
TULSA METROPOLITAN AREA PLANNING COMMISSION 
Minutes of Meeting No. 1724 

Wednesday, December 14, 1988, 1 :30 p.m. 
City Commission Room, Plaza Level, Tulsa Civic Center 

ME~ERS PRESn..rr 
Carnes 

ME~ERS ABSn..rr 
Harris 

STAFF po~sn..rr 

Frank 
OTHERS po~SENT 
Linker, Legal 
Counsel Coutant, Secretary 

Doherty 
Randle 
Woodard 

Gardner 
Lasker 
Matthews 
Setters 

Draughon 
Kempe, Chairman 
Paddock, 2nd Vice- Stump 
Chairman 

Parmele, 1st Vlce­
Chairman 

Wilson 

The notice and agenda of said meeting were posted In the Office of the City 
Auditor on Tuesday, December 12, 1988 at 4:05 p.m., as well as in the 
Reception Area of the INCOG offices. 

After declaring a quorum present, Chairman Kempe called the meeting to order 
at 1 :34 p.m. 

MINUTES: 

Approval of the Minutes of November 30, 1988, Meeting 11722: 

REPORTS: 

On MOTION of CARNES, the TMAPC voted 8-0-0 (Carnes, Coutant, Doherty, 
Draughon, Kempe, Paddock, Parmele, Wilson, "aye"; no "nays"; no 
"abstentions"; Harris, Randle, Woodard, "absent") to APPROVE the 
Minutes of November 30, 1988, Meeting #1722. 

Report of Receipts & Deposits for the Month Ended November 30, 1988: 

On MOTION of CARNES, the TMAPC voted 8-0-0 (Carnes, Coutant, Doherty, 
Draughon, Kempe, Paddock, Parmele, WIlson, "aye"; no "nays"; no 
"abstentions"; Harris, Randle, Woodard, "absent") to APPROVE the 
Report of Receipts & DeposIts for the Month Ended November 30, 1988. 
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REPORTS Cont'd 

Committee Reports: 

Mr. Carnes adv I sed the Comprehens Ive PI an Comm Ittee met th I s date 
regarding proposed amendments to the District 18 Plan. The Committee 
voted unanimously to approve the housekeeping-type amendments as 
recommended by Staff, and to continue review and approval of the 
amendments re i at I ng the Corr i dor D I str I ct, as we I I as cent i nue the 
public hearing on District 18 to January 4, 1989. 

Director's Report: 

a) Mr. Jerry Lasker, I NCOG, updated the TMAPC members on the status of 
the proposed Creek Expressway, commenting that was no official word 
other than the proposed turnpike bond Issue was being brought before 
the State Supreme Court for approval. 

b) Briefing by Mr. Ward Miller of the Department of Stormwater 
Management (DSM) on the process for deve I op I ng a c I ty-w i de Master 
Drainage Plan. Mr. Miller also reviewed the status of the 21 master 
drainage plans for Individual drainage basins, and answered questions 
from the TMAPC members. As to the role of the TMAPC, Mr. Miller 
commented the TMAPC wou i d be aked to adopt the c t ty-w I de Master 
Drainage Plas as a component of the Comprehensive Plan. In addition, 
the TMAPC shou I d cont I nue the I r rev I ew of the i nd I v I dua i bas In 
stud I es to ver I fy conformance to the var lous D I str I ct Plans. He 
encouraged continued TMAPC liaison support in the citizen 
participation process, as wei I as involvement of the citizen planning 
team chairmen. The TMAPC members expressed concern regarding 
approval of DSM drainage projects on the Capital Improvements 
Program (CIP) list that had not yet been approved as to conformance 
to the Comprehensive Plans. Mr. Miller stated that the TMAPC would 
not be asked to approve any projects for Inclusion in the CIP unless 
they were part of the city-wide Master Drainage Plan adopted by the 
TMAPC. 
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CC»IPREHENS I VE PlAN PUBL I C HEAR I NG: 

Public Hearing to COnsider Amendments 
to the District 18 Comprehensive Plan 

As I nd i cated by Mr. Carnes in the Comm i ttee Reports, the Comprehens i ve P I an 
Comm tttee voted unan lmous I y to recommend a cont 1 nuance on th I 5 matter to 
January 4, 1989. 

TMAPC ACTION: 8 members present 

On MOTION of CARNES, the TMAPC voted 8-0-0 (Carnes, Coutant, Doherty, 
Draughon, Kempe, Paddock, Parmele, Wi Ison, "aye"; no "nays"; no 
"abstentions"; Harris, Randle, Woodard, "absent") to CONTINUE the Public 
Hearing to Consider Amendments to the District 18 Comprehensive Plan until 
Wednesday, January 4, 1989 at 1:30 p.m. in the City Commission Room, City 
Hal I, Tulsa Civic Center. 

* * * * * * * 

Public Hearing to Consider Amendments 
to the District 1 Comprehensive Plan 

Staff advised a request was submitted by Interested parties to continue this 
hearing to December 21, 1988. 

TMAPC ACTION: 8 members present 

On MOTION of PARMELE, the Tr-iAPC voted 8-0-0 (Carnes, Coutant, Doherty, 
Draughon, Kempe, Paddock, Parme I e, W II son, "ayell ; no !!nays"; no 
"abstentions"; Harris, Randle, Woodard, "absent") to CONTINUE the Public 
Hearing to Consider Amendments to the District 1 Comprehensive Plan until 
Wednesday, December 21, 1988 at 1 :30 p.m. In the City Commission Room, 
CIty Ha!!, Tulsa Civic Center. 
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ZON I NG PUBlI C HEAR I NG: 

Appl icatlon No.: Z-6218 & PUD 446 
Applicant: NIchols (Ind. School Dist. 11) 
Location: 7370 East 71st (Thoreau Jr. High School) 
Date of Hearing: December 14, 1988 
Presentation to TMAPC by: Mr. Bob Nichols, 111 West 5th 

Relationship to the Comprehensive Plan: 

Present Zoning: RS-3 
Proposed Zoning: Ol 

(582-3222) 

The District 18 Plan, a part of the Comprehensive Plan for the Tulsa 
Metropolitan Area, designates the subject property Low Intensity - Public 
Use. 

According to the Zoning Matrix the requested OL District "may be found" 
In accordance with the Plan Map. 

