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1.2

1.3

1.4

SECTION 1. GENERAL PROVISIONS

TITLE.

These Regulations shall hereafter be known, cited and referred to as the
Subdivision Regulations of the Tulsa Metropolitan Area.

AUTHORITY.

The Tulsa Metropolitan Area Planning Commission (hereafter referred to as
"Planning Commission") pursuant to the powers and jurisdiction vested through
Title 19, Oklahoma Statutes, Section 863.9 does hereby exercise the power and
authority to review, approve and disapprove plats for the subdivision of land.

JURISDICTION.

These Subdivision Regulations shall apply to all subdivisions of land located
within the jurisdictional area of the Planning Commission as established by law
now in effect or as may be amended from time to time.

PURPOSES.
These Regulations are adopted for the following purposes:

1. To provide for the physical development of the Metropolitan Area in
accordance with the Comprehensive Plan and the Major Street and
Highway Plan;

2. To provide the most beneficial relationship between the uses of land,
buildings and the circulation of traffic throughout the Metropolitan Area,
having particular regard to the avoidance of congestion in the streets and
highways, and the pedestrian traffic movements appropriate to the various
uses of land and buildings, and to provide for the proper location and width
of streets and building lines;

3. To secure and provide for the proper arrangement of streets or other
highways in relation to the existing or planned streets or highways or to the
Comprehensive Plan or plans of the area; for adequate and convenient
open spaces for traffic, utilities, access of fire fighting apparatus, parking
lots, parks, playgrounds, light and air; and for the avoidance of congestion
of population;

4, To establish a subdivision process that is expeditious, efficient and cost
effective as possible, while providing for public health, safety, and general
welfare.
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1.6

1.7

CONFLICT AND SEVERABILITY.
1. Conflict with Public and Private Provisions.

(@) Public Provisions. These Regulations are not intended to interfere
with abrogate, or annul any other ordinance, rule or regulation,
statute, or other provision of law. Where any provision of these
Regulations imposes restrictions different from those imposed by any
other provision of these Regulations or any other ordinance, rule or
regulation, or other provision of law, whichever provisions are more
restrictive or impose higher standards shall control.

(b) Private Provisions. These Regulations are not intended to abrogate
any easement, covenant or any other private agreement or restriction,
provided that where the provisions of these Regulations are more
restrictive or impose higher standards or regulations than such
easement, covenant, or other private agreement or restriction, the
requirements of these Regulations shall govern.

2. Severability. If any part or provision of these Regulations or application
thereof to any person or circumstances is adjudged invalid by any court or
competent jurisdiction, such judgment shall be confined in its operation to
the part, provision, or application directly involved in the controversy in
which such judgment shall have been rendered and shall not affect or
impair the validity of the remainder of these regulations or the application
thereof to other persons or circumstances. The Planning Commission
hereby declares that it would have enacted the remainder of these
Regulations even without any such part, provision, or application.

SAVING PROVISION.

These Regulations shall not be construed as abating any action now pending
under, or by virtue of, prior existing Subdivision Regulations, or as discontinuing,
abating, modifying or altering any penalty accruing or about to accrue, or as
affecting the liability of any person, firm or corporation, or as waiving any right of
the City or the County under any section or provision existing at the time of
adoption of these Regulations, or as vacating or annulling any rights obtained by
any person, firm or corporation, by lawful action of the City or County, except as
shall be expressly provided for in these Regulations.

AMENDMENTS.

For the purpose of providing the public health, safety and general welfare, the
Planning Commission may from time to time amend the provisions imposed by
these Subdivision Regulations. Public hearings on all proposed amendments
shall be held by the Planning Commission in the manner prescribed by law.
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1.8

1.9

CONDITIONS.

Regulations of the subdivision of land and the attachment of reasonable
conditions to land subdivision is an exercise of valid police power delegated by
the State to the City and County. The subdivider has the duty of compliance with
reasonable conditions laid down by the Planning Commission for design,
dedication, improvement and restrictive use of the land so as to conform to the
physical and economic development of the City and of the County and to the
safety and general welfare of the future owners of realty in the subdivision and of
the community at large.

WAIVER OF SUBDIVISION.

If a subdivision of land is required by a zoning change, the Planning Commission
may waive the subdivision requirement upon a showing that the purposes of
these Regulations have been achieved by previous subdividing, have or will be
achieved by other actions or could not be achieved by a plat or replat. 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. The survey shall be prepared in a recordable format
and filed at the County Clerk’s office by the applicant. The Commission may also
amend the plat review procedure and allow the processing of a Minor
Subdivision Plat and approve a Recommendation for Accelerated Release Of A
Building Permit in accordance with Section 213 of the Zoning Code and with
these Regulations.

1.10 MODIFICATIONS.

1. General. These Regulations shall be modified by the Planning
Commission where unusual topographical or other exceptional conditions
require the same. The Planning Commission may modify these
Regulations when the purpose of these Regulations may be served to the
same extent by an alternative proposal. The Planning Commission shall
not approve a modification where the granting of the modification will be
detrimental to the public safety health, or welfare, or be injurious to other
property or improvements, or where the same will impair the spirit,
purposes, and intent of any governing zoning code or the Comprehensive
Plan. Variance of zoning regulations must be granted by the Board of
Adjustment having proper jurisdiction.

2. Conditions. In approving modifications, the Planning Commission may
require such conditions as will, in its judgment, secure substantially the
objectives of the standards or requirements of these Regulations.

3. Procedures. A request for any such modification shall be submitted in
writing by the subdivider at the time when the preliminary plat or lot split is
filed for the consideration of the Planning Commission. The request shall
state fully the grounds for the application and all of the facts relied upon by
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the subdivider.

4.  Approval. Such modifications may be granted only by the affirmative vote
of two-thirds (2/3) of the members of the Planning Commission present
and voting.

1.11 TENSE AND DEFINITION.

For the purpose of these Regulations, certain terms and words are to be used
and interpreted as defined in Section 8 of these Regulations. Words used in the
present tense shall include the future tense, words in the singular number shall
include the plural and words in the plural number shall include the singular,
except where the natural construction of the writing indicates otherwise. The
word "should" is directory and not mandatory. The word "shall" is mandatory and
directory.
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SECTION 2. APPLICATION PROCESS

2.1 SUBDIVISION TECHNICAL ADVISORY COMMITTEE.

1.

General. There is hereby created a subdivision Technical Advisory
Committee (TAC). The Technical Advisory Committee shall coordinate
review of and comments regarding proposed subdivisions. Individual
members of the Committee shall make recommendations to the Planning
Commission on all subdivision plats.

Committee Membership. The Technical Advisory Committee shall be
composed of representatives from departments, agencies and offices
involved in the subdivision process including, but not limited to, Planning
Commission Staff, City Public Works and Development Department and
County Engineering, Police Department, Fire Department, Department of
Environmental Quality, School Boards, City and District Attorney's Offices,
City and County Park Departments and Utility Companies and Public
Service Companies providing services.

Meeting Dates. The Technical Advisory Committee shall meet twice a
month. Schedules for all Technical Advisory Committee meeting dates, cut
off dates for submitting plats to be reviewed at the Technical Advisory
meeting and Planning Commission review dates will be posted and
available in the offices of the Planning Commission.

Report to the Planning Commission. The recommendations of individual
Technical Advisory Committee members related to their specific areas of
expertise shall be included in the staff recommendation for each
subdivision plat. In the case of items where agreement between the
members of the Committee and the applicant has not been reached, the
comments of the applicant shall be included.

2.2 SKETCH PLAT.

1.

Discussion of Requirements. The subdivider is encouraged to meet with
Planning Commission Staff and prepare a Sketch Plat before preparing the
Preliminary Plat for a subdivision. The subdivider will be advised by the
Planning Commission Staff regarding:

(a) the procedure for approval of a subdivision plat;
(b) the provisions of the Comprehensive Plan and Zoning Code;

(c) the requirements as to general layout of streets and for reservations of
land, street improvements, drainage, sewerage, fire protection and
similar matters; the availability of existing services and utilities; and

(d) the required number of copies for Preliminary Plat and Conceptual
Improvements Plan submittals.

The Planning Commission Staff shall also advise the subdivider, where
appropriate, to discuss the proposed subdivision with officials and
departments which may have specific review comments prior to approving
those aspects of the subdivision plat coming within their jurisdiction.
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Procedure.

(@)

(b)

(©)

(d)

(€)

(f)

The Planning Commission Staff shall determine the appropriate
number of copies of the Sketch Plat to be submitted. The copies shall
be submitted on or before the Technical Advisory Committee cut-off
date, as indicated on the approved schedule.

The Planning Commission Staff shall transmit the Sketch Plat for
review to appropriate officials or agencies and notify any city or town
within one mile of the proposed subdivision.

Planning Commission Staff shall notify the owners of property that
abuts the proposed subdivided area that a Sketch Plat has been
submitted.

The Planning Commission shall, at the subdivider's request, review the
Sketch Plat and the report of the Planning Commission Staff, which
shall include the recommendations of individual members of the
Technical Advisory Committee and the comments of the applicant.
Staff shall be responsible for informing the applicant of the date when
this review is scheduled to occur.

