
TULSA METROPOLITAN AREA PLANNING COMMISSION 
Minutes of Meeting No. 1633 

Wednesday, January 14, 1987, 1 :30 p.m. 
City Commission Room, Plaza Level, Tulsa Civic Center 

MEMBERS PRESENT 
Carnes 

MEMBERS ABSENT 
Crawford 

STAFF PRESENT 
Frank 

OTHERS PRESENT 
Linker, Legal 

Counsel Doherty, 2nd Vice- Gardner 
Lasker 
Setters 

Chairman 
Draughon 
Kempe 
Paddock, Secretary 
Parmele, Chairman 
Rice 
VanFossen 
Wi Ison, 1st Vice­
Chairman 

Woodard 

The notice and agenda of said m~etlng were posted In the Office of the City 
Auditor on Tuesday, January 13, 1987 at 9:50 a.m., as wei I as in the Reception 
Area of the I NCOG offices. 

After declarIng a quorum present, Chairman Parmele cal led the meeting to order 
at 1:30 p.m. 

MINUTES: 

(No minutes to approve as there was no meeting December 31, 1986.) 

REPORTS: 

Comm ittee Reports: 

Mr. VanFossen announced the Comprehensive Plan Committee had met this 
date to review the Capital Improvements Program (CIP) and would be 
meeting again in two weeks for further consideration of this item. 

Mr. Paddock adv I sed that at I ast week I s meet I ng of the Ru I es &. 
Regulations Committee, it was voted to recommend a public hearing be 
set for an amendment to the Subd I v lsi on Regu I at ions in regard to 
Section 2.4, Final Construction Plans, as relates to providing for an 
exception wherein the TMAPC may, with the concurrence of the 
appropriate City/County Department, delay the requirement for 
approval of final construction plans relating to onslte drainage 
improvement as a condition of final approval and release of a 
subdivision plat. 
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REPORTS - Cont'd 

TMAPC ACTION: 9 members present 

On MOTION of PADDOCK, the Planning Commission voted 9-0-0 (Carnes, 
Doherty, Draughon, Paddock, Parme Ie, R ice, VanFossen, Wi I son, 
Woodard, "aye"; no "nays" i no "abstent Ions"; (Crawford I Kempe, 
"absent") to SET a Public Hearing for Wednesday, February 4, 1987 to 
consider an amendment to the Subdivision Regulations; Section 2 .. 4# 
Final Construction Plans, as recommended by the Rules & Regulations 
Committee. 

Mr. Paddock further advised the Rules & Regulations Committee ,would 
be meeting again January 21, 1987. 

Director's Report: 

Mr. Lasker advised INCOG would be starting their budget and program 
development for the next fiscal year in February and asked the 
Commission members to submit any Ideas or suggestions on any project 
they would I Ike Included in the work program. Mr. Lasker stated the 
representatives of the Citizen Planning Teams would also be meeting 
In February to discuss possible work program Items. 

Mr. Lasker announced that the new Chairman of the Board of the Indian 
Nations Council of Governments was Mr. Mel Rice, Tulsa County 
Commissioner. 

In reference to a letter received by Chairman Parmele, Mr. Gardner 
advised the BOA held a hearing to approve a Greyhound Bus Terminal on 
11 th Street near the M i n90 Va II ey Expressway (BOA 14222). Mr. 
Gardner stated notice was sent out on this item, and one protestant 
made an appearance at the hearing who stated his primary concern was 
exhaust from the buses. The BOA dealt with this concern in their 
actions and ultimately approved the bus terminal per the plot pian. 
Mr. Gardner further advised that fol lowing the BOA action, the 
balance of the neighborhood heard about this matter and that prompted 
the letter (s) to the TMAPC. He adv I sed the interested part I es fe It 
I ike the notice process did not work properly. r·1r. Gardner stated 
that, according to INCOG records, none of the notification letters 
were returned from the property owners. 

