AGENDA
PLANNING COMMISSION
116 WEST NEEDLES
BIXBY, OKLAHOMA
February 18, 2014 6:00 PM

CALL TO ORDER
ROLL CALL
CONSENT AGENDA

1. Approval of Minutes for the January 23, 2014 Speeiﬁl‘ﬁéeting

PUBLIC HEARINGS
PUD 70 — Encore on rMemorial — Major Amendment # 1. Discussion and
consideration of Major Amendment # 1 to PUD 70 for approximately 15 acres located in
; the E/2 of Section 02, T17N, R13E, which amendment prog:oses to allow a Use Unit 21
sign within the Development Area B right-of-way for 126 St. S., provide development

f

standards for same, and make certain other amendments,

Property located: West of the intersection of 126™ St. 8. and Memorial Dr., including
Lot 1, Block 1, Encore on Memorial.

PUD 82 - “Somerset” — JR Donelson for Kowen Properties, LL.C. Public Hearing,
discussion, and consideration of a rezoning request for approval of a Planned Unit

Development (PUD) for “Somerset” for approximately 18 acres in part of the SW/4 of
the SW/4 of Section 35, T18N, R13E.

Property Located: 6905 E. 121% St. S. & 11803 and 11809 S. Sheridan Rd.

&

4. BZ-370 - JR Donelson for Kowen Properties, LI.C. Public Hearing, Discussion, and
consideration of a rezoning request from AG Agricultural District to RS-3 Residential
Single Family District for approximately 18 acres in part of the SW/4 of the SW/4 of
Section 35, T18N, R13E.

Property located: 6905 E. 121% St. S. & 11803 and 11809 S. Sheridan Rd.

PUD 83 — “River Trail I1” — Khoury Encincering, Inc. Public Hearing, discussion,

2,
3.
5.
and consideration of a rezoning request for approval of a Planned Unit Development
% @ (PUD) for “River Trails of Bixby” for approximately 5 acres in part of the E/2 of
Section 02, T17N, R13E. '

Property Located: Southwest corner of the intersection of 126™ St. . and Memotial Dr.
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6. BZ-371 — Khoury Engincering, Inc. Public Hearing, Discussion, and consideration of
a rezoning request from AG Agricultural District to CG General Commercial District for
approximately 5 acres in part of the E/2 of Section 02, T17N, R13E.

Property Located: Southwest corner of the intersection of 126™ St. S. and Memorial Dr.

PLATS

7. Final Plat — The Trails at White Hawk — Tulsa Engineering & Planning, Inc, (PUD
62). Discussion and consideration of a Final Plat and certain Modifications/Waivers for
“The Trails at White Hawk” for 32.5440 acres in part of the W/2 SE/4 of Section 15,
T17N, R13E.

Property located: Northwest corner of the intersection of 151% St. S. and Kingston Ave.

OTHER BUSINESS

8. PUD 76 — Scenic Village Park — Minor Amendment # 1. Discussion and possible

action to approve Minor Amendment # 1 to PUD 76 for approximately 11.636 acres

- located in the E/2 of Section 02, T17N, R13E, which amendment proposes making

_ certain changes to development standards pertaining to signage and making cestain other
amendments,

Property Located: Lot 2, Block 1, Scenic Village Park; 7300 E. 121St Pl S.

OLD BUSINESS
NEW BUSINESS

ADJOURNMENT

Posted By: g\yﬁ v //
Date: ©Z/H/ ?@I‘
Time: 9" (O M
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MINUTES
PLANNING COMMISSION
116 WEST NEEDLES
BIXBY, OKLAHOMA
January 23, 2014 6:00 PM

SPECIAL-CALLED MEETING

In accordance with the Oklahoma Open Meeting Act, Title 25 O.S. Section 311, the agenda for this meeting was posted
on the bulletin board in the lobby of City Hall, 116 W. Needles Ave., Bixby, Oklahoma on the date and time as posted
thereon, a copy of which is on file and available for public inspection, which date and time was at least twenty-four (24)
hours prior to the meeting, excluding Saturdays and Sundays and holidays legally declared by the State of Oklahoma.

STAFF PRESENT: ~ OTHERS ATTENDING:
Erik Enyart, AICP, City Planner See attached Sign-In Sheet
Patrick Boulden, Esq., City Attorney

CALL TO ORDER:

Chair Thomas Holland called the meeting to order at 6:01 PM.

ROLL CALL:

Members Present: Larry Whiteley, John Benjamin, and Thomas Holland.
Members Absent: Jeff Baldwin and Lance Whisman.

CONSENT AGENDA:

1. Approval of Minutes for the November 18, 2013 Regular Meeting

Chair Thomas Holland introduced the Consent Agenda item and asked to entertain a Motion. John
Benjamin made a MOTION to APPROVE the Minutes of the November 18, 2013 Regular Meeting
as presented by Staff. Larry Whiteley SECONDED the Motion. Roll was called:

ROLL CALL:

AYE: Holland, Whiteley, and Benjamin
NAY: None.
ABSTAIN: None.

MOTION PASSED: 3:0:0
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2. Approval of Minutes for the December 16, 2013 Regular Meeting

Chair Thomas Holland introduced the Consent Agenda item and asked to entertain a Motion. Larry
Whiteley made a MOTION to APPROVE the Minutes of the December 16, 2013 Regular Meeting
as presented by Staff. John Benjamin SECONDED the Motion. Roll was called:

ROLL CAILL:

AYE: Holland, Whiteley, and Benjamin
NAY: None.

ABSTAIN: None.

MOTION PASSED: 3:0:0
-PUBLIC HEARINGS

PLATS

3.  Preliminary Plat — “Quail Creek Office Park” — Tanner Consulting, LI.C. Discussion
and consideration of a Preliminary Plat and certain Modifications/Waivers for “Quail Creck
Office Park” for approximately 5.976 acres in patt of the E/2 of Section 02, T17N, R13E.
Property Located: South and west of the intersection of 121% St. 8. and Memorial Dr.

Chair Thomas Holland introduced the-item and asked Erik Enyart for the Staff Report and
recommendation. Mr. Enyart summarized the Staff Report as follows:

To: Bixby Planning Commission
From: Erik Enyart, AICP, City Planner
Date: Thursday, January 02, 2014

RE: Report and Recommendations for:

Preliminary Plat of “Quail Creek Office Park” (FUD 76)

LOCATION: ~  The 7300-block of E. 121" 8t. §.
—  South and west of the intersection of 121° St. S. and Memorial Dr.
—  Part of the E/2 of Section 02, TI7N, RI3E
SIZE: —  5.976 acres, more or less (plat area)
— 70 acres, more or less (parent fract)
- EXISTING ZONING: CG General Commercial District with PUD 76
EXISTING USE:  Agricultural
REQUEST: Preliminary Plat approval for a 1 Lot, I Block commercial development

SURROQUNDING ZONING AND LAND USE:

North: CG/PUD 76; Vacant lots in Scenic Village Park.

South: AG & CS/PUD 37; Fry Creek Ditch # 1 to the south zoned AG and the Crosscreek
“office/warehouse” heavy commercial / irade cenier and retail strip center zoned CS with
PUD 37,

East:  AG, CG, RS-3, OL, CS, & RM-3/PUD 70; Agricultural land, the Easton Sod sales lot zoned
RS-3, OL, & CS, the Encore on Memorial upscale apartment complex zoned RM-3/PUD 70,
a Pizza Hut zoned CG, and a My Dentist Dental Clinic zoned CS; Memorial Dr, is further to
the east.

Wesi: AG & RS-4; Fry Creek Ditch #2; beyond this to the west is vacant/wooded land owned by
the City of Bixby, and an RS-4 district containing the Seven Lakes I and Seven Lakes IT
residential subdivisions, and additional vacant land for a future “Seven Lakes” phase or
phases.
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COMFPREHENSIVE PLAN: Corridor + Vacant, Agricultural, Rural Residences, and Open Land.

PREVIOUS/RELATED CASES:
BBOA-367 — Holley Hair for Charles Roger Knopp — Request for Special Exception approval fo
allow a Use Unit 20 “golf teaching and practice facility” on part of the subject property parent tract
— BOA Conditionally Approved 04/02/2001 (not since buill).
BBOA-442 — Charles Roger Knopp — Request for Special Exception-approval to allow a Use Unit 20
golf driving range (evidently same as BBOA-367) on part of the Subject properly parent tract.
Approval of BBOA-367 expired afier 3 years, per the Staff Report, and so required re-approval —
BOA Approved 05/01/2006 (not since built).
BL-340 — JR Donelson for Charles Roger Knopp Revocable Trust ~ Request for Lot-Split approval io
separate a 41.3384-acre tract from the southern end of the large 140-acre acreage tracts previously
owned by Knopp, which includes subject property — It appears it was Administratively Approved by
the City Planner on 07/20/2006, but the Assessor’s parcel records do not reflect that the land was
ever since divided as approved.
PUD 70 & BZ-347 / PUD 70 (Amended) & BZ-347 (Amended) — Encore on Memorial — Khoury
Engineering, Inc. — Request to rezone from AG to RM-3 and approve PUD 70 for a multifamily
development on part of subject property — PC Continued the application on 12/21/2009 at the
Applicant’s request. PC action 01/19/2010: A Motion to Recommend Approval failed by a vote of
twe (2) in favor and two (2) opposed, and no followup Motion was made nor Jollowup voie held, The
City Council Continued the application on 02/08/2010 to the 02/22/2010 regular meeting “for more
research and information,” based on indications by the developer about the possibility of finding
another site for the development. Before the 02/22/2010 City Council Meeting, the Applicant
temporarily withdrew the applications, and the item was removed from the meeting agenda, with the
understanding that the applications were going to be amended and resubmitted.

The Amended applications, including the new development site, were submitted 03/11/2010. PC
action 04/19/2010 on the Amended Applications: Recommended Conditional Approval by unanimous
vote. City Council action 05/10/2010 on the Amended Applications: Entertained the ordinance
Second Reading and approved the PUD and rezoning, with the direction to bring an ordinance back
to the Council with an Emergency Clause attachment, in order to incorporate the recommended
Conditions of Approval. City Council approved both amended applications with the Conditions of
Approval written into the approving Ordinance # 2036 on 05/24/2010.

PUD 76 “Scenic Village Park” & BZ-364 — Tanner Consulting, LLC — Request for rezoning from AG
to CG and PUD approval for former parent tract subject property of 92 acres — PC recommended
Approval 02/27/2013 and City Council Conditionally Approved 03/25/2013 as amended at the
meeting (Ord. # 2116).

Preliminary Plat of “Scenic Village Park” — Tanner Consuliing, LLC — Reguest for approval of a
Preliminary Plat and a Modification/Waiver from certain right-of-way and roadway paving width
standards of Subdivision Regulations Ordinance # 854 Section 9.2.2 for former parent tract subject
property of 92 acres ~ PC recommended Conditional Approval 02/27/2013 and City Council
Conditionally Approved (3/25/2013.

Final Plat of "Scenic Village Park” — Tanner Consulting, LLC — Request for approval of a Final Plat
Jor a northerly approximately 22 acres (PUD 76 Development Areas A, B, and E) of the former
parent tract subject property of 92 acres — PC recommended Conditional Approval 03/20/2013 and
City Council Conditionally Approved 05/28/2013 (Plat # 6477 recorded 06/20/2013).

PUD 76 “Scenic Village Park” Major Amendment # 1 - Tanner Consulting, LLC — Request for
approval of Major Amendment # I to PUD 76 for subject property parent tract of 70 acres — PC
recommended Conditional Approval 09/30/2013. City Council Conditionally Approved the
application and held an Ordinance First Reading 10/14/2013. The Emergency Clause to approving
Ordinance # 2123, having been on various City Council agendas in various forms since 10/14/2013,
the City Council approved on 11/12/201 3,

PUD 76 "Scenic Village Pavk” Major Amendment # 2 — Tanner Consulting, LL.C — Request Sfor
approval of Major Amendment # 2 to PUD 76 for subject property pareni tract of 70 acres — PC
Tabled Indefinitely on 10/21/2013 as requested by Applicant’s letter dated 10/18/2013.
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Preliminary Plat of “QOuail Creek of Bixby" — Tanner Consulting, LLC — Request for approval of a
Preliminary Plat for part of parent tract subject property of 70 acres — PC recommended Conditional
Approval 12/16/2011 3.

Prefiminary Plat of “Quail Creek Villas of Bixby” — Tanner Consulting, LLC — Request for approval

of a Preliminary Plat for part of parent tract subject property of 70 acres — PC recommended

Conditional Approval 12/16/2013.

BACKGROUND INFORMATION:

ANALYSIS:

Property Conditions. The parent tract subject property of 70 acres Is relatively flat and appears to drain,
if only slightly, to the south and west. The development will be planned to drain to the south and west to
the Fry Creek Ditch # 2 and # 1, respectively, using stormsewers and paying a fee-in-lieu of providing
onsite stormwater detention. It is zoned CG and PUD 76 for "Scenic Village Park,” which name became
attached to the plat of 22 acres to the north of the subject property, recorded June 20, 2013.

The subject property appears to be able to be served by the critical utilities (water, sewer, electric,
ete.) by existing lines and/ov planned street and utility extensions and has immediate access to the
stormwater drainage capacity in the Fry Creek Ditches abutting to the west and south.

The subject property plat area contains 5.976 acres and is situated between Scenic Village Park to
the north and west and the proposed plat of “Quail Creek Villas of Bixby* fo the south.

Comprehensive Plan. The Comprehensive Plan designates the subject property as (1) Corridor and (2)
Vacant, Agricultural, Rural Residences, and Open Land.

The commercial development anticipated by this plat would be consistent with the Comprehensive
Plan.

General. This subdivision of 5.976 acres proposes one (1) Lot, one (1) Block, and no (0) Reserve Areas.
The lot would have 550° of frontage on the proposed 74™ E, Ave. collector road and an average depth of
473.295°, and appears to meet PUD 76 Development Area F standards.

With the exceptions outlined in this report, the Preliminary Plat appears fo conform to the Zoning
Code and Subdivision Regulations.

The Fire Marshal’s, City Engineer’s, and City Aiforney’s review correspondence ave atiached to this
Staff Report (if received). Their comments are incorporated herein by reference and should be made
conditions of approval where not satisfied at the time of approval.

The Technical Advisory Committee (TAC) discussed this application at its regular meeting held

January 02, 2014. Minutes of that meeting are attached to this report.
Access and Internal Circulation. Primary access to the development would be via a proposed collector
street connecting 121% St. 8. to Memorial Dr. via the existing 126" St. 8. constructed in the past couple
vears. By this collector road, all the Development Areas within PUD 76 would have access. On
November 25, 2013, the City Council accepted a dedication of right-of-way from the Knopp family,
allowing the extension of 126" St. 8. from its curvent westerly terminus to the easterly lines of the
proposed “Quail Creek of Bixby™ and "Quail Creek Villas of Bixby.” “Quail Creek of Bixby” would
dedicate the connection between this newly-dedicated right-of-way and 74" E. Ave. platted with Scenic
Village Park, thus completing the collector system. The subject property plat area would then have access
on 74" E. dve.

With the Preliminary Plat of “Scenic Village Park,” on March 25, 2013, the City Council Approved a
Modification/Waiver of the Commercial Collector 42° paving width reguirement of Subdivision
Regulations Ordinance # 834 Section 9.2.2, to allow a 38’-wide roadway widith as proposed. Per the City
Engineer’s review memo at that time, turning lanes should be added af certain infersections and turning
points, which should serve to ameliorate traffic congestion and so justify the Modification/Waiver.

Per the recorded plat of Scenic Village Park, the 74" E. Ave. is proposed to intersect with 121% St. §.
at the location where there is an existing curb cut/driveway entrance constructed when 1217 St. S. was
widened. To the west of this, 73" E. Ave., which serves Fox Hollow and the North Heights Addition, will
be extended south of 121* St. S. and continue with the 737 E. Ave. name. South 73" and South 74" East
Avenues will be connected via 121% PL. S. Minor streets 73 E. Ave. and 121% Pl S. would incidentally
serve the commercial lots in Development Avea (DA4) A, but would primarily serve an assisted living
community in DA B. Their geomeiries (30° in right-of-way width and 26’ of roadway paving width, versus
the required 60" and 36°, respectively) also received City Council approval of a Modification/Waiver with
the Preliminary Plat on March 25, 2013, .
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Per the approved PUD 76 Major Amendment # 1, the 74" E. Ave. portion of the 74" E. dve. / 126" St
S. collector road was shifted easterly, to accommodate move room for the single-family detached
residential area west of the collector road system (“Quail Creek of Bixby”). No significant changes to
access and circulation patterns were proposed, except to the extent necessary to allow conventional
housing addition(s) to be developed in certain areas. The “Quail Creek of Bixby” and “Quail Creek
Villas of Bixby” subdivisions will tie into the realigned collector street system.

The proposed access points to 121% St. §. require City Engineer and/or County Engineer curb cut
approval, and the Fire Marshal’s approval in terms of locations, spacing, widths, and curb return radii.

The plat proposes a 26 -wide Mutual Access Easement (MAE) to allow cross-access between Juture
lots if divided by Lot-Spiit or replat.

Staff Recommendation. Staff recommends Approval of the Preliminary Plat subject to the Jollowing
corrections, modifications, and Conditions of Approval:

1. Subject to the satisfaction of all outstanding Fire Marshal, City Engineer, and/or City Attorney
recommendations.

2. Subject to a Modification/Waiver from Subdivision Regulations Section 12-3-3.4 Jor utilizy
easements along the north and south perimeters which would not achieve the 17.5° minimum
width standard. Such request may be justified by observing that where an 11’ U/E will be back
to back with a 17.5" U/E in an abutting subdivision, resulting in a 28.5'-wide U/E corridor
between the subdivisions. A 22'-wide ultimate width utility corridor is fairly standard in the
greater Tulsa area. Other justifications may be offered and deemed adequate.

3. Subject to a Modification/Waiver from Subdivision Regulations Section 12-3-2.C to provide no
stub-out streets to unplatted tracts abutting to the east. The Modification/Waiver may be justified

by the fact that the concerned abutting tracts (Ramsey Trust and the Easton Sod Farm property)

will likely develop commercial/nonresidential, and both have adequate access available from

121" 8t. 8. and / or Memorial Dr.

All Modification/Waiver requests must be submitted in writing.

Title Block area — the “Minor Amendment 1" text is inaccurate and should be removed.

Per SRs Section 12-4-2.4.5, a Location Map is required and must include all platted additions

within the Section; the following need to be corrected as follows:

a. LaCasa Movil Estates 2nd (mislabeled)

b. Poe Acreage (misrepresented as to configuration)

¢.  Seven Lakes II (misrepresented as to configuration)

d. The Fry Creek Ditch # 1 and # 2 are represented but do not reflect channel reconstructions
Jrom circa 2000.

e.  “Quail Creek of Bixby,” “Quail Creek Villas of Bixby,” “Seven Lakes ITT." “Seven Lakes
1V,” and/or "Wood Hollow Estates” should be added if recorded prior to this plat; it should
be noted that “Quail Creek of Bixby” gives pubic street access to the subdivision so likely
must be included, at a minimum.

7. An address for the lot may be added, but if to be replatted or if multiple buildings are anticipated
Jor this “office park,” please advise, and this review comment may be dismissed.

8. Preliminary Plat: Elevation contours at one (1) foot maximum intervals not represented as
required per SRs Section 12-4-2.B.6.

9. DoD/RCs Section II.A: Other Bulk and Area Requirements: cites “CS” district instead of “CG”
as per the approved PUD.

10. DoD/RCs Section ILB.5: Mutual Access Easement language added to PUD provisions. These
should be in Section I or a new section as appropriate.

11. DoD/RCs Section I1.B.9: Language attending reference to DA H should use the new language
per Major Amendment # 1.

12. DoD/RCs Owners’ Block: 2013 year should likely be changed to 2014.

13. Certificate of Survey: Inaccurate self-reference as “Scenic Village Park.”

14. In satisfaction of the City Council’s approval conditions of both the Preliminary Plat and Final
Plat of “Scenic Village Park,” and PUD 76 Major Amendment # 1, copies of the Preliminary
Plat of Scenic Village Park, including all recommended corrections, modifications, and

Conditions of Approval, shall be submitted for placement in the permanent file (1 full size and 1
H X I17").

SNV
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15. A copy of the Preliminary Plat, including all recommended corrections, modifications, and
Conditions of Approval, shall be submitted for placement in the permanent file.

Chair Thomas Holland referenced the following paragraph from the Access and Internal Circulation
section of the Staff Report,

“With the Preliminary Plat of “Scenic Village Park,” on March 25, 2013, the City
Council Approved a Modification/Waiver of the Commercial Collector 42° paving width
requirement of Subdivision Regulations Ordinance # 854 Section 9.2.2, to allow a 38’-
wide roadway width as proposed. Per the City Engineer’s review memo at that time,
turning lanes should be added at certain intersections and turning points, which should
serve to ameliorate traffic congestion and so justify the Modification/Waiver.”

and asked what had happened to the proposed turning lanes. Yustin Morgan of Tanner Consulting,
LLC, stated that they would be reflected on the Site Plans. Mr. Holland indicated agreement. Erik
Enyart stated that, perhaps not in this report but in another related to this [PUD 76], he had pointed
out that, since the [City] Council had approved the Modification/Waiver, the development had taken
more of a low-density, single-family residential character, with single family residential composing
% or perhaps more of the overall development. Mr. Morgan indicated agreement.

There being no further discussion, Chair Thomas Holland sasked to entertain a Motion, Larry
* Whiteley made a MOTION to RECOMMEND APPROVAIJ, of the Preliminary Plat of “Quail
Creek Office Park” with the corrections, modifications, and Conditions of Approval as
secommended by Staff. John Benjamin SECONDED the Motion. Roll was called:

ROLL CALTL: )

AYE: - Holland, Whiteley, and Benjamin
NAY: --=None. .

ABSTAIN: y None.

MOTION PASSED: 300

OTHER BUSINESS

4. BSP 2013-06 — “Covenant Place of Tulsa” — Téanner Consulting, LL.C (PUD 76).
Discussion and possible action to approve a PUD Detailed Site Plan and building plans for
“Covenant Place of Bixby,” a Use Unit 8 assisted living facility development for
approximately 11.636 acres consisting of Lot 2, Block 1, Scenic Village Park.

Property Located: 7300 E. 121* PL. S.

Chair Thomas Holland introduced the item and asked Erk Enyart for the Staff Report and
recommendation. Mr. Enyart summarized the Staff Report as follows:

To: Bixhy Planning Commission
From: Erik Enyart, AICP, City Planner
Date:; Wednesday, Jamuary 08, 2014
RE: Report and Recommendations for:

 BSP 2013-06 - “Covenant Place of Tulsa” — Tanner Consulting, LLC (PUD 76)
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LOCATION: — 7300E 12" PLS.
— Lot 2, Black 1, Scenic Village Park

SIZE: ' 11.636 acres, more or less

EXISTING ZONING: CG General Commercial District with PUD 76

SUPPLEMENTAL PUD 76 for “Scenic Village Park”

ZONING:

DEVELOPMENT  Approval of Detailed Site Plan including as elements: (1) Detailed Site

TYPE: Plan, (2} Detailed Landscape Plan, and (3) Detailed Lighting Plan, (4) Detailed Sign
Plan, and (5) building plans and profile view / elevations purstiant to PUD 76 for a
Use Unit 8 assisted living facility development

SURROUNDING ZONING AND LAND USE:

North: CG/PUD 76 and (across 1217 St. 8.) RS-3, RS-1, AG, & OL/CS/PUD 51, Agricultural land for
commercial development including Lot 1, Block 1 and Lot 1, Block 2, Scenic Village Park,
and across 121% St. 8, the Fox Hollow and North Heights Addition residentinl subdivisions;
the Fry Creek Ditch # 2 and the North Elementary and North 5" & 6" Grade Center school
campuses to the northwest zoned AG; agricultural land to the northeast zoned OL/CS/PUD
5L

South: CG/PUD 76; Agricultural land proposed for single-family residential (“Quail Creek of
Bixby” and “Quail Creek Villas of Bixby") and commercial (“Quail Creek Office Park”)
development per PUD 76,

East:  CG/PUD 76, AG, RS-3, OL, & CS, Agricultural lund for commercial development including

: Lot 1, Block 3, Scenic Village Park, proposed Lot 1, Block [, “Quail Creek Office Park,”
and a 1.6-acre tract recently rezoned to CS at the 7700-block of E. 121st 8t. S. {(possibly
previously addressed 7600 E. 1217 St. §); the Easton Sod sales lot is Jurther east and is
zoned RS-3, OL, & CS.

West:  AG & RS-4; Fry Creek Ditch #2; beyond this to the west is vacant/wooded land owned by
the City of Bixby, the Three Oaks Smoke Shap located on a Z-acre tract at 7060 E. 121% St
S., and additional vacant land zoned RS-4 for a future “Seven Lakes” phase or phases.

COMPREHENSIVE PLAN: Corridor -+ Vacant, Agricultural, Rural Residences, and Open Land.
PREVIOUS/RELATED CASES:  (Not necessarily a complete list)

BBOA-367 — Holley Hair for Charles Roger Knopp — Request for Special Exception approval to

allow a Use Unit 20 “golf teaching and practice fucility” on part of the subject property parent tract

— BOA Conditionally Approved 04/02/2091 (not since builz).

- BBOA-442 — Charles Roger Knopp — Request for Special Exception approval to allow a Use Unit 20
golf driving range (evidently same as BBOA-367) on part of the subject property parent tract.
Approval of BBOA-367 expired after 3 years, per the Staff Report, and so required xe-approval —
BOA Approved 05/01/2006 (not since built).

BL-340 — JR Donelson for Charles Roger Knopp Revocable Trust - Request for Lot-Split approval to

separate a 41.3384-acre tract from the southern end of the large 140-acre acreage tracts previously

owned by Knopp, which includes subject property — It appears it was Administratively Approved by
the City Planner on 07/20/2006, but the Assessor’s parcel records do not reflect that the land was
ever since divided as approved,

PUD 70 & BZ-347 / PUD 70 (Amended) & BZ-347 (Amended) — Encore on Memorial — Khoury

Engineering, Inc. — Request to rezone from AG to RM-3 and approve PUD 70 for a multifamily

development on part of subject property — PC Continued the application on 12/21/2009 at the

Applicant’s request. PC action 01/19/2010: A Motion to Recommend Approval failed by a vote of

two (2) in favor and two (2) opposed, and no followup Motion was made nor Jollowup vote held. The

City Council Continued the application on 02/08/2010 to the 02/22/2010 regular meeting “for more

research and information,” based on indications by the developer about the possibility of finding

another site for the development. Before the 02/22/2010 City Council Meeting, the Applicant
temporarily withdrew the applications, and the item was removed from the meeting agenda, with the
understanding that the applications were going to be amended and resubmitted.

The Amended applications, including the new development site, were submitted 03/11/2010. PC
action 04/19/2010 on the Amended Applications: Recommended Conditional Approval by unanimous
vote. City Council action 05/10/2010 on the Amended Applications: Entertained the ordinance
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Second Reading and approved the PUD and rezoning, with the direction fo bring an ordinance back
to the Council with an Emergency Clause attachment, in order to incorporate the recommended
Conditions of Approval, City Council approved both amended applications with the Conditions of
Approval written into the approving Ordinance # 2036 on 05/24/2010.

PUD 76 “Scenic Villuge Park” & BZ-364 — Tanner Consulting, LLC - Request for rezoning from AG

to CG and PUD approval for former parent tract subject property of 92 acres — PC recommended

Approval 02/27/2013 and City Council Conditionally Approved 03/25/2013 as amended at the

meeting (Ord. #2116},

Preliminary Plat of “Scenic Village Park” — Tanner Consulting, LLC — Request for approval of a

Preliminary Plat and a Modification/Waiver from certain right-of-way and roadway paving width

standards of Subdivision Regulations Ordinance # 854 Section 9.2.2 for former parent iract subject

property of 92 acres — PC recommended Conditional Approval 02/27/2013 and City Council

Conditionally dpproved 03/25/2013.

Final Plat of “Scenic Villuge Park” — Tanner Consulting, LLC — Request for approval of & Final Plat

for a northerly approximately 22 acres (PUD 76 Development dreas A, B, and E) of the former

parent tract subject property of 92 acres — PC recommended Conditional Approval 05/20/2013 and

City Council Conditionally Approved 03/28/2013 (Plat # 6477 recorded 06/20/2013).
BACKGROUND INFORMATION:

ANALYSIS: .

Property Conditions. The subject property is a rectangular lot containing 11.636 acres. It is zoned CG
and is located within Development Area B of PUD 76 “Scenic Village Park.” It has a litiic more than
300" of frontage on 121% PL. 8. and a little more than 800° of frontage on collector road 74" £1. Ave., both !
of which streets are, or are soon fo be under construction.

The subject property is relatively flat and appears to drain, if only slightly, to the 2outh and west. The
development will be planned to drain to the west to the Fry Creek Ditch # 2 using stormsewers and paying
a fee-in-liew of providing onsite stormwater detention. It is zoned CG and PUD 7¢ for “Scenic Village
Park,” which name became attached to the plat of 22 acres recorded June 20, 2015, The southerly 70-
acre balance of PUD 76 is being proposed for other development under different names.

The subject properiy appears fo be able to be served by the critical utilities (weter, sewer, electric,

etc.) by existing lines and/or planned streel and utility extensions and has immedinte access fo the
stormwater drainage capacity in Fry Creek Ditch # 2 abutting to the west.
General, The Detailed Site Plan represents a suburban-style design and indicates the proposed internal
automobile traffic and pedestrian flow and circulation and parking. The subject property lot conforms to
PUD 76 and, per the plans generally, the [2]-stovy building would conform to the applicable bulk and
area standards for PUD 76 and the underlying CG disirict, except as outlined in this report.

The submitted plan-view Site Plan drawing consisis of "Detail Site Plan"” drawing SDO2 by Tanner
Consulting, LLC. It does not represent the entire lot of record, as required by the Sive Plan application,
so the Applicant has submitted a rescaled version on January 03, 2014 in satisfuction of this fequirement.
PUD 76 allows a maximum of 160,000 square feet of floor area in this Development Avea B. Proposed
Sfloor area information has not been provided. Based on the building elevations drawings (41.10, A2.01,
A2.02, A2.03, A2.06, and A2.07), the main building complex will contain two (2) stories throughout,
except the “Village Center” projecting southeasterly from the east-west trunk, and possibly except a third
story above the entrance, but this may be a cupola (with clerestory lighting?), an “architectural
projection” allowed by PUD 76, not to exceed 25° above the second story. The projection is not labeled,
arnd floor plans have not been provided. A third story would be disaliowed by PUD 76, and if an
architectural projection, its height above the second story must be dimensioned to demonstrate
compliance with the 25° height maximum. In pre-application meetings with the Applicant and developer’s
architect, a small basement/storm shelter has been discussed, buf this is not indicated on the plans. The
main complex building would have 19° 97 to the truss supporting the pitched roof. Staff was not able fo
locate total height or roof pitch information. The building segments are identified on the elevations
drawings as “ILU Wing,” “V.C. & ALU Wing,” and “Village Center;” efc., with aftendant codes such as
“020,” “H20,” “El5,"” etc., but a drawing has not been provided fo illustrate in plan-view where these
different elements fall in relation to each other.

The main building complex will have (1) independent living, (2) assisted living, and (3} skilled
nursing dwelling units. Zoning Code Sections 11-9-8.C.3 and .4 require that the facility must be licensed
by the State of Oklahoma, which Is expected. Zoning Code Section 11-9-8.C.5 provides:
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“5. Elderly/Retirament Housing: Design requirements for elderly/retirement housing include
as a minimum: a) elevators for mufti-family structures other than townhouses over one story In
height; b) emergency alarm systems in every dwelling unit; and c) safety “grab bars" in
bathrooms.” '

The latter two (b and c) are expected, but the Applicant should advise if otherwise. The former,
elevators for this two (2) story structure, should be confirmed by the Applicant. The provided plans do not
indicate elevators.

Besides the main building complex, two (2) multi-bay detached garage structures are proposed along
the westerly side of the development. The site plan also indicates two (2) future wings to project southerly

Jrom the “Village Center”” stub.

Fire Marshal's and City Engineer’s memos are attached to this Staff Report (if received). Their
comments are incorporated herein by reference and should be made conditions of approval where not
satisfied at the time of approval.

The Technical Advisory Commitiee (TAC) reviewed this application on January 02, 2014. The

Minutes of the meeting are attached fo this report.
Access and Internal Circulation. Per the recorded plat of Scenic Village Park, the collector road 74" E.
Ave. is proposed to intersect with 121% St. S. at the location where there is an existing curb cut/driveway
entrance constructed when 121" St. S. was widened. 74" E. Ave. will connect 121 8t. §. to Memorial Dr.
via 126® St. 5. On November 25, 2013, the City Council accepted a dedication of right-of-way from the
Knopp family, allowing the extension of 126" St. . Jrom its current westerly terminus to the easterly lines
of the proposed "Quail Creek of Bixby” and “Quail Creek Villas of Bixby.” “Quail Creek of Bixby”
would dedicate the connection between this newly-dedicated right-of-way and 74™ E. Ave. platted with
Scenic Village Park, thus completing the collector system. By this 74" E. Ave. / 126" St. 8. collector road
system, all the Development Areas within PUD 76 would have access.

