TULSA METROPOLITAN AREA PLANNING

COMMISSION

Meeting No. 2637
November 7,2012, 1:30 PM
175 East 2" Street, 2" Level, One Technology Center
Tulsa City Council Chamber

CONSIDER, DISCUSS AND/OR TAKE ACTION ON:
Call to Order:

REPORTS:

Chairman's Report:
Worksession Report:

Director's Report:
Review TMAPC Receipts for the month of September 2012

1. Minutes of September 5, 2012, Meeting No. 2633
2. Minutes of September 19, 2012, Meeting No. 2634
3. Minutes of October 3, 2012, Meeting No. 2635

CONSENT AGENDA:

All matters under "Consent" are considered by the Planning Commission to be routine
and will be enacted by one motion. Any Planning Commission member may, however,

remove an item by request.

4. LS-20555 (Lot-Split) (County) - Location: Northwest corner of West 34™ Street South

and South 65" West Avenue

5. LS-20556 (Lot-Split) (CD-4) - Location: Northwest corner of East 14" Street South and

South Delaware Avenue

6. LS-20557 (Lot-Split) (CD-6) - Location: North of the intersection of North 105" East

Avenue and East Ute Street

7. LS-20558 (Lot-Split) (CD-7) - Location: Northwest corner of East 69™ Street South and

South 71% East (Related to LC-434)

8. LC-434 (Lot-Combination) (CD-4) - Location: North of the northwest corner of East 69™

Street South and South 71% East Avenue (Related to LS-20558)

9. LS-20559 (Lot-Split) (CD-9) - Location: Southwest corner of East 42™ Street South and

South Owasso Avenue



10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

L.S-20560 (Lot-Split) (CD-4) - Location: Southeast corner of South Northfolk Avenue
and East 4™ Street South (Related to LC-435)

LC-435 (Lot-Combination) (CD-4) - Location: East of the southeast corner of South
Northfolk Avenue and East 4™ Street South (Related to LS-20560)

LS-20561 (Lot-Split) (County) - Location: South of the southwest corner of East 116"
Street North and North 44" East Avenue (Related to PUD-717-1)

LC-436 (Lot-Combination) (CD-4) - Location: Northwest corner of East 5™ Street South
and South Northfolk Avenue

LS-20562 (Lot-Split) (CD-8) - Location: East of the southeast cormer of South Yale
Avenue and East 101% Street South (Related to PUD-516-C-2)

LC-437 (Lot-Combinationz (CD-5) - Location: East of the northeast corner of South
Joplin Avenue and East 15" Street South

Bethel Indian Christian Assembly — Final Plat, Location: South of East 131" Street
South, west of South Peoria Avenue (County)

Quik Trip Store # 0090R — Final Plat, Location: Northwest corner of East 11™ Street
South and South Utica Avenue (9306) (CD 4)

PUD-288-14 — Barron & McClarry CG, Inc./Kurt Barron, Location: North of the
intersection of East 27" Place South at South Birmingham Avenue, Requesting a Minor
Amendment to decrease the rear yard setback from 30 feet to 9.9 feet, RS-2/PUD-288,
(CD-4)

PUD-300-9 — Ray Toraby, Location: East of the intersection of East 81" Street South at
South Sheridan Avenue, Requesting Minor Amendment to add a second sign with no
request for additional display surface area, CS/PUD-300, (CD-8)

PUD-717-1 — Sack and Associates, Inc./Mark Capron, Location: Southwest corner of
the intersection of East 116" Street North at South Highway 75, Requesting Minor
Amendment for allocation of floor space in Development Area B to facilitate a lot-split,
IL/PUD-717, (County) (Related to L.S-20561)

PUD-619-C-4 — Kinslow, Keith & Todd/Nicole Watts, Location: West side of South
Memorial Drive at East 106" Street South, Requesting Minor Amendment for
additional floor area and allocates floor area to all of the lots in the subdivision, RS-
3/AG/CS/PUD-619, (CD-8)




22. PUD-516-C-2 — Roy D. Johnsen, Location: South side of East 101" Street South and
east of South Yale Avenue, Requesting Minor Amendment for floor area allocation
related to a lot-split and to allow cross parking within the PUD, RS-4/OL/CS/PUD-516
(CD-8) (Related to LS-20562)

23. PUD-766 — CSRS/Donnie Nauck, Location: West of Yale Avenue and south of
Interstate 44 (I-44), Requesting a Detail Site Plan for a new Raising Cane’s restaurant,
CH/PUD-766, (CD-9)

CONSIDERATION OF ITEMS REMOVED FROM THE CONSENT AGENDA:

PUBLIC HEARINGS:

24. CBOA-2443 — Plat Waiver, Location: North of northwest corner of East Pine Street and
North Yale Avenue (2329) (County)

25. PUD-761-B — Lou Reynolds - Location: Southeast corner of East 41% Street and South
Harvard Avenue, Requesting a Major Amendment to permit the development of a
specialty grocery store accompanied by a retail development, and a fast food restaurant
with a drive-through in a separate building next to proposed grocery store, from RS-
1/0OL/CS/PUD-761-A to RS-1/OL/CS/PUD-761-B, (CD-9) (Related to Harvard Square
South Amended Preliminary Plat)

26. Harvard Square South Amended — Preliminary Plat, Location: South of southeast
corner of East 41% Street South and South Harvard Avenue (9328) (CD-9) (Related to
PUD-761-B)

27. PUD-595-C/Z-5970-SP-6 — LEW Land Investments, LL.C/Michael Jovee, Location:
Southeast corner of South 101* East Avenue and East 67" Street, Requesting a Major
Amendment to allow for the construction of a new warehouse/distribution building to be
occupied by a tenant and operated as a major regional retail appliance and warchouse

operation, from CO/PUD-595-B to CO/PUD-595-C, (CD-8)

28. Z-5914-SP-1 — Lindsey Management, Location: North of northeast corner South Union
Avenue and West 71 Street, Requesting a Corridor Development Plan for multifamily
uses, Use Unit 8, CO/Z-5914-SP, (CD-2)

29. Z-4900-SP-8 — Roy D. Johnsen, Location: East of northeast corner of South Mingo
Road and East 75" Street South, Requesting Corridor Development Plan for a senior
living center, Use Unit 8, Multifamily Dwellings and Similar Uses, CO/Z-4900-SP, (CD-
7) (Related to Clover West Senior Living Facility Preliminary Plat)

30. Clover West Senior Living Facility — Preliminary Plat, Location: South of East 71*
Street, east of East 75" Street South (8407) (CD 7) (Related to Z-4900-SP-8)



OTHER BUSINESS
31. Commissioners' Comments
ADJOURN

CD = Council District
NOTE: If you require special accommodation pursuant to the Americans with Disabilities
Act, please notify INCOG (918) 584-7526. Exhibits, Petitions, Pictures, etc., presented to
the Planning Commission may be received and deposited in case files to'be maintained at
Land Development Services, INCOG. Ringing/sound on all cell phones and pagers must be

turned off during the Planning Commission.