Mr. Gardner stated that the notification procedure for BOA and zoning 
matters was to not i fy a II property owners with In 300' and to a I so 
notify the Citizen Planning Team Chairman of the District. In this 
case, the Chairman I ives a few mi les from this particular site, 
however, the Co-Chairman lives a couple of blocks from the Terminal. 
He stated he felt it was incumbent upon the Chairman and Co-Chairman 
of the Districts to communicate, along with other members of the 
Citizen Planning Team, their concerns on matters of this nature. Mr. 
Gardner suggested that at the meet i n9 in February with the Cit i zen 
Planning Teams that instances such as this be reviewed, so as to 
relay the Importance of communication in order to get a district more 
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REPORTS - Cont'd 

active In their participation on BOA and zoning matters. Chairman 
Parme I e agreed that th is needed to be fo I lowed up at the Feb ruary 
meeting to show how the process should work between the Chairman and 
Co-Chairman in order to stay informed. 

Mr. Draughon Inquired how the 300' notification area was decided on 
this particular case, as there were other instances where there 
weren't many homeowners within 300', but there were in a 600' area. 
Mr. Gardner adv i sed the State law estab I i shed the requ I rements for 
notice. t~r. Gardner stated he felt the mechanics or procedures for 
notification were In place, but if the Planning Team members we~~ not 
active, then homeowners who might be Interested and I ive outside the 
300' area would not find out until after the fact. 

In regard to the Creek Expressway, and In I ight of a new Governor and 
State administration, Ms. Wilson inquired what INCOG's role would be 
in closely monitoring the Expressway on the new bureaucratic system. 
Mr. Lasker stated that INCOG would be keeping In top of the process 
through the Transportation Pol icy Committee and Technical Committee, 
as wei I as keeping In touch with the Oklahoma Department of 
Transportation (ODOT) as to the progress of this Expressway. Mr. 
Lasker added that the INCOG Staff would be providing Information to 
the consu I tants, and ODOT w III be report i ng to both the TMAPC and 
INCOG on a periodic basis. 

ZONING PUBLIC HEARiNG: 

Application No.: Z-6139 Present Zoning: RS-3 
Appl icant: Frye Proposed Zoning: OL 
Location: South & West of the SWlc of Mingo and 58th Street 
Size of Tract: 1.5 acres, approximate 

Date of Hearing: January 14, 1987 
Continuance Suggested to: January 28, 1987 

RelationshIp to the Comprehensive Plan: 

The District 18 Plan, a part of the ComprehensIve Plan for the Tulsa 
Metropol itan Area, designates the subject property Low Intensity 
Residential and Development SensitIve. 

According to the "Matrix I Ilustrating District Plan Map Categories 
Relationship to Zoning Districts," the requested OL District Is not in 
accordance with the Plan Map. 
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Z-6139 Frye - Cont'd 

Staff Recommendation: 

Site Analysis: The subject tract Is approximately 1.5 acres in size and 
located west of the northwest corner of East 61st Street and South Mingo 
Road. 't Is nonwooded I f I at I vacant and I s zoned RS-3. A port i on of the 
eastern part of this tract is located in a designated floodplain area. 

SurroundIng Area Analysis: The tract is abutted on the north by a large 
barn and horse corral and a single-family dwel I ing zoned RS-3, on the east 
by an unoccupied medical cl inic zoned CS, on the south by vacant property 
zoned RM-I and PUD, and on the west by a single-family subdivision ,zoned 
RS-3. 

Zoning and BOA Historical Summary: Commercial zoning has been permitted 
to a depth of 660 feet from Mingo Road along East 61st Street, basically 
at the node. 

Conclusion: The subject tract is a part of the Woodland View Park 6th 
Addition and is specified on the plat as, "Reserve 'A' <Drainage Way)." 
The covenants on the plat state: 

"Restricted drainage easements are reserved for overland drainage 
flow and no fence, wal I, planting, aboveground structure or any 
other obstruction may be placed on said easements, nor may any 
alteration of grade, fil I ing, or other action be taken that would 
in any way restrict the flow of surface water across said 
easement; th i s covenant sha II run to the benef it of and be 
enforceable by the City of Tulsa." 