After the Planning Commission hearing at which the Sketch Plat is first
reviewed, the Planning Commission may schedule a field trip to the
site of the proposed subdivision, accompanied by the subdivider or his
representative.

After review and discussion of the Sketch Plat, the Planning
Commission Staff report and the recommendations of individual
Technical Advisory Committee members, the Planning Commission
shall advise the subdivider of changes or additions, improvements
and/or reservations that may be required to comply with the standards
of the Subdivision Regulations. The Planning Commission may also
require changes in the layout of streets and lots and in the proposed
treatment of the existing physical conditions such as topography or
vegetation.

2.3 PRELIMINARY PLAT.

Application Procedure and Requirements. The subdivider shall submit a
Preliminary Plat for approval. Planning Commission Staff shall inform the
applicant of the required number of copies to be submitted for approval.
The Preliminary Plat shall:

1.

(@)

(b)
(©)

be accompanied by an application and filing fee established by the
Planning Commission;

substantially comply with the Sketch Plat as approved, if applicable;

be filed with the Planning Commission Staff by the appropriate cut-off
date for the meeting of the Technical Advisory Committee at which it
will be considered, as indicated on the approved schedule; and
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(d) be accompanied by a number of copies of the Conceptual
Improvements Plan as required by staff; and

(e) A predevelopment meeting is required to be scheduled and held with
Planning Commission Staff before or on the filing cut-off date for the
meeting of the Technical Advisory Committee.

Review.
(&) Planning Commission Staff shall:

(1) review the Preliminary Plat and Conceptual Improvements Plan
for conformance with the requirements of Sections 3.3 and 3.4. If
staff finds the Plat and Plan in conformance, they shall distribute
copies of each to the appropriate officials, agencies, and/or
departments, and notify any city or town within three (3) miles of
the proposed subdivision, if a Sketch Plat was not processed;

(2) review the Preliminary Plat for conformance with the
Comprehensive Plan, Zoning, PUD conditions, Board of
Adjustment actions, the Subdivision Regulations; and

(3) prepare recommendations.

(b) If staff finds that the Preliminary Plat or Conceptual Improvements
Plan do not substantially conform to the requirements of Section 3.3
and the Subdivision Regulations staff will advise the applicant of
deficiencies and return the Plat and Plan to the applicant. In the event
that a Conceptual Improvements Plan is not submitted with the Plat it
shall be processed as a Sketch Plat. If the TAC (Technical Advisory
Committee) determines that the Conceptual Improvements plan does
not conform to the Subdivision Regulations the plat may be processed
as a Sketch Plat.

(c) The Technical Advisory Committee members shall review the
Preliminary Plat and the Conceptual Improvements Plan and provide
comments regarding conformance with adopted standards and the
previously approved Sketch Plat (if any). The members shall also
recommend revisions. Staff shall transmit the recommendations of the
Committee Members and the comments of the applicant (if any) to the
Planning Commission at a meeting indicated by the approved
schedule. The recommendations shall also include comments on any
modifications of the Subdivision Regulations that have been requested
or identified by the subdivider and those that are otherwise required for
approval of the Preliminary Plat as submitted.

Hearing and Approval.

(@) The Planning Commission shall hold a hearing on the Preliminary Plat.
Notice of such hearing shall be given to owners of property abutting
the proposed subdivided area by mailing a written notice a minimum of
fifteen (15) days prior to the Planning Commission hearing date.
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(b)

()

(d)
(e)

(f)
(9)
(h)

()

(k)

The Planning Commission shall review the Preliminary Plat, the report
of the Planning Commission Staff, the recommendations of the
Technical Advisory Committee members, any comments of the
subdivider and any, testimony and/or exhibits provided at the hearing.
The Commission shall then advise the subdivider of any changes
and/or additions required in order to comply with these regulations.
The Preliminary Plat should substantially conform to the previously
approved Sketch Plat, if any.

The Planning Commission shall approve, conditionally approve, or
disapprove the Preliminary Plat at such meeting or within thirty (30)
days after the date of the regular meeting of the Commission at which
the hearing on preliminary approval, including adjourned date thereof,
is closed.

If the Preliminary Plat is approved with a modification of any
requirements of these Regulations, the reasons shall be stated.

If the Preliminary Plat is approved with conditions, the Planning
Commission may require the subdivider to submit a revised
Preliminary Plat.

If the Preliminary Plat is disapproved, the reasons for that action shall
be stated.

One (1) copy of the proposed Preliminary Plat, as acted upon by the
Planning Commission, shall be retained in its office.

One (1) copy of the proposed Preliminary Plat shall be returned to the
subdivider with the date of approval, conditional approval or
disapproval. One copy of the approved minutes of the hearing at
which the action was taken shall be included.

The approval of a Preliminary Plat shall be effective for a period of one
(1) year from the date of approval by the Planning Commission, unless
Planning Commission Staff determines that substantial progress is
being made toward Final Plat approval within one year after approval
or unless otherwise approved by the Planning Commission for an
extended period of time, at the end of which time approval of the Final
Plat must have been obtained from the Planning Commission. Any
Preliminary Plat not receiving Final Plat approval within the period of
time set forth, including any approved extensions by the Planning
Commission shall be null and void.

Every plat shall conform to existing Subdivision Regulations applicable
at the time of approval of Preliminary Plat unless modifications have
been granted.

Subsequent to preliminary approval, the subdivider may commence
construction of the public improvements in accordance with final
construction plans approved by the appropriate governing authority
after arranging for inspection of improvements during construction by
the appropriate public body.
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2.4 MINOR SUBDIVISION PLATS

1.

Application Procedure and Requirements. For subdivisions requiring no
new streets and minimal infrastructure extension the subdivider may
request a conference with Planning Commission Staff to discuss an
amended review and approval process. This meeting can be requested
after a predevelopment meeting has taken place with the Development
Services staff to determine infrastructure status. At such Conference the
subdivider should be prepared to file an application for processing of a
Minor Subdivision Plat. The application shall:

(@) be made as prescribed in these Regulations;

(b) comply in all respects with the requirements for Final Plat submittals
per Section 3.6;

(c) be accompanied by a number of copies as determined by Planning
Commission Staff;

(d) be accompanied by one (1) copy of conceptual plans as described in
Section 3.5, addressing required improvements; and

(e) be accompanied by the Minor Subdivision Plat filing fee, as
established by the Planning Commission.

Staff Review and Process

(@) The Planning Commission Staff shall review the plat and conceptual
plans for compliance with Section 213 of the Zoning Code and with the
policies of the Planning Commission.

(b) The Planning Commission Staff shall make a determination as to
whether the plans, as submitted:

(1) comply with all the conditions, restrictions and requirements of
these Regulations and any other applicable regulations or
statutes;

(2) comply with the standards and policies that have been
established for approval of the processing of a Minor Subdivision
Plat; and

(3) are of sufficient detail to warrant distribution to and review by the
members of the Technical Advisory Committee.

(c) Subject to a determination that the application is complete and ready
for distribution, the Planning Commission Staff shall:

(1) distribute the plat to appropriate officials, agencies and
departments and notify any city or town within three (3) miles of
the proposed subdivision. It shall be the responsibility of the
applicant to provide TAC members with construction drawings;

(2) schedule TAC and Planning Commission hearing dates;

(3) give notice to owners of property abutting the proposed
subdivided area by mailing a written notice a minimum of 15 days
prior to the hearing of the application for Minor Subdivision Plat
approval.
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(d) Subject to a determination that the application as submitted does not
comply with the conditions, restrictions and requirements for a Minor
Subdivision Plat, staff shall process the request as a Preliminary Plat.

Technical Advisory Committee Review and Recommendations

(&) The Technical Advisory Committee Members shall review the Minor
Subdivision Plat and the Construction Drawings and shall provide the
applicant with comments regarding conformance with adopted
standards.

(b) At the scheduled TAC meeting members shall provide letters of
release or specific information indicating particular items to be
addressed prior to providing such letter.

Planning Commission Review and Determination.

(@ The Planning Commission shall hold a hearing on the Minor
Subdivision Plat. The Commission shall, at such meeting or within
thirty (30) days thereatfter:

1) Review the Minor Subdivision Plat and the report of the Planning
Commission Staff; and

2) Approve the Plat if the standards of the Subdivision Regulations
have been met, approve the Plat with modification of the
Regulations, or disapprove the plat if the standards of the
Subdivision Regulations have not been met. The Commission
shall state in the record of its meeting the details of the
requirement for modification or for the disapproval.

(b) If the governing body of any city or town in Tulsa County protests
against the proposed subdivision of a plat of land located within the
City of Tulsa and lying within three (3) miles of the limits of the
incorporated area of such city or town, the plat shall be approved by
not less than two-thirds (8) of the members of the Planning
Commission present, with the reasons therefore stated in the minutes
of the meeting.

Endorsement of Approval on Plat.

Minor Subdivision Plats shall be endorsed per Section 2.7.4. of these
Regulations.

Releasing of Plat.

Minor Subdivision Plats shall be released per Section 2.7.5 of these
Regulations.
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2.5 AUTHORIZATION FOR AN ACCELERATED RELEASE OF A BUILDING
PERMIT

1.

