
Planning Commission

City of Broken Arrow

Meeting Agenda

Chairperson Lee Whelpley 

Vice Chair Ricky Jones 
Member Fred Dorrell 

Member Jaylee Klempa 

City of Broken Arrow

Council Chambers

220 South 1st Street 

Broken Arrow, OK

74012

5:00 PMThursday, April 22, 2021

1. Call To Order

2. Roll Call

3. Old Business

4. Consideration of Consent Agenda

Approval of Planning Commission meeting minutes of April 8, 202121-517A.

04 08 2021 Planning Commission MinutesAttachments:

Approval of PT21-102, Preliminary Plat, Battle Creek Commercial Center, 

4.92 acres, 2 Lots, PUD-94/CG to PUD-94X/CG and CH, north of the 

Broken Arrow Expressway and Albany Street (61st Street), one-half mile 

east of Aspen Avenue (145th E. Avenue)

21-491B.

2-CHECKLIST - SUBDIVISION

3-PRELIMINARY PLAT AND COVENANTS

4-CONCEPTUAL UTILITY PLAN

Attachments:
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http://brokenarrow.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=10445
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http://brokenarrow.legistar.com/gateway.aspx?M=F&ID=dff8b7f0-c6f5-4b21-a044-7e10b5e6c071.pdf


Approval of BAL-2119, Aspen Square Center/I.D.C. Center II, 1 Existing 

Lot, 1.66 acres, CN and CH/PUD-74, one-eighth mile north of Washington 

Street (91st Street), east of Aspen Avenue (145th E. Avenue)

21-510C.

2-BAL-2119 EXHIBITS AND LEGAL DESCRIPTIONS

3-CASE MAP.BAL 2119

4-AERIAL.BAL 2119

5-I.D.C. CENTER II PLAT

6-PUD 74 AND BAZ 1152

7-BAL 597 LOT SPLIT

8-ASPEN SQUARE MINI STORAGE SITE PLAN

Attachments:

Approval of BAL-2120CB, Aspen Square Center/I.D.C. Center II, 1 

Proposed Lot, 2.72 acres, CN and CH/PUD-74, one-eighth mile north of 

Washington Street (91st Street), east of Aspen Avenue (145th E. Avenue)

21-511D.

2-LOT COMBINATION EXHIBITS AND LEGAL DESCRIPTIONS

3-CASE MAP.BAL-2120CB

4-AERIAL.BAL-2120CB

5-I.D.C. CENTER II PLAT

6-PUD 74 AND BAZ 1152

7-BAL 597 LOT SPLIT

8-ASPEN SQUARE MINI STORAGE SITE PLAN

Attachments:

Approval of BAL-2122 (Lot Split), BAPS PAC Lot Split, 2 Lots, 3.26 

acres, northeast corner of Main Street and Houston Street (81st Street)

21-474E.

2-CASE MAP

3-AERIAL

4-Exhibit and Legal Descriptions

5-BAPS Performing Arts and Edu Service

Attachments:

Approval of a modification to Section 4.1(n) of the Land Subdivision Code 

for Ellis Property, approximately 2.72 acres, A-RE (Annexed Residential 

Estate) to RS-1 (Single-family Residential), one-quarter mile west of 23rd 

Street (193rd E. Avenue/County Line Road), one-third mile north of New 

Orleans Street (101st Street)

21-520F.

2-CASE MAP

3-AERIAL

Attachments:

5.  Consideration of Items Removed from Consent Agenda

6.  Public Hearings
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http://brokenarrow.legistar.com/gateway.aspx?M=F&ID=9a7d54ca-101e-4e9b-b118-9da2fa338939.pdf
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Public hearing, consideration, and possible action regarding PUD-322 

(Planned Unit Development), Old Hitching Post, approximately 0.84 acres, 

A-1 (Agricultural) to CN (Commercial Neighborhood), northeast corner of 

Main Street and Washington Street (91st Street)

21-518A.

2-Case Map

3-Aerial

4-Comprehensive Plan

5-Design Statement

Attachments:

Public hearing, consideration, and possible action regarding BAZ-2082 

(Rezoning), Ellis Property, approximately 2.72 acres, A-RE (Annexed 

Residential Estate) to RS-1 (Single-family Residential), one-quarter mile 

west of 23rd Street (193rd E. Avenue/County Line Road), one-third mile 

north of New Orleans Street (101st Street)

21-519B.

2-CASE MAP

3-AERIAL

4-CompPlan

5-Conceptual Future Lot Split

Attachments:

7.  Appeals

8.  General Commission Business

9.  Remarks, Inquiries and Comments by Planning Commission and Staff (No Action)

10.  Adjournment
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NOTICE:

1. ALL MATTERS UNDER “CONSENT” ARE CONSIDERED BY THE PLANNING 

COMMISSION TO BE ROUTINE

AND WILL BE ENACTED BY ONE MOTION. HOWEVER, ANY CONSENT ITEM CAN 

BE REMOVED FOR

DISCUSSION, UPON REQUEST.

2. IF YOU HAVE A DISABILITY AND NEED ACCOMMODATION IN ORDER TO 

PARTICIPATE IN THE MEETING,

PLEASE CONTACT THE COMMUNITY DEVELOPMENT DEPARTMENT AT 

918-259-8412, TO MAKE ARRANGEMENTS.

3. EXHIBITS, PETITIONS, PICTURES, ETC. PRESENTED TO THE PLANNING 

COMMISSION MAY BE RECEIVED

AND DEPOSITED IN CASE FILES TO BE MAINTAINED AT BROKEN ARROW CITY 

HALL.

4. RINGING/SOUND ON ALL CELL PHONES AND PAGERS MUST BE TURNED OFF 

DURING THE PLANNING

COMMISSION MEETING.

POSTED this ____ day of ______________, _____, at _______ a.m./p.m.

________________________________

City Clerk
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City of Broken Arrow

Request for Action

File #: 21-517, Version: 1

Broken Arrow Planning Commission

04-22-2021

To: Chairman and Commission Members
From: Community Development Department
Title:

Approval of Planning Commission meeting minutes of April 8, 2021
Background: Minutes recorded for the Broken Arrow Planning Commission meeting.

Attachments: 04 08 2021 Planning Commission Minutes

Recommendation: Approve minutes of Planning Commission meeting held April 8, 2021.

Reviewed  By: Jill Ferenc

Approved By: Larry R. Curtis

City of Broken Arrow Printed on 4/19/2021Page 1 of 1
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 City of Broken Arrow City Hall 

 220 S 1st Street 

 Minutes  Broken Arrow OK 

 Planning Commission 74012 

 

 

 Chairperson Lee Whelpley 

 Vice Chairperson Ricky Jones 

 Commission Member Fred Dorrell 

Commission Member Jaylee Klempa 

 Commission Member Julea’ Merriott 

 
 

Thursday, April 8, 2021 Time 5:00 p.m. Council Chambers 
 
1.  Call to Order 

   Chairperson Lee Whelpley called the meeting to order at approximately 5:00 p.m.   

 

2.  Roll Call 

 Present: 4 -  Julea’ Merriott, Jaylee Klempa, Ricky Jones, Lee Whelpley  

 Absent: 1 -  Fred Dorrell 

 

3.  Old Business 

There was no Old Business. 

 

4.  Consideration of Consent Agenda 

Staff Planner Amanda Yamaguchi presented the Consent Agenda. 

 

 A.   21-457 Approval of Planning Commission meeting minutes of March 25, 2021 

 B.   21-472 Approval of PT21-101, Preliminary Plat, Creekside at Forest Ridge, 59.46 acres, 157 

Lot, A-1 to RS-3, north of Kenosha Street (71st Street), one-half mile east of Oneta 

Road (241st E. Avenue) 

  Ms. Yamaguchi indicated the applicant was present and in agreement with Staff 

recommendations.  

 

Vice Chairperson Ricky Jones clarified whether the posted Agenda contained the date of 

today’s Meeting.  Planning and Development Manager Jill Ferenc confirmed the posted 

Agenda contained the proper date.   

 

Chairperson Whelpley asked if there were any items to be removed from the Consent 

Agenda; there were none.  He explained the Consent Agenda consisted of routine items, 

minor in nature, and was approved in its entirety with a single motion and a single vote, 

unless an item was removed for discussion.    

 

   MOTION: A motion was made by Julea’ Merriott, seconded by Jaylee Klempa. 

   Move to approve the Consent Agenda 

   The motion carried by the following vote: 

 Aye: 4 -  Jaylee Klempa, Julea’ Merriott, Ricky Jones, Lee Whelpley 

 

5.  Consideration of Items Removed from Consent Agenda 

There were no Items removed from the Consent Agenda; no action was taken or required.    

 

6.  Public Hearings 

 A.   21-456 Public hearing, consideration, and possible action regarding PUD-253C (Planned Unit 

Development Minor Amendment), North Rose Business Park, 1.58 acres, IL (Industrial 

Light) and PUD-253B, one-quarter mile north of Kenosha Street, one-quarter mile east 

of Elm Place 

Ms. Yamaguchi reported Planned Unit Development Minor Amendment (PUD) 253C, 

involved 1.58 acres located one-quarter mile north of Kenosha Street and one-quarter mile 

east of Elm Place.  She stated the property was platted as Lots 4 and 5, Block 1, North Rose 

Business Park, which was recorded in Tulsa County on June 3, 2019.  She noted this request 

for a minor amendment was to reduce the rear setback along the north boundary of the 

property.  She stated on November 17, 2016, the City Council conditionally approved PUD-

253 and BAZ-1965, a request to change the zoning from Residential Multifamily (RM), 

Single-Family (R-2), Commercial Neighborhood (CN), and Commercial Heavy (CH) to 

Industrial Light (IL) and PUD-253 for existing retail shop frontage, storage units, and office 

buildings.  She stated with PUD-253C, the applicant was requesting to reduce the building 

setback from the northerly boundary of Development Area A from 30-feet to 28-feet; this 

request would only effect Lots 4 and 5, Block 1.  She explained the reason for this request 

was due to the easternmost storage unit being constructed approximately 1-foot over the rear 

setback line.  She stated the development proposed with PUD-253C was considered to be in 
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compliance with the Comprehensive Plan in Level 6.  She stated based on the location of the 

property and the surrounding land uses, Staff recommended PUD-253C, the Minor 

Amendment to PUD-253B, for lots 4 and 5, block 1, be approved.   

 

The applicant, Abdul Alhlou, address 1813 W. Canton Court, Broken Arrow, stated he was in 

agreement with Staff recommendations.    

 

Chairperson Whelpley indicated no residents signed up to speak; there were no public 

comments.   

 

   MOTION: A motion was made by Ricky Jones, seconded by Julea’ Merriott. 

   Move to approve Item 6A per Staff recommendations 

   The motion carried by the following vote: 

 Aye: 4 -  Jaylee Klempa, Julea’ Merriott, Ricky Jones, Lee Whelpley 

 

Chairperson Whelpley indicated this Item would not go before City Council.  

 

B.   21-471 Public hearing, consideration, and possible action regarding BACP-175, Shops at Aspen 

Creek, 22.74 acres, Level 6 to Level 6 and Level 3, one-half mile west of Elm Place 

(161st E. Avenue), north of Tucson Street (121st E. Avenue) 

Ms. Yamaguchi reported Staff received notice on Tuesday, after the Agenda was published, 

that the applicant wished to withdraw the application.  She noted if there were any similar 

request in the future, another public notice would be sent out, and a sign would be placed on 

the property.  She stated this Item has been withdrawn by the applicant. 

 

7.  Appeals 

   There were no Appeals. 

 

8.  General Commission Business 

  There was no General Commission Business. 

 

9.  Remarks, Inquiries, and Comments by Planning Commission and Staff (No Action)  
There were no remarks, inquiries or comments by Planning Commission or Staff.     

 

10. Adjournment 
   The meeting adjourned at approximately 5:06 p.m. 

 

   MOTION: A motion was made by Julea’ Merriott, seconded by Jaylee Klempa. 

