characteristics should be restricted to that development

which supports primary agricultural activities.

3.7.2 Obiectives

3.7.2.L Agriculture as an industry is encouraged near the community where

residential, commercial and industrial uses are not appropriate or

restricted.

Protect prime agricultural areas from premature, unplanned urbanization

until a full range of public services and utilities are available.

Encourage urban forestry and other open space practices.

3.7.3 Policies

3.7.3.1.

3.7.2.2

3.7.2.3

3.7.3.2

3.7.3.3

Encourage agricultural and recreation uses in the bottom-lands associated

with the floodways of the Arkansas River and Polecat Creek.

Encourage improvement of public facilities serving people employed in the

agriculture industry.

Encourage the conservation of soil through Soil Conservation Service

programs and construction of shelter belts.

3.8 Recreation and Open Space Areas

3.8.1 Goal

Provide conveniently located open areas, recreation areas and parks to serve all area

residents. Provide multi-purpose recreation areas that conserve significant natural

features, buffer the adverse external effects of certain land uses and add to the beauty of

the Jenks area.

3.8.2 Obiectives

3.8.2.L Encourage public acquisition and private donation of recreation land in or

near neighborhoods and along the Arkansas River.

Use parks and open space areas in conjunction with other land uses such as

trails, drainage and utility easements, floodplains, and development

sensitive areas.

Encourage quasi-public and/or private recreation compatible with public

parks and open space areas.

3.8.2.2

g-t1
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3.8.3 Policies

3.8.3.1

3.8.3.2

3.8.3.3

3.8.3.4

Locate large parks on major thoroughfares and provide access to smaller

parks and open space areas. Where possible, connect parks and recreation

areas together with multi-use trails, easements, and drainage ways.

Developers of residential subdivisions should provide a mandatory share of
park land and/or fee for parks and open spaces.

Provide access to open space areas.

Public, quasi-public and/or private partnerships for recreational purpose

should be encouraged.
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DESIGNATION LAND USE DESCRIPTION - OWASSO 2O3O LAND USE MASTER PLAN

Commercial

The Commercial Land Use District represents areas of retail trade and services.

Typically, these areas are located around nodes of arterial street intersections or in

some cases, at intersect¡ons of collectors and arterials. Commercial Districts can also

be found in corridors that have an established commercial use pattern, such as the
Smith Farm area, or highly visible areas, such as along US-L69, SH-20, and 116th St. N.

west of US-169. The Commercial District includes uses that range from small

neighborhood convenience shopping areas, single free standing buildings, big box

retailers, restaurants, automotive services centers, and other similar retail uses.

Access is a key factor in the location of Commercial Districts. A site with poor access

or that is difficult to get to is prone to fail; whereas a site with good and safe access

will stand a better chance of survival. ln general, the development of long commercial

strips around the perimeters of square miles should be avoided as can present

problems with access control. ln all cases of commercial development, access

management should be carefully controlled with design treatments such as mutual

or shared access drives and cross connections easements or agreements.

lndustrial/
Regional

Employment

The lndustrial/Regional Employment Land Use District represents the highest

intensity of land use in Owasso. The Plan calls for industrial uses to be targeted

around existing patterns of industrial activity, including: locations near S. 5th St. and

Main St. east and west sides of US-169 south of 76th St. N. and near the existing

quarry sites near 66th St. N. and 129th E. Ave. Most of Owasso's current industrial

activity includes light industrial uses, such as warehousing and storage and facilities

and small manufacturing shops. lt is expected that this trend will continue with
perhaps targeted efforts for research and development facilities. Some higher

intensity commercial uses may be appropriate in the lndustrial/Regional Employment

Use district. These may include more intensity auto and truck repair, truck rental

facilities, lumber yard, etc., which are also found in the CH zoning district.