Application Procedure and Requirements.

A subdivider who intends to apply for a Authorization For An Accelerated
Release of a Building Permit should schedule a conference with staff and
be prepared to submit an application for such authorization with the
Preliminary Plat application. The purpose of this application shall be to
obtain the Commission’s authorization for release of a Building Permit prior
to filing of the Final Plat. Applications for Authorization For An Accelerated
Release that are not submitted with the Preliminary Plat application will be
subject to fees as established by the Planning Commission and may
proceed on a schedule separate from that of the Preliminary Plat.
Applications will be reviewed on a project-by-project basis. Review shall
focus on the extraordinary or exceptional circumstances that extend the
normal processing schedule and on the benefits and protections to the City
that may be forfeited by releasing the Building Permit prior to filing of the
final plat. The application shall:

(@) comply in all respects with the requirements for Preliminary Plat
submittal, per Section 2.3 and 2.4 of these Regulations;

(b) include an explanation of the extraordinary and exceptional
circumstances that serve as a basis for the request.

(c) include a building permit application number, the type of permit
requested, and a site plan for the structures requesting the
accelerated permit.

Staff Review.

(@ The Planning Commission Staff shall review the request for
compliance with Section 213 of the Zoning Code and the Policies of
the Planning Commission;

(b) The Planning Commission Staff shall make a determination as to
whether:

(1) there has been compliance with the standards and policies that
have been established for the processing and approval of a
request for such Authorization For Accelerated Release; and,

(2) the application and the Preliminary Plat as presented are
sufficient for distribution to and review by the Technical Advisory
Committee;

Technical Advisory Committee Review and Recommendations

(@) The Technical Advisory Committee members shall review the
Preliminary Plat and provide comments per Section 2.3.2.(c) of these
Regulations.

(b) The members shall provide recommendations regarding the
appropriateness and the potential impacts of the request. The
members shall also provide comments regarding the specific issues to
be addressed prior to the approval of the requested building permit.
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(c) Staff shall transmit the recommendations and comments of the
Committee Members and the comments of the applicant (if any) to the
Planning Commission at the meeting indicated by the approved
schedule.

Hearing and Approval

(@) The Planning Commission shall review and act upon the Preliminary
Plat per Section 2.3.3. of these Regulations.

(b) If the Preliminary Plat is approved, has been approved or has been
conditionally approved, the Planning Commission shall review the
request for Authorization For Accelerated Release of A Building
Permit.

(c) At such meeting or within thirty (30) days after the date of the regular
meeting at which the request was first reviewed the Commission shall
approve, conditionally approve or disapprove the request.

2.6 FINAL CONSTRUCTION PLANS

The Subdivider shall submit final construction plans for proposed improvements
prior to or simultaneous with the application for Final Plat. The plans shall be
submitted to the following departments and/or agencies as applicable and in form
and content as required by that agency and/or department.

1.

Where the plat is in the City's jurisdiction, the Public Works Department
reviews and approves the final construction plans for improvements
regarding streets, water systems and sanitary sewers, drainage and storm
sewers, sidewalks, medians and pedestrian ways in accordance with
adopted standards.

Where the plat is in the County's jurisdiction, the County Engineer reviews
and approves the final construction plans for improvements regarding water
systems and sanitary sewers, drainage, storm sewers, streets, sidewalks
and pedestrian ways in accordance with adopted standards.

If the subdivision is to be served by private water or sewage disposal
systems the Oklahoma Department of Environmental Quality will review the
system for conformance with adopted standards prior to issuance of
Building Permits and after the Planning Commission has approved the
minimum bulk, area and access requirements for the lots to be created.

Exception: The TMAPC may, with concurrence of the appropriate City or
County Department, delay the requirement for approval of final construction
plans relating to proposed improvements as a condition of final approval
and release of a subdivision plat, provided that the restrictive covenants
shall include a specific provision for requiring that final improvement plans
be approved by the appropriate regulatory authority prior to the issuance of
a building permit, and shall designate the City or County (whichever is
appropriate) as a beneficiary.
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2.7 FINAL PLAT.

1. Application Procedure and Requirements. Following the approval of the
Preliminary Plat, the subdivider shall file with the Planning Commission an
application for final approval of a subdivision plat. The application shall:

(@) be made as prescribed in these Regulations;

(b) comply in all respects with the Preliminary Plat as approved,;

(c) be accompanied by a number of copies as determined by the Planning
Commission Staff; and

(d) be accompanied by the Final Plat filing fee as established by the
Planning Commission.

2. Review.

(@) The applicant shall distribute copies of the draft final plat copies to the
appropriate entities after the Planning Commission Staff has stamped
the plats with the date received as a “draft final plat”.

(b) The Planning Commission Staff, utility companies and public service
companies as appropriate, City or County Legal Staff as appropriate,
the Public Works Department or County Engineer as appropriate, shall
review the Final Plat for compliance with the Preliminary Plat as
approved.

(c) The Planning Commission Staff shall make a recommendation to the

Planning Commission on whether:

(1) there has been compliance with all the conditions, restrictions and
requirements of these Regulations and of other applicable
regulations or laws;

(2) there has been compliance with all conditions that may have been
attached to the approval of Preliminary Plat;

(3) release letters have been received from the utility companies and
public service companies providing services, City Attorney’s
Office or the District Attorney’s Office as appropriate, and the
Public Works Department or the County Engineer as appropriate;

(4) Owner’'s Papers and a Certificate of Non-Development from the
Corporation Commission have been received; and

(5) the Planning Commission should approve, or disapprove the
subdivision plat.

3. Planning Commission Review and Determination.

(@)
(b)

The Final Plat shall be submitted for final approval to the Planning
Commission.

The Planning Commission shall at such meeting or within thirty (30)
days thereafter:

(1) Review the Final Plat and the report of the Commission Staff.

(2) Approve the plat if the conditions of Preliminary Plat approval
have been met, or disapprove the plat if the conditions of
Preliminary Plat approval have not been met, and state in the
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record of its meeting in detail any reasons for disapproval.

(c) If the governing body of any city or town in the County protests against
a subdivision plat of any land lying within three (3) miles of the limits of
the incorporated area of such city or town, the plat shall be approved
by not less than eight (8) members of the Planning Commission with
the reasons therefore stated in the minutes of the meeting.

Endorsement of Approval on Plat.

(@) No final approval shall be endorsed on the plat until all requirements of
plat approval have been met.

(b) The parties responsible for endorsing approval on the plat shall be the
Director of the Public Works Department or County Engineer as
appropriate or any other party authorized, in writing, to sign for the
Director or County Engineer and one of the following:

(1) Chairman or other Officer of the Tulsa Metropolitan Area
Planning Commission

(2) Executive Director of Indian Nations Council of Governments
(3) Deputy Executive Director - INCOG
(4) Director - Planning Commission

(c) When the subdivider has chosen to install improvements prior to the
endorsement of the Final Plat, approval shall not be endorsed on the
plat until all conditions of the approval have been satisfied and all
improvements satisfactorily completed.

There shall be written evidence that the required improvements have
been installed, and necessary dedications made, in a manner
satisfactory to the appropriate local government as shown by a
certificate signed by the City or County Engineer and the appropriate
local government attorney.

(d) When the subdivider has chosen to guarantee construction of
improvements by written agreement, approval shall not be endorsed
on the plat until after the agreement has been executed and delivered
to the Planning Commission, and all conditions of the approval
pertaining to the plat have been satisfied.

Releasing of Plat.

After the Final Plat has been endorsed by all required officials [see 2.5 Final
Plat. 4. (b)], the Planning Commission Staff shall distribute copies to
appropriate officials, agencies or departments and the remaining signed
copies to the subdivider.

Expiration.

The approval of the Final Plat shall expire one year from the date of County
Commission or City Council approval. The TMAPC may extend the
approval date of the plat or reinstate the plat after payment of a fee per the
approved fee schedule and upon receipt of a written request from the
subdivider with the reason for the requested action.
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SECTION 3. SPECIFICATION FOR DOCUMENTS

3.1 PLATTING ACCURACY. Plats shall be prepared with the following accuracy:

1.

Sketch Plats shall be to a scale as specified in 3.2 Sketch Plat. They may be
submitted in free-hand form.

Preliminary Plats shall be drawn to scale as specified in 3.3 Preliminary Plat,
with such accuracy as to determine the location of lot, block, property and
boundary lines, utility and other facilities, to the nearest one-hundredth foot.

Final Plats shall be prepared in accordance with minimum standards for Land
Surveying per Statutes in Oklahoma with third-order survey accuracy for both
vertical and horizontal survey datum. The following information shall be
submitted with the Final Plat::

(a) traverse data for the plat, including the coordinates of the boundary of
the subdivision with the error of closure;

(b) the computation of all distances angles, and courses that are shown on
the Final Plat unless measured in the field; and

(c) all stakes, monuments, coordinates, or other evidence found on the
ground in use to determine the boundaries of the plat.

(d) as shown on Subdivision Control Data Sheet (Appendix D)

3.2 SKETCH PLAT.

1.

The subdivider is encouraged to submit a Sketch Plat, to receive comments
and recommendations from the Planning Commission Staff, the Technical
Advisory Committee and the Planning Commission that will facilitate the
processing of the Preliminary Plat.