Visit our website at www.tmapc.org

TMAPC Mission Statement: The Mission of the Tulsa Metropolitan Area Planning
Commission (TMAPC) is to provide unbiased advice to the City Council and the County
Commissioners on development and zoning matters, to provide a public forum that fosters public
participation and transparency in land development and planning, to adopt and maintain a
comprehensive plan for the metropolitan area, and to provide other planning, zoning and land
division services that promote the harmonious development of the Tulsa Metropolitan Area and
enhance and preserve the quality of life for the region’s current and future residents.



ZONING

Zoning Letters

Zoning

PUDs & Plan Reviews
Refunds

Fees Waived

LAND DIVISION

Minor Subdivisions
Preliminary Plats
Final Plats

Plat Waivers

Lot Splits

Lot Combinations
Access Changes
Other

Refunds

Fees Waived

BOARDS OF ADJUSTMENT
Fees
Refunds

NSF Check
Fees Waived

TOTAL

LESS WAIVED FEES *

GRAND TOTALS

ITEM

fe)d

37

O NN OO N -

TMAPC RECEIPTS

Month of September 2012
-------------- Current Period --------------
TOTAL
CITY COUNTY RECEIVED
$35.00 $35.00 $70.00
0.00 0.00 0.00
2,665.00 2,665.00 5,330,00
0.00 0.00 0.00
Q.00 0.00 0.00
$2.700.00 $2.700.00 $5.400.00
$325.00 $325.00 $650.00
1,045.00 1,045.00 2,090,00
0.00 0.00 0.00
0.00 0.00 0.00
333.00 333.00 666.00
350.00 350,00 700.00
0.00 0.00 0.00
0.00 0,00 0.00
0.00 0,00
0.00 0.00 0.00
$2.053.00 $2.053.00 $4,106.00
$4,200.00 $2,400.00 $6,600.00
(100.00) ($100.00)
0.00 $0.00
(60.05) 0.00 $0.00
$4.100.00 $2.400.00 $6.500.00
$8,853.00 $7,153.00 $16,006.00
($60.05) ($60.05)
$8,792.95 $7,153.00 $15,945.95

ITEM

17

94

o o

—_
S b ) W

oo o o v

32

--------------- Year To Date -----n=nmnmnamn
TOTAL
CITY COUNTY RECEIVED
$95.00 $95.00 $190.00
2,290.00 2,290.00 4,580.00
6,252.50 6,252.50 12,505.00
(200.00) (200.00) (400.00)
0.00 0.00 0.00
$8.437.50 $8.437.50 $16.875.00
$650.00 $650.00 $1,300.00
3,895.00 3,895.00 7,790.00
2,278.35 2,278.35 4,556.70
0.00 0.00 0.00
1,175.50 1,175.50 2,351.00
950.00 950.00 1,900.00
0.00 0.00 0.00
100.00 100.00 200.00
0.00 0.00 0.00
(286.65) 0.00 (286.65)
$9.048.85 $9.048.85 $18.097.70
$14,950.00 $4,000.00 $18,950.00
(600.00) 0.00 (600.00)
0.00 0.00 0.00
(534.65) 0.00 (534.65)
$14.350.00 $4.000.00 $18,350.00
$31,836.35 $21,486.35 $53,322.70
($821.30) ($821.30)
$31,015.05 $21,486.35 $52,501.40

* Advertising, Signs & Postage Expenses for City of Tulsa Applications with Fee Waivers for Tulsa Development Authority, Tulsa Airport Authority, Pearl
District Form Based Code & Reinstating Previous Zoning of Recently Annexed Territory






Final Subdivision Plat

Bethel Indian Christian Assembly - (County)
South of East 131% Street South, West of South Peoria Avenue

This plat consists of 1 Lot, 1 Block, on .771 acres.

Staff has received release letters for this plat and can recommend approval of the final plat.

16 |
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Final Subdivision Plat

Quik Trip Store #0090R - (9306) (CD 4)
Northwest corner of East 11" Street South and South Utica Avenue

This plat consists of 1 Lot, 1 Block, on 2.8 acres.

Staff has received release letters for this plat and can recommend approval of the final plat.
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Note: Graphic overlays may
not precisely align with physical
features on the ground.
Aerial Photo Date: March 2017
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Note: Graphic overlays may
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Aerial Photo Date: March 2010




November 7, 2012

STAFF RECOMMENDATION

PUD 288-14: PUD Minor Amendment — Lot 16, Block 1 Eight Acres
North of the intersection of East 27th Place South at South
Birmingham Avenue (East of Lewis); TRS 19-13-17; CZM
37; Atlas 93; CD 4.

Eight Acres is a private gated community developed in 1982. During the history of the
project this is the 14™ request for a minor amendment. Every minor amendment has
been to request a front or rear yard setback reduction. The smallest rear yard setback
was approved in 1983 which was approved for a four-foot rear yard setback. In every
instance the minor amendments have been approved.

The applicant is requesting a minor amendment to decrease the rear yard setback from
30’ to 9-9”. In 1998 the same lot requested a rear yard setback reduction from 35’ to 30’

The original project development included construction of a masonry wall around the
entire perimeter of the site. The proposed minor amendment if allowed would place a
building corner within 9-9” of the perimeter masonry wall.

In Section 1107.H.9 of the Zoning Code the Planning Commission is provided authority
to make minor amendments for “changes in structure heights, building setbacks, yards,
open spaces, building coverage and lot widths or frontages, provided the approved
Development Plan, the approved PUD standards and the character of the development
are not substantially altered.”

Staff has reviewed the original PUD and 13 previous requests and determined that this
reduction substantially alters the original PUD dimensional requirement however it is
consistent with the spirit and intent of the PUD and existing development as it exist
today.

Staff has also reviewed the relationship between the adjacent property owners and this
rear yard reduction and determined that the visual impact of the perimeter fence will
screen the reduced internal building setback from properties across the street. This
reduced setback and is far enough away from internal boundaries not to be a negative
impact. The Eight Acres Board which regulates internal private guidelines has approved
this request.

Therefore, Staff recommends APPROVAL of the request for a reduction of the building
setback line from 30’ to 9-9”

Note: Approval of a minor amendment does not constitute detail site, landscape or sign
plan approval.