North of 121% St. 8., 73 E. Ave. serves Fox Hollow and the Novth Heights Addition, It will be
extended south of 121% St. S. and continue with the 73" E. Ave. name. South 73® and South 74" East
Avenues will be connected via 121" PL. S. Minor streeis 73 E. Ave. and 121" PL. S. would incidentally
serve the commercial lots in Development Area (DA) A, but would primarily serve the subject properily in
DA B. These minor street geometries (50° in right-of-way width and 26’ of roadway paving width, versus
the required 60° and 36, respectively) received City Council approval of @ Modification/Waiver with the
Preliminary Plat on March 23, 2013,

The site plan indicates the main entrance will be on 121" P1. S, and the address will be 7300 E. 121%
PL S. The subject property will have second driveway providing secondary access on 74" E. Ave.

With the Preliminary Plat of “Scenic Village Park,” on March 25, 2013, the City Council Approved a
Modification/Waiver of the Commercial Collector 42° paving width requirement of Subdivision
Regulations Ordinance # 854 Section 9.2.2, to allow a 38 -wide roadway width as proposed. Per the City
Engineer's review memo at that time, turning lanes should be added at certain intersections and turning
points, which should serve to ameliorate traffic congestion and so justify the Modification/Waiver. A
turning lane is not indicated on this site plan. However, since the Modification/Waiver, the development
has changed to have more of a low-intensity residential character, compared to the original commercial
development proposed. '

Per the approved PUD 76 Major Amendment # 1, the 74" E. Ave. portion of the 74" E. dve. / 126" St.
8. collector road system was shified easterly, to accommodate more room for the single-family detached
residential area west of the collector road system (“Quail Creek of Bixby™). No significant changes to
access and circulation patterns were proposed, except to the extent necessary to allow conventional
housing addition(s) to be developed in certain areas. The “Quail Creek of Bixby” and “Quail Creek
Villas of Bixby” subdivisions to the south will tie into the realigned collector street system.

The proposed street intersections and driveway/sireet connections require City Engineer curb cut
approval, and the Fire Marshal's approval in terms of locations, spacing, widths, and curb return vadii,

What appear to be sidewalks are shown along 74" E. Ave, as required by the Subdivision
Regulations and PUD 76. However, they are not shaded gray, as employed elsewhere in the site plan to
indicate paving [proposed at this time]. Also, the requived sidewalk along 121° PL. S. is not indicated.
The sidewalk gaps matter was discussed at the pre-application meeting held October 16, 2013. The
sidewalks are not labeled as such or dimensioned as to width. ADA standards call Jor a minimum 5' X 5'
turnaround area every 200°, which would be applicable here along the 74" E. Ave. Jfrontage and perhaps
also along the 121% St. S. frontage. These areas are not indicated if 4"-wide sidewalks are proposed, but

[
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the same would not be necessary if the sidewalks are uniformly 3° in width. Sidewalks are part of
complete streets, providing a safe and convenient passageway for pedestrians, separate from driving lanes
Jor automobile traffic.

Internal pedestrian accessibility will be afforded via what appear to be internal sidewalls, connecting
pedestrians between parking areas and buildings entrances within the development (reference Zoning
Code Section 11-10-4.C). The gray-shaded areas should be labeled as “sidewalk” and widiths should be
dimensioned (can be qualified as “typical” to reduce the number of labels).

An accessible path is not clear between the streetside sidewalks and the building entrance(s). These
should be provided and/or described as appropriate; the same should comply with ADA standards.

PUD 76 Section IILE provides, in relevant part, "Within Development Areas B and C, pedestrian

access from residential areas may be provided to the adjoining Fry Ditch.” At the pre-application
meeting with the Applicant on October 16, 2013, Staff observed that pedestrian access was not indicated
to the existing Fry Creek maintenance access drive (gravel), and asked if, when such drive is paved as
suitable for trail use, if the site was positioned to be able to connect to it, and the architeci responded that
this was the case with the paridng lot along this westerly side. Although the gravel drive may serve as a
de facto trail, the. developer does not-wish to connect to it at this time, for fear of encoursging residenis
walking on unstable surfaces. _
Parking & Loading Standards. The “Deiail Site Plan” drawing SD02 indicates a fotal of 88 off-street
parking spaces.  However, Staff counted 96 surface lot parking spaces and 42 garage par&ing spaces, for
a total of 138 off-street parking spaces. This number should be corrected. By interpretaticn of the SD02
drawing in comparison to the elevations drawings, 28 of those garage spaces compose<rost of westerly
side of the first floor of the westernmost novth-south wing. '

PUD 76 provides the following development standards for parking in DA B:

“MINIMUM OFF-STREET FPARKING:

Independent Living Dwelling Units 0.75 spaces per du
Assisted Living Dwelling Units (.50 spaces per du
Skilled Nursing Beds (.35 spaces per bed” '

Per the Site Data summary on “Detail Site Plan” drawing SD02, there will be 46 Indzpendent Living
Dwelling Units, 34 Assisted Living Dwelling Units, and 38 Skilled Nursing Beds to be built at this time.
This would require a minimum of 64.8 parking spaces.

Zoning Code Section 11-10-2.H provides a “minimum plus 15%" maximum parking ssumber cap, to
prevent excessive parking that results in pressure to reduce greenspaces on the development site. The 138
parking spaces proposed would represent a 113% increase above the minimum number reguired,
exceeding the 15% cap. However, PUD 76 Section III.D provides that the maximum car; be modified by
Planning Commission approval of a PUD Detailed Site Plan.

Per the Site Data summary on “Detail Site Plan” drawing SD02, the subject property is subject to a
15% minimum landscaped lot areq standard. However, this is not supported by Zoning Code Section 11-
7L5.F, the development standards for DA B, or the development standards for PUD 76 generally.
Nonetheless, the Site Data summary on SD02 provides that 33% of the lot area wili be impervious surface
upon completion, leaving approximately 67% unpaved / greenspace. Per the same Site Data, 246,544
square feet of the lot will be provided landscaped area, which would be approximately $8% of the lot
area. Secondly, most developments provide only the bare minimum reguired landscaped strip widths.
The landscaping requirements of the Zoning Code call for a 10" minimum-width landscaped strip along
74" E. dve., and a 7.5’ minimum-width landscaped-strip along 121" P1. 8. The site plan demonstrates
that these landscaped strips, to include landscaping trees, would be and 28" and 30’ respectively, far in
excess of the minimums required. Finally, although not required, the development proposes relatively
wide landscaped strips along the west side (30.7° width) and south side (almost 300’ in width) of the
subject property. Also, it is likely that the parking is being constructed now to serve the future phases
{“wings”) of the main building complex. For all the reasons outlined above, most importantly the fact
that the development proposes much more landscaping than is required in several instances, Staff has no
objections to the 138 parking spaces as proposed by this Detailed Site Plan, Planning Commission
approval of this PUD Detailed Site Plan will constitute & modification of the maximum parking space
standard as allowed by PUD 76 Section IT1.D,

The proposed 9’ X 18°/19" regular parking space dimensions comply with the minimum standards for
the same per Zoning Code Section 11-10-4.B8.
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The eight (8) handicapped-accessible parking spaces proposed would comply with the minimum
number required by ADA standards (Table 208.2 Parking Spaces / IBC Table 1106.1 Accessible Parking
Spaces).

ADA guidelines require one (1) van-accessible design for the handicapped-accessible space, for up to
seven (7) accessible spaces (reference New ADAAG Section 208.2.4, DOJ Section 4.1.2(5)b, and
IBC/ANSI Section 1106.5). The Site Plan needs to indicate which ADA space(s) will be of van-accessible
design, and the same must comply with the ADA van-accessible dimensional standards.

The regular handicapped-accessible parking spaces and access aisles are dimensioned and indicate
compliance with the space width and striping standards of Zoning Code Section 11-10-4.C Figure 3.

The parking lot is subject to a 10’ minimum setback from 74" E. Ave. and a 7.5’ setback Sfrom 12I%
PL S. per Zoning Code Section 11-10-3.B Table 1. Dimensions provided on the plan indicate that these
setbacks will be met along both streets. :

The plans show an internal drive encroaching part of the 17.5° Perimeter Utility Easement along the
north side of the subject property. Paving over public Utility Easements is subject to City Engineer and
Public Works Director approval.

Zoning Code Section 11-9-8.D requires, for a “Life care retirement center,” one (1) loading berth
per 10,000 to 200,000 square feet, plus 1 per each additional 200,000 square feet of floor area. Since
total square footage has not been provided, the minimum number of loading berths cannot be determined.
A loading berth is not indicated, but a paving strip of un-dimensioned width is indicated connecting the
southeasterly parking lot to the east side of the “Village Center.” The minimum number of loading berths
must be identified and/or added, and the same must meet the 10° X 30° with 14" of vertical clearance
standard of Zoning Code Section 11-10-5.4.

Screening/Fencing. Neither the Zoning Code nor PUD 76 require a sight-proof screening fence for the
- subject property, and none are indicated as proposed. .

By interpretation of drawing A2.06 together with SD02, the trash dumpster enclosuve area is
indicated (but not labeled) at the-southeast corner of the main building complex. The appearance and
details of the-enclosure are represented on A2.06, and propose a CMU (Concrete Masonry Unit”)
structure with a “manufactured stone veneer” and metal screening for the gates. It appears to be sited
and designed appropriately. There appears to be another structure behind the [trash enclosure area], but

-it is not- identified. The filliype used for this area.shared by the [trash enclosure area] and the
unidentified structure is-different than the rest of the [paving] areas, perhaps suggesting concrete. These
- unidentified elements should be labeled appropriately or included in the Legend. :
Landscape Plan. The SD(2 site plan includes landscaping information, and is to be recognized as the
" Landscape Plan, until further detailed by a third party Landscape Architect, per communication with the
Applicant and the following note on the site plan:

“SEE DETAIL LANDSCAPE PLANS TO BE PREPARED BY OTHERS FOR TREE TYPES, SIZES AND EXACT
LOCATIONS. TREES SHOWN HEREON ARE TO DEMONSTRATE THE NUMBER OF TREES REQUIRED TO MEET
CODE, THE DETAILED LANDSCAPE PLAN TO BE PREPARED BY OTHERS SHALL ADDRESS PROXIMITY OF
TREES TO PARKING SPACES.”

The proposed landscaping is compared fo the Zoning Code das follows: - :

1. 13% Street Yard Minimum Londscaped Area Standards (Section 11-12-3.4.1); Standard is not
less than 15% of Street Yard area shall be landscaped. The Street Yard is the required Zoning
setback, which is 25’ from the 74" E. Ave. right-of-way and 20’ from the 121* PL §. right-of-way
per PUD 76. A 28’ parking lot setback / landscaped strip is proposed along 74" E. Ave., and a
30° parking lot setback / landscaped strip is proposed along 121% Pl. ., to include landscaping
trees in both cases. The landscaping summary information on the Site Data notes also
demonstrates compliance. This standard is met.

2. Minimwm Width Landscaped Area Strip Standards (Section 11-12-3.4.2 and 11-12-3.4.7):
Standard is minimum Landscaped Area strip width shall be 10" along 74" E. Ave. and 7.5’ along
121" PL S. The plan proposes 28" and 30’ parking lot setbacks / lnndscaped strips, respectively,
to include landscaping trees, as required. This standard is met.

3. 10’ Buffer Strip Standard (Section 11-12-3.4.3): Standard requives a minimum 10’ landscaped
strip between a parking area and an R Residential Zoning Disirict. There are no R districts
abutting. This standard is not applicable.

4. Building Line Setbuck Tree Reguirements (Section 11-12-3.4.4); Standard is one (1) tree per
1,000 square feet of building line setback area. PUD 76 provides a 17.5" sethack along the west
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boundary, an 11’ setback along the south boundary, and a 20’ setback along the north line
(excluding the portion fronting 12I* Pl 8., which setback area is a Street Yard). Tree
requirement calculations are as follows:

Wesi Boundary Setback Tree Requiremenis: West line @ 833.01° X 17.5" = 14,577.675 square

Sfeet/ 1,000 = 14.6 = 15 trees. Four (4) trees are proposed in the landscaped strip along the west
{ine. This standard is not met.

South Boundary Setback Tree Reguirements: South line @ (613.72' — 17.5° West Boundary
Setback Area =} 596.22° X 11" = 6,558.42 square feet / 1,000 = 6.6 = 7 trees. No (0) trees
indicated along the south line. This standard is not met.

North Boundary Sethack Tree Requirements: (Non-frontage) north line @ (284.36" — 17.5° West
Boundary Setback Area =) 266.86 X 20° = 5,337.2 square feet / 1,000 = 5.3 = 5 trees (3/10 of a
tree Is not possible, and minimum numbers of required trees are not rounded-down). One (1)
tree is proposed in the landscaped strip along this line. This siandard js not met.

5. Muaximum Distance Parking Space to Landscaped Area Standard (Seciions 11.12-3.B.1 and 11-

12-3.B.2): Standard is no parking space shall be located more than 507 from a Landscaped

Area, which Landscaped Area must contain at least one (1) or two (J) lrees. Notes on the site
plan SDO2 provide "THE DETAILED LANDSCAPE PLAN TO j‘gE PREPARED BY OTHERS SHALL
ADDRESS PROXIMITY OF TREES TO PARKING SPACES.” Compliance with this standard cannot
be determined.

6. Street Yard Tree Requivements (Section 11-13-3.C.1.a): The Street Yard is the Zomn_g sethack
along an abutting street [right-of-way], and caleulations are as follows:

74" E. Ave. Street Yard Tree Requirements: The subject property has approximately 833.01° of
frontage on collector road 74" E. Ave., for which PUD 76 and the JG district provide a 25’
setback. (833.01" — South Boundary Setback Area of 11° =) §22.01° ¥ 25’ =.20,550.25 square
feet/ 1,000 = 20.6 = 21 trees in the 74" E. Ave. Street Yard. 24 trees gve proposed in the greater
!andscaped strzp area contammg the 74" E. dve. Street Yard,
- 121 PLS. Street Yard Tree Requzremerzts The subject property has approximately 329.36° of
. frontage on 121% Pl 5.; for which PUD 76 provides a 20" setback. However, the Zoning Code
does not allow a PUD to reduce landscaping standards by virtue of setback reductions, and the
Zoning Code would otherwise require a 25 setback here. (329.36° — 74" E. Ave. Street Yard
width of 25° =) 304.36° X 25’ = 7,609 square feet / 1,000 = 7.6 = 8 trees in the 121% Pl S. Street
Yard. Six (6) trees are proposed in the 121* P1. S. Street Yard area.

Due to the 121% PL S. Street Yard tree deficit, this standard is not met.

7. Iree to Parking Space Ratic Standard (Section 11-12-3.C.2): Standard is one (1) tree per 10
parking spaces. - The “Detail Site' Plan™ drawing SD02 indicates a total of 88 off-street parking
spaces. However, Staff counted 96 surface lot parking spaces and 42 garage parking spaces, for
a total of 138 off-street parking spaces. 138 /10 = 13.8 = 14 trees required by this standard.
Excluding trees elsewhere accounted for, eight (8) trees proposed. When adding the three (3)
excess trees proposed in the greater landscaped strip areq containing the 111" St. S. Street Yard,
11 total are proposed. This standard is not met.

8. Parking Areas within 25° of Right-ofWay (Section 11-12-3.C.5.a); Standard would be met upon
and as a pari of compliance with the tree standard per Section 11-12-3.C.1.a.

9. Irrigation Standgrds (Section 11-12-3.D.2): The “Irrigation Note” on site plan drawing SD(2
provides, “AN UNDERGROUND, FULLY AUTOMATIC IRRIGATION SYSTEM WILL BE PROVIDED
FOR ALL LANDSCAPED AREAS.- THE LANDSCAPE CONTRACTOR WILL INSTALL THE [RRIGATION
SYSTEM TO PROVIDE 100% COVERAGE TO ALL PLANTING AREAS AND TURF AREAS, INCLUDING
THE STREET RIGHT-OF-WAYS. TURF AND PLANTING BEDS SHALL BE ON SEPARATE ZONES.”
Zoning Code Section 11-12-4 4.7 requires the submission of plans for irrigation. An irrigation
plan was not submitted. This standard is not met.
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10. Miscellaneous Standards (Sections 11-12-4.4.5, 11-12-3.C.7, 11-12-3.D, etc.): The tree planting
diagram(s), reported heights and calipers of the proposed trees, the notes on the drawings, and

other information indicate compliance with other miscellaneous standards, with the following
exceptions:

a. In the Site Data summary, the “Total tract landscaped area (15%)” requirement cited does
not exist, and should be clarified such as follows: “Total tract landscaped area {15%)
provided ... 76:033-/ 346,544 SF”

b. In the Site Data summary, the number of trees required per the 1/10 tree to parking space
ratio is inconsistent with the City of Bixby's interpretation as provided herein and should be
reconciled or removed.

c. In the Site Data summary, the number of trees requived in the Street [Yard] is inconsistent

with the City of Bixby's interpretation as provided herein and should be reconciled or
removed.

Until the above are resolved, this standard is not met,

" 11. Lot Percentage Landscape Standard (Section 11-71-5.F; PUDs only): Standard requires a
cerlain minimum percentage of a non-residential lot to be landscaped open space. Development
proposed is residential. This standard is not applicable.

Exterior Materials and Colors. The elevations drawings (A1.10, A2.01, 42.02, A2.03, A2.06, and A2.07)
indicate the proposed exterior materials and overall appearance. Color information was not provided,
but is not required by PUD 76. The pertinent Development Standards for PUD 76 Development Area
requires:

“The exterior walls of buildings shall have a minimum masonry finish of not less than 25%,
exciuding windows and doors.”

The main building complex’s exterior material will primarily consist of (1) “Manmufactured lap
siding,” (2) various manufactured masonry-siding materials, (3) “Manufactured shingle siding,” and (3)
various trim materials (including “cast stone trim™ cornices over the windows). The detached garage
buildings appear fo be similarly clad. Staff was not able to determine or locate claims as to compliance

* with the 25% minimum masonry standard of PUD 76.

The roof will be composed of asphalt shingles. The roof pitches have not been provided,

Outdoor Lighting, The lighting plans consists of “Site Lighting Plan” drawing MEI. It is not a
photometric plan, and does not have a legend describing the different light fixtures proposed, proposed
mounting height, or other particulars. What appear to be proposed [pole-mounted] lights appear typical
Jor the proposed assisted living facility application, in terms of locations.

PUD 76 provides for lighting:

“Exterior lighting shall be limited to shielded fixtures designed to direct light downward. Lighting
shall be designed so that the light producing element of the shielded fixture shall not be visible to a person
standing within an adjacent residential district or residential development area.”

There are residential areas to the north, and proposed lighting should be clearly represented and
described in detail. A photometric plan and the customary “cut sheets” showing actual lighting fixtures
to be used, with specific mounting height information (grade to top of lighting element) should be
required. The “cut sheets” must demonstrate compliance with the shielding and downward-directing
standards of PUD 76. Recognizing the houses to the north, the photometric lighting plan should
demonstrate that the footcandle effects of the proposed lighting will be reduced to 0.0 at all points on the
north lot line, or otherwise within the north boundary of PUD 76.

Wall-mounted lights are not indicated on the lighting plan or represented on the elevations drawings,
If planned, they should be incorporated into the lighting plan and represented on the elevations drawings.
Signage. A Sign Plan was not provided, but site plan drawing SD02 indicates what appears to be a
ground sign at the northeast lot corner. It should be identified as such, and as to type. Based on its
relative placement, it would appear to be the “Monument Sign” on drawing A2.08. A second symbol is
located in the grassy area in front of the main entrance, which may be the “Directional Sign” per A2.08.
It too should be identified,

PUD 76 provides the following for ground signs as applicable to the subject property:

“Within each loi, a ground sign may be located, but shall not exceed 20 feet in height and 75 square

Jfeet of display surface area.” z (
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At approximately 5 %" in height and 14 square feet in display surface area, the “Monument Sign”
would comply with this standard,

The “Directional Sign” would be approximately 47 in height and 8.75 square feet in display surface
area. Directional signs are limited fo o maximum of three (3) square feet in display surface area per
Zoning Code Section 11-9-21.C.3.k. If recognized as a second ground sign, it would exceed the one (1)
allowed per the relevant text in PUD 76, and Zoning Code Section 11-9-21,C.8.b would otherwise restrict
ground signs to arterial street frontages, which the subject property does not have. It should be reduced
to not exceed the three (3} square feet maximum display surface area, or an amendment to PUD 76 may
be sought 1o relax applicable signage restrictions.

Wall signs are not indicated on the elevations drawings. If proposed, they need to be represented,
dimensioned, and must comply with applicable standards for same,

Signs reserving the ADA accessible parking spaces and directional signage painted to the pavement
of the driveways (not visible from adjoining public streets) should conform to applicable standards or are
otherwise exempt per Federal standards.

Staff Recommendation. The Detailed Site Plon adequately demonstrates compliance with the Zoning
Code and is in order for approval, subject to the following corrections, modifications, and Conditions of

Approval:
1. Subject to compliance with all Fire Marshal and City Engineer recommendations and
requirements.

2. Please provide proposed floor area to demonstrate compliance with the maximum of 160,000
square feet of floor area in this Development Area B of PUD 76.

3. The highest elevation of the structure above the entrance: A thivd story would be disallowed by
PUD 76, and if an architectural projection, its height above the second story must be
dimensioned to demonstrate compliance with the 25° height maximum.

4. The building segments are identified on the elevations drawings as "ILU Wing,” “V.C. & ALU
Wing,” and “Village Center,” etc., with attendant codes such as “Q20,” “H20,” “E15,"” etc., but
a drawing has not been provided to illustrate in plan-view where these different elements full in |
relation to each other. Please provide. _

5. Zoning Code Section 11-9-8.C.5 requires elevators for this two (2) story structure, but the
provided plans do not indicate elevators. This should be confirmed by the Applicant.

6. The lot boundaries are missing dimensions (cf. Site Plan application requirements). These may
be more appropriately applied to the rescaled version showing the entire lot.

7. The proposed street intersections and driveway/street connections require City Engineer curb cut
approval, and the Fire Marshal's approval in terms of locations, spacing, widihs, and curb
return vadii.

8. What appear to be sidewalks are shown along 74" E. Ave., as required by the Subdivision
Regulations and PUD 76. However, they are not shaded gray, as employed elsewhere in the site
plan to indicate paving [proposed at this timef. Please clarify.

9. The required sidewalk along 121° PL 8. is not indicated — please add.

10. Please label sireetside sidewalks as such and dimension as to width.

11. ADA standards call for a minimum 5’ X 5° turnaround arvea every 200°, which would be
applicable here along the 74" E. Ave. frontage and perhaps along the 121° St. §. frontage.
These areas are not indicated if 4’-wide sidewalks are proposed, but the same would not be
necessary if the sidewalks are uniformiy 5' in width. Please address as appropriate.

12. Please label interior [sidewalks] as such and dimension as to width (can be qualified as
“typical” to reduce number of labels).

13. An accessible path is not clear between the streetside sidewalls and the building entrance(s).
These should be provided and/or described as appropriate; the same should comply with ADA
standards.

14. The "Detail Site Plan"” drawing SD02 indicates a total of 88 off-street parking spaces. However,
Staff counted 96 surface parking spaces and 42 garage parking spaces, for a total of 138 off
street parking spaces. This number should be corrected.

15. Planning Commission approval of this PUD Detailed Site Plan will constitute a modification of
the maximum parking space standard as allowed by PUD 76 Section 111D,

16. ADA guidelines require one (1) van-accessible design for the handicapped-accessible space, for
up to seven (7} accessible spaces (reference New ADAAG Section 208.2.4, DOJ Section
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4.1.2(5)b, and IBC/ANSI Section 1106.5). The Site Plan needs to indicate which ADA space(s)
will be of van-accessible design, and the same must comply with the ADA van-accessible
dimensional standards.

The plans show an internal drive encroaching part of the 17.5° Pevimeter Utility Fasement along
the north side of the subject property. Paving over public Utility Easements is subject to City
Engineer and Public Works Director approval,

The minimum number of loading berths must be identified and/or added, and the same must meet
the 10" X 30 with 14° of vertical clearance standard of Zoning Code Section 11-10-5.4.

Please label appropriately or include in the Legend the unidentified elements at the southeast
corner of the main building complex: [trash enclosure avea], structure behind/south of [trash
enclosure area], and the filltype used for this area shared by the [trash enclosure area] and the
unidentified structure, which is different than the rest of the {paving] areas, perhaps suggesting
coHcrete.

Please resolve the Building Line Setback Tree Requirements (Section 11-1 2-3.4.4) matter as
described in the Landscape Plan analysis above.

Please resolve the Maximum Distance Parking Space to Landscaped Area Standard (Sections
11-12-3.B.1 and 11-12-3.B.2) matter as described in the Landscape Plan analysis above.

Please resolve the Street Yard Tree Requirements (Section 11-12-3.C.1.a) matter as described in
the Landscape Plan analysis above.

Please resolve the Tree to Parking Space Ratio Standard (Section 11-12-3.C.2) matter as
described in the Landscape Plan analysis above.

Please resolve the Irrigation Standards (Section 11-12-3.D.2) maiter as described in the
Landscape Plan analysis above. , _
Please resolve the Miscellaneous Standards (Sections 11-12-4.4.5, 11-12-3.C.7, 11-1 2-3.D, ete.)
matter as described in the Landscape Plan analysis above.

Please provide information to demonstrate compliance with the 25% minimum masonry standard
of PUD 76.

In respect to the residential areas to the north, please provide a photometric plan and the
customary “cut sheets” showing actual lighting fixtures to be used, with specific mounting height
information (grade to top of lighting element). The “cut sheets” must demonstrate compliance
with the shielding and downward-directing standards of PUD 76.

Recognizing the houses to the north, the photometric lighting plan should demonstrate that the
Jootcandle effects of the proposed lighting will be reduced to 0.0 at all points on the north lot
line, or otherwise within the north boundary of PUD 786.

Wall-mounted lights are not indicated on the lighting plan or represented on the elevations
drawings. If planned, they should be incorporated into the lighting plan and represented on the
elevations drawings.

On site plan drawing SD02, please identify the symbols which appear to be the “Monument
Sign" and the “Directional Sign” per A2.08.

The “Directional Sign” (approximaiely 8.75 square feet in display surface avea) should be
reduced to not exceed the three (3) square feet maximum display surface area per Zoning Code
Section 11-9-21.C.3.k, or an amendment to PUD 76 may be sought to relax applicable signage
restrictions.

Please submit complete, corrected copies of the Detailed Site Plan incorporating all of the
corrections, modifications, and conditions of approval as follows: Two (2) full-size hard copies,
one (1) 117 X 17" hard copy, and one (1) electronic copy (PDF preferred). )

Minor._changes in the placement / locating individual trees or parking spaces, or other such
minor site details, are approved as a part of this Detailed Site Plan, subject to administrative
review and approval by the City Planner. The City Planner shall determine that the same are
minor in scope and that such changes are an alternative means for compliance and do not
compromise the oviginal intent, purposes, and standards underlying the original placement as
approved on this Detailed Site Plan, as amended. An appeal from the City Planner’s

determination that a change is not sufficiently minor in scope shall be made to the Board of
Adjustment in accordance with Zoning Code Section 11-4-2

o
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Chair Thomas Holland expressed concern over how the agenda itemn was styled, wherein it included
the words “approve...and building plans.” Mr. Holland indicated concern that the information
provided was not a complete set of building plans. Erik Enyart responded that this was “boilerplate
language probably owing to provisions in the Zoning Code.” Mr. Enyart stated that the
Commission was only being asked to approve building plans “to the extent they are included in
what you have,” and that they were informational elements of the overall, umbrella “PUD Detailed
Site Plan,” along with the plan-view site plan, the landscape plan, signage plans, screening/fence
plans, lighting plans, and elevation drawings. Justin Morgan stated that the Zoning information

provided for the building included such things as height, minimum masonry requirement, and
setbacks.

Chair Thomas Holland recognized Joel Erickson of Scenic Development, LLC of Kansas City. Mr.

- Erickson stated that he was developing the site for Covenant, a company out of Chicago, and that it

would include senior living and assisted living. Mr. Erickson stated that this would be phase one
(1) of a potential two (2) phases. Mr. Erickson stated that the building would include a village
center, which would feature such things as a coffee shop, small banking, and fitness facilities, and
that “Wing 2” would be assisted living / apartments for seniors.

Larry Whiteley asked Joel Erickson about the nature of the separation between the units, and Mr.
Erickson stated that it would be “like apartments.” Mr. Whiteley asked if a sprinkler system would
be employed, and Mr. Erickson responded that it would be “fully-sprinkled.” Chair Thomas
Holland asked if the attic would also be protected, and if there would be fire-{rated) doors and
separations, and Mr. Erickson affirmed on both accounts.

Chair Thomas Holland reiterated his concern over the Commission’s approval of building plans.
Erik Enyart stated that cerfain building plans were elements of the umbrella PUD Detailed Site
Plan, and to the extent they were included in the Detailed Site Plan, they were for the Commission’s
consideration. Mr. Enyart stated that, as Justin Morgan had said, the building plans include
information showing height, the percentage masonry requirement, and setbacks.

Patrick Boulden had Joel Erickson describe certain design elements of the assisted living facility.

Chair Thomas Holland noted that there was a lot of discussion in the Staff Report about missing
sidewalks, and asked if this had been resolved. Erik Enyart stated that a gray shading method was
employed on the site plans, evidently indicatinf what paving was actually proposed at this time.
Justin Morgan stated that the sidewalk along 74™ E. Ave. was not shaded because it was considered
“existing” because it was being constructed along with the street by the developer. Mr. Enyart
addressed Mr. Morgan and stated that he could think of two (2) ways to resolve this. Mr. Enyart
stated that, “For Detailed Site Plan purposes, it doesn’t matter who does it, so you can show it as”

you’re doing it now, or you can “call it out as ‘by developer’ or ‘by someone else.”” Mr. Morgan
indicated agreement. '

Chair Thomas Holland noted that there was a lot of discussion in the Staff Report about landscaping
and asked, had it been “all satisfied?” Justin Morgan stated that the landscape plan was only
designed to show compliance with minimum tree numbers and locations. Mr, Morgan stated that he
had not previously realized that the back part of the lot, which was not being developed now, would
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have to have trees as well, but that he was working to add these. Mr. Morgan estimated that 70% of

the lot was being developed now. Larry Whiteley asked what would become of the other 30%, and
Mr. Morgan stated that it would be “open space for now.” .

Erik Enyart stated that the City of Bixby interpreted the landscaping requirement flexibly, and that
the landscaping trees in the rear yard can be planted anywhere within the greater connected
landscaped area, and not necessarily within the setback area. Mr. Enyart stated that this meant the
trees could be planted closer to the building campus, which should save on irrigation. Joel Erickson
clarified with Mr. Enyart and Justin Morgan that irrigation would be required.

Chair Thomas Holland stated that, within the TAC Minutes and notes, he had observed that the a
fire lane was not proposed along the south, and that the [building] sprinklers requirement was
already a requirement. Justin Morgan or Joel Erickson indicated this was correct. Mr. Holland
stated, “I'm not sure what the trade-off is.” Mr. Holland, Mr. Morgan, and Mr. Erickson discussed
standpipes and Fire Department Connection (FDC) locations proposed for the building in

satisfaction of Fire Code standards. Mr. Morgan approached the dais and indicated the locations of
these features. Mr. Holland indicated agreement,

Chair Thomas Holland asked if there were no plans to have the south drive connect [to 74" E. Ave.]
even after Phase 2 was constructed, and Justin Morgan responded that there were not. Mr. Morgan
stated that there had been some previous discussion about permeable pavement, but that ultimately,

the first phase was seen as apartment construction, and that some or another building element would
be constructed to a “full 13 system.” '

Chair Thomas Holland asked, “If and when there is a second phase, will we see this again?” FErik
Enyart responded, “We’ll have to review a brand new site plan, yes.”

Chair Thomas Holland reiterated his concern over the Commission approving “building plans,” and
Erik Enyart reiterated his response that it was only within the context of the “umbrella” site plan.

In response to a question, Joel Erickson stated that he had been in on a two (2) hour phone call with
the City Staff, and that “it’s all good.”

Erik Enyart confirmed with Justin Morgan that there were no recommended corrections,
modifications, or Conditions of Approval that would be problematic to him.