Staff Recommendation: Z-6218 

Site Analysis: The subject tract Is approximately 5.4 acres In size and 
located on the south s I de of 71 st Street, 1/4 mil e west of Memor I a I 
Drive. It Is nonwooded, gently sloping, vacant, adjacent to the former 
Thoreau Junior High School which Is now being used as a private general 
education school and Is zoned RS-3. 

Surrounding Area Analysis: The tract Is abutted on the north across East 
71st Street South by single-family dwel lings zoned RS-3; on the east by a 
commercial business and a shopping center zoned Ol, CS and PUD 196; on the 
south by sing I e-fam II y dwe lit ngs zoned RS-3; and on the west by a fire 
station and single-family dwel lings zoned RS-3. 

Zoning and BOA Historical Summary: The Board approved a special exception 
to convert the Thoreau Junior High School building which had been closed 
to a church and private school use with temporary classroom structure on a 
19.5 acre tract wh I ch inc I udes the subject tract. A pa i nt store was 
al lowed to be developed by Board variance to a depth of 460' Immediately 
east of the subject tract. 

COnclusion: Staff cannot support OL zoning In the configuration requested 
In this appl icatlon. The extension of OL zoning 850 1 feet west along 7ist 
Street South Immediately across from Single-family dwe! lings would extend 
non-residential zoning too far from the commercial node at Memorial Drive. 
Staff could support OL zoning on the east 250 feet of the tract to a depth 
of 550' from the center I ine of 71st Street South which would st!1 I provide 
152' of depth to deve I op res I dent' a I lots front I ng on East 71 st Cou rt 
South. The south 150' (of the north 550 I) of such a tract was not 
I nc I uded I n the req uest before the comm I ss Ion. Therefore, add I tiona I 
not I ce wou I d be requ I red for rezon I ng such an area. Since th Is zon I ng 
application Is accompanied by a PUD, Staff could support an equivalent 
amount of area being zoned Ol (137,500 sf) which Is within the subject 
tract as advertised. 

Therefore, Staff recommends APPROVAL of the east 417' of the tract for Ol 
and DENIAL of the remainder of the tract to the west. 
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Z-6218 & PUD 446 Nichols - Cont'd 

Staff Recommendation: PUD 446 

The subject tract contains approximately 19.5 acres with 1161.5' of 
frontage on the south side of East 71st Street South beginning 
approximately 1/4 mile west of the Intersection of Memorial Drive and East 
71st Str,et South. Located generally In the center of the tract is the 
former Thoreau Junior High School which more recently was Victory 
Christian School, a private school for K-12th grades. The school Is two 
stories In height and contains 94,460 square feet of floor area. 

Contemporaneously with the PUD, an application to rezone 235,000 square 
feet of the tract to OL has been made. The purpose of the PUD Is to al low 
light office and junior col lege uses In the existing building. 

The tract Is surrounded on the north, west and south by single-family 
dwellings. A portion of Its western boundary abuts a fire station. To 
the east of the tract I s a reta II commerc I a I bu II ding and a shopp I ng 
center. 

The Comprehens I ve P I an Map for D I str I ct 18 des i gnates th I s area as Low 
Intensity - Public Use. The types of uses proposed for this PUD may be 
found In accordance with the Plan Map designation. The proposed office 
uses would not be allowed without rezoning at least a portion of the 
property to OL. Under a PUD the area zoned RS-3 cou i d potent I a I i Y be 
developed for the junior col lege use at a maximum FAR of .5. The existing 
structure Is built at a FAR of approximately .11. The applicant's Outline 
Development Plan would not al low any additional buildings to be 
constructed within the PUD. The Development Concept Plan shows additional 
park I ng be I ng constructed on the north and east s I des of the ex I st I ng 
bu II ding. it has no planned use for the eastern 250' of the tract. 
Present I y there I s a park! ng lot on the north s! de of th is area wh I ch 
connects to a service road east of the property. Without a specific plan 
for the eastern 250' of the tract, It appears the Intent Is to subdivide 
and sel I the property at a later date. Since the PUD does not make any 
provision for buildings to be allowed in this eastern area, an amendment 
to the PUD would be required to al low any development. 

Staff has recommended that only 137,500 square feet of the PUD be rezoned 
to OLe This would allow a maximum of 55,000 square feet of office space 
In the PUD. That Is approximately 3,000 square feet less than Is proposed 
by the PUD utilizing the existing school building. This would also mean 
there would be no permitted office floor area for the tract proposed to be 
zoned OL on the east side of the PUD. Staff therefore recommends that the 
PUD Include 94,460 square feet of floor area for the junior col lege use 
(the size of the existing building) and 55,000 square feet for new office 
buildings m~etlng the height and parking requirements of the OL District 
to be built In the east 250' If not used by the existing school building. 
If, however, any of the existing building Is used for general office uses 
rather than school uses, the maximum floor area of new buildings for the 
east 250' wouid be reduced accordingly. 
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Z-6218 & PUD 446 Nichols - Cont'd 

After rev I ew of PUD 446, based upon the Staff's fo I low I ng cond I t Ions 
expressed below, Staff finds PUD 446 to be: (a) consistent with the 
Comprehensive Plan; (b) In harmony with the existing and expected 
development of surrounding areas; (c) a unified treatment of the 
development possibilities of the site; and (d) consistent with the stated 
purposes and standards of the PUD Chapter of the Zoning Code. 

Therefore, Staff recommends APPROVAL of PUD 446 subject to the fol lowing 
conditions: 

1 ) That the app II cant's Out II ne Deve lopment P I an and Text be made a 
condition of approval, unless modified herein. 

2) Development Standards: 
Land Area (Gross): 19.5 acres 

(Net): 16.3 acres 

Permitted Uses: 

Maximum Floor Area: 

Off-Street Parking For 
Existing Building: 

Signs: 

Minimum Open Space: 

Architectural Standards: 

Use Unit 11 & Use Unit 5 

Use Unit 5 - 94,460 sf 
Use Unit 11 - 55,000 sf 

As required by the applicable Use 
Unit 

As permitted by Section 1130.2(b) with 
a maximum of 3 ground signs, all 
fronting East 71st St. 