/8 <
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GOR: WEST, ROBERT A & KATHLEEN

GUARANTY ABSTRACT COMPANY
FIDELITY NMATIONAL TITLE INSURANCE CO.
232886 E

THIS PROPERTY LIES N ZONE “X-UNSHADED® FLOQOD
HAZARD AREA PER F.,R.M. COMMUNITY PANEL NO.
405331 0352K, AS LAST REVISED 8/3/2009.
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PLAT NO. 4293

LEGAL DESCRIPTION AS PROVIDED:

o SIXTEEN (16), BLOCK ONE (1), EIGHT ACRES, A RESUBOMSION OF ALL QF LOTS 8 aND 10, AND PART OF LOT 1| & 2 IN BLCCK 2 OF weQoyY
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November 7, 2012

STAFF RECOMMENDATION

PUD 300-9: PUD Minor Amendment — Lot 1, Block 1, Square One
addition. East of the intersection of East 81% Street South
at South Sheridan Road; TRS 18-13-11; CZM 53; Atlas
1417; CD 8.

Square One Shopping Center (PUD 300) was originally approved in 1982. Eight
minor amendments have been requested in the 30-year time life of the project.
The original PUD allowed one ground sign along the 325-foot frontage on 81% for
this development area and has been granted 380 square feet of display surface
area. The existing sign is a monument style sign.

The applicant is requesting a minor amendment to add a second sign with no
request for additional display surface area. The sign reference in the PUD
Section of the Zoning Code requires 100’ spacing between ground signs and 50°
from residential boundaries.

In Section 1107.H.12 of the Zoning Code the Planning Commission is provided
authority to make minor amendments for “modifications to approved signage
provided the size, location, number and character (type) of the signs are not
substantially altered”.

Staff has reviewed the original PUD and previous amendments and determined
that this additional sign is consistent with the spirit and intent of the PUD and
existing development as it exist today; therefore a minor amendment request is
appropriate.

Therefore, staff recommends APPROVAL of the request for a minor amendment
with the following conditions.

1) The proposed new sign shall not be placed inside any existing utility
easements. No license agreement will be allowed at this location. If the
sign is placed in the parking area appropriate paving will be replaced and
new curb installed with a minimum landscape area around the sign of five
(5) feet in all directions

2) The measurement from the center of the original monument sign to the
center of the proposed new sign shall be a minimum of 100 feet.

3) The center of the proposed new sign shall be a minimum of 75 feet from
the adjacent single-family residential boundary.

(4.3



4) All illumination will be static back-lit style; LED signs, changeable copy
signs, running light or twinkle signs, animated signs, revolving or rotating
signs or signs with moving parts shall be prohibited.

5) The monument portion of the sign will not be back-lit. The only allowable
back-lit areas will include the logo, name plate and other permanent style
lettering.

Note: Approval of a minor amendment does not constitute detail site, landscape or sign
plan approval.
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November 7, 2012

STAFF RECOMMENDATION

PUD 717-1: PUD Minor Amendment — Lot 2, Block 1, “75 North
Center” A Subdivision in Tulsa County in the Southwest
Corner of the intersection of East 116" Place North at
South Highway 75.; TRS 21-13-09; CZM 10; Atlas NA; CD
(County).

“75 North Center” is a 22-acre tract that was originally approved for a multi use
PUD in 2005. This minor amendment is limited to Development Area B in the
PUD and is requested in conjunction with a lot-split which requires an allocation
of 120,000 square feet of floor area allowed.

The request is technical in nature and does not affect the original intent of the
PUD and is provided as a land management issue. The lot-split and associated
floor area is allocated as follows:

Original Development Area B included 14.68 acres/120,000.00 square feet.
Proposed Tract A: 7.18 acres +/- 85,000 square feet
Proposed Tract B: 7.50 acres +/- 35,000 square feet
In Section 1107.H.1 of the Zoning Code the Planning Commission is provided
authority to make minor amendments for “adjustments in internal development

area boundaries provided the allocation of land to particular uses and the
relationship of uses within the project are not substantially altered.”

In staff's opinion this request does not substantially alter the original PUD,;
therefore staff recommends APPROVAL of the request outlined above.

Note: Approval of a minor amendment does not constitute detail site, landscape or sign
plan approval.
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November 7, 2012
STAFF RECOMMENDATION

PUD 619-C-4: PUD Minor Amendment — All of Memorial Commons
Subdivision a subdivision in the City of Tulsa currently
being replatted as “The Vineyard on Memorial” on the west
side of South Memorial Drive at East 106" Street South;
TRS 18-13-26; CZM 57; Atlas 2468; CD 8.

Memorial Commons is a 34.3-acre tract that was originally approved for a
commercial use PUD in 2008. This minor amendment requests additional floor
area and allocates floor area to all of the lots in the subdivision.

The request is technical in nature and does not affect the original intent of the
PUD. The associated floor area is summarized as follows:

Original Total floor area allowed:
333,433.65 square feet (individual sites were not allocated in the
original PUD)

Proposed Total Floor area for “The Vineyard on Memorial”:
381,781.50 square feet (14.5% additional)

Aliocated as follows and as defined in “The Vineyard on Memorial” :

Lot-1, Block-1 116000.00 square feet
Lot-1, Block-2 53,000.00 square feet
Lot-2, Block-2 10,000.00 square feet
Lot-3, Block-2 9,000.00 square feet
Lot-4, Block-2 9,000.00 square feet
Lot-5, Block-2 9,000.00 square feet
Lot-1, Block-3 83,131.50 square feet
Lot-2, Block-3 61,150.00 square feet
Lot-1, Block-4 5,000.00 square feet
Lot-1, Block-5 26,000.00 square feet

In Section 1107.H.1 of the Zoning Code the Planning Commission is provided
authority to make minor amendments for “adjustments in internal development
area boundaries provided the allocation of land to particular uses and the
relationship of uses within the project are not substantially altered.”

In staff opinion this request does not substantially alter the original PUD,;
therefore, Staff recommends APPROVAL of the request outlined above.

Note: Approval of a minor amendment does not constitute detail site, landscape or sign plan
approval.

2.3
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November 7, 2012
STAFF RECOMMENDATION

PUD 516-C-2: PUD Minor Amendment (Development Area B) — Lot 2,

Block 1 of 101 Yale Village a subdivision in the City of Tulsa
currently being lot-split on the south side of East 101%
Street South and east of South Yale Avenue; TRS 18-13-
27;: CZM 57; Atlas 2471; CD 8.

101 Yale Village is an office tract that was originally approved as a PUD in 2008.
The minor amendment request consists of two items.

1)

2)

Floor area allocation related to a requested lot-split. The applicant has
not requested additional floor area but is required to allocate floor area
to all of the lot-split tracts. The associated floor area is summarized as
follows:

Original Total floor area allowed in Development Area B: 12,900
square feet.

Allocated as follows and as defined in the lot-split:

Building Tract 1 3,630.00 square feet
Building Tract 2 3,635.00 square feet
Building Tract 3 3,635.00 square feet
Building Tract 4 2,000.00 square feet

In Section 1107.H.1 of the Zoning Code, the Planning Commission
is provided authority to make minor amendments for “adjustments
in internal development area boundaries provided the allocation of
land to particular uses and the relationship of uses within the
project are not substantially altered.”