Staff considers it inappropriate to evaluate the meriTS of a rezoning 
appl icatlon in the face of this covenant and recommends this item be 
CONTINUED a minimum of two weeks (unt!! January 28, 1987) to allow 
questions of drainage and related matters to be resolved between the CIty 
of Tulsa and owner. 

Comments & Discussion: 

Chairman Parmele advised that the advertising fees had nOT Deen paid on 
th is case and there was a I ega I quest ion that needed to be reso I ved. 
Therefore, he requested Staff to update the Commission as to the status of 
this appl icatlon. (It was noted for the record that the appl icant was not 
present.) Mr. Gardner advised that, basically, the request was for 
rezoning property that not only had drainage problems, but the entire 
property appeared to be located ina dra i nage easement. He stated that 
Legal should advise whether the drainage issues should be addressed first, 
or if the Commission could proceed with the rezoning consideration. Mr. 
Gardner stated that this was the basis for Staff suggesting a continuation 
to January 28th. 
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Z-6139 Frye - Cont'd 

Mr. Linker first stated that I f there were a dra i nage easement on the 
property, It would not be affected by changing the zoning. However, the 
Commission should not want to put the applicant in a position where he 
possibly could not get financing to do engineering studies, etc. Mr. 
Linker added that should the appl icant indicate that he does not plan to 
do any engineering work to reclaim any of the property, then there would 
not be much reason to rezone to OL because the appi Icant could not proceed 
with development the way the property now stands. Mr. Gardner expanded on 
th I s by stat I ng that shou I d the I atter Instance preva I I, rezon i ng the 
property might be premature and the Commission would be placing a zoning 
classification on a piece of property that had absolutely no uti I tty as 
long as the drainage easement was in place and there was no way to get it 
off unless some creek improvements might be made. Mr. Gardner suggested 
that, should the Commission determine that zoning could be considered, 
then cont i nue the matter so Staff cou I d go back and rev iew the zon i ng 
request. 

Mr. Paddock asked Legal if It might be possible to recommend approval of 
rezoning subject to certain conditions being met In regard to drainage, or 
would this be an exception to the general rule that the TMAPC should not 
cond it lona II y zone property. Mr. Linker adv I sed that under the present 
Zoning Code, the Commission does not have the latitude to Impose 
conditions on straight zoning, as the only time the Commission does have 
that latitude was in the PUD/CO process. Mr. Paddock then inquired If, 
through the use of a PUD accompanying this rezoning request, the problem 
of not a I low i ng cond it i ona I rezon i ng might be circumvented. Mr. Linker 
stated that reasonable conditions could be imposed during the PUD process, 
but he was not sure the Commission could accompl ish what Mr. Paddock was 
suggesting, even through the PUD process. Mr. Linker commented that what 
the Commission had to determine In this situation, was what the appl icant 
intended to do. Mr. Linker clarified that, If the appl icant was 
attempting to Improve this piece of property and reclaim part of it, then 
he did not think the Commission should stand In his way by denying the 
rezon I ng. However I if the app I I cant did not intend to do th I s, then he 
suggested the Commission be hesitant on the rezoning due to the physical 
facts that would prevent development under OL or Its present zoning. 

Chairman Parmele suggested this case be continued for two weeks to al low 
this Information to be relayed to the applicant so he can determine what 
he wished to do. 

