






















































































































































































































TULSA METROPOLITAN AREA PLANNING COMMISSION 
CASE REPORT 

 
APPLICATION:  Z-7096/PUD-757 

 
TRS 9212 Atlas 15 

CZM 36 PD-6 CD-4 

TMAPC Hearing Date:  October 1, 2008 (May 21, 2008) 

Applicant:  Charles E Norman Tract Size:  .43+ acres/ 18,617 sf (net) 
 .57 acres/24,994 sf (gross) 

  
ADDRESS/GENERAL LOCATION:  North of northwest corner of East 15th Street and South 
Norfolk Avenue 
 
EXISTING ZONING:  RS-3/OL EXISTING USE: Residential/vacant 
 
ZONING ORDINANCE: Ordinance number 16532 dated January 15, 1986, and Ordinance 
number 11814, June 26, 1970, established zoning for the subject property. 
 
PROPOSED ZONING:  RT/PUD PROPOSED USE: Townhouses 
 
RELEVANT ZONING HISTORY: 
Z-6378 April 1993:  All concurred in approval of a request for a supplemental overlay zoning on 
a tract of land to HP for historic preservation on property located south of subject property. 
 
Z-6339/PUD-478 December 1991:  All concurred in approval of a request for rezoning from 
OL/OMH/RS-3 to RS-4 and of a proposal Planned Unit Development a 7.73+ acre tract of land 
for single-family development with private streets on property located west of the northwest 
corner of South Peoria Avenue and East 15th Street and east of subject property. 
 
Z -6081 January 1986:  All concurred in approval of a request for rezoning a tract of land from 
RS-3 to OL for office use on property located on the northwest corner of East 15th Street South 
and South Norfolk Avenue and a part of the subject property. 
 
PUD-394-A December 1991:  All concurred in approval of a request to abandon PUD-394 
which originally approved high-rise office on the site; on condition of approval of RS-4 zoning 
for Z-6339 and PUD-478 as recommended by staff on property located east of subject property 
and west of the northwest corner of South Peoria Avenue and East 15th Street 
 
AREA DESCRIPTION:
SITE ANALYSIS:  The subject property is approximately .43+ acres in size and is located north 
of northwest corner of East 15th Street and South Norfolk Avenue.  The property appears to be 
residential and vacant and is zoned RS-3/PUD. 
 



STREETS: 
Exist. Access MSHP Design MSHP R/W Exist. # Lanes 
East 15th Street Urban Arterial 70’ 4 
South Norfolk Avenue Residential Collector 60’ 2 

 
UTILITIES:  The subject tract has municipal water and sewer available.   
 
SURROUNDING AREA:  The subject tract is abutted on the east by Norfolk Avenue, 
Broadmoor Addition and Mapleview on Cherry Street, zoned RS-4 and OL respectively; on the 
north by the U.S. 64/444, OK.-51 right-of-way, zoned RS-3; on the south by 15th Street and 
Morningside Addition, zoned RS-3; and on the west by Broadmoor Addition, zoned RM-2.   
 
RELATIONSHIP TO THE COMPREHENSIVE PLAN: 
The District 6 Plan, a part of the adopted Comprehensive Plan for the Tulsa Metropolitan Area, 
designates this area as being low-intensity, Special Development Sub-area F according to the 
District 6 Comprehensive Plan Map, and page 6-23 of the Plan.  This area is “bounded by the 
Broken Arrow Expressway on the north, the lot line west of Utica on the east, the inner-
dispersal loop on the west, and the Cherry Street Business Sub-Area A and Maple Ridge Sub-
Area C on the south”.   
 
According to section 3.5.6.1 of the Plan, “the area west of Peoria should be low-intensity office 
use on the west half” and medium intensity office/commercial use on the east.  Multi-family use 
should be discouraged”.  Since the applicant is proposing to re-plat the property as seven 
individual single-family lots, this development is not a multifamily development per chapter 18 of 
the Zoning Code.           
 
Therefore, and according to the Zoning Matrix, the requested RT zoning may be found in 
accord with the Plan by virtue of its location within a Special District area. 
 
STAFF RECOMMENDATION FOR ZONING: 
Based on the Comprehensive Plan and existing development in the area, staff can support the 
requested rezoning and therefore recommends APPROVAL of RT zoning for Z-7096, subject 
to the TMAPC’s recommendation to approve the accompanying PUD-757 or some variation 
thereof. 
 
STAFF RECOMMENDATION FOR PUD: 
PUD-757 is a .43 acre tract located on the west side of Norfolk Avenue, north of 15th Street, 
approximately 1,200 feet west of Peoria Avenue.  This PUD proposal and associated rezone 
application Z-7096 was originally approved by the TMAPC on May 21, 2008.  It is being 
returned to the TMAPC by the Tulsa City Council with the recommendation that the TMAPC 
reconsider the proposed zoning being switched to RT (Residential Townhome) zoning.  
 
The applicant is proposing a town-home development designed for occupancy by single family 
residential owners with common area facilities located within a reserve area to be maintained 
by a homeowners association.  The location of the property is shown on the attached aerial 
photograph.  The development will be re-platted as one-block, with individual lots and common 
reserve area(s).    
 