Chair Thomas Holland asked to entertain a Motion. John Benjamin made a MOTION to
APPROVE BSP 2013-06 subject to the cotrections, modifications, and Conditions of Approval as
recommended by Staff. Larry Whiteley SECONDED the Motion. Roll was called:

ROLL CALL:

AYE: Holland, Whiteley, and Benjamin
NAY: None.

ABSTAIN: Norne,

MOTION PASSED: 3:0:0

al
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Chair Thomas Holland asked if there was any Old Business to consider. Erik Enyart stated that he
had none. No action taken.

NEW BUSINESS:

Chair Thomas Holland asked if there was any New Business to consider. Erik Enyart stated that he
had none. No action taken.

ADJOURNMENT:

There being no further business, Chair Thomas Holland declared the meeting Adjourned at 6:30
PM. )

APPROVED BY:

Chair Date

City Planner/Recording Secretary
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CITY OF BIXBY
P.O. Box 70
116 W. Needles Ave.
Bixby, OK 74008
(918) 366-4430
(918) 366-6373 (fax)

To: Bixby Planning Commission

From: Erik Enyart, AICP, City Planner %/
Date: Tuesday, February 04, 2014

RE: Report and Recommendations for:

PUD 70 — Encore on Memorial — Major Amendment # 1

LOCATION: —~ 7860 E. 126" t. S.

—  Intersection of 126" St. S. and Memorial Dr.
—  Part of the E/2 of Section 02, TI7N, R13E

SIZE: _ 15 acres, more or less

EXISTING ZONING: RM-3 Residential Multi-Family District, AG Agricultural
District, CG General Commercial District, & PUD 70

EXISTING USE: Use Unit 8 Encore on Memorial multifamily development and
126" st. 8.

REQUEST: Major Amendment to PUD 70, which amendment proposes to

allow a Use Unit 21 sign within the Development Area B right-
of-way for 126™ St. S., provide development standards for
same, and make certain other amendments

SURROUNDING ZONING AND LAND USE:
North: AG, CG, RS-3, OL, CS, & CG/PUD 76; Agricultural land, the Faston Sod sales lot

zoned RS-3, O, & CS; to the northwest is the 92-acre PUD 76, proposed for
development with multiple uses.

Staff Report — PUD 70 — “Encore on Memorial” — Major Amendment # 1
February 18,2014 : Page 1 of 9



South: AG & CS/PUD 37; Fry Creek Ditch # 1 right-of-way zoned AG and the Crosscreek
“office/warehouse” heavy commercial / trade center and retail strip center zoned CS
with PUD 37.

East: AG, CS, OL, RS-1, & PUD 31; Immediately east of the 14-acre Encore onm
Memorial subject property parcel is approximately five (5) acres of agricultural land
zoned AG. Across Memorial Dr. is the /26 Center shopping center, the Mazzio’s
Italian Eatery restaurant, agricultural land, vacant land in PUD 31, and residential
zoned RS-1 further to the northeast in Gre-Mac Acres and behind (east of) the 126
Center in Southern Memorial Acres No. 2; the Fry Creek Ditch # 1 right-of-way
continues upstream to the southeast.

West: AG & CG/PUD 76; Agricultural land zoned AG and agricultural land within the 92-
acre PUD 76, proposed for development with multiple uses.

COMPREHENSIVE PLAN: Corridor/Medium Intensity + Vacant, Agricultural, Rural
Residences, and Open Land

PREVIOUS/RELATED CASES:

BZ-54 ~ [Charles] Roger Knopp — Request for rezoning from AG to OM & CG for a 3.56-
acre area at approximately the 12600-block of S. Memorial Dr., including part of the 126™
St. S. right-of-way part of the subject property — PC Recommended Approval of CG zoning
02/28/1977 and City Council Approved 03/01/1977 (Ord. # 328).

BBOA-367 — Holley Hair for Charles Roger Knopp — Request for Special Exception
approval to allow a Use Unit 20 “golf teaching and practice facility” on the large 140-acre
acreage tracts previously owned by Knopp, which includes subject property — BOA
Conditionally Approved 04/02/2001 (not since built).

BBOA-442 — Charles Roger Knopp — Request for Special Exception approval to allow a
Use Unit 20 golf driving range (evidently same as BBOA-367) on the large 140-acre
acreage tracts previously owned by Knopp, which includes subject property. Approval of
BBOA-367 expired after 3 years, per the Staff Report, and so required re-approval — BOA
Approved 05/01/2006 (not since built).

BL-340 — JR Donelson for Charles Roger Knopp Revocable Trust — Request for Lot-Split
approval to separate a 41.3384-acre tract from the southern end of the large 140-acre
acreage tracts previously owned by Knopp, which includes subject property — It appears it
was Administratively Approved by the City Planner on 07/20/2006, but the Assessor’s
parcel records do not reflect that the land was ever since divided as approved.

PUD 70 & BZ-347 / PUD 70 (Amended) & BZ-347 (Amended) — Encore on Memorial —
Khoury Engineering, Inc. — Request to rezone from AG to RM-3 and approve PUD 70 for a
multifamily development on the large 140-acre acreage tracts previously owned by Knopp,
which includes subject property — PC Continued the application on 12/21/2009 at the
Applicant’s request. PC action 01/19/2010: A Motion to Recommend Approval failed by a
vote of two (2) in favor and two (2) opposed, and no followup Motion was made nor
followup vote held. The City Council Continued the application on 02/08/2010 to the
02/22/2010 regular meeting “for more research and information,” based on indications by
the developer about the possibility of finding another site for the development. Before the
02/22/2010 City Council Meeting, the Applicant temporarily withdrew the applications, and

the item was removed from the meeting agenda, with the understanding that the applications
were going to be amended and resubmitted.

Staff Report — PUD 70 — “Encore on Memorial” — Major Amendment # 1 ﬁ
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The Amended applications, including the new development site, were submitted
03/11/2010. PC action 04/19/2010 on the Amended Applications: Recommended
Conditional Approval by unanimous vote. City Council action 05/10/2010 on the Amended
Applications: Entertained the ordinance Second Reading and approved the PUD and
rezoning, with the direction to bring an ordinance back to the Council with an Emergency
Clause attachment, in order to incorporate the recommended Conditions of Approval. City
Council approved both amended applications with the Conditions of Approval written into
the approving Ordinance # 2036 on 05/24/2010.

BSP 2010-03 — Encore on Memorial — Khoury Engineering, Inc. (PUD 70) — Request for
Detailed Site Plan approval for subject property — PC Conditionally Approved 07/19/2010.
Preliminary Plat of Encore on Memorial (PUD 70) — Request for Preliminary Plat approval
for subject property — PC recommended Conditional Approval 07/19/2010 and City Council
Conditionally Approved (7/26/2010.

Final Plat of Encore on Memorial {PUD 70) — Request for Final Plat approval for a subject
property — PC recommended Conditional Approval 08/16/2010 and City Council
Conditionally Approved 08/23/2010 (Plat # 6380 recorded 04/12/2011).

RELEVANT AREA CASE HISTORY: (not necessarily a complete list)

BZ-135 — Eddie Mcl earan — Request for rezoning from AG to CS for an approximately 19-
acre tract to the north of the subject property at 12300 S. Memorial Dr. (now the Easton Sod
business) — Withdrawn by Applicant 03/21/1983.

BZ-139 — Eddie Mclearan — Request for rezoning from AG to RM 2, OL, & CS for an
approximately 19-acre tract to the north of the subject property at 12300 S. Memorial Dr.
(now the Easton Sod business) — Planning Commission recommended Modified Approval
of RS-3, OL, & C8 Zoning on 04/25/1983 and City Council Approved RS-3, OL, & CS
Zoning on 05/02/1983 (Ord. # 482).

BZ-200 — Charles Roger Knopp — Request for rezoning from AG to CG for an
approximately 2.27-acre area to the north of subject property at approximately 12340 S.
Memorial Dr. — PC Recommended Approval 07/20/1992 and City Council Approved
07/27/1992 (Ord. # 671).

BZ-214 — City of Bixby — Request for FD Floodway Supplemental District for all of the
(then proposed) Fry Creek Ditch drainage system right-of-way, including a section abutting
the subject property to the south — PC Tabled Indefinitely 11/20/1995.

PUD 76 “Scenic Village Park” & BZ-364 — Tanner Consulting, 1.1.C — Request for rezoning
from AG to CG and PUD approval for 92 acres to the northwest of subject property — PC
recommended Approval 02/27/2013 and City Council Conditionally Approved 03/25/2013
as amended at the meeting.

PUD 76 “Scenic Village Park” Major Amendment # 1 — Tanner Consulting, LLC — Request
for approval of Major Amendment # 1 to PUD 76 for 92 acres to the northwest of subject
property — PC recommended Conditional Approval 09/30/2013. City Council Conditionally
Approved 10/14/2013 and approved the Emergency Clause attachment 11/12/2014 (Ord. #
2123).

PUD 76 “Scenic Village Park™ Major Amendment # 2 — Tanner Consulting, I.1.C — Request
for approval of Major Amendment # 2 to PUD 76 for southerly 70 acres of PUD 76 to the
northwest of subject property — PC Tabled Indefinitely on 10/21/2013 as requested by
Applicant’s letter dated 10/18/2013.
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BACKGROUND INFORMATION:

This application was originally advertised for the January 21, 2014 Regular Meeting. However,

due to lack of quorum, that meeting was cancelled and this application has been readvertised for
this February 18, 2014 Regular Meeting.

ANAT YSIS:

Subject Property Conditions. The subject property consists of two (2) Development Areas
(DAs) in PUD 70, corresponding to two (2) parcels: (1) DA A: the Encore on Memorial
multifamily development zoned RM-3, consisting of Lot 1, Block 1, Encore on Memorial, and
(2) DA B: the 80’-wide right-of-way for 126" St. S., zoned AG and CG. The subject property
is relatively flat and appears to drain, if only slightly, to the south. The development drains to

the south to the Fry Creek Ditch # 1 using stormsewers and paying a fee-in-lieu of providing
onsite stormwater detention.

The subject property is presently served by the critical utilities (water, sewer, electric, etc.) and

has immediate access to the stormwater drainage capacity in the Fry Creek Ditches abutting to
the south.

Comprehensive Plan. The Comprehensive Plan designates the subject property as (1) Corridor
and (2) Vacant, Agricultural, Rural Residences, and Open Land. The Community Trails

designation is abutting to the south within the Fry Creek # 1 right-of-way, located on north side
of water centerline.

The “Matrix to Determine Bixby Zoning Relationship to the Bixby Comprehensive Plan”
(“Matrix™) on page 27 of the Comprehensive Plan provides that the existing RM-3 district is In
Accordance, and the AG and CG districts May Be Found In Accordance with the Corridor
designation of the Comprehensive Plan Land Use Map.

The Matrix does not indicate whether or not the existing zoning districts would be in
accordance with the Vacant, Agricultural, Rural Residences, and Open Land Land Use
designation of the Plan Map. However, this Vacant, Agricultural, Rural Residences, and Open
Land designation cannot be interpreted as permanently-planned land uses, and so the specific

land use designation test as indicated on Page 7, item numbered 1 and page 30, item numbered
5 of the Comprehensive Plan, would not apply here.

By the approval of PUD 70, the current zoning districts were recognized as consistent with the
Comprehensive Plan.

Per the Matrix, PUDs (as 2 zoning district) are /n Accordance with the Corridor designation of

the Comprehensive Plan Land Use Map, and thus PUD 70 is In Accordance with the
Comprehensive Plan as a zoning district.

Due to the relatively limited scope of proposed changes, the proposed PUD 70 Major
Amendment # 1 should be recognized as being not inconsistent with the Comprehensive Plan. -
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General. The Applicant is requesting a Major Amendment to an approved PUD, to allow a Use
Unit 21 sign within the Development Area B right-of-way for 126" St. S., provide development
standards for same, and make certain other amendments. The same are described in greater
detail in the text as follows:

“The PUD major amendment includes revising the ‘Development Standards’ section of the
original PUD as follows:

1- Add [to] ‘Development Area B’ [with] the following development standards: It is
permitted to install One (1) Use Unit 21 double sided ground sign in the E. 126
Street right-of-way, with a maximum height of 8 feet and a display surface area of
50 square feet (each side), to advertise the multifamily use in Development Area A
only. The sign will be subject to the City Council granting a sign easement in
accordance with the development agreement.”

Encore on Memorial’s owner, Encore Multi-Family, LLC notified Planning Staff on August 09,
2012 of their interest in installing a sign in the 126" St. S. right-of-way. At that time, Planning
Staff was provided a copy of the Development Agreement between the City of Bixby, the seller
- (Knopp), and the buyer (Encore), dated May 24, 2010, which provided, in relevant part,

“7.  Sign Easement. The City shall grant Buyer a permanent recordable sign
easement in the median of the Roadway to advertise its apartment project, to include a utility

casement to bring electricity and water to the sign easement area to allow for lighting and
landscape watering.”

Planning Staff authenticated the document by comparing it to the version on file with the City
Clerk, and confirmed the sign easement obligation. Planning Staff advised Encore’s sign
confractor on August 09, 2012, and then in summary form to Encore Multi-Family, LLC on
August 10, 2012, the following:

“l. Sign Easement would have to be drawn up by, or at the direction of City Attorney
Patrick Boulden, copied here, and granted and signed by the City Council or other
authorized agent of the City of Bixby, and

2. PUD 70 will need to be amended to allow for a ground sign within Development Arca B
(which corresponds to the 126™ St. S. right-of-way). The Major Amendment would
have to be submitted, reviewed by the Planning Commission in an advertised Public
Hearing, and approved by the City Council, and will need to specify development
standards for same: height limit, display surface area maximum, and any other
particulars as deemed necessary and appropriate.

PUD 70 does not provide any Development Standards specific to Development Area B (DA B),
and only mentions that DA B is the street right-of-way. The part of the PUD which pertains to
signage only states that one (1) ground sign is permitted on DA A (Encore’s private property),
" along its frontage of 126™ St. S. That ground sign is already in place. That language
specifically would have to be amended to allow for a ground sign in DA B.”

Staff Report — PUD 70 — “Encore on Memorial” —~ Major Amendment # 1
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As requested by Encore Multi-Family, LLC, City Staff met with Encore Multi-Family, LLC
and their sign contractor at the proposed sign site on January 24, 2013 as follows: Mayor, City
Manager, City Engineer, Public Works Director, City Attorney, and City Planner, At the site
visit, it was mutually agreed that the sign, instead of being in the median as per the

Development Agreement, should be located on the north side of the roadway at the northeast
cormner of the right-of-way parcel.

Around that time, there were discussions as to whether the sign should be designed, by
agreement between Encore Multi-Family, LLC and other interested parties, to accommodate
advertisement for other uses within the area served by 126 St. S., specifically, developments
anticipated by contemporary application PUD 76 “Scenic Village Park.” Agresment was not

reached, however, and the sign proposes to advertise only Encore on Memorial, as per the
Development Agreement.

This PUD Major Amendment # 1 application was received in December, 2013, and, upon
approval, would authorize the proposed sign in terms of the Zoning Code. The City Attorney
worked with Encore Multi-Family, LLC, and other interested parties, to craft, for City Council
consideration, a Right-of-Way Encroachment / License Agreement, in satisfaction of the Sign
Easement obligation under the Development Agreement. The City Council approved this

Agreement on February 10, 2014, demonstrating legislative support for the concept proposed
by this application.

The Fire Marshal’s, City Engineer’s, and City Attorney’s review correspondence are attached to
this Staff Report (if received). Their comments are incorporated herein by reference and should
"be made conditions of approval where not satisfied at the time of approval.

The Technical Advisory Committee (TAC) discussed this application at its regular mecting held
January 02, 2014. Minutes of that meeting are attached to this report.

Access & Circulation. The Encore on Memorial multifamily development has primary access
to Memorial Dr. via 126™ 8t. S. In order to secure the required second means of ingress/egress
- for emergency purposes, the developer upgraded, with gravel, the Fry Creek Ditch # 1

maintenance access road for use as the second emergency-only drive. It has a gate where it

connects to the Encore on Memorial internal parking lot driveway system, as per Fire Marshal
requirements.

Per PUD 76, a collector street system will be constructed connecting Memorial Dr. to 1215 St.
S. It will extend the existing 126" St. S. to the west, then tumn north and become 74™ E. Ave.
Through PUD 76, the collector roads will have an 80’ right-of-way and 38’ roadway width,
pursuant to a Modification / Waiver granted with the Preliminary Plat of “Scenic Village Park.”

As proposed and approved with PUD 76 Major Amendment # 1, the 74™ E. Ave. portion of the
74™ E. Ave. / 126" St. S. collector road was shifted easterly, to accommodate more room for
the single-family detached residential area west of the collector road system (“Quail Creek of
Bixby”). No significant changes to access and circulation patterns were proposed, except to the
extent necessary to allow conventional housing addition(s) to be developed in certain areas.
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Per the exhibit to this PUD 70 Major Amendment # 1 application, and per aerial and GIS data,
it appears that, at its intersection with Memorial Dr., the roadway occupies most of the 80’
right-of-way width, leaving approximately 10’ on either side of the curbs. A sidewalk was not
constructed along 126™ St. S. when it was built. If a 5 X 10 sign easement area is added, it
may restrict the area in which to place the sidewalk required when the land to the north is
platted and developed. Bixby Engineering Design Criteria Manual Section C.4.2 requires
sidewalks be set back [from the curb] a minimum of 10’ and a maximum of 1’ inside the
property line. In order to meet this standard, the sidewalk necessarily must be located within
the property, and a Sidewalk Easement would be required. Otherwise, the minimum setback
standard would have to be Waived, to allow it to be built next to the curb.

Surrounding Zoning and Land Use. Surrounding zoning is a mixture of AG, CG, CS, OL, RS-
1, and RS-3. See the case map for illustration of existing zoning patterns, which are described
in the following paragraphs.

To the north is agricultural land zoned AG and CG and a 19-acre tract zoned RS-3, OL, and CS,
which is primarily agricultural but contains the Easton Sod sales lot toward its east end at 12300
S. Memorial Dr. The CG zoning consists of two (2) areas: A 3.56-acre area at approximately
the 12600-block of S. Memorial Dr., in which the 126" St. S. right-of-way is partially located,
and the approximately 2.27-acre area at approximately 12340 S. Memorial Dr.

To the north and west is agricultural land zoned AG and agricultural land within the 92-~acre
PUD 76, with CG underlying zoning, proposed for development with multiple uses. Further to
the west lies the Fry Creek Ditch #2, owned by the City of Bixby and zoned AG.

Immediately east of the 14-acre Encore on Memorial subject property parcel is approximately
five (5) acres of agricultural land zoned AG. Across Memorial Dr. further east is the 126
Center shopping center and the Mazzio's Italian Eatery restaurant, both zoned CS, vacant land
zoned CS/OL/RS-1 and PUD 31, an 18-acre agricultural tract, and single-family residential
zoned RS-1 further to the east behind the 126 Center in Southern Memorial Acres No, 2 and
further to the northeast in Gre-Mac Acres. The Fry Creek Ditch # 1 right-of-way, zoned AG,
continues upstream to the southeast.

The Fry Creek Ditch # 1 to the south is zoned AG and the Crosscreek “office/warehouse”
heavy commercial / trade center and retail strip center is zoned CS with PUD 37.

Per the Comprehensive Plan, all the land between Fry Creek Ditch # 1 and # 2 and 121% St. S.
and Memorial Dr., including the subject property, approximately 180 acres in all, is planned for
Corridor-intensity development, which provides that all of the available Zoning districts are
either In Accordance or May Be Found In Accordance with the Comprehensive Plan, This 180-
acre area is anticipated to be developed intensively, as it is in a prime location, is one of the last,
exceptionally large undeveloped acreages in all of South Tulsa County north of the Arkansas
River, has all the necessary utilities, has Memorial Dr. frontage and improved access by the
widened 121% St. 8., and is out of the 100-year Floodplain.

Circa 2005, 121% 8t. S. between Sheridan Rd. and Memorial Dr. was widened to a 4-lane major
street with a 5™, dedicated turning lane in thé center, consistent with its designation on the

Staff Report - PUD 70 — “Encore on Memorial” — Major Amendment # 1
February 18, 2014 Page 7 of 9




Tulsa City-County Major Street and Highway Plan (MHSP) and Bixby Comprehensive Plan as

a Primary Arterial.- This infrastructure improvement has further enabled the intensive
development of this 1-mile major street corridor.

It appears that, with the exception of the approximately 320’ of frontage on 121% St. S.
belonging to Fox Hollow, all of the private land along 121® St. S. between Sheridan Rd. and
Memorial Dr. has, or is planned or expected to develop/redevelop with intense uses.

In a trend accelerating since the street widening, the 121% St. S. corridor between Sheridan Rd.
and Memorial Dr. has seen a significant amount of intensive zoning and development activity.
The Bixby North Elementary school is located on a 23-acre campus at 7101 E. 121¥ St. S, and
west of that is the Bixby North 5" and 6% Grade Center on a 10-acre campus and the
LifeChurch 4.4-acre facility. The Three Oaks Smoke Shop is located on a 2-acre tract at 7060
E. 1217 St. 8., and all of the balance of the land to the west along the south side if 121 St_§

has been zoned CS with PUD 53 and platted in WoodMere for commercial use and office
buildings. An 11-acre Plummer Partners, LLC tract at the 7600-block of E. 121* St. S. was
approved for CS and OL zoning and commercial development per PUD 51 in 2006. The 40-
acre Bixby Centennial Plaza at the northwest corner of 121 St. S. and Memorial Dr. was
approved for CS zoning, in 2001, and for commercial development by the plat of Bixby
Centennial Plaza in 2006. A 1.6-acre, more or less, tract located at the 7700-block of E. 121
St. S. (possibly previously addressed 7600 E. 121™ St. 8.) was rezoned to CS in March of 2012,

The existing PUD 70 proposed a moderately intensive, suburban multifamily development of
the subject property, and the property has been developed accordingly. Within the 180-acre
area above-defined, there are three (3) instances of approved CG zoning immediately
surrounding (and including part of) the subject property. The proposed CG undetlying zoning
should be considered a logical extension of the existing, established CG district, and consistent
with the other two (2) CG districts in the immediately-surrounding area. Immediately south of
Fry Creek Ditch # 1, the Crosscreek development is more consistent with CG zoning than its
existing CS zoning. Across Memorial Dr. to the east of the 180-acre area above-defined, there
is a 23-acre area Conditionally Approved for CS and RM-3 for commercial and multifamily
development (PUD 81). Therefore, Staff believes that the existing underlying zoning and the
original PUD 70 and its proposed Major Amendment # 1 are all consistent with the surrounding

zoning, land use, and development patterns and are appropriate in recognition of the available
infrastructure and other physical facts of the area.

Zoning Code Section 11-71-8.C requires PUDs be found to comply with the following
prerequisites:

1. Whether the PUD is consistent with the comprehensive plan;

2. Whether the PUD harmonizes with the existing and expected development of
surrounding areas;

3. Whether the PUD is a unified treatment of the development possibilities of the
project site; and

24

Staff Report — PUD 70 - “Encore on Memorial” — Major Amendment # 1

February 18, 2014 Page 8 0of 9



5

4. Whether the PUD is consistent with the stated purposes and standards of this
article.

Regarding the fourth item, the “standards” refer to the requirements for PUDs generally and,
per Section 11-71-2, the “purposes” include:

A. Permit innovative land development while maintaining appropriate limitation on
the character and intensity of use and assuring compatibility with adjoining and
proximate propetties;

B. Permit flexibility within the development fo best utilize the unique physical
features of the particular site;

C. Provide and preserve meaningful open space; and
D. Achieve a continuity of function and design within the development.

Due to the relatively limited changes proposed by this amendment, Staff believes that the

prerequisites for PUD approval per Zoning Code Section 11-7I-8.C will be met in this
application. :

Staff Recommendation. For all the reasons outlined above, Staff recommends Approval.
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TECHNICAL ADVISORY COMMITTEE
DAWES BUILDING CITY OFFICES
"~ 113 W.DAWES AVE.
BIXBY, OK 74008
January 02,2014 - 10:00 AM

MEMBERS PRESENT .
Jim Peterson! BTC Broadband

STAFF PRESENT
Erik Enyart, AICP, City Planner, City of Bixby
Joey Wiedel, Fire Marshal, City of Bixby

OTHERS PRESENT
Justin Morgan, PE, Tanner Consulting, LLC
Ricky Jones, AICP, Tanner Consulting, LLC

- Malek Elkhoury, PE, Khoury Engineering, Inc.

1. Erik Enyart called the meeting to order at 10:00 AM.

Prior to the meeting, Erik Enyart noted that all three (3) of the applications on the Agenda were in
the same Section of land, and within the same development area. '

Also pﬁor_ to the meeting, observing that the Applicant for Agenda Item # 2 had not yet arrived,
Ricky Jones and Erik Enyart expressed favor for taking the agenda items out of order and
considering Agenda Items # 3 and 4 at this time. This idea was agreed to by acclamation.

3. Preliminary Plat — “Quail Creek Office Park” — Tanner Consulting, LL.C. Discussion and
review of a Preliminary Plat and certain Modifications/Waivers for “Quail Creek Office Park”
for approximately 5.976 acres in part of the E/2 of Section 02, T17N, R13E.

Property Located: South and west of the intersection of 121% St. S. and Memorial Dr.

Erik Enyart introduced the item and summarized the project. Mr. Enyart noted that this would £1i
the gap between Scenic Village Park to the north and what would become “Quail Creek Villas of
Bixby” to the south. Mr. Enyart noted that this was a one (1) Lot, one (1) Block development, and
was fairly straightforward. Mr. Enyart noted that he had issued the draft Staff Report earlier in the
week, and confirmed with Ricky Jones and Justin Morgan that they had received it. Mr. Enyart

noted that the plat was “fairly clean,” and there were only a few review items. Mr. Enyart asked the
Applicant if they cared to summarize the project further.

Justin Morgan stated that the only building proposed so far was a 30,000 square feet commercial
building with [office/retail] on the front 10,000 square feet and 20,000 square feet of storage in the
back. Mr. Morgan stated that this building would be on the south side of the lot, allowing further
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development on the north side. Erik Enyart asked if the project would be replatted or otherwise.
Mr. Morgan and Ricky Jones indicated that this was not planned at this time but may occur in the

future if conditions require. Mr. Jones noted that there was a 26’-wide Mutual Access Easement
(MAE) along the street frontage, allowing cross-access if the lots were ever split.

Jim Peterson of BTC Broadband stated that he had just returned from Christmas vacation and just
got a chance to lock at this project. Justin Morgan confirmed with Mr. Peterson that Mr. Peterson
was also just getting a chance to look at “Quail Creek [Villas of Bixby™]. Mr. Morgan stated that
there would be overhead electric along the east line [of Scenic Village Park, the subject property,
and “Quail Creek Villas™], and suggested that BTC would go through here. Mr. Peterson indicated
agreement and stated that he expected to serve from the rear lot line in this case. Mr. Peterson
expressed concern for easements from this line if the lots were split. Erik Enyart noted that, if this
was done, the owner would need to do a Lot-Split or a replat, so the TAC would get a chance to
—review it {foreasement adequac ime. Ricky Jones noted that the lots would be split east-
~west anyway. Mr. Peterson indicated agreement. Mr. Peterson asked if 126™ St. S. would go
through. Mr. Enyart stated that the right-of-way for 126™ St. S. was dedicated, and [on November
25, 2013], accepted by the City Council, which now allows the collector street to connect east to

Memorial Dr. and [north], through “Quail Creek of Bixby,” and through Scenic Village Park, to
121% 8t, S,

Malek Elkhoury in around this time at 10:07 AM

Erik Enyart asked if there were any questions or comments from the Fire Marshal. Joey Wiedel
indicated he had none. Mr. Enyart asked if such were more likely when the site plan was received,

and Mr. Wiedel indicated agreement. Justin Morgan addressed Mr., Wiedel and stated that he will
like the site plan, as it has wide-turning movements and lots of pavement.

Erik Enyart noted that, when he sent [to the Applicant] the “Draft” Staff Report, it was typically in
its final form but is qualified as such in case additional changes are made. Mr. Enyart stated that,
when they are issued, the review comments can be used to start making corrections. Mr, Enyart
stated that, in this case, he will likely update the body of the report to discuss the MAE, which he

had not previously acknowledged in the report. Mr. Enyart stated that the review comments will
not change.

Erik Enyart asked if there were any further questions or comments. There were none.

4. BSP 2013-06 — “Covenant Place of Tulsa” — Tanner Consulting, LI.C (PUD 76).

Discussion and review of a PUD Detailed Site Plan and building plans for “Covenant Place of -
Bixby,” a Use Unit 8 assisted living facility development for approximately 11.636 acres
consisting of Lot 2, Block 1, Scenic Village Park.

Property Located: 7300 E. 121* PL S.

Erik Enyart introduced the item and summarized the project and its location. Mr. Enyart noted that
this was a Detailed Site Plan for a Use Unit 8 assisted living community. Mr. Enyart noted that he
was working on the Staff Report and hoped to have it finished and sent to the Applicant by today or
tomorrow. Mr. Enyart noted that the Applicant had been meeting informally with City Staff and so

57
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may already have received some review comments, and noted that he had provided the Fire
Marshal’s and City Engineer’s review memos previously. Justin Morgan and Ricky Jones indicated
agreement. Mr. Morgan asked Joey Wiedel if, between him and the project architect, the issues of
the location and configuration of the FDC in the back of the building had been resolved. Mr.

Wiedel indicated that progress had been made but the conversations were still ongoing with the
project architect.

Jim Peterson asked about and discussed with Justin Morgan matters of access (121 PL . and 73™
and 74™ E. Aves.) and total number of living units (118). Mr. Morgan noted that the other number
listed was the maximum allowed by the PUD. Ricky Jones noted that, although the site plan did not
show all of the lot, there may be additional units in the back of the development lot in the future.
Mr. Morgan noted that electrical service [and BTC’s communication line(s)] would go down the
street, and Mr. Enyart confirmed with Mr. Morgan that he was referring to 74™ E. Ave.

Jim Peterson asked if the planned stormsewer development along 121% St. S. to the [stormwater
detention] pond {in Bixby Centennial Plaza] was still proceeding. Mr. Morgan stated that there had
been a hangup. Mr. Morgan stated that the project was proceeding as a Private-Public-Partnership,
but the City Council asked fo change it to a Public bid scenatio, wherein the City would bid and
build it and the developer would [pay his proportional share]. Mr. Morgan stated that this caused
the project to be delayed 30 to 45 days. Mr. Peterson stated noted that they had discussed
previously his concern about relocating the [BTC communication line(s)], and that this would need

to be coordinated with the School, as it served the School campus there. Mr. Peterson suggested it
be done when school was out of session.

Erik Enyart noted that the Site Plan application called for the representation of the entire lot of
record. Mr. Enyart stated that it would not be necessary to rescale the site plan, if a [supplemental]

drawing was provided representing the lot of record and the site features. Ricky Jones stated that he
would get such a separate drawing to Mr. Enyart.

Erik Enyart asked if there were any further questions. or comments. There were none,
Justin Morgan and Ricky Jones left at this time.

2

PUD 70 - Encore on Memorial —~ Major Amendment # 1. Discussion and review of Major
Amendment # 1 to PUD 70 for approximately 15 acres located in the E/2 of Section 02, T17N,
R13E, which amendment proposes to allow a Use Unit 21 sign within the Development Area B
right-of-way for 126" St. S., provide development standards for same, and make certain other
amendments.

Property located: West of the intersection of 126™ St S. and Memorial Dr., including Lot 1,
Block 1, Encore on Memorial.

Erik Enyart introduced the item and summarized the location and the project. Mr, Enyart noted that
the primary purpose of the Major Amendment was to allow a Use Unit 21 sign to be erected in the
Development Area consisting only of the 1267 St. S. right-of-way, which sign would advertise the
Encore on Memorial apariments, and to provide development standards for same, including height
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and [display surface area] size. Mr. Enyart asked Malek Elkhoury if he cared to summarize the
project further. Mr. Ekhoury confirmed that his clients wanted to have advertising on Memorial Dr.

Jim Peterson and Malek Ekhoury discussed utility locations. Mr. Elkhoury stated that the sign
would be on the north side of the street. Erik Enyart confirmed with Malek Ekhoury that the sign
would be clear of [underground] utility lines. Mr. Peterson stated that he believed [the BTC
communication line] was located on the south side of the street, but that he would have to check.
Mr. Elkhoury indicated agreement and stated that the waterline and the electrical line were both on

the south side of the street, and that there was a 6” conduit there. Mr. Peterson indicated he
believed the line was in that conduit.

Erik Enyart noted that, when Mr. Elkhoury dropped off the application, he observed that the 10’ X
5’ sign {easement] was not located in reference to the east line of the right-of-way. Mr. Ekhoury

———confirmed Mr-Enyart-was referring to-theexhibit M Enyart stated that, he supposed it could be
scaled, but it would be better if it were dimensioned from the east line. Mr. Elkhoury stated that he

would update the exhibit, and asked if it would be okay to email it. Mr. Enyart indicated
agreement.