TMAPC ACTION: 9 members present 

On MOTION of PADDOCK, the Planning Commission voted 8-1-0 (Carnes, 
Draughon, Paddock, Parmele, Rice, VanFossen, Wilson, Woodard, !laye"; 
Doherty, "nay"; no "abstentions"; (Crawford, Kempe, "absent") to CONTINUE 
Consideration of Z-6139 Frye until Wednesday, January 28, 1981 at 1 :30 
p.m. in the City Commission Room, City Hal I, Tulsa Civic Center. 
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Appl ication No.: Z-6140 
Applicant: Moody (Ryan) 

* * * * * * * 

Location: SW/c of 96th Street South & Memorial Drive 
Size of Tract: 3.5 acres, approximate 

Date of Hearing: January 14, 1987 

Present Zoning: 
Proposed Zoning: 

RS-l 
CO 

Presentation to TMAPC by: Mr. John Moody, 4100 SDK Tower (588-2651) 

Relationship to the Comprehensive Plan: 

The District 26 Plan, a part of the Comprehensive Plan for the Tulsa 
Metropol itan Area, designates' the subject property Low IntensIty'- No 
Specific Land Use and Development Sensitive. 

According to the "Matrix I I lustratlng District Plan Map Categories 
Relationship to Zoning Districts," the requested CO District Is not in 
accordance with the Plan Map. 

Staff Recommendation: 

Site Analysis: The subject tract is approximately 3.5 acres in size and 
located on the west side of Memorial Drive at approximately 96th Street. 
It Is partially wooded, gently sloping, vacant and is zoned RS-l. 

Surrounding Area Analysis: The tract is abutted on the north by vacant 
property which is planned for the Creek Expressway zoned AG, on the east 
by vacant property zoned CO, on the south by vacant property zoned RS-l, 
and on the west by vacant property which is the rear yards of large lot 
single-family resIdences zoned RS-l. 

Zoning and BOA Historical Summary: The TMAPC and City Commission approved 
CO zoning on the east side of Memorial and through the Corridor Site Plan 
review and al lowed the commercial uses to extend from 101st Street north 
to the proposed Creek Expressway under a PUD/CO Outline Development Plan. 

Conclusion: The subject tract is in a unique location, in that property 
to the north across the proposed expressway, and to the east Is already 
zoned Corridor. Although the Comprehensive Plan does not designate the 
tract as Corridor, it would qualify under the Development Guidel ines. Due 
to the existing residential development southwest of the subject tract, it 
Is Important that the depth of the Corridor zoning be I imited to mInimize 
any detr I menta I Impact. Staff recommends Corr i dor zon I ng to a depth of 
537.3 feet, wh Ich covers the subject tract on Memor I a I Dr ive and wh Ich 
w II I a I i gn with the ex i st I ng commerc I a I node on the northwest corner of 
East 101 st Street South and South Memor I a I Dr i ve. Staff wou I d a I so 
recommend that the 1 ntens tty of deve I opment for the subject tract be 
limited through the Site Plan process until such time the property 
abutting the subject tract to the north Is purchased for the Creek 
Expressway. It Is noted that the appl icant has stated the proposed use is 
automotive/commercial. 

Therefore, Staff recommends APPROVAL of Corridor zoning as requested. 
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Z-6140 Moody (Ryan) Cont'd 

Note: If Corridor zoning is approved by the City Commission, Staff would 
recommend an amendment to the Comprehensive Plan to reflect the rezoning. 

Comments & Discussion: 

Mr. Paddock, referring to Staff's suggestion of a zoning depth of 537.3 
feet; inquired as to the number of feet the applicant was requesting. Mr. 
Gardner clarified that the 537.3 feet just happened to be the depth of the 
subject property, which would essentially align with the Node and would be 
an appropriate depth as It would not infringe on residential areas. Mr. 
Paddock then asked Mr. Gardner his op inion on the current status of the 
Creek Expressway, in regard to the word I ng of the Deve lopment Gu i de lines 
referring to expressways that were "existing, programmed or planned". Mr. 
Gardner stated that at this point it was "planned". 

In reply to Chairman Parmele, Mr. Gardner clarified that this request was 
not in violation of the Development Guidel ines, which were a part of the 
Comprehensive Plan, but it was on!y in violation of the Plan Map. 