   Move to adjourn 

   The motion carried by the following vote: 

 Aye: 4 -  Jaylee Klempa, Julea’ Merriott, Ricky Jones, Lee Whelpley 

 

 

 

 



City of Broken Arrow

Request for Action

File #: 21-491, Version: 1

Broken Arrow Planning Commission

04-22-2021

To: Chairman and Commission Members
From: Development Services Department
Title:

Approval of PT21-102, Preliminary Plat, Battle Creek Commercial
Center, 4.92 acres, 2 Lots, PUD-94/CG to PUD-94X/CG and CH,
north of the Broken Arrow Expressway and Albany Street (61st

Street), one-half mile east of Aspen Avenue (145th E. Avenue)

Background:

Applicant: Tim Terral, Tulsa Engineering and Planning, Associates, Inc.

Owner: BC Land Holding Company, LLC

Developer: BC Land Holding Company, LLC

Engineer: Tulsa Engineering and Planning, Associates, Inc.

Location: North of the Broken Arrow Expressway and Albany Street (61st Street), one-half mile

east of Aspen Avenue (145th E. Avenue)

Size of Tract 4.92 acres

Number of Lots: 2

Present Zoning: PUD-94/CG to PUD-94X/CG and CH

Comp Plan: Level 6

PT21-102, the preliminary plat for Battle Creek Commercial Center, contains 4.92 acres with 2 proposed lots.
This property, which is located north of the Broken Arrow Expressway and Albany Street (61st Street), one-half
mile east of Aspen Avenue (145th E. Avenue), is presently zoned PUD-94/CG. On March 2, 2021, the City
Council approved PUD-94X along with BAZ-2079, a request to change the underlying zoning on the property
from CG to CG and CH, subject to the property being platted.

PUD-94X divided the 4.92 acres into two Tracts, A and B. Tract A, which is the same as Lot 1, Block 1,
contains 3.00 acres. This lot will be developed in accordance with the use and development regulations of the
CG district except as modified by the PUD. A Kennel and Animal Training School is being contemplated on
this property, however, all uses allowed in the CG district are permitted. The kennels will be screened from
Albany Drive by existing and proposed trees and other landscaping. Architectural metal fencing will also be
used around the kennel area.

Tract B, which is being platted at Lot 2, Block 1, contains 1.92 acres. This lot will be developed in accordance
with the use and development regulations of the CG district, except as modified by the PUD.

According to FEMA maps, none of the property is in a 100-year floodplain area. Water and sanitary sewer
City of Broken Arrow Printed on 4/19/2021Page 1 of 2
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File #: 21-491, Version: 1

According to FEMA maps, none of the property is in a 100-year floodplain area. Water and sanitary sewer
service will be provided by the City of Broken Arrow. A high-pressure pipeline passes through Lot 2, Block 1.
In accordance with the Subdivision Regulations, the preliminary plat shows a 50-foot building line setback
from each side of the pipeline.

Attachments:            Checklist
                                   Preliminary plat and covenants
                                   Conceptual utility plan

Recommendation:
Staff recommends PT21-102, preliminary plat for Battle Creek Commercial Center, be approved, subject to the
attached checklist.

Reviewed by:  Jill Ferenc

Approved by:  Larry R. Curtis

BDM
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BROKEN ARROW PLANNING COMMISSION AND CITY COUNCIL 

SUBDIVISION PLAT REVIEW CHECKLIST 
 

PLAT INFORMATION 
NAME OF PRELIMINARY PLAT:  Battle Creek Commercial Center 

CASE NUMBER:  PT21-102 

RELATED CASE NUMBERS: PUD-94X and BAZ-2075 

COUNTY:  Tulsa 

SECTION/TOWNSHIP/RANGE:  Section 34/T19N/R14E 

GENERAL LOCATION:  North of the Broken Arrow Expressway and Albany Street (61st Street), one-half mile east of Aspen 

Avenue (145th E. Avenue) 

CURRENT ZONING:  PUD-94/CG (PUD-94X/CG and CH approved subject to platting) 

SANITARY SEWER BASIN:  Haikey Creek 

STORM WATER DRAINAGE BASIN:  Haikey Creek 

 

ENGINEER:   Tulsa Engineering & Planning Associates, Inc. 

ENGINEER ADDRESS:  9810 E. 42nd Street, Suite 100 

    Tulsa, OK 74146 

ENGINEER PHONE NUMBER:   918-252-9621 

 

DEVELOPER:     BC Land Holding Company, LLC 

DEVELOPER ADDRESS: 12150 E. 96th Street North, Suite 202 

    Owasso, OK 74055 

DEVELOPER PHONE NUMBER: 918-376-6536 

 

PRELIMINARY PLAT 
APPLICATION MADE:  March 22, 2021 

TOTAL ACREAGE:  4.92 

NUMBER OF LOTS:  2 

TAC MEETING DATE:  April 13, 2021 

PLANNING COMMISSION MEETING DATE:  April 22, 2021 

COMMENTS: 

1. _____Provide the document number for the right-of-way dedication along Albany Drive and along Albany Street, or show 

right-of-way to be dedicated by this plat. 

2. _____Prior to the plat being recorded, provide a document number for the 15’ Temporary ODE on the north side of Fargo 

Street. 

3. _____Provide a written statement (email is acceptable) that the centerline of the western most access point is at least 150 feet 

from the centerline of the closest access point on the north side of Albany Drive. 

4. _____Place case number (PT21-102) in lower right corner of plat. 

5. _____Add the following statement above Section 2.1 of the covenants, “This PUD will be developed in accordance with the 

Broken Arrow Zoning Ordinance and the Use and Development Regulations of the CG District except as modified 

herein.” 

6. _____In Section 2.1.7 of the covenants, change “Block 2” to “Block 1” and change “allowed” to “provided”. 

7. _____In Section 2.1.8 of the covenants, last line of 2nd paragraph, add “…with masonry columns” to the end of the sentence. 

8. _____In Section 2.2.9, insert “wide” between 15’ and Landscaped in the second line and between 20’ and Landscape in the 

third line.  In the 6th line, change 50 feet to 25 feet, and in the 9th line, change “50 lineal feet” to “30 lineal feet”. 

9. _____In Section 2.3 revise the end of the first paragraph to say, “… metal panels, with the maximum coverage of the metal 

panels on the rear vertical exterior being 50%.” 

10. _____In Section 2.4, revise the last sentence to say, “Rear vertical exteriors for building on Lot 1/Block 1 may include stucco 

textured metal panels or metal panels, with the maximum coverage of the metal panels on the rear vertical exterior 

being 50%.” 

11. _____Add “B/L” and associated definition to the legend. 

12. _____Correct typo in the third line of Section 1.2.4 of the covenants. 

13. _____Add state plane information to Basis of bearings or benchmark box 

14. _____Add the FEMA firm panel number, effective date, and Zone X classification 

15. _____Add the curve information for the individual portions of Lots 1 & 2, and verify that the arc lengths equal the total 

length for C3 in the table. 

16. _____Increase the U/E along the back of both lots as needed to place the sanitary sewer in the back. 
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17. _____Show the document number on the temporary off-site ODE and identify it as a standard ODE with the required width 

as needed for engineered ditch and the 10’ access path along one side of the channel. 

18. _____See comments on preliminary engineering plans at the end of this checklist. 

 

CONDITIONAL FINAL PLAT 
NAME OF CONDITIONAL FINAL PLAT:   

APPLICATION MADE:   

TOTAL ACREAGE:   

NUMBER OF LOTS:   

TAC MEETING DATE:   

PLANNING COMMISSION MEETING DATE:   

CITY COUNCIL MEETING DATE:   

COMMENTS: 

19. _____ 

20. _____ 

21. _____ 

22. _____The conditional final plat and the “no exceptions taken” engineering drawing must agree with respect to Limits of 

Access and No Access, easement both internal and external, reserve area, traffic control medians, street layouts, rights-

of-way, etc.  Please provide a written statement (e-mail statement is acceptable) that the conditional final plat agrees 

with the “no exceptions taken” engineering plans. 

23. _____Finished floor elevations (FFE) shall be shown for each lot on the Final Plat. 

24. _____Show monuments on plat. 

25. _____Provide a closing statement that shows that the platted boundary meets the Survey Standards for Oklahoma, for 

accuracy and correctness. 

26. ____ 

 

 

CONDITIONS TO BE MET PRIOR TO FINAL RELEASE OF PLAT 

 

LETTER OF APPROVAL FROM UTILITY COMPANY SUBMITTED? 
_____NATURAL GAS COMPANY APPROVAL 

_____ELECTRIC COMPANY APPROVAL 

_____TELEPHONE COMPANY APPROVAL 

_____CABLE COMPANY APPROVAL 

 

CERTIFICATE OF RECORDS SEARCH FROM OKLAHOMA CORPORATION 

COMMISSION SUBMITTED? 
_____OK CORPORATION COMMISSION CERTIFICATE OF RECORDS SEARCH   

OKLAHOMA CORPORATION COMMISSION, 405-521-2271 

 

DEVELOPMENT SERVICES/ENGINEERING APPROVAL 
_____STORMWATER PLANS, ACCEPTED ON:   

_____PAVING PLANS, ACCEPTED ON:   

_____WATER PLANS, ACCEPTED ON:   

_____SANITARY SEWER PLANS, ACCEPTED ON:   

_____SEWAGE DISPOSAL PLANS, SENT TO DEPARTMENT OF ENVIRONMENTAL QUALITY ON:  

_____WATER PLANS SENT TO DEPARTMENT OF ENVIRONMENTAL QUALITY ON: __________________ 

_____IS A SIDEWALK PERFORMANCE BOND DUE? ___________HAVE THEY BEEN SUBMITTED? ____________ 

_____ARE PERFORMANCE BONDS OR ESCROW AGREEMENT DUE FOR WATER, STORM SEWERS, SANITARY SEWER 

AND PAVING? (CIRCLE APPLICABLE) ___________ HAVE THEY BEEN SUBMITTED? __________________ 

_____PROJECT ENGINEER/DEVELOPMENT SERVICES REVIEW COMPLETE ON: _________________________ 

PLANNING DEPARTMENT APPROVAL 
_____ADDRESSES REVIEWED AND APPROVED?  

_____DETENTION DETERMINATION # ASSIGNED AND VERIFIED? 

_____PLANNING DEPARTMENT REVIEW COMPLETE ON:  

_____FINAL PLAT RECEIVED IN PLANNING DEPARTMENT AFTER UTILITY COMPANY SIGN OFF ON: 
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_____FINAL PLAT SENT TO PROJECT ENGINEER FOR FINAL REVIEW ON: 

 

FEES 
_____FINAL PLAT PROCESSING FEE ($150 + ($5 X ____LOTS)     $__________ 

_____WATER LINE (S) UNDER PAYBACK CONTRACT      $__________ 

_____EXCESS SEWER CAPACITY FEE ($700 X ____ACRES      $__________ 
  (LESS ANY AREA IN 100 YEAR FLOODPLAIN ONLY OR AREA IN GOLF COURSE)     

_____ACCELERATION/DECELERATION LANES ESCROW     $__________ 

_____WATER LINE CONNECTIONS, PAYABLE TO CITY OR OTHERS     $__________ 

_____SEWER LINE CONNECTIONS, PAYABLE TO CITY OR OTHERS     $__________ 

_____STREET IMPROVEMENT (WIDENING) ASSESSMENTS     $__________ 

_____DRAINAGE SYSTEM IMPROVEMENTS PRO RATA COST      $__________ 

_____REIMBURSEMENT TO CITY OR OTHERS FOR WATER LINE CON.     $__________ 

_____REIMBURSEMENT TO CITY OR OTHERS FOR SEWER LINE CON.       $__________ 

_____STREET SIGNS, LIGHTS, ETC.  ($150 X _____ SIGNS)                    $__________ 

_____SIDEWALK ESCROW         $__________ 

_____STORM WATER FEE-IN-LIEU OF DETENTION (.35 X ______(SF INCREASED IMPERVIOUS $__________ 

 AREA) (less any area in Reserve Area of ½ acre or more)  

TOTAL FEE(S)          $__________ 

 

FINAL PROCESSING OF PLAT 
_____ FINAL PLAT SUBMITTED FOR MAYOR AND CITY CLERK SIGNATURE ON: _____________ 

_____FEES PAID ON: __________________ IN THE AMOUNT OF: __________________ 

_____FINAL PLAT PICKED UP FOR RECORDATION ON: _______________________ 

_____2 COPIES OF FILED PLAT SUBMITTED TO PLANNING DEPARTMENT 

_____PDF OF RECORDED PLAT SUBMITTED TO PLANNING DEPARTMENT 
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CONCEPTUAL UTILITIES ENGINEERING REVIEW  

 

 

          The Conceptual Utility Plans are not a complete set of improvement plans, the applicant is not expected to show how all the 

improvements are in compliance with all city regulations.  As such, there may be additional review items when the final 

engineering plans are submitted.  These conceptual utility plans’ review items are intended for guidance toward preparation of 

the final engineering plans. The following items are not a requirement for approval of the Preliminary Plat or the Conditional 

Final Plat.  