Erik Enyart asked if there were any further questions or comments. There were none.

5. Qld Business
6. New Business

7. Meeting was adjourned at 10:25 AM.

—

%
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City of Bixby
Application for PUD

Applicant: KHOURY ENGINEERING, INC.
Address: 1435 E. 41ST STREET, TULSA, OK 74105
Telephone: 918-712-3768 Cell Phone: 918 640-1727 Emaif: KENGINC@KHOURYENG.COM

Property Owner. ENCORE MULTI-FAMILY, LLC |f different from Applicant, does owner consent? YES
Property Address: 7860 E. 126th Street South, Bixby, OK 74008

Existing Zoning: _PUD-70 Requested Zoning: _N/A __ Existing Use; MULTI-FAMILY
Proposed Use: _ADD A MONUMENT SIGN IN DEVELOPEMENT AREA 'B' Use Unit#: 21

LEGAL DESCRIPTION (if unplatted, attach a survey with legal description or copy of deed):

LOT 1, BLOCK. 1 ENCORE ON MEMORIAL, AN ADDITION TO THE CITY OF BIXBY, TULSA COUNTY

STATE OF OKLAHOMA, ACCORDING TO THE RECORDED PLAT. DOC 46380
STAT i .

LIS UOaU,

Does Record Owner consent to the filing of this application? YES [ INO
If Applicant is other than Owner, indicate interest:  ENGINEER FOR THE OWNER

Is subject tract iocated in the 100 year fioodplain? YES ® | NO
Are 5 copies of the PUD text and exhibits package attached? |1 YES X | NO

Application for: [ ] PUD Major Amendment [ JMinor Amendment [_]Abandonment

BiLL ADVERTISING CHARGES TO: PAT IVIE (ENCORE MULTI-FAMILY, LLC)

. (NAME)
5005 LBJ FREEWAY, SUITE 1200 DALLAS, TX 75244 214-250-7038

(ADDRESS) (CITY) (PHONE)

Date: 12/10/2013

PUD/O _ Date Received 17, [I/ 201 T Received By Faya /L’Recelpt#on_Ooq7
Planning Commission Date __ & /f/’zu /2ot / City Council Date

Sign{s) at $ 50.00 each = $ . Postage $ - Total Sign + postage $28@. co
FEES: PUD TYPE ACREAGE BASE FEE ADD. TOTAL
PC Action City Council Action
DATE /VOTE DATE / VOTE
STAFF REC. ORD. NO.

Y

L ast revised 11/08/2012 Page 1 of 1



., KHOURY ENGINEERING, INC,

KCIVIL ENGINEERING o LAND DEYELOPMENT

December 10, 2013

Mr. Erik Enyart, AICP
City Planner- City of Bixby
P.O. Box 70

Bixby, OK 74008

Re:  Encore on Memorial - Major Amendment to PUD-70
7860 E. 126™ Street South, Bixby, OK 74008

Dear Mr. Enyart

We are requesting a major amendment to the original Encore on Memorial PUD-70. A complete
application and fee is attached to support our request.

The PUD major amendment includes revising the “Development Standards™ section of the
original PUD as follows:

{- Add “Development Aiea B” with the following development standards: It is permitted
to install One (1) Use Unit 21 double sided ground sign in the E. 126" Street right-of-
way, with a maximum height of 8 feet and a display surface area of 50 square feet (each
side), to advertise the multifamily use in Development Area A only. The sign will be
subject to the City Council granting a sign easement in accordance with the
development agreement.

We appreciate the City consideration and support of the above PUD amendment request. We’ll
pleased to provide any additional information related to this application if requested.

Please review the attached document and contact me at (918) 712-8768 if you have any
questions.

Sincerely,

Malek Elkhoury, PE
Civil Engineer

Post Office Box 52231, Tulsa, OK 74152 918.712.8768 voice  918.712.1069 fax kenginc@khoutyeng,com
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FOURCE

COMMUNICATIONS

©2011 Al ideas, arrangements and plans
indicated or represented by these drawings are
the property of Fource Communications, Ltd.
and were created, evolved and developed for
use on and in connection with the specified
project. No part of the drawings, designs,
arrangements or ideas herein shall be
duplicated or used for any purpose whatsoever
without the express written consent of Fource
Communications, Ltd.

JOB NO.

EE-712-1

Encore Memorial
Encore Enterprises
Bixby, Oklahoma

APPROVAL

Signature

‘Date
Your signature acknowledges full approval of the
design layout and its content, releasing Fource
Communications, Ltd. from any responsibility
regarding incorrect information and design.

Any colors shown are only representative of
actual colors to be used. Final colors will be
matched as closely as possible. Colors shown
tend to vary due to some materials used in the
industry.

DESIGNER INITIALS
SAM
DATE

01/22/13

SHEET TITLE

ADDITIONAL
ENTRY SIGNAGE

SHEET NO.

AES.01.00




ITEM TITLE:

INITTIATOR:
STAFF SOURCE:

BACKGROUND:

REGULAR AGENDA ITEM

Consider, discuss and approve a License Agreement with Encore MF
Tulsa, LLC to allow the placement of a ground sign identifying the
location of its multifamily apartment complex, the "Encore on
Memorial". Location: 12600 South Memorial Drive.

City Attorney Patrick Boulden

City Attorney Patrick Boulden

In place of a sign easement being granted pursuant to the parties’
Development Agreement, dated May 24, 2010, Encore MF Tulsa,

— EEC has requested from the City @ ticense to install, use and

EXHIBITS:
KEY ISSUE:
COUNCEL ACTION:

RECOMMENDATION:

maintain certain improvements within the right-of-way of East 126
Street just west of South Memorial Drive, for the placement of a
ground sign identifying the location of its multifamily apartment
complex, the "Encore on Memorial";

See the attached License Agreement.

Whether the City Council should approve this License Agreement.

Approval or rejection of this License Agreement.

Approval of this License Agreement.

Regular Ageﬁda
MEETING DATE: 02/10/2014
MEETING: Regular
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LICENSE AGREEMENT

THIS AGREEMENT is made and entered into by and between the City of Bixby, 2
municipal corporation, 116 West Needles Avenue, Post Office Box 70, Bixby, Oklahoma 74008

("City") and Encore MF Tulsa, LLC, 7020 East 126" Street, Bixby, Oklahoma 74008
("Licensee™).

RECITALS

Pursuant to a Deed of Dedication, filed as Document No. 2011028151, recorded in the
Office of the Tulsa County Clerk, the City holds in trust for the public, certain street
right-of-wzy, identified as that portion of East 126" Strest South extending west of South
Memorial [irive located within a part of the Southeast Quarter of the Northeast Quarter (SE/4
NE/4) of Bection Two (2), Township Seventeen (17) North, Range Thirteen (13) East of the
Indian Basc and Meridian, Tulsa County, State of Oklahoma; and

In plate of a sign easement being granted pursuant to the parties' Development
Agreement, dated May 24, 2010, Licensee has requested from the City a license to install,
use and maintain certain improvements within the right-of-way of East 126™ Street described

above, for the location of a ground sign identifying the location of its multifamily apartment
complex,*he "Encore on Memorial"; and

The City is agreeable to the issuance of such a hcense subject to the covenants and
conditior:s get forth below.

NOW, THEREFORE, IT IS AGREED BY AND BETWEEN CITY AND LICENSEE
AS FOLLOWS: _

1. City does, by this instrument, grant this license to Licensee to install and maintain a
ground sign,in and upon City's street right-of-way, at a location more particularly described on

the attached Hxhibit "A" (Sign Legal Description), provided that such use does not unreasonably
interfere with public use of the City's street right-of-way.

2. This license shall be revocable at any tiine al the will UL Civy, anu 10 sutyves w e
subordinate to City's right to maintain, use, alter or excavate any .portion of City's street
right-of-way. Should removal, construction and/or excavation become necessary in City's
opinion, Licensee agrees to hold City harmless for any loss or damage to Licensee's sign.

3. The Licensee's ground sign shall at all times be and remain the property of Licensee. It
is specifically agreed that Licensee installs and maintains said sign at Licensee's own expense,
and at Licensee's own risk. During the term of this agreement, Licensee shall maintain the said
sign in a functional, safe and attractive condition.

4, Licensee shall indemnify and hold City harmless of and from any and all ¢laims, suits,
actions or judgments, including all expenses, attorney fees, witness fees and costs of defending
any such claim, or appeals therefrom, which arise out of or from Licensee's use or maintenance
of its ground sign, including any interference or damage to any third person or property.
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5. Upon termination of this license, Licensee shall, if City so desires, and after receiving
prior written demand from City, remove said sign and restore the City's street right-of-way, as
nearly as is practical, to the state and condition of their existence immediately prior to the
installation of Licensee's sign, ordinary wear and tear excepted.

6. Nothing herein shall release Licensee or its confractors from their duty to comply with

all laws and regulations, including electrical, mechanical and building codes, safety regulations
and zoning ordinances.

7. As a condition to this license being effective, this license, shall be recorded by
Licgnsee in the office of the Tulsa County Clerk and Licensee shall provide the City with acopy
of such filed license. Thereafter, the rights granted by this license shall inure to the benefit of and

bing Licensee, its successors in title and assigns, and these rights shall run with the land.

8. The date of this agreement shall be the date on which it is executed by the City of
Bixby.

IN WITNESS WHEREGOF, the parties hereto have executed this agreement on the dates
set forth below. 7

"CITY" ' "LICENSEE"
CITY OF BIXBY, a municipal corporation ©  ENCORE MF TULSA, LLC

a limited liability company

‘By: . | C Bl Sy e CLC‘}M &MJL %}fﬁ”f dbL
Mayor ‘

Manager

,

Date: . Dated\. . - d’ ¢ '. _: .

Approved by the City Council of the City of Bixby, Oklahoma on:

Date:

ATTEST:

City Clerk

APPROVED:

City Attorney : { 3
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CITY OF BIXBY -
P.O. Box 70
116 W, Needles Ave.
Bixby, OK 74008
(918) 366-4430
(918) 366-6373 (fax)

Te: Bixby Planﬁing Commission

From: Erik Enyart, AICP, City Planner %
Date: Thursday, February 13, 2014

RE: Report and Recommendations for: -

PUD 82 — “Somerset” — JR Donelson for Kowen Propertics, LLC, and
BZ-370 — JR Donelson for Kowen Properties, LLC

LOCATION: - 6905E.121% St. S. & 11803 and 11809 8. Sheridan Rd.
— Part of the SW/4 of the SW/4 of Section 35, T18N, R13E
— Northeast of the intersection of 121% 8t. S. and Sheridan Rd.

SIZE: - 18 acres, more 0-1; less

EXISTING ZONING: . AG Agricultural District

EXISTING USE: Rural residential and agriculfural

REQUESTED ZONING: ‘RS-.Z'Single-Family Dwelling District' & PUD 82

SUPPLEMENTAL ZONING: None

SURROUNDING ZONING AND LAND USE:

North: RS-2; Single family residential in The Estates of Graystone.

South: AG & CS/RS-2/PUD 53; Vacant/wooded land, and across 121% St. S., vacant
commercial lots and a 2-story office building at 6810 E. 121* St. 8. zoned CS, and
vacant residential lots and new houses zoned RS-2, all in WoodMere in PUD 53. To
the southwest are vacant lots zoned CS and OL with PUD 53-A. To the southeast

' RS-3 requested on BZ-370 application form and advertised to Public but RS-2 is actually requested. See
Background Information section of this report for details.

Staff Report — PUD 82 “Somerset” & BZ-370 — JR Donelson for Kowen Properties, LLC l.,lb/
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are a vacant/wooded 1-acre tract, the Three Oaks Smoke Shop located on a 2-acre
tract at 7060 E. 121% St. S., the “wetland mitigation” land owned by Tulsa County,
and the “hardwood mitigation™ land owned by the City of Bixby, all zoned AG.

East: AG; The Bixby North 5" and 6™ Grade Center on a 10-acre campus, the Bixby

- North Elementary school on a 23 -acre campus, and the LifeChurch 4.4-acre facility

between the former two.

West: AG and (across Sheridan Rd. in Tulsa) AG, RS-3, & RS-3/CS/PUD 759;
Vacant/wooded land to Sheridan Rd., and unplatted residential estate acreages zoned
AG and RS-3 to the west of Sheridan Rd. To the southwest are residential and
commercial lots, homes, and businesses zoned RS-3 and CS with PUD 759 in
Crestwood Village, all in the City of Tulsa.

CGINPREBENSIVE PLAN: Low Intensity + Vacant, Agncultural Rural Residences, and _
01‘3";\! Land -

PR¥VIOUS/RELATED CASES: -
ﬁBOA—l 47 — J.L. Shimp -- Request for Special Exception approval to allow a mobile home
%2 an A District on the westerly approximately 8 acres of subject property — BOA could
.ot achieve passage of a Motion for action at either the October, 1985 or 12/09/1985
ieetings. ) . -
2BOA-160 — J.L. Shimp — Request for Special Exception approval to allow a mobile home
ini an AG District and a Variance to allow two (2) dwellings on a singular tract of land
irequested mobile home and existing conventional house) on the westerly approximately 8
~eres of subject property — BOA Conditionally Approved 03/10/1986.

REILZVANT AREA CASE HISTORY: (not a complete list; does not include case history for -
<reas within the City of Tulsa) '
#3Z2-67 — Charles Cousins — Request for rezoning from AG to CS for a 4.4-acre area of an 8-
anre tract abutting subject property to the south at 11909 and/or 11919 S. Sheridan Rd. — PC
zecommended Denial 08/28/1978 (not appealed to City Council).
4BOA-56 — Charles Cousins — Request for Special Exception fo allow two (2) mobile
homes in an AG district for a 4.4-acre area of an 8-acre tract abutting subject property to the
zouth at 11909 and/or 11919 8. Sheridan Rd. — BOA Approved for 5 years 02/13/1979.
3BOA-154 — Charles Cousing — Request for Special Exception to allow two (2) existing
anobile homes in an AG district per Zoning Code Section 310 and a Variance from Zoning
“ode Section 208 to allow two (2) dwellings on a lot of record, all for a 4.4-acre area of an
£-acre tract abutting subject property to the south at 11909 and/or 11919 S. Sheridan Rd. —
30A Approved for 6 months 12/09/1985.
BZ-208 — D. Lindsay Perkins/Graystone Development, LLC — Request for rezoning from
AG to RS-2 for approximately 120 acres abutting subject property to the north (SW/4 of the
NW/4 and the N/2 of the SW/4 of this Section) for what became most of the “Graystone”
subdivisions — PC recommended Approval in March, 1994 and City Council Approved
04/11/1994 (Ord. # 700).
BBOA-278 — Lindsay Perkins — Request for ‘“blanket Variance” to reduce front yard
sethacks to 25’ for, essentially, what became The Estates of Graystone abutting subject
property to the north — BOA Approved 06/06/1954 '

b{b Staff Report — PUD 82 “Somerset” & BZ-370 — JR Donelson for Kowen Properties, LLC
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BBOA-329 — Jon E. Brightmire — Request for Special Exception for a 100° tall monopole
communications tower on & 4.4-acre tract (now the LifeChurch) to the east of subject
property at 7071 E. 121 8t. S. ~ BOA Approved 05/05/1997.

BBOA-358 — Joe Gill for Bixby Public Schools — Request for Special Exception to allow a
Use Unit 5 elementary school (Bixby North Elementary) on a 23-acre tract to the east of
subject property — BOA Approved 05/01/2000.

BBOA-402 - Tulsa Engineering & Planning, Inc. for Fox Hollow, LLC — Request for
Variance to reduce front yard setbacks to 25’ for certain lots located in the RS-2-zoned
portion of Fox Hollow to the east of subject property - BOA Approved 05/05/2003.

PUD 53 — WoodMere — Marc & Donna Bullock — Request to rezone from AG to CS and
RS-2 and to approve PUD 53 for a commercial/office and single-family residential
development for 20 acres to the south of subject property across 121% St. S. (later platted as
WoodMere) — PC recommended Conditional Approval 01/16/2007 and the ity Council
Conditionally Approved 02/12/2007 (Ord. # 961) ‘ e

BBOA-466 — Travis Reynolds for LifeChurch — Request for Special Exceptien for a Use
Unit 5 church on a 4.4-acre tract (now the LifeChurch) to the east of subject property at
7071 E. 121% St. S. — BOA Conditionally Approved 12/03/2007.

PUD 52 — Cypress Springs — Haynes Reynelds — Request to rezone from AG to RS-2 and to
approve PUD 52 for a single-family residential development on an 8-acre fract abutting
subject property to the south at 11909 and/or 11919 S. Sheridan Rd. ~ PC tecommended
Approval 01/16/2007 and the City Council took no action for the ordinance Second Reading
on 02/12/2007, per the approved Minutes of that meeting. However, it appears that
Ordinance # 960 was inadvertently signed and recorded with the Tulsa County Clerk. This
was reported to the City Council 02/22/2010 as requested by the PC 02/16/201¢. No action
since taken.

PUD 53 “WoodMere” Major Amendment # 1 (PUD 53-A) & BZ-353 — Sack & Associates,
Inc. for New Woodmere Properties, LLC — Request for PUD Major Amendment for Lots I,
2, & 3, Block 1, and Lot 1, Block 2, and rezoning from RS-2 to OL of Lot 1, Block 2, all in
WoodMere to the southwest of subject property — PC Recommended Approval 04/18/2011
and City Council Approved 05/09/2011 (Ord. # 2056). -

BACKGROUND INFORMATION:

Abutting the subject property to the west and south is an unplatted 8-acre deveiopment tract
zoned AG. It was the subject of PUD 52 “Cypress Springs” in 2007, proposing 17 to 18 estate-
sized lots. The Planning Commission recommended Approval of PUD 52 on 01/i6/2006 and
City Council took no action for the ordinance Second Reading on 02/12/2007, per the approved
Minutes of that meeting. The developer’s agent has also stated they recalled that the City
Council did not approve the PUD and rezoning, However, it appears that Ordinance # 960 was
inadvertently signed and recorded with the Tulsa County Clerk, causing the official Zoning
Map to reflect RS-2 zoning and PUD 52. This was reported to the City Council on 02/22/2010,
but the City Council did not direct, nor has the owner consented to having the Zoning Map
corrected.  Insufficient access was reportedly an objection raised to the approval of this
development, perhaps causing, in part, the failure of the PUD’s approval. See the Access and

Internal Circulation section of this report for analysis on how this property and the subject
property are related.
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RS-3 zoning is requested on the BZ-370 application form, and the Public Notice for these

applications advertised RS-3 zoning. RS-3 zoning was initially discussed, prior to application -

submission, and Staff had advised to request RS-2 instead, due to it being more consistent with
surrounding Zoning patterns and as it would allow the development density proposed. The

PUD provides that RS-2 zoning is being requested. On February 13, 2014, the Applicant

advised Staff by phone that RS-2 was intended. Zoning Code Section 11-5-1.C.2.a provides

that the City of Bixby may consider and act upon less-intense residential zoning districts, and in- -

this case, may consider RS-2 when RS-3 has been requested. Thus, adequate Public Notice has
been achieved for RS-2 zoning.

ANALYSIS:

Subject Property Conditions. The subject property of approximately 18 acres is zoned AG dfid -
is vural residential and/or agricultural in use. Tt has approximately 427.15° of frontage-on-

Sheridan Rd. and 333.27° of frontage on 121% St. S.

The subject property is presently composed of three (3) existing parcels:
(1} An approximately foﬁr:(4) acre tract composing the westernmost four (4) acres;
containing two (2) existing dwellings possibly addressed 11803 and 11809 S+

Sheridan Rd., Assessor’s Parcel Account # 98335833545900,

-

(2) An approx1mately four -(4) acre agricultural and wooded tract between the-

westernmost 4-acre tract and the easterly 10-acre tract, Assessor’s Parcel Account #

08335833546300, _ -

(3) An approximately 10-acre tract composing the easternmost 10 acres, containing an

existing dwelling at its northern end, a pond at its southwest corner, and otherwige -

agricultural and wooded, addressed 6905 E. 121%™ St. S., Assessor’s Parcel Arcount
# 98335833547500

ey

[

The northernmost areas of the subject property slope moderately downward in a southward -

direction. The southerly portion of the 10-acre tract slopes slightly to the south, The

development is proposed to drain to the Tulsa County “wetland mitigation” area located-a -
ceuple blocks to the southeast across 121% St. 8. As noted by the City Engineer, Tulsa County *

approval must be secured.

"The subject property is presently served by the critical utilities (water, sewer, electric, et¢.).

Comprehensive Plan. The Comprehensive Plan designates the subject property as (1) Low:

Intensity and (2) Vacant, Agricultural, Rural Residences, and Open Land.

The “Matrix to Determine Bixby Zoning Relationship to the Bixby Comprehensive Plan”
(“Matrix™) on page 27 of the Comprehensive Plan provides that RS-2 zoning is In Accordance
with the Low Intensity designation of the Comprehensive Plan Land Use Map.

The Matrix does not indicate whether or not the RS-2 zoning district would be in accordance
with the Vacant, Agricultural, Rural Residences, and Open Land Land Use designation of the
Plan Map. However, this Vacant, Agricultural, Rural Residences, and Open Land designation
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cannot be interpreted as permanently-planned land uses, and so the specific land use

designation test as indicated on Page 7, item numbered 1 and page 30, item numbered 5 of the
Comprehensive Plan, would not apply here.

Per the Matrix, PUDs (as a zoning district) are In dccordance with the Corridor and Medium
Intensity designations of the Comprehensive Plan Land Use Map, and thus PUD 82 is In
Accordance with the Comprehensive Plan as a zoning district.

General. The PUD proposes a single- famﬂy residential subdivision development with a
maximum of 60 lots. The submitted site plan exhibits a suburban-style subdivision design, with
55 single-family residential lots. Minimum lot widths would be 65°. On the easterly 10-acre
section of the PUD, the site plan indicates typically 65°-wide lots, with 141° .of depth (9,165
square fect; 0.21 acres). On the westerly apprommately e1ght (8) acres, 12 relatively large lots

are arranged around two (2) cul-de-sac strects, 67 and 68" E. Aves.. and 11 non-cul-de-sac

lots front on the south side of 119™ St. S. The latter are typically 70° X 125’ (8,750 square feet;
0.20 acres). At the northern end of the existing 10-acre tract portion of the subject property,
proposed Lot 17, Block 2 would contain the existing house, which will remain. The houses at
the west end of the westernmost 4-acre tract will be removed by this development.

Because the review methodology is similar, and both applications are essentially rezoning-
related and propose to prepare the subject property for the same single-family residential
subdivision development, this review will, except as noted, include both applications

simultaneously, and not attempt to differentiate between the analyses pertaining to each of the
different applications.

In the interest of efficiency and avoiding redundancy, rega:rding PUD particulars for needed

corrections and site development considerations, please rev1ew the recommended Conditions of
Approval as listed at the end of t}ns report.

The Fire Marshal’s, City Engineer’s, and City Attorney’s review correspondence are attached to
this Staff Report (if received). Their comments aré incorporated herein by reference and should
be made conditions of approval where not satisfied at the time of approval.

The Technical Advisory Committee (TAC) discussed PUD 82 at its reguiar meeting held
February 05, 2014. Minutes of that meeting are attached to this report.

Access and Internal Circulation. Plans for access and internal circulation are described in the
“Access and Circulation” section of the PUD Text as follows:

The streets in this PUD w1ll be public and constructed to City of
Bixby standards, with sufficient right-of-way provided to allow
construction and maintenance of the roadway. Access and circulation
areas are shown on the Exhibit A Site Plan. The streets in Somerset
will be a minimum of 26'-0" wide face of curb to face of curb. The
right-of-way will be a minimum of 50'-0" in width. The access to the
site will be 121st Street South and South Sheridan. Sidewalks will be
constructed along E. 121st Street and the public streets within
Somerset. Communication with Bixby Public S8Schools will be made to
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discuss the construction along E. 121st Street south of the Bixby 5™
and 6™ Grade facility. A modification/waiver will be requested to
permit no sidewalk construction along So. Sheridan Road.”

Plans for access can be further inferred from the site plans.

Abutting the subject property to the west and south is an unplatted 8-acre development tract, the
subject of PUD 52 “Cypress Springs” in 2007. It was not approved at that time, and
insufficient access was reportedly an objection raised to the approval of this development,
perhaps causing, in part, the failure of the PUD’s approval. See Background Information
section of this report for further details. The Bixby Subdivision Regulations require providing a
ghub-out street to all adjoining unplatted tracts. This plan does not provide such access to the
sbutting tract, which has a demonstrated access issue preventing its development. The ity of

. Pixby has the responsibility to ensure that development properties are not hampered by lack of

planning and access provision when abutting properties are developed. Avoiding the stub-out -
requirement would require a Waiver of the Subdivision Regulations. In this case, thsre is a
Aemonstrated need for a second means of ingress/egress, and therefore, the City Staff will not
e able to support the Waiver. However, Staff has expressed the ability to support + partial
Waiver, as follows; Based on the Fire Marshal’s statement of need that emergency-access
drives have at least 20° in width, this development could provide an easement, split-dovn-the-
middle 10’ on either side of a common lot line, for a possible future emergency accesa drive,

- which would be defeasible if not ultimately needed and which, if needed, would be buiit in the

future at the other developer’s expense. Alternatively, if the owner of the development property

wxpressed that a secondary means of access through the subject property would not be sreeded,
wtaff will have no objection to a full Waiver.

in pre-application meetings with the Applicant, the Applicant expressed desire, in lieu of
Zidewalk construction along Sheridan Rd., to extend the sidewalk offsité through the Eixby 50
& 6™ Grade Center parcel to conneet to the west line of LifeChurch.tv. This will zequire a
Waiver of the Subdivision Regulations when the Preliminary Plat application is¥iled. The PUD
“Text acknowledges this. Staff noted that the distances may not equal out, but adding the ramp
reatments on both sides of the School’s drive may bring parity to the cost versus the Sheridan
Rd. location.

The exhibits indicate a proposed 50° dedication for Sheridan Rd. and 60° for 121% St. S.
{Primary Arterial) as required.

Lurrounding Zoning and Land Use. Surrounding zoning is a mixture of AG, RS-2, RS-3, and
CS. Sece the case map for illustration of existing zoning patterns, which are described in the
following paragraphs.

North of the subject property single family residential in The Estates of Graystone zoned RS-2.
The RS-2 district there is approximately 142 acres and contains all of the “Graystone”
subdivisions and the Fry Creek Ditch # 2 subdivision to the east of them.

To the west and south is vacant/wooded land to the 121* St. S. and Sheridan Rd. intersection,
all zoned AG.
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Across Sheridan Rd. to the west are vacant/wooded and unplatted residential estate acreages
zoned AG and RS-3 in the City of Tulsa. To the southwest are residential and commercial lots,

homes, and businesses zoned RS-3 and CS with PUD 759 in Crestwood Village, all in the City
of Tulsa, '

Across 121% St. S. to the south are vacant commercial lots and a 2-story office building at 6810
E. 121% St. S. zoned CS, and vacant residential lots and new houses zoned RS-2, all in
WoodMere in PUD 53. At the northwest corner of WoodMere are four (4) lots zoned CS and
OL with PUD 53-A. To the southeast is a vacant/wooded 1-acre tract, the Three Oaks Smoke
Shop located on a 2-acre tract at 7060 E. 121% St. S., the “wetland mitigation” land owned by
Tulsa County, and the “hardwood mitigation” land owned by the City of Bixby, all zoned AG.

To the east are the Bixby North 5™ and 6™ Grade Center on a 10-acre campus, the Bixby North
Elementary school on a 23-acre campus ' 4 4-acr ili tween the

former two, all zoned AG.

RS-2 zoning would be consistent with surrounding RS-2 zoning patterns: “Graystone™
subdivisions to the north, WoodMere to the south, and as contemplated by PUD 52 “Cypress

Springs.” RS-2 would also allow for the density proposed by this development, at least 70 lots,
far more than the 60 proposed and 55 indicated on the site plans.

Certain flexibility is requested by this PUD from RS-2 bulk and area standards, including 65°
minimym lot widths (vs. 75°), 8,500 square feet minimum lot areas (vs. 9,000 s.f), and
reductions in certain setbacks. As suggested by Staff, in exchange for bulk and area reductions,
the PUD proposes certain quality-enhancing standards. Firstly, the PUD proposes a 75%
‘minimum masonry requirement for houses, excluding doors and windows. Secondly, the site
plan represents existing mature trees, and the PUD Text also provides, “There are
presently many .mature trees on the site. Many of the existing
trees will remain in the development.” The latter matter does not provide a

measurable standard, but expresses intent to enhance the development quality by mature tree
preservation. : :

For all the reasons outlined above, Staff believes that RS-2 zoning and PUD 82 are both
consistent with the surrounding zoning, land use, and development patterns and are appropriate
in recognition of the available infrastructure and other physical facts of the area.

Zoning Code Section 11-7I-8.C requires PUDs be found to comply with the following
prerequisites:

1. Whether the PUD is consistent with the comprehensive plan;

2. Whether the PUD harmonizes with the existing and expected development of
surrounding areas;

3. Whether the PUD is a unified treatment of the development possibilities of the
project site; and
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4, Whether the PUD is consistent with the stated purposes and standards of this
article.

Regarding the fourth item, the “standards™ refer to the requirements for PUDs generally and,
per Section 11-71-2, the “purposes” include: '

A. Permit innovative land development while maintaining appropriate limitation on
the character and intensity of use and assuring compatibility with adjoining and
proximate properties;

B. Permit flexibility within the development to best utilize the unique phys:cai
features of the particular site;

C. Provide and p_reserrve meaningful dpen spr—ice; and T

D. Achieve a continuity of function and design within the development.

Subject to certain design issues being resolved as recommended herein, Staff believes that the
prerequisites for PUD approval per Zoning Code Section 11-71-8.C are met in this application.

Staff Recommendation. For all the reasons outlined above, Staff believes that the surrounding
zoning and Iand uses and the physical facts of the area weigh in favor of the requested PUD and
rezoning applications generally. Therefore, Staff recommends Approval of both requests
subject to the following corrections, mochﬁcatlons and Conditions of Approval

1.
2.

The approval of RS-2 zoning is subject to the final approval of PUD 82 and vice-versa.
Subject to the satisfaction of all outstanding Fire Marshal, City Engineer arid City
Attorney recommendations. This item will be addressed by the section in the PUD Text
entitled “Standard Requirements.”

Subject to City Engineer and/or County Engineer curb cut approval for the proposed
street intersections with Sheridan Rd. and 121% St. S., and the Fire Marshal’s approval
of locations, spacing, widths, and curb return radii. This item will be addressed by the
section in the PUD Text entitled “Standard Requirements.” -

Staff cannot support a Waiver of the Subdivision Regulations requirement to provide a
stub-out street, or alternative method of secondary access, to the 8-acre development
property abutting to the south/west, which has a demonstrated lack of access potentially
preventing its development. Please provide a plan for access in the Text and Exhibits.
Development Standards/Permitted Uses section of PUD Text: Language is not clear.
Use Units allowed by Special Exception should not be allowed. However, if a UU 5
neighborhood pool/clubhouse/etc. is planned, it should be specified as such, -with
language that it is limited to one within the Development Area, its approval will attach
only to the lot or lots on which it is built, and it is subject to PC site plan approval.
Location should be specified on the conceptual site plan, if planned and if known.
Otherwise, please clarify “...to include all Use Units of the City of Bixby Zoning Code
permitted by right within the ‘RS-2’ zoning district.”
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6. Landscaped Area and Visual Screening: Not expected within a SF Residential PUD.
Mature tree preservation commentary would be appropriate here, but section may be
more appropriately retitled in consideration of content. Chapter 9 citation is incorrect.

7. Landscaped Area and Visual Screening: Consider discussing in the PUD Text what
kind of fences or walls will be proposed along arterial street frontages, if to be within a
Reserve or Fence/Landscape Easement for common features, and other existing and
proposed fences as represented on the site plans.

8. Signs: Language more consistent with a commercial PUD. Signage may be expected
for the development entrances, however, and should be discussed here if known and if
dimensional qualities would exceed Zoning Code standards for same. Text should
describe if Reserve Area or easement would be employed for common features.
Signage locations should be identified on the site plan. Statement, “...signs will meet ot
exceed the Bixby Zoning Ordinance” is not appropriate. ‘ ' ,

9. “Access and Circulation” section of the PUD Text: Please note that Limits of No -

Access (LNA) will beimposed along the arterial street frontages of the subject property
and/or represent LNA on the site plans.

10. Table of Contents missing elements,

11. Table of Contents normally found after Title Page and pnor to 1St page of PUD Text.

12. Exhibits: Does not show stub-out street or otherwise emergency access provisions to
the unplatted 8-acre development property abutting to the south (contemplated by UD
52 “Cypress Springs™). See related analysis in this report.

