
Planning Commission

City of Broken Arrow

Meeting Agenda

City of Broken Arrow

Council Chambers

220 S 1st Street

Broken Arrow OK

74012

Council Chambers5:00 PMThursday, May 24, 2018

1.  Call To Order

2.  Roll Call

3.  Old Business

4.  Consideration of Consent Agenda

Approval of Planning Commission Meeting Minutes of February 22, 201818-597A.

PLANNING COMMISSION MINUTES FEB 22, 2018Attachments:

5.  Consideration of Items Removed from Consent Agenda

6.  Public Hearings

Public hearing, consideration, and possible action regarding PUD-30C 

(Planned Unit Development) and BAZ-2001 (Rezoning), Johanna Woods II, 

5.02 acres, A-1 to RMH/PUD-30C, one-half mile east of 23rd Street, 

one-quarter mile south of Omaha Street

18-537A.

2-CASE MAP

3-AERIAL MAP

4-PUD-30C Design Standards

5-Johanna  Woods Amended

6-Ordinance 302, Section 11, February 1982

Attachments:

Public hearing, consideration, and possible action regarding BAZ-2000, 

Angus Acres Perimeter Rezoning, approximately 15 acres, A-R-1 to ON, 

south and east of the south east corner of Kenosha Street and 23rd Street

18-581B.

2-CASE MAP

3-AERIAL

4-COMPREHENSIVE PLAN

5-ANGUS ACRES PLAT

6-ORD 833 ANNEXING ANGUS ACRES 1980

Attachments:

7.  Appeals

8.  General Commission Business
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Election of Planning Commission Officers for 2018-201918-469A.

Presentation of Training Material for Planning Commission18-601B.

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

10.  Adjournment

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 DEVELOPMENT SERVICES 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 on ______________________________, __________ at _______ am/pm.

____________________________________________________________________

City Clerk
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City of Broken Arrow

Fact Sheet

File #: 18-597, Version: 1

    Broken Arrow Planning Commission
Meeting of: 05-24-2018

Title:
Approval of Planning Commission Meeting Minutes of February 22,
2018

Background:

Minutes recorded for the Broken Arrow Planning Commission meeting held February 22, 2018.

Cost: $0

Funding Source: None

Requested By: Michael W. Skates, Director of Development Services

Approved By: Michael L. Spurgeon, City Manager

Attachments: Planning Commission minutes - February 22, 2018

Recommendation:
Approve minutes of Planning Commission meeting held February 22, 2018.

City of Broken Arrow Printed on 5/18/2018Page 1 of 1
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City of Broken Arrow

Council Chambers

220 S 1st Street

Broken Arrow OK

74012

City of Broken Arrow

Minutes - Draft
Planning Commission

Chairperson Lee Whelpley

Vice Chair Ricky Jones

Member Fred Dorrell

Member Mark Jones

Member Pablo Aguirre

5:00 PM Council ChambersThursday, February 22, 2018

1.  Call To Order

Meeting was called to order by Chairman, Lee Whelpley at 5:00 p.m. 

2.  Roll Call

Mark Jones, Fred Dorrell, Ricky Jones, and Lee WhelpleyPresent 4 - 

3.  Old Business

Staff Planner, Amanda Yamaguchi presented the background for Old Business Item 3A. 

She said the applicant is not present for Item 3A; however, they have advised Staff they 

agree with the Staff report. 

Ricky Jones said his firm prepared the plat for Item 3A and would have to recuse himself 

from discussion. Mr. Jones left the Council Chambers. 

Lee Whelpley said the Items on Old Business were previously on the Consent Agenda so 

all items should be presented at one time. These items were continued from the previous 

Planning Commission meeting held, February 8, 2018, due to a lack of quorum.

Amanda Yamaguchi presented the background for Old Business Items 3B and 3C. 

Lee Whelpley said these items were on Consent at the last meeting and would be treated 

as such. He explained the Consent Agenda process and asked if anyone wished to 

remove any other items for discussion. 

A. Approval of PT15-103B, Revised Preliminary Plat, Riverstone Estates 

II, 24.09 acres, 82 Lots, A-1 to RS-3, one-quarter mile east of Olive 

Avenue, one-quarter mile south of Tucson Street

MOTION made by Mark Jones to approve Item 3A, PT15-103B, per Staff 

recommendations. The motion was seconded by Fred Dorrell. The motion 

carried the following vote:

Aye: Mark Jones, Fred Dorrell, and Lee Whelpley3 - 
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Absent: Pablo Aguirre1 - 

Recused: Ricky Jones1 - 

Mark Jones said Items 3B and 3C are his company’s projects and would have to recuse 

himself from discussion on the items. 

Ricky Jones returned to the Council Chambers. 

Mark Jones left the Council Chambers. 

B. Approval of PT18-100, Preliminary Plat, Tucson Village II, 93 lots, 

35.68 acres, A-1 to RS-3 and FD/PUD-234, south of Tucson Street, 

one-third mile west of 23rd Street

MOTION made by Fred Dorrell to approve Item 3B, and 3C, per Staff 

recommendations. The motion was seconded by Ricky Jones. The motion 

carried the following vote:

Aye: Fred Dorrell, Ricky Jones, and Lee Whelpley3 - 

Absent: Pablo Aguirre1 - 

Recused: Mark Jones1 - 

C. Approval of PT18-102, Preliminary Plat, Silverleaf II, 121 lots, 31.07 

acres, A-1 to PUD 225/RS-3, one-quarter mile north of Omaha Street, 

west of 37th Street

MOTION made by Fred Dorrell to approve Item 3B, and 3C, per Staff 

recommendations. The motion was seconded by Ricky Jones. The motion 

carried the following vote:

Aye: Fred Dorrell, Ricky Jones, and Lee Whelpley3 - 

Absent: Pablo Aguirre1 - 

Recused: Mark Jones1 - 

4.  Consideration of Consent Agenda

Staff Planner, Amanda Yamaguchi presented the background for the Consent Agenda 

Items. 