The City of Collinsville has zoned several parcels industrial in an area north of 126th

St. N. in the northwestern portion of the Owasso fenceline, and there are already

some existing industrial businesses operating in this location. For this reason, the Plan

shows a large area as lndustrial/Regional Employment Districts just across the street

from this emerging industrial area in Collinsville. Additionally, Owasso really does not

have a lot of land area left in which to place small industrial users, so it made sense

to show this area as lndustrial/Regional Employment. With the new standards in the

zoning code for landscaping and buffering in place, adequate protection for any

nearby residential areas is enhanced.
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DËSIGNATION LAND USE DESCRIPTION - OWASSO 2O3O LAND USE MASTER PLAN

Neighborhood
Mixed-Use

District
(Not in Unincorporatedl

The Plan identifies only one Neighborhood Mixed-Use District which is located in the
far southeastern quadrant of the fenceline and is part of the Stone Canyon master
planned community. This area is shown as a Neighborhood Mixed-Use District
because it complements the approved development plan. When Stone Canyon was

annexed into the City in 2008, it was approved in Rogers County as a Planned Unit
Development. This approved development plan showed a large area as proposed

mixed-use development. Therefore, the land use plan correspondingly shows this
area with the Neighborhood Mixed-Use District. The very nature of these Districts is
to allow them to evolve over time into an area made up of a mix of land uses, which
affords people the opportunity to live, work, shop, and have immediate access to
recreation facilities in one general area.

The intent of the Neighborhood Mixed-Use District is to encourage a mixture of
complementary uses that will function as an integrated center allowing for pedestrian

connections between developments and uses. Additionally, identifying an area as a

Neighborhood Mixed-Use District offers some degree of flexibility to the developer
as to where and how they place the uses within the area due to changing market
conditions.

ln the future, additional Neighborhood Mixed-Use Districts may be needed as the
community grows and becomes more complex. However, it is recommended that
future districts accompany small area plans that are more prescriptive in terms of
uses and the physical characteristics of the development. Small area plans are more
specific than Land Use Plans, and identify appropriate areas or parcels for housing,

live/work units, commercial, and employment centers and can provide guidance for
decision makers when reviewing development proposals located in these areas. Small

area plans also provide another key component, which is the conceptual layout of an

internal roadway network.
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DESIGNATION LAND USE DESCRIPTION - OWASSO 2O3O LAND USE MASTER PLAN

Parks /
Recreational

Similar to the Public/lnstitutional/Quasi Public land use category, the
Parks/Recreational category generally identifies land area already being used for
public parks. The plan does not identify all of the private neighborhood parks, private
golf course facilities, or other private recreational uses. ln general, parks should be

situated conveniently to allow access to all citizens in the community and be socially

equitable. Currently, Owasso has 11 parks including the Skate Park located near the
wastewater treatment plant south of the intersection of 76th St. N. and Main Street
and Veterans Park, which has no amenities, on the north side of 86th St. North
between US-169 and 129th E. Ave. The Bailey Ranch Golf Club is also identified on

the Plan as being within the Parks/Recreational category.

For the most part, Owasso citizens are geographically well served by park facilities
with one notable exception, the northeastern part of the City. ln this area, where
there has been tremendous residential growth, there is no public park facility.
However, several of the newer subdivisions have installed neighborhood parks

maintained by private homeowners' associations, which offers people in those
particular neighborhoods a place to recreate and socialize. Public parks require local

funding for operations and maintenance. Currently, the City is not fiscally able to take
on or acquire additional park land as park budgets and personnel are typically
stretched thin to maintain the current park land inventory. Additionally, suitable
tracts of land are becoming more difficult to locate and the cost of acquisition is also

a concern. While this plan may suggest locating property for a park in the northeast
quadrant of the City, the cost of that and the long-term maintenance need to be

carefully weighed against projected revenues.

The Plan also shows a portion of the existing stone quarry located in the southern
part of the planning area as recreational. lnterviews with the landowner and quarry

operator indicate that a portion of the quarry will be closed by 2016 and be allowed
to fill with water for recreation purposes. For this reason, this area was designated

for future park area. Significant private park areas with several amenity features, such

as the one around the Three Lakes Subdivision, were also designated for park and

recreational uses.
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DESIGNATION LAND USE DESCRIPTION - OWASSO 2O3O LAND USE MASTER PLAN

Public /
lnstitutional/
Quasi Public

The Public/lnstitutional/Quasi Public land use category includes government and

quasigovernmental facilities. Uses that may be found in this category include:

hospitals, public buildings, schools, and/or utility substations.