7 acres 

The existing building shal I maintain 
the general appearance and character of 
existing Thoreau Junior High School 

Standards for any New Buildings 

Maximum Building Height: 1 story 

Location of New Buildings: 

from the south boundary: 
from the north boundary: 
from the east boundary: 
from the west boundary: 

Off-Street Parking: 

Only on the east 250' of the tract, and 
the fo II ow i ng setback requ I rements 
within that area must be met: 

160' 
50' (110' center I Ine 71st St.) 
10' 

nla 

As required by the applicable use unit 
and setback a minimum of 100' from the 
south boundary of the tract with no 
access to East 71st Court. 

Screening: All trash, utility and equipment areas shall be 
screened from publ Ie view. Any roof~mounted 
equ I pment sha II be screened from the view of 
persons standing at ground level on the boundary 
of abutting residential areas. 
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Z-6218 & PUD 446 Nichols - Cont'd 

3) That a I I park I ng lot I I ght I ng or other types of exter lor I I ght I ng 
shal I be directed downward and away from adjacent residential areas. 
AI I new parking light standards shal I be I imlted to a maximum height 
of 15' and shielded to direct light downward and away from 
restdentlal Iy developed areas. 

4) That a landscaped buffer area be provided along al I areas adjacent to 
single-family development on the south and west sides of the PUD and 
on the eastern 250' of the north side of the PUD. 

5) That a Detail Landscape Plan shall be submitted to the TMAPC for 
review and approval and Instal led prior to Issuance of an Occupancy 
Permit for new buildings or expansion of existing parking areas. The 
landscaping materials required under the approved Plan shal I be 
rna I nta I ned and rep I aced as needed, as a cont I nued cond I t I on of the 
granting of an Occupancy Permit. 

6) That no Building Permits shal I be issued for additional buildings or 
parking areas within the Planned Unit Development until a Detail Site 
Plan which Includes al I new buildings and required parking has been 
submitted to the Tulsa Metropolitan Area Planning Commission and 
approved as be I ng In comp I lance with the approved PUD Deve I opment 
Standards. 

7) No building permits shal I be Issued for erection of a sign within the 
PUD until a Detail Sign Plan has been submitted to the Tulsa 
Metropolitan Area Planning Commission and approved as being In 
compl lance with the approved PUD Development Standards. 

8) If any floor area in the existing Thoreau Junior High School building 
I s used for Use Un It 11 uses then the amount of new off I ce space 
a I lowed to be constructed ! n the east 250 feet ! s reduced by that 
same amount of floor area. Once a new office building Is 
constructed, the amount of floor area allowed for office uses Is 
reduced throughout the ent Ire PUD by the floor area of the new 
building. 

9) That no Building Permit shall be Issued until the requirements of 
Section 260 of the Zoning Code has been satisfied and approved by the 
TMAPC and filed of record In the County Clerk's offIce, incorporatIng 
with I n the Restr I ct i ve Covenants the PUD cond It ions of approva I, 
making City of Tulsa beneficiary to said Covenants. 

Comments & Discussion: 

Mr. Gardner reviewed the Staff's recommendation regarding the suggested OL 
zon I ng pattern. He po I nted out that the request for OL zon I ng was 
submitted to meet financial criteria of a lending institution, and not due 
to I and use matters. I n rep I y to Mr. Paddock, Mr. Gardner rev I ewed the 
relationship to the Development Guidelines. Mr. Gardner clarified, in 
response to Mr. Coutant, that Staff specifically excluded the south 152' 
from the east 250 yo of the tract recommended for OL zon i ng in order to 
provIde a buffei for the abutting residential development. 
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Z-6218 & PUD 446 Nichols - Cont'd 

Mr. Hugh McKnight, Park & Recreation Department, reviewed the history of 
Park Department's efforts to acquire this property for use as a regional 
park/recreation facll tty. In reply to Mr. Parmele, Mr. McKnight Indicated 
he did not feel the suggested use would have an adverse Impact on Leake 
Park, as It would remain as a school use which was consistent with the 
uses In the past. 

Mr. Stan Bolding. Department of Stormwater Management, addressed concerns 
regard I ng dra I nage and detent I on. He ment loned there were some park I ng 
lot uses currently on the premises that were In violation as no Building 
Permits had been Issued. In response to Mr. Draughon, Mr. Bolding 
Indicated DSM personnel would Inspect the facll tty, If approved for 
development as requested, to assure the DSM requirements were met. 

Applicant's Comments: 

Mr. Bob Nichols advised he was representing Independent School District #1 
(feeho/der of the subject tract), and Phil I Ips Col leges, prospective 
purchaser of the tract, for relocation of the Oklahoma Junior College. 
Mr. Nichols reiterated that, as a private entity, Phil I Ips Col leges could 
not seek financial rei lef through a bond Issue as done with public 
institutions; therefore, the need for OL zoning to meet the financial 
reqUirements of the lending organization for an alternative use If 
Phil lips ever defaulted on the loan. He stated that, in order to achieve 
their purpose, the rezoning with the related PUD was felt to be the best 
remedy. Mr. Nichols introduced two representatives for Phil I ips Col leges 
In attendance: Mr. AI len Murrary, General Counsel and Ms. Patty Hoffman, 
Dean of Academics of the Oklahoma Junior Col lege. 

Mr. N I cho I s stated the app I i cant's proposa I for the zon i ng and PUD was 
based on 95,000 square feet for office use, utilizing used the "shel I" of 
the existing school building; i.e. converting the pool, auditoriums, 
gymnasiums, and cafeteria for office use. He commented that the Staff's 
proposal al lowed only 55,000 square feet, as they were not utilizing the 
entire "shell" of the building, only the existing classroom and office 
space used by the schoo I • He I nd i cated that the other recommendat Ions 
suggested by Staff were consIstent with their uses for the appl icatton. 
Mr. Nichols pointed out that, although not Inappropriate, the Staff's 
comments address I ng standards for new bu II dings were superf I uous as the 
applicant had no Intentions for further development on the tract. 

In regard to land use considerations, Mr. Nichols remarked there were two 
overwhe I m I ng f actors for the PUD as subm i tted: 1 ) the Comprehens I ve 
Plan; and (2) the physical facts as they exist. He advised the number of 
park I ng spaces requested was reduced from 500 to 470, based on the 
hi stor I ca I exper I ence and needs of the other Ph II lips Co I leges, even 
though th I s was approx I mate I y 150 more spaces than needed to meet the 
Zoning Code for a col lege or office use. 
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Z-6218 & PUD 446 Nichols - Cont'd 

In summary, Mr. Nichols commented that he could not see the rationale of 
Staff's suggestion for 55,000 square feet other than for configurations on 
a map. However, the rationale for 95,000 square feet of office was based 
on the 17 year use of the building. In regard to concerns by Interested 
parties, Mr. Nichols remarked that the applicant could not make a 
commitment as to staffing, hours of operation, additional traffic lanes, 
etc. 