13. Exhibit A: Zoning Code Section 11-71-8.B.1. g requires “g. Sufficient surrounding arca
to demonstrate the relationship of the PUD .to adjoining uses, both existing and
proposed.” Please represent driveway on tract abutting to the west and the two (2) on
the School parcel to the east at their- connection points to 121% St. S. for access review
purposes, and to clearly demonstrate the extent of the proposed offsite sidewalk. Otfs1te
sidewalk is not clearly represented or dimensioned.

14. Exhibit A: House needs to show setbacks to nearest existing and proposed lot lines.

15. Missing elements: Soil analysis per Zoning Code Section 11-71-8.B.2. This is a
minimum requirement for PUDs per the Zoning Code,

16. For the recommended Conditions of Approval necessarily requiring changes to the Text
or Exhibits, recognizing the difficulty of attaching Conditions of Approval to PUD
ordinances due to the legal requirements for posting, reading, and administering
ordinance adoption, please incorporate the changes into appropriate sections of the
PUD, or with reasonable amendments as needed. Please incorporate also the other
conditions listed here which cannot be fully completed by the time of City Council
ordinance approval, due to being requirements for ongoing or future actions, etc. Per
the City Attorney, if conditions are not incorporated into the PUD Text and Exhibits
prior to City Council consideration of an approval ordinance, the ordinance adoption
item will be Continued to the next City Council meeting agenda.

17. A corrected PUD Text and Exhibits package shall be submitted incorporating all of the

corrections, modifications, and conditions of approval of this PUD: two (2) hard copies
and one (1) electronic copy (PDF preferred).

Staff Report — PUD 82 “Somerset” & BZ-370 -- JR Donelson for Kowen Properties, LLC
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City of Bixby
Engineering Department

Memo

To:

Erik Enyart, City Planner

From: Jared Cottle, PE

CC:

Bea Aamodt, PE
File

Date: 01/16/14

Re:

Somerset PUD
PUD82 -

General Comments:

1.

The PUD should provide minimum building standards (square footage, exterior finish, etc.) for

Council review and comment. They will likely wish to discuss location, context, and lot size relative
fo the surrounding development areas.

The water main should Be located along the west side of 68" E. Ave. and south side of 119" Street,

The close proximity of the sanitary sewer and water lines around the cul-de-sac perimeters may be
eliminated by moving the sanitary sewer afignment modifications in Block 2 as follows:

e North side of Lots 27 & 28
o Waestside of Lots 22, 23, & 24
o Eastside of Lots 19, 20, and 21

The existing house in Lot 18 may be subject to aﬁy applicable provisions in the Code requiring
connection to available sanitary sewer mains. The water meter would need to remain accessible.

Discharge of storm watér to the County storm water management facilities without detention will
need to be approved, in writing, by Tulsa County.

Based on previous altempts to provide separate emergency access points for the adjacent,

Reynolds property {previously “Cypress Springs”), a stub street should be provided to the Reynolds
property for emergency access and traffic circulation.

A 17.5 perimeter U/E should be provided.
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CITY OF BIXBY  FIRE MARSHAL

Memo

To: Erik Enyart, AICP, City Planner
From: Joey Wiedel

Date: 01-22-2014

Re: PUD 82 “Somerset”

PUD 82 is approved by this office with the following caveats:

« Fire l_'i}drants shall be spaced no further than 600 ft.

Joey Wiedel




MINUTES
TECHNICAL ADVISORY COMMITTEE
DAWES BUILDING CITY OFFICES
113 W.DAWES AVE,
BIXBY, OK 74008
February 05, 2014 — 10:00 AM

MEMBERS PRESENT
Jim Peterson, BTC Broadband
Scott Gideon, ONG

STAFF PRESENT '
Erik Enyart, AICP, City Planner, City of Bixby
Joey Wiedel, Fire Marshal, City of Bixby

OTHERS PRESENT _

I. Pat Murphy, Tulsa Engineering & Planning Associates, Inc.
Tim Terral, Tulsa Engineering & Planning Associates, Inc.
Ricky Jones, AICP, Tanner Consulting, LLC

Malek Elkhoury, PE, Khoury Engineering, Inc.

JR Donelson, JR Donelson, Inc.

Tom Wenrick, Wenrick Development Co.

Curt Roberts, McGraw Realtors

1. Erik Enyart called the meeting to-order at 9:58 AM..

- Prior to the meeting, due to the minor nature of the item and the qﬁiclmesé with which it could be
dispatched, those in attendance expressed favor for taking the agenda items out of order and
considering Agenda Item # 5 at this time. This idea was agreed to by acclamation.

5. PUD 76 — Scenic Village Park — Minor Amendment # 1. Discussion and review of Minor
Amendment # 1 to PUD 76 for approximately 11.636 acres located in the E/2 of Section 02,
TI7N, R13E, which amendment proposes making certain changes to development standards
pertaining to signage. _ _

Property Located: Lot 2, Block 1, Scenic Village Park; 7300 E. 121 PL. S.

Erik Enyart introduced the item and summarized the project. Mr. Enyart noted that the TAC had
scen this PUD 76 in various forms several times before, and that this was a Minor Amendment
pursuant to the Detailed Site Plan which the Planning Commission reviewed in J anuary. Mr. Enyart
stated that, during the review, a signage issue was identified, and that this would provide flexibility
for the signage. Mr. Enyart stated that the plan was to have three (3) signs, two (2) of which would
be directional signs, but larger than the Zoning Code allowed. Mr. Enyart stated that he believed
one (1) of the directional signs was not actually proposed at this time, but would be installed when
the facility was expanded, and asked Ricky Jones for confirmation. g7
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Ricky Jones stated that the PUD was written by Roy Johnsen, and that it did not provide for signage
at that fime, and so this would address the signs proposed for the site. Mr. Jones stated that most
directional signs only have an arrow pointing in a certain direction, but the signs proposed by his
client would have additional information, such as a logo and other details. Mr. Jones stated that the
PUD allowed for one (1) sign of a certain size, but this proposal would allow for three (3) smaller
signs, which together would not exceed the maximum display surface area proposed.

Erik Enyart asked if there were any questions or comments. There were none.

Erik Enyart stated that the meeting would proceed to the next item on the agenda and thanked Ricky
Jones for his attendance.

Ricky Jones left at this time.

2. PUD 82 — “Somerset” — JR Donelson for Kowen Properties, LLC. Discussion and review
~ of a rezoning request for approval of a Planned Unit Development (PUD) for “Somerset” for
approximately 18 acrés in part of the SW/4 of the SW/4 of Section 35, T18N, R13E.
- Property Located: 6905 E. 121% St. S. & 11803 and 11809 S. Sheridan Rd.

. Erik Enyart introduced th'é item and summarized the project and its location. Mr. Enyart zoted that
this was a PUD for a residential subdivision development, and that there was also an appiication to -
change the underlying zoning to RS-3.

Malek Elkhoury and Curtis Roberts in at this time around 10:01 AM.

Erik Enyart asked if the Applicant would like to summariZe the project further. JR Doneleon stated
that ‘there was an existing house on the north end of the 10-acre piece that would stay. Mr.
Donelson stated that the existing house had [City] water and a septic [system], and clarified with

= - Tom Wenrick that the existing house had access to both [C1ty] water and natural gas from [The
Esfares of] Graystone to the north, -

Erik Enyart stated that J R’ Donelson was kind enough to provide an early, draft copy of the PUD ¥or
review, and that the City Staff had provided a courtesy review, which would, perhaps, help purchase
some time and make the‘development review process go faster. Mr. Enyart stated that he had not
reviewed the PUD in detail, but that his review would likely be the same as the courtesy review,
with perhaps a few more items identified to address [after a more thorough review].

JR Donelson asked Erik Enyart if he had not had an issue with the Haynes Reynolds 8-acre tract to
the south. Mr. Enyart confirmed and stated that, during the courtesy review, the largest design
comment was the fact that it provided no stub-out streets to the adjoining 8-acre development
property, which was last proposed for development as a PUD around 2007 and known as “Cypress
Springs.” Mr. Enyart stated that, at that time, it was not allowed to develop [in part] because it only
proposed one (1) way in and ouf, on Sheridan Rd. Mr. Enyart stated that the Subdivision
Regulations require providing a stub-out street to all adjoining unplatted tracts. Mr. Enyart stated
that avoiding this requirement would require a Waiver of the Subdivision Regulations. Mr. Enyart
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stated that, in this case, there was a demonstrated need for a second means of ingress/egress, and
that, therefore, the City Staff would not be able to support the Waiver.

Tom Wenrick provided arguments against providing a stub-out street, which could be summarized
as follows: Providing a stub-out street would cause him to lose a lot; the property was too
expensive to acquire to lose a lot; his streets were intentionally public to allow for traffic to go
between 121% St. S. and Sheridan Rd. and avoid backups at the main intersection; the City of Bixby
would not allow him to access the City of Tulsa sewer along 121% St. S. which the school and
pethaps other developments were allowed to utilize; [rather than a sidewalk along Sheridan Rd.,] he
would provide an off-site sidewalk through the school property all the way to LifeChurch, to allow
children to walk to school; the adjoining property owner should purchase one of the three (3) tracts
along 121" St. S. to gain their own secondary access; and, as for the tract at the corner with the pond
on it, someone would someday figure out a way to relieve it. Mr. Wenrick also noted that he was
‘planning for this to be a high-end subdivision, with three-car garages and deep lots for large yards
to play in, but affordable, with prices in the $300,000s but peaking just above $400,000, to allow,
rather than older retirees, familics with children to be able to buy the homes and allow the children
to walk to school, such as they used to be able to do when he was growing up. -

JR Donelson stated that a stub-out street to the 8-acre tract would not ultimately work out for that
tract [due to incompatible design)].

Erik Enyart stated'that the City of B.ixby prided itself in being extrel_nely flexible for developmeﬁt,
while honoring its core responsibilities to the Public and all citizens of the City of Bixby. Mr.
Enyart suggested there may be a more flexible means of achieving the same end. Mr. Enyart asked

Joey Wiedel how wide an exclusive, emergency-access-only drive would need to be, and M.
Wiedel reported 20°. Discussion ensued. o

Erik Enyart reiterated that the requirement to provide a stub-out street to adjoining unplatted
_properties was to ensure that those properties would have adequate access to develop in turn, and
also so that property owners not be obligated to buy other properties to get adequate access. Mr.
Enyart stated that, in cases where it did not make sense to provide a stub-out street, the City would
Waive that requirement, and that it would do so for the other tracts this property abuts for this
reason.. Mr. Enyart-stated that, in this case, in addition to this being a requirement, as of the last the
- City heard about it, the adjoining 8-acre development tract had a demonstrated need for a second
means of ingress/cgress. Mr. Enyart suggested there may be a more flexible mieans of achieving the
same end. Mr. Enyart asked if the Applicant had considered, based on the Fire Marshal’s statement
of need for a 20’-wide emergency-access drive, providing an easement, split-down-the-middle 10’
on either side, for a possible future emergency access drive, which would be defeasible if not
ultimately needed and which, if needed, would be built in the future at the other developer’s
expense. JR Donelson indicated favor for this concept. Tom Wenrick indicated this was an

intriguing concept and stated that this was the first he had heard of it and would have to-think about
it. ' '

Joey Wiedel stated that, at the last meeting, JR Donelson indicated he may get-a statement from
[Haynes Reynolds] that he did not need the stub-out strect, and asked Mr. Donelson if he had
sccured this. Mr. Donelson reported that he had not yet. Erik Enyart clarified that this was another
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way the City was willing to be accommodating and flexible, in that, if the property owner in
question stated that they did not need the stub-out street, the City would have no objection to
Waiving the requirement. :

After a time, Erik Enyart asked if there werc any further questions or comments from anyone, or if
this matter should be discussed further. Tom Wenrick indicated he was not finished with the access
matter. Mr. Wenrick discussed his concerns further and stated that he was in agreement with all of
the Staff recommendations with the exception of this one access matter.

Erik Enyatt asked if there were any questions or comments from the utility companies. Jim
Peterson and Scott Gideon indicated they had none.

Erik Enyart asked if there were any questions or comments from the Fire Marshal. Joey Wiedel had
no further questions or comments at this time.

Erik Enyart asked if there were any further questions or comments. There were none.

Erik Enyart stated that the meeting would proceed to the next item on the agenda and thanked Tom
Wenrick and JR Donelson for their attendance.

Tom Wenrick and JR Donelson left at this time.

3. PUD 83 - [“River Trail I1”] — Khoury Engineering, In¢. Discussion and review of a
rezoning request for approval of a Planned Unit Development (PUD) for “River Trails of
Bixby” for approximately 5 acres in part of the E/2 of Section 02, T17N, R13E.

Property Located: Southwest corner of the intersection of 126 St. S, and Memorial Dr.

Erik Enyart introduced the item and summarized the location and the project. Mr. Enyart clarified
with Malek Elkhoury that the name of the project on the TAC Agenda, which came from the name
on the PUD submitted, had since changed to “River Trail IL”

Erik Enyart greeted Curtis Roberts, who identified himself as the purchaser and developer of the
property. Mr. Enyart stated that he had begun the review of this application, and that there were a
few minor edits fo be made, such as removing descriptions of “back,” “side,” etc. from setbacks.
M. Enyart stated that the most significant review comment he had was a design issue pertaining to
trails and sidewalks. Mr. Enyart provided to Malek Elkhoury, Curtis Roberts, and Joey Wiedel 117
X 17” copies of an aerial and parcel map highlighting the property in question. Mr. Enyart stated
that the Bixby Comprehensive Plan identified a future trail along this north side of Fry Creek # 1,
just outside the south boundary of the property. Mr, Enyart stated that it would pass along the south
side of Encore on Memorial. Mr. Enyart stated that the City does not require developers install
trails, but that the site plans would need to indicate how these could be designed in relation to this
development. Mr. Enyart stated that the commercial developer across Fry Creek # 1 to the south,
Crosscreek, had put in a trail along their Fry Creek right-of-way frontage, without the City requiring
it, which was nice. Mr, Enyart stated that the City did have a sidewalk construction requirement.
Mr. Enyart identified the existing Memorial Dr. pedestrian bridge and sidewalk over Fry Creek # 1,
on this westerly side of the roadway. Mr. Enyart stated that, technically, the lots would need to
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build out their frontages of the sidewalk, across the wide and deep drainageway, along this
Memorial Dr. proper. Mr. Enyart stated that the aerial and parcel map indicated that the City’s Fry
Creck maintenance access drive appeared to pass through easterly parts of the subject property.
Curtis Roberts indicated agreement, and Malek Elkhoury confirmed, stating that he had investigated
this when Encore on Memorial was developed and found this to be the case. Mr. Enyart stated that
he had visited with City Engineer Jared Cottle about this, and Mr. Cottle noted that, when the new
access drive is developed within this property, the old access drive would no longer be needed. Mr.
Enyart stated that Mr. Cottle suggested that, when it was no longer needed, the existing old access
drive bridge could be repurposed as a pedestrian / trail bridge. Mr. Enyart stated that the City was
extending the existing Fry Creek trail along Crosscreek all the way up to an area just north of 121°
St. 8. in Twin Creeks, and to the west and south to 131% St. S. Mr. Enyart stated that it would
actually cross to the north side of Fry Creek # 1 using the existing pedestrian bridge on Memorial
Dr., and then would circle around and go under Memorial Dr. and proceed east. Mr. Enyart stated
that, when this was done, the City would have continuous trails connecting, essentially, downtown
Bixby at 151% St. §., through Bentley Park, along the Arkansas River, over the old bridge, through
Washington Irving Park, up Fry Creek, along through this area up to an area just north of 121% St S.
in Twin Creeks. Mr. Enyart reiterated that, per the Comprehensive Plan, there was this planned trail
along the north side of Fry Creck # 1. Mr. Enyart stated that, in time, there would be a trail all
along this side of the Fry Creek system. Mr. Enyart stated that it could not go straight under
Memorial Dr. because of the wide and deep drainageway along this westerly side of Memorial Dr.,
and a pedestrian bridge across the drainageway was [improbable]. Mr. Enyart stated that it would
need to pass along the south and east sides of the subject property, across the [repurposed

pedestrian] bridge, down along Memorial Dr. until it meets with the other trail and circles around
the underside of Memorial Dr.

Malek Elkhoury and Erik Enyart discussed the elevations in the area. Mr. Enyart stated that it
appeared to him, based on the contour data represented on the site plan, that the future trail would
need to come onto the subject property to a certain extent, as the ditch otherwise fell off with a
fairly steep slope. Mr. Elkhoury indicated agreement, and asked how wide the trail would need to
be. Mr. Enyart stated that the City Engineer said it should be a 10’-wide multipurpose trail. Mr.
Enyart stated that the City would not require the developer put in the trail, and that it would be
flexible and ask the developer to propose a design that would be beneficial for all involved,
[considering all these factors]. Mr. Enyart stated that a design could propose, in part, granting the
City a trail easement, and/or [trail] paving in equal amount to what would be required if the
sidewalk were built along Memorial Dr. frontages. M. Elkhoury asked how much of an easement
would be needed, and Mr. Enyart stated that he did not know. Mr. Elkhoury suggested a 5’
easement, and noted that the area couldn’t be built upon anyway since it would be within the 17.5°
Utility Easement. Curtis Roberts indicated agreement with a 5’ trail easement. Mr. Elkhoury
expressed concern that it would cut into the required landscape buffer. Mr. Enyart stated that he

had considered that already and put in the Staff Report that “we wouldn’t count that against the
landscape buffer.” '

Erik Enyart asked if the Fire Marshal had any questions or comments. J oey Wiedel stated that,
when Encore on Memorial was put in, the City allowed the existing access drive to be used as a
second means of ingress/egress, with a gate at its southeast corner. Mr. Wiedel stated that, now that
this was being developed, the gravel drive nceded to be paved all the way through. Erik Enyart
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clarified that Mr. Wiedel was referring to the “U”-ghaped gravel area south of the new Mutual
Access Easement drive and connecting to the southeast comer of Encore on Memorial. Discussion
ensued. Mr. Enyart questioned Mr. Wiedel on the adequacy of the second driveway connection to
126" St. S. and noted that Encore on Memorial would ultimately have secondary access to 126" st.
S. when it was extended. Mr. Wiedel noted that Encore on Memorial was only going to have a
secondary access when and if the second phase was developed. Mr. Wiedel noted that, when
Encore on Memorial was developed, the City had an agreement that allowed this temporary
secondary access until this commercial development was put in, after which time the whole
secondary access was required to be paved. Mr. Enyart acknowledged and noted to Malek
Elkhoury and Curtis Roberts that paving this small “U”-shaped area would appear to be cheaper
than building a second long drive up to 126™ St. S. at this time. Mr, Elkhoury and Mr. Roberts
stated that they would just plan to use the existing secondary drive that is being used for Encore on
Memorial’s secondary access as their own secondary access until such time as the other lots are
developed. Mr. Roberts agreed to extend the paving down to the south line of his development, and
suggested that Encore on Memorial should be responsible for paving the balance of the connection
[because Encore on Memorial was the only one that would not have a secondary access withouf it].
Mr. Wiedel indicated agreement."

Erik Enyart asked if the utility companies had any questions or comments. Jim Peterson with BTC
Broadband and Scott Gideon with ONG both stated that they had lines along the south side of 126"
St. S., and asked how they would be extended into the development. It was noted that Encore on
Memorial had a 17.5’-wide Utility Easement along its east side, but also had a fence on the common
property line, Discussion ensued. Mr. Elkhoury provided a draft Preliminary Plat, showing four (4)
commercial lots, for the utility companies to review. The utility company representatives indicated
disfavor for locating first in conduit under the Mutual Access Easement drive pavement, and favor
for going within the greenspace between the drive and the west property line. Erik Enyart asked
how wide the greenspace was as represented on the site plans, and Malek Elkhoury estimated 10°.
After further discussion, Malek Elkhoury agreed to expand the greenspace area to 15’ in width,
noting that the MAE and U/Es would overlap. Mr. Elkhoury agreed to provide in the PUD and
Restrictive Covenants that each of the four (4) commercial lots would provide a Mutual Access
Easement through the front of their lots as each develops, with the locations to be determined.

Brik Enyart asked if the Fire Marshal had any further questions or comments. Malek Elkhoury
stated that he had the Fire Marshal’s memo on the number and 300’ spacing of fire hydrants, and
confirmed with Joey Wiedel that it would be acceptable for the fire hydrants to be installed as each

lot develops. Mr. Elkhoury stated that the City of Tulsa had [recently] allowed commercial spacing
more than 300°.

Erik Enyart asked if there were any further questions or comments. There were none.
Erik Enyart reiterated that he was working on the staff report and would try to get it to the Applicant

as soon as possible. Mr. Enyart noted that he would try to get the agenda packet published by
Friday of this week, but that he was experiencing a lot of interruptions.

! Joey Wiedel indicated agreement with the suggestion to ask Encore on Memorial to pave the balance of the “U-
shaped drive, not necessarily the reliance on the existing Fry Creek # 1 maintenance access road as the required
secondary means of ingress/egress, and continued to recommend that full paving be done as a part of this project.
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Erik Enyart noted that, on the 117 X 17 printout maps he had provided, it was evident that the
parcel and aerial data did not align propetly. Mr. Enyart noted that he had observed some time ago
that they did not align, and expected the Tulsa County Assessor would find their mistake as these
other things were going in around it. Mr. Enyart stated that INCOG, while making the case map
and 300° radius mailing list, also observed the error and asked him about it. Mr. Enyart stated that
he provided INCOG the plat of Encore on Memorial, which included the legal description, and
explained the issue to them, and that INCOG was working with the County Assessor to fix the error.
Mr. Enyart noted that the County Assessor also had not represented the 126™ St. S, right-of-way,
even though that had been dedicated years ago, but expected it would be discovered sooner or later.

Erik Enyart stated that the meeting would proceed to the next item on the agenda and thanked
Malek Elkhoury and Curtis Roberts for their attendance.

Malek Elkhoury and Curtis Roberts left at this time.

4. Final Plat — The Trails at White Hawk — Tulsa Engineering & Planning, Inc. (PUD 62).
Discussion and review of a Final Plat and certain Modifications/Waivers for “The Trails at
White Hawk™ for 32.5440 acres in part of the W/2 SE/4 of Section 15, T17N, R13E.

Property located: Northwest corner of the intersection of 151™ St. S. and Kingston Ave.

Erik Enyart introduced the item and summarized the location and the project. Mr. Enyart noted that
this was the Final Plat for the first phase of the residential development, which would be the
southerly portion of the residential area, and would also include the new commercial lot on the west
side of the Hudson Ave. collector street which was created pursuant to a recent PUD Amendment.
Mr. Enyart noted that he could not see his copy of the plat well, and asked if there was some change
to the configuration at the Kingston Ave. area. Tim Terral provided Mr. Enyart with a full-size
copy of the plat. Mr. Enyart noted that the easterly end of the Reserve Area [containing the PSO
electrical transmission line easement] appeared to have been cut off, and noted that the emergency
access drive was to connect to Kingston Ave. through here. J. Pat Murphy stated that this area
would be dedicated by separate instrument. Mr. Enyart noted that this was a “messy” way of doing
this, as opposed to including it in the reserve. Mr. Enyart asked why it was cut off, and Mr. Murphy
stated that this area was to have the cul-de-sac, which was not being built at this time, and in order
to preserve flexibility in designing the connection when the commercial area is developed. Mr.
Enyart asked when he would expect to receive the separate instrument dedication, as it needed City
Council approval. Mr. Murphy and Mr. Tetral stated that this could be done quickly. Mr. Enyart
expressed his reservations about this arrangement and asked if the City Engineer had been asked for
input on this. Mr. Murphy indicated he had met with the City Engineer and there were no issues
there. Mr. Enyart stated that he would have to look at this matter more closely. Mr. Enyart asked if
there were any other changes between the Preliminary and Final Plats, and Mr. Murphy indicated
there were not. Mr. Murphy and/or Mr. Terral noted that the new commercial lot was added and
that, next to that, the new plan had Hudson Ave. “skinny down,” from 80’ to 60°, at the intersection
with 151% St. S., removing the median. Mr. Enyart clarified that there were two (2) changes since
the Preliminary Plat. Mr. Enyart stated that 60’ was the minimum width required for a residential
collector street, and confirmed with Mr. Terral and Mr, Murphy that Hudson Ave. would also serve
as one of the means of access for the commercial development, in addition to the potential curb-cut
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in the center of the commercial development area’s frontage. Mr. Enyart stated that the PUD may
need to be inspected to see if it would allow for this. Mr. Enyart asked if this curb-cut had been
sought from and approved by ODOT, and Mr. Terral reported that this had not yet occurred, but
would be done. Mr. Terral confirmed with Mr. Enyart that Kingston Ave. would not be used for
commercial traffic. Mr. Enyart asked if the City Engineer had been consulted on reducing the street
width at the intersection, and Mr. Murphy stated that the City Enginecr had agreed to it, and that it
was necessary because ODOT said to reduce the curb-cut to 60’ in width. Mr. Enyart expressed
concern for reducing the width, and it was noted that this was agreed to several months ago. Joey
Wiedel provided Mr. Enyart a printout of an email thread pertaining to this, and Mr. Enyart
acknowledged, recalled the exchange in September of 2013, and withdrew his objection.

Erik Enyart noted that the Minor Amendment {# 1] to the PUD stated that the Kingston Ave. cul-de-
sac turnaround would be required when Development Area B, or any part of it, was developed. Mr.
Enyarf noted that there was a commercial lot in this plat, and confirmed with J. Pat Murphy and
Tim Terral that they understood and agreed that, if that commercial lot is built upon, that would
trigger the cul-de-sac turnaround construction requirement.

Erik Enyart asked how the sewerage was ultimately routed. J. Pat Murphy stated that it would go
through White Hawk Golf Course, and that the existing sewer through that area was not consistent
with plans, with elevations too high to utilize, so a new sewerline was going to have to be laid
closer to the creek.

Erik Enyart asked if the utility companies had any further questions or comments. There were
none. .

Erik Enyart asked if the Fire Marshal had any further qﬁestions or comments. Joey Wiedel had
none.

Erik Enyart asked if there were any further questions or comments. There were none.
6. Old Business
7. New Business

8. Meeting was adjourned at 11:10 AM.
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City of Bixby
Application for PUD

Applicant: TR Dovlel sy
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Telephone: UL 2943030 Cell Phone: 42 LYo 204 | Emai % LML con
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Existing Zoning: _ A& Requested Zoning: f>- Existing Use: Pesi\pesrnal

- Proposed Use: __Besioe BITIA L Use Unit# __ G

LEGAL DESCRIPTION (if unplatted, attach a survey with legal description or copy of deed)
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............ £
l
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Planning Commission Date () {18 (2014 {___ City Council Date
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Somerset
Legal Description
Exhibit G

A tract of land located in the Southwest Quarter of the Southwest Quarter
(SW/4 SW/4) of Section 35, T-18-N, R-13-E, Tulsa County, Oklahoma
according to the U.S. Government Survey thereof, described as follows:
Beginning at a point 412.5 feet East of the Northwest Corner of the
Southwest Quarter of the Southwest Quarter (SW/4 SW/4) of said Section,
thence East 412.5 feet; thence South 425 feet; thence West 412.5 feet;

thence North 425 feet to the point of beginning and containing 4.02 acres
more or less.

And

A tract of land located in the Southwest Quarter of the Southwest Quarter
(SW/4 SW/4) of Section 35, T-18-N, R-13-E, Tulsa County, Oklahoma
according to the U.S. Govermment Survey thereof, described as follows:
Beginning at the Northwest corner of the Southwest Quarter of the
Southwest Quarter (SW/4 SW/4) of said Section, thence Fast 412.5 feet;
thence South 425 feet; thence West 412.5 feet; thence North 425 feet to
the point of beginning and containing 4.02 acres more or less.

And

A tract of land lccated in the Southwest Quarter of Section 35, T-18-N,
R-13-E, Tulsa County, Oklahoma according to the U.S. Government Survey
thereof, described as follows:

Beginning at a point 165 feet West of the Southwest Quarter of the
Southwest Quarter (SW/4 SW/4) of said Section, thence North 1320 feet;
thence West 330 feet; thence South 1320 feet:; thence East 333.27 feet to

the point of beginning less the South 50 feet thereof and containing
9.618 acres more or less.
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SOMERSET
Planned Unit Development No. 82

DEVELOPMENT CONCEPT

Site Description and Location. The project is planned as a
residential development of not to exceed 60 single family
lots. The Site included in this planned unit development (PUD) 1is
located in the SW/4 of Section 35, T-18-N, R-13-E, Tulsa County,
State of Oklahoma. The total gross property site is 18.04 acres.
The property is located at the northeast corner of 121st Street South
and South Sheridan Road. The areas adjacent to the Site include
the Bixby Public School to the east, the “The Estates of Graystone” to
the north and undeveloped property west of the site. See Exhibit "A",
which is a Concept Illustration of the Site, including a Location Map
insert.

Existing site zoning. The Site currently is zoned "AG".

Summary of the Development Area in the proposed PUD. The
development consists of one development area. The property is
to be re-zoned "RS-2" single family dwellings. The legal description is
provided as Exhibit B.

Compatibility of the proposed planned unit development with the
existing and planned uses surrounding the site further is achieved by
the development standards explained in the text that follows.

Features of the Site Area.

The property is located adjacent to the west boundary of the
Bixby Public School 5" and 6 Grade. The north boundary of the property
abuts “The Estates of Graystone, which is zoned “RS2”. The land to the
west of the site to the intersection of 121°% and South Sheridan, is
vacant and is zoned “AG”. The property presently has three single family
houses and outbuildings on the site. The single family residence
situated in east ten acres will remain. The other existing structures
will be removed. The site slopes from north to south. The eastern ten
acres has approximately seven acres that is relatively flat and open.
Storm water from this site presently sheet flows from north to south
toward the bar ditches along South Sheridan, E. 121°%% Street South and
the existing pond at the northeast corner of South Sheridan Road and E.
121°° Street South. The residential development on the west side of
South Sheridan is located in the City of Tulsa. The existing farm pond
situated in the east 10 acres will be removed.




SOMERSET
Planned Unit Development No. 82

DEVELOPMENT STANDARDS
GROSS LAND AREA:

Gross: 18.04 acres 785,822 sf
Maximum Intensity of Use: 60 Lots

PERMITTED USES:

Proposed Underlying Zoning District: "RS-2"

Detached single family residences and customary accessory uses.
Limitation on Uses: Allowed uses to include all Use Units of the
City of Bixby Zoning Code within the "RS-2" zoning district.

MAX BUILDING STORIES 2
LOT WIDTH (min.ft.) 65 feet
A flag lot can have a width of 35 feet at the building line.

LOT AREA (min.sqg.ft.) 8,500 s.f

LAND AREA PER D.U. 10,988 s.f.
(min.sqg.ft.)

LIVABILITY PER D.U. (min.sqg.ft.) 2,000 s.f.

MINIMUM BUILDING SETBACKS (YARD REQUIREMENTS) :

Front yard abutting
a public street 25 feet

Side yard abutting

a public street 15 feet
Rear Yards (min.ft.) 20 feet
Side yards (min.ft.) 5 feet one side

5 feet one side

MAXIMUM BUILDING HEIGHT 40 feet

Other Bulk and Area Requirements As provided within an RS-2
District

Off-Street parking Within each lot a minimum of 3
Spaces shall be provided.

MASONRY requirement (min.sqg.ft.) 75% elevation surfaces,
excluding elevation doors and
windows.



SOMERSET
Planned Unit Development No. 82

LANDSCAPED AREA AND VISUAL SCREENING:

(1) A preliminary Landscape and Screening Plan is depicted on
Exhibit "A". All landscaping and screening shall meet or exceed
the requirements of the Bixby Zoning PUD chapter. All
landscaping and screening shall be approved by the Bixby
Planning Commission. There are presently many mature trees on the
site. Many of the existing trees will remain in the development.

SIGNS:

(1) All signs shall comply with the setback, height, size and other
requirements of the Bixby Zoning Ordinance. The location of the

proposed development entrance signs will meet or exceed the Bixby
Zoning Ordinance.

(2) Flashing signs, changeable copy signs, running light or twinkle
signs, animated signs, revolving or rotating signs with movement
shall be prohibited, except as may be permitted by the Bixby
Planning Commission as part of the approved detail sign plan.

STANDARD REQUIREMENTS:

(1) The Standard Requirements of the City of Bixby Fire Marshall,
City Engineer, and City Attorney shall be met as a condition of
approval.



SOMERSET
Planned Unit Development No. 82

ACCESS AND CIRCULATION:

(1) The streets in this PUD will be public and constructed
to City of Bixby standards, with sufficient right-of-way
provided to allow construction and maintenance of the roadway.
Access and circulation areas are shown on the Exhibit A Site
Plan. The streets in Somerset will be a minimum of 26'-0"
wide face of curb to face of curb. The right-of-way will be a
minimum of 50'-0" in width. The access to the site will be
121st Street South and South Sheridan. Sidewalks will be
constructed along E. 121°° Street and the public streets within
Somerset. Communication with Bixby Public Schools will be made to
discuss the construction along E. 121°° Street south of the Bixby 5"
and 6™ Grade facility. A modification/waiver will be requested to
permit no sidewalk construction along So. Sheridan Road.