Since it is difficult to predict with any degree of certainty where public and

institutional uses might locate, as many of them rely on land donations or acquisition
using public dollars, the Plan does not specifically identify where future public uses

might occur. Rather, the public uses shown on the plan exist and are dedicated for a

specific public purpose.

This category does not include churches, as they are permitted in residential, duplex,

and multi-family zoning districts with a specific use permit and by right in the office
and commercial zoning districts. While the plan may not specifically call out areas for
future public uses, it does make a general recommendation for a certain public use.

Past coverage area studies indicate that a fire station is needed in the northern
portions of the City, but the specific site has not been identified. Therefore, the Plan

recommends that property for a fire station be acquired in the northern portions of
the City near the intersection of Garnett Road and L16th St. N. for the purposes of
developing a fire station and training facility.

Residential

The Residential category represents the most predominant character of development
in Owasso. This category typically is comprised of single-family neighborhoods of
varying lot sizes and represents the lowest intensity of all the use categories. Dwelling

unit densities within the Residential category generally range from 2 to 5 units per

acre. ln some locations, particularly the eastern portions of the fence line in Rogers

County, density can be as little as L or fewer units per acre. Planned Unit
Developments may also be found in the Residential land use category and may

contain various intensities of residential housing. ln most cases, the Residential use

category is buffered from higher intensity uses such as Commercial with the
Transitional use district.

Sewer is the dependent variable in terms of the type of density the neighborhood
may have. Densities within future developments within the Residential category will
depend greatly on the availability of sanitary sewer service. Most of the higher
density single family neighborhoods can be found west of L61st E. Ave. and this is
due to availability of sanitary sewer service. Two major sewer improvements were
recently completed or are currently underway since the previous plan update in2OO7.

One is the 76th St. lnterceptor line which runs general east to west from Stone

Canyon Elementary School to the middle of Section 33 (between 76th St. N. and 66th

St. N and 129th E. Ave and 145th E. Ave.). This project will open the door for urban

residential development in this corridor and in the Stone Canyon Planned Unit
Development. Additionally, other existing neighborhoods can tie into this line to
remove themselves from septic systems. The other major upgrade is the Ranch Creek

sanitary sewer upgrade line which will increase sewer capacity west of US-169. This

project generally follows Ranch Creek just west of the SKO Railroad tracks. Due to
these improvements, it is reasonable to assume that higher density residential
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( Residential continued)

development might occur in both basins. Other areas of the fenceline area may not
develop to densities any greater than 1 or 2 dwelling units per acre because of the
expense of bringing sewer to these locations. As a result of the many variables
involved, the Residential category was not broken apart into two different categories,
such as rural or urban.

Land availability is another key determinant associated with residential development.
Large tracts of land with few physical constraints typically developed first. As the
community ages, land becomes more challenging to develop and often has significant
issues with large utility easements or physical features such as flood plain. ln other
cases, land assembly is required for multiple parcels to make a parcel large enough

to economically develop. This is where Owasso finds itself in201.4; all of the easier to
develop property suitable for residential development has been developed and
generally what remains are the more challenging parcels.

ln some instances, duplexes or townhomes may be appropriate in the Residential

land use category. Typically, this will be accomplished using the Planned Unit
Development (PUD) approach for development applications. As the City grows, it
becomes more urbanized and development becomes more complex. Therefore,
more care needs to be taken when allowing higher density and more intense uses in

developed areas. Considering this, duplex and townhome uses may be appropriate in

some locations within the Residential land use district under certain conditions.
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DESIGNATION LAND USE DESCRIPTION - OWASSO 2O3O LAND USE MASTER PLAN

Transitional

The Transitional Land Use District represents a transition zone from single-family
residential development to non-residential development. Typical uses found in the
transitional use zone include attached housing (e.g. duplexes, apartments,
townhouses) and office uses. This district would not be suitable for multiple story
office buildings if adjacent to single-family neighborhoods. Office areas within this
district would include planned office complexes and single use office facilities.