 

 

RECOMMENDATIONS FOR UTILITY REVISIONS PRIOR TO ENGINEERING PLAN SUBMITTALS  

 

1. Increase the separation between the sewer line and the proposed fire hydrant. 

2. Increase the U/E along the back of the two lots and relocate the sanitary sewer or submit a construction variance, the sewer 

along the Stone Ridges Towne Center lot will need a construction variance. 

3. Show the storm sewer that will connect to the off-site detention area. 

4. The South 24” waterline is using a 12” line type, revise the text in the line type definition to use the 24” text instead of the 

12” text. 
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OWNER / DEVELOPER

918.376.6536

Owasso, Oklahoma  74055
12150 East 96th Street North, Suite 202

BC Land Holding Company, LLC
an Oklahoma Limited Liability Company Battle Creek

Commercial Center

No. Delta Radius Length Chord Bearing Chord Distance

C1

C2

49°22'06"

70°11'26"

390.00'

310.00'

336.04'

379.77'

S 83°31'57"E

S 73°07'17"E

325.74'

356.46'

Curve Table

C3 51°58'02" 390.00' 353.73' S 64°00'35"E 341.73'

Stormwater detention accommodations for this plat are provided in
accordance with Detention Determination No. DD-012120-03.  Stormwater
detention for this plat will be provided adjacent to the site.

Stormwater Detention

Addresses

Benchmark

Monument Notes

Basis of Bearings

Addresses shown on this plat were accurate at the time this plat was filed.
Addresses are subject to change and should never be relied upon in place
of the legal description.

A 5/8" x 18" deformed bar with a yellow plastic cap stamped "TEP CA 531" to
be set at all plat boundary corners, prior to recordation unless noted
otherwise.

A 3/8" x 18" deformed bar with a yellow plastic cap stamped "TEP CA 531" to
be set at all lot corners after completion of improvements, unless noted
otherwise.

Notes
1.   Water to be supplied by the City of Broken Arrow.
2.   Sewage to be received by the City of Broken Arrow.
3.   All buildings will require a backwater or backflow preventer for all sanitary

sewer connections.

The non-astronomic bearings for this plat are based on an assumed bearing
of S 00°03'00"E along the East line of the SW/4 of Section 34, T-19-N,
R-14-E of the Indian Base and Meridian, Tulsa County, State of Oklahoma,
according to the Official U.S. Government Survey thereof.

Chiseled "   " on top of curb at the west northwest curb return at the
intersection of Albany Drive and Juniper Place.
Elevation = 764.67  NAVD 1988

an Oklahoma corporation

9810 East 42nd Street, Suite 100
Tulsa, Oklahoma  74146

918.252.9621

ENGINEER / SURVEYOR

R E N E W A L   D A T E :     J U N E   3 0 ,   2 0 21
C E R T I F I C A T E   O F   A U T H O R I Z A T I O N   N O .   5 3 1

Tulsa Engineering &
Planning Associates, Inc.

Preliminary Plat

Legend
ODE Overland Drainage Easement=U/E Utility Easement=



DEED OF DEDICATION

AND

RESTRICTIVE COVENANTS

FOR

BATTLE CREEK COMMERCIAL

CENTER
PUD 94X

KNOW ALL MEN BY THESE PRESENTS:

THAT BC Land Holding Company, L.L.C., an Oklahoma Limited Liability Company, hereinafter
referred to as the "Owner/Developer" is the owner of the following described real estate
situated in the City of Broken Arrow, Tulsa County, State of Oklahoma, to wit:

A tract of land located in the Southeast Quarter of the Southwest Quarter (SE/4 SW/4) of
Section Thirty-four (34) in Township Nineteen (19) North and Range Fourteen (14) East of the
Indian Base and Meridian (I.B.&M.), according to the U.S. Government Survey, thereof, Tulsa
County, State of Oklahoma, being more particularly described as follows:

Commencing at the SE corner of the SW/4 of Sec. 34, T-19-N, R-14-E, I.B.&M.;  Thence N
00°03'00"W along the east line of said SW/4 a distance of 110.00 feet to the Point of Beginning
being on the present highway right-of-way;  

Thence N 89°56’26"W along said present highway right-of-way (until otherwise noted) a
distance of 157.70 feet;  Thence N 82°37’26"W a distance of 117.77 feet;  

Thence N 58°50’54"W a distance of 157.98 feet;  Thence N 47°28'55" W a distance of 127.48
feet;  

Thence N 58°50’54"W a distance of 638.96 feet;  

Thence leaving said present highway right-of-way and along the present right-of-way of West
Albany Drive (until otherwise noted) being on a curve to the left having a radius of 390.00 feet,
with a central angle of 49°22'06" , a chord bearing of S 83°31'57" E , a chord length of 325.74
feet, for a distance of 336.04 feet;  

Thence N 71°47'00" E a distance of 50.00 feet; 

Thence along a curve to the right having a radius of 310.00 feet, with a central angle of
70°11'26" , a chord bearing of S 73°07'17" E , a chord length of 356.46 feet, for a distance of
379.77 feet;  

Thence S 38°01'34" E a distance of 50.00 feet;  

Thence along a curve to the left having a radius of 390.00 feet, with a central angle of 51°58'02"
, a chord bearing of S 64°00'35"E, a chord length of 341.73 feet, for a distance of 353.73 feet; 

Thence S 89°59'36" E a distance of 0.06 feet to the east line of said SW/4;  

Thence leaving said present right-of-way of West Albany Drive S 01°25'25" E a distance of
200.00 feet to the Point of Beginning.

Said tract contains 214,160 square feet, or 4.916 acres, more or less.

The non-astronomic bearings for said tract are based on an assumed bearing of N 00°03'00"W
along the east line of the SW/4 of Section Thirty-four (34), Township Nineteen (19) North,
Range Fourteen (14) East of the Indian Base and Meridian, Tulsa County, State of Oklahoma,
according to the Official U.S. Government Survey thereof.

Owner/Developer  has caused the above described lands to be surveyed, staked, platted and
subdivided into two (2) lots and one (1) block in conformity with the accompanying plat, and
has designated the subdivision as "BATTLE CREEK COMMERCIAL CENTER", a subdivision
in the City of Broken Arrow, Tulsa County, State of Oklahoma.

SECTION I.SECTION I.SECTION I.SECTION I.        EASEMENTS AND UTILITIESEASEMENTS AND UTILITIESEASEMENTS AND UTILITIESEASEMENTS AND UTILITIES

1.1 General Utility Easements

The Owner/Developer does hereby dedicate for public use the utility easements as
depicted on the accompanying plat as "Utility Easement" or "U/E", for the several
purposes of constructing, maintaining, operating, repairing, replacing, and/or removing
any and all public utilities, including storm sewers, sanitary sewers, telephone and
communication lines, electric power lines and transformers, gas lines, water lines and
cable television lines, together with all fittings, including the poles, wires, conduits, pipes,
valves, meters and equipment for each of such facilities and any other appurtenances
thereto, with the rights of ingress and egress to and upon the utility easements for the
uses and purposes aforesaid, provided however, the Owner/Developer hereby reserves
the right to construct, maintain, operate, lay and re-lay water lines and sewer lines,
together with the right of ingress and egress for such construction, maintenance,
operation, laying and re-laying over, across and along the public street and the utility
easements depicted on the plat, for the purpose of furnishing water and/or sewer
services to the area included in the plat.  The Owner/Developer herein imposes a
restrictive covenant, which covenant shall be binding on the Owner/Developer and shall
be enforceable by the City of Broken Arrow, Oklahoma, and by the supplier of any
affected utility service, that within the utility easements depicted on the accompanying
plat no building, structure or other above or below ground obstruction shall be placed,
erected, installed or maintained, provided however, nothing herein shall be deemed to
prohibit drives, parking areas, curbing and landscaping or other similar improvements
that do not constitute an obstruction.

1.2 Underground Service

1.2.1 Street light poles or standards shall be served by underground cable.  All supply
lines including electric, telephone, cable television and gas lines shall be
located underground in the easement ways dedicated for general utility services
and in the rights-of-way of the street as depicted on the accompanying plat. 
Service pedestals and transformers, as sources of supply at secondary
voltages, may also be located in the easement ways.  The owner does hereby
restrict the utility easements shown and designated on the accompanying plat
to a single supplier of electrical service.

1.2.2 All supply lines in the subdivision including telephone, cable television and gas
lines shall be located underground in the easements reserved for general utility

services and streets shown on the plat of the subdivision.  Service pedestals and
transformers, as sources of supply at secondary voltages, may also be located
in said easements.

1.2.3. Underground service cables and gas service lines to all structures which may be
located on all lots in the subdivision may be run from the nearest gas main,
service pedestal or transformer to the point of usage determined by the location
and construction of such structure as may be located upon each said lot:
provided that upon the installation of such a service cable or gas service line to
a particular structure, the supplier of service shall thereafter be deemed to have
a definitive, permanent, and effective right-of-way easement on said lot, covering
a five-foot strip extending 2.5 feet on each side of such service cable or line,
extending from the service pedestal, transformer or gas main to the service
entrance on the structure or a point of metering.

1.2.4 The supplier of electric, telephone, cable television and gas services, through its
authorized agents and employees, shall at all times have right of access to all
such easements shown on the plat to the subdivision or provided for in ttheir
deed of dedication for the purpose of installing, maintaining, removing or
replacing any portion of the underground electric, telephone, cable television or
gas service facilities so installed by it.  The supplier of electric, telephone, cable
television also reserve the perpetual right, privilege and authority to cut down,
trim, or treat any trees and undergrowth on said easement.

1.2.5 The owner of each lot in the subdivision shall be responsible for the protection of
the underground electric facilities located on their property and shall prevent the
alteration of grade or any construction activity which may interfere with said
electric, telephone, cable television or gas facilities.  The supplier of service will
be responsible for ordinary maintenance of underground facilities, but the owner
of each lot in the subdivision will pay for damage or relocation of such facilities
caused or necessitated by acts of such owner or their agents or contractors.  The
foregoing covenants concerning underground facilities shall be enforceable by
the supplier of electric, telephone, cable television or gas service.

1.3 Water and Sewer Service

1.3.1 The owner of the lot shall be responsible for the protection of the public water and
sewer mains located on their lot.

1.3.2 Within the depicted utility easement area, if the ground elevations are altered from
the contours existing upon the completion of the installation of a public water or
sewer main, all ground level apertures, to include: valve boxes, fire hydrants and
manholes will be adjusted to the new grade by the owner or at the owner's
expense.

1.3.3 The City of Broken Arrow, Oklahoma, or its successors, shall be responsible for
ordinary maintenance of public water and sewer mains, but the owner shall pay
for damage or relocation of such facilities caused or necessitated by acts of the
owner, their agents or contractors.

1.3.4 The City of Broken Arrow, Oklahoma, or its successors, shall at all times have
right of access to all easementways depicted on the accompanying plat, or
otherwise provided for in this Deed of Dedication, for the purpose of installing,
maintaining, removing or replacing any portion of underground water or sewer
facilities.

1.3.5 The foregoing covenants set forth in this subsection 1.3 shall be enforceable by
the City of Broken Arrow, Oklahoma, or its successors, and the owner of the lot
agrees to be bound hereby.

1.4 Surface Drainage

The lot shall receive and drain, in an unobstructed manner, the storm and surface waters
from drainage areas of higher elevation and from public streets and easements.  The lot
owner shall not construct or permit to be constructed any fencing or other obstructions
which would impair the drainage of storm and surface waters over and across the lot.  The
foregoing covenants set forth in this paragraph 1.4 shall be enforceable by any affected
lot owner and by the City of Broken Arrow, Oklahoma.