Ricky Jones said his firm prepared the revised plat for Item 4D and would need to 

remove the Item from the Consent Agenda. 

Lee Whelpley explained the Consent Agenda and asked if anyone wished to remove any 
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other items for discussion. No one responded. 

A. Approval of Planning Commission meeting minutes of January 25, 2018

MOTION made by Ricky Jones to approve Consent Agenda Item 4A, 4B, 4C, 

4E, 4F, per Staff recommendations. The motion was seconded by Fred 

Dorrell. The motion carried the following vote:

Aye: Mark Jones, Fred Dorrell, Ricky Jones, and Lee Whelpley4 - 

Absent: Pablo Aguirre1 - 

B. Approval of BAL-2028, Peter and Cassandra Clark Lot Split, 1 Lot, 0.34 

acres, one-half mile west of 9th Street, one-quarter mile south of 

Kenosha Street at 603 N. First Street

MOTION made by Ricky Jones to approve Consent Agenda Item 4A, 4B, 4C, 

4E, 4F, per Staff recommendations. The motion was seconded by Fred 

Dorrell. The motion carried the following vote:

Aye: Mark Jones, Fred Dorrell, Ricky Jones, and Lee Whelpley4 - 

Absent: Pablo Aguirre1 - 

C. Approval of PT13-104A, Preliminary Plat, CSD Enterprises Amended, a 

replat of Block 1 and Reserve A of CSD Enterprises, and a replat of part 

of Lot 1 of Block 1 of Battle Creek Mini-Storage, 3 lots, 4.09 acres, 

PUD-226/CH and A-CH to PUD 226A/CH & IL, located one-quarter 

mile south of Omaha Street, west of Aspen Avenue

MOTION made by Ricky Jones to approve Consent Agenda Item 4A, 4B, 4C, 

4E, 4F, per Staff recommendations. The motion was seconded by Fred 

Dorrell. The motion carried the following vote:

Aye: Mark Jones, Fred Dorrell, Ricky Jones, and Lee Whelpley4 - 

Absent: Pablo Aguirre1 - 

Approval of PT15-103C, Revised Preliminary Plat, Riverstone Estates 

III, 24.07 acres, 70 Lots, A-1 to RS-3, one-quarter mile east of Olive 

Avenue, one-quarter mile south of Tucson Street

This item was removed from the Consent Agenda.

E. Approval of PT17-116, Conditional Final Plat, Twin Cities Ready Mix, 

1 lot, 19.30 acres, IH, one-quarter mile west of 23rd Street, one-quarter 

mile south of Houston Street

MOTION made by Ricky Jones to approve Consent Agenda Item 4A, 4B, 4C, 

4E, 4F, per Staff recommendations. The motion was seconded by Fred 

Dorrell. The motion carried the following vote:

Aye: Mark Jones, Fred Dorrell, Ricky Jones, and Lee Whelpley4 - 
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Absent: Pablo Aguirre1 - 

F. Approval of ST18-101, Twin Cities Ready Mix building elevations, 

19.30 acres, IH, west of 23rd Street, south of Houston Street

MOTION made by Ricky Jones to approve Consent Agenda Item 4A, 4B, 4C, 

4E, 4F, per Staff recommendations. The motion was seconded by Fred 

Dorrell. The motion carried the following vote:

Aye: Mark Jones, Fred Dorrell, Ricky Jones, and Lee Whelpley4 - 

Absent: Pablo Aguirre1 - 

After the vote, Lee Whelpley said Item 4E will be heard by the City Council on March 

20, 2018, at 6:30 p.m.  He said if anyone wishes to speak at Council they must fill out a 

request to speak form prior to the meeting. 

Ricky Jones left the Council Chambers 

5.  Consideration of Items Removed from Consent Agenda

D. Approval of PT15-103C, Revised Preliminary Plat, Riverstone Estates 

III, 24.07 acres, 70 Lots, A-1 to RS-3, one-quarter mile east of Olive 

Avenue, one-quarter mile south of Tucson Street

MOTION made by Fred Dorrell to approve Item 4D, per Staff 

recommendations. The motion was seconded by Mark Jones. The motion 

carried the following vote:

Aye: Mark Jones, Fred Dorrell, and Lee Whelpley3 - 

Absent: Pablo Aguirre1 - 

Recused: Ricky Jones1 - 

6.  Public Hearings

Ricky Jones returned to the Council Chambers. 

A. Public hearing, consideration, and possible action regarding PUD-226A 

(Planned Unit Development) and BAZ-1997 (Rezoning), CSD 

Enterprises Amended, 4.09 acres, PUD-226/CH and A-CH to 

PUD-226A/CH and IL, located one-quarter mile south of Omaha Street, 

west of Aspen Avenue

Senior Planner, Brent Murphy presented the background for Item 6A saying, Planned 

Unit Development (PUD)-226A and rezoning request BAZ-1997 involve a 4.09-acre 

parcel located one- quarter mile south of Omaha Street, west of Aspen Avenue. 
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Applicant is requesting that the zoning on the property be changed from PUD-226/CH 

and A-CH to PUD-226A/CH and IL. The property is designated as Level 6 in the 

Comprehensive Plan.

PUD-226 was approved by the City Council on June 16, 2014, subject to the property 

being platted. The plat, CSD Enterprises, was recorded in Tulsa County in 2015. At the 

time PUD-226 was approved, the property had two different property owners.  Since 

that time the property owners, to the north, CSD Enterprises purchased the abutting 

property, to the south. In addition, a 14-foot-wide strip that was part of the Battle Creek 

Mini-Storage was obtained by CSD Enterprises also. 