Elevation for the proposed development area range from a high of 716’ at the northeast corner 
of the tract to 708 feet at the southwest corner of the tract with the property generally sloping 
downward from east to west.  According to the Soil Survey of Tulsa County, Oklahoma, soil 



types are identified as Kamie-Urban Land Complex, 1% - 8% Slopes.  Development constraints 
are associated with these soils and will be addressed in the engineering design phase of the 
project. 
 
The Maple Terrace Town-homes property is immediately south of the US-64/444, OK.-51, inner 
dispersal loop and is adjacent on the north and west to a recently completed pedestrian and 
bicycle path, a part of the metropolitan trail system.  The applicant is proposing direct access to 
the path for residents of the development. 
 
The property is zoned RS-3 and OL-Office Light.  A companion application Z-7096 is being 
considered to change the zoning of the property to RT – Residential Townhome.  Should the 
request for the RT zoning be approved, underlying RT zoning would allow 5 dwelling units 
according to the available land area per dwelling unit required for an RT development (24,994 
gross square foot lot divided by 4,200 sf required per dwelling unit in RT zoning = 5 units 
permissible).   
 
A minimum of 1,200 square feet of livability space will be provided for each townhouse lot.  
Livability space for each lot may be provided in landscaped features within the reserve area(s) 
as permitted by section 1104-C of the Zoning Code.  The reserve areas will be maintained by 
the homeowners association. 
 
Access to the site will be from Norfolk Avenue, via mutual access easement (MAE).  Entry 
gates will be constructed per the applicant’s concept plan and as agreed to by the City of Tulsa 
Fire Marshall.  Sidewalks will be provided along Norfolk Avenue, as well as, from the northeast 
corner of the site to the proposed trail access.   Two car garages are proposed for each town-
home with an additional off-street parking spot provided within the development.  All parking will 
be accessed from the interior of the development.  A hammerhead turn-around for traffic on 
South Norfolk Avenue will be constructed at the northeast corner of the project.  Part of the 
existing cul-de-sac will be declared surplus per the City of Tulsa Engineering Design Manager 
to allow for this turn-around.  The final design of the aforementioned turn-around must be 
approved by the City of Tulsa prior to final approval of the re-plat of the property.   
 
A letter prepared by the Public Works Department, Development Services Division, dated April 
8, 2008 states there will be no onsite detention required for the proposed development.  Maple 
Terrace Town-homes will continue to drain overland in conformance with historical drainage 
patterns common to the site prior to the construction of the Inner Dispersal Loop.  A detailed 
hydrology analysis and report will be prepared and submitted to the City of Tulsa Development 
Services for approval during the platting process. 
 
Existing City water and sanitary sewer services are available to the development.  The existing 
2 inch water line along the east side of South Norfolk Avenue will be replaced with a 6 inch 
water line which will be looped through the development and extended to connect with the 
existing 6 inch water line running along the south side of East 15th Street South. 
 
Sanitary sewer is accessible to the site by an 8 inch line that extends south across East 15th 
Street South from an existing lamp-hole at the southwest corner of the development.  An 
internal sanitary sewage collection system with 8 inch lines will be constructed along the 
perimeter boundaries of the development and will connect to the existing lamp-hole and to a 
new manhole which will be constructed at the southeast corner of the development. 
 



Staff finds the uses and intensities of development proposed to be in harmony with the spirit 
and intent of the Code.  Staff finds PUD-757 to be:  (1) consistent with the Comprehensive 
Plan; (2) in harmony with the existing and expected development of surrounding areas; (3) a 
unified treatment of the development possibilities of the site; and (4) consistent with the stated 
purposes and standards of the PUD Chapter of the Zoning Code.  
 
Therefore, staff recommends APPROVAL of PUD-757 subject to the following conditions and 
as amended by the TMAPC (items with strikethrough have been removed, underlined items 
have been added in): 
 
1. The applicant's Outline Development Plan and Text be made a condition of approval, 

unless modified herein. 

2. Development Standards: 
 
LAND AREA:  

Net Area:      0.43 Acres   18,617 SF 
 
Gross:       0.57 Acres   24,994 SF 

 
PERMITTED USES: 

Townhouses:  As permitted in Use Units 7a, and uses customarily accessory to the 
permitted principal uses. 
 
Reserve A: Controlled entrance, parking and common area facilities, and uses 
customarily accessory to townhouse dwellings, to be maintained by an owners 
association. 

 
MAXIMUM NUMBER OF DWELLING UNITS:        5 
 
MINIMUM LOT WIDTH:          22 FT 
 
MINIMUM LOT AREA:          1,600 SF* 

 
*The remainder of the required lot area per dwelling unit shall be provided in common 
areas as permitted by section 1104-B of the Zoning Code. 