The Sketch Plat may be free-hand pencil drawing, drawn to scale, 1"=100' is
preferred except where small size or amount of detail requires a larger scale,
and may be superimposed over a topography map or aerial photograph.

The Sketch Plat shall show the following:

(a) the proposed layout of streets, lots, and public areas;
(b) boundary lines of the proposed subdivision;

(c) location and width of streets adjacent to the property;

(d) existing utilities on or adjacent to the property showing type, location,
and size;

(e) existing watercourses, floodplains and storm drainage;

() ground elevations on the property on at least two (2) foot contour
intervals;
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(9)
(h)

legal description and point of beginning if available ;

a sketch of utilities adjacent to the site (a conceptual improvement plan
is suggested) .

3.3 PRELIMINARY PLAT.

1.

2.

3.

The Preliminary Plat submitted for approval shall be prepared by a Registered
Professional Land Surveyor.

The Preliminary Plat shall be drawn to a common scale appropriate to
accurately depict the subject property. Planning Commission Staff shall
determine the appropriateness of the proposed scale.

The Preliminary Plat shall show the following:

(@)

(b)
(©)
(d)

(e)
(f)

(9)

(h)

()

the name and address of the owner or owners of the land to be
subdivided and the name, address, phone number, e-mail address and
CA number (with renewal date) of the Registered Professional Land
Surveyor and Professional Engineer if applicable;

the date of preparation of the plat, north arrow and scale (written and
graphic presentation);

key or location map showing location and names of subdivisions within
the mile section and planned and existing expressways;

an accurate legal description of the property including the point of
beginning and basis of bearing,, size of the project and numbers of lots
and blocks and reserves;

the location and dimensions of all boundary lines of the proposed
subdivision to the nearest one-hundredth foot;

the names of all adjacent subdivisions and the names, locations, and
widths of all existing and proposed streets, trails and sidewalk
easements, utility easements, drainage ways, and other public ways on
and adjacent to the property;

the recording references and offers of dedication for all streets and
easements located within or adjacent to the plat or utilized or impacted
by the plat;

the locations and widths of and the recording references for all oil, gas,
and petroleum easements on or adjacent to the property;

the location of every visible and known oil or gas well, and
underground mine or spring, either existing, active or inactive, plugged,
unplugged or abandoned and any planned future well sites as provided
for in Section 410.2 of these regulations.

well locations as indicated by the records of the Oklahoma Corporation
Commission and by such records as may be on file with the Planning
Commission and other available records;
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(k)
0

(m)

(n)

(0)
(P)

(@)

()
()

the location and description of all existing drainage structures, water
bodies and watercourses;

the areas subject to flooding based upon FEMA and City of Tulsa
regulatory floodway;

the location and dimension of all proposed streets, drainage ways,
pedestrian ways, trails and sidewalks, parks, playgrounds, public ways,
or other public or private reservations;

all proposed lots consecutively numbered, their dimensions, and
building setback lines, and if the property is located in the City of Tulsa,
street addresses shall be designated on each residential single-family
lot;

Caveat/Disclaimer

Addresses shown on this plat are accurate at the time the plat was filed.
Addresses are subject to change and should never be relied on in place
of the legal description.

blocks consecutively numbered,;

a topographic map of the subdivided area with contour lines having
contour specific intervals appropriate to provide a clear and accurate
understanding of the natural topography based on reference National
Geodetic and Vertical datum (see Subdivision Data Control Sheet,
Appendix D), including off-site areas as required for comprehensive
understanding of flow, grading and slope; and,

any other information as may be deemed by the Planning Commission
as reasonably necessary for the full and proper consideration of the
proposed subdivision; and

a legal survey closure form acceptable to City of Tulsa GIS Department
in the Public Works Department;

limits of no access and access points;

3.4 CONCEPTUAL IMPROVEMENTS PLAN

Conceptual plans for improvements shall be prepared by a registered professional
engineer. The Conceptual Improvements plans shall show:

1.

the location and proposed width of each proposed street, sidewalk and

pedestrian way;

the location, size, dimensions and points of access as applicable for existing

streets and utilities adjacent to the project boundary;

the location, size and associated easements of existing and proposed
sanitary sewers and the water distribution system, including points of
connection to the existing system with flow line elevation;
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3.5

4. the proposed plans and specifications, if a privately owned water or sewage
system is to be used;

5. the results of soil percolation tests, if septic tank sewage systems are to be
used,

6. topography of the subdivided area with contour lines having contour intervals
appropriate to provide a clear and accurate understanding of the natural
topography based on National Geodetic and Vertical datum (see Subdivision
Control Data Sheet, Appendix D), including off-site areas as required for
comprehensive understanding of flow, grading and slope;

7. a drainage plan indicating the location of existing and proposed storm
sewers, location, of proposed open drainage ways, including points of access
to the existing system with flow line elevations;

8. the proposed location, size, depth, entrance and exit locations and method of
access for maintenance of detention or retention facilities;

9. the location and size of existing off-site sewer, water and storm drain
improvements to be utilized by the project, including their points of connection
with flow line elevations;

10. the size and depth of proposed detention facilities with proposed entrance
and exit locations and their flow line elevations;

11. the location and size of all proposed off-site utility extensions; and
12. the location size and name of all proposed off-site easements.

FINAL CONSTRUCTION PLANS.

The final plans for improvements shall be prepared by a registered professional
engineer and shall be submitted in accordance with the requirements and
specifications of the department or agency having jurisdiction over the
improvements. The final improvement plans shall meet the requirements of
adopted ordinances, resolutions, policies, procedures and regulations of the City
and County of Tulsa and shall include the following:

1. plans and profiles showing existing and proposed elevations along the
centerlines of each proposed street, with existing and proposed grades;

2. typical sections of each proposed street, pedestrian way and sidewalk
showing the type and width of pavement;

3. plans and profiles showing the location of existing and proposed sanitary
sewers, with grade and sizes indicated and a backflow preventer table;

4. proposed plans and specifications, if a privately owned water or sewage
system is to be used;
5. results of soil percolation tests, if septic tank sewage systems are to be used;
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plans and profiles of any existing and proposed water distribution system,
showing pipe sizes and the location of valves, fire hydrants; and other
appurtenances; and

drainage plans showing all existing and proposed storm sewers, manholes,
catch basins, retention or detention facilities, watercourses, culverts, and
other drainage structures within the tract, or adjacent thereto, with pipe sizes,
grades, water openings and appurtenances indicated. The drainage plan
shall show the size of dedication easements, or reservations for all detention
facilities and drainage ways and whether private or public maintenance is
proposed. This Plan shall provide design information, define the drainage
area and provide a summary calculations sheet.

3.6 FINAL PLAT.

1.

The Final Plat shall be at the same scale as the Preliminary Plat, contain the
information required as conditions of Preliminary Plat approval, and be
prepared by a Registered Professional Land surveyor.

The Final Plat shall be on Mylar with a marginal line around the entire sheet a
minimum of one half (1/2) inch from the edge of the sheet, with no plat lines,
lettering, signatures, and seals within the marginal area. One copy of the
Final Plat shall be on Mylar and the remaining copies shall be blue or black
line on a good grade of paper.

Information required on the Final Plat will be:
(@) name of the subdivision;

(b) the name and address of the owner or owners of the land to be divided,
the name and address of the subdivider if other than the owner, and the
name and address of the land surveyor;

(c) the date of preparation of the plat, north arrow and scale (written and
graphic presentation);

(d) key or location map showing location of subdivisions within the mile
section and planned or existing expressways;

(e) an accurate legal description of the property;

() square footage area of each lot and all reserves, the total acres and
total number of lots of the subdivision;

(g) the names of all adjacent subdivisions and the names, locations, and

widths of all existing and proposed streets, easements, drainage ways,

trails and sidewalks, and other public ways, adjacent to the property;
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(h)

(i)

()
(k)

()
(m)

(n)

(0)

(9)
(a)

()

boundary of the subdivided area, block boundary, street, and other
right-of-way lines with distances, angles, and/or bearings, and where
these lines follow a curve, the central angle, the radius, points of
curvature, length of curve, and length of intermediate tangents shall be
shown;

the accurate dimensions of all property to be offered for dedication for
public use, and all property reviewed for the common use of the
property owners within the subdivision, with purpose indicated,;

the dimensions of all lots and lot lines, and the bearings of those lot
lines not parallel or perpendicular to the street right-of-way line;

all easements shall be denoted by fine dashed lines, clearly identified,
and if already on record, the recorded reference of such easements; the
width of the easement with sufficient ties to locate it definitely with
respect to the subdivision must be shown;

easements located outside of the boundaries of the plat, required for
plat approval,

the deeds of dedication and any deed restrictions applicable to the
subdivision shall be shown;

The location of every oil or gas well, either existing active or inactive
wells, plugged or unplugged abandoned wells, visible and known as
shown by the records of the Oklahoma Corporation Commission and by
such records as may be on file with the Planning Commission. The
location of any planned future well sites in the unincorporated areas of
the County as provided for in Section 4.10.2 of these regulations;

blocks shall be consecutively numbered, and all lots within each block
shall be consecutively numbered,;

the basis of bearings;

the size, location, description and identification of all monuments to be
set. The size, location and identification of all monuments found, found
and accepted, retagged, recapped and replaced in making the survey
shall be shown to assure the perpetuation or re-establishment of any
point or line of the survey;

limits of No Access and access points;

any other information as may be deemed by the Planning Commission
as reasonably necessary for the full and proper consideration of the
proposed subdivision.
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4.