Allow cross parking within the PUD. No reduction in the overall
parking requirement as defined in the Zoning Code is requested;
however, a common parking area will be provided for all four buildings.
The common parking area is contained totally with PUD-516.

In Section 1106 of the Zoning Code the Planning Commission is
provided authority to allow common parking areas among other
items “Required spaces may be provided on the lot containing the
uses for which it is intended to serve or in common areas.
Common parking area shall be designed and located so as to be
accessible to the uses it is intended to serve.”

42.3



Shared parking is a strong concept encouraged in the
Comprehensive Plan. This request is in conformance with the spirit
and intent of the original PUD.

Staff is confident that the two requests do not substantially alter the concept of
the original PUD, and therefore, recommends APPROVAL of the request
outlined above.

Note: Approval of a minor amendment does not constitute detail site, landscape or sign plan
approval.
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Exhibit A
(Existing Lot 2, Block 1)

East 107st Street South

Point of Beginning

Lot 1
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7 A P
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CA# 3643 EXP. DATE: 6-30-2013
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Scale: 1" = 50"
VOICE: (918) 258-3737 50 ° 0 )
FAX: (918) 258-2554 T SCALE W FEET
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Prepared: October 17, 2012
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Exhibit B

(Remainder - Tract 1)

Eiast 107.5:1‘ Stree{ S‘outh_

Point of Beginning

74.93'

N 89°50'50" E

(=24
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Lot 2 Block 1
\:’ 107 Yale Vilage Office Park
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Lot 7
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CA# 3643 EXP. DATE: 6-30-2013 www.hraok.com

=
N

Scale: 1" = 50"

a 50 10¢

SCALE IN FEET

Prepared: October 17, 2012

22.7




Exhibit C

(Remainder - Tract 2)

E_ast 7075_1 S‘z‘reez: Souz‘/;_

Point of Beginning
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Point of Commencement
153.81'
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Exhibit D

(Remainder - Tract 3)
East 101st Street South

Point of Commencement
) 228.71_1'
N 89°50'50" E

Lot 2 Block 1
1071 Yale Vilage Office Park
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Exhibit E
(Remainder - Tract 4)
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November 7, 2012
STAFF RECOMMENDATION

PUD-766 Detailed Site Plan — A 68,539 sq ft (1.57 acre) tract that is
part of, SW/4 of Section 29, T-19-N, R-13-E, Lot-7, Block 1,
51 Yale a subdivision in the City of Tulsa, West of Yale Ave.
and South of Interstate 44; CZM 57; Atlas 2673: CD 9

CONCEPT STATEMENT:

The applicant is requesting detail site plan approval for a new Raising Cane’s
restaurant in of PUD-766. The following uses are permitted in this development
area: Use Unit 10 (off street parking), Use Unit 11 (offices, studios and support
services), Use Unit 12 (eating establishments other than drive in), Use Unit 13
(convenience goods and services), Use Unit 14 (shopping goods and services),
Use Unit 19 (hotel, motel and recreation)

PERMITTED USES:
The Site Plan provided as an attachment to this staff report illustrates a new
restaurant (Use Unit 12) which is permitted by right in Lot 7 of PUD-766.

DIMENSIONAL REQUIREMENTS:

The new building is shown on the plan is a 3600 square foot structure. The
submitted site plan meets all applicable building height, floor area, density, open
space, and setback limitations. No modifications of the previously approved PUD
guidelines are required for approval of this site plan.

OFF-STREET PARKING AND VEHICULAR CIRCULATION:
The site plan provides more parking spaces than the required minimum defined
in the Tulsa Zoning Code.

LIGHTING:

Parking lot lighting will be directed down to help prevent light trespass into the
adjacent properties. Maximum height of all light fixtures in this development area
was previously defined as 30'. All fixtures illustrated on the lighting plan including
building lighting and parking area lighting are below the 30’ height limit allowed.
The photometric plan attached to this report shows zero foot candles at the
property perimeter and is consistent with the lighting concept in the Planned Unit
Development.

PEE



SIGNAGE:

The site plan illustrates ground sign locations and is appropriately located. This
staff report does not remove the requirement for a separate sign plan review
process.

SITE SCREENING AND LANDSCAPING:
The landscape plan will be submitted to staff for separate review as allowed in
the Planned Unit Development Section of the Zoning Code.

The trash screening enclosure exceeds the minimum screening standards
defined in the PUD and is located appropriately on this site.

PEDESTRIAN ACCESS AND CIRCULATION:
Appropriate sidewalk plans have been provided on the site plan connecting to the
building entrances from the arterial street sidewalk system.

MISCELLANEOUS SITE CONSIDERATIONS:
There are no concerns regarding the development of this area as it relates to the
terrain modifications.

SUMMARY:

Staff has reviewed the applicant’s submittal of the site plan as it relates to the
approved Planned Unit Development 766. The site plan submittal meets or
exceeds the minimum requirements of the Planned Unit Development. Staff
finds that the uses and intensities proposed with this site plan are consistent with
the approved Planned Unit Development 766, and the stated purposes of the
Planned Unit Development of the Zoning Code.

Therefore, staff recommends APPROVAL of the detail site plan for the proposed
new commercial project.

(Note: Detail site plan approval does not constitute sign plan or landscape plan
approval.)
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PLAT WAIVER

November 7, 2012

CBOA-2443 — North of northwest corner of East Pine Street and North Yale
Avenue (2328) (County)

The platting requirement is being triggered by a Board of Adjustment case for a fiber
optic cable facility.

Staff provides the following information from TAC for their October 18, 2012
meeting:

ZONING:
TMAPC Staff: A lot-split has been approved for the site and no dedications are
required.

STREETS:
Right-of-way per County Engineer appears to be adequate. Sidewalks per County
requirements.

SEWER:
No comment.

WATER:
Outside City service area.

STORMWATER:
No comment.

FIRE:
Fire hydrant required within 400 feet of any part of the structure (as the hose lies).

UTILITIES:
No comment.

Staff recommends APPROVAL of the plat waiver for the property per County Engineer
agreement.

A YES answer to the following 3 questions would generally be FAVORABLE to a
plat waiver:

Yes NO
1.  Has Property previously been platted? X
2.  Are there restrictive covenants contained in a previously filed X

plat?
3. Is property adequately described by surrounding platted X
properties or street right-of-way?
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A YES answer to the remaining questions would generally NOT be favorable to a
plat waiver:

4.

5.

10.

11.

12.