1.5 Paving and Landscaping Within Easements

The owner of the lot shall be responsible for repair of damage to the landscaping and
paving occasioned by the necessary installation of, or maintenance to, the underground
water, sewer, storm water, gas, communication, cable television, or electric facilities within
the easements depicted on the accompanying plat, provided however, that the City of
Broken Arrow or the supplier of the utility service shall use reasonable care in the
performance of such activities.

1.6 Limits of No Access

The undersigned Owner/Developer hereby relinquishes rights of vehicular ingress or
egress from any portion of the property adjacent to West Albany Drive within the bounds
designated as "Limits of No Access" (L.N.A.) on the Plat, which "Limits of No Access" may
be amended or released by the Broken Arrow Planning Commission, or its successor, and
with the approval of the City of Broken Arrow, Oklahoma, or as otherwise provided by the
statutes and laws of the State of Oklahoma pertaining thereto, and the limits of no access
above established shall be enforceable by the City of Broken Arrow, Oklahoma.  

SECTION II.SECTION II.SECTION II.SECTION II.        PLANNED UNIT DEVELOPMENT RESTRICTIONSPLANNED UNIT DEVELOPMENT RESTRICTIONSPLANNED UNIT DEVELOPMENT RESTRICTIONSPLANNED UNIT DEVELOPMENT RESTRICTIONS

WHEREAS, “BATTLE CREEK COMMERCIAL CENTER” was submitted as a planned unit
development (entitled PUD 94X) as provided within Section 6.4 of the Zoning Ordinance of the
City of Broken Arrow, Oklahoma (Ordinance No. 2931) as amended and existing on March 2,
2021 (hereinafter the “Broken Arrow Zoning Ordinance”), which PUD No. 94X was approved by
the Broken Arrow Planning Commission on February 25, 2021 and approved by the City of
Broken Arrow City Council, on March 2, 2021; and

WHEREAS, the planned unit development provisions of the Broken Arrow Zoning Ordinance
require the establishment of covenants of record, inuring to and enforceable by the City of
Broken Arrow, Oklahoma, sufficient to assure the implementation and continued compliance
with the approved planned unit development; and

WHEREAS, the Owner/Developer desires to establish restrictions for the purpose of providing
for an orderly development and to ensure adequate restrictions for the mutual benefit of the
Owner/Developer, its successors and assigns, and the City of Broken Arrow, Oklahoma;

THEREFORE, the Owner/Developer does hereby impose the following restrictions and
covenants which shall be covenants running with the land and shall be binding upon the
Owner/Developer, its successors and assigns, and shall be enforceable as hereinafter set forth:

The development of "BATTLE CREEK COMMERCIAL CENTER" shall be subject to the Planned
Unit Development provisions of the Broken Arrow Zoning Code as such provisions existed on
March 2, 2021, or as may be subsequently amended.

2.1 Development Standards - Lot 1/Block 1 (Commercial/Office):

2.1.1 Permitted Uses:  

Kennel and Animal Training School and uses permitted by Right or
Specific Use Permit in the CG Zone District.

2.1.2 Land Area 3.0017 Acres

2.1.3 Maximum Floor Area 21,000 SF

2.1.4 Minimum Building Setbacks:
from West Albany Street ROW 50 feet
from Broken Arrow Expressway/

Hwy 51 ROW 30 feet
from Internal Lot Lines 0 feet

2.1.5 Maximum Building Height 35 feet*

*  Architectural elements may exceed the maximum building height with
Site Plan approval.

2.1.6 Minimum Open Space Area: 20.0 %

2.1.7 Minimum Off-Street Parking:  To be provided in accordance with "Section 5.4
- Off Street Parking and Loading" of the City of Broken Arrow Zoning
Ordinance, except that the  parking ratio for Veterinary Clinic/Hospital, Kennel
and  Animal Training School will be 1 space/225 SF. A cross-parking
agreement will be allowed between Lot 1/Block 1and Lot 2/Block 2.

2.1.8 Landscaping:  Landscaping shall be provided in accordance with Section 5.2
of the City of Broken Arrow Zoning Ordinance, except that a 15' Landscaped
Buffer shall be provided along West Albany Drive and a 20' Landscape Buffer
shall be provided along the Broken Arrow Expressway and West Albany
Street.  Within the Landscape Buffer next to the southern boundary of Lot
1/Block 1, at least one tree shall be planted for every 25 lineal feet of
landscape area of which at least 50% shall be evergreen.  Within the
Landscape Buffer next to West Albany Drive of Lot 1/Block 1, at least one tree
shall be planted for every 30 lineal feet of landscape area of which at least
50% shall be evergreen.  All trees shall be medium to large trees unless there
are conflicts with overhead power lines. Trees may be grouped together or
evenly spaced.  Existing trees can be counted towards the required number
of trees per Section 5.2.C.2.a. Tree locations will be shown on the formal
Landscape Plan submittal and will indicate size, type and location of
preserved and proposed trees.  

Kennels will be screened from Albany Drive by existing and proposed trees
and landscaping. Architectural metal fencing can be used to aide in the
screening as well.  Kennels will be screened from the Broken Arrow
Expressway by the native topography/hillside, trees and a 6' opaque
screening fence. 

2.1.9 Signage:  To be provided in accordance with “Section 5.7 - Signs” of the City
of Broken Arrow Zoning Ordinance.  Free-standing signs along West Albany
Drive shall be monument signs not exceeding a height of 8 feet and a size of
96 SF.  All signs shall have a monument base made of similar materials as the
main structure/building on that lot.  There will be a maximum of one pylon sign
allowed on Lot 1/Block 1, and it shall be limited to 25 feet in height and a size
of 300 SF.

3.1.10 Sidewalks:  Sidewalks along West Albany Drive are to be 5 feet in width.

2.2 Development Standards - Lot 2/Block 1 (Commercial/Office):

2.2.1 Permitted Uses: Uses permitted by Right or Specific Use Permit in the CG
Zone District

2.2.3 Land Area 1.9145 Acres

3.2.4 Maximum Floor Area 17,500 SF

2.2.5 Minimum Building Setbacks*:
from West Albany Street ROW 50 feet
from Broken Arrow Expressway/

Hwy 51 ROW 30 feet
from Internal Lot Lines  0 feet
from East Development Line 11 feet

*  Buildings will be setback 50 feet from any pipeline, per the City of
Broken Arrow Subdivision Regulations.

2.2.6 Maximum Building Height 35 feet**

**  Architectural elements may exceed the maximum building height
with Site Plan approval.

2.2.7 Minimum Open Space Area: 20.0 %

2.2.8 Minimum Off-Street Parking:  To be provided in accordance with "Section 5.4
- Off Street Parking and Loading" of the City of Broken Arrow Zoning
Ordinance.  A cross-parking agreement will be provided between Lots 1 and
2/Block 1.

2.2.9 Landscaping:  Landscaping shall be provided in accordance with Section 5.2
of the City of Broken Arrow Zoning Ordinance, except that a 15' Landscaped
Buffer shall be provided along West Albany Drive and a 20' Landscape Buffer
shall be provided along the Broken Arrow Expressway and West Albany
Street.  Within the Landscape Buffer next to the southern boundary of Lot
2/Block 1, at least one tree shall be planted for every 50 lineal feet of
landscape area of which at least 50% shall be evergreen.  Within the
Landscape Buffer next to West Albany Drive of Lot 2/Block 1, at least one tree
shall be planted for every 50 lineal feet of landscape area of which at least
50% shall be evergreen.  All trees shall be medium to large trees unless there
are conflicts with overhead power lines. Trees may be grouped together or
evenly spaced.   Existing trees can be counted towards the required number

of trees per Section 5.2.C.2.a. Tree locations will be shown on the formal
Landscape Plan submittal and will indicate size, type and location of preserved
and proposed trees.  

2.2.10 Signage:  To be provided in accordance with “Section 5.7 - Signs” of the City
of Broken Arrow Zoning Ordinance.  Free-standing signs along West Albany
Drive shall be monument signs not exceeding a height of 8 feet and a size of
96 SF.  All signs shall have a monument base made of similar materials as the
main structure/building on that lot.  There will be a maximum of one pylon sign
allowed on Lot 2/Block 1, and it shall be limited to 25 feet in height and a size
of 300 SF.

2.2.11 Sidewalks:  Sidewalks along West Albany Drive are to be 5 feet in width.

2.3 Building Facades:

Lot 1/Block 1 - Building Facades will be in accordance with Section 5.8.G.1. of the
Zoning Ordinance, except that the front vertical exteriors may include fiber cement
panels; the side vertical exteriors may include fiber cement panels and stucco textured
metal panels; and the rear vertical exteriors may include stucco textured metal panels
or metal panels. 

Lot 2/Block 1 - Building Facades will be in accordance with Section 5.8.G.1. of the
Zoning Ordinance.

2.4 Highway Overlay District:

Lot 1/Block 1- Building Design will be in accordance with the Highway Design Overlay
District standards in Section 5.8.I.4. of the Zoning Ordinance, except that the rear
vertical exteriors for buildings shall be exempt from these requirements because the
rear vertical exteriors will not be visible from the highway. Rear vertical exteriors for
buildings on Lot 1/Block 1 may include stucco textured metal panels or metal panels.

Lot 2/Block 1 - Building Design will be in accordance with the Highway Design Overlay
District standards in Section 5.8.I.4. of the Zoning Ordinance.

 SECTION III.SECTION III.SECTION III.SECTION III.
ENFORCEMENT, DURATION, AMENDMENT, AND SEVERABILITYENFORCEMENT, DURATION, AMENDMENT, AND SEVERABILITYENFORCEMENT, DURATION, AMENDMENT, AND SEVERABILITYENFORCEMENT, DURATION, AMENDMENT, AND SEVERABILITY

3.1 Enforcement

The restrictions herein set forth are covenants to run with the land and shall be binding
upon the Owner/Developer, its successors and assigns.  Within the provisions of
Section I. Easements and Utilities are set forth certain covenants and the enforcement
rights pertaining thereto, and additionally the covenants within Section I. whether or not
specifically therein so stated shall inure to the benefit of and shall be enforceable by the
City of Broken Arrow, Oklahoma.  The covenants contained in Section II. Planned Unit
Development Restrictions are established pursuant to the Planned Unit Development
provisions of the City of Broken Arrow Zoning Code and shall inure to the benefit of the
City of Broken Arrow, Oklahoma, and the owners of the land within "BATTLE CREEK
COMMERCIAL CENTER".  If the undersigned Owner/Developer, or its successors or
assigns, shall violate any of the covenants within Section II., it shall be lawful for the City
of Broken Arrow, Oklahoma, or any owner of a part of the land within "BATTLE CREEK
COMMERCIAL CENTER" to maintain any action at law or in equity against the person
or persons violating or attempting to violate any such covenant, to prevent him or them
from so doing or to compel compliance with the covenant. In any judicial action brought
by an owner of a part of the land within "BATTLE CREEK COMMERCIAL CENTER"
which action seeks to enforce the covenants or restrictions set forth herein or to recover
damages for the breech thereof, the prevailing party shall be entitled to recover
reasonable attorneys fees and costs and expenses incurred in such action. 

3.2 Duration

These restrictions, to the extent permitted by applicable law, shall be perpetual but in
any event shall be in force and effect for a term of not less than thirty (30) years from the
date of the recording of this Deed of Dedication unless terminated or amended as
hereinafter provided.

3.3 Amendment

The covenants contained within Section I. Easements and Utilities may be amended
or terminated at any time by a written instrument signed and acknowledged by the
owner of the land to which the amendment or termination is to be applicable and
approved by the Broken Arrow Planning Commission, or its successors and the City of
Broken Arrow, Oklahoma.  The covenants contained within Section II. Planned Unit
Development Restrictions, may be amended or terminated at any time by a written
instrument signed and acknowledged by the owner of the land to which the
amendment or termination is to be applicable and approved by the Broken Arrow
Planning Commission, or its successors. The provisions of any instrument amending
or terminating covenants as above set forth shall be effective from and after the date
it is properly recorded.