 
MAXIMUM BUILDING HEIGHT:         35 FT 
 
OFF-STREET PARKING:        3 per dwelling unit 
 
MINIMUM BUILDING SETBACKS: 
 From the centerline of S. Norfolk Ave.      50 FT* 
 From the north boundary        10 FT 
 From the south boundary        10 FT 
 From the west boundary        20 FT 
 

*For the purpose of establishing the required street yard, the front yard set back shall be 
considered to be 10 feet. 

 



MINIMUM PARKING AREA SETBACKS from the north boundary:    5 FT 
 
LIVABILITY SPACE: 

A minimum of 1,200 square feet of livability space shall be provided for each townhouse 
lot.  Livability space may be provided within common and reserve areas per section 
1104-C of the Zoning Code. 

 
SIGNS: 

One project identification ground sign shall be permitted at the South Norfolk Avenue 
entrance with a maximum of 12 square feet of display surface area and 6 feet in height. 

 
LIGHTING: 

Exterior light standards shall not exceed 12 feet in height and shall be hooded and 
directed downward and away from the boundaries of the planned unit development.  
Shielding of outdoor lighting shall be designed so as to prevent the light producing 
element or reflector of the light fixture from being visible to a person standing at ground 
level in adjacent residential areas.  Compliance with these standards shall be verified by 
application of the Kennebunkport Formula.  Consideration of topography must be 
included in the calculations. 

 
DECORATIVE FENCING: 

A decorative 6 feet high wrought iron type screening fence shall be constructed along 
the east boundary; such screening fence shall continue at least 25 feet from the north 
and south property boundaries and be subject to detail site plan review and approval 
prior to a building permit being issued.  Screening along the remainder of the property 
boundaries shall be optional.     

 
TRASH, MECHANICAL AND EQUIPMENT AREAS: 

All trash, mechanical and equipment areas (excluding utility service transformers, 
pedestals, or equipment provided by franchise utility providers), including building 
mounted, shall be screened from public view in such a manner that the areas cannot be 
seen by persons standing at ground level. 
 

3. No building permit shall be issued until the platting requirements of Section 1107F of the 
Zoning Code have been satisfied and approved by the TMAPC and filed of record in the 
County Clerk's office, incorporating within the restrictive covenants the PUD conditions of 
approval and making the City beneficiary to said covenants that relate to PUD conditions.

4. No building permit shall be issued for any building within the development until a detail 
site and landscape plan for that lot or parcel has been submitted to the Tulsa 
Metropolitan Area Planning Commission and approved as being in compliance with the 
approved development standards. 

5. No sign permits shall be issued for erection of a sign within the PUD until a detail sign 
plan has been submitted to the TMAPC and approved as being in compliance with the 
applicable development standards. 



 

6. The Department of Public Works or a professional engineer registered in the State of 
Oklahoma shall certify to the appropriate City official that all stormwater drainage and/or 
proposed detention is in accordance with applicable City requirements prior to issuance 
of an occupancy permit on that lot. 

7. A homeowners association shall be created and vested with sufficient authority and 
financial resources to properly maintain all private streets, sidewalks and common areas, 
including any stormwater detention areas, security gates, guard houses and/or other 
commonly owned structures within the PUD. 

8. All private roadways shall have a minimum right-of-way of 30’ and be a minimum of 26’ in 
width for two-way roads and 18' for one-way loop roads, measured face-to-face of curb
where applicable.  Any curbs, gutters, base and paving materials used shall be of a 
quality and thickness which meets the City of Tulsa standards for a minor residential 
public street if installed.  The maximum vertical grade of private streets shall be ten 
percent where applicable. 

9. The City shall inspect all private streets and/or access drives to certify that they meet City 
standards prior to any building permits being issued on lots accessed by those streets or 
access drives.  The developer shall pay all inspection fees required by the City. 

10. Subject to conditions recommended by the Technical Advisory Committee during the 
subdivision platting process which are approved by TMAPC. 

11. Entry gates or guardhouses, if proposed, and screening walls or fences, must receive 
detail site plan approval from TMAPC, Traffic Engineering and Tulsa Fire Department, 
prior to issuance of a building permit for the gates or guard houses. 

12. Approval of the PUD is not an endorsement of the conceptual layout.  This will be done 
during detail site plan review or the subdivision platting process. 

 
 
TAC Comments: 
 
General:   No Comments 
Water:  A 20’ restrictive water line easement will be required for the proposed 6-inch looped 
water main line on the property. A Revision Project will be required for replacing the existing 2-
inch water main line along Norfolk Avenue with a 6-inch size water main line. 
Fire:  No Comments 
Stormwater:  No Comments 
Wastewater: A Sanitary Sewer mainline extension will be required to serve all lots within the 
PUD area.  A fence easement should be included, to ensure fence is not placed in utility 
easement. 
Transportation:  There are title ownership issues along the east side of the property.  Locate 
DOT and COT easements; ROWs or ownership at that location. 
Traffic:  Include design standards within the PUD development standards for the proposed 
private street. The standards must meet or exceed Public Works’ standards for minor 
residential streets. 



GIS:  No Comments 
Street Addressing:  No Comments  
County Engineer:   No Comments 
 
 
 
10-01-08 
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