Is right-of-way dedication required to comply with Major Street
and Highway Plan?
Would restrictive covenants be required to be filed by separate
instrument if the plat were waived?
Infrastructure requirements:
a) Water

i. Is a main line water extension required?

ii. Is an internal system or fire line required?

iii. Are additional easements required?
b) Sanitary Sewer

i. Is a main line extension required?

ii. Is an internal system required?

iii Are additional easements required?
c) Storm Sewer

i. Isa P.F.P.l. required?

ii. Is an Overland Drainage Easement required?

iii. Is on site detention required?

iv. Are additional easements required?
Floodplain
a) Does the property contain a City of Tulsa (Regulatory)
Floodplain?
b) Does the property contain a F.E.M.A. (Federal) Floodplain?
Change of Access
a) Are revisions to existing access locations necessary?
Is the property in a P.U.D.?
a) If yes, was plat recorded for the original P.U.D.
Is this a Major Amendment to a P.U.D.?
a) If yes, does the amendment make changes to the proposed
physical development of the P.U.D.?
Are mutual access easements needed to assure adequate
access to the site?
Are there existing or planned medians near the site which would
necessitate additional right-of-way dedication or other special
considerations?

NO
X

X XX X X XXXX XXX XXX

Note: If, after consideration of the above criteria, a plat waiver is granted on unplatted
properties, a current ALTA/ACSM/NSPS Land Title Survey (and as subsequently
revised) shall be required. Said survey shall be prepared in a recordable format and
filed at the County Clerk’s office by the applicant.
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TULSA METROPOLITAN AREA PLANNING COMMISSION
CASE REPORT

APPLICATION: PUD-761-B

TRS 9328 Atlas 311
CZM 48 CD-9

TMAPC Hearing Date: October 17, 2012
(Continued to 11.07.2012)

Applicant: Lou Reynolds Tract Size: 4.5+ acres

ADDRESS/GENERAL LOCATION: Southeast corner of East 41% Street and South Harvard
Avenue

EXISTING ZONING: RS-1/0OL/CS/PUD-761-A EXISTING USE: Commercial and vacant

PROPOSED ZONING: RS-1/0L/CS/PUD-761-B° PROPOSED AMENDMENT: Establish
Development Areas and amend
development standards for Development
Area C and reallocation of floor area

ZONING ORDINANCE: Ordinance number 22302 dated September 17, 2010, established
zoning for the subject property.

RELEVANT ZONING HISTORY:

PUD-761-A September 2010: All concurred in approval of a Major Amendment to Planned
Unit Development on a 6.87+ acre tract of land to permit dry cleaner use on Lot 4 and amend
some development standards, on property located Southeast corner of East 41% Street South
and South Harvard Avenue and the subject property.

PUD-761 December 2008: All concurred in approval of a proposed Planned Unit
Development a 6.87+ acre tract of land for a neighborhood shopping center (Harvard Square)
on property located on the southeast corner of East 41% Street and South Harvard Avenue and
the subject property.

PUD-642 February 2001: All concurred in approval of a proposed Planned Unit Development
on a 1.89+ acre tract of land for office development on property located south of the southeast
corner East 41 Street South and South Harvard Avenue and abutting south of subject
property.

AREA DESCRIPTION:

SITE ANALYSIS: The subject property is approximately 4.5+ acres in size and is located
southeast corner of East 41% Street and South Harvard Avenue. The property appears to be
partially developed and vacant, and is zoned RS-1/OL/CS/PUD-761-A.

SURROUNDING AREA: The subject tract is abutted on the east by Villa Grove a single family
residential subdivision, zoned RS-1: on the north by 41 Street and then “41% Place’ a
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commercial parcel, zoned CS/OL/RS-3/ PUD-592-C; on the south by Peachtree Square Replat
L5-6 Block 1 Villa Grove Heights No. 1, zoned OL/ RS-1/PUD-642; and on the west by Harvard
Avenue and then Charles Teel Addition and Quadrangle Addition, zoned CS/OL respectively.

UTILITIES: The subject tract has municipal water and sewer available.

TRANSPORTATION VISION:

The Comprehensive Plan designates South Harvard Ave and East 41% Street South as Multi-
modal Street. Provisions will be made on this site for a bus shelter on South Harvard Ave.
The interconnectivity component of the comprehensive plan was dismissed prior to this major
amendment.

Physical obstructions including concrete fences and landscape screening were implemented to
segregate the adjacent property uses from the commercial area in this Planned Unit
Development. As a result of previous decisions the interconnectivity goals of the
comprehensive plan cannot be met at this time.

STREETS:
Exist. Access MSHP Design MSHP R/W Exist. # Lanes
South Harvard Avenue Secondary Arterial 100’ 4
East 41° Street South Secondary Arterial 100’ 4

RELATIONSHIP TO THE COMPREHENSIVE PLAN:

This entire PUD development has been the subject of zoning and PUD applications several
years ago and was approved for commercial use. The neighborhood has been heavily
involved during the re-development of this site which has resulted in significant improvements
over minimum screening and landscape requirements provided in the Zoning Code. Those
screening and buffer requirements have been installed and will remain in place or be
expanded with this new development area. The underlying zoning will not be changed as part
of this project and is still consistent with the Comprehensive Plan. Staff has historically
supported the commercial development of this Neighborhood Center and continues to support
that use.

The entire site is considered a Neighborhood Center / Existing Neighborhood and an Area of
Growth in the Comprehensive Plan.

The Neighborhood Center is defined by the Comprehensive Plan as “small-scale, one to
three story mixed-use areas intended to serve nearby neighborhoods with retail, dining,
and services. They can include apartments, condominiums, and townhouses, with
small lot single family homes at the edges. These are pedestrian-oriented places
served by transit, and visitors who drive can park once and walk to a number of
destinations”.

The original PUD 761 was approved after the mapping of the Land Use Plan in the 2010
Comprehensive Plan; therefore the existing neighborhood designation does not
accurately reflect the current commercial development of the site.

While this project does not include any residential uses and all buildings are limited to single
story construction, the remainder of the development aligns with the “Neighborhood Center”
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vision defined in the Comprehensive Plan. Interior pedestrian links will be provided which
encourage pedestrian movement within the PUD and provide adequate connectivity to the
arterial street sidewalk system. The transit stop on Harvard will also provide a strong transit
use opportunity for future users.

The proposal in this major amendment to the PUD is supported by the Comprehensive Plan.

STAFF RECOMMENDATION:

Staff finds PUD-761-B 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; 4) consistent with the stated purposes and standards of
the PUD Chapter of the Zoning Code and 5) consistent with the overall guiding principles of
the original PUD that was approved for the site.

Therefore, staff recommends APPROVAL of PUD-761-B subject to the following development
standards and concept illustrations:
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DEVELOPMENT CONCEPT

Harvard Square South Amended has been planned as a Major Amendment to the Harvard Square development
concept approved in PUD 761 to permit the development of a specialty grocery store accompanied by a retail development,
in a separate building, next to such grocery store (on proposed Lot 2) and a future development lot (on proposed Lot 1) in the
yet to be developed portion of Harvard Square South.