3.4 Severability

Invalidation of any restriction set forth herein, or any part thereof, by an order, judgment,
or decree of any Court, or otherwise, shall not invalidate or affect any of the other
restrictions or any part thereof as set forth herein, which shall remain in full force and
effect.

IN WITNESS WHEREOF: BC Land Holding Company, L.L.C., and Oklahoma Limited Liability
Company, has executed this instrument this _________ day of ______________________, 2021.

BC Land Holding Company, L.L.C.
an Oklahoma Limited Liability Company

__________________________________
David E. Charney, President
President, BC Land Holding Company, L.L.C.

State of Oklahoma )
) ss

County of Tulsa )

This instrument was acknowledged before me this _______ day of ____________ , 2021, by
David E. Charney, President of BC Holding Company, L.L.C., an Oklahoma Limited Liability
Company..

__________________________________
Notary Public
My commission No. is _______________
My commission expires ______________

CERTIFICATE OF SURVEY CERTIFICATE OF SURVEY CERTIFICATE OF SURVEY CERTIFICATE OF SURVEY 

I, Bobby D. Long, of Tulsa Engineering & Planning Associates, Inc., a professional land surveyor
registered in the State of Oklahoma, hereby certify that I have carefully and accurately surveyed,
subdivided, and platted the tract of land described above, and that the accompanying plat
designated herein as "BATTLE CREEK COMMERCIAL CENTER", a subdivision in the City of
Broken Arrow, Wagoner County, State of Oklahoma, is a representation of the survey made on
the ground using generally accepted land surveying practices and meets or exceeds the
Oklahoma Minimum Standards for the Practice of Land Surveying as adopted.

Executed this _______ day of ____________, 2021.

__________________________________
Bobby D. Long
Registered Professional Land Surveyor
Oklahoma No. 1886

   

State of Oklahoma )
) s.s.

County of Tulsa )

The foregoing Certificate of Survey was acknowledged before me this ________ day of
______________________, 2021, by Bobby D. Long.

___________________________________
Jack Taber, Notary Public
My commission No. is 12005192
My commission expires May 31, 2024

P21-XXX BATTLE CREEK COMMERCIAL CENTER
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of the City of Broken Arrow, Oklahoma
APPROVED                                  by the City Council

Mayor

Attest: City Clerk

Sheet 1 of 1

A subdivision in the City of Broken Arrow, being a part of the SE/4 SW/4 of Section 34,
Township 19 North, Range 14 East, Tulsa County, State of Oklahoma

0

SCALE: 1"=50'

1002550 15050

PUD 94-XOWNER / DEVELOPER

918.376.6536

Owasso, Oklahoma  74055
12150 East 96th Street North, Suite 202

BC Land Holding Company, LLC
an Oklahoma Limited Liability Company Battle Creek

Commercial Center
an Oklahoma corporation

9810 East 42nd Street, Suite 100
Tulsa, Oklahoma  74146

918.252.9621

ENGINEER / SURVEYOR

R E N E W A L   D A T E :     J U N E   3 0 ,   2 0 21
C E R T I F I C A T E   O F   A U T H O R I Z A T I O N   N O .   5 3 1

Tulsa Engineering &
Planning Associates, Inc.

Conceptual Utilities Plan

No. Delta Radius Length Chord Bearing Chord Distance

C1

C2

49°22'06"

70°11'26"

390.00'

310.00'

336.04'

379.77'

S 83°31'57"E

S 73°07'17"E

325.74'

356.46'

Curve Table

C3 51°58'02" 390.00' 353.73' S 64°00'35"E 341.73'

Stormwater detention accommodations for this plat are provided in
accordance with Detention Determination No. DD-012120-03.  Stormwater
detention for this plat will be provided adjacent to the site.

Stormwater Detention

Addresses

Benchmark

Monument Notes

Basis of Bearings

Addresses shown on this plat were accurate at the time this plat was filed.
Addresses are subject to change and should never be relied upon in place
of the legal description.

A 5/8" x 18" deformed bar with a yellow plastic cap stamped "TEP CA 531" to
be set at all plat boundary corners, prior to recordation unless noted
otherwise.

A 3/8" x 18" deformed bar with a yellow plastic cap stamped "TEP CA 531" to
be set at all lot corners after completion of improvements, unless noted
otherwise.

Notes
1.   Water to be supplied by the City of Broken Arrow.
2.   Sewage to be received by the City of Broken Arrow.
3.   All buildings will require a backwater or backflow preventer for all sanitary

sewer connections.

The non-astronomic bearings for this plat are based on an assumed bearing
of S 00°03'00"E along the East line of the SW/4 of Section 34, T-19-N,
R-14-E of the Indian Base and Meridian, Tulsa County, State of Oklahoma,
according to the Official U.S. Government Survey thereof.

Chiseled "   " on top of curb at the west northwest curb return at the
intersection of Albany Drive and Juniper Place.
Elevation = 764.67  NAVD 1988

Legend
ODE Overland Drainage Easement=U/E Utility Easement=



City of Broken Arrow

Request for Action

File #: 21-510, Version: 1

Broken Arrow Planning Commission
04-22-2021

To: Chairman and Commission Members
From: Development Services Department
Title:

Approval of BAL-2119, Aspen Square Center/I.D.C. Center II, 1 Existing Lot, 1.66
acres, CN and CH/PUD-74, one-eighth mile north of Washington Street (91st Street),
east of Aspen Avenue (145th E. Avenue)

Background:

Applicant: Tim Terral, Tulsa Engineering and Planning, Inc.

Owner: Aspen Square, Inc.

Developer: Aspen Square, Inc.

Surveyor: Tulsa Engineering and Planning, Inc.

Location: One-eighth mile north of Washington Street (91st Street), east of Aspen Avenue (145th E.

Avenue)

Size of Tract 1.66 total acres; Tract 1 - 0.52 acres; Tract 2 - 1.14 acres

Number of Lots: Splitting parcel into two lots

Present Zoning: CN and CH/PUD-74

Comp Plan: Level 6 (Regional Commercial/Employment)

Lot split request BAL-2119 involves 1.66-acres located one-eighth mile north of Washington Street (91st

Street), east of Aspen Avenue (145th E. Avenue). The property, which is part of PUD-74, has an underlying
zoning of CN (Commercial Neighborhood) and CH (Commercial Heavy). With BAL-2119, applicant is
requesting to split the 1.66 acres into two lots. BAL-2020CB, which proposes to combine Tract 1 with an
existing lot to the north, has been submitted in conjunction with this lot split.

The property associated with BAL-2119 has been platted as a part of I.D.C. Center II, which was recorded in
Tulsa County in December 1979. On February 25, 1988, the Planning Commission approved BAL-597 that
split Lot 2, Block 1 and part of Lot 1, Block 1 of I.D.C. Center II into 5 lots. With BAL-597, an independent
parcel was created that occupied the north 176 feet of the I.D.C. Center II plat. The north parcel was not
allowed any curb cuts onto Aspen Avenue.

In September 1992, the City Council approved BAZ 1152 (C-3 to C-5) along with PUD 74 for a mini-storage
development on the north 2.41 acres of I.D.C. Center II. On November 19, 1992, the Planning Commission
approved a site plan for the mini-storage project. The site plan showed the mini-storage units to occupy the
north 193 feet of the I.D.C. Center II, with buildings located along the south boundary of the C-5 zoning
district. The lot line created by BAL-597 was 17 feet north of the south boundary of the mini-storage complex.
At the time of the rezoning, however, the mini-storage and abutting property to the south were under the same
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File #: 21-510, Version: 1

At the time of the rezoning, however, the mini-storage and abutting property to the south were under the same
ownership.

The current property owner wants to have the mini-storage complex and an access drive for the mini-storage all
on one parcel. As a result, they are requesting with BAL-2119 that the north 42.22 feet of Parcel A that was
created with BAL-597 be split and attached to the independent parcel (north 176 of I.D.C. Center II) created
with BAL-597. BAL-2020CB then proposes to attach Tract 1 with the north 176 feet. This places the mini
buildings and a 25.3-foot access drive all on one lot.

With PUD 74 that was adopted in 1992, there is little information in the file pertaining building setbacks along
the south boundary of the mini-storage facility. The mini-storage buildings were built 17 feet south of the lot
line and along the zoning district boundary. The I.D.C. Center II plat however states, “All buildings
constructed in the Addition shall conform to the zoning regulations applicable to said tract.” According the
Zoning Ordinance that was in effect at the time PUD-74 was adopted, buildings were required to setback 30
feet from the property line associated with a different zoning classification. At the time the mini-storage
building were constructed, the property to the south was under the same ownership.

According to information provided by the applicant, the proposed lot line associated with BAL-2119 is located
29.9 feet north of the existing shopping center. The Zoning Ordinance states that building setback lines are
measured from the property line. The property on each side of the proposed property line is part of PUD 74
with an underlying zoning of CN. According to the Zoning Ordinance, there is no setback requirement on side
yards with the same zoning classification. Between CN and CH, the setback is 30 feet on each side of the
property. The site plan for the mini-storage building was previously approved with a 0 setback at the zoning
line, and no zoning changed was required. BAL-2119 will be increasing the setback distance from 0 feet at the
property line to 25 feet.

When BAL-597 was approved, no access was allowed to Aspen Avenue. A 30-foot wide mutual access
easement was provided along part of the west boundary.

Oklahoma Natural Gas (ONG), Public Service Company of Oklahoma (PSO), Cox Communications, and
Windstream have indicated that they do not have any problems with the proposed lot split.

Attachments:            BAL-2119 Exhibits and Legal Descriptions
                                   Case map
                                    Aerial
                                    I.D.C. Center II plat
                                    PUD-74 and BAZ-1152
                                    BAL-597 Lot Split
                                    Aspen Square Mini Storage Site Plan

Recommendation:
Staff recommends that BAL-2119 be approved, subject to the following:

1. Warranty deeds for the resulting parcels shall be brought simultaneously to the Community
Development Department to be stamped prior to being recorded in Tulsa County.

2. A mutual access easement of at least 25 feet in width shall be provided along the south boundary of
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Tract 1.

Reviewed by: Jill Ferenc

Approved by: Larry R. Curtis

BDM
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City of Broken Arrow

Request for Action

File #: 21-511, Version: 1

Broken Arrow Planning Commission
04-22-2021

To: Chairman and Commission Members
From: Development Services Department
Title:

Approval of BAL-2120CB, Aspen Square Center/I.D.C. Center II, 1 Proposed Lot,
2.72 acres, CN and CH/PUD-74, one-eighth mile north of Washington Street (91st

Street), east of Aspen Avenue (145th E. Avenue)

Background:

Applicant: Tim Terral, Tulsa Engineering and Planning, Inc.

Owner: Aspen Square, Inc.

Developer: Aspen Square, Inc.

Surveyor: Tulsa Engineering and Planning, Inc.

Location: One-eighth mile north of Washington Street (91st Street), east of Aspen Avenue (145th E.

Avenue)

Size of Tract 2.72 total acres; Tract A - 2.20 acres; Tract B - 0.52 acres

Number of Lots: Combining two parcels into one lot

Present Zoning: CN and CH/PUD-74

Comp Plan: Level 6 (Regional Commercial/Employment)

Lot combination request BAL-2120CB involves 2.72-acres located one-eighth mile north of Washington Street
(91st Street), east of Aspen Avenue (145th E. Avenue). The property, which is part of PUD-74, has an
underlying zoning of CN (Commercial Neighborhood) and CH (Commercial Heavy). BAL-2119, which
proceeded BAL-2020CB, split 1.66 acres into two lots. With BAL-2020CB, applicant is proposing to combine
Tract 1 from BAL-2119 with an existing lot to the north to create a 2.72-acre parcel.

The property associated with BAL-2020CB has been platted as a part of I.D.C. Center II, which was recorded
in Tulsa County in December 1979. On February 25, 1988, the Planning Commission approved BAL-597 that
split Lot 2, Block 1 and part of Lot 1, Block 1 of I.D.C. Center II into 5 lots. With BAL-597, an independent
parcel was created that occupied the north 176 feet of the I.D.C. Center II plat. The north parcel was not
allowed any curb cuts onto Aspen Avenue.