In regard to the vacant tract being retained by the School District on the 
eastern 250' of the tract, Mr. Doherty Inquired If a major/minor amendment 
would be required for future development, or If a building permit and 
detail site plan might be sufficient to develop this area. Mr. Nichols 
replied It was his understanding (and Staff confirmed) that, under his 
proposa I, if any use other than open space was put on th I s tract, It 
would require submittal of a major amendment for TMAPC review. Regarding 
the uses permitted under Use Units 5 and 11, Staff and Legal Counsel 
agreed that the Intended proposal was similar enough in character and use 
to meet the definition for Use Unit 5, even though proposed by a private 
entity and not a public school/col lege. 

In regard to the OL zoning request, Mr. Parmele initiated discussion on 
the Staff's recommendation for 55,000 square feet versus the applicant's 
request for 95,000 square feet. Mr. Nichols also answered questions from 
the Comm I ss Ion regard I ng the f i nanc I a I requ I rements of the lender, and 
confirmed the but !ding would be uti I ized as Is. In reply to Ms. Kempe, 
Mr. Nichols verified there would be no dormitories or residentIal use on 
campus; therefore, the need for additional parking space to accommodate 
commuters. 

Interested Parties: 

Mr. Coutant read 1 nto the record a letter from D I str I ct 18 Cha t rnan, 
Ginny Poe, on behalf of the District 18 Planning Team: "We request denial 
of the rezoning, because the purchasers of the property, under land use 
#5, are afforded al I the means to utilize the property In question to meet 
the I r needs. If, however, the P I ann I ng Comm I ss Ion dec I des to grant a 
zoning change, we request that the original RS-3 zoning classification be 
restored If the property Is resold at a later time. We see no reason not 
to allow a PUD under the present RS-3, if the sale Is Imminent, but 
be II eve the City of Tu I sa wou I d be better served I f the Park Department 
were al lowed to develop the Improvements and land for public use." 

Cha I rman Kempe adv I sed that a I I I etters rece I ved by the TMAPC wou I d be 
stamped as an exhibit to the minutes of this hearing. 

Mr. Terry Doverspike (7222 East 65th), representing Southeast Tulsa 
Homeowners Assoc I at I on (SETHA), adv I sed that SETHA had part I c I pated In 
several meetings with the applicant, and the primary concerns Involved the 
unknown factors should the college leave the site In the future. Mr. 
Doverspike stated a secondary concern involved access to the school site 
on 71st Street considering that portion of 71st was only two lanes, and 
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Z-6218 & PUD 446 Nichols - Cont'd 

suggested a left turn lane be provided to rei leve this situation. He felt 
access to 71st Court, as wei I as any other residential areas, should be 
prohibited. Mr. Doverspike was concerned with some of the possible uses 
In Use Unit 5 and was advised of the applicant's suggested prohibited uses 
within Use Unit 5. 

Mr. John Nielsen (7108 South 75th East Avenue) echoed concerns regarding 
additional traffic and noise. He also voiced concerns regarding 
Increased water run-off from additional parking lots. Mr. Nielsen agreed 
that access from the residential areas should be prohibited to limit 
parking on the residential streets. 

Ms. Cathy Wilson (7415 South 73rd East Avenue) advised she was Chairman of 
the James C. Leake Park Committee and past president of SETHA. Ms. 
Wilson spoke on her work regarding the park and considerations and efforts 
to acquire the Thoreau site for a regional recreation facility. She 
reviewed the history of Leake Park as relates to the Thoreau site and the 
Park Department's future development. Ms. Wilson requested denial of the 
app I I cat I on I n order to a I low the Park Department t I me to accomp I Ish 
their efforts In acquiring the subject tract. 

Mr. Dick Voris (7121 South 77th East Avenue) spoke on the development of 
the Woodland HII Is Mal I area and stated he felt there was enough 
commercial and office development In this area. Therefore, he could not 
support OL zoning on the east 250'. 

Mr. James Knox (7109 South 77th East Avenue) shared concerns expressed by 
the previous protestants regarding traffic, water run-off, access, etc. 
Mr. Knox also voiced objection to the OL zoning on the east 250' of the 
tract. 

Mr. Jim Beasley (7114 South 77th East Avenue) commented that most of his 
concerns had been addressed. However I his ma I n concern rema i ned with 
stormwater run-off from any additional parking areas. 

Mr. Ken Adams (7200 East 65th Place) President of the Shadow Mountain 
Homeowners Association, agreed with the concerns previously expressed, and 
he echoed comments regard i ng the need for widen i ng of 71 st Street. In 
regard to OL zon I ng on the east 250', he suggested a comprom i se between 
the appl icant and the residents might be to place a condition that the OL 
use be restricted to just the existing facility. Mr. Adams also requested 
that a condition of approval be required stIpulating that, should the 
purchaser fail to consummate the sale of the property, PUD 446 dies and 
OL zoning not be placed on the tract. 

Upon Inquiry from Mr. Paddock, Mr. Linker advised that the request from 
Mr. Adams for the additional condition could not legally be done by the 
TMAPC. 

Ms. Virginia Poulet (7143 South 77th East Avenue) expressed concerns 
regard I ng the loss of open green space to the ne i ghborhood res I dents 
should OL zoning be granted. 
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Z-6218 & PUD 446 Nichols - Cont'd 

Applicant's Rebuttal: 

Mr. N I cho I s remarked that his comments wou I d not be I n the form of 
rebuttal, as' he had met several times with the residents, and he 
re I terated statements prev I ous I y made regard I ng the f I nanc I a I needs of 
the pr I vate ent I ty I the park I ng space needs, the app II cant I slack of 
control over the traffic engineering concerns; etc. He pointed out that 
no comments were made Indicating that this proposal would Interrupt the 
spirit of the neighborhood, nor have any typical "horror" stories about 
flooding been made. Mr. Nichols stressed the thrust of the application 
dealt with the applicant's request to keep the OL use Inside the existing 
95,000 square foot structure. 