Harvard Square South Amended retains the prohibition against gasoline service stations which eliminates a possible
convenience store use of the Property and limits the hours of operation of the businesses in order to assure a compatible
relationship with the nearby neighborhoods.

In addition, Harvard Square South Amended retains the original exclusion on uses set forth in PUD 761-A (see
Permitted Uses, page 9). Harvard Square South Amended increases the allowable building size and amends the building
heights which were kept unusually low in the original Harvard Square development concept to permit a 26,000 SF specialty
grocery and a separate 7,200 SF multi-tenant retail building adjoining such grocery use. Harvard Square South Amended
proposes within one hundred feet nine (109 FT) of the east boundary a building height exclusive of parapet not to exceed 19
FT (with up to 23 FT for unoccupied architectural features) in height and in the remainder of the Project a 32 FT (with up to
39 FT for unoccupied architectural features) height restriction applies.

The Concept Plan for Harvard Square South Amended is shown on Exhibit “A”, and Exhibit “B” is an Aerial
Photograph indicating area land uses and the Harvard Square South Amended site. Mutual access easements will provide
access between Harvard Square South and Harvard Square South Amended. Through such mutual access easements, the two
(2) lots in Harvard Square South Amended will have access to and from East 41* Street through Harvard Square South.
Additionally, through such mutual access easements, the lots within Harvard Square South will have access to and from
South Harvard Avenue as well as Harvard Square South Amended. The Project does not require and/or propose any
additional access points off either South Harvard Avenue or East 41* Street.

The Project will be connected to South Harvard Avenue and East 41 Street by sidewalks. Additionally, sidewalks
within the Project will provide pedestrian connectivity within the Project as well as to and from Harvard Square South. Also,
a public transportation transit stop is proposed along South Harvard Avenue.

The Applicant will re-plat all such remaining undeveloped land as Harvard Square South Amended (i.e.,
Development Area “C”) into two (2) lots in order to facilitate the development of Property in accordance with PUD No. 761-
B.



DEVELOPMENT CONCEPT (CON’T.)

No zoning change is necessary to support PUD 761-B.

In order to reduce the likelihood of any ambiguity created by the proposed development, PUD 761-B divides
Harvard Square South into three (3) Development Areas.

Development Area “A” has been developed as a CVS pharmacy and Development Area “B” has been developed as
a Yale Cleaners. Development Area “C” will be developed as proposed herein. No changes are proposed to the development
standards for Development Area “A” and Development Area “B” but PUD 761-B will allocate the Building Floor Area
within Development Area “A” and Development Area “B” as provided on page 7 and page 8 below.

Development Area “A” is comprised of all of Lot 1, Block 1, HARVARD SQUARE SOUTH. Development Area
“B” is comprised of the northerly 225 FT (more or less) of Lot 4, Block 1, HARVARD SQUARE SOUTH. The southerly
137 FT (more or less) of Lot 4, Block 1, HARVARD SQUARE SOUTH, is included in Development Area “C” and will be
lot split from Lot 4, Block 1, HARVARD SQUARE SOUTH, and replatted as a part of HARVARD SQUARE SOUTH
AMENDED.

In order to develop the Project as proposed in PUD 761-B, the Applicant requests that the following development
standards within Development Area “C” be amended:

MAJOR AMENDMENTS
1. Maximum Building Floor Area of any single building:
To 26,000 SF from 22,500 SF.
2. Maximum Building Height:

a. Within 109 FT of the east boundary;
e  Finished flat roof height: To 19 FT from 17 FT
e  Unoccupied architectural
features including
building parapet: 23FT (i.e., no change).
b. Remainder of Harvard Square South Amended:

o  Finished flat roof height: To 32 FT from 23 FT.

e  Unoccupied architectural
features: To 39 FT from 29 FT.
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DEVELOPMENT CONCEPT (CON’T.)

MINOR AMENDMENTS

Off-Street Parking:

Off-street parking within PUD 761-B will be met, in the aggregate, based on the number
of parking spaces within the project rather than on a lot by lot basis.

Lot-Split:

Lot 4, Block 1, HARVARD SQUARE SOUTH, will be split and all of the property
within PUD 761-B will be replatted as Harvard Square South Amended.

Building Landscaping:

Instead of landscaping along the front or sides of buildings, landscaping will be installed
in the parking islands and planting beds in accordance with the conceptual landscape plan
similar to exhibit C.

Internal Minimum Building Setbacks:

Will be reduced but the Building Setbacks for the east boundary, west boundary (i.e.,
centerline of South Harvard) and south boundary of the Project will not be changed and
will remain the same as originally established in PUD 761-A.

Architectural Theme:

The Prairie-style architecture of the commercial buildings will utilize basic geometric
shapes in combination with design elements such as horizontal roof planes capped by
sloping roof features, natural colors and materials. The dark colored brick veneer
wainscot and pilasters provide a natural anchor and massing effect that represents
strength and stability of the architecture. The basic geometric forms, when combined
with the natural earth tone colors and materials, evoke the symbolism of the prairie and
spirit of mid-western culture.

Building Materials:

The revised building materials will consist of earth-tone colored brick veneers directly
applied over the concrete tile panel walls. The brick veneers will occur on all exposed
sides of the buildings and the building parapet will be capped with a horizontal, framed
crown molding cornice to emphasis the linear roof -building forms. In addition, main
entry, tower or accent features will be capped with a pediment/sloped roof feature with
naturally colored standing seam metal roof material.
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DEVELOPMENT STANDARDS

Development Area “A”

Land Area:
Gross: 2.234 acres 97,295 SF
Net Land Area: 1.516 acres 66,047 SF
Maximum Building Floor Area: 17,400 SF

There are no other changes to the Development Standards for Development Area “A”.

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK]
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DEVELOPMENT STANDARDS (CON’T.)

Development Area “B”

Land Area:
Gross: 1.459 acres 63,555 SF
Net Land Area: 1.194 acres 52,000 SF
Maximum Building Floor Area: 5,000 SF

There are no other changes to the Development Standards for Development Area “B”.

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK]
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DEVELOPMENT STANDARDS (CON’T.)

Development Area “C”

Land Area:
Gross: 4.565 acres 198,855 SF
Net Land Area: 4.157 acres 181,091 SF
Permitted Uses:

Uses permitted as a matter of right in Use Units 10, Off-Street Parking; 11, Office, Studios and Support Services;
12, Eating Establishments, Other Than Drive-Ins; 13, Convenience Goods and Services; 14, Shopping Goods and
Services and Uses Customarily Accessory to Permitted Principal Uses,

Excluding however, the following uses:
Pawn Shops, Pay Day Loan Offices, Tobacco Stores, Tattoo Parlors, Body Piercing Parlors, Self-Serve
Laundromats, More Than One (1) Drive-Through Restaurant, Apartments, Auto Alarms Installation, Auto Parts and
Accessories, Auto Radio and Stereo Installation, Auto Window Tinting, Bail Bond Office, Bars, Building Materials,
Dance Halls, Day Labor Hiring, Electrical Supply, Gasoline Service Station, Gunsmith, Locksmith, Massage Parlor,
Multi-Family Dwellings, Nightclubs, Oil & Lubrication Service, Plumbing Fixtures, Pool Halls, Second Hand Store,
Shoe Repair, Taverns, Tune-Up Service and Video Rentals.