5.

The following certifications will be required prior to Final Plat approval by the
Planning Commission:

(@)

(b)

()

(d)

Certification by the Professional Registered Land Surveyor as to the
accuracy of the survey and of the plat, and that the monuments and
bench marks are accurate as to location shown.

Certification by the Registered Professional Engineer that the design of
the required improvements will be in conformance with the standards,
requirements, and provisions of the applicable agency or department
and these Regulations.

Certification by the Public Works Director or County Engineer,
whichever is applicable, that the subdivision plat conforms to their
standards, specifications and regulations.

Certification by the Public Works Director or other appropriate authority
that the subdivision conforms to all applicable regulations concerning
public water supply and sanitary sewer facilities.

The following supplemental information shall be submitted with the Final Plat:

(@)

(b)
(©)
(d)

(e)

(f)

Current certification by a bonded abstractor, attorney or title insurance
company of the last grantees of record owning the entire interest in the
property being subdivided plus holders of mortgages and liens filed of
record.

The consent of all owners of the subject property to the platting of the
property.

Certificate of notice as to the platting of the property to the holders of
mortgages and liens thereon.

Current certification from the Corporation Commission of the State of
Oklahoma setting forth the status of oil and gas activity on said property.

When the subdivider has chosen to install improvements prior to the
endorsement of the Final Plat, approval shall not be endorsed on the
plat until after all conditions of the approval have been satisfied and all
improvements satisfactorily completed. There shall be written evidence
that the required improvements have been installed, and necessary
dedications made, in a manner satisfactory to the appropriate local
government as shown by a certificate signed by the Public Works
Director or County Engineer and the appropriate local government
attorney.

When the subdivider has chosen to guarantee construction of
improvements by written agreement, approval shall not be endorsed on
the plat until after the agreement has been executed and delivered to
the Planning Commission, and all conditions of the approval pertaining
to the plat have been satisfied.
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7.

A Computer Aided Drawing (MicroStation dgn release 7 or greater, AutoCadd
release 14 or greater dwg file, and a dxf file of the Final Plat referenced to a
section corner) shall be submitted with the Final Plat. It shall be on a 3 1/27,
1.44mb or digital CD computer disk and shall contain the following

information:
(&) lotlines;
(b) lot dimensions, block numbers and lot numbers;

(€)

(d)

(e)
(f)

(9)

(h)

boundary of the subdivided area, block boundary, street, and other
right-of-way lines with distances, angles, and/or bearings, and where
these lines follow a curve, the central angle, the radius, points of
curvature, length of curve, and length of intermediate tangents shall be
shown;

the names of all adjacent subdivisions and the names, locations, and
widths of all existing and proposed streets, trails and sidewalks,
easements, drainage ways, and other public ways adjacent to the

property;
title block listing the subdivision name, surveyor's name, easement
lines and dimensions;

water bodies and streams meander lines and names, easement lines
and dimensions;

SUBDIVISION CONTROL DATA FORM (Appendix D) as specified by
the City of Tulsa, Tulsa County and the City of Tulsa Public Works GIS
Department ;

Layers and Levels:

Each item defined above should have its own Layer or Level and or
Layer name or Level name.

other information as required by the Planning Commission;

A filed copy of the plat returned to Planning Staff.

3.7 MONUMENTATION

1.

Monuments set must be in sufficient number and durability so as not to be
readily disturbed, to assure together with monuments already existing, the
perpetuation or re-establishment of any point or line of the survey.
Monuments shall be constructed of material capable of being detected with
conventional instruments for finding ferrous or magnetic objects.

(@)

Monuments must be placed at each point in the boundary of the
subdivision. These monuments shall be a minimum of fifteen (15)
inches in length with a minimum diameter of three eighths (3/8) inch
iron pipe or bar.
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(b)

()

(d)

(e)

Monuments must be placed at each corner of each lot in the
subdivision. These monuments shall be a minimum of fifteen (15)
inches in length with a minimum diameter of three-eighths (3/8) inch
iron pipe or bar.

Monument must be placed along the centerline of each street within
the subdivision at all street intersections, points of curve, points of
tangent, points of compound curve, points of reverse curve, center of
cul-de-sacs and center of eyebrows. These monuments shall be a
minimum of fifteen (15) inches in length with a minimum diameter of
three eighths (3/8)) inch iron pipe or bar.

In such cases where the placement of a required monument at its
proper location is impractical, a witness corner or reference monument
must be placed, preferably on a line of survey, with the data given to
show its location upon the ground in relation to the subdivision
boundary or lot corner.

Any monument set by a Registered Professional Land Surveyor to
mark or reference a point on a boundary, land line, lot corner or
centerline must be permanently and visibly marked or tagged with a
durable marker or cap stamped with the registration number of the
registered professional land surveyor in responsible charge preceded
by the letters “RPLS”.
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SECTION 4. PLANNING AND DESIGN REQUIREMENTS

4.1 GENERAL.

The design of each subdivision shall conform with the applicable zoning
restrictions and the policies and goals of the Comprehensive Plan and the
Development Guidelines. Each subdivision shall relate harmoniously to the
Community and the immediately adjacent area to the end that development shall
proceed in an orderly, safe, efficient and attractive manner.

1.

Development District Concept and the Neighborhood Concept. The
Development District Concept as expressed in the Development Guidelines,
and amendment to the Comprehensive Plan, and the Neighborhood
Concept, shall be considered in the development of all subdivisions (see
Figures 1 and 2 for schematic illustrations).

Site Characteristics. Each subdivision plat shall be designed to retain to the
extent reasonably possible the natural topography and vegetation in the
building and recreation areas where ever practical. Environmentally
sensitive areas such as steep slopes, timbered areas, streams and
floodplains, may be designated by the subdivider as public or private open
areas and utilized as amenities to the development.

Parks and Open Spaces. Each development should contribute to the
provision of trails, open space and/or usable recreation area as required by
the Comprehensive Plan or adopted Park and Open Space Plan of the City
or County Park Department and The Tulsa Transportation Management
Area Trails Master Plan shall be used in evaluating new subdivisions and
developments for consideration of public trails and access routes. Such
areas shall be related to the appropriate natural features of the site, such as
slopes, streams, timbered areas and floodplain areas or to the circulation
and land use patterns.

Circulation. The street system of a subdivision shall be appropriately
designed and related to the proposed land use. Density will determine size
of rights-of-way and paving in keeping with the area being served.
Residential streets shall be laid out so that their use by through traffic will be
discouraged. Points of access to arterial streets should be limited in
number, and minor street intersections with arterial streets should be no
closer than 600 feet from the intersection of arterial streets or other minor
streets or collectors. Arterial streets should serve as the boundaries of
neighborhoods. All residential and commercial subdivisions shall provide
sidewalks for separate pedestrian circulation as hereinafter provided, unless
modified by the Planning Commission.
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4.2 STREETS.

1.

General. The arrangement, character, extent, width, grade and general
location of all streets shall conform to the Comprehensive Plan and the
Major Street and Highway Plan. Where streets are not shown in the
Comprehensive Plan or the Major Street and Highway Plan, the
arrangement of streets in a subdivision shall either:

(@) provide for the continuation or appropriate projection of existing streets
to surrounding areas; or

(b) conform to a plan for the neighborhood approved and adopted by the
Planning Commission to meet a particular situation where topographical
or other conditions make continuance or conformance to existing
streets impracticable. The relationship to existing and planned streets,
topography conditions, public convenience and safety, and the
proposed uses of the land to be served shall be considered in
determining the arrangement, character, extent, width, grade and
location of all streets.

Access.

(&) Reserve strips controlling access to streets shall be prohibited except
where their control is placed with the City or County of Tulsa under
conditions approved by the Planning Commission.

(b) The subdividing of land shall provide each lot with access to a public
street, highway or approved private street to assure convenience of the
lot owner as well as provide for the layout of utilities, garbage and
waste removal, and fire protection, for the general welfare, public health
and safety thereby adequately provided for.

(c) Where a subdivision abuts or contains an existing or proposed arterial
street, non-access provisions controlling ingress and egress to abutting
arterial or non-arterial streets may be required by the Planning
Commission in accordance with adopted standards to assure traffic
safety and prevent injury and to relieve congestion at intersections.

(d) Where a subdivision abuts or contains an existing or proposed arterial
street, the Planning Commission may require a reverse frontage with a
non-access reservation along the rear property line, a frontage road
parallel to the arterial street or other such treatment as may be
necessary for adequate protection of residential properties to provide
separation of arterial traffic from the ingress and egress of individual
residential or non-residential lots.