Additional Comments & Discussion: 

The Commission members discussed general alternatives as to the 250' area 
for open space, relocation of parking areas, closing access to the 
residential area, etc. Mr. Gardner clarified that Staff felt the east 
250' prov I ded a buffer from the abutt I ng commerc I a I use, but I n the 
alternative he suggested this area might be deleted from the PUD and al low 
the app I I cant to read vert I se to "enve I ope" the off ice use with in the 
rema I n I ng port Ion of the PUD. He caut loned the Comm I ss Ion that the I r 
actions might inadvertently "condemn" any use on the east 250 1 since this 
property would be under different ownership; therefore, this portion 
should not be restricted to just open space. 

I n rep I y to rJ.r. Doherty, Ms. Patty Hoffman rev i ewed the accred I tat i on 
pol icles of Oklahoma Junior College in relation to Tulsa Junior Col lege, 
and the credit transfer criteria of the junior col leges. 

Mr. Doherty and Mr. Nichols discussed access alternatives and 
screening/fencing In regard to parking near the residential areas, as wei I 
as the parking spaces needed on the subject tract. Upon Inquiry from Mr. 
Coutant, Mr. Nichols remarked that he could not verify If any other offers 
for the school site had been submitted to the school system. 

TMAPC Review Session: 

Ms. W I I son commented she had a prob I em with putt I ng OL on the tract, 
exclusive of the east 250 1

, with the proximity to 71st Street and the 
quest I on be I ng, "I s OL appropr I ate". Mr. Doherty commented that the OL 
could be placed anywhere on the tract, and he saw the immediate concern as 
how to deve I op the tract I fit shou I d rema I n as RS-3. He added he did 
not have a problem with the suggested OL use wIth proper screening/fencing 
on the southern and western boundar I es abutt I ng the res i dent I a I areas. 
Discuss Ion fo I lowed as to the not I ce advert I sing the port ion under OL 
consideration. 

Mr. Paddock stated he was in favor of the "enve I ope" suggest I on that 
ut i I I zed the ex I st i ng structure for OL and de I eted the east 250'. of the 
tract from the rezon i ng. Mr. Parme i e commented he was in favor OT Tne 
concept of using an existIng school site for office use, as presented in 
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the recent School Site Study and tour. Therefore, he moved for approval 
of OL zoning as appl led for by the applicant, withholding publIcation of 
the minutes unt II the accompany I ng PUD was a I so approved. Mr. Parme I e 
added that he felt the existing building should be used for office with no 
new construction al lowed. 

Mr. Paddock stated he did not agree with the characterization that leaving 
the east 250' as RS-3 meant "no use", as he fe I t a park was a use. 
Therefore, he cou I d not support a mot Ion that did not exc I ude the east 
250' from OL zoning. Mr. Doherty commented that open space requirements 
were frequent I y used as PUD cond I t Ions, and cou I d be done with th Is 
PUD. Mr. Coutant remarked that he felt it important to Include the 250' 
area In the zoning, especially If the "envelope" concept was being 
considered, to assure that the area would be controlled by the PUD. In 
regard to the motion, Mr. Coutant commented that he felt what was being 
requested was more than necessary or appropriate; therefore, he was more 
comfortable with the Staff's suggested configuration. Mr. Parmele stated 
that his reasoning for the motion was to confine the maximum office space 
of the PUD to just the building Itself. Discussion followed on the 
motion. 

TMAPC ACTION: 8 members present 

On MOTION of PARt.£LE, the TfvtAPC voted 4-4-0 (Carnes; Doherty, Kempe, 
Parmele, "aye"; Coutant, Draughon, Paddock, Wilson, "nay"; no 
"abstentions"; Harr!s, Rand!e, Woodard, "absent") to APPROVE Z-6218 
Nichols (Ind. School District #1) for OL zoning as applied for by the 
appl icant, withholding publication of the minutes until the accompanying 
PUD was also approved. 

The above mot I on f a I ling due to the tie vote 1 Mr. Parme I e attempted an 
alternative motion for OL zoning In an amount to al low 80% of the existing 
bu lid i ng. Discuss Ion fo II owed among Lega i, Staff and TMAPC as to how 
best to arrive at an appropriate configuration. As a member voting 
against the above motion, Mr. Coutant proposed the motion be reconsidered. 
The TMAPC members discussed how best to proceed with a proper motion for 
the zoning and the PUD with amendments. 

After In-depth review of the PUD standards, the fol lowing amendments were 
suggested by the TMAPC members: 

1 ) That the app I I cant's Out I I ne Deve I opment P I an and Text be made a 
condItIon of approval, unless modified herein. 

2) Development Standards: 

Land Area (Gross): 
(Net) : 

Permitted Uses: 
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19.5 acres 
16.3 acres 

On I y those uses I n Use Un It 5 & Use 
Unit 11 submitted by the applicant 



Z-6218 & PUD 446 Nichols - Cont'd 

Maximum Floor Area: 

Off-Street Parking For 
Existing Building: 

Signs: 

Minimum Open Space: 

Architectural Standards: 

94,460 sf 

Minimum of 500 spaces 

As permitted by Section 1130.2(b) with 
only one ground sign, fronting 71st St. 

10 acres, including al I of the 3.7 
acres on the east 250' which shal I 
remain as open space 

The existing building shal I maintain 
the general appearance and character of 
existing Thoreau Junior High School 

3) That a I I park I ng lot I I ght I ng or other types of exter lor I I ght I ng 
shal I be directed downward and away from adjacent residential areas. 
AI I new parking light standards shal I be limited to a maximum height 
of 15' and shielded to direct light downward and away from 
residentially developed areas. 

4) That a landscaped buffer area and 6' security fence be provided along 
the south and west boundaries of the PUD to prohibit vehicular and 
pedestrian access. 

5) That a Deta II Landscape PI an sha II be subm ltted to the TMAPC for 
review and approval and Instal led prior to Issuance of an Occupancy 
Permit for new buildings or expansion of existing parking areas. The 
landscaping materials required under the approved Plan shal I be 
rna I nta I ned and rep I aced as needed, as a cont I nued cond I t I on of the 
granting of an Occupancy Permit. 