In September 1992, the City Council approved BAZ-1152 (C-3 to C-5) along with PUD 74 for a mini-storage
development on the north 2.41 acres of I.D.C. Center II. On November 19, 1992, the Planning Commission
approved a site plan for the mini-storage project. The site plan showed the mini-storage units to occupy the
north 193 feet of the I.D.C. Center II, with buildings located along the south boundary of the C-5 zoning
district. The lot line created by BAL-597 was 17 feet north of the south boundary of the mini-storage complex.
At the time of the rezoning, however, the mini-storage and abutting property to the south were under the same
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At the time of the rezoning, however, the mini-storage and abutting property to the south were under the same
ownership.

The current property owner wants to have the mini-storage complex and an access drive for the mini-storage all
on one parcel. As a result, they requested with BAL-2119 that the north 42.22 feet of Parcel A that was created
with BAL-597 be split and attached to the independent parcel (north 176 of I.D.C. Center II) created with BAL-
597. BAL-2020CB then proposes to attach Tract 1 of BAL 2119 with the north 176 feet. This places the mini
buildings and a 25.3-foot access drive all on one lot.

With PUD 74 that was adopted in 1992, there is little information in the file pertaining building setbacks along
the south boundary of the mini-storage facility. The mini-storage buildings were built 17 feet south of the lot
line and along the zoning district boundary. The I.D.C. Center II plat however states, “All buildings
constructed in the Addition shall conform to the zoning regulations applicable to said tract.” According the
Zoning Ordinance that was in effect at the time PUD-74 was adopted, buildings were required to setback 30
feet from the property line associated with a different zoning classification. At the time the mini-storage
building were constructed, the property to the south was under the same ownership.

According to information provided by the applicant, the proposed lot line associated with BAL-2120CB is
located 29.9 feet north of the existing shopping center. The Zoning Ordinance states that building setback lines
are measured from the property line. The property on each side of the proposed property line is part of PUD 74
with an underlying zoning of CN. According to the Zoning Ordinance, there is no setback requirement on side
yards with the same zoning classification. Between CN and CH, the setback is 30 feet on each side of the
property. The site plan for the mini-storage building was previously approved with a 0 setback at the zoning
line, and no zoning changed was required. BAL-2120CB will be increasing the setback distance from 0 feet at
the property line to 25 feet.

When BAL-597 was approved, no access was allowed to Aspen Avenue. A 30-foot wide mutual access
easement was provided along part of the west boundary.

Oklahoma Natural Gas (ONG), Public Service Company of Oklahoma (PSO), Cox Communications, and
Windstream have indicated that they do not have any problems with the proposed lot combination.

Attachments:             BAL-2120CB Exhibits and Legal Descriptions
                                    Case map
                                    Aerial
                                    I.D.C. Center II plat
                                    PUD-74 and BAZ-1152
                                    BAL-597 Lot Split
                                    Aspen Square Mini Storage Site Plan

Recommendation:
Staff recommends that BAL-2120CB be approved, subject to the following:

1. Warranty deeds for the resulting parcels shall be brought simultaneously to the Community
Development Department to be stamped prior to being recorded in Tulsa County.

2. A mutual access easement of at least 25 feet in width shall be provided along the south boundary of the
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combined tract.

Reviewed by: Jill Ferenc

Approved by: Larry R. Curtis
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City of Broken Arrow

Request for Action

File #: 21-474, Version: 1

Broken Arrow Planning Commission

04-22-2021

To: Chairman and Commission Members
From: Development Services Department
Title:

Approval of BAL-2122 (Lot Split), BAPS PAC Lot Split, 2 Lots, 3.26
acres, northeast corner of Main Street and Houston Street (81st

Street)

Background:

Applicant: Jim Beach, Wallace Engineering

Owner: Broken Arrow Public Schools

Developer: Broken Arrow Public Schools

Surveyor: Bennett Surveying, INC

Location: Northeast corner of Main Street and Houston Street (81st Street)

Size of Tract 3.26 total acres; Tract A-0.18 acres; Tract B- 3.08 acres

Number of Lots: 2 Lots Proposed

Present Zoning: DM (Downtown Mixed-Use)/SP-204 (Specific Use Permit)/DROD Area 6

(Commercial/Mixed Use Core)

Comp Plan: Level 5 (Downtown Area)

Lot split request BAL-2122 involves two proposed lots totaling 3.26 acres located on the northeast corner of
Main Street and Houston Street (81st Street). This property is platted as part of Lots 1, Block 1, Broken Arrow
Public Schools Performing Arts & Education Service Center, is zoned DM (Downtown Mixed-Use)/SP-204,
and is located in Area 6 of the DROD (Downtown Residential Overlay District).

This lot split is to facilitate the reconfiguration of the lot lines to create two parcels. The proposed new lots total
3.26 acres. Tract 1 includes the monument located north of the PAC building driveway and is 0.18 acres in size.
Tract 2 is the remainder of the original tract and is 3.08 acres in size. Both tracts meet the size and frontage
requirements of the DM (Downtown Mixed-Use) district.

Tract 2 currently has a digital sign for the Performing Arts Center. Section 5.7.C, of the Zoning Ordinance
states that off premise signs shall not be permitted. By splitting the sign from the original property, the sign my
not be used by the Performing Arts Center and will be utilized by the future development of the property. As
this property is located within Area 6 of the Downtown Residential Overlay District, future building forms are
restricted to Rowhouses, Flats, and Mixed-Use B.

According to FEMA maps, none of the property is in a 100-year floodplain. This property is designated as
Level 5 in the Comprehensive Plan. The DM zoning on the property is in accordance with the Comprehensive
City of Broken Arrow Printed on 4/19/2021Page 1 of 2
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File #: 21-474, Version: 1

Level 5 in the Comprehensive Plan. The DM zoning on the property is in accordance with the Comprehensive
Plan in Level 5.

Oklahoma Natural Gas (ONG), Public Service Company of Oklahoma (PSO), Cox Communications, and
Windstream have indicated that they do not have any problems with the proposed lot split.

Attachments:             Case map
                                    Aerial
                                    Exhibits and Legal Descriptions
                                    Broken Arrow Public Schools Performing Arts & Education Service Center

Recommendation:

Staff recommends BAL-2122 be approved subject to the warranty deed for each new parcel being brought to
the Planning and Development Division to be stamped prior to being recorded in Tulsa County.

Reviewed by: Larry R. Curtis

Approved by: Jill Ferenc

ALY
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City of Broken Arrow

Request for Action

File #: 21-520, Version: 1

Broken Arrow Planning Commission

04-22-2021

To: Chairman and Commission Members
From: Community Development Department
Title:

Approval of a modification to Section 4.1(n) of the Land Subdivision
Code for Ellis Property, approximately 2.72 acres, A-RE (Annexed
Residential Estate) to RS-1 (Single-family Residential), one-quarter
mile west of 23rd Street (193rd E. Avenue/County Line Road), one-
third mile north of New Orleans Street (101st Street)

Background:

Charles and Faye Ellis are in the process of rezoning and potentially splitting 2.27 acres of property with the
intent to construct a single-family residence. The property is located approximately one-quarter mile west of
23rd Street (193rd E. Avenue/County Line Road), one-third mile north of New Orleans Street (101st Street).

In conjunction with this request to modify Section 4.1(n) of the Land Subdivision Code, a request to rezone the
property from A-RE (Annexed Residential Estate) to RS-1 (Single-Family Residential) has been submitted to
prepare the property for a future lot split. Upon building permits being issued for any new structure, sidewalks
will be required along the 190th East Avenue and East 97th Street frontages.

The area that this property is located in is semi-rural and no sidewalks exist in the area. Since 2017, three
rezoning and three lot splits have been completed in the immediate vicinity resulting in three new homes being
constructed. No sidewalks were installed for any of these homes.

The applicant requests a modification to Section 4.1(n) of the Land Subdivision Code and waive the sidewalk
requirement along the 190th East Avenue and East 97th Street frontages of their property. 

Attachments:             BAZ-2082 Case Map
                                    Aerial Map

Recommendation:

Staff recommends the modification to Section 4.1(n) of the Subdivision Regulations be approved for property
located one-quarter mile west of 23rd Street (193rd E. Avenue/County Line Road), one-third mile north of New
Orleans Street (101st Street).

Reviewed by: Jill Ferenc

Approved by: Larry R. Curtis
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City of Broken Arrow

Request for Action

File #: 21-525, Version: 1

Broken Arrow Planning Commission

04-22-2021

To: Chairman and Commission Members
From: Community Development Department
Title:

Approval of a modification to Section 4.1(n) of the Land Subdivision
Code for McAuliff Property, approximately 1.25 acres, RE
(Residential Estate), 500 feet west of 23rd Street (193rd E.
Avenue/County Line Road), one-third mile north of New Orleans
Street (101st Street)

Background:

Chad and Alyssa McAuliff purchased a 1.25-acre lot at 19145 E. 97th Street with the intention of building a
single-family residence. The property is located approximately 500 feet west of 23rd Street (193rd E.
Avenue/County Line Road), one-third mile north of New Orleans Street (101st Street).

On August 23, 2007, the Planning Commission conditionally approved a lot split for a 2.55-acre tract located
west of 23rd Street (193rd E. Ave./County Line Rd), one-third mile north of New Orleans Street (101st Street).
Conditions of approval required the property to be rezoned from A-RE (Annexed-Residential Estate) to RE
(Residential Estate), dedication of a 17.5-foot utility easement, confirmation that an on-site sewage disposal
system can be built on the property, and that warranty deeds be brought to the Planning Division to be stamped
prior to recording in Tulsa County. The eastern tract of this lot split represents the property that is the subject of
this sidewalk waiver request. On October 15, 2007, the City Council approved BAZ-1780, a request to rezone
this property from A-RE to RE. The City Council waived the platting requirement with the dedication of a
utility easement (recorded in Tulsa County on December 26, 2007).

Upon building permits being issued for any new structure, sidewalks will be required along the East 97th Street
frontage. The area that this property is located in is semi-rural and no sidewalks exist in the area. Several
requests to rezone and split property have been completed in the immediate vicinity resulting in other new
homes being constructed. No sidewalks were installed for any of these homes, and sidewalk waivers have been
granted.

The applicant requests a modification to Section 4.1(n) of the Land Subdivision Code and waive the sidewalk
requirement along the East 97th Street frontage of their property. 

Attachments:             Case Map
                                    Aerial Map
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File #: 21-525, Version: 1

Recommendation:

Staff recommends the modification to Section 4.1(n) of the Subdivision Regulations be approved for the
McAuliff property located at 19145 E. 97th Street.

Reviewed by: Jill Ferenc

Approved by: Larry R. Curtis

JMW
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City of Broken Arrow

Request for Action

File #: 21-518, Version: 1

Broken Arrow Planning Commission

04-22-2021

To: Chairman and Commission Members
From: Community Development Department
Title:

Public hearing, consideration, and possible action regarding PUD-322 (Planned
Unit Development), Old Hitching Post, approximately 0.84 acres, A-1 (Agricultural)
to CN (Commercial Neighborhood), northeast corner of Main Street and
Washington Street (91st Street)

Background:

Applicant: Griffith Contracting

Owner: John and Nancy Belding

Developer: Griffith Contracting

Surveyor: GEODECA Land Surveying

Location: Northeast corner of Main Street and Washington Street (91st Street)

Size of Tract approximately 0.84 acres

Number of Lots: 1

Present Zoning: A-1 (Agricultural)

Proposed Zoning: A-1 (Agricultural) to CN (Commercial Neighborhood) via BAZ-2078

Comp Plan: Level 6 (Regional Employment/Commercial)

PUD-322 (Planned Unit Development) is proposed for the property located at the northeast corner of Main
Street and Washington Street (91st Street). BAZ-2078, a request to change the zoning designation on this
approximately 0.84-acre tract from A-1 (Agricultural) to CN (Commercial Neighborhood) was approved on
April 6, 2021. The City Council approved the rezoning subject to the property being platted and a PUD being
submitted and approved on the property.