Border Streets. Where a subdivision borders on or contains a railroad
right-of-way, drainage way, open space area, or limited access highway
right-of-way, the Planning Commission may require a street approximately
parallel to and on each side of such right-of-way or areas at a distance
suitable for the appropriate use of intervening land, as for park purposes in
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TYPE OF STREET

residential districts, or for commercial or industrial purposes in appropriate
districts. Such distances shall also be determined with due regard for the
requirements of approach grades and future grade separations.

Additional Access Streets. Where a residential subdivision abuts or contains
an existing or proposed arterial street, and the subdivider elects to design
lots that front the arterial street, the Planning Commission may require
additional access streets for adequate protection of these properties, and to
provide separation of arterial traffic from the ingress and egress of individual
residential lots.

Alignment.

(@) Design speed shall be 25 miles per hour on all residential streets and
30 miles per hour on all collector streets.

(b) A minimum distance of 125 feet between the centerlines of streets
shall be maintained. The City Public Works Director or County
Engineer or their designee may require that streets be connected by a
curve or diagonal line in such a manner that hazardous turning
movements will be eliminated.

Right-of-Way Widths. The minimum right-of-way of all proposed streets shall
be of the width specified in the Major Street and Highway Plan; or if no width
is specified therein, the minimum width shall be as follows:

RIGHT-OF-WAY

Freeway As per Oklahoma
Department of
Transportation standards
Parkway 150’ minimum

Primary Arterial

Secondary Arterial
Secondary Arterial Alternate
Special Trafficway

Residential Collector, Residential Street with open
drainage (County), Commercial/Industrial Street

Commercial/Industrial Collector,
Commercial/Industrial Street with open drainage
(County)

Residential Street
Urban Arterial
CBD Street
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*130" minimum right-of-way required for a right turn lane for a primary arterial
street at the major street intersection to extend a distance of 388’ paralleling said
right side of street, measured from the section line.

**108" minimum right-of-way required for a right turn lane for a secondary arterial
street at the major street intersection to extend a distance of 388’ paralleling said
right side of street, measured from the section line.

*** 80" minimum right-of-way (40’ on each side of centerline) required at the major
street intersection to extend a distance of 388’ measured from the section line.

(@) If green ways or drainage ways influenced by topographical features
such as stream or ponds, ravines, wooded areas, or other natural
features are to be provided within the proposed plat, then width and
location shall be determined as may be deemed necessary to preserve
such features.

(b) The pavement width, standards for street surfacing, curb and storm
sewer design or open storm drainage shall be subject to the
requirements of the City or County Engineer.

(C) Generally, right-of-way will be obtained equally from both sides of the
street, but topography or physical barriers may dictate how right-of-
way will be obtained.

7. Cul-de-sac. Cul-de-sacs shall not exceed seven hundred and fifty (750) feet
in length, measured from the centerline of the intersecting streets to the
center of the turn-around. Cul-de-sacs shall have a turn-around radius of not
less than thirty-eight (38) feet of paving, utilizing a rolled curb section
wherever possible, and a radius of fifty (50°) of right-of-way at the property
line. Cul-de-sacs greater than two hundred and fifty (250) feet in length shall
have a turn-around radius of not less than forty (40’) feet of paving and a
radius of fifty-two (52") feet of right-of-way at the property line. Cul-de-sacs
greater than five hundred (500’) feet in length and with abutting front yards
for more then twenty (20) lots shall have a turn-around radius of not less
than forty-eight (48’) feet of paving and a radius of sixty (60’) feet of right-of-
way at the property line. For a cul-de-sac with a rolled curb section the turn-
around radius may be measured to the back of the curb. Alternative turn-
arounds may be a one hundred and twenty (120’) feet hammerhead or a
sixty feet (60°) “Y™".

Alternative turn-arounds may be utilized with the approval of the Fire
Marshall or his designee. Examples of these include utilization of acceptable
hammerheads or “Y” ‘s or utilizations of approved residential sprinkler
systems (National Fire Prevention Association - NFPA). To meet the needs
of specific situations, this requirement may be changed by the Planning
Commission, upon comment by the Technical Advisory Committee, when
topography or other limiting factors make such changes necessary for
securing the best overall design. A modification of these Regulations is not
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10.

11.

required.
Intersections.

(@) Streets shall be designed to intersect at right angles as permitted by
topography or other limiting factors.

(b) Property lines at minor street intersections shall be rounded with a
minimum radius of twenty-five (25) feet. Property lines at street
intersections involving major streets and highways shall be rounded
with a minimum radius of thirty (30) feet.

Grades.
(&) The maximum street grades should not exceed eight percent (8%).

(b) All changes in grade shall be connected by vertical curves and are
designed for safe stopping sight distances as determined by the City
or County Engineer as appropriate.

(c) The grade of a residential street when intersecting an arterial street
shall not exceed two percent (2%) within a distance of one hundred
(100) feet measured from the curb line of the arterial street. The
maximum grade of residential streets at intersections shall be four
percent (4%).

(d) Whenever practical, street grades shall be established in such a
manner to avoid excessive grading, or removal of tree growth.

Curvature. The radius of curvature on the centerline of all streets shall be
designed to reflect the appropriate design speeds as determined by the City
or County Engineer as appropriate.

Private Streets. Subdivisions with Residential Private Streets. The following
standards should apply to subdivisions having approved exclusive private
streets:

(A) Private streets shall only be allowed in a residential development within
a Planned Unit Development (PUD).

(B) Private streets should not be approved in subdivisions of more than
twenty (20) acres in the City of Tulsa, nor in subdivisions of more than forty
(40) acres in the unincorporated areas of Tulsa County.

(C) Private streets must meet the same standards for width, paving and
drainage as required of public streets, per the City of Tulsa Public Works
Director or the County Engineer or their designee.

(D) Subdivisions whose developments include private streets shall be
located so that construction of the planned east/west and north/south
collector streets is possible.

(E) Subdivisions having a private street as a single emergency point of
access shall not serve more than twenty (20) dwelling units (DU’s).

(F)  Continued maintenance of the private street system shall be the
responsibility of the property owner or owners association for the
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4.3

4.4

4.5

subdivision.

(G) Private streets shall be built to City or County standards (depending
upon the jurisdiction in which the plat is located), or as modified by the
approved PUD, and be inspected and accepted by the appropriate
jurisdiction prior to issuance of any building permits in the subdivision.

SIDEWALKS.

1.

Sidewalks shall be required on both sides of residential streets and shall be
established in the covenants or on the related privately funded public
improvement (PFPI) project and on both sides of parkways, arterials and all
residential collector streets. The relationship to existing and planned
collector streets, trails, topography conditions, public convenience and
safety, and the proposed uses of the land shall be considered in determining
the requirement, arrangement, character, extent, width, grade and location of
all sidewalks.

Sidewalks shall be within dedicated right-of-way and constructed in
accordance with specifications and standards of the City Public Works and
Development Department or County Engineer or their designee as
appropriate.

The Planning Commission may require, in order to facilitate pedestrian
access to schools, parks, trails, playgrounds, churches, shopping centers or
nearby streets, perpetual unobstructed easements of not less than ten (10)
feet or more than 15 feet to provide adequate pedestrian circulation. Such
easements shall be indicated on the plat.

BLOCKS.

The length, width and shape of blocks shall be suited for the planned use of land,
consistent with zoning requirements, and the need for convenient access, control
and safety of street traffic and the limitations and opportunities of the terrain.

1.

Length. Block lengths in residential areas shall not be greater than fifteen
hundred (1500) feet in length between street lines.

Width. Blocks shall have sufficient width to provide for two (2) tiers of lots of
appropriate depth except on the boundaries of the proposed subdivision, or
required to separate residential development from other types of development
or through traffic.

LOTS.

1.

Configuration. The size, shape, and orientation of the lots shall be
appropriate for the location of the subdivision and for the type of development
and use contemplated. Each residential lot shall be designed with a front lot
line, a rear lot line and not more than three (3) side lot lines. (Front lot line,
rear lot line and side lot line are defined in the Tulsa Zoning Code.)

Access. Every lot shall have frontage on a public dedicated street or private
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4.6

street in an approved Planned Unit Development or townhouse development.

Zoning Requirements. Lot dimensions, yards, building setback lines, land
area and lot area shall conform to the requirements of the Zoning Code or
PUD requirements.

Private Sewer and/or Water. Where a proposed subdivision is not served by
public sewer and/or public water, lot dimensions and area shall conform to
the requirements of the Oklahoma Department of Environmental Quality (see
Appendix A for Standards).

Double Frontage and Reverse Frontage. Double frontage and reverse
frontage lots shall be avoided except where necessary to provide separation
of residential development from through traffic or overcome specific
disadvantages of terrain and orientation.

Corner Lots. Corner lots shall exceed the minimum lot width requirements in
order to provide adequate building area on the lot due to the required building
setbacks on both streets.

Lot Lines. Side lot lines should be at right angles to or radial to street lines or
to the tangent of curving streets. Lot lines not at right angles to or radial to
street lines or to the tangent of curving streets should show bearings of the lot
lines.

EASEMENTS.

1.

Utility Easements. The Planning Commission may require easements of a
minimum perimeter width of seventeen and a half 17.5’ feet, or an increase in
or reduction of width as requested by each utility company, and when
necessary on other lot lines, for poles, wires, conduits, sanitary sewers, gas,
water, power, and other utility lines.