Transitional zones generally act as a buffer between higher intensity uses such as

commercial and lower intensity uses such as single-family residential. Additionally,
there is normally a connection to an arterial street from the Transitional District.
Transitional Districts can also be integrated with planned unit developments as part

of a larger neighborhood master plan.

Glenn-Mur
District

This isa unique area in termsof actualcurrent usesverses planned uses. The Glenn-

Mur District is actually a platted subdivision which was developed mostly in the mid

1970s. lt is comprised of mostly single-family homes on individual 2.3 acre lots. ln
2008, the Owasso City Council approved a land use plan amendment changing the
designation in this area from Residential to Commercial land use based on the
neighbors in the development petitioning the City for the change. This area is not
annexed into the City Limits and it was recommended in 2008 that annexation and

subsequent zoning requests not be done in a piecemealfashion but, rather, occur in
larger increments. Therefore, the Owasso Comprehensive Plan, recommends that
annexations shall occur in increments of no less than 9.2 acres to avoid small "spot"
annexations within the entire District. Considering the lots in the Glenn-Mur Addition
are generally 2.3 acres in size, annexation requests will typically involve four lots. The

two exceptions to this may be at the intersection of 129th East Avenue and L06th

Street North or at US-1-69 and 106th Street North as these are "hard" corner lot
situations adjacent to two arterial streets and a major highway.

US 169 Overlay
District

Adopted in2OL2, the US-L69 Overlay District is part of the official zoning map and

zoning code of the City and acts as a supplement to the existing underlying zoning

along a key economic corridor in the community. The Overlay promotes higher
quality architecture and site design as well as prohibiting certain uses that would be

detrimental to long term economic stability of the area. Properties covered by the
Overlay are subject to certain development standards and criteria and the zoning

code should be consulted for development projects within this area.
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DESIGNATION LAND USE DESCRIPTION . SKIATOOK LAND USE MASTER PLAN

Rural
Residential

The Rural Residential category comprises of low-density single-family home sites or
development, either as part of a rural subdivision, homes on large multi-acre lots, or
homes on large agricultural tracts. Rural residential developments would utilize
septic or aerobic systems for managing wastewater and would be in areas where
urban sewer services are not currently available or would likely not be available
within the Plan horizon year. Density in the Rural Residential category would range
from a minimum of /, acre home sites up to potentially 50 or more acres per unit.
Most development in this category would be found around Skiatook Lake, floodplain
areas, or in the rolling landscape of Osage County where extension of sanitary sewer
utility lines would be prohibitively expensive or infeasible. Additionally, rural home
sites are a feature that makes the Skiatook area attractive to a portion of the
population, and as such, these areas should be maintained and protected from urban
encroachment.

Urban
Residential

The Urban Residential category typically is comprised of single-family neighborhoods
of varying lot sizes and represents single-family homes with the municipal sewerage
service or the possibilities of such service. Dwelling unit densities within the Urban
Residential category generally range from 2 to 5 units per acre. Planned Unit
Developments may also be found in the Urban Residential and use category and may
contain various intensities of residential housing. ln most cases, the Urban Residential
category is buffered from higher intensity uses such as Commercial with the
Transitional use district.

ln some instances, duplexes, residential multi-family low density, or light office uses

may be appropriate in this category. Typically, this will be accomplished using the
Planned Unit Development (PUD) approach for development applications. As the City
grows, it becomes more complex. Therefore, more care needs to be taken when
allowing higher density and more intense uses in developed areas. Considering this,
duplex, townhome, senior living, light office, or similar uses may be appropriate in
some locations, especially as part of an integrated master planned development.

Transitional

The Transitional land use category represents a transition zone from single-family
residential development to more intense development. Typical uses found in the
transitional use zone include attached housing (e.g. duplexes, apartments,
townhomes) and office uses. This district would not be suitable for multiple story
office (2 or more stories) buildings if adjacent to single family neighborhoods unless

compensatory setbacks were observed. Office areas within this district would include
planned office campuses and single use office facilities.