UTILITIES and DRAINAGE:

(1) Site utilities are either available at the development boundaries
or will be provided by customary extension adjacent to the Site.
Exhibit C shows the site utilities.

PLATTING REQUIREMENT:

(1) No building permit shall issue until the area comprising the planned
unit development has been included within a subdivision plat
submitted to and approved by the Bixby Planning Commission and the
Bixby City Council and duly filed of record. The required
subdivision plat shall include covenants of record implementing the
development standards of the approved planned unit development and
the City of Bixby shall be a beneficiary thereof.

SCHEDULE OF DEVELOPMENT:

(1) Development of the project is expected to commence within 6 months
and to be completed as market conditions permit.

The foregoing PUD Text shall control in the event of any conflict
between the terms of the PUD Text and the exhibits. Therefore, all
exhibits shall be deemed to be modified as necessary to comply with
the terms of the PUD text and with the requirements of the Bixby City
Council.
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Somerset
Legal Description
Exhibit G

A tract of land located in the Southwest Quarter of the Southwest Quarter
(SW/4 SW/4) of Section 35, T-18-N, R-13-E, Tulsa County, Oklahoma
according to the U.S. Government Survey thereof, described as follows:
Beginning at a point 412.5 feet East of the Northwest Corner of the
Southwest Quarter of the Southwest Quarter (SW/4 SW/4) of said Section,
thence East 412.5 feet; thence South 425 feet; thence West 412.5 feet;
thence North 425 feet to the point of beginning and containing 4.02 acres
more or less.

And

A tract of land located in the Southwest Quarter of the Southwest Quarter
(SW/4 SW/4) of Section 35, T-18-N, R-13-E, Tulsa County, Oklahoma
according to the U.S. Government Survey thereof, described as follows:
Beginning at the Northwest corner of the Southwest Quarter of the
Southwest Quarter (SW/4 SW/4) of said Section, thence East 412.5 feet;
thence South 425 feet; thence West 412.5 feet; thence North 425 feet to
the point of beginning and containing 4.02 acres more or less.

And

A tract of land located in the Southwest Quarter of Section 35, T-18-N,
R-13-E, Tulsa County, Oklahoma according to the U.S. Government Survey
thereof, described as follows:

Beginning at a point 165 feet West of the Southwest Quarter of the
Southwest Quarter (SW/4 SW/4) of said Section, thence North 1320 feet;
thence West 330 feet; thence South 1320 feet; thence East 333.27 feet to
the point of beginning less the South 50 feet thereof and containing
9.618 acres more or less.
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Somerset
Legal Description
Exhibit G

A tract of land located in the Southwest Quarter of the Southwest Quarter
(SW/4 SW/4) of Section 35, T-18-N, R-13-E, Tulsa County, Oklahoma
according teo the U.S5. Government Survey thereof, described as follows:
Beginning at a point 412.5 feet East of the Northwest Corner of the
Southwest Quarter of the Southwest Quarter {SW/4 SW/4) of said Section,
thence East 412.5 feet; thence South 425 feet:; thence West 412.5 feet:;

thence North 425 feet to the point of beginning and containing 4.02 acres
more or less.

And

A tract of land located in the Southwest Quarter of the Southwest Quatrter
(SW/4 SW/4) of Section 35, T-18-N, R-13-E, Tulsa County, Oklahoma -
according to the U.S. Government survey thereof, described as followss:
Beginning at the Northwest corner of the Southwest Quarter of the B
Bouthwest Quarter (8W/4 SW/4) of said Section, thence Bast 412.5 feet:
thence South 425 feet; thence West 412.5 Feet; thence North 425 feet to
the point of beginning and containing 4.02 acres more or less -

And

A tract of land located in the Southwest Quarter of Section 35, T--18-N,
R-13-E, Tulsa County, Oklahoma according to the U.S. Government Survey
thereof, described as follows: : R
Beginning at a point 165 feet West of the Southwest Quarter of the
Southwest Quarter ({SW/4 SW/4) of said Section, thence North 1320 feety
thence West 330 feet; thence South 1320 feet; thence East 333,27 feet to

the point of beginning less the South 50 feet thereof and containing
9.618 acres more or less.’
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CITY OF BIXBY
P.0. Box 70
116 W. Needles Ave.
Bixby, OK 74008
(918) 366-4430
(918) 366-6373 (fax)

To: Bix%iy:Planning Commission

From: ErlkEnyart AICP, City Planner ﬁ//
Dste: Tucsday, February 11, 2014

R Report and Recommendations for:

PUD 83 — “River Trail II” — Khoury Engineering, Inc., and
BZ-371 — Khoury Engineering, Inc.

L o

LUCATION: o — Part of the E/2 of Section 02, T17N, R13E .
B — Southwest corner of the intersection of 126™ St. S. and
. Memorial Dr.
SIZE: 5.02 acres, more or less
EXISTING ZONING: AG Agricultural District and CG General Commercial District
E¥ISTING USE: Vacant/Agricultural

REOUEST ED ZONING: CG General Commercial District & PUD 83

SUPPLEMENTAL ZONING: Corridor Appearance District

SURROUNDING ZONING AND LAND USE:
North: AG, CG, RS-3, OL, CS, & AG/CG/PUD 70; Development Area B of PUD 70
(right-of-way for 126" St. 8.), agricultural land, and the Easton Sod sales lot zoned
RS-3, OL, & CS.
South: AG & CS/PUD 37; Fry Creek Ditch # 1 right-of-way zoned AG and the Crosscreek

“office/warehouse” heavy commercial / trade center and retail strip center zoned CS
with PUD 37.

East: (Across Memorial Dr.) AG, CS, OL, RS-1, & PUD 31; The 126 Center shopping
center, the Mazzio’s Italian Eatery restaurant, agricultural land, vacant land in PUD

Staff Report — PUD 83 “River Trail II” & BZ-371 - Khoury Engineering, Inc.
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31, and residential zoned RS-1 further to the northeast in Gre-Mac Acres and behind
(east of) the 126 Center in Southern Memorial Acres No. 2; the Fry Creek Ditch # 1
right-of-way continues upstream to the southeast.

: RM-3/PUD 70, AG, & CG/PUD 76; The 14-acre Encore on Memorial multifamily
development, further west is approximately 8 acres of agricultural land zoned AG,

and further west and to the northwest is agricultural land within the 92-acre PUD 76,
proposed for development with multiple uses. )

<
(4]
4

COMPREHENSIVE PLAN: Corridor/Medium Intensity + Vacant, Agricultural, Rural
Residences, and Open Land '

_I;REVTOUS/RELATED CASES: :

BZ-54 — [Charles] Roger Knopp — Request for rezoning from AG to OM &G for a 3.56-
acre area at approximately the 12600-block of S. Memorial Dr., including part of the 126"

St. 8. right-of-way and part of the northeast corner of the subject property — PC

Recommended Approval of CG zoning 02/28/1977 and City Council Approved 03/01/1977

(Ord. # 328).

BBOA-367 — Holley Hair for Charles Roger Knopp — Request for Special Exgeption

- approval to allow a Use Unit 20 “golf teaching and practice facility” on the Jarge 140-acre

““acreage tracts’ previously owned by Knopp, which includes subject property — BOA
Conditionally Approved 04/02/2001 (ot since built). "‘ '

. BBOA-442 — Charles Roger Knopp — Request for Special Exception approval to stlow a -
Use Unit 20 golf driving range (evidently same as BBOA-367) on the iarge 140-acre
acreage tracts previously owned by Knopp, which includes subject property. Approval of
BBOA-367 expired after 3 years, per the Staff Report, and so required re-approval - - BOA _

" Approved 05/01/2006 (not since built).

~ BL-340 — JR Donelson for Charles Roger Knopp Revocable Trust — Request for Lot-Split
approval to separate a 41.3384-acre tract from the southern end of the jarge 140-acre
acreage tracts previously owned by Knopp, which includes subject property — It appears it
was Administratively Approved by the City Planner on 07/20/2006, but the Asgessor’s

- - parcel records do not reflect that the land was ever since divided as approved.

. PUD 70.& B7-347 / PUD 70 (Amended) & BZ-347 (Amended) — Encore on Memorial —
Khoury Engineering, Inc. — Request to rezone from AG to RM-3 and approve PUD 70 for a
--multifamily development on the large 140-acre acreage tracts previously ownied by ¥aopp, -
which includes subject property — PC Continued the application on 12/21/2009 at the

. Applicant’s request. PC action 01/19/2010: A Motion to Recommend Approval failed by a

- vote of two (2) in favor and two (2) opposed, and no foltowup Motion was made nor ~
followup vote held. The City Council Continued the application on 02/08/2010 to the
02/22/2010 regular meeting “for more research and information,” based on indications by
the developer about the possibility of finding another site for the development. Before the
02/22/2010 City Council Meeting, the Applicant temporarily withdrew the applications, and

the item was removed from the meeting agenda, with the understanding that the applications
were going to be amended and resubmitted.

The Amended applications, including the new development site, were submitted
03/11/2010. PC action 04/19/2010 on the Amended Applications: Recommended
Conditional Approval by unanimous vote, City Council action 05/10/2010 on the Amended

Staff Report — PUD 83 “River Trail II” & BZ-371 — Khoury Engineering, Inc. 9 (
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Applications: Entertained the ordinance Second Reading and approved the PUD and
rezoning, with the direction to bring an ordinance back to the Council with an Emergency
Clause attachment, in order to incorporate the recommended Conditions of Approval. City
Council approved both amended applications with the Conditions of Approval written info
the approving Ordinance # 2036 on 05/24/2010.

Final Plat of Encore on Memorial (PUD 70) — Request for Final Plat approval for 14 acres
abutting subject property to the west (caused separation of that 14 acres from subject
property parent tract) — PC recommended Conditional Approval 08/16/2010 and City
Council Conditionally Approved 08/23/2010 (Plat # 6380 recorded 04/12/2011).

RELEVANT AREA CASE HISTORY: (not necessarily a complete list)

3L

BZ-135 — Eddie Mclearan — Request for rezoning from AG to CS for an approximately 19-
acre tract to the north of the subject property at 12300 S. Memorial Dr. (now the Eastor Sod
business) — Withdrawn by Applicant 03/21/1983.

BZ-139 — Eddie McLearan — Request for rezoning from AG to RM-2, OL, & CS for an
approximately 19-acre tract to the north of the subject property at 12300 S. Memorial Dr.
inow the Easton Sod business) — Planning Commission recommended Modified Approval
of RS-3, OL, & CS Zoning on 04/25/1983 and Clty Council Approved RS-3, OL, & CS.
Zoning on 05/02/1983 (Ord. # 482).

BZ-200 — Charles Roger Knopp — Request for rezoning from AG to CG for an
Fpproximately 2.27-acre area to the north of subject property at approximately 12340 S.
ilemorial Dr. — PC Recommended Approval 07/20/1992 and City Councit Appmved

0712771992 (Ord. # 671): -

BZ-214 — City of Bixby — Request for FD Floodway Supplemental Dlstrlct for all of the
ythen proposed) Fry Creck Diteh drainage system right-of-way, including a section abutting

the subject property to the south —~PC Tabled Indefinitely 11/20/1995. _
PUD 76 “Scenic Village Park” & BZ-364 — Tanner Consulting, LLC — Request for rezoning
from AG to CG and PUD approval for 92 acres to the northwest of subject property - 2C -
recommended Approval 02/27/2013 and City Council Conditionally Approved 03/25/7013"

as amended at the meeting.
PUD 76 “Scenic Village Park” Major Amendment # 1 — Tanner Consulting, LLC — Request

~for approval of Major Amendment # 1 to PUD 76 for 92 acres to the northwest of subject

property — PC recommended Conditional Approval 09/30/2013. City Council Conditiofially
Approved 10/14/2013 and approved the Emergency Clause attachment 11/12/2014 (Oxd. #
2123).

PUD 76 “Scenic Vﬂlage Park” Major Amendment # 2 — Tanner Consulting, L.EC — Request
for approval of Major Amendment # 2 to PUD 76 for southerly 70 acres of PUD 76 to the
northwest of subject property — PC Tabled Indefinitely on 10/21/2013 as requested by
Applicant’s letter dated 10/18/2013.

PUD 70 “Encore on Memorial” Major Amendment # 1 ~ Khoury Engineering, Inc. -
Request for approval of Major Amendment # 1 to PUD 70 for 15 acres abutting to the west
and north, to allow a Use Unit 21 sign within the Development Area B right-of-way for
126" St. 8., provide development standards for same, and make certain other amendments —
PC consideration pending 02/18/2014,

Staff Report — PUD 83 “River Trail I1” & BZ-371 — Khoury Engineering, Inc. .
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BACKGROUND INFORMATION:

Previous written listings of this development (e.g. TAC Agenda) referred to it as “River Trails
of Bixby,” as used on the initial PUD document. On February 04, 2014, the Applicant stated

that the client would be renaming the development “River Trail IL,” so subsequent documents
have been updated accordingly.

ANATLYSIS:

Subject Property Conditions. The subject property of 5.02 acres is zoned AG and is vacant
and/or agncultural It has approximately 545.45’ of frontage on Memorial Dr. and 354.98° of
frontage on 126™ St. S. (PUD Text reports 662° and 355°, respectively). The City of Bixby’s
maintenance access drive for the Fry Creek Ditch system appears to pass through parts of the
front/east side of the property. It appears to have been rerouted at the ime of the construction -

of Encore on Memorial, when it was enhanced with add1t1ona1 gravel and used for a
construction entrance for that project.

The subject property parent tract is an approx1mate1y 32-acre part of a former 140-acre Knopp
family landholding lying north and east of the Fry Creek Ditch system less and except tracts
since sold, and consists of approximately thice (3) areas:

(1) The subject property’s 5.02 acres located between Encore on Memorial and
Memorial Dr., south of 126™ St. S.,

(2) Approxmlately eight (8) acres lymg immediately behmd/west of Encore on
Memorial, and = -

(3) Approx1mate1y 19 acres along Memorial Dr. between the Haston Sod sales lot and
126™ st. S

The 5.02-acre subject property included in these applications is relatwely flat and appears to
drain, if only slightly, to the south. The development drains te the south to the Fry Creek Ditch
# 1 using stormsewers and paying a fee-in-lieu of providing onsite stormwater detention.

The subject property is presently served by the cntlcal ut1ht1es (water, sewer, electric, etc.) and

has immediate access to the stormwater drainage capacity in the Fry Creek Ditches abutting to
the south.

Comprehensive Plan. The Comprehensive Plan de31gnates the subject property as (1)
Corridor/Medium Intensity and (2) Vacant, Agricultural, Rural Residences, and Open Land.

The Community Trails designation is abutting to the south within the Fry Creek # 1 right-of-
way, located on north side of water centerline. ,

The “Mairix to Determine Bixby Zoning Relationship to the Bixby Comprehenswe Plan”
(“Matrix”) on page 27 of the Comprehensive Plan provides that CG zoning May Be Found In
Accordance with both the Corridor and Medium Intens1ty designations of the Comprehensive
Plan Land Use Map.
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2=

. not known at this time, and thus that area is not represented except for the Mutual Access

="

Tl

= veview will, except as noted, include both applications simultaneously;, ané not attempt to

The Matrix does not indicate whether or not the requested CG zoning district would be in
accordance with the Vacant, Agricultural, Rural Residences, and Open Land Land Use
designation of the Plan Map. However, this Vacant, Agricultural, Rural Residences, and Open
Land designation cannot be interpreted as permanently-planned land uses, and so the specific
land use designation test as indicated on Page 7, item numbered 1 and page 30, item numbered
5 of the Comprehensive Plan, would not apply here.

Per the Matrix, PUDs (as a zoning district) are In Accordance with the Corridor and Medium
Intensity designations of the Comprehensive Plan Land Use Map, and thus PUD 83 is Ix
Accordance with the Comprehensive Plan as a zoning district.

_ General. The PUD proposes a commercial development with multiple development jots. At
- least one (1) will consist-of -a proposed veterinary hospital on the southerly 1.5 acres. It is
- believed to be a second site for the existing RiverTrail Animal Hospital and Pe: Lodge businesi
at 10102 S. Delaware Ave. (ak.a. Riverside Dr.). The northerly balance (the wholg
-_development believed to-total 4 lots per a draft Preliminary Plat presented at thg TAC sheeting
- %eld February 04; 2014), will be “Proposed Commercial Development,” but specific uses are

Yasement drive along their back/west sides. The lack of representation of future usez on the

- Palance of the property notwithstanding, the submitted site plans for the _development-;:xhibit f
-onventional, suburban-style design.. )

—_ Because the review methodology is similar, and both- applications are esseriially rézoning-

ielated and propose to prepare the subject property for the same commercial developmant, this

Jdifferentiate between the analyses pertaining to each of the different applications.

= ' the interest of efficiency and avoiding redundancy, regarding PUD particulars for needed

= corrections and site development considerations, please review the recommended Conditions of

Approval as listed at the end of this report.

= The Fire Marshal’s, City Engineer’s, and City Attorney’s review correspondencs are attached to
.= this Staff Report (if received). Their comments are incorporated herein by refetence and shoul:t

be made conditions of approval where not satisfied at the time of approval.

~ The Technical Advisory Committee (TAC) discussed PUD 83 at its regular meeting held

February 04, 2014. Minutes of that meeting are attached to this report.

Access and Internal Circulation. Plans for access and internal circulation are described in the
“Access and Circulation” section of the PUD Text as follows:

“Two means of access points for ingress and egress to River [Trail II] are proposed on E. 126%™
Street South (Public Street). The western access will be constructed in the first phase of
development, and will be platted as a mutual access easement that provides the main ingress
and egress from E. 126™ Street to each lot in this development The eastern access point on E.
126" Street South will be constructed when the remaining lots develop. The exact location will
be determined during the platting phase. There is a temporary access on S. Memorial drive to

Staff Report — PUD 83 “River Trail II” & BZ-371 -- Khoury Engineering, Inc.
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provide for emergency vehicles ingress and egress to the Encore on Memorial multifamily
development. This access must remain in use until its location is revised during the plating of
this development. Sidewalks, minimum 4 feet in width, will be installed by the developer along
E. 126™ Street South street frontage in accordance with the Subdivision Regulations. The
sidewalks shall be ADA compliant and shall be approved by the City Engineer.”

Plans for access can be further inferred from the site plans.

This paragraph needs to clarify that the existing gravel drive adjacent to and through parts of
the subject property is also used for maintenance access for the Fry Creek systemn, and that the

Mutual Access Easement will also grant access to the City of Bixby and its agents and
contractors for maintenance, in addition to emergency response.

At the TAC meeting held February 04, 2014, the Applicant agreed to provide in the PUD that
- each of the four (4) future commercial lots would provide a Mutual Access Easement through
the front of their lots as each develops, with the locations to be determined. This will need to
be specified in the “Access and Circulation” section of the PUD Text.

Proposed sidewalks are shown and labeled along 126™ St.S..-biit not also along Memiorial Df,
as required by the Subdivision Regulations. The PUD Text and Exhibits will need to be

modified to reflect this; however, see other recommendations in this report pertaining to
flexible design planning.

Dashed linework west of the westerly Memorial Dr. curbline is represented but not labeled or

defined in the Legend. The linework may be indicative of a borrow ditch top-of-bank, bottom
“of borrow ditch swale, an easement, a utility line, the required sidewalk, or some other physical
feature. This should be labeled and/or defined on all drawings as represented.

The Bixby Comprehensive Plan designates a Community Trail within the Fry Creek # 1 right-
of-way, located between the subject property and the water’s centerline.- Since there is a
planned trail adjacent to the subject property, the PUD Text should describe, and PUD Exhibits
indicate potential areas for such purpose. Further, it would be appropriate to show how trail
‘users could access the currently-proposed building’s. entrance(s). Thé City of Bixby does not
" require commercial developers- install planned trails adjacent to their developments, but
- developers have done this on their own in the past, across Fry Creek # 1 to the south in.
Crosscreek. Per the City Engineer, the future 10°-wide multiuse trail could tie into the
Memorial Dr.-adjacent sidewalk using the existing Fry Creek maintenance access drive bridge,
which will no longer be needed when the new access is established for this development from
126™ St. . The Memorial Dr.-adjacent sidewalk has a pedestrian bridge over Fry Creek # 1
along this west side. This bridge will also serve to connect the Fry Creek trail along the south
side (including the existing Crosscreek trail) to a trail extension east of Memorial Dr., which
will go along and within the north side of the Fry Creek # 1 right-of-way. This trail extension
will circle under Memorial Dr. around the existing dead-end of the pedestrian bridge/sidewalk
there. Due to existing property line geometries and grade elevations attending the deep borrow
ditch along Memorial Dr., it may be necessary to secure a trail easement from part(s) of the
easterly side of the subject property. The developer should have the flexibility, within this
PUD, to propose alternative methods to accommodate a mutually-beneficial design, such as

P
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providing trail easement(s) and/or trail improvements in equal amount of cost as would be
required to install segments of sidewalks along Memorial Dr. Whatever may be proposed in
this regard should be described in the PUD Text and represented on the site plans. This
information would help the PUD provide a “unified treatment of the development possibilities
of the project site” and “achieve a continuity of function and design within the development.”

At the TAC Meeting held February 04, 2014, the Fire Marshal recommended the completion of
the “U”-shaped gravel drive between the southerly end of the proposed Mutual Access
Easement drive and the emergency access entrance/gate to Encore on Memorial at its
southeasterly corner. This recommendation will be covered under the recommended Condition
of Approval of this PUD requiring compliance with Fire Marshal recommendations.

The PUD should describe in the “Access and Circulation” section of ths PUD Text, and
represent on Exhibit A (if not also B and C) what physical barrier(s) will e used to prevent
automobiles from driving beyond the southerly end of the MAE drive, and potentially into the
future trail or even into Fry Creek # 1.

Other recommended clarifications to the “Access and Circulation” section »f the PUD Text,

including Limits- of No Access along Memorial Dr., are mcluded in the recommendations
section of this report. '

Surrounding Zoning and Land Use Surrounding zoning is a mixture of AG,"CG, CS, OL, RS-

1, and RS-3.. See the case map for illustration of existing zoning patterns, wiich are described

in the ioliowmg paragraphs. -

7 "To the north is Development Area B of PUD 70 (nght—of—way for 126" St. %.) zoned AG and

CG, agricultural land zoned AG and CG and a 19-acre tract zoned RS-3, OL, and CS, which is

.primarily agricultural but contains the Easforn Sod sales lot toward its east end &t 12300 S.

Memorial Dr. The CG zoning consists of two (2) areas: A 3.56-acre area aiﬂpprommately the
12600-block of S, Memorial Dr., in which the subject property and the 126™ {t. S. right-of-way

are partially located, and the approxmlately 2.27-acre area at approximately 12340 S. Memorial
Dr. :

To the west is the 14-acre Encore on Memorial multifamily development, zoned RM-3 with
PUD 70. Further west is approximately 8 acres of agricultural land zoned AG, and further west
and to the northwest is agricultural land within the 92-acre PUD 76, with CG underlying
zoning, proposed for development with multiple uses.

Across Memorial Dr. to the east is the 126 Center shopping center and the Mazzio’s Italian
Eatery restaurant, both zoned CS, vacant land zoned CS/OL/RS-1 and PUD 31, an 18-acre
agricultural tract zoned AG, and single-family residential zoned RS-1 further to the east behind
the 126 Center in Southern Memovrial Acres No. 2 and further to the northeast in Gre-Mac
Acres. The Fry Creek Ditch # 1 right-of-way, zoned AG, continues upstream to the southeast.

The Fry Creek Ditch # 1 to the south is zoned AG and the Crosscreek “ofﬁcefwarehouse
heavy commercial / trade center and retail strip center is zoned CS with PUD 37.
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Per the Comprehensive Plar, all the land between Fry Creek Ditch # 1 and # 2 and 121% St. S.
and Memorial Dr., including the subject property, approximately 180 acres in all, is planned for
Corridor-intensity development, which provides that all of the available Zoning districts are
either In Accordance or May Be Found In Accordance with the Comprehensive Plan. This 180-
acre area is anticipated to be developed intensively, as it is in a prime location, is one of the last,
exceptionally large undeveloped acreages in all of South Tulsa County north of the Arkansas

River, has all the necessary utilities, has Memorial Dr. frontage and improved access by the
widened 121% St. 8., and is out of the 100-year Floodplain.

Circa 2003, 121% St. S. between Sheridan Rd. and Memorial Dr. was widened to a 4-lane major
street with a 5%, dedicated turning lane in the center, consistent with its designation on the
Tulsa City-County Major Street and Highway Plan (MHSP) and Bixby Comprehensive Plan as

a Primary Arterial.  This infrastructure improvement has further enabled the intensive
development of this-Tsmile major street corridor.

It appears that, with the exception of the approximately 320° of frontage on 121% St. .
belonging to Fox Hollow, all of the private land along 121 St. S. between Sheridan Rd. and
Memorial Dr. has, or:is planned or expected to develop/redevelop with intense uses.

In a trend accelerating since the street widening, the 121% St. S. corridor between Sheridan Rd.
and Memorial Dr. has seen a significant amount of intensive zoning and development activity,
The Bixby North Elementary school is located on a 23-acre campus at 7101 E. 121 St. S., and
west of that is the*Bixby North 5% and 6% Grade Center on a 10-acre- campus and the
LifeChurch 4.4-acre facility. The Three Oaks Smoke Shop is located on a 2-acre tract at 7060.
E. 121" 8t. S., and all of the balance of the land to the west along the south side if 121% §t. S.
has been zoned CS-with PUD 53 and platted in WoodMere for commercial use and office
buildings. An 11-acre Plummer Partners, LLC tract at the 7600-block of E. 121% St. §. was
approved for CS and OL zoning and commercial development per PUD 51 in 2006. The 40-
acre Bixby Centennial Plaza at the northwest corner of 121% 8t. S. and Memorial Dr. was
approved for CS zoming, in 2001, and for commercial development by the plat of Bixby
Centennial Plaza in 2006. A 1.6-acre, more or less, tract located at the 7700-block of E. 121%
St. 8. (possibly previously addressed 7600 E. 121* St. 8.) was rezoned to CS in March of 2012,

This PUD 83 proposes a moderately intensive, suburban commercial development of the
subject property. Within the 180-acre arca above-defined, there are three (3) instances of
approved CG zoning immediately surrounding (and including part of) the subject property. The
proposed CG underlying zoning should be considered a logical extension of the existing,
established CG district, and consistent with the other two (2) CG districts in the immediately-
surrounding area. The approval of 92 acres of CG zoning with PUD 76 in 2013 should be
considered a particularly relevant precedent, due to its size, relative location, proximity, and
recentness.  Immediately south of Fry Creek Ditch # 1, the Crosscreek development is more
consistent with CG zoning than its existing CS zoning. Across Memorial Dr. to the east of the

180-acre area above-defined, there is a 23-acre area Conditionally Approved for CS and RM-3
for commercial and multifamily development (PUD 81).

57
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For all the reasons outlined above, Staff believes that the proposed CG zoning and PUD 83 are
both consistent with the surrounding zoning, land use, and development patterns and are
appropriate in recognition of the available infrastructure and other physical facts of the area.

Zoning Code Section 11-71-8.C requires PUDs be found to comply with the following
prerequisites;

1. Whether the PUD is consistent with the comprehensive plan;

2. Whether the PUD harmonizes with the existing and expected development of
surrounding areas; '

3. Whetbher the PUD is & unn‘led treatment of the deve!opment rssibilities of the
project site; and

4. Whether the PUD is consistent with the stated purposes and standaé'(is of this
-article.

Regarding the fourth item, the “standards” refer to the requirements for PUDs gzenerally and,
per Section 11-71-2, the “purposes” include: : :

A. Permit innovative land development while maintaining appropiiate lxnitatior: on
the character and intensity of use and assuring compatlblhty with; adjommg and -
proximate properties;

B. Permit ﬂexibility within the development to best utilize the unique physical
¥eatures of the particular site;

C. Provide and preserve meaningful open space; and
D. Achieve a continuity of function and design within the development.

Subject to certain design issues being resolved as recommended herein,“Staff bslieves that the
prerequisites for PUD approval per Zoning Code Section 11-71-8.C are met in this application.

Staff Recommendation. For all the reasons outlined above, Staff believes that the surrounding
zoning and land uses and the physical facts of the area weigh in favor of the requested PUD and
rezoning applications generally. Therefore, Staff recommends Approval of both requests,
subject to the following corrections, modifications, and Conditions of Approval:

1. The approval of CG zoning is subject to the final approval of PUD 83 and vice-versa.

2. Subject to the satisfaction of all outstanding Fire Marshal, City Engineer, and City
Attorney recommendations. This item may be addressed by adding a section to the
PUD Text, such as “Standard requirements of the City of Bixby Fire Marshal, City
Engineer and City Attorney shall be met.”

Staff Report — PUD 83 “River Trail II” & BZ-371 — Khoury Engmeermg, Inc.
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3. At the TAC meeting on February 04, 2014, the Applicant stated that the client would be
renaming the development “River Trail IL” Please update all occurrences in PUD
document accordingly.

4. Subject to City Engineer curb cut approval for the proposed access points to 126" St. S.,
and the Fire Marshal’s approval of drive locations, spacing, widths, and curb return
radii. This item may be addressed by adding appropriate language to the “Access and
Circulation” section of the PUD Text.

5. Development Standards/Development Area A section of PUD Text: Please clarify
Permitted Use: “As permitted by right in CG, Commercial General District.”

6. Development Standards/Development Area A section of PUD Text: Consider adding a

~minimum Arterial street frontage standard that would allow for the creation of the
proposed southernmost lot, which appears to have less than the 100’ minimum required
for the CG district.

7. Development Standards/Development Area A section of PUD Text: Please remove the

- “front,” “rear,”. and “side” yard qualifiers from setbacks, as they are potentially
confusing and do not correspond to expected orientations (Memorial Dr. would
normally be considered “front™).

8. Development Standards/Development Area A section of PUD Text: Please replace the

‘ southerly and westerly term “line/s” with “PUD Boundary,” to avoid interior lines from
having setbacks, unless this is indeed intended.

9. Development Standards/Development Area A section of PUD Text: Please consider an

- appropriate Building Line setback for the.two (2) southeastern-most lot lines that are
neither Memorial Dr. frontage nor the southerly PUD boundary.

10. Development Standards; Parking Ratio: Consider specifying a minimum and maximum
number of parking spaces to serve the DA. Defaulting to the underlying Zoning Code
may prove problematic if not calculated and determined of no issue at this time. .

11. “Landscaping and Screening” scction of the PUD Text: Parking lots and drives as

- represented on the site plans may conflict with 10’ minimum-width landscape buffers
along southerly and westerly PUD boundaries. Please reconcile.
- 12. “Landscaping and Screening” section of the PUD Text: Consider qualifying proposed
: landscape buffer standard text to state that the landscape buffers along easterly and
southerly PUD boundaries may be reduced if needed to facilitate trail construction,
which trail areas will not be counted against the minimum width standard (see related
_ recommendations in this report). :
- 13, “Landscaping and Screening” section of the PUD Text: Please clanfy that the Street
Yard tree planting requirement for Memorial Dr. will be the 50° Street Yard as would
otherwise be required by the CG district pursuant to Zoning Code Section 11-71-5.E.

14. “Access and Circulation” section of the PUD Text: Please revise the following text
such as follows: “Sidewalks, minimum 4 feet in width, 41l shall be installed by the
developer along both the Memorial Dr. and E. 126th Street South street frontages in
accordance with the Subdivision Regulations.” However, this may be modified to
accommodate a more flexible, mutually-beneficial design proposal per other
recommendations in this report. '

15. “Access and Circulation” section of the PUD Text: This paragraph needs to clarify that
the existing gravel drive adjacent to and through parts of the subject property is also
used for maintenance access for the Fry Creck system, and that the Mutual Access
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Easement will also grant access to the City of Bixby and its agents and contractors for
maintenance, in addition to emergency response.

16. “Access and Circulation” section of the PUD Text: At the TAC meeting, the Applicant
agreed to provide in the PUD that each of the four (4) future commercial lots would
provide a Mutual Access Easement through the front of their lots as each develops, with
the locations to be determined. Please add as appropriate.

17. “Access and Circulation” section of the PUD Text: Please note that Limits of No
Access (LNA) will be imposed along the Memorial Dr. frontage of the subject property,
but which LNA will not restrict emergency response vehicles or vehicles used in
conjunction with Fry Creek maintenance.