Drainage Easements. Suitable drainage easements as required by the
adopted design criteria of the City or County as applicable shall be provided
on the subdivision plat. Drainage shall be collected as necessary to prevent
consecutive drainage to lots on blocks in excess of 4 lots each.

Easements Subject to Technical Advisory Committee. The location, width,
and alignment of all easements shall be subject to review by the Technical
Advisory Committee prior to approval.
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4.7

4.8

4.9

FLOODPLAIN AREAS.

Lands identified by the official FEMA and/or floodplain maps of the City or
County of Tulsa, as appropriate, which are subject to flooding hazards and
periodic inundation, shall not be subdivided into lots, tracts or parcels for any use
which would be incompatible with such flooding hazards, unless:

(a) improvements, meeting the standards and requirements of the City or
County of Tulsa, Ordinances, Resolutions and Design Requirements, as
appropriate, designed so as to render such land safe for residential or
other uses are made, or satisfactorily guaranteed on such land meeting the
City Public Works Director or County Engineer's or their designees’
approval; or

(b) the intended use of the land is permitted by adopted ordinances or
resolutions of the City or County of Tulsa, as appropriate, because such
use has no adverse impact and will not obstruct flood flows; or

(c) the intended use of the land is permitted by Special Exception or Variance
as outlined in ordinances or resolutions of the City or County, as
appropriate, or adopted policy of the City or County of Tulsa.

STORMWATER DRAINAGE AND DETENTION FACILITIES.

1. The stormwater drainage system shall be designed and constructed in
accordance with the Adopted Ordinances, Resolutions standards and
design requirements as adopted by the City or County, as appropriate, and
shall be so designed to collect and pass the runoff from a 100-year
frequency flood under conditions of full urbanization. The 2, 5, 10, 50, 100
year flows shall be modeled and 500 year flow analyzed. The entire flow
shall be confined within the said stormwater drainage systems.

2. The stormwater detention facility if required by City or County adopted
standards, shall be designed and constructed in accordance with said
standards.

PUBLIC PARKS AND OPEN SPACES.

Residential subdivisions should provide open spaces, suitably located and of
reasonable size for parks, playgrounds, play lots, play fields, or other recreational
areas sufficient to serve the subdivision. Land that is designated for public open
spaces according to the City or County Park and Recreation Plan should be
dedicated to the public. Applicants are encouraged to coordinate dedications with
the appropriate Parks Departments.

4,10 OIL AND GAS EXTRACTION SITES - RESIDENTIAL SUBDIVISIONS.

1. Existing Operative/lInoperative Wells:
(@) shall be indicated on the face of the plat;
(b) all abandoned, inactive wells shall be properly plugged;
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(€)

(d)

A building setback line with a radius of 125 feet shall be required
from any existing active well or known well bore unless TMAPC has
reduced the setback requirement after finding the reduced setback to
be safe; and

access shall be provided and so indicated on the face of the plat for
all unplugged wells for the purpose of maintenance and rework.

Planned Well Sites - Unincorporated Areas of the County:

(@)
(b)

(€)

(d)

(€)

(f)
(9)

(h)

Well sites shall not be permitted within residential subdivisions of
less than 10 acres.

If the developer owns both the surface rights and all mineral rights he
may designate future well sites, if there are no existing oil, gas or
mineral leases of record.

If the developer does own all the mineral rights, or there are recorded
oil and gas leases on the subject property, written notice must be
sent to all parties who have an oil, gas, or mineral interest or
recorded oil or gas lease, as shown by the records of the County
Clerk. Said notice shall inform of the intent to subdivide said

property.
Interested parties shall have 30 days from receipt of the notice to

respond. Said response shall be in writing to both the developer and
TMAPC of the intent to drill for oil or gas in the future.

The developer and owners of leases or owners of mineral interests
have an additional 120 days to agree upon the location of the well
sites.

If the parties cannot agree on the location of the well sites, the
TMAPC, after Public Hearing, shall select the well sites.

All well sites shall be indicated on the face of the plat, as well as in
the Restrictive Covenants.

Standards for location of well sites:
1. Two (2) acres or less in size for each well site.

2. Access shall be provided to the site for purposes of
maintenance and service.

3. There shall be no more than one well site within the
boundaries of the plat for each twenty (20) acres of land
covered by the plat.

4, The County Engineer and City Public Works Director must
approve the methods of drilling prior to the commencement of
drilling operations in their respective jurisdictions.
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5. Standards for drilling are included in the Tulsa County Zoning
Code.

411 SEWAGE DISPOSAL AND WATER SUPPLY

(1) SUBDIVISIONS IN THE UNINCORPORATED AREAS OF TULSA
COUNTY:

(@)

(b)

(€)

(d)

(€)

(f)

All subdivisions in unincorporated Tulsa County may be served by
individual wells for drinking water in lieu of a public water supply in
accordance with applicable regulations of the Oklahoma Water
Resources Board and the Oklahoma Department of Environmental

Quality.

The subdivider, at his/her expense, shall provide an internal sanitary
sewer collection system available to each lot within the subdivision.
Said system shall be designed and constructed in accordance with
the standards of the agency operating the system and as approved
by the Oklahoma Department of Environmental Quality. Where an
approved public sanitary sewer system is not reasonably accessible
to the subdivision, the subdivision may utilize individual on-site
sewage disposal systems in accordance with the standards below.

Subdivisions within the unincorporated areas of Tulsa County that
plan to utilize individual on-site sewage disposal systems must
comply with the requirements of the Oklahoma Administrative Code,
Title 252, Chapter 641.

Several types of subsurface or above ground, on-site sewage
disposal systems may be permitted. It is beyond the scope of these
Subdivision Regulations to provide detailed instructions, designs, or
specifications for any sewage disposal systems. The subdivider shall
be responsible for obtaining the applicable regulations of the agency
having jurisdiction and complying with the procedural and substantive
requirements therein.

All lots in the proposed subdivision shall meet the minimum lot size
requirements of the Oklahoma Department of Environmental Quality
for on-site sewage disposal systems.These minimum lot size
requirements shall not be varied except by the agency having
jurisdiction over the permitting of the proposed sewage disposal
systems.

The subdivider shall submit restrictive covenants with the preliminary
subdivision plat application relative to the installation and use of
individual on-site sewage disposal systems and/or connection to the
public sanitary sewer system.
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(2)

SUBDIVISIONS WITHIN THE CORPORATE LIMITS OF THE CITY OF
TULSA:

(@)

(b)

()

(d)

All lots in subdivisions within the corporate limits of the City of Tulsa
shall be served by a public drinking water supply, approved by the
Oklahoma Department of Environmental Quality and the City of Tulsa
Public Works and Development Department or other appropriate
authority.

The Subdivider within the corporate limits of the City of Tulsa, at the
subdividers expense, shall provide an internal sanitary sewer
collection system available to each lot within the subdivision. This
system shall be designed and constructed as approved by the
Oklahoma Department of Environmental Quality and in accordance
with Ordinances of the City of Tulsa and duly adopted standards and
specifications of the City of Tulsa Department of Public Works.

Where an approved public sanitary sewer system is not reasonably
accessible to the subdivision as determined by the policies of the City
of Tulsa, Department of Public Works and in order to allow
development during the time required to extend the public sanitary
sewer system into those areas without such system,

0) a subdivision may develop initially on individual septic systems
in accordance with standards as set out herein. In addition to
installation of the individual septic systems, the developer shall
be required to install a sewer collection system within the
subdivision that can be connected to the municipal sewage
system when available and further that each lot shall be
provided with a building sewer line. This system and building
sewer lines shall be designed and constructed as approved by
the City of Tulsa Department of Public Works in accordance
with Ordinances of the City of Tulsa and duly adopted design
and construction standards and specifications of the City of
Tulsa Department of Public Works and in conformance with the
rules and regulations of the Oklahoma Department of
Environmental Quality.

Developers of subdivisions within the corporate limits of the City of
Tulsa where it is planned to initially utilize septic tank systems must:

® Meet the minimum lot size criteria per The Department of
Environmental Quality. These minimum lot size requirements
shall not be varied except by the agency having jurisdiction
over sewage system and the agency responsible for the
permitting of the proposed septic system.

(i) Provide with the Preliminary Plat application, soil percolation
test results for each lot in the subdivision. Percolation test

Section 4 - page 11

Subdivision Regulations for the Tulsa Metropolitan Area



results must be prepared by an entity lawfully entitled to
perform such tests in Oklahoma and must be submitted on the
proper form as required by the permitting agency. TMAPC staff
will review the percolation test reports and determine if the
proposed lots are adequate for septic systems.

(i)  Provide with the Preliminary Plat application, restrictive
covenants relative to the installation and use of individual septic
sewage disposal systems and connection to the public sanitary
sewer system.
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5.1

5.2

5.3

5.4

5.4

SECTION 5. REQUIREMENTS FOR IMPROVEMENTS

INSTALLATION OF IMPROVEMENTS - CITY

Following the approval of the final construction plans, and prior to the final plat
approval, the subdivider shall complete in a manner satisfactory to the Director of
the Public Works Department if within the City, all improvements required, and
said improvements shall be free and clear of all liens, claims and encumbrances.
City of Tulsa design criteria for drainage, detention, streets, and earth change
must be followed.