Transitional zones generally act as a buffer between higher intensity uses such as

commercial, and lower intensity uses, such as single family residential, hence the
name transitional district. Additionally, there is normally a direct connection to an

arterial street from the transitional zone. Transitional zones can also be integrated
with planned unit developments as part of a larger neighborhood master plan. Where
possible, the Transitional category is shown in areas that act as a buffer between
higher intensity uses and single-family neighborhoods.
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DES¡GNATION LAND USE DESCRIPTION - SKIATOOK LAND USE MASTER PLAN

Commercial

The Commercial land use category represents areas of retail trade and services.
Typically, these areas are located around nodes of arterial street intersections or in
some cases at intersections of collectors and arterials. The corridor near and around
US-75 and SH-20 have enormous potential to establish regionally significant
commercial uses, such as an outlet mall or amusement park. The commercial use

category includes uses that range from small neighborhood convenience shopping
areas, single free-standing buildings, big box retailers, restaurants, automotive
services centers, and other similar retail uses.

lndustrial/
Regional

Employment
(Not in Unincorporated)

The lndustrial/Regional Employment land use category represents the highest
intensity of land use in Skiatook. This category envisions property that can be

developed for high tech precision manufacturing, industrial services, and related
businesses that would provide high quality jobs. The Plan identifies these uses around
existing patterns of industrial activity and in areas that hold the potential for this type
of use due to excellent transportation access to the surrounding region. These areas
include locations adjacent to the Skíatook Airport and in the US-75/SH-20 Corridor
District. Some higher intensity commercial uses may be appropriate in the
lndustrial/Regional Employment Use District. These may include more intense auto
and truck repair, truck rental facilities, lumber yard, etc., which are also found in the
CH zoning district. Highly visible uses should be developed with attractive
architecture, landscaping, and employ screening of any outdoor storage areas

Public /
lnstitutional/
Quasi-Public

The Public/lnstitutional/Quasi-Public land use category includes government and
quasi-governmental facilities. Uses that may be found in this category include
hospitals, public buildings schools, and/or utilities. The Plan does not specifically
identify where future public uses might occur; rather, the public uses shown on the
plan are existing and dedicated for a specific public purpose. This category does not
include places of worship or places of assembly, as they are permitted in multiple
zoning districts. The Plan reflects locations of current public property but does not
specify future public uses because it is difficult to predict where such uses may occur
as many of them are dependent upon land donations or in some cases,

condemnation.

Parks /
Recreational

Similar to the Public/lnstitutional/Quasi-Public land use category, the
Parks/Recreational category generally identifies land area already being used for
public park uses. The Plan does not identify private neighborhood parks or other
private recreational uses. ln general, parks should be situated conveniently to allow
access to all citizens in the community and be socially equitable. Skiatook is will served
with park and recreational areas both within the City limits and those around Skiatook
Lake, which includes John Zink Scout Ranch and other State Recreational Areas.

Although the Plan does not directly depict them, areas adjacent to Hominy Creeks

and Bird Creeks should be explored and ultimately protected for potential trail
corridors. These areas would never be developed with urban type uses due to
flooding issues but would make suitable corridors for recreational trails further
augmenting existing trails in the community.
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DESIGNATION LAND USE DESCRIPTION - SKIATOOK LAND USE MASTER PLAN

us-7s I sB-zo
Corridor District

The Plan identifies a special planning area called the US-75 /SH-2O Corridor District,
which is located on the west side of US-75 between 166th St. N. Due to its high growth
potential, this area which is nearly 1,600 acres is size, is identified for regional types
of development and employment generating business and industries. The Cherokee
lndustrial Park, which contains numerous manufacturing and lT related businesses,

lies just 7 miles to the south of this location. Therefore, this corridor would provide
excellent opportunities for ancillary supporting businesses. Because of its high
visibility, the Plan encourages attractive architecture and site design to ensure the
area maintains long term stability and high property values.
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