6) That no additional buildings shall be permitted within the PUD; 
however, minor building modifications to the existing building shal I 
be permitted. 

7) No building permits shal I be issued for erection of a sign within the 
PUD until a Detail Sign Plan has been submitted to the TMAPC and 
approved as be I ng t n comp II ance with the approved PUD Deve I opment 
Standards. 

8) That no Bu II ding Perm It sha II be Issued unt II the requ I rements of 
Section 260 of the Zoning Code has been satisfied and approved by the 
TMAPC and filed of record In the County Clerk's office, Incorporating 
with I n the Restr I ct I ve Covenants the PUD cond I t Ions of approva I, 
making City of Tulsa beneficiary to said Covenants. 

Mr. Parmele moved for approval of the OL zoning request, as appl led for by 
the app I I cant, and the PUD as amended above. Ms. W II son commented she 
felt there would be a need for an additional lane on 71st Street, and If 
not made a condition of the PUD, then she felt Traffic Engineering should 
be notified. Therefore, Chairman Kempe requested Staff prepare a letter 
to the Traffic Engineering Department addressing the T~APC concerns for an 
additional lane on 71st Street which fronts the subject tract. 
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Z-6218 & PUD 446 Nichols - Cont'd 

Mr. Paddock stated that the comments and observat Ions of his co I leagues 
has persuaded him that the modifications to the PUD wil I bring about the 
desired results, therefore, he would be voting In favor of the motion. 

TMAPC ACTION: 8 members present 

On MOTION of PARMELE, the Tt-1APC voted 7-1-0 (Carnes, Coutant, Doherty, 
Kempe, Paddock, Parmele, Wilson, "aye"; Draughon, "nay"; no "abstentions"; 
Harris, Randle, Woodard, "absent") to APPROVE Z-6218 and PUD 446 Nichols 
(Ind. School District 11) for OL zoning as applied for, and the PUD as 
amended above. 

Legal Description: 

Z-6218: Beg!nnlng at the NE corner of the Nw/4 of the NE/4 of Section 11, 
T-18-N, R-13-E, Tulsa County, Oklahoma; thence due west a distance of 
850.0'; thence due south a distance of 225.0'; thence due east a distance 
of 600.0'; thence due south a distance of 175.0'; thence due east a 
distance of 250.0'; thence due north a distance of 400.0' to the POB, 
containing 235,000 square feet or 5.4 acres, more or less. . 

~D 446: Beginning at the NE corner of the NW/4 of the NE/4 of Section 
11, T-18-N, R-13-E, Tu I sa County, Ok I ahoma; thence due west a long the 
north I I ne of Sect Ion 11 a d I stance of 1,371 .53'; thence due south a 
d I stance of 49.0'; thence southeaster I y a long a curve to the I eft of 
radius of 225.0' a distance of 128.39'; thence S 32°41 '39" E a distance of 
50.24 I; thence southeaster! y a long a curve to the right of rad I us of 
360.0' a distance of 337.84'; thence due east a distance of 1,217.53'; 
thence N 0007'50 1t W a distance of 702.0' to the POB, containing 20.660 
acres, more or less; 
LESS THE FOLLOWING: Beginning at a point on the north line of the Nw/4 of 
the NE/4 of Section 11, T-18-N, R-13-E, City of Tulsa, Tulsa County, 
Oklahoma; said point being 1,161.53' West of the NE/c of said NW/4, NE/4; 
thence cont I nu i ng west a d I stance of 210.0'; thence due south 49.0'; 
thence along a curve to he left having a radius of 225.0' a distance of 
128.39'; thence S 32°41 '39" E a distance of 50.24', thence around a curve 
to the right having a radius of 360.0' south a distance of 80.0' (plus or 
m I nus) to a po! nt 285.0' south of the north ! I ne; thence due east a 
distance of 110.0' (plus or minus) to a point, thence north a distance of 
285.0' to the POB, containing 1.16 acres, more or less. 

* * * * * * * 
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Application No.: CZ-170 
Applicant: Wood (Limestone National Bank) 
Locatton: West of State Highway 51 & West 21st 
Date of Hearing: December 14, 1988 

Present Zoning: 
Proposed Zoning: 

Street South 

AG 
CG 

Presentation to TMAPC by: Richard Wood, PO Box 250, Sand Springs (245-2551 ) 

Relationship to the Comprehensive Pian: 

The Sand Spr i ngs Comprehens I ve P I an des I gnates the sub ject tract as Low 
Intensity. Development Sensitive (in flood hazard area). 

According to the Zoning Matrix the requested CG District Is not in 
accordance with the Plan Map. 

Staff Recommendation: 

Site Anal ysts: The subject tract Is 4.08 acres ins I ze and I s located 
approximately 1320' west of the Intersection of State Highway 51 and West 
21st Street South. It Is nonwooded, gently sloping, contains .moblle home 
uses, and Is In a flood hazard area and Is zoned RS. 

Surrounding Area Analysis: The tract Is abutted on the north across 
Highway 51 and the Burlington Northern Railroad by scattered single-family 
dwel lings and a church zoned RSj on the east and south by vacant property 
zoned AG; and on the west by s i n9 I e-fam II y dwel lings and mobi!e homes 
zoned AG. 

Zoning and BOA Historical Summary: None 

Conclusion: Based on the Sand Springs Comprehensive Plan and existing 
deve i opment pattern for the area, Staff can not support the requested 
rezon I ng. A more log I ca I zon I ng pattern wou I d be for the vacant tract 
east of the subject tract (node) to develop commercial with the subject 
tract being rezoned to a buffer classification. Staff does not support 
the requested commercial zoning abutting the existing residential zoning 
and use. 

Therefore, Staff recommends DEN IAL of CZ-170 for CG zon! ng and any ! ess 
Intense commercial zoning In the alternative. 