ASSURANCES GUARANTEEING INSTALLATION OF IMPROVEMENTS.

In lieu of the installation of the required improvements prior to the final plat
approval, the subdivider shall agree in writing with the City, , to complete all
required improvements in a manner satisfactory to the City or County as
appropriate. To evidence this agreement, the subdivider shall execute a
document entitted "AGREEMENT GUARANTEEING INSTALLATION OF
IMPROVEMENTS" the form of which is included as Appendix A within these
Regulations.

TIME LIMIT.

Prior to the granting of final plat approval, the subdivider and Planning
Commission and with the Public Works Director shall agree upon a deadline for
the completion of all required improvements. The period within which required
improvements must be completed shall be specified by the Planning Commission
in the action approving the final subdivision plat and shall not exceed two (2)
years from date of final approval, unless extended by the Planning Commission
for good cause.

INSTALLATION OF IMPROVEMENTS - COUNTY

In accordance with 19 O.S. 1991, Section 288.1 B, plats or subdivision plats with
roads of public designations shall not be released to be filed by the County
Clerk’s office until it is determined by the Board of County Commissioners that
the dedicated public roads meet the requirements of Section 601.1 of Title 69 of
the Oklahoma Statutes and the standards of public road design. The subdivider
shall complete in a manner satisfactory to the County Engineer all improvements
required, and said improvements shall be free and clear of all liens, claims and
encumbrances.

VACATED PLATS.

Vacation of the plat as provided by State Statute shall remove the obligation to
construct improvements.
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SECTION 6. LOT-SPLIT AND LOT COMBINATION PROCEDURES AND
STANDARDS

6.1 AUTHORITY.

The Planning Commission, pursuant to the powers and jurisdiction vested
through Title 19, Oklahoma Statues, Section 863.10, does hereby exercise the
power and authority to review, approve and disapprove transfers of land
hereinafter referred to as lot-splits.

6.2 INTENT AND PURPOSE.

The regulations contained in this Section are intended to establish reasonable
standards of design and procedures for lot-splits, as defined in Section 8,
Definitions, of these Subdivision Regulations, in order to accomplish the policy
and purposes set forth in Section 1.4, as they are applicable to lot-splits.

6.3 PROCEDURE.
The following procedure shall be followed in processing lot-splits:

1. Application Form and Drawing. A complete lot-split application shall be
filed with the Planning Commission Staff and the appropriate fee paid.
The application is considered complete and may be accepted for
processing by the Planning Commission Staff when it meets the following
requirements:

(@ The name(s), address(es) (as approved by City of Tulsa Public
Works and Development Department for plats in the City and E911
staff through the County Engineer for the County), phone number(s)
of the current owner or owners of record of the land to be
subdivided.

(b)  The consent of all owners of the subject property to the splitting of
the property. Use form attached to the application.

(c) A complete legal description of the existing undivided lot of record
and a legal description of each of the proposed lots shall
accompany the application. Legal descriptions shall consist of Lot,
Block, Subdivision Name, County, and State OR a metes and
bounds description of the perimeter of the property with all bearings
expressed in degrees, minutes, and seconds and dimensions
accurate to two decimal places OR a description based on
sectionalized land. It shall identify a point of beginning tied to a
known corner of a section or fraction of a section.

(d)  One copy of a scaled drawing depicting all existing and proposed lot
lines with dimensions (and bearings if applicable), all existing
buildings and improvements and their distances from lot lines,
adjacent streets and street widths, existing access limitations,
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existing and proposed water, sewer, storm drainage and any other
utilities and easements, and a north arrow and scale.

(e) The drawing should be limited to a minimum of 11" x 17",

Planning Commission Staff Review. In its review of lot-splits, the Planning
Commission Staff shall:

(a) distribute copies of the application form and drawing to appropriate
officials, agencies, or departments;

(b) field check the subject property, if needed;

(c) review the application for conformance with the Comprehensive
Plan, zoning, PUD conditions, Board of Adjustment actions, and the
Subdivision Regulations; and,

(d) prepare recommendations including comments of officials, agencies
or departments contacted.

Lot-Splits Requiring Planning Commission Staff Review Only. Where
review by the Planning Commission Staff reveals that a split meets all
approved guidelines herein set forth, and all proposed lots are adequately
served by utilities either by easement or in public streets, the Director of
the Planning Commission or his appointed agent shall approve the lot-split
and the Planning Commission shall ratify the approval at the next Planning
Commission Land Division meeting.

Lot-Splits Requiring Full Review. For those lot-splits that involve acquiring
easements or in the staff's opinion, require review by additional
companies or agencies, but do not involve a waiver of zoning or
subdivision regulations, the following procedure will be followed:

(@) a copy of the application and drawing shall be sent to the utility
companies and the Department of Public Works or the County
Engineer, as appropriate.

(b)  After each company or agency to which the application was referred
has notified the Planning Commission Staff of its requirements, the
staff shall notify the subdivider.

(c) If the lot-split is on a tract that is utilizing or will utilize a private
sewage disposal system, the proposed lots must meet the
requirements of The Department of Environmental Quality.

(d) When approvals from all companies or agencies involved are
received, the lot-split shall be approved by the Director of the
Planning Commission or his appointed agent and the Planning
Commission shall ratify the approval at the next Planning
Commission meeting.

Lot-Splits Requiring Modifications. For those lot-splits that involve a
modification of a subdivision regulation, Planning Commission Staff shall
determine if the Technical Advisory Committee (TAC) should review the
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item. If so, the procedure shall be as follows:

(@)

(b)

(€)

(d)

(e)

(f)

(9)

(h)

A cutoff date shall be established by the Planning Commission in
accordance with the annual schedule of TAC and Planning
Commission meeting dates.

If the proposed lots would utilize individual on-site sewage disposal
systems and contain less lot area than required per The
Department of Environmental Quality, a written waiver of the lot size
requirement and a statement of approval of the proposed individual
sewage treatment systems must be obtained from the agency that
has jurisdiction over the sewer system and the Oklahoma
Department of Environmental Quality by the subdivider and
presented to the Planning Commission Staff with the application.
The minimum ot size requirements per The Department of
Environmental Quality may not be waived by the Planning
Commission.

A copy of the lot-split shall be sent to the utility companies and the
Department of Public Works or the County Engineer as appropriate.
The Planning Commission Staff shall indicate on the application the
date of the Technical Advisory Committee meeting at which the
application shall be reviewed and that it is a request for modification
of the Subdivision Regulations.

The Planning Commission Staff shall present the application at the
regular Technical Advisory Committee meeting where the lot-split
may be reviewed by the total membership of that Committee,
including all utility companies, the Oklahoma Department of
Environmental Quality, the Department of Public Works and the
County Engineer.

The recommendation of the Technical Advisory Committee shall be
compiled with the Planning Commission Staff recommendation and
the application shall be heard at the next Planning Commission
meeting.

The Planning Commission shall hold a hearing on the lot-split.
Notice of such hearing shall be given to the abutting property
owners (including lot owners separated only by a residential street)
by the mailing of a written notice ten (10) days prior to the hearing
before the Planning Commission of the application for lot-split
approval. The Planning Commission shall review the requested lot-
split and either approve or disapprove the requested
modification(s).

Reasonable conditions may be imposed by the Planning
Commission in the granting of a modification as set forth in Section
110.2.

If the application is disapproved, the applicant may appeal the
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6.4

6.5

decision of the Planning Commission to the District Court.

CERTIFICATE OF APPROVAL.

Approval shall be shown by certification on the instrument of transfer as required
by State Statute. Approval will be valid for three years from the date of Planning
Commission approval, unless extended by the Planning Commission. The
certification shall be signed by one of the following:

(1) Chairman or other Officer of the Tulsa Metropolitan Area Planning
Commission

(2) Executive Director of Indian Nations Council of Governments (INCOG)

(3) Director of the Planning Commission

The subdivider shall then file the instrument with the County Clerk, the approval
being an official document that will be contained in the abstract of the property

being split.

APPROVAL GUIDELINES. Approval or disapproval of lot-splits shall be based
upon the requirements of the applicable paragraphs in Section 4 of these
Regulations.

1. Access and Streets.

(@)

(b)

(©)

Where a tract to be split is controlled by non-access provisions, no
lot shall be approved where such provision will preclude access for
said lot.

The splitting of land shall provide each lot with frontage on a public
street or highway in an amount required by the applicable Zoning
District, so that the convenience of the lot owner or user is assured,
as well as the layout of utilities, garbage and waste removal, fire
protection and public health and safety thereby adequately provided
for.

Where land to be split contains, within its boundaries, areas
designated for street right-of-way on the Tulsa City-County Major
Street and Highway Plan, the split shall not be approved where
street rights-of-way fail to conform to said plan except, upon a
finding that:

(1) All utilities are in place and the additional right-of-way is not
required for utility placement;

(2) the public has, by virtue of statutory easement or suitable
roadway dedication, right-of-way sufficient to allow the
placement of pavement of a width necessary to meet the
standards of the Street Plan for the particular street and
sidewalk involved; and
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