18. “Access and Circulation” section of the PUD Text: Consider noting that sidewalks will
be installed by the developer of each lot at the time of construction, utilizing Bixby’s
flexible policy in this regard, if such flexibility is contempiated, or otherwise alternative
mutually-beneficial plans for trails/sidewalks if/as may be proposed by the Developer.

19. *Access and Circulation” section of the PUD Text: Needs to address future Fry Creek
trail accommodations as discussed above in the analysis section of this report.

20. “Access and Circulation” section of the PUD Text: Please describe here, and represent
on Exhibit A (if not also B and C), what physical barrier(s) will be used to prevent
automobiles from driving beyond the southerly end of the MAR drive, and potentially
into the future trail or even into Fry Creek # 1. '

21, “Signs & Site Lighting” section of the PUD Text: Consider clarifying that each lot shall

.~ be permitted -one (1) ground/business sign for each street frontage plus one (1) per lot
along the Mutual Access Easement drive. The proposed veterinary hospital lot would
not have the 100’ of street frontage required for one {1} ground sign, nor the 200°
required for the two (2) represented on the site plans.

22. “Signs &. Site Lighting” section of the PUD Text: In light of the preceding item,

' consider qualifying the following sentence as follows: “All signage shall comply with
the Bixby Zoning Code except as otherwise specifically provided herein.”

23, PUD Text: Please add language acknowledging and describing Exhibit D “Building
Elevations,” to clarify that it is a photograph of the existing facility at 101* St. S. and
Delaware Ave./Riverside Dr. in Tulsa, and that it is conceptual in nature and only
pertains to the southernmost lot on which the veterinary clinic is presently proposed. If
it is intended to be used as an architectural / aesthetic standard for all buildings to be
constructed within the PUD, it should so state, along with measurable criteria for
determining compliance during City of Bixby development reviews. Such text should
also acknowledge that the subject property is within the Corridor Appearance District
and that all buildings will comply with the masonry requirement therein.

24. PUD Text: Pleasc add language excluding all sexually-oriented businesses (SOBs), as
was done with PUD 76 and as will be required for the commercial development areas in
PUD 81. :

25. Consider specifying that the Deed of Dedication/Restrictive Covenants of the plat will
contain a Mutual Parking Privileges covenant, so that all lots may allow their excess
spaces to be used by patrons of other lots, which is common in developments such as
this, especially when developed as a unit by a singular developer. Examples may be
provided upon request, ‘

26. Missing elements: Soil analysis per Zoning Code Section 11-7I-8.B.2. This is a
minimum requirement for PUDs per the Zoning Code.
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27. Exhibits A, B, and C: Please dimension the 100.91° distance between the northeast
corner Point of Beginning and the east Sectionline and the widths of the abutting strect
rights-of-way and roadways (or from westerly curb to centerline in the case of Memorial
Dr.).

28. Exhibits A, B, and C: Dashed linework west of the westerly Memorial Dr. curbline is
represented but not labeled or defined in the Legend. The linework may be indicative of
a borrow ditch top-of-bank, bottom of borrow ditch swale, an easement, a utility line,
the required sidewalk, or some other physical feature. This should be labeled and/or
defined on all drawings as represented.

29. Exhibits A, B, and C: Undefined linework at northeast PUD corner needs clarified.

30. The following corrections or enhancements should be made to the Exhibit A Conceptual
Site Plan (and Exhibits B and/or C if/as appropriate):

Please dimension the building footprint. _

Please dimension the represented building to the proposed property lines.

Please dimension the represented street frontage of the southernmost lot,

Please label the width of the proposed sidewalk along 126™ St. S.

Please indicate Limits of No Access (LNA) along the Memorial Dr. frontage.

Drive widths and particulars must be approved by the Fire Marshal and City

Engineer. Please adjust if/as required. _

g. DPlease label the distance between the centerline of the proposed secondary access to
126™ St. S. and the northéast PUD boundary for City Engineer and Fire Marshal
curb-cut review purposes. Alternatively, please represent LNA along the relevant
easterly portion of the 126% St. S. frontage.

h.  Please represent curb return radii for the two (2) driveway intersections with 126™

' St. S. as represented. ’

i. Please qualify the “32° Mutual Access Easement” (MAE) designation as
“proposed.” ,

- 32°-wide MAE and U/E does not appear to correspond to width-defining arrows. If
roadway would be less than MAE width, dimension both separately. Please
reconcile.

k. The plans indicate parking lot paving will encroach the U/Es along the southerly
and westerly property lines. Paving over casements requires the specific approval
of the City Engineer and Public Works Director. Please adjust if/as required.

L. Staff counted 55 parking spaces on the site plan for the southernmost lot. The two
(2) handicapped-accessible parking spaces does not appear consistent with ADA
requirements in terms of number at a 1:25 ratio. The one (1) van-accessible space
does appear to comply with the number of van-accessible spaces required per ADA
guidelines (one (1) van-accessible design for up to seven (7) accessible spaces).
Accessible spaces will need to comply with applicable standards, including both
ADA and Bixby Zoning Code standards (see striping standards of Figure 3 in
Section 11-10-4.C) at the time of Detailed Site Plan approval. The designer should

. consult with the Building Inspector to confirm the plans will comply with ADA
standards. Any required changes pursuant to the above known at this time, in
addition to adding the third accessible space, should be made at this time.

m. Legend includes area for shading or hatching to indicate paving, but does not
appear to be filled. Thus, there is no differentiation between paved areas and

o AD ot
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greenspaces, nor future commercial development north of the veterinary clinic lot.
Please resolve.

n. Please dimension the width of the greenspace west of the MAE drive, reported at
the TAC meeting to be 10° but planned to be expanded to 15° as discussed at the
meeting.

0. Please incorporate changes to site plan as called for elsewhere in this report.

31. Exhibit D: Should probably be retitled “Conceptual Building Elevations,” to allow for
flexibility to deviate therefrom within reason (see related review recommendation
above).

32. For the recommended Conditions of Approval necessarily requiring changes to the Text
or Exhibits, recognizing the difficulty of attaching Conditions of Approval to PUD
ordinances due to the legal requirements for posting, reading, and administering
ordinance adoption, please incorporate the changes into appropriate sections of the
PUD, or with reasonable amendments as needed. Please incorporate also the other
conditions listed here which cannot be fully completed by the time of City Council
ordinance approval, due to being requirements for ongoing or future actions, stc. Per
the City Attomney, if conditions are not incorporated into the PUD Text and Exhibits
prior to City Council consideration of an approval ordinance, the ordinance adoption
item will be Continued to the next City Council meeting agenda.

33. A corrected PUD Text and Exhibits package shall be submitted incorporating afl of the
corrections, modifications, and conditions of approval of this PUD: two (2) hard cop1es
and one (1) electronic copy-(PDF preferred). :
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City of Bixby '
Engineering Department

Memo
To:  Erk Enyart
From: .Jared Cottle

CC: Bea Aamaodt
File

Date: 02/11/114
Re: River Trails of Bixby PUD 83

General Comments:

1. No utility or drainage provisions are indicated for Development Area "A”. The PUD or Preliminary
Plat should indicate at least conceptual utility and drainage. The Clinic site must provide provisions
for any Area "A” drainage or ufility infrastructure.

Grading/Drainage/Paving Comments:

2. This project is located within the Fry Creek drainage basin. Fee-in-lieu for storm water wilt be
required.

3. Conceptual plans indicate uncontrolled sheet runoff into Fry Creek. A separate storm sewer
system collecting water and discharging directly into Fry Creek will be required.

Sanitary Sewer Comments:

4. Only service taps for the proposed Clinic are shown. Any anticipated sewer line extensions for
Area "A” should be shown on the Plans,

Water Comments:

5. Fire hydrant locations must be approved by the Fire Marshall.

6. Only service lines for the proposed Clinic are shown. Any anticipated water main extensions or fire
hydrants for Area “A” should be shown on the Plans.

Trails Comments:

7. A fulure trail connection is anticipated in this area. A conceptual alignment is shown on the

attached drawing. The trail will connect to the bridge loop that is to be consfructed on the north
side of the bridge.
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CITY OF BIXBY FIRE MARSHAL

Memo

To: Erik Enyart, AICP, City Planner
From: Joey Wiedel
Date: 01-27-2014
Re: PUD 83 “River Trails of Bixby"

PUD 83 "River Trails of Bixby” is approved with the following caveats.

1. Fire Hydrants shall be no further than 300 ft. All hydrants shall be operabie before construction
begins. :

‘s Brand- AVK or Mueller , Color- Chrome Yellow
2. Fireline supporting the fire hydrants shall be looped.

3. Allroads and Second means of access capable of supporting an imposed load of 75,000
pounds shall be in place before construction of homes. (IFC 2008 Appendix D}

4. Plans shall meet 2009 International Building Code and 2009 Intermational Fire Code.

Glangy tiduct!

Joey Wiedel
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River Trails of Bixby

Planned Unit Development
PUD No. 83

Submitted to:

City of Bixby, Tulsa County, Oklahoma

January 15, 2014

Property Owner:

The Charles Roger Knopp Revocable Trust
4020 S. Birmingham Ave.
Tulsa, Ok 74105

Prepared By:

Khoury Engineering, Inc.

1435 East 41% Street, Tulsa, OK 74105
Tel (918) 712-8768 » Fax (918) 712-1069
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DEVELOPMENT CONCEPT & CHARACTER

River Trails of Bixby is a proposed commercial development, submitted as a Planned Unit
Development pursuant to the provisions of the City of Bixby Zoning Code. The PUD consists of one
(1) Development Area as shown on Exhibit A. Development Area “A” contains 5.02 acres of land. The
project consists of constructing a veterinary hospital on the south 1.5 acre. The remaining land will be
marketed for commercial use. The subject property is partially zoned AG and CG. A CG zoning is
being requested for development area A. The north side of the subject tract abut E. 126" Street and the
east side abuts S. Memorial Drive. It abuts Fry Creek Ditch #1 drainage channel on the South side, and
Encore on Memorial multifamily development on the west side.

The site is currently a vacant land covered with vegetation. The development area will have
approximately 355 feet of street frontage along East 126th Street South and 662 feet of frontage along S.
Memorial Drive.

The purpose of a PUD is to permit flexibility within the development to best utilize the unique physical
features of this particular site and provide and preserve meaningful open space. The proposed PUD
meets and exceeds this requirement and the stated purposes of the Bixby Zoning Code.
DEVELOPMENT STANDARDS

This PUD shall be governed by the use and development regulations of Bixby Zoning Code except
where provided otherwise as follows:

Development Area A

PermMitted USB. .. e i e e e e e e As permitted in CG, Commercial
General District.

Net Development Area........c.ovvvveiieiiie i i e e, 5.02 Acres (218,839.78 S.F.)
Maximum Floor Area Ratio Per Lot..........c.covvvviiieinnnnnne. 0.75
Minimum Building Setback:

From Memorial Dr. ROW line.......ccccoeovveeveei e vneenn.. - 20 feet

From Front/ 126" St. ROW ling .......ccccccoomvvcvmmvinsenvvnneeen 20 feet

From Rear/South line ........ccccoevveeo oo e een. - 20 feet

From Westerly side liNeS........ccooeieiiiiniiiene e 20 feet
Maximum Building Height...............ooo i 50 feet (Not to exceed three stories)
Minimum Landscape Buffer ............ccoooiiiiiiiiiiiin 20 feet from E. 126" Street South

15 feet from Easterly side Line
10 feet from Westerly side Line
10 feet from South Property Line

Parking Ratio..........cooiii i e As permitted in CG, Commercial
General District.
PLATTING

No building permit within River Trails of Bixby shall be issued until a subdivision plat has been
approved by the City of Bixby as being in compliance with the planned unit development concept and
development standards. A subdivision plat will be submitted to the City of Bixby after approval of the
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PUD by the City Council. The platted area will establish covenants which set forth criteria which will
establish and maintain a very high quality of development.

DETAIL SITE PLAN REVIEW

A Detailed Site Plan shall be submitted to and approved by the City of Bixby prior to the issuance of a
Building Permit. The applicant shall submit the Site Plan to the City and supply all information
required.

LANDSCAPING AND SCREENING

River Trails of Bixby landscaping plan will be submitted to the City of Bixby during the Detailed Site
Plan phase. The plan will be designed to enhance both the E. 126" Street South frontage and Memorial
Drive. The intent is to create an attractive view from said streets and adjacent properties. The planting
theme will highlight the site entries and buildings, and will utilize plant selections indigenous to North
East Oklahoma that are durable and require low maintenance. All landscaping shall be provided in
accordance with the City of Bixby Zoning Code except as noted herein.

A minimum of fifteen percent (15%) of the land area shall be improved as internal landscape open
space.

The frontage along S. 126* Street South will have a twenty (20) foot wide landscaped strip along the
street right-of-way. This landscape strip will be planted with at least one (1) tree per 500 square feet of
street yard and at least one half of the trees shall be evergreen. Shrubs will also be installed to exceed
the requirements of the Bixby Zoning Code.

The frontage along S. Memorial Drive will have a fifteen (15) foot wide landscaped strip along the
street right-of-way. This landscape strip will be planted with at least one (1) tree per 1000 square feet of
street yard and at least one half of the trees shall be evergreen. Shrubs will also be installed to exceed
the requirements of the Bixby Zoning Code.

All trees required by code will be planted at a minimum size of 2” caliper. Shrubs required by code will
be planted with a minimum 3 gallon container size. All landscape areas will be irrigated with an
underground sprinkler system, and maintained per requirements of the Bixby Zoning Code.

GRADING & UTILITY PLANS

Site Grading & Ultility Plans shall be submitted to the City of Bixby for review and approval. All
utilities are available to serve this development including water and Sanitary Sewer. Drainage and
Utility plans will be prepared in accordance with the City of Bixby engineering requirements.

The site is fairly flat. Existing topography ranges from elevation 611.00 at the North Side to elevation
608.00 at the south property line of the Development. The site is not located within the FEMA 100 year
floodplain.

There is a 12-inch water lines located on the East side of Memorial Drive, and a 12-inch water lines
located on the south side of E. 126™ Street. Along the west side, there is an existing 8” water line
located within a utility easement.

An 8” sanitary sewer line is located within a utility easement along the west side of the property. All
other utilities and communication services are available along street right-of-ways and accessible to
serve this project. Fire Hydrant spacing within this development will be 300 feet apart. A fire hydrant
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layout plan will be submitted to the Fire Marshal for approval. All water mains will be looped outside of
paved areas. Laterals sanitary sewer mains will be extended to locations within the development, with
manholes located outside of paved areas.

ACCESS AND CIRCULATION

Two means of access points for ingress and egress to River Trails of Bixby are proposed on E. 126"
Street South (Public Street). The western access will be constructed in the first phase of development,
and will be platted as a mutual access easement that provides the main ingress and egress from E. 126"
Street to each lot in this development. The eastern access point on E. 126™ Street South will be
constructed when the remaining lots develop. The exact location will be determined during the platting
phase. There is a temporary access on S. Memorial drive to provide for emergency vehicles ingress and
egress to the Encore on Memorial multifamily development. This access must remain in use until its
location is revised during the plating of this development. Sidewalks, minimum 4 feet in width, will be
installed by the developer along E. 126" Street South street frontage in accordance with the Subdivision
Regulations. The sidewalks shall be ADA compliant and shall be approved by the City Engineer.

TRASH COMPACTOR ENCLOSURE

Outside trash compactor will be located within the development. They will be screened from the view
from the residential area and roadways.

SIGNS & SITE LIGHTING

One free standing sign will be installed along the frontage of E. 126™ Street South. In addition, one free
standing sign for each platted lot will be installed along the frontage of Memorial Drive. Additional
signs will be installed on the buildings and along the mutual access drive. All Signage shall comply with
the Bixby Zoning Code.

All outdoor lighting fixtures shall be shielded to avoid light spillage onto adjacent properties. A
photometric plan will be submitted to the City of Bixby for approval during the design phase of the
project.

SCHEDULED DEVELOPMENT
Construction of River Trails of Bixby project will commence in spring/summer of 2014.
LEGAL DESCRIPTION

A TRACT OF LAND LOCATED IN THE EAST HALF (E/2) OF SECTION TWO (2) TOWNSHIP
SEVENTEEN (17) NORTH, RANGE THIRTEEN (13) EAST OF THE INDIAN BASE &
MERIDIAN, TULSA COUNTY, STATE OF OKLAHOMA, ACCORDING TO THE U.S.
GOVERNMENT SURVEY THEREOF, BEING MORE PARTICULARLY DESCRIBED AS
FOLLOWS, TO-WIT:

COMMENCING AT THE NORTHEAST CORNER OF SAID SECTION TWO (2), SOUTH 00°58'45"
EAST ALONG THE EAST LINE OF SAID SECTION A DISTANCE OF 2487.76; THENCE SOUTH
89°01'15" WEST A DISTANCE OF 100.91 FEET TO THE POINT OF BEGINNING; THENCE
SOUTH 00°57'55" EAST A DISTANCE OF 119.39 FEET; THENCE SOUTH 88°33'00" WEST A
DISTANCE OF 30.08 FEET, THENCE SOUTH 01°02'17" EAST A DISTANCE OF 426.06 FEET,
THENCE NORTH 89°58'39" WEST A DISTANCE OF 57.08 FEET; THENCE SOUTH 00°04'57"
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WEST A DISTANCE OF 117.03 FEET; THENCE SOUTH 77°58'41" WEST A DISTANCE OF
271.09 FEET, THENCE NORTH 00°58'45" WEST A DISTANCE OF 713.63 FEET, THENCE
NORTH 89°01'15" EAST A DISTANCE OF 354.98 FEET TO THE POINT OF BEGINNING.

SAID TRACT CONTAINING 218,839.78 SQUARE FEET OR 5.02 ACRES MORE OR LESS.
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EXHIBIT B

CONCEPTUAL DRAINAGE PLAN
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CITY OF BIXBY
P.O.Box 70
116 W. Needles Ave.
Bixby, OK 74008
(918) 366-4430
(918) 366-6373 (fax)

To: B,ixby Planning Commission

From: Erik Enyart, AICP, City Planner %
] 1

Date: Friday, February 14, 2014

RE: Report and Recommendations for:

Final Plat of “The Trails at White Hawk” (PUD 62)

LOCATION: ~ Northwest corner of the intersection of 151% St. 8. and Kingston
Ave.
— Patt of the W/2 SE/4 of Section 15, T17N, R13E
SIZE: -~ 75 acres, more or less (parent tract)

!

32.5440 acres, more or less (plat arca)

EXISTING ZONING: CG, OL, & RS-3 and PUD 62

SUPPLEMENTAL - PUD 62 for “Hawkeye”

ZONING: — Corridor Appearance District (partial)
EXISTING USE: Vacant/Agricultural

REQUEST: Final Plat approval

SURROUNDING ZONING AND LAND USE:
North: RS-3/PUD 46; Residential single family homes and vacant lots in The Ridge at
' South County.
South: AG, CG, OM; Agricultural and rural residential to the south, the Bixby Cemetery to
: the southeast, and a 150-acre Lutheran Church Extension Fund-Missouri Synod
agricultural tract to the southwest zoned CG, OM, RM-3, and RE.
East: AG, CG, & RS-3/PUD 72; Agricultural, rural residential, and commercial on several
unplatted tracts along Kingston Ave. and 151% St. 8. The Mountain Creek
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Equipment Sales (formerly the Allison Tractor Co. Inc.) tractor/farm equipment
stales business is to the east on approximately 2.4 acres zoned CG. The undet-
development Southridge at Lantern Hill abuts to the east on 40 acres zoned RS-3
with PUD 72.

West: RS-3, RM-2, CS, & AG; The White Hawk Golf Club, residential in Celebrity
Counrry and White Hawk Estates in PUD 3, and vacant, rural residential, and
agricultural tracts fronting on 151% St. S. zoned CS and AG.

COMPREHENSIVE PLAN: Corridor/Low Intensity/Development Sensitive + Vacant,
Agricultural, Rural Residences, and Open Land + Community Trail

PREVIOUS/RELATED CASES:  (Not necessarily a complete list)

PUD 62 — Hawkeye — Hawkeye Holding, LLC — Request for rezoning to CG and RS-3 for a
residential and commercial development for the subject property — PC Recommended
Conditional Approval and approval of underlying zoning change to CG, OL, and RS-3
01/21/2008 and City Council Approved CG, OL, and RS-3 02/11/2008 (Ord. # 991).
PUD 62 — Hawkeye — Major Amendment # 1 — Request for Major Amendment approval for
- subject property, which amendment proposed to increase the maximum number of
residential lots, reduce setbacks, and make certain other amendments — PC Recommended
Conditional Approval, with recommendations pertaining to trails, on 06/17/2013 and City
Council Approved sans action on trails recommendation 06/24/2013 (Ord. # 2122).
Preliminary Plat for The Trails at White Hawk — Tulsa Engineering & Planning Associates,
Inc. (PUD 62) -- Request for Preliminary: Plat approval for subject property — PC
Recommended Conditional Approval 07/17/2013 and City Council Conditionally Approved
07/22/2013.
PUD 62 — Hawkeye — Minor Amendment # 1 — Request for Minor Amendment approval for
subject property, which amendment proposed ‘to. provide for a cul-de-sac street design for
Kingston Ave., provide certain requirements pertaining thereto, and make certain other
amendments — PC Approved 09/30/2013.
PUD 62 — Hawkeye — Minor Amendment # 2 — Request for Minor Amendment approval for
subject property, which amendment proposed to allow for the creation of a new commercial
or office development tract within Development Area B, allow for the transfer of building
floor area within Development Area B — PC Approved 12/ 16/2013

BACKGROUND INFORMATION:

The Preliminary Plat of this subdivision, consisting of the entire parent tract of 75 acres, more
or less, proposed 262 Lots, one (1) of which was a large commercial lot. The Planning

Commission recommended Conditional Approval on July 17, 2013, and the City Council
Conditionally Approved it July 22, 2013.

With the Preliminary Plat, on the City Council also approved the following
Modifications/Waivers:

» Modification/Waiver from Subdivision Regulations Section 12-3-4.F, as certain lots appear
to exceed this 2:1 maximum depth to width ratio standard. The Modification/Waiver was
described as justified by citing the appropriate plan to plat deeper lots along the White Hawk
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Golf Club, and certain configurations necessitated by the geometries of the 130’ PSO
easement and Kingston Ave.

o Modification/Waiver from Subdivision Regulations Section 12-3-2.C to provide no stub-out
streets to unplatted tracts abufting to the west and east. The Modification/Waiver was
described as justified by the limited extent of the common line shared by the residential
Development Area and the tract to the east and its existing access on Kingston Ave. A
justification was also prov1ded for not providing a stub-out street to the 8-acre tract to the
west.

e Modification/Waiver from Subdivision Regulations Section 12-3-4.H to have double-
frontage for Lots 26 and 27, Block 2, whose rear lines abut Kingston Ave. City Staff was
surportive of this design, which is incidental and unavoidable due to existing geometries.

e Modification/Waiver from Subdivision Regulations Section 12-3-3.A to reduce the widths
of-the standard 17.5° Perimeter U/Es along the north and east boundary lines as evident on
the plat. To the extent they abutted existing 17.5° U/Es in The Ridge at South County and
Southridge at Lantern Hill, Staff supported reducing them to 11°, as the combined widths
would exceed 22°, the generally accepted standard for utility corridors on subdivision
bonndaries.

o Modification/Waiver from Subdivision Regulations Section 12-3-2.F to be released from
the half-street right-of-way dedication. for Kingston Ave. north of the PSO easement, as
described in this Teport. City Staff supported this Modification/Waiver, based on the cul-
de-zac’s superior design and the fact that continued legal access will be maintained for the
residence at 14800 S. Kingston Ave. in the existing half-street right-of-way to the east.

o Modification/Waiver from- Subdivision Regulations Section 12-3-2.N to be released from
tha sidewalk construction requirement along the half-street right-of-way dedication for
Kingston Ave. north of PSO easement, which was reflexive based on the new plans for
Kingston Ave,

e Iviodification/Wa awer from Subdlwsmn Regulations Section 12-3-2.0, along with a redesign
of affected areas as recommended, to allow Reserve Areas (only) to be platted in the 100-
year Regulatory Floodplain.

ANATYSIS:

Subject Property Conditions. The subject property parent tract of approximately 75 acres
consists of two (2) tracts of land, which appear to share a common lot line corresponding to the
northeriy line of a 130°-wide AEP-PSO overhead electrical transmission powetline right-of-
way easement. The northerly tract is zoned RS-3 and the southerly tract is zoned CG, with the
west 330" thereof zoned OL. The entire acreage is supplementally zoned PUD 62. The Final
Plat area consists of a southerly portion of the residential development area, with 119 lots, and
part of the westerly side of the commercial development area, including one (1} commercial lot

The subject property is moderately sloped and primarily drains to the west to an unnamed
tributary of Posey Creek. Just north of the northerly dead-end of Kingston Ave., the subject
property contains part of the top of a small hill located west of the ridgeline at Sheridan Rd, A
small portion of the north side of the east line appears to drain to the east into Southridge at
Lantern Hill. The property is presently pasture land. There is some 100-year (1% Annual
Chance) Regulatory Floodplain within westerly and southwesterly portions of the acreage
corresponding to the tributary of Posey Creek. These will be contained within Reserve Areas,
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and have been approved for a Modification/Waiver to allow same in accordance with the
Subdivision Regulations.

Part of the Kingston Ave. roadway falls along and within the east side of the subject property.

See Access and Internal Circulation section of this report and PUD 62 Minor Amendment # 1
for additional information.

Comprehensive Plan. The subject property is designated Corridor, except for the west
approximately 330°, which is designated Low Intensity. A portion of the southerly area of the
acreage is designated Development Sensitive. CG zoning May Be Found In Accordance with
the Corridor designation, but is Not In Accordance with the Low Intensity designation.
Therefore, in 2008, as recommended by Staff, the westerly 330" of Development Area B was
zoned OL, which May Be Found In Accordance with Low Intensity designation, -

®S3-3 zoning May Be Found In Accordance with the Corridor designation, and is In Accordance
with the Low Intensity designation. -

All three (3) existing zoning districts May Be Found In Accordance with the Development
Sensitive designation. - -

“Thus, the current zoning patterns are consistent with the Comprchensive Plan.

At its June 17, 2013 Regular Meeting, the Planning Corhmission held a Public Hearing and
recommended Conditional Approval of PUD 62 Major Amendmeiit # 1 by unanimous vote, and

~ %o additionally recommend that “the City Council consider the Comprehensive Plan as it
pertains to trails in this PUD Major Amendment.” -

. The Comprehensive Plan Land Use Map designates a Community Trail more or less along &
}ine paralleling 330 from the westerly line of the subject property through its entire north-south
iength. It is more likely that any future trail here would follow the course of the tributary of
Posey Creek, which only “clips” the southwest corner of the acreage. This area is designated as
Feserve A on the Final Plat, and is to be used for stormwater detention, which would appear t¢
he conducive to future trail development, as compared to residential or commercial/office
“«development. The site plan provided with Major Amendment # 1 stated that no trails are
~yroposed at this time, and the development plans do not propose trail construction through the
- subject property. However, the Preliminary Plat Deed of Dedication and Restrictive Covenants
- {DoD/RCs) provided that the Reserve Areas may be used for “passive and active open space”
_uses, such as “...recreation, ...sidewalks, and ingress and egress.”

The Bixby Comprehensive Plan shows a trail connecting Bixby Creek to the Arkansas River
through Conrad Farms, various tracts along Sheridan Rd. and 151% St. S. and the City of
Bixby’s cemetery expansion acreage, the subject property and The Ridge at South County,
certain other tracts along 141% St. S., and Eagle Rock. An amendment to the Comprehensive
Plan would not have been required to approve the Major Amendment, because the Zoning Code
requires only consistency with the land use elements for rezoning purposes, not the Public
Facilities / Urban Design Elements such as trails. At its regular meeting held June 24, 2013, the
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City Council Approved Major Amendment # 1 and did not make any special requirements
pertaining to trails.

The Trail designation notwithstanding, the ‘single-family residential and commercial
developments anticipated by this plat would be not inconsistent with the Comprehensive Plan.

General. This subdivision of 32.5440 acres proposes 119 Lots, eight (8} Blocks, and five (5)
Reserve Areas. With the exceptions outlined in this report, the Preliminary Plat appears to
conform to the Zoning Code and Subdivision Regulations and PUD 62.

The Fire Marshal’s, City Engineer’s, and City Attorey’s review correspondence are attached to -
this Staff Report (if received). Their comments are incorporated herein by reference and should -
be made conditions of approval where not satisfied at the time of approval.

The Technical Advisory Committee (TAC) discussed this application at its regular meeting held -
Febsuary 05, 2014. Minutes of that meeting are attached to this report.

Agress and Internal Circulation. Access to the residential subdivision (Development Area A) .
weedid be via a proposed collector street connection to 151* St. 8., which would be routed
threxigh the subdivision to connect to the Lakewood Ave. stub-out street in The Ridge at South
Cowmz It would have a secondary emergency-only access drive connecting to Kingston Ave.

per the Fire Marshal. When the commercial development area is built, a cul-de-sac turnaround

will be constructed toward the north end of Kingston Ave. to improve accessibility. The - )

coravnercial Develop‘nent Area B would have access via the Hludson Ave. collector street

corsection i 151 St. 8., and may also extend a singular access drive connection to 151 8. S.
towurd the center of the frontage which was previously shown on the Conceptual Development ..
Plas: for the original PUD 62. Commercial connections to Kingston Ave. are not recommended -
by -#aff at this time, and the Preliminary Plat’s 25’-wide right-of-way dedication would only .-
suppnrt a low intensity residential level of service on Kingston Ave. The Preliminary Plat (as.
apprrved) has Limits of No Access (LNA) along the 151% St. S. frontage, with the exception of
an pecess opening corresponding to the drive connection as shown on the site plan. Although -
Cii» Staff do not object to this connection, both the City of Bixby and ODOT would have to
allow a curb cut / driveway permit on this State Highway 67. The subject property is on the

(westhound) downward slope of the hill at Sheridan Rd., and the speed limit is 55 MPH. The =

Preliminary Plat’s representation of LNA and Access openings onto 151* St. S. / State Hwy 67
here does not guarantee the curb cut / driveway permit will be approved.

The subject property’s Kingston Ave. frontage and particulars have been the source of question
for this development since it was first rezoned and approved for PUD 62 in 2008, At the TAC
meeting held July 03, 2013, the City Planner, City Engineer, Fire Marshal, Fire Code
Enforcement Official, and the developer’s engineer were presented with right-of-way
dedication documents from 1959 and 1960 reflecting a 25’-wide, half-street road right-of-way
for Kingston Ave. along the east side of the common line separating the subject property from
the rural residential and undeveloped tracts to the east. It was generally agreed by all that:

Staff Report — Final Plat of “The Trails at White Hawk” February 18, 2014 Page 5 of 8




(1) Commercial traffic for the commercial Development Area B will primarily use the
driveway connection onto 151% St. S, as may then be approved, and not so much the
[primarily] residential collector street in this development or Kingston Ave.,

(2) The City of Bixby recognizes Kingston Ave. as currently functionally classified as a
local minor residential street,

(3) The subject property’s right-of-way dedication should be based on its current functional
classification; i.e. 25’ as the balance of the 50” total width right-of-way,

(4) If properties to the east of the subject property develop more intensively than single-
family residential, as would be expected at this time, they would be responsible for
dedicating additional right-of-way width commensurate with their intensity,

(5) City Staff would (and did) support a Modification/Waiver of the right-of-way dedication
requirement north of the cul-de-sac turnaround, based on its superior design and the fact
that continued legal access will be maintained for the residence at 14800 S. Kirgston
Ave. in the existing half-street right-of-way to the east, :

(6) The cul-de-sac turnaround, represented on a certain Major Amendment # 1 site plan as
to be located within the 130’-wide PSO easement, should be constructed with the
commercial development at the time of that development. Connection to, and not
improvement of, Kingston Ave. will be required at this. time with the residential
Development Area the only one now proposed for development, and =

(7) North of the cul-de-sac turnaround, Kingston Ave. will continue to be a Public street to
the extent the roadway exists within the cxisting 25’-wide half-street right-of-way
and/or prescriptive right-of-way/easement that may exist on the subject property (but the
existence of, and extent of which has not been determined here), -

PUD 62 Minor Amendment # 1 clarified and specified that the cul-de-sac street improvement
will be required to be constructed at the time the commercial lot, or any part of it, is developed.
This arrangement is described in the text as follows: )

At the time of Preliminary Plat approval, Staff and the Planning Commission recommmended,
and the City Council approved as a Condition of Approval: “because the fenceline and the
roadway itself appear to extend onto the subject property, and may have implications for
prescriptive right-of-way/easement, the fence should not be removed, unless agreed to by the
affected property owner at 14800 S. Kingston Ave., and any other affected property owners not
having a boundary agreement in place, and the City of Bixby. An easement over the-affected

ared would be in order to secure the continued maintenance of the fenceline and roadway on the
new residential lots platted, and is hereby recommended.”