This property was annexed into the city limits of Broken Arrow from Tulsa County on June 4, 1984 by
Ordinance No. 1234. The property has been used for commercial purposes prior to being annexed into the City
of Broken Arrow and is considered a legal non-conforming use. The applicant is in the process of purchasing
the property with the intention of using it for a commercial office. The change in use of the property requires
that it be brought into conformance with current codes and ordinances.

The applicant proposes to develop the property in accordance with the City of Broken Arrow Zoning Ordinance
and the use and development regulations of the CN district, except as summarized below.

SUMMARY OF DEVIATION FROM THE BROKEN ARROW ZONING ORDINANCE
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File #: 21-518, Version: 1

Item Broken Arrow Zoning Ordinance -

CN District

PUD-322 Request

Minimum Front Setback 50 feet 20 feet

Minimum Side Setbacks 30 feet from side abutting property

in non-residential, residential, and

agricultural districts.

9 feet from North Boundary 24

feet from East Boundary

Signs Per the CN district requirements: 1)

No sign shall be erected into or

over any public right-of-way 2)

Wall signs and projecting signs may

utilize an aggregate display surface

area of three square feet (3 sq. ft.)

per linear foot of the wall on which

it will be placed.

Per the DF district requirements:

1) Projecting signs may extend

into the right-of-way provided

there is a vertical clearance of at

least eight feet above the

sidewalk and the sign does not

extend past the sidewalk.  2) Wall

signs in the mixed-use, office,

and commercial districts shall

have an aggregate display area

not to exceed one square foot (1’)

for each linear foot of the wall on

which it will be placed. *All

other signage requirements of the

DF district are the same as in the

CN district.

Landscape Edge 1) Landscape Edge Width: 10 feet

minimum 2) 1 tree per 50 lineal feet

of landscaped edge.  3) Where

parking lots and drives abut the

landscaped edge, and the landscape

edge is less than thirty feet (30’) in

width, all developments shall

provide ten (10) shrubs (three (3)

gallon minimum) for every fifty

lineal feet (50’) of abutment to the

landscaped edge. OR a berm or

masonry wall may be placed within

the landscaped edge in lieu of the

required shrubs. The berm or

masonry wall must be at least three

(3) but no more than five feet (5’)

in height.

Per the DF district requirements:

Landscaping requirement may be

met by one of the following

options:  1) Option 1: A perimeter

landscaped strip of between three

feet (3’) and five feet (5’) in

width, built to the street right-of-

way, with either ornamental

fencing or masonry walls, and

wheel stops or curbing in the

parking lot to prevent any vehicle

overhang into the landscaped

area; or 2) Option 2: An

ornamental fence or masonry

wall without landscaping, built to

the street right-of-way, provided

that a planting strip with street

trees is provided between the

sidewalk and the adjacent public

street. *All other landscaping

requirements of the DF district

are the same as in the CN district.
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Item Broken Arrow Zoning Ordinance -

CN District

PUD-322 Request

Minimum Front Setback 50 feet 20 feet

Minimum Side Setbacks 30 feet from side abutting property

in non-residential, residential, and

agricultural districts.

9 feet from North Boundary 24

feet from East Boundary

Signs Per the CN district requirements: 1)

No sign shall be erected into or

over any public right-of-way 2)

Wall signs and projecting signs may

utilize an aggregate display surface

area of three square feet (3 sq. ft.)

per linear foot of the wall on which

it will be placed.

Per the DF district requirements:

1) Projecting signs may extend

into the right-of-way provided

there is a vertical clearance of at

least eight feet above the

sidewalk and the sign does not

extend past the sidewalk.  2) Wall

signs in the mixed-use, office,

and commercial districts shall

have an aggregate display area

not to exceed one square foot (1’)

for each linear foot of the wall on

which it will be placed. *All

other signage requirements of the

DF district are the same as in the

CN district.

Landscape Edge 1) Landscape Edge Width: 10 feet

minimum 2) 1 tree per 50 lineal feet

of landscaped edge.  3) Where

parking lots and drives abut the

landscaped edge, and the landscape

edge is less than thirty feet (30’) in

width, all developments shall

provide ten (10) shrubs (three (3)

gallon minimum) for every fifty

lineal feet (50’) of abutment to the

landscaped edge. OR a berm or

masonry wall may be placed within

the landscaped edge in lieu of the

required shrubs. The berm or

masonry wall must be at least three

(3) but no more than five feet (5’)

in height.

Per the DF district requirements:

Landscaping requirement may be

met by one of the following

options:  1) Option 1: A perimeter

landscaped strip of between three

feet (3’) and five feet (5’) in

width, built to the street right-of-

way, with either ornamental

fencing or masonry walls, and

wheel stops or curbing in the

parking lot to prevent any vehicle

overhang into the landscaped

area; or 2) Option 2: An

ornamental fence or masonry

wall without landscaping, built to

the street right-of-way, provided

that a planting strip with street

trees is provided between the

sidewalk and the adjacent public

street. *All other landscaping

requirements of the DF district

are the same as in the CN district.

SURROUNDING LAND USES/ZONING/COMPREHENSIVE PLAN

The surrounding properties contain the following uses, along with the following development guide and zoning
designations:

Location Comprehensive Plan Zoning Land Use

North Level 6 CN/PUD-321 via

BAZ-2072

Under development for Senior

Activity Center

East Level 6 CH Undeveloped

South Level 2 A-1 Single-family homes

West Level 6 CN/PUD-81  Commercial Strip Center

This property is designated at Level 6 (Regional Employment/Commercial) in the Comprehensive Plan. The
CN (Commercial Neighborhood) zoning requested with BAZ-2078 and the provisions of PUD-322 are
considered to be in accordance with the Comprehensive Plan in Level 6.

According to FEMA Maps, none of this property is located in the 100-year floodplain.

According to Section 6.4 of the Zoning Ordinance, the PUD provisions are established for one (1) or more of
City of Broken Arrow Printed on 4/19/2021Page 3 of 4
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According to Section 6.4 of the Zoning Ordinance, the PUD provisions are established for one (1) or more of
the following purposes:

1. To permit and encourage innovative land development while maintaining appropriate limitation on the
character and intensity of use and assuring compatibility with adjoining and proximate properties.

2. To permit greater flexibility within the development to best utilize the physical features of the particular site
in exchange for greater public benefits than would otherwise be achieved through development under this
Ordinance.

3.   To encourage the provision and preservation of meaningful open space.

4. To encourage integrated and unified design and function of the various uses comprising the planned unit
development.

5. To encourage a more productive use of land consistent with the public objectives and standards of
accessibility, safety, infra structure and land use compatibility.

In Staff’s opinion, PUD-322 satisfies all items of Section 6.4.A of the Zoning Ordinance. (1) The
redevelopment of this site for an office use is compatible with the adjoining properties. (2) By reducing the
required setbacks, this development will blend well with the approved Senior Citizen’s Activity Center to the
north. Bringing the buildings closer to the street will provide the downtown feel that is represented in the Rose
District. (3) Redeveloping the site using the existing buildings will preserve the downtown feel and character
of the area. (4) The provisions of PUD-322 provide for integrated design with other buildings in the area and
maintain the aesthetic and functionality outlined in the Downtown Master Plan. (5) This development will serve
as a gateway into the Rose District and is being upgraded to current building code, fire code, and zoning
standards.

Attachments: Case map
Aerial
Comprehensive Plan

Design Statement

Recommendation:
Based on the Comprehensive Plan, the location of the property, and the surrounding land uses, Staff
recommends that PUD-322 be approved, subject to the property being platted

Reviewed by:  Jill Ferenc

Approved by:  Larry R. Curtis

ALY
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Property Address: 1819 South Main Street, Broken Arrow, Ok 74012 

LEGAL DESCRIPTION: 

A tract of land that is a part of the Southeast Quarter of the Southwest Quarter of Section Fourteen (14); 

Township Eighteen (18) North, Range Fourteen (14) East of the Indian Base and Meridian, Tulsa County, 

State of Oklahoma, according to the U.S. Government Survey thereof , more particularly described as 

follows; Commencing from the Center of said Section 14; thence along the East line of the Southwest 

Quarter of Section 14, S01°15'20"E a distance of 2310.00 feet; thence S88°36'28"W a distance of 493.00 

feet to the Point of Beginning; 

Thence continuing S88°36'28"W a distance of 145.00 feet to the east line of a tract of land deeded to 

Tulsa County, recorded in Book 360 Page 612 at the Office of the Tulsa County Clerk; Thence along said 

line, S01°15'20"E a distance of 119.17 feet to a tangent curve to the left; Thence along said curve having 

a radius of 182.20 feet, an arc length of 249.35 feet, a central angle of 78°24'38" , a chord bearing of 

S40°16'11"E, and a chord length of 230.34 feet to a point that is 493.00 feet from and perpindicular to the 

said East line of the Southwest Quarter of Section 14; Thence N01°15'20"W a distance of 298.48 feet to 

the Point of Beginning. 

 

Having an area of 36735 square feet, 0.8433 acres 

 

Horizontal Datum and Bearings based on Oklahoma State Plane Zone North Grid 

 

DEVELOPMENT INFORMATION AND CONCEPT: 

Griffith Contracting, LLC is a full service general contractor creating innovative design and construction 

solutions.  We provide commercial construction contracting and service and maintenance to the Federal 

Government. Significant past performance mobilizing the right personnel, equipment, and technologies. 

Built by 30 years experience - construction , facilities , and executive leadership. 

Proven by over 35 completed projects for the Federal Government! 

We are experiencing growing pains and look forward to setting up office in the beautiful Rose District in 
Broken Arrow.  We are planning on using this location as our primary office space, housing our project 
managers, estimators and shop personnel.  The property is currently zoned AG but has 3 buildings on site 
which was being used as commercial property.  As the buildings are in various stages of disrepair, our 
first goal is to get the largest, red building a bit of a facelift on the outside, paint, new roof, beautiful 
Griffith Contracting sign to be placed in the front of the building.  We have a beautiful historic flagpole 
we will be installing in the front corner flowerbeds.  We will be gutting the interior to accommodate 
office spaces, a conference room, break room, small kitchen, 4 restrooms, and with an open concept and 
modern flair.   

 



Development Statistics: 

The property is to be platted as 1 lot in 1 block 

8 ft. of right of way to the west to be dedicated at the time of platting. Proposed Lot 1 = 36,735 Square 
Feet or .8433 Acre 119 ft. frontage along East side of South Main Street 

 

ZONING: 

Existing:  Agricultural 

Proposed:  CN {Commercial Neighborhood} 

Permitted Uses:  by right in the CN district, includes Municipal or Community Recreation Center 

 

PROPOSED DEVELOPMENT STANDARDS: 

Standards not shown or listed Shall be in accordance with the Broken Arrow Zoning Ordinance and the 
use and development regulations of the DF District. 

ORDINANCE   PUD 

Min. Lot Area  min:12,000 sq ft / max:2.94 acres  max: 1 acre 

Min. Lot Frontage   100 ft.    No Change 

Min. Building Coverage   None    No Change 

Minimum Setback Front  50 ft.    20 ft. 

Minimum Setback Side  30 ft from side abutting property  9 ft. from N Boundary 
in non-res, res, and A-1 districts  24 ft. from E Boundary 

Maximum Height   50 ft. or 3 Stories  50 ft. or 3 Stories 

Minimum Height   None    None 

Off- street Parking Minimum  1 per 300 Sq. Ft.  No Change 

Off- street Parking Maximum 125% of Min.    No Change 

Driveways    1 per 150' lot width  No Change 

 

COMPREHENSIVE PLAN: 

The proposed property and properties to the North are within the 2005 Master Plan DF zone, and  

LUS Level 6 - Regional Employment/Commercial, of the B.A. Future Development Guide Map. 

 



Sign: Shall be constructed as shown on exhibit or per General Sign Standards for zoning District of the 
DF. 

Minimum Landscaped Area: 

Shall be developed in accordance with the Broken Arrow Zoning Ordinance and the use and development 
regulations of the DF District. 

Lighting: 

Shall be developed in accordance with the Broken Arrow Zoning Ordinance and the use and development 
regulations of the CN District. 

 

Proposed Development Requirements: 

A Site Plan is required for this project. 