Mr. Murphy said the design concept has been modified with PUD-226, to consist of 

three lots.  The existing CSD Office has already been constructed and is Lot 1. The 

middle part of the area, will be office-warehouse and the possibility for RV storage. With 

these type of uses, requires IL zoning. Lot 3, to the south of the existing office is planned 

for office use. He said a summary of proposed changes can be located in the Staff report.   

He reiterated that the project will consist of three lots. Lot 2 will be for the industrial use. 

Lot 1 and 3, adjacent to Aspen will be used for an office building with the underlying 

zoning for commercial type uses. 

The property associated with PUD-226A and BAZ-1997 is shown in the 

Comprehensive Plan as Level 6. The IL zoning requested with BAZ-1997 and the 

development proposed with PUD-226A are in accordance with the Comprehensive Plan 

in Level 6.

Based on the Comprehensive Plan, the location of the property, and the surrounding land 

uses, Staff recommends that PUD-226A and BAZ-1997 be approved as submitted, 

subject to the property being replatted in accordance with the City of Broken Arrow 

Subdivision Regulations. Mr. Murphy said the Preliminary Plat for this project was 

approved on the Consent Agenda for this meeting. 

Lee Whelpley asked if the applicant would step to the podium and give their name and 

address, for the record. 

Brian Casement, Casement Engineering, engineer and representative for Daniels 

Construction said he agrees with the Staff report. 

 

Lee Whelpley opened the public hearing for PUD-226A and BAZ-1997, Item 6A and 

asked if anyone wished to speak on the item. No one responded. Mr. Whelpley closed 

the Public Hearing. 

MOTION made by Mark Jones to approve Item 6A, per Staff 

recommendation. The motion was seconded by Ricky Jones. The motion 

carried the following vote: 
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After the vote, Lee Whelpley said Item 6A will be heard by the City Council 

on March 20th, at 6:30 p.m.

Aye: Mark Jones, Fred Dorrell, Ricky Jones, and Lee Whelpley4 - 

Absent: Pablo Aguirre1 - 

B. Public hearing, consideration, and possible action regarding PUD 

(Planned Unit Development Minor Amendment) 10H, Charlies Chicken 

Pylon Sign, 1.06 acres, PUD-10H/CG, north of New Orleans Street, 

one-quarter mile west of Elm Place

Staff Planner, Amanda Yamaguchi presented the background for Item 6B saying, 

Planned Unit Development (PUD) 10H is a request for a minor amendment to PUD-10 

on 1.06 acres associated with the Vandever East Greens located north of New Orleans 

Street, one-quarter mile west of Elm Place.

On September 4, 1979, the City Council approved a Planned Unit Development 

(PUD-10), subject to platting. The parcel related to PUD-10H was created in 1981, as 

part of that plat as Lot 1, Block 1, Vandever Green.

Mazzio’s pizza was previously located on this property. The site plan that was reviewed 

and approved by the Planning Commission on September 11, 1997, showed a sign that 

met the requirements of the Zoning Ordinance in effect at the time of site plan review. The 

site plan was later revised to accommodate an access point to the east. The sign was 

installed on the south side of the drive, approximately 71-feet from the centerline of New 

Orleans Street, which was not in accordance with the Zoning Ordinance and was not 

shown on the revised site plan.

Ms. Yamaguchi said on November 21, 2013, the Planning Commission approved 

PUD-10G, a request for a minor amendment to PUD-10. PUD-10G was approved with 

the condition to either leave the sign at 71 feet from the centerline of New Orleans with a 

limit of ten feet in height and 127 square feet in area or, the height of the sign could be 

increased to 14 feet, provided it would be moved north of the drive that connects to the 

abutting property to the east. 

The sign constructed after the approval of PUD-10G was in accordance with the first 

option listed in the conditions and was located approximately 71-feet from the centerline 

of New Orleans Street and was 10-feet in height.

PUD-10H, is a second request for a minor amendment to modify the sign height of the 

existing freestanding sign. The sign is proposed to be increased in height from 10-feet to 

16-feet, with an area of 92 square feet. The applicant proposes to place the proposed 

sign a total of 71-feet from the centerline of New Orleans Street. The 92-square foot 

proposed sign area is less than the 127-square foot area that was approved with 

PUD-10G.
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Amanda Yamaguchi said the sign for Taco Bell to the west of this property is also a part 

of PUD-10, is approximately 10-feet in height and 110-feet from the centerline of New 

Orleans Street. The sign for El Chico to the east is approximately 12-feet in height and 

100-feet from the centerline of New Orleans Street.

The signs on adjacent properties were installed in accordance with PUD-10 guidelines 

and the sign regulations that were in effect prior to the current sign requirements.  A minor 

amendment to PUD-10, PUD-10G, has been previously approved to increase the height 

of this sign, provided that it is moved north of the drive, approximately 110-feet from the 

centerline of New Orleans Street.

Ms. Yamaguchi said, based on the Comprehensive Plan, the location of the property, and 

the surrounding land uses, Staff recommends that PUD-10H be approved, subject to the 

following conditions of approval: 

1. Staff recommends that platting be waived, since the property has already been 

platted.

2. The applicant shall obtain a sign permit from the Development Services Division 

before constructing any signs. 

3. At 71 feet from the centerline of New Orleans Street (current sign location), the sign 

shall be limited to 14 feet in height. No part of the sign shall be located within 71 feet 

of the centerline of New Orleans Street. The size of the sign shall be limited to 92 

square feet as shown in the drawing submitted by the applicant. The supporting pole 

structure shall be covered and landscaping shall be provided around the base of the 

sign.

4. The height of the sign can be increased to 16 feet, provided it is located north of the 
drive that connects with the abutting property to the east, approximately 110-feet 
from the centerline of New Orleans Street. The size of the sign shall be limited to 92 
square feet as shown in the drawing submitted by the applicant.  The supporting pole 
structure shall be covered and landscaping shall be provided around the base of the 
sign.

Lee Whelpley asked the applicant to step to the podium and state their name and 

address, for the record. 