Appl icant's Comments: 

Mr. Moody lin rep I y to Ms. Wi I son, exp I a i ned the proposed deve lopment 
would be dealing with the type of faci I ities which would support and 
supply auto dealerships (such as those developing along Memorial at 91st 
and 101st Streets). Mr. Moody further clarified that the concept for the 
facll ity was similar to those In Europe where a person could drive their 
car I n at one I ocat i on and everyth i ng that needed to be done cou I d be 
handled at this one facll ity, i.e. car wash, brakes, auto repair, etc. 

Additional Comments and Discussion: 

Mr. Carnes commented that he vowed he would never vote for Corridor zoning 
on land that was not acquired, but in this case it would be very unfair 
as the subject tract was surrounded by CO zoning. Mr. VanFossen stated he 
would be voting in favor of the Staff recommendation for CO, but only 
because of the pr lor cases that had been approved in th I s area that 
estab I i shed a precedent. However, he did not be I i eve that CO zon I ng 
should be approved untl I the conditions upon which CO was based, 
principally a usable expressway in the near future, were In existence such 
that we (TMAPC) would al low and encourage the intense usage of the land as 
was expected of CO zoned areas. Mr. VanFossen added that the 
Comprehensive Plan Committee would soon be reviewing the Corridor section 
of the zoning ordinances and the Development Guidel ines. 

TMAPC ACTION: 9 members present 

On MOTION of CARNES, the Planning Commission voted 9-0-0 (Carnes, 
Doherty, Draughon, Paddock, Parmele, Rice, VanFossen, Wi Ison, Woodard, 
"aye"; no "nays"; no "abstentions"; (Crawford, Kempe, "absent") to APPROVE 
Z-6140 Moody (Ryan) for 00 zoning, as recommended by Staff. 
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Z-6140 Moody (Ryan) Cont'd 

Legal Description: 

Commencing at the NE/c of the NE/4 of the SE/4, Section 23, T-18-N, 
R-13-E, Tulsa County, Oklahoma; thence S 88°45'34" W a distance of 120.0' 
to the POB; thence S 01°07'48" E along the west right-of-way line of 
Highway 64 a distance of 370.0'; thence S 88°45'34" W a distance of 
417.30'; thence N 01°07'48" W a distance of 370.0'; thence N 88°45'34" E a 
distance of 417.30' to the POB. 

* * * * * * * 

Appl icatlon No.: Z-6141 
Appl icant: Cleverdon (Benten) 
Location: 13100 Block of East 11th Street 
Size of Tract: 1.59 acres, approximate 

Date of Hearing: January 14, 1987 
Presentation to TMAPC by: Mr. Richard Cleverdon, 

Relationship to the Comprehensive Plan: 

Present Zoning: 
Proposed Zoning: 

CS & RS-2 
CG 

114 East 8th Street, 6th FI 

The D i str i ct 17 P I an, a part of the Comprehens i ve P I an for the Tu I sa 
Metropo I itan Area, des 19nates the subject property Med I um I ntens lty - No 
Specific Land Use. 

According to the "Matrix I I lustratlng District Plan Map Categories 
Relationship to Zoning Districts," the requested CG District Is not In 
accordance with the Plan Map. 

Staff Recommendation: 

Site Analysis: The subject tract is approximately 1.59 acres In size and 
located at the southeast corner of East 11th Street South and South 131st 
East Avenue. It is nonwooded, flat, vacant, and is zoned CS and RS-2. 

Surrounding Area Analysis: The tract is abutted on the north by an auto 
parts store and a pawn shop zoned CS, on the east by an auto repa i r 
faci I ity zoned CS, on the south by single-family residences zoned RS-2, and 
on the west by what appears to be office use zoned CS. 

Zoning and BOA Historical Summary: A mixture of commercial designations 
has been permitted along East 11th Street South. At the southwest corner, 
commercial zoning extends 350 feet south of the center I ine of East 11th 
Street. 