A Sign plan with elevation is required for the project  

Rezoning is required for this project 

Platting is required for this project 

Fee in lieu of storm water detention is required for this project. 
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GRIFFITH   CONTRACTING,   LLC   
  

  

  
Capabilities   Statement   

Griffith  Contracting,  LLC  is  a  full  service  general  contractor  creating  innovative  and  flexible  design  and                 
construction  solutions!   Providing  commercial  construction  and  services  to  the  Federal  Government.             
Significant  past  performance  mobilizing  the  right  personnel,  equipment,  and  technologies  for  our              
customers.   30   years   experience   and   past   performance   -   construction,   facilities,   and   executive   leadership.   

Company   Bio   
  

GRIFFITH   CONTRACTING,   LLC   
29400   E   68TH   ST   S,   Broken   Arrow   OK   
74014-5404   
DUNS   #:   124276325       CAGE   Code:   465S1   
  

LEANN   GRIFFITH   
PRESIDENT   
918-893-7966   
leann@griffithcontracting.com   
  

CLINT   GRIFFITH     
VP   CONSTRUCTION   MANAGER   
918-609-0672   
clint@griffithcontracting.com   
  

Visit   us:    www.griffithcontracting.com   

    
  
  

BUSINESS   CERTIFICATIONS     
SBA   8(a)   Certified   Small   Business   (8a)   -   ✓   

Woman   Owned   Small   Business   (WOSB)   -   ✓   
Economically   Disadvantaged   Woman   (EDWOSB)   -   ✓    

SBA   Certified   HUBZone   Business   (HUBZone)   -   ✓     
VA   Veteran   Owned   Small   Business   (VOSB)   -   ✓   

Cherokee   Nation   Tero   Certified   (TERO)   -   ✓   
SBA   Emerging   Leaders   Class   of   2018   -   ✓   

  
BONDING   CAPACITY   

Single:   $4,000,000   
Aggregate:   $10,000,000   

Current:   $7   million   
  
  

Experience   
President  -  Leann  Griffith  is  a  proud  Veteran  of  the  US  Air  Force.  Bringing  training  and  experience                   
handling  multiple  tasks,  simultaneously  and  under  pressure  gained  during  her  military  service  stateside,               
Desert  Storm  and  Korea.  Proven  leadership  with  over  20  years  of  administrative  management,  executive                
management,  tax  office  management  and  leadership  development.  Leann  manages  business  relations  for              
Griffith.  Ensuring  strong  financial  histories,  improved  bonding  capacity,  equipment  supplies  and             
resources,  company  certifications,  team  training  and  safety  certifications  credentials.  Leann  was  selected              
and  completed  the  2018  SBA  Emerging  Leaders  Program.  Providing  education  and  training  for               
executives   of   small,   poised-for-growth   companies   that   are   potential   job   creators.     
  

VP,  Construction  Manager  -  Clint  Griffith  is  also  a  proud  Air  Force  Veteran.  Backed  by  25  years                   
experience  in  Construction  and  Facilities  Management.  Federal  Civil  Service  for  GSA  in  Boston  MA,                
Fort  Worth  TX,  and  Oklahoma.  Managed  design  and  construction  programs  for  more  than  20  agencies  in                  
Federal  buildings.  Air  Force  Civil  Engineering  Technician  at  McConnell  AFB  Kansas,  Osan  AB  Korea,                
Malmstrom  AFB  Montana,  Pease  AFB  New  Hampshire.  Chief,  Construction  Management  Branch,             
Tinker   AF   Base   1998-2001,   overseeing   72nd   CE   R&A,   roofing,   paving,   SABER,   Milcon   and   POCA.     

mailto:clint@griffithcontracting.com
http://www.griffithcontracting.com/


GRIFFITH   CONTRACTING,   LLC   
  

  

Past   Performance   
Substantial  Federal  work  history.  Providing  customers  with  tenant  alterations  and  renovations,  design              
build  solutions,  green  energy  initiatives,  historical  preservation,  replacement  and  installation  of  chillers,              
boilers,  and  air  handlers,  secure  work  environments,  custom  millwork  and  finishes,  lighting  and  power                
controls,  audio  video  Infrastructure,  building  automation  systems,  flood  prevention,  healthcare  facility             
construction,  institutional  and  detention  construction,  accessibility  improvements,  acoustical  upgrades,           
low-e  glazing,  ballistic  and  blast  window  replacements,  perimeter  security  bollards  and  gates,  blast               
protection,   concrete   paving   and   construction,   excavation,   roofing,   utilities.   
  

PRIMARY  NAICS:236220  COMMERCIAL  AND  INSTITUTIONAL  BUILDING  CONSTRUCTION  SECONDARY          
237310  HIGHWAY,  STREET,  AND  BRIDGE  CONSTRUCTION,  237990  OTHER  HEAVY  AND  CIVIL  ENGINEERING              
CONSTRUCTION,  238110  POURED  CONCRETE  FOUNDATION  AND  STRUCTURE  CONTRACTORS,  238160           
ROOFING  CONTRACTORS,  238190  OTHER  FOUNDATION,  STRUCTURE,  BUILDING  EXTERIOR  CONTRACTOR,           
238210  ELECTRICAL  CONTRACTORS  AND  WIRING  INSTALL  CONTRACTORS,  238220  PLUMBING,  HEATING,            
AND  AIR-CONDITIONING  CONTRACTORS,  238320  PAINTING  CONTRACTORS,  238330  FLOORING          
CONTRACTORS,  238910  SITE  PREPARATION  CONTRACTORS,  238990  ALL  OTHER  SPECIALTY  TRADE            
CONTRACTORS,   531190   LESSORS   OF   OTHER   REAL   ESTATE   PROPERTY,   561730   LANDSCAPING   SERVICE   

  Under   Construction   
US   GSA   (IDIQ)   
Repair   and   Alterations   
Oklahoma   West   Zone   
$5,000,000   
  

US   GSA   (IDIQ)   
Repair   and   Alterations   
Tulsa/Fayetteville   Zone   
$5,000,000   
  

USAF   138th   Fighter   Wing     
Energy   Controls   HVAC     
$2,910,359   
  

NPS   Fort   Smith   Historic   Site   
Replace   Flagstaff   
$92,313   
  

Bureau   Engraving   &   Printing   
Elevator   Modernization   
$1,599,999   
  

USACE   Locks   14-18   
Replace   Doors   
$97,607   
  

USACE   Skiatook   Lake   
Repair   Lake   Office   
$288,112   
  

USAF   Tinker   AFB   OK   
Install   Auto   Doors   B3001G   
$72,880   
  

USAF   188th   Wing   AR   ANG   
Main   Ditch   Drainage   
$246,376   
  

USAF   138th   Fighter   Wing     
B316   HVAC   Repair     
$1,137,322   
  

US   GSA   Museum   Repairs   
Post   Office   Courthouse   
$17,205   
  

USAF   Tinker   AFB   OK   
Renovate   Restrooms   B3001G   
$625,639   

  
Completed   2020   
US   GSA   Plaster   Repairs   
Tulsa   Federal   Courthouse   
$17,942   
  

US   GSA   Rep   Floors   USDA   
Federal   Campus   OKC,   OK   
$17,785   
  

US   GSA   Water   Infiltration   
 Muskogee   Federal   Courthouse   
$54,935   
    
USAF   Little   Rock   AFB   AR   
Furnish   Install    HVAC   1222   
$30,55 0   
  

US   GSA,   Reno   US    Marshals   
Fort   Smith   Fed   Courthouse   
$124,744   
  

USAF   188th   Wing   AR   ANG   
DFAC   Electrical   
$49,535   
  
  
  

  
USAF   138th   Fighter   Wing     
Renovate   Bldg   240   HQ   
$968,089   
  

USAF   188th   Wing   AR   ANG   
Remodel   BDOC   
$69,843   
  

USAF   138th   Fighter   Wing     
East   Fence   Expansion   
$204,350   
  

USAF   138th   Fighter   Wing     
Remodel   Restroom   318   
$294,317   
  

USACE   Chouteau   Lock   17   
Renovate   Maint   Bldg   
$109,703   
  

Completed   2019   
USAF   138th   Fighter   Wing     
Construct   Parking   Lots   
$426,428   
  

USVA   Muskogee   OK   VA   
Server   Room   Cooling   
$224,344   
  

USACE   Oologah   Lake   
Courtesy   Dock   
$84,721   
  

USAF   138th   Fighter   Wing     
Repair   Walk   in   Freezer   
$24,750   
  

    

USAF   138th   Fighter   Wing     
Hangar   Foam   Fire   Sys   
$80,185   
  

USAF   138th   Fighter   Wing     
Repair   Fire   Systems   
$140,638   
  

USAF   138th   Fighter   Wing     
Resurface   Track   
$226,816   
  

Completed   2018   
Pepsi   Beverage   Plant   
Construct   Dock   
$185,000   
  

  USAF   138th   Fighter   Wing     
Rpl   316   Chiller   
$193,880   
  

USVA   Muskogee   OK   VA   
Replace   ER   Doors   
$30,505   
  

Oklahoma   State   Univ   
Student   Union   Ceiling   
$62,509   
  

USACE   Skiatook   Lake   
Lab   Office   Renovation   
$81,900   
  

USVA   Muskogee   OK   VA   
Const   Emergency   Ante   Room   
$49,339   
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City of Broken Arrow

Request for Action

File #: 21-519, Version: 1

Broken Arrow Planning Commission

04-22-2021

To: Chairman and Commission Members
From: Community Development Department
Title:

Public hearing, consideration, and possible action regarding BAZ-2082 (Rezoning),
Ellis Property, approximately 2.72 acres, A-RE (Annexed Residential Estate) to RS-
1 (Single-family Residential), one-quarter mile west of 23rd Street (193rd E.
Avenue/County Line Road), one-third mile north of New Orleans Street (101st
Street)

Background:

Applicant: Diana Hahn

Owner: Charles and Faye Ellis

Developer: Charles and Faye Ellis

Surveyor: Heartland Surveying

Location: One-quarter mile west of 23rd Street (193rd E. Avenue/County Line Road), one-third

mile north of New Orleans Street (101st Street)

Size of Tract approximately 2.72 acres

Number of Lots: 1

Present Zoning: A-RE

Proposed Zoning: RS-1

Comp Plan: Level 1 (Rural Residential)

BAZ-2082 is a request to change the zoning designation on an approximately 2.72-acre tract from A-RE
(Annexed Residential Estate) to RS-1 (Single Family Residential). The unplatted property is located
one-quarter mile west of 23rd Street (193rd E. Avenue/County Line Road), one-third mile north of New
Orleans Street (101st Street). This property was annexed into the city limits of Broken Arrow from Wagoner
County on November 19, 2001 by Ordinance No. 2398.

It is applicant’s desire to rezone the property in order to have the ability to split the property in the future.
Utility easements have not been provided along 190th East Avenue and East 97th Street in accordance with the
Broken Arrow Subdivision regulations and Engineering Design Criteria Manual.

SURROUNDING LAND USES/ZONING/COMPREHENSIVE PLAN

The surrounding properties contain the following uses, along with the following development guide and zoning
designations:

City of Broken Arrow Printed on 4/19/2021Page 1 of 2

powered by Legistar™
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File #: 21-519, Version: 1

Location Comprehensive Plan Zoning Land Use

North Level 1 A-RE large lot single-family home

East Level 1 RE Large lot single-family home

South Level 2 A-1 Large lot single-family homes

West Level 2 A-1 Undeveloped

This property is designated at Level 1 (Rural Residential) in the Comprehensive Plan. The RS-1 (Single-family
Residential) zoning requested with BAZ-2082 is considered to be in accordance with the Comprehensive Plan
in Level 1.

According to FEMA Maps, none of this property is located in the 100-year floodplain.

Attachments:            Case map
                                   Aerial
                                   Comprehensive Plan
Conceptual Future Lot Split

Recommendation:
Based on the Comprehensive Plan, the location of the property, and the surrounding land uses, Staff
recommends that BAZ-2082 be approved and platting be waived, subject to the following conditions of
approval.

1. The required utility easements (17.5-feet in width) shall be dedicated to the City of Broken Arrow; and
2. The site may be split into a maximum of three lots before platting will be required.

Reviewed by:  Jill Ferenc

Approved by:  Larry R. Curtis

ALY
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