AppJ icant's Comments: 

Mr. Richard Wood, Vice-PresIdent of the Limestone National Bank, pointed 
out the subject tract was located In a floodplain, making It 
totally Inappropriate for residential use. Mr. Wood advised there was a 
contract pending with the Intended use for a mini-storage facility. He 
also pointed out the tract was partially buffered from residential by the 
ra II road. Mr. Wood stated he had ta I ked with some of the ne I ghbor I ng 
res I dents who thought the tract was a I ready be I ng used for commerc I a I 
purposes, and they were pleased to hear of the possibility of having the 
tract cleaned up and put to a better use. 
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CZ-170 Wood Cont'd 

In regard to the Sand Springs Planning Commission recommendation, Staff 
advised the Commission did not have a quorum for their meeting; 
therefore, they were not able to review or make a recommendation on this 
application. Mr. Doherty advised the Sand Springs City Planner had met 
with the -INCOG Staff on this matter. Mr. Stump confirmed the City Planner 
had Indicated that review and possible modification of their Comprehensive 
PI an was needed 'n th I s area. Cha' rman Kempe commented that J L zon I ng 
might be more appropriate and would al low the mini-storage use. 

Mr. Gard ner offered a suggest I on for zon I ng on I y that port I on front I ng 
Highway 51, and not the southern portion which was abutting residential. 
Mr. Doherty commented he was very famll tar with this area and the related 
flooding and water problems. He added this area was very wei I suited for 
II ght I ndustrl a I but not much e! se; and he cou! d not support CG on any 
portion of this tract, but would consider CS. Discussion followed on 
whether to consider readvertlslng for IL or consider CS zoning In I leu of 
the requested OG. 

Comments & Discussion: 

Mr. Art Ingram (Rt. 4 Box 717, Sand Springs), advised he lived In the 
residential area abutting this property. He confirmed the only portion of 
the property suitable for development would be the northern portion due to 
the severe flooding problems on the south. 

Ms. Wilson obtained clarification of the County Zoning Code for floodp!aln 
areas. Mr. Doherty commented he w I shed th I s had been presented for I L 
zoning; however, he moved for approval of CS on the entire tract. 

TMAPC ACTION: 7 members present 

On MOTION of DOHERTY, the TMAPC voted 7-0-0 (Coutant, Doherty, Draughon, 
Kempe, Paddock, Parmele, Wilson, "aye"; no "nays"; no "abstentions"; 
Carnes, Harris, Randle, Woodard, "absent") to APPROVE CZ-170 Wood 
(limestone National Bank) for CS zoning. 

legal Description: 

CS Zoning: A tract of land In the SW/4 of the SW/4 of Section 8, T-19-N, 
R-ll-E, Tulsa county, Oklahoma, more particularly described as follows: 
CommenCing at the SE corner of said SW/4, SW/4 thence N 01°12'48" W along 
the east Ii ne a d I stance of 24.75' to the POB; thence N 01 °12' 48" a 
distance of 281.22' to the south right-of-way of State Highway 51; thence 
N 71°11 '07" W along said right-of-way a distance of 5.70'; thence 
N 73°44'47" W along said right-of-way a distance of 599.55'; thence 
S 01°59'34" W a distance of 268.58'; thence S 89°56'20" E a distance of 
208.72'; thence S 03°21 '18" E a distance of 183.97'; thence N 89°47'14" E 
para I I e I to and 24.75' d I stance from the south I I ne a sa I d SW/4 SW/4 a 
distance of 376.79' to the POB, containing 4.08 acres, more or less. 
Subject to easements and rights-of-way of record. 
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* * * * * * * 

Application No.: Z-6220 
Applicant: Tracy 
Location: North of the NE/c of East 17th Street & 
Date of Hearing: December 14, 1988 

Present Zoning: 
Proposed Zoning: 

South 78th East Avenue 

RS-3 
RM-2 

Presentation to TMAPC by: Mr. John Tracy, c/o 8904 East 19th Place (663-5157) 

RelationshIp to the Comprehensive Plan: 

The D I str i ct 5 P I an, a part of the Comprehens i ve P I an for the Tu I sa 
Metropolitan Area, designates the subject property Low Intensity -
Residential. 

Accord I ng to the Zon I ng Matr I x the requested Rfv1-2 0 I str I ct I s not In 
accordance with the Plan Map. 

Staff Recommendation: 

Site Analysis: The subject tract Is 1.27 acres In size and Is located 
approximately 120 feet north of the northeast corner of East 17th Street 
South and South 79th East Avenue. It Is partially wooded, gently sloping, 
vacant and Is zoned RS-3. 

Surrounding Area Analysis: The tract Is abutted on the north by an 
apartment complex zoned RM-2 and RM-l; on the east by a car wash zoned CS, 
on the south and west by single-family dwel lings on large lots zoned RS-3. 

Zoning and BOA Historlcai SUlIIIlary: Prior rezoning applications have 
established a pattern of high and medium Intensity classification fronting 
South Memorial then transltlonlng to medium and low Intensity at South 
79th East Avenue. No mu I t I fam II y zon I ng 'has been perm Itted west of South 
79th East Avenue. 

Conclusion: Although the Comprehensive Plan does not support the 
requested RM-2 zonIng, the existing zoning pattern north and south of the 
subject tract support RM-2 zoning on the east 160'. Staff can support 
RM-2 zoning on that portion of the tract to line up with the zoning to the 
north and RM-l zoning on the balance. 

Therefore, Staff recommends APPROVAL of RM-2 zoning on the east 160' and 
RM-l zoning on the west 170' to he center I Ine of South 78th East Avenue. 

Comments & Discussion: 

The app I I cant stated agreement with Staff's recommendat Ion for sp I It 
zoning of RM-2 on the east portion and RM-1 on the west portion. 

TMAPC ACTION: 7 members present 
On MOTION of PADDOCK, the TMAPC voted 7-0-0 (Coutant, Doherty, Draughon, 
Kempe, Paddock, Parmele, Wilson, "aye"; no "nays"; no "abstentions"; 
Carnes, Harr Is, Rand Ie, Woodard, "absent") to APPROVE Z-6220 Tracy for 
RM-1 and RM-2 zoning, as recommended by Staff. 
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Z-6220 Tracy - Cont'd 

legal Description: 

RM-2 zoning on the east 160.0' of a tract described as the N/2 of the SW/4 
of the SE/4 of the NE/4 of the SE/4 and the north 20.0' of the S/2 of the 
SW/4 of the SE/4 of the NE/4 of the SE/4, Section 11, T-19-N, R-13-E, City 
and County of Tu I sa, Ok I ahoma; with the ba I ance of sa I d tract (west 
170.0') to be zoned R~~1. 