Business Hours:
The opening of any business shall not occur before 6:00 a.m. and the businesses shall close by 11:00 p.m.

Truck Delivery Hours:

Truck delivery hours will be restricted to 7:00 a.m. to 9:00 p.m. No idling of trucks or trash dumpster service shall
be allowed between the hours of 9:00 p.m. and 7:00 a.m.
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DEVELOPMENT STANDARDS (CON’T.)

Development Area “C”

Maximum Building Floor Area:

Harvard Square South Amended 39,400 SF
Lot One: 6,000 SF
Lot Two: 33,400 SF

26,000 SF — grocery store

7,400 SF - retail center

* The maximum gross building floor area of any single building on a lot with Harvard Square South Amended shall not
exceed 26,000 FT.

Maximum Building Height:
Lot One: 32FT
Lot Two:
Within 109 FT of east boundary 19 FT*

Remainder of Lot Two 32 FT**

* Architectural Elements (elements extending above building roof line) up to 23 FT for unoccupied architectural features
shall be subject to Detailed Site Plan approval.

** Architectural Elements (elements extending above building roof line) up to 39 FT for unoccupied architectural features
shall be subject to Detailed Site Plan approval.
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DEVELOPMENT STANDARDS (CON’T.)

Development Area “C”

Off-Street Parking:

Pursuant to Section 1106., Off-Street Parking and Loading., of the Tulsa Zoning Code, off-street parking on the lots
in Harvard Square South Amended will be in common and when calculated in the aggregate will provide at least the
minimum number of off-street parking spaces as required by the applicable Use Units of the Tulsa Zoning Code for
all of the lots in Harvard Square South Amended. Provisions for the ownership and maintenance of the off-street
parking will be incorporated into the subdivision plat in compliance with Sub-Section 1107.F., Planned Unit
Development Subdivision Plat., of the Tulsa Zoning Code.

Minimum Building Setbacks:

Lot One:
From the north boundary 10FT
From the east boundary 10 FT
From the south boundary 10 FT
From the centerline of
South Harvard Avenue 125 FT
Lot Two:
From the north boundary OFT
From the east boundary 75 FT
From the south boundary 45 FT

From the centerline of
South Harvard Avenue 125 FT
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DEVELOPMENT STANDARDS (CON’T.)

Development Area “C”

For purposes of calculating the street yard, the building setback on South Harvard Avenue shall be considered to be
100 FT.

Landscape Area:
A minimum of 18% of the total net area of the Project shall be improved as internal landscape open space in

accordance with the provisions of the Landscape Chapter of the Tulsa Zoning Code. The minimum landscaped area
of each lot shall be established at Detailed Site Plan review and similar or greater than exhibit C.

Signs:

1. One ground sign shall be permitted on each lot with frontage on South Harvard Avenue with a
maximum 60 SF of display surface area and 12 FT in height.

2. Wall signs are permitted not to exceed 1.5 SF of display surface area per lineal foot of building
wall to which attached. The length of a wall sign shall not exceed 75% of the frontage of the building.

a. No east or south facing wall sign shall be permitted in lot 2 block 1 of Development Area C as
illustrated on exhibit L.

b. No east facing wall signs will be prohibited on the east side of Lot 1 Block 1 Development
Area C

3. One monument sign at the southeast corner of South Harvard Avenue and East 41* Street South
identifying businesses within the Project with a maximum height of 6 FT and a maximum length of 16 FT.

4. LED signs, changeable copy signs, running light or twinkle signs, animated signs, revolving or
rotating signs or signs with moving parts shall be prohibited.

5. Pole signs shall be prohibited. Additionally, if any ground sign has twenty-four (24) inches or
more of open space between the bottom of the sign facing the ground such open space between the bottom of the
sign facing the ground shall be landscaped. The primary building materials of the monument-type ground sign
structure shall be brick or stone.

Lighting:

Within the east 150 FT of the Project, light standards shall not exceed 12 FT in height; within the remainder of the
Project, light standards shall not exceed 25 FT in height. All light standards including building mounted shall be
hooded and directed downward and away from the boundaries of the Project. 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 or other Illuminating Engineering Society of North America (IESNA)
recommended practice which will verify compliance with the Tulsa Zoning Code lighting standards. Consideration
of topography must be considered in the calculations.



DEVELOPMENT STANDARDS (CON’T.)

Development Area “C”

Trash and Mechanical Areas:

All trash, mechanical and equipment areas (excluding utility service transformers, pedestals or other 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.

Additional Development Standards:
1. No access shall be permitted to or from the Project to or from South Jamestown Avenue.

2. The principal building materials used on the front of a building shall be used on all other sides of
the building, although the design and details may vary.

Minor Amendments:

In addition to the requirements outlined for Minor Amendments in Section 1107-H of the Tulsa Zoning Code, all
amendments to PUD 761-B, whether major or minor, shall in addition to TMAPC approval also require City
Council approval, except for the following amendments which shall continue to be treated as Minor Amendments
under the Tulsa Zoning Code and require only TMAPC approval:

1. Limitation or elimination of previously approved uses, provided the character of the development
is not substantially altered.

2. Transfers of permitted floor area between lots; provided that no floor area of any lot shall exceed
the Development Standard maximum of 33,400 SF, and, provided, further, that the maximum gross building floor
area of any single building on a lot within Harvard Square South Amended shall not exceed 26,000 SF.

3k Changes in points of access provided the traffic design and capacity are not substantially altered;
provided, further, that the total number of access points is not increased.

4. Changes in yards, open spaces, building coverage and lot widths or frontages, provided that the
approved Development Plan, the approved PUD standards and the character of the development are not substantially
altered, provided that no floor area in any lot shall exceed the Development Standard maximum of 33,400 SF, and,
provided, further, that the maximum gross building floor area of any single building on a lot within Harvard Square
South Amended shall not exceed 26,000 SF.

5. Lot splits which modify the recorded plat and have been reviewed and approved by the Technical
Advisory Committee.

6. Modification to approved screening and landscaping plans provided the modification is not a
substantial deviation from the original approved plan; provided, further, that there is no reduction in the number of
trees or overall landscaping.

7. Any change in the Permitted Uses to allow more than one (1) drive-through restaurant in the PUD.
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LANDSCAPING AND SCREENING CONCEPT

Development Area “C”

The Project landscaping and screening concept will comply with the requirements of the Tulsa Zoning Code for
street frontage and parking area landscape and establish a 35 FT wide landscape buffer separating the Project from the
existing residences on South Jamestown Avenue adjacent to the Project on the east (See “Exhibit C” ~ Landscape Concept).