Brad Bouse, Charlie’s Chicken, 740 West New Orleans (store address), said 14 feet is 

restrictive. He said the front of the building out to El Chico is 30 feet, which matches 

Taco Bell. He said his building sits back 30 feet. He said an aerial on Google Maps, 

looking at the intersection, from 101st and Elm looking back shows Taco Bueno, Taco 

Bell and El Chico. He said this building cannot be seen. Moving the sign back will move it 

behind El Chico, which decreases visibility. He said he would like two more feet. 

Standard reader boards are four feet, the sign is 6 feet which equals 10 feet. Leaving 4 

feet off the ground is 14 feet, which will leave no gap between the two. He said if the sign 

is too low it can get hit by vehicles and he has had that happen at another store. 
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Mr. Bouse said he wants two extra feet to compete with convenient stores, which now 

offer food. More specifically, they sell chicken. He said they are allowed two signs, one 

on each street and he does not see an issue with adding two more feet to his sign. He said 

the two feet is needed due to the visibility of his business. Mr. Bouse referenced 

convenient store menus and signs that were being displayed on the screen. 

Lee Whelpley asked Mr. Bouse if he is against Staff recommendations. Mr. Bouse said 

he would like two more feet. 

Fred Dorrell asked Mr. Bouse if he was requesting 16 feet at 71 feet from the 

center-line. Mr. Bouse said yes, that the location of this store dips down and the extra 

two feet is needed. 

Ricky Jones asked Mr. Bouse if he wants the sign closer and larger. 

Brad Bouse said he does not want to move the sign closer. 

Ricky Jones said the sign can be taller if it is set farther back from the street. 

Mr. Bouse said that is correct. He referenced a drawing, on the screen, and explained his 

need for two additional feet. 

Ricky Jones asked if it would be appropriate for El Chico to move their sign closer to the 

street. Mr. Bouse said El Chico’s sign is visible where it is currently located. 

Ricky Jones said he understands visibility; however, granting the increase on this sign 

would create a chain reaction from other businesses (in the area) wanting the same. The 

argument to allow that would be that Charlie’s Chicken sign was allowed to be larger. He 

said he drove the area and traveling west to east, the El Chico sign cannot be seen until 

almost getting to the building. 

Lee Whelpley said the sign cannot be seen from one perspective; however, he said the 

goal is to try and capture people’s attention, not from the frontage road, but from the 

main thoroughfare. 

Discussion continued. Inaudible due to speakers being too far away from their 

microphone. 

Mark Jones asked if the old Mazzio sign complies. 

Larry Curtis said the former Mazzio’s sign was not in compliance to the zoning code or 

the PUD. He said a request, to increase this sign, was submitted about five years ago. He 

said ten feet was allowed, at this location by amending the PUD. The Planning 

Commission approved the ten foot sign, leaving it at its current location and if the sign 

needed to be bigger, the sign would have to be moved farther back.  
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Ricky Jones said he remembered the previous case, requesting a larger sign. He said the 

sign existed and Planners locked it in at what it was. He said Mr. Bouse has options - the 

sign can be 16 feet tall, if the sign is pushed 110 feet back or at 71 feet, the sign is limited 

to 92 square feet and 14 feet in height. 

Mr. Bouse said moving the sign back to 110 feet limits the visibility even more as the 

edge of the sign would be the only thing visible from the street. 

Discussion continued. 

Lee Whelpley opened the public hearing for Item 6B and asked if anyone wished to 

speak on the item. No one responded. Mr. Whelpley closed the Public Hearing.   

Ricky Jones asked to see the exhibit, from the staff report, showing the north side of the 

street with the two signs on either side. He said the signs for Taco Bell and Taco Bueno 

are 110 feet back. 

Larry Curtis said there is a scribners error on the exhibit and one of the signs is 14 feet, 

not 16 feet. 

Ricky Jones said the sign being closer, but limited in height seems ok and the sizes listed 

in Staff’s recommendation. Signage is critical and the Commission hears a lot of cases, in 

which Staff can usually work out the issues with the applicant; however, on this case, it 

would set a precedent to be that close and taller. 

Mark Jones said he agrees not to set a precedent which could cause issues across the 

City. 

Ricky Jones said Staff provided two options to choose from and although the applicant 

would like something different, he cannot support the request for two more feet. He said 

this area is also one that is trying to be re-developed and has a lot of empty spaces. He 

said the area is being looked at to bring in businesses. He said this use, for Charlie’s 

Chicken is a good use; however, he cannot approve a larger sign, up close. 

Lee Whelpley asked Mr. Bouse how the request for two feet versus one came about. 

Brad Bouse said because all reader boards are four feet standard and their signs are six 

feet which equals ten feet. Which only leaves four feet. He said if they are installed too 

low it cause signs to be changed by non-employees of the business. He said he 

understands the concern about setting a precedent. 

Ricky Jones said Staff did a good job of providing some alternatives that hopefully the 

applicant can live with. 
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MOTION made by Ricky Jones to approve Item 6B, per Staff 

recommendation. The motion was seconded by Fred Dorrell. The motion 

carried the following vote:

Aye: Mark Jones, Fred Dorrell, Ricky Jones, and Lee Whelpley4 - 

Absent: Pablo Aguirre1 - 

7.  Appeals

None.

8.  General Commission Business

None. 

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

Larry Curtis said he wanted to bring attention that a public meeting, regarding the current 

bond package, would be held at 6 p.m. to the Citizens of Broken Arrow at the South 

Broken Arrow Baptist Church. The Citizens can vote on the bond package in August. He 

encouraged Planning Commission member to attend. 

Mr. Curtis said a meeting would be held Monday, at the Battle Creek Clubhouse for 

Citizens to attend. Another meeting is scheduled for at Forest Ridge Country Club, on 

Tuesday at 6 p.m. He said if one meeting is missed there are two other opportunities to 

attend. 

Larry Curtis said he wanted to introduce a new Administrative Clerk, Sarah McDaniel 

who will be helping with Planning items predominately and assisting with engineering files. 

Michael Skates said he wanted to introduce his new Administrative Assistant, Kelly 

Hawver, who replaced long-time employee, Debbie Limon. He said she started Monday 

and is doing a great job. 

Ricky Jones welcomed Sarah and Kelly and said the City has a great Staff and have 

some big shoes to fill. 

Lee Whelpley said the Planning Commission welcomes a new Commissioner, Pablo 

Aguirre who stepped down from the Board of Adjustment to take the new seat. He said 

although Pablo was unable to make his first meeting, they welcome him. 

10.  Adjournment
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MOTION: by Mark Jones to adjourn at 5:38 p.m. The motion was seconded by 

Fred Dorrell. The motion carried the following vote:
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City of Broken Arrow

Fact Sheet

File #: 18-537, Version: 1

Broken Arrow Planning Commission

05-24-2018

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

Public hearing, consideration, and possible action regarding PUD-30C (Planned
Unit Development) and BAZ-2001 (Rezoning), Johanna Woods II, 5.02 acres, A-1 to
RMH/PUD-30C, one-half mile east of 23rd Street, one-quarter mile south of Omaha
Street

Background:

Applicant: Tim Terral, TEP

Owner: Johanna Woods, L.L.C.

Developer: Johanna Woods, L.L.C.

Engineer: Tulsa Engineering & Planning Associates, Inc

Location: One-half mile east of 23rd Street, one-quarter mile south of Omaha Street

Size of Tract 5.02 acres

Present Zoning:  A-1 (Agricultural)

Proposed Zoning: RMH (Residential Mobile Home Park) and PUD-30C

Comp Plan: Level 3 (BACP 40)

Planned Unit Development (PUD)-30C and BAZ-2001 involves a 5.02-acre parcel located one-half mile east of
23rd Street, one-quarter mile south of Omaha Street. Applicant is requesting that the zoning on the property be
changed from A-1 to RMH/PUD-30C for a proposed addition to Johanna Woods II and to reduce the minimum
lot width from 50 feet to 40 feet. The property is not yet platted but the applicant intends to plat the property in
conjunction with PUD-30C.

BACP-40, a request to change the comprehensive plan designation on this property from Level 2 to Level 3,
was approved by the City Council on October 21, 2002. Approval of BACP-40 was subject to platting the
property to PUD-30 standards, dedicating Reserve “D” to the City of Broken Arrow as a right-of-way, and
installing an eight-foot-high opaque screening fence along the north boundary. On November 18, 2002, the City
Council approved BAZ-1575 to rezone the property from A-1 to RMH, subject to installing a sidewalk on N. 30
th Street, creating a landscape reserve area on the north 60 feet of the property (that may also include a storm
shelter), and to the aforementioned conditions. The legal description for the property included in BAZ-1575
included a 4.47-acre portion of the current project site rather than the entire lot. Additionally, the property was
never platted; therefore, the rezoning was not vested.

PUD-30 was approved by the City Council on October 4, 1982 for Johanna Woods, a 75.14-acre residential
mobile home development with 242 lots. On July 5, 1983, the City Council approved PUD-30A to allow
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mobile home development with 242 lots. On July 5, 1983, the City Council approved PUD-30A to allow
mobile homes to be owner or renter occupied. On July 11, 1985, the City Council approved an amendment to
PUD-30, now known as PUD-30A-1, for proposed changes to stagger the front building lines. On November 2,
1992, the City Council approved PUD-30B, a PUD Amendment to allow sales of mobiles on the site, subject to
the condition that sales be limited to one home per lot, that no more than six lots be for sale simultaneously, and
for sales to cease once existing lots are occupied. The Johanna Woods plat was recorded in Wagoner County on
March 27, 1984 and amended on February 4, 1987.

The applicant, through PUD-30C, proposes to add 5.0183 acres to the existing Johanna Woods mobile home
park. Access to the proposed development is through the existing N. 30th Street on the east side of Johanna
Woods off of Omaha Street. Reserve “A” located at the north of the site along E. Omaha Street, is designated as
a landscape area and may include a community storm shelter. Reserve “D” located at the west side of the site
will be dedicated to the city for additional roadway on N. 30th Street.

The applicant proposes to dedicate 50 feet of right-of-way (ROW) along E. Omaha Street and five (5’) feet
along N. 30th Street when the site is platted. Construction of a sidewalk along E. Omaha Street will also be
required with the plat.

There is an existing 30-foot-wide pipeline easement across the south portion of the property. The setback
requirement from active pipelines is 50 feet. The applicant requests that the setback be reduced to 35 feet in
accordance with United States Department of Transportation guidelines for inactive pipelines. The attached
letter from Phillips 66 Company confirms that the pipeline is inactive and there are no plans to return them to
service.

The applicant is proposing a minimal clearing of trees and intends to only remove trees for mobile home pads
and for utility connections. Utilities are available in the area. No on-site detention is required for this property.

SUMMARY OF DEVIATION FROM ZONING ORDINANCE
PUD-30C is proposed to be developed in accordance with the Zoning Ordinance and the use and development
regulations of the RMH district, except as requested by the applicant and summarized below:

Item Zoning Ordinance Requirement PUD-30C Request

Minimum Tract Requirements Total area: 5 acres  Minimum

gross land area per mobile home:

4,000 SF

Proposal will add 5.0183 acres to

the existing 75.14 acres.  Lots 1 -

22 =  7,080.00 SF Lot 23        =

17,029.27 SF Lot 24        =

16,887.57 SF  Lot 25        =

9,416.40 SF Exceeds minimum

requirements

Tract Width Principal entrance: 50 feet

Elsewhere: 100 feet

Per Zoning Ordinance

Building Setbacks and Buffers 35 feet from public thoroughfare

25 feet from side and rear

boundary lines

Per Zoning Ordinance

Minimum Lot Requirements Area:   2,000 square feet  Lot

frontage: 50 feet  Setback from

internal street or drive:  20 feet

Area per Zoning Ordinance  40

feet lot frontage  Setback per

Zoning Ordinance

Minimum Separation Between mobile homes:  15 feet

From boundary of mobile home

lot:  10 feet

Per Zoning Ordinance

Screening Section 5.2.E.2.a states that all

residential uses that abut an

arterial street shall install and

maintain fences at least six feet

(6’) in height.  Section 5.2.E.2.b

states all development in the RD,

RM, and RMH districts shall

install and maintain fences that

comply with this Section where

such development abuts any

agricultural, RE, or RS district.

These fences shall be at least six

feet (6’) and no more than ten feet

(10’) in height.

Per Zoning Ordinance

Street Trees and Landscape One (1) tree per fifty (50’) lineal

feet of frontage along an arterial

street (per Section 5.2.B.2.a)

Landscape to be outside of arterial

street right-of-way

Per Zoning Ordinance

Livability Open Space Minimum 1,600 square feet per

dwelling unit (open space not

utilized for parking or drives) (per

Section 4.1.E.d - Table 4.1-6)

Per Zoning Ordinance

Common Recreation Space 300 square feet of common

recreation space per mobile home

lot; minimum area of common

recreation space is 8,000 square

feet with a minimum width of 60

feet and located within 300 feet of

each mobile home it is intended to

serve.

Per Zoning Ordinance

Parking Requirements Section 5.8.A -  Common area

parking - to be within 200 feet of

each lot so served, measured along

a route of pedestrian access.   If

parking space is provided with

each lot, the minimum lot area

shall be increased by three

hundred seventy-five square feet

(375 sq.ft.).

Parking to be provided on each

lot per Zoning Ordinance

Access The centerline of driveways on an

arterial street or collector street

shall be located as far as the lot

width permits from street

intersections, and at least two

hundred fifty feet (250’) away

from the centerline of the

intersecting street.

The addition to Johanna Woods

will use the existing roadway (N.

30th Street) off of E. Omaha

Street. N. 30th Street is a minor

residential street. No new streets

are proposed.
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Item Zoning Ordinance Requirement PUD-30C Request
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From boundary of mobile home
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Screening Section 5.2.E.2.a states that all

residential uses that abut an

arterial street shall install and

maintain fences at least six feet

(6’) in height.  Section 5.2.E.2.b

states all development in the RD,

RM, and RMH districts shall

install and maintain fences that

comply with this Section where

such development abuts any

agricultural, RE, or RS district.

These fences shall be at least six

feet (6’) and no more than ten feet

(10’) in height.

Per Zoning Ordinance

Street Trees and Landscape One (1) tree per fifty (50’) lineal

feet of frontage along an arterial

street (per Section 5.2.B.2.a)

Landscape to be outside of arterial

street right-of-way

Per Zoning Ordinance

Livability Open Space Minimum 1,600 square feet per

dwelling unit (open space not

utilized for parking or drives) (per

Section 4.1.E.d - Table 4.1-6)
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Common Recreation Space 300 square feet of common

recreation space per mobile home

lot; minimum area of common

recreation space is 8,000 square

feet with a minimum width of 60

feet and located within 300 feet of

each mobile home it is intended to

serve.

Per Zoning Ordinance

Parking Requirements Section 5.8.A -  Common area

parking - to be within 200 feet of

each lot so served, measured along

a route of pedestrian access.   If

parking space is provided with

each lot, the minimum lot area

shall be increased by three

hundred seventy-five square feet

(375 sq.ft.).

Parking to be provided on each

lot per Zoning Ordinance

Access The centerline of driveways on an

arterial street or collector street

shall be located as far as the lot

width permits from street

intersections, and at least two

hundred fifty feet (250’) away

from the centerline of the

intersecting street.

The addition to Johanna Woods

will use the existing roadway (N.

30th Street) off of E. Omaha

Street. N. 30th Street is a minor

residential street. No new streets

are proposed.
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Item Zoning Ordinance Requirement PUD-30C Request

Minimum Tract Requirements Total area: 5 acres  Minimum

gross land area per mobile home:

4,000 SF

Proposal will add 5.0183 acres to

the existing 75.14 acres.  Lots 1 -

22 =  7,080.00 SF Lot 23        =

17,029.27 SF Lot 24        =

16,887.57 SF  Lot 25        =

9,416.40 SF Exceeds minimum

requirements

Tract Width Principal entrance: 50 feet

Elsewhere: 100 feet

Per Zoning Ordinance

Building Setbacks and Buffers 35 feet from public thoroughfare

25 feet from side and rear

boundary lines

Per Zoning Ordinance

Minimum Lot Requirements Area:   2,000 square feet  Lot

frontage: 50 feet  Setback from

internal street or drive:  20 feet

Area per Zoning Ordinance  40

feet lot frontage  Setback per

Zoning Ordinance

Minimum Separation Between mobile homes:  15 feet

From boundary of mobile home

lot:  10 feet

Per Zoning Ordinance

Screening Section 5.2.E.2.a states that all

residential uses that abut an

arterial street shall install and

maintain fences at least six feet

(6’) in height.  Section 5.2.E.2.b

states all development in the RD,

RM, and RMH districts shall

install and maintain fences that

comply with this Section where

such development abuts any

agricultural, RE, or RS district.

These fences shall be at least six

feet (6’) and no more than ten feet

(10’) in height.

Per Zoning Ordinance

Street Trees and Landscape One (1) tree per fifty (50’) lineal

feet of frontage along an arterial

street (per Section 5.2.B.2.a)

Landscape to be outside of arterial

street right-of-way

Per Zoning Ordinance

Livability Open Space Minimum 1,600 square feet per

dwelling unit (open space not

utilized for parking or drives) (per

Section 4.1.E.d - Table 4.1-6)

Per Zoning Ordinance

Common Recreation Space 300 square feet of common

recreation space per mobile home

lot; minimum area of common

recreation space is 8,000 square

feet with a minimum width of 60

feet and located within 300 feet of

each mobile home it is intended to

serve.

Per Zoning Ordinance

Parking Requirements Section 5.8.A -  Common area

parking - to be within 200 feet of

each lot so served, measured along

a route of pedestrian access.   If

parking space is provided with

each lot, the minimum lot area

shall be increased by three

hundred seventy-five square feet

(375 sq.ft.).

Parking to be provided on each

lot per Zoning Ordinance

Access The centerline of driveways on an

arterial street or collector street

shall be located as far as the lot

width permits from street

intersections, and at least two

hundred fifty feet (250’) away

from the centerline of the

intersecting street.

The addition to Johanna Woods

will use the existing roadway (N.

30th Street) off of E. Omaha

Street. N. 30th Street is a minor

residential street. No new streets

are proposed.

SURROUNDING LAND USES/ZONING/COMPREHENSIVE PLAN

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

Location Development Guide Zoning Land Use

North Level 2 A-RS-3 Omaha Street and single-family residential

development beyond

East Level 2 A-1 to RS-3 Undeveloped/Proposed single-family

residential development

South Level 2 A-1 Undeveloped

West Level 3 RMH Johanna Woods I

None of the property is located in a 100-year FEMA floodplain area.

The development proposed with PUD-30C & BAZ-2001 is considered to be in compliance with the
Comprehensive Plan in Level 3.

Attachments:            Case map
                                   Aerial photo
                                   PUD-30C Design Statement
                                   Johanna Woods Amended
                                   Ordinance 302, Section 11, February 1982

City of Broken Arrow Printed on 5/18/2018Page 4 of 5

powered by Legistar™

http://www.legistar.com/


File #: 18-537, Version: 1

Recommendation:
Based on the location of the property, and the surrounding land uses, Staff recommends that PUD-30C and
BAZ-2001 be approved subject to the property being platted.

Reviewed By: Larry R. Curtis

Approved By: Michael W. Skates

JMW
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I. NARRATIVE

"Johanna Woods" (PUD 30) was approved by the Broken Arrow City Council on October
4,1982. "Johanna Woods" is a+7 5.14 acre residential mobile home development, generally
located on the south side of East Omaha Street (East 51't Street South), between South 23'd
Street (South 193'd East Avenue) and South 37'h Street (South 209th East Avenue). This
Major Amendment to PUD 30 affects the proposed Johanna Woods II subdivision, a 5.0183
acre tract located contiguous to the east boundary line of the Johanna Woods Amended
subdivision and is not a part of the original PUD 30. The Johanna Woods II tract was
conditionally approved by the Broken Arrow City Council for RMH zoning on November
8,2002. Condition # 1 was that this property be platted with at least the same standards as

PUD 30, which requires a minimum lot width of 50 ft. This Amendment to PUD 30 is
requesting the minimum lot width be reduced to 40 ft. Reducing the lot width to 40 ft.
increases the yield from 21 lots to 25 lots, a net increase of 4 lots.

There are two Phillips pipelines that cross the properly in the southern portion of the tract.
These pipelines are to be abandoned and as is stated in the Section 4.2.a of the Broken Arrow
Subdivision Regulations "In cases where an existing pipeline has been abandoned and/or
removed, and the properly owner and the pipeline company have provided necessary
documentation, the building line setback from the pipeline can be reduced as necessary to
facilitate the project." Per discussions with the City of Broken Amow and Phillips, the
building setback from the abandoned pipelines is to be reduced from 50 ft. to 35 ft.

To summarize, this Major Amendment to PUD 30 is submitted to request two revisions to
PUD 30. The requested modifications are as follows:

1). Incororate the proposed 5.0183 acres into the original Johanna Woods PUD
(PUD 30).

2). Establish the minimum lot width for the lots in the proposed 5.0183 acres to be
40 ft.

All other development standards of PUD 30 are to remain unaltered.

CitY of BroKerr Arrow

APR I 3 2018F:\Data\MISC\201 8\18012.00.001 PUD Major Amendment.lvpd



Exhibit'B'
Matthew R. tlovrlefi
Attomey/ROW Advhur, Real Eslate $elices

Phillips 66 Company

138444 Phillips BuiUing

420 South Keeler Awnue
Bartlesville, Oklahoma 740036670

$one 918.977.5143

fax 918,977.2202

Fcbruary 28, 2018

Via EJ'.ectr.onj,c I,IaiL

Shara Heimbach
Sandbox Management, LLC
2909 E. Montpelier St
Broken Arrow, OK 74014

Re: ,Johanna Woods l{obile Community platting process
Rr{#23928 & 23929

Ms. Heimbach:

This ]etter follows our various correspondence detailing Johanna
Woods Mobile Community's (JUIO) efforts to plat undeveloped portions of
JtatrO's property. As vou and the Cit.y know, phillips 66, s (pSX) Out ot
Service Woodriver,/Cherokee Pipelines cross the ,l!trO property, with an
associated thirty (30) foot easement. As a clarification for the
platting efforts PSX acknowledges the two pipelines at issue are ouL of
service, wlth no plans to return them to service. Additionarly, psx
does not have plans to remove the pipelines, without reimbursement.
These Llnes are governed by United State Department of Transportation
guidelines which require a thirty-five (35) foot setback of any
"dwelled-in sLructure" f rom l-he out.side of each pipeline.

Thank you for patience in this matter.
with any comment or questions.