Per survey data, the Kingston Ave. roadway paving falls within the subject property about, or
an average of roughly 2°. South of the AEP-PSO easement, there will be a 25’-wide right-of-
way dedication from the subject property. North of the AEP-PSO easement, however, there
was concern that fences could be constructed along the property line, with the paving cut off
and disposed. At a meeting with City Staff held August 09, 2013, City Staff and the
Applicant’s design professionals agreed to allow the fenceline and two 2 of paving to be
removed, with another 2 to allow for incidental drainage between the new edge of the paving
and any future fences, provided the 4’ was compensated for by paving along the east side of the
roadway, where it would fall within the 25° of dedicated public right-of-way. This issue is not
described in the PUD or any Amendment thereto, as it is an engineering design and review
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function of the subdivision development process. It is to be addressed and considered at this
Final Plat stage; if any changes from the above-described plan are determined necessary, they
should be specifically discussed and made Conditions of Approval of this Final Plat.

At the TAC meeting held February 05, 2014, Staff discussed with the Applicant that the
easterly (Kingston Ave.-adjacent) end of Reserve B had been “cut off” with this Final Plat.
Upon reviewing the matter more comprehensively, Staff believes that this change is in order, as
the Preliminary Plat, as approved, proposed the dedication of Kingston Ave. right-of-way for
the cul-de-sac,- which is not being built at this time. Public strect right-of-way should not be
platted until such time as the roadway will actually be constructed. However, the emergency-
access drive must be constructed at this time, to connect to Kingston Ave., along with certain
modifications to its northerly end to compensate for existing paving to be lost to new private
rear yards, The drive is proposed to pass through an area outside the plat boundary. Thus, a
separate-instrument easement must be dedicated at this time. As of the date of this report, such ~
easement has not been provided to Staff for City Couneil acceptance. It should be prepared and
presented to the City Council at the same time as the Final Plat, and recorded prior to the Final -
Plat. Further, it must be represented on the Final Plat along with its Document # citation where
recorded with the Tulsa County Clerk

W;,Lh this Final Plat, another change has occurred The Hudson Ave. collector street has been -
reduced to 60° in width at its southern end near its intersection with 151% St. S. This was
exp,.amed as driven by what the Oklahoma Dep artment of Transportation (ODOT) will permit.

-As described above, no trails are. mdlcated as proposed in the “Trails at White Hawk”
devslopment at this t1me '

Sta)[ Recommendation. Staff recommends Approval of the Fmal Plat subject to the following
corrections, mod1ﬁcat10ns and Cond1t10ns of Apprcval

i. Subject to the satlsfactlon of all outstanding Fire Marshal City Engineer, and/or City

Attorney recommendations.

A separate-instrument easement must be dedicated at th18 time for the construction of -

the emergency-access drive to Kingston Ave., and the same must be presented to the

City Council for acceptance at the same time as the Final Plat, and récorded prior to the

Final Plat.

3. The separate-instrument dedxcanon for the emergency-access drive must be represented
on the Final Plat, along with its Document # citation where recorded with the Tulsa
County Clerk.

4, “Owner/Developer” block on face of plat: “OneFifty One Partners, L.L.C.” should be
changed to “Whitehawk Parnters, LLC” per Assessor’s records and as used elsewhere
throughout the plat.

5. Block 3 lot numbers do not appear to reflect the lost of the first 17 lots to the north with
this first phase cutoff.

6. Commercial Lot 1, Block 12: Consider changing address to something in the 5600-
block of E. 151% St. S., since Hudson Ave. has not yet been reached (e.g. 5665).

7. Please add Document # citation where all separate instrument easements will have been
recorded with the Tulsa County Clerk (17.5°-wide U/E along the easterly side of

o

o
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Hudson Ave., and any others that may be required/proposed). Such easements reqmre
City Council acceptance, and this should occur, and instruments be recorded, prior to
Final Plat recording.

8. DoD/RCs Preamble: Missing critical wording such as “And does hereby certify that it
has caused the above described land to be surveyed, divided, mapped, granted, donated,
conveved, dedicated and access rights reserved...” as per customary platting
conventions and the City Attorney’s recommendations regarding fee simple ownership
of rights-of-ways.

9. DoD/RCs Section 3.4: Missing language pertaining to sidewalks along 151 8t. S.

10. DoD/RCs Section 3.5.2: Word “and” appears to have formatting error.

11. DoD/RCs Owners’ Signatory Blocks: Please update 2013 date.

12. DoD/RCs Surveyor’ Notary Block: Consider the accuracy of the April 23" date
provided.

13. Copies of the Final Plat, including all recommended corrections, modlﬁcatlons and -

Conditions of Approval, shall be submltted for placement in the pamlanent file (1 full
size, 1 11” X177, and 1 electronic copy). -
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Final Plat — The Trails at White Hawk
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Memo

To: Erik Enyart, AICP, City Planner
From: Joey Wiedel

Date: 01 22-2014 _ ,

Re- Fmal Plat of “Tr'alls of Whl'rehuwk"

Final Plat of “Trails of Whitehawk” is. approved with the following caveats.

1. Fire Hydrants shall be no further than 600 ft. Ali hydrants shall be operable beforr sonstruction
begins.

« Brand- AVK or Mueller: Color- Chrome Yellow .
2. Fireline supporting the fire hydrants shall be logped.

3 All roads and Second means of access capable of supportrng an |mposed load of 75,000
pounds shal! be in place before construction of homes. {IFC 2009 Appendix D)

Joey Wiedel
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City of Bixby

Engineering Department

Memo

To: Erik Enyart, City Planner

From: Jared Cotile, PE A"‘P

CC: Bea Aamodt, PE
File

Date: 01/1714

Re: The Trails at Whitehawk
Final Plat

General Comments:

1. Infrastructure Plans have been reviewed and approved. As long as Platting informaiisn confaims
to submitted [nfrastructure Plans, no exceptions taken.

1of1




CITY OF BIXBY

RQ. Box 70
116 W. Neadles Ave.
BIXBY, OK 74008
{918) 366-4430
(918) 366-6373 (fax)

Engineering Department Memo

To: Mr. Jerry Ledford, PE

Tulsa Engineering & Planning Assoc., LLC
9820 East 41® Street South, Suite 102
Tulsa, OK 74146

From: Jared Cotile, PE Otu,z_
CeC:

Bea Aamodt, PE ~ .
Erk Enyart, City Planner
File K

Date: 01/23/14

Re:  Trals at White Hawic: O
' Plan Review

ry Sewer

Force Mam Com

1. A rcomment resp

r éddréé;\éingjz':éach of the items listed below is required with the next
submiitad, )

Above ground force main ma
bends west of Yale. Th
Supervisar. i

crossing and at the 45 degree

t be approved by the Utilty

4, Wih the anticipated flow -through the +A2" force mai
volumes/velocities), a connection at the manhale invert wil

connection at Sta. 0+00.

in_(and - subsequent discharge
be required rather than an inside drop

Lift Station Cmnments

5. The invert of MH 1 must be located at minimum grade above the existing lit station invert and

connected to the existing’lift é}tg;jog invert. Othérwise, no sdditional storage capacity is provided.

The size of MH 1 listed in the profile should reflect the size indicated on the Plan.

7. The size of the control building must be checked against the la
and drives to verify that a 10'x10’ building is sufficient.

The building appears to be located within an easement that has yet to be obtained. Please clarify
the plan for acquisition.

yout and spacing of the controls 7

Off-site Gravity Line Comments:

9. The proposed easements shown will need to be obtained before construction operations
commence.

2
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Planned Unit Development No. 62

The Trails at White Hawk

A subdivision in the City of Bixby, being a subdivision of a part of the W/2 of the SE/4 of Section 15,
Township 17 North, Range 13 East, of the Indian Meridian, Tulsa County, State of Oklahoma

ENGINEER / SURVEYOR
——mmm O E—

OWNER / DEVELOPER
————mmm O E—

Tulsa Engineering & Planning Associates, Inc. One FiftyOne Partners, LLC
an Oklahoma corporation an Oklahoma limited liability company
9820 East 41st Street South, Suite 102 8315 East 111th Street, Suite H
Tulsa, Oklahoma 74146 Bixby, Oklahomaee7’40;)“8e
918.252.9621 918.481.1285
CERTIFICATE OF AUTHORIZATION NO. 531
RENEWAL DATE: JUNE 30, 2015 100 50 0 100 200 300

o+
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Lot Addresses

Addresses shown on this plat were accurate at the time this plat was filed.
Addresses are subject to change and should never be relied upon in place of
the legal description.
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THE TRAILS AT WHITE HAWK

DEED OF DEDICATION
AND
RESTRICTIVE COVENANTS

KNOW ALL MEN BY THESE PRESENTS:

That Whitehawk Partners, L.L.C., an Oklahoma limited liability company, hereinafter referred to
as the "Owner/Developer’, is the owner of the following described land:

A tract of land located in the W/2 of the SE/4 of Section 15, T-17-N, R-13-E of the Indian
Meridian, Tulsa County, State of Oklahoma, according to the Official U.S. Government Survey
thereof, being more particularly described as follows:

Commencing at the south quarter corner of Section 15, T-17-N, R-13-E of the Indian Meridian,
Tulsa County, State of Oklahoma, according to the Official U.S. Government Survey thereof;

Thence N 00°00'01"W along the west line of the SE/4 of said Section 15 a distance of 100.23
feet to a point on the northerly line of the State Highway 67 Right-of-Way as described in the
"Warranty Deed" (WD) recorded in Book 5681, Page 1134, and filed in the records of the Tulsa
County Clerk's office, said point being also the "Point of Beginning";

Thence continuing N 00°00'01"W along the west line of the SE/4 of said Section 15 a distance
of 1,360.62 feet;

Thence N 90°0000'E a distance of 120.00 feet;

Thence N 00°00'00'E a distance of 276.30 feet;

Thence N 90°00'00'E a distance of 50.00 feet to a point of non-tangent curve to the left;
Thence along said non-tangent curve to the left with a central angle of 90°00'00", a radius of
25.00 feet, an arc length of 39.27 feet, a chord bearing of S 45°00'00"E, and a chord length of
35.36 feet;

Thence N 90°00'00'E a distance of 926.93 feet to a point of tangent curve to the left;

Thence along said tangent curve to the left with a central angle of 90°00'00", a radius of 25.00
feet, an arc length of 39.27 feet, a chord bearing of N 45°00'00'E, and a chord length of 35.36
feet;

Thence N 90°00'00'E a distance of 60.00 feet;

Thence S 00°00'00"'W a distance of 47.68 feet;

Thence N 90°00'00'E a distance of 115.52 feet to a point on the east line of the W/2 of the SE/4
of said Section 15;

Thence S 00°00'06'E along the east line of the W/2 of the SE/4 of said Section 15 a distance of
594.14 feet to a point on the northerly line of the PSO Transmission Line Right-of-Way as
described in the "Report of Commissioners" (RC) recorded in Book 3560, Page 210, and filed
in the records of the Tulsa County Clerk's office;

Thence S 72°29'33'W along the northerly line of said PSO Transmission Line Right-of-Way a
distance of 106.86 feet;

Thence S 24°37'56'E a distance of 131.01 feet to a point on the southerly line of said PSO
Transmission Line Right-of-Way;

Thence S 72°29'33'W along the southerly line of said PSO Transmission Line Right-of-Way a
distance of 1,072.82 feet to a point of non-tangent curve to the left;

Thence along said non-tangent curve to the left with a central angle of 05°36'44", a radius of
290.00 feet, an arc length of 28.41 feet, a chord bearing of S 44°04'37'E, and a chord length of
28.40 feet;

Thence S 46°53'00'E a distance of 84.63 feet to a point of tangent curve to the right;

Thence along said tangent curve to the right with a central angle of 27°31'09", a radius of 405.00
feet, an arc length of 194.52 feet, a chord bearing of S 33°07'25"E, and a chord length of 192.66
feet;

Thence S 19°21'561"E a distance of 53.05 feet to a point of tangent curve to the right;

Thence along said tangent curve to the right with a central angle of 19°21'561", a radius of 315.00
feet, an arc length of 106.46 feet, a chord bearing of S 09°40'56"E, and a chord length of 105.95
feet;

Thence S 00°00'00"'W a distance of 27.06 feet to a point of tangent curve to the left;

Thence along said tangent curve to the left with a central angle of 89°59'38", a radius of 30.00
feet, an arc length of 47.12 feet, a chord bearing of S 44°59'49'E, and a chord length of 42.42
feet to a point on the northerly line of said State Highway 67 Right-of-Way;

Thence N 89°59'38"W along the northerly line of said State Highway 67 Right-of-Way a distance
of 204.27 feet;

Thence S 76°52'01"W along the northerly line of said State Highway 67 Right-of-Way a distance
of 308.03 feet to the "Point of Beginning".

Said tract contains 1,417,616 square feet or 32.5440 acres.

The non-astronomic bearings for said tract are based on an assumed bearing of N 00°00'01"W

along the west line of the SE/4 of Section 15, T-17-N, R-13-E of the Indian Meridian, Tulsa
County, State of Oklahoma, according to the Official U.S. Government Survey thereof.

And does hereby certify that it has caused the above described land to be surveyed, divided,
mapped, dedicated and access rights reserved as represented on the plat and subdivided into

eight (8) blocks, one hundred and nineteen (119) lots, five (5) reserve areas, and streets and
has designated the same as "THE TRAILS AT WHITE HAWK", an addition to the City of Bixby,
Tulsa County, State of Oklahoma (the "Subdivision")

SECTION.
STREETS, EASEMENTS AND UTILITIES

1.1 Public Streets and Utility Easements

The Owner/Developer does hereby grant, donate, convey and dedicate to the public the
street rights-of-way as depicted on the accompanying plat. Additionally, the
Owner/Developer does hereby dedicate to the public the utility easements designated as
“U/E" or “Utility Easement” for the several purposes of constructing, maintaining,
operating, repairing, replacing, and/or removing any and all public utilities, including storm
sewers, sanitary sewers, telephone and communication lines, electric power lines and
transformers, gas lines, water lines and cable television lines, together with all fittings,
including the poles, wires, conduits, pipes, valves, meters, manholes and equipment for
each of such facilities and any other appurtenances thereto, with the rights of ingress and
egress to and upon the utility easements for the uses and purposes aforesaid, provided
however, the owner hereby reserves the right to construct, maintain, operate, lay and
re-lay water lines and sewer lines, together with the right of ingress and egress for such
construction, maintenance, operation, laying and relaying over, across and along all of the
utility easements depicted on the plat, for the purpose of furnishing water and/or sewer
services to the area included in the plat. The Owner/Developer herein imposes a
restrictive covenant, which covenant shall be binding on each lot owner and shall be
enforceable by the City of Bixby, Oklahoma, and by the supplier of any affected utility
service, that within the utility easements depicted on the accompany plat no building,
structure or other above or below ground obstruction that interferes with the above set
forth uses and purposes of an easement shall be placed, erected, installed or maintained,
provided however, nothing herein shall be deemed to prohibit properly-permitted drives,
parking areas, curbing, landscaping and customary screening fences that do not
constitute an obstruction

1.2. Underground Service

1.2.1 Overhead lines for the supply of electric, telephone and cable
television services may be located within the eastern perimeter easements of the
subdivision. Street light poles or standards may be served by overhead line or
underground cable here and elsewhere throughout the subdivision. All supply lines
including electric, telephone, cable television and gas lines shall be located
underground in the easement ways dedicated for general utility services and in the
rights-of-way of the public streets as depicted on the accompanying plat. Service
pedestals and transformers, as sources of supply at secondary voltages, may also
be located in the easement ways. The Owner/Developer does hereby restrict the
utility easements shown and designated on the accompanying plat to a single
supplier of electrical service.

1.2.2 Underground service cables and gas service lines to all structures
which are located within the subdivision may be run from the nearest gas main,
service pedestal or transformer to the point of usage determined by the location
and construction of such structure as may be located upon the lot. Provided that
upon the installation of a service cable or gas service line to a particular structure,
the supplier of service shall thereafter be deemed to have a definitive, permanent,
effective and non-exclusive right-of-way easement on the lot, covering a 5 foot strip
extending 2.5 feet on each side of the service cable or line extending from the gas
main, service pedestal or transformer to the service entrance on the structure.

1.2.3 The supplier of electric, telephone, cable television and gas
services, through its agents and employees, shall at all times have the right of
access to all easement ways shown on the plat or otherwise provided for in this
Deed of Dedication for the purpose of installing, maintaining, removing or replacing
any portion of the underground electric, telephone, cable television or gas facilities
installed by the supplier of the utility service.

1.2.4 The owner of the lot shall be responsible for the protection of the
underground service facilities located on his lot and shall prevent the alteration of
grade or any construction activity which would interfere with the electric, telephone,
cable television or gas facilities. Each supplier of service shall be responsible for
ordinary maintenance of underground facilities, but the owner shall pay for damage
or relocation of such facilities caused or necessitated by acts of the owner or his
agents or contractors.

1.25 The foregoing covenants set forth in this sub-section 1.2 shall be
enforceable by each supplier of the electric, telephone, cable television or gas
service and the owner of the lot agrees to be bound hereby.

1.3 Gas Service

1.3.1 The supplier of gas service through its agents and employees shall
at all times have the right of access to all such easements shown on the plat or as
provided for in this Deed of Dedication for the purpose of installing, removing,
repairing, or replacing any portion of the facilities installed by the supplier of gas
service.

1.3.2 The owner of the lot shall be responsible for the protection of the
underground gas facilities located in their lot and shall prevent the alteration, grade,
or any other construction activity that would interfere with the gas service. The
supplier of the gas service shall be responsible for the ordinary maintenance of said
facilities, but the owner shall pay for damage or relocation of facilities caused or
necessitated by acts of the owner, or its agents or contractors.

1.3.3 The foregoing covenants set forth in this sub-section 1.3 shall be
enforceable by the supplier of the gas service and the owner of the lot agrees to be
bound hereby.

1.4 Water, Sanitary Sewer, and Storm Sewer Service

1.4.1 The owner of the lot shall be responsible for the protection of the
public water mains, sanitary sewer mains, and storm sewers located on his lot.

1.4.2 Within  the utility easement, restricted waterline, sanitary sewer,
storm sewer and drainage easement areas depicted on the accompanying plat, the
alteration of grade from the contours existing upon the completion of the installation
of a public water main, sanitary sewer main, or storm sewer or any construction
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1.6

1.7

1.10

activity that would interfere with public water mains, sanitary sewer mains, and storm
sewers shall be prohibited.

1.43 The City of Bixby, Oklahoma, or its successors, shall be
responsible for ordinary maintenance of public water mains, sanitary sewer mains,
and storm sewers but the owner shall pay for damage or relocation of such facilities
caused or necessitated by acts of the owner, his agents or contractors.

1.4.4 The City of Bixby, Oklahoma, or its successors, shall at all times
have right of access to all easements depicted on the accompanying plat, or
otherwise provided for in this Deed of Dedication, for the purpose of installing,
maintaining, removing or replacing any portion of underground water, sanitary sewer,
or storm sewer facilities

1.45 The foregoing covenants set forth in the above paragraphs shall
be enforceable by the City of Bixby, Oklahoma, or its successors, and the owner of
the lot agrees to be bound

Reservation of Rights and Covenant as to Obstructions

The Owner/Developer hereby reserves the right to construct, maintain, operate, lay and
re-lay water lines and sewer lines, together with the right of ingress and egress for such
construction, maintenance, operation, laying and re-laying over, across and along all of the
utility easements depicted on the plat, for the purpose of furnishing water and/or sewer
services to the area included in the plat and to areas outside of the plat. The
Owner/Developer herein imposes a restrictive covenant, which covenant shall be binding
on each lot owner and shall be enforceable by the City of Bixby, Oklahoma, and by the
supplier of any affected utility service, that within the utility easements depicted on the
accompanying plat no building, structure or other above or below ground obstruction shall
be placed, erected, installed or maintained, provided however, nothing herein shall be
deemedto prohibit properly-permitted drives, parking areas, curbing and landscaping, that
does not constitute an obstruction.

Paving and Landscaping within Easements

The owner of the lots shall be responsible for the repair and replacement of any
landscaping and paving within the utility easements on the lot, in the event that it is
necessary to repair any underground water, sanitary sewer, storm sewer, electric, natural
gas, cable television or telephone service.

Lot Surface Drainage

Each lot shall receive and drain, in an unobstructed manner, the storm and surface waters
from lots and drainage areas of higher elevation and from public streets and easements.
No lot owner shall construct or permit to be constructed any fencing or other obstructions
which would impair the drainage of storm and surface waters over and across his lot. The
foregoing covenants set forth in this paragraph 1.7 shall be enforceable by any affected lot
owner and by the City of Bixby, Oklahoma.

Sidewalks

Sidewalks are required along streets designated by and in accordance with City of Bixby
subdivision regulations. Required sidewalks shall be constructed in conformance with City
of Bixby engineering design standards. The Owner/Developer shall construct required
sidewalks along the streets, within reserve areas, common areas and along arterial street
frontages of abutting lots having access onto minor streets. Where sidewalks are not
constructed by the Owner/Developer, the builder of each lot shall construct the required
sidewalk.

Limits of No Access

The undersigned Owner/Developer hereby relinquishes rights of vehicular ingress or
egress from any portion of the property adjacent to East 151st Street South (State Highway
67) within the bounds designated as "Limits of No Access" (L.N.A.) on the accompanying
plat, which "Limits of No Access" may be amended or released by the Bixby Planning
Commission, or its successor, and with the approval of the City of Bixby, Oklahoma, or as
otherwise provided by the statutes and laws of the State of Oklahoma thereto, and the
limits of no access above established shall be enforceable by the City of Bixby.

Reserves “A”", “B” and “D" - Detention Easement Area

1.10.1 The Owner/Developer does hereby dedicate to the City of
Bixby, Oklahoma for public use (subject to easements of record) a perpetual
easement on, over, and across the property designated and shown on the
accompanying plat as Reserves “A”, “B" and “D" (hereinafter referred to as the
“Detention Easement Area”) for the purposes of permitting the flow, conveyance,
retention, detention and discharge of stormwater runoff from the various lots within
"THE TRAILS AT WHITE HAWK" and from properties not included within *THE
TRAILS AT WHITE HAWK"

1.10.2 Detention, retention and other drainage facilities constructed
within the Detention Easement Area shall be in accordance with standards and
specifications approved by the City of Bixby.

1.10.3 No fence, wall, building, or other obstruction may be placed or
maintained in the Detention Easement Area, nor shall there be any alteration of the
grades or contours in such easement area unless approved by the Department
of Public Works of the City of Bixby. Properly-permitted recreational equipment
and fixtures will be allowed in the Detention Easement Area

1.10.4 Detention, retention and other drainage facilities shall be
maintained by THE TRAILS AT WHITE HAWK HOME OWNERS' ASSOCIATION,
INC., to the extent necessary to achieve the intended drainage, retention, and
detention functions including repair of appurtenances and removal of obstructions
and siltation and THE TRAILS AT WHITE HAWK HOME OWNERS' ASSOCIATION,
INC. shall provide customary grounds maintenance within the Detention
Easement Area in accordance with the following standards:

a. Grass areas shall be mowed (in season) at regular intervals
not exceeding four (4) weeks.

b. Concrete appurtenances shall be
condition and replaced if damaged

maintained in good

c. The Detention Easement Area shall be kept free of debris

d. Cleaning of siltation and vegetation from concrete channels
shall be performed a minimum of twice yearly.

1.10.5 Landscaping and recreational equipment approved by the City of
Bixby shall be allowed within the Detention Easement Area.

1.106 In the event THE TRAILS AT WHITE HAWK HOME OWNERS'
ASSOCIATION should fail to properly maintain the detention, retention, and
other drainage facilities or, in the event of the placement of an obstruction
within, or the alteration of the grade or contour within the Detention Easement
Area, the City of Bixby, or its designated contractor, may enter and perform
maintenance necessary to the achievement of the intended drainage
functions and may remove any obstruction or correct any alteration of grade
or contour, and the cost shall be paid by THE TRAILS AT WHITE HAWK
HOME OWNERS' ASSOCIATION, INC.. In the event the Association fails to
pay the cost of maintenance after completion of the maintenance and receipt
of a statement of costs, the City of Bixby, Oklahoma, may file of record a copy
of the statement of costs, and thereafter the costs shall be a lien against each
lot within "THE TRAILS AT WHITE HAWK", provided however, the lien against
each lot shall not exceed that lot's prorata portion of the costs. A lien
established as above provided may be foreclosed by the City of Bixby,
Oklahoma.

SECTION II.
RESERVE AREAS

2.1 UseofLand
2.1.1 Reserve Areas “A”, “B” & “D”

Reserve Areas “A”, “B” and “D" shall be used for passive and active open
space, guest parking, signage, landscaping, walls, fencing, drainage,
recreation, overland drainage, stormwater drainage, utilities, sidewalks, and
ingress and egress, lighting and is reserved for subsequent conveyance to THE
TRAILS AT WHITE HAWK HOME OWNERS' ASSOCIATION, INC., as set forth
within Section VI hereof.

2.1.2 Reserve Area “C"

Reserve Area “C” shall be used for open space, signage, landscaping, fencing,
utilities, retaining walls, sidewalks, and ingress and egress and is reserved for
subsequent conveyance to THE TRAILS AT WHITE HAWK HOME OWNERS'
ASSOCIATION, INC., as set forth within Section VI hereof. The owners of Lots
10 and 11, Block 1 and Lot 1, Block 2 shall enjoy full use of that portion of
Reserve Area “C” to include the ability to construct fencing along their
respective side lot lines to the west boundary of the "THE TRAILS AT WHITE
HAWK", as well as construct fencing along the west boundary line of the *THE
TRAILS AT WHITE HAWK", immediately behind said Lots 10 and 11, Block 1
and Lot 1, Block 2. Said fencing shall be constructed in accordance with
Section 4.3 Fence restrictions. Maintenance of Reserve Area “C” immediately
west of Lots 10.and 11, Block 1 and Lot 1, Block 2 shall be the responsibility of
the owners of said lots.

2.1.3 Reserve Area “E”

Reserve Area “E" shall be used for passive and active open space, signage,
landscaping, walls, fencing, drainage, recreation, overland drainage, stormwater
drainage, utilities, sidewalks, and ingress and egress, emergency access,
lighting and is reserved for subsequent conveyance to THE TRAILS AT WHITE
HAWK HOME OWNERS' ASSOCIATION, INC., as set forth within Section VI
hereof.

22 Al Reserves

221 Al costs and expenses associated with all reserves, including
maintenance of various improvements, sanitary sewer lift station and
appurtenances, and recreational facilities will be the responsibility of THE
TRAILS AT WHITE HAWK HOME OWNERS' ASSOCIATION, INC.

2.2.2 In the event THE TRAILS AT WHITE HAWK HOME OWNERS' ASSOCIATION,
INC. should fail to properly maintain the reserve areas and facilities thereon
located as above provided, the City of Bixby, Oklahoma, or its designated
contractor may enter the reserve areas and perform such maintenance, and the
cost thereof shall be paid by THE TRAILS AT WHITE HAWK HOME OWNERS'
ASSOCIATION, INC.

2.2.3 In the event THE TRAILS AT WHITE HAWK HOME OWNERS' ASSOCIATION,
INC. fails to pay the cost of said maintenance after completion of the
maintenance and receipt of a statement of costs, the City of Bixby, Oklahoma
may file of record a copy of the statement of costs, and thereafter the costs shall
be a lien against each of the lots within the development. Such costs of
maintenance shall become a lien on all the residential lots as hereinafter
defined, which may be foreclosed by the City of Bixby, Oklahoma

224 THE TRAILS AT WHITE HAWK OWNERS' ASSOCIATION INC., shall
be responsible for maintenance of Reserves “A”, “B", that portion of Reserve
“C" located between Lot 11, Block 1 and Lot 1, Block 2, Reserve “D” and
Reserve “E”

SECTION il
PLANNED UNIT DEVELOPMENT

WHEREAS, "THE TRAILS AT WHITE HAWK' was submitted as Planned Unit
Development No. 62, as provided within Chapter 7 of the Zoning Code of the City of Bixby,
Oklahoma as amended and as the same existed on August 13, 2012, and was approved by
the Bixby Planning Commission on January 21st, 2008, and by the City of Bixby City Council
on February 11, 2008, and

WHEREAS, the Planned Unit Development (PUD) provisions of the Bixby Zoning Code
require the establishment of covenants of record, inuring to and enforceable by the City of
Bixby, Oklahoma, sufficient to assure the implementation and continued compliance with the
approved PUD, and

WHEREAS, the Owner/Developer desires to establish restrictions for the purpose of
providing for an orderly development and to assure adequate restrictions for the mutual benefit
of the Owner/Developer, its successors and assigns, and the City of Bixby, Oklahoma.

THEREFORE, the Owner/Developer does hereby impose the following restrictions and
covenants which shall be covenants running with the land and shall be binding upon the
Owner/Developer, its successors and assigns, and shall be enforceable by the
Owner/Developer, any person owning the lot or a parcel in"THE TRAILS AT WHITE HAWK', and
by the City of Bixby as hereinafter set forth

3.1 General Standards
The development of "THE TRAILS AT WHITE HAWK' shall be subject to the Planned Unit
Development provisions of the Bixby Zoning Code, as such provisions existed August 13,
2012, or as may be subsequently amended.
32 Blocks1,2,3,4,568&7
3.2.1 Development Standards: Residential
32.1.1 Permitted Uses:

Single Family detached dwellings & customary accessory uses as
permitted under RS-3 Zoning regulations except as modified below*.

3212  Maximum Number of Dwelling Units 265 DUs
3.2.1.3  Minimum Lot Area: 6,000 SF
3.2.1.4  Minimum Lot Width

Standard Lot 55 FT

Cul-de-sac or Irregular Lot 30FT
3215  Maximum Building Height: 48 FT
3.2.1.6 Maximum Accessory Building Height: 35FT
3.2.1.7  Livability Space per Dwelling Unit: 2,500 SF
3.2.1.8  Minimum Building Setbacks

Front Yards: 20 FT

Side Yards: 5 FT/5FT

Corner Lot (Not on Arterial): 15 FT

Rear Yard (Not on an arterial): 15FT

3219 Parking:
Two (2) enclosed off street parking spaces per dwelling unit and at least
two (2) additional off street parking spaces in driveways

3.2.1.10 *Accessory Buildings

Detached accessory buildings, such as a garage, including one living or
servants quarters per lot may be permitted on lots with @ minimum lot
area of 12,000 SF. Any accessory living quarters may include a bath or
kitchen provided such quarters may only be occupied by servants or by
members of the family related by blood adoption or marriage. Such living
quarters must be a part of the accessory garage structure. The living
area of any such quarters shall not exceed 1,100 square feet.

3.3 Block 12:
3.3.1 Development Standards: Commercial General District

3.3.1.1  Permitted Uses:
All principal use units permitted within the CG district except as modified
below.

- Use Unit #2:  Area Wide Special Exception Uses
Government service NEC, post office shall be permitted
as a matter of right. All other uses listed within Use Unit
#2 shall not be permitted.

- Use Unit #4:  Public Protection and Utility Services
Antennas and antenna supporting structures shall be
permitted as a matter of tight. All other uses listed within
Use Unit #4 shall not be permitted.

- Use Unit #6:  Single-Family Dwelling
Single-Family detached dwelling and similar uses shall

be permitted as a matter of right. All other uses listed
within Use Unit #6 shall not be permitted

- Use Unit #7: Duplex Dwelling
Duplex dwelling shall be permitted as a matter of right.

- Use Unit #7a: Townhouse Dwelling
Townhouse dwelling shall be permitted as a matter of

right.

- Use Unit #8:  Multi-Family Dwelling and Similar Uses
All uses under Use Unit #8 shall be permitted as a

matter of right with the exception of the following uses
which shall not be permitted

- Community group home

- Convent, monastery, novitiate

- Rooming/boarding home

- Use Unit #15: Other Trades and Services
All uses allowed under Use Unit #15 shall be
permitted as a matter of right with the exception of the
following uses which shall not be permitted
- Portable storage building sales
- Kennels
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3.3.1.2  Maximum Floor Area (.75 FAR): 37,705 SF
3.3.1.3  Minimum Lot Frontage:
Along East 151st Street South 100 FT.
Along non-arterial street 50 FT.

3.3.1.4  Maximum Building Height 70 FT/5 Stories

3.3.1.5  Minimum Building Setbacks:

From North and West Boundaries: 10FT
From South Hudson Avenue 50 Ft.
From centerline of E. 151st St. So.: 100 FT

3.3.1.6  Minimum Parking & Drive Aisle Setbacks
(east and south property lines): 10 FT.

3.3.1.7  Parking Ratio:
As required within applicable Use Unit.

3.3.1.8  Perimeter Screening
As required by the Specific Use Unit when abutting an R-District

3.3.1.9  Minimum Landscaped Open Space:
As required within applicable Use Unit.