EAST AND SOUTH BOUNDARY SCREENING:

An 8 FT high pre-cast masonry screening wall is in place along the east boundary of the Project. An 8 FT pre-cast
masonry screening wall transitioning to 6 FT in height is in place along the south boundary of the Project.

EAST BOUNDARY LANDSCAPING:

Much of the east boundary landscaping shown on Exhibit “C” is in place today; however, twelve (12) trees will be
added as shown on “Exhibit C”, Landscape Concept. Finally, as illustrated on Exhibit “C” a very dense mix of flowering,
deciduous and evergreen trees will be installed along the south boundary of the Project.

SOUTH BOUNDARY LANDSCAPING:

Where parking lots and drives are parallel to the street right-of-way, a minimum of three (3) shrubs for every ten
(10) lineal feet of abutment to the right-of-way will be provided. The shrubs will be placed adjacent to and along the entire
width of paving adjacent to the right-of-way, which shrubs are in addition to the required landscaping under Chapter 10 of
the Tulsa Zoning Code. The shrubs will be a minimum of five (5) gallons and twenty-four (24) inches tall at the time of
planting.

STREET YARD LANDSCAPING:

At least five (5) of the street yard trees along South Harvard Avenue shall be evergreen; provided, all of the trees in
the street yard shall comply with the applicable PSO guidelines. These evergreen trees shall be in addition to the ornamental
trees shown on the concept illustration.

Any parking lot tree planted within five (5) of the internal boundary of a lot within PUD 761-B may be counted as
one (1) tree for either lot, but not both lots; provided, that in no event shall the total number of parking lot trees within PUD
761-B be less than forty-five (45) trees.

BUILDING AND PARKING LOT LANDSCAPING:
In lieu of building landscaping, landscaping will be installed in the parking islands in Harvard Square South

Amended. Additionally, several planting beds will be installed on the front (west) side of the specialty grocery building and
the retail building on proposed Lot 2.
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ACCESS AND CIRCULATION

Development Area “C”

Although designed for neighborhood shops, the Project has excellent regional access to the Broken Arrow
Expressway approximately 1-'4 miles to the north and from the Skelly Expressway less than 1 mile to the south.

At the intersection of East 41* Street and South Harvard Avenue, the Project is well located for neighborhood
convenience over the Tulsa arterial street system.

Sidewalks will provide pedestrian access with good connectivity throughout the Project. Internally, mutual access
and parking easements will provide for appropriate and convenient parking for visitors to more than one store or restaurant
within Harvard Square South Amended as shown on “Exhibit H”, Access and Circulation Plan.

ENVIRONMENTAL ANALYSIS

Development Area “C”

The Project is located south of the southeast corner of East 41% Street and South Harvard Avenue. “Exhibit I”
indicates the Site Map Boundaries, Topography and Drainage Concept.

Topography:

The Project site dimensions and topography are shown on Exhibit “I”, Topography and Drainage Concept. The
4.157 acre tract falls generally from the northeast to the south and west toward an existing underground detention
facility at the southwest corner of the Project along South Harvard Avenue. The site topography rises from
approximately 716 FT above mean sea level at the lowest point about 110 FT north of the southwest corner to an
elevation of 719 FT above mean sea level at the northwest corner and 722 FT above the mean sea level in the
northeast corner, and 721 FT above mean sea level in the southeast corner.

Utilities:

An existing 6 in. water line lies along the east side of South Harvard Avenue and connects with an existing 12 in.
water line that runs along the south side of East 41* Street. A new 8 in. water line will be extended from Harvard
Avenue south of the specialty grocery building, and then routed north to tie into an existing 12 in. city water line
within the East 41* Street right-of-way, forming a looped water line. Fire hydrants will be installed on this loop line
for fire protection to the proposed buildings to be constructed upon proposed Lot 2.

An existing 8 in. sanitary sewer line is located along the east side of South Harvard Avenue and has sufficient depth
to allow Lots 1 and 2 to be served. Another 8 in. sanitary sewer line enters the site from the east approximately 315
FT south of East 41* Street. A portion of this line will be abandoned due to conflicts with the proposed retail
building.

The Existing and Proposed Utilities are shown on Exhibit “J”.

Other utilities, including electricity, gas, telephone and cable television are currently available for the site.
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ENVIRONMENTAL ANALYSIS (Continued)
Development Area “C”
Drainage:

An existing underground stormwater detention facility on Lot 2 has the capacity to detain the increased and run-off
created by the Project.

Soils:
The site soils are comprised entirely of Coweta Urban Land — Eram Complex. The soil complex is characterized by
shallow bedrock and a high shrink/swell potential. The strength of the soil is considered low and will need to be
stabilized before parking lot and building construction begins.

Area Zoning:

The Area Zoning Map is shown on “Exhibit L.”, Zoning Map.

Development Area “C”
SITE PLAN REVIEW

No building permit shall be issued for any building within the Project until a Planned Unit Development Detailed

Site Plan and Detailed Landscape Plan for that lot or parcel had been submitted to Tulsa Metropolitan Area Planning
Commission and approved as being in compliance with the approved planned unit development standards

SCHEDULE OF DEVELOPMENT

Development within the Project is scheduled to begin in early 2013 after final approval of the Planned Unit
Development, Detail Site Plan approval and the re-platting of the Property.
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October, 17" 2012

To the TMAPC,

The Patrick Henry Neighborhood Association has taken a poll regarding the Proposed changes requested
by the Manley family and developers. We would like it to be know that while we are not against a
Sprouts Foods being built on the property, there are some issues we have with many of the proposed
changes. Please take our Neighbors opinions into account when it comes time to make your decision
regarding the changes to the PUD on this property.

We would be FOR an Amendment to increase maximum building square footage from 22,500 to 26,000
sq feet.

We would be FOR an Amendment to increase building height.
We would be Against an Amendment to allow a drive through

restaurant on lot 1.

We would be FOR an Amendment for off street parking

to be met as an aggregate.

We would be FOR an Amendment for proposed lot 3 to use signage on proposed lot 2.

We would be Against an Amendment for landscaping change (remove requirement for

landscaping next to building).

We would be FOR an Amendment to change internal minimum setbacks

The Patrick Henry Neighborhood Association



Neighborhood Response to Poll Questions

Amendment to increase maximum
building square footage from

22,500 to 26,000 sq feet.

Amendment to increase building height.

Amendment to allow a drive through

restaurant on lot 1.

Amendment for off street parking

to be met as an aggregate.

Amendment for proposed lot 3

to use signage on proposed lot 2,

Amendment for landscaping change
(remove requirement for

landscaping next to building).

Amendment to change

internal minimum setba