* * * * * * * 

Appl icatlon No.: Z-6221 Present Zoning: 
Applicant: Ray Proposed Zoning: 
Location: South of the SE/c of East 56th Street & North Peoria Avenue 
Date of Hearing: December 14, 1988 

RS-3 
CS 

Presentation to TMAPC by: Mr. Audrey Ray, 537 E. 57th Street N. (425-8423) 

Relationship to the Comprehensive Plan: 

The D I str I ct 25 P I an, a part of the Comprehens I ve P I an for the Tu I sa 
Metropolitan Area, designates the subject property Medium Intensity - No 
Specific Land Use, Low Intensity - Residential and Incentive Area 1. 

According to the Zoning Matrix the requested CS District Is In accordance 
with the Plan Map for the Medium Intensity - No Specific Land Use portion, 
Is not In accordance with the Low Intensity portion and may be found In 
the I ncent I ve area. A I I zon I ng d I str I cts are cons I dered I n accordance 
with the Special Districts. 

Staff Recommendation: 

Site Analysis: The subject tract Is approximately 2.5 acres In size and 
Is located approximately 525' south of the southeast corner of East 56th 
Street North and North Peer I a Avenue. It conta I ns severa I sing I e-fam II y 
dwel lings and Is zoned RS-3. 

SurroundIng Area Analysis: The tract Is abutted on the north; south and 
east by single-family dwellings on large lots zoned RS-3 and on the west 
by a church zoned RS-3. 

Zoning and BOA Historical Summary: Past zoning cases al lowed CS zoning to 
extend beyond the typical 467' x 467' node. 

Conclusion: Although the Intersection qualifies as a Type I node based on 
the Intersection of two secondary arterIal streets, the Intersection is 
shown on the Comprehensive Plan as a Type I I node (660' x 660'). This Is 
the result of prior existing commercial zoning and development outsIde the 
node. Staff can support CS zoning on the entire tract and not just the 
amount to line up with the Comprehensive Plan. 
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Z-62211 Ray - Cont'd 

Therefore, Staff recommends APPROVAL of CS zoning for Z-6221 as requested. 

NOTE: Staff would recommend amending the Comprehensive Plan to reflect 
the rezoning If approved. 

TMAPC ACTION: 1 members present 

On MOTION of PARMELE, the TMAPC voted 1-0-0 (Coutant, Doherty, Draughon, 
Kempe, Paddock, Parmele, Wilson, "aye"; no "nays"; no "abstentions"; 
Carnes, Harr I s, Rand I e, Woodard, "absent") to APPROVE Z-6221 Ray for CS 
zoning, as recommended by Staff. 

Legal Description: 

Lot 5, Block 2, Grimes Heights Addition to the City and County of Tulsa, 
Oklahoma. 

PUBLI C HEAR I NG: 

TO CONSIDER AN AMENDED FEE SCHEDULE FOR FILING AND 
PROCESS I NG REZON I NG AND BOARD OF ADJUSTMENT APPLI CAT IONS, 
AND FOR FILING AND PROCESSING APPLICATIONS FOR 
SUBD I V I S IONS, LOT SPLITS AND RELATED MATTERS WITH I N THE 
TMAPC TERRITORIAL JURISDICTION 

Comments & Discussion: 

Mr. Irving Frank reviewed the Development Fees Study which was previously 
presented to the TMAPC. He advised the Rules and Regulations Committee 
had reviewed in detail the various fee schedules and the current proposal 
Incorporated their comments and suggestions. As Chairman of the Rules & 
Regulations Committee, Mr. Paddock moved for approval as presented by 
Staff, which Included the modifications suggested by the Committee. 

TMAPC ACTION: 1 members present 

On MOTION of PADDOCK, the TMAPC voted 6-0-1 (Coutant, Doherty, Kempe, 
Paddock, Parmele, Wilson, "aye"; no "nays"; Draughon, "abstaining"; 
Carnes, Harris, Randle, Woodard, "absent") to APPROVE the Amended Fee 
Schedule as described above, and as recommended by Staff and the Rules & 
Regulations Committee. 
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SUBDIVISIONS: 

FINAL PLAT APPROVAL & RELEASE: 

Fleming Addition (3204) South of East Pine, west of South 129th E. Ave. (Il) 

Harvard Grove Second (1793) 8300 Block of South Harvard ( RS-3) 

On MOTION of DOHERTY, the TMAPC voted 7-0-0 (Coutant, Doherty, Draughon, 
Kempe; Paddock, Parmele, Wilson, "aye"; no "nays"; no "abstentions"; 
Carnes, Harris, Randle, Woodard, "absent") to APPROVE the Final Plat of 
FlemIng AdditIon and Harvard Grove Second and release same as having met 
all conditions of approval. 

OTHER BUSINESS: 

PUD 179-Q Detal I SIgn Plan 
8518-C East 71st Street 

Staff Recommendation: 

The app 1 I cant I s propos I ng to place ali ghted awn I ng sign for Klass Act 
K I eaners on a store front I n an ex! st I ng shopp I ng center east of the 
southeast of East 71 st Street and Memor I a I Dr I ve. The awn I ng sign Is 
approximately three square feet rather than the two square feet per linear 
foot of frontage required by the zoning ordinance. The Board of 
Adjustment will hear the request for a variance of sign size on December 
15, 1988. The clean I ng operat I on use requ J res a major amendment to the 
PUD, wh Icn was approved by the TMAPC on November 30th. The City 
Commission has not yet acted on this amendment. 

Signs on other stores In the shopping center appear to be similar In size 
to the sign requested. There are no other awn I ngs on stores I n the 
shopping center, but there Is no consistent slgnage style or format among 
the existIng stores. 

Therefore, Staff recommends APPROVAL of the proposed sign for Klass Act 
Kleaners as proposed, contingent upon approval of a variance in sIgn size 
by the BOA and approva I of PUD 179-Q Major Amendment by the CI ty 
Commission. 

TMAPC ACTION: 7 members present 

On MOTION of PADDOCK, the TMAPC voted 7-0-0 (Coutant, Doherty, Draughon, 
Kempe, Paddock, Parmele, Wilson, "aye"; no "nays"; no "abstentions"; 
Carnes, Harr I S, Rand i e, Woodard, "absentlij to APPROVE the Detaii Sign PI an 
for PUD 179-Q, as recommended by Staff. 
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There being no further business, the Chairman declared the meeting adjourned 
at 6:20 p.m. 

ATTEST: I 

X~C.L~-
v Secretary 
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