Please call or e-mail me

CitY of Broken Arrow

APR 1 3 2018

R. Dowdell
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Data Summary:

Total Project Area 5.0183 Acres
Maximum # of Lots 25
Total# of Lots Shown 25
Project Density (Max.) 4.98 DUs/Acre
Average Lot Size 40' x 177'

EXHIBIT'A'

Johanna
Woods II

Conceptual Site Flah'

G:\18-012\PUD\18-012 Exhibit'A' - Conceptual Site Plan.dwg, 411112018 - 11:49 AM
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City of Broken Arrow

Fact Sheet

File #: 18-581, Version: 1

Broken Arrow Planning Commission

05-24-2018

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

Public hearing, consideration, and possible action regarding BAZ-2000, Angus
Acres Perimeter Rezoning, approximately 15 acres, A-R-1 to ON, south and east of
the south east corner of Kenosha Street and 23rd Street

Background:

Applicant: Donald N. Stacey

Owners: Perry M. and Leslie K. Neufeld, B.D. Homes, LLC, Mohammad M. Cherifi and Jamie L.

Moore, Mary Jane Lanning, Larry J. and Cindy L. Rodriguez, Robert D. Talley, Mark S.

Drop, Sr., Donald N. Stacey, Shirley D. Ketcher, Randy Gene Sehon and Nancy K.

Mader, Jerry L. and Kathy Jo Pride

Developer: None

Engineer: None

Location: South and east of the southeast corner of Kenosha Street and 23rd Street

Size of Tract Approximately 15 acres

Number of Lots: 11

Present Zoning: A-R-1 (Annexed Single-Family Residential)

Proposed Zoning: ON (Office Neighborhood)

Comp Plan: Level 2 (Urban Residential)

BAZ-2000 is a request to change the zoning designation on 11 lots (approximately 15 acres) from A-R-1
(Annexed Single-Family Residential) to ON (Office Neighborhood). This property was platted in Wagoner
County as part of Angus Acres on December 31, 1957. The property is located south and east of the southeast
corner of Kenosha Street and 23rd Street.

Angus Acres subdivision was annexed into the City of Broken Arrow on June 2, 1980 by Ordinance No. 833
and was given the zoning designation of A-R-1 (Annexed Single-Family Residential). Ten of the 11 lots
included in this request have existing single-family homes. One lot adjacent to 23rd Street is currently vacant.

BACP-79, a request to change the Comprehensive Plan designation on a portion of this property from Level 2
to Level 4, was denied by the Planning Commission on April 26, 2007. This decision was never appealed to the
City Council.
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According to the FEMA maps, none of the property is located within a 100-year floodplain area.

Surrounding land uses and zoning classifications include the following:

North: CG and CN Commercial
East: A-R-1 Single-Family Residential
South: A-R-1 Single-Family Residential
West: CH (via BAZ-1437), CG, and CN Undeveloped and Commercial

The property is designated as Level 2 in the Comprehensive Plan. ON zoning is identified as being “possible”
with the Comprehensive Plan in Level 2. ON is considered to be in accordance with the Comprehensive Plan
when the proposed ON zoning is located adjacent to an arterial street or is part of an expansion of an existing
ON area, which is located adjacent to an arterial street. The ON zoning requested with BAZ-2000 is located
adjacent to Kenosha Street and 23rd Street. Furthermore, the ON zoning being requested will serve as a buffer
between the commercial uses to the north and west and the remaining single-family uses in the Angus Acres
neighborhood. When the property redevelops with ON uses, access to the property will be from Kenosha Street
and 23rd Street. As a result, BAZ-2000 is considered to be in compliance with the Comprehensive Plan. The
replatting process and the infrastructure requirements associated with replatting have been explained to the
applicant.

Attachments:            Case map
                                   Aerial photo
                                   Comprehensive Plan
                                   Angus Acres Plat
                                   Ordinance No. 833 Annexing Angus Acres

Recommendation:
Based on the Comprehensive Plan, the location of the property, and the surrounding land uses, Staff
recommends that BAZ-2000 be approved, subject to the property being replatted in accordance with the
Subdivision Regulations and all future access to the property be from Kenosha Street or 23rd Street.

Reviewed by:  Larry Curtis

Approved by:  Michael Skates

ALY/BDM
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City of Broken Arrow

Fact Sheet

File #: 18-469, Version: 1

    Broken Arrow Planning Commission

Meeting of: 05-24-2018

Title:
Election of Planning Commission Officers for 2018-2019

Background:

Pursuant to the Planning Commission bylaws, the Commission selects a Chairman and a Vice-Chairman
annually. The Chairman will ask for nominations and the members of the Commission will respond. If only
one person is nominated, a motion will be made to appoint the person nominated to serve as Chairperson.

The same procedure will be used to choose a Vice Chairman.

If more than one nomination is made for either position, each nomination will be voted on and a motion will
then be made to appoint the person nominated.

Section 4-1 and 4-2 below of the bylaws provide the authority and responsibility of the Commission regarding
officer election.

ARTICLE IV - SELECTION OF OFFICERS

4-1. Officers of the Commission shall consist of a Chair, Vice-chair, and Secretary. The Chair and Vice Chair
shall be elected by the membership. The Secretary shall serve at the request of the Commission. (Broken
Arrow Code Section 2-118)

4-2. Nomination of officers shall be made from the floor at the first regular meeting each May. Election of
officers shall follow immediately. A candidate receiving a majority vote of the entire membership shall be
declared elected.  See Broken Arrow Code 2-118.

Attachments: None

Recommendation:
Elect officers in accordance with the Planning Commission bylaws.

Reviewed By: Larry R. Curtis

Approved By: Michael W. Skates
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City of Broken Arrow

Fact Sheet

File #: 18-601, Version: 1

    Broken Arrow Planning Commission

Meeting of: 05-24-2018

Title:
Presentation of Training Material for Planning Commission

Background:

Brent Murphy, Senior Planner, will make a brief presentation over the roles of the Planning Commission.

Attachments: None

Recommendation:
For discussion only.

Reviewed and Approved By: Larry R. Curtis

ALY
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