Conc I us fon: A I though CH zon I ng has been given I n the I mmed i ate area of 
the subject tract, Staff notes that the adjacent area has developed to a 
much lower Intensity than CH zoning would permit. Staff can support 
commercial zoning on the entire tract, but not the requested CG due to the 
type of uses permitted In that dIstrict and the abutting residential 
single-famIly area to the south. 
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Z-6141 Cleverdon (Benien) Cont'd 

Therefore, based on the Comprehensive Plan and existing zoning patterns in 
the area, Staff recommends DENIAL of the requested CG zoning and APPROVAL 
of CS zoning In the alternative. 

Comments & Discussion: 

Mr. Gardner commented that there were certain uses In the CG cateQory that 
could be approved by the BOA with a Special Exception, and -tha"t was 
Staff's recommendation. Mr. Paddock Inquired as to how to about amending 
or chang i ng the zon I ng so the CH D I str i ct I n the area wou I d no longer 
appear on the map. Mr. Gardner stated that this was a pol Icy dec is/on by 
the City Commission and the TMAPC in 1970, and he briefed the Commission on 
the history of this decision. Mr. Gardner advised that the only way the 
Commission could withdraw this zoning on the map would be to file a 
rezoning application. 

Ms. W II son i nqu i red I f the CS zon I ng, as recommended by Staff, wou I d 
perm it the truck i ng bus i ness or wou I d the app I icant need BOA approva I. 
Mr. Gardner advised that it would depend on the type of trucking business. 

Applicant's Comments: 

Mr. Cleverdon stated the purpose of the appl ication was to have a single 
zoning classification on the subject tract, which was under contract for 
sa Ie. He adv I sed the prospect I ve buyer wished to have un i form zon i ng. 
Mr. C I ever don , I n response to Cha i rman Parme I e, stated the CS zon i ng as 
recommended by Staff, would meet their requirements and he had no 
objection. 

Interested Parties: 

Ms. Wise, 1145 South 131st East Avenue, stated concern about protecting 
the ne i ghborhood aga i nst no i se and, unt i I I t was known what the app I i cant 
had In mind for development, she was not sure whether she objected or not. 
She stated she hoped that, whatever was intended, It wou I d not be harmfu I 
to the ne Ighborhood, and she assumed that the app I icant understood he 
would have to extend the sewers. In reply to Mr. VanFossen, Ms. Wise 
stated she understood that CS zon i ng was the lightest zon I ng and she 
really did not object to this, but any heavier zoning would be 
objectionable. 

Additional Comments and Discussion: 

Ms. Wilson confirmed with Staff that CS zoning would be in accordance with 
the P I an Map. Mr. Gardner, referr I ng to the zon i ng map, po I nted out the 
depth of the property lmmed I ate I y west was CS to the same depth of the 
sub j ect tract. 

TMAPC ACTION: 10 members present 

On MOTION of CARNES, the Planning Commission voted 9-0-1 (Carnes, 
Doherty, Draughon, Paddock, Parmele, Rice, VanFossen, Wi Ison, Woodard, 
"aye"; no "nays"; Kempe, "abstaining"; (Crawford, "absent") to APPROVE 
Z-6141 Cleverdon (Benien) for CS zoning, as recommended by Staff. 
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Z-6141 Cleverdon (Benien) Cont'd 

legal Description: 

The north 250' of the east 155' AND the north 175' of the west 75' of the 
W/2 of the NE/4 of the NW/4 of the NW/4 of Section 9, T-19-N, R-14-E of 
the I BM, accord I ng to the US Survey thereof I LESS the West 20' thereof, 
Tulsa County, Oklahoma. 

Cha I rman Parme I e adv I sed the Comm iss Ion of the reap po i ntment of Bob Paddock 
and Cherry Kempe for another three year term on the TMAPC. 

There being no further business, the Chairman declared the meeting adjourned 
at 2:08 p.m. 

ATTEST: 

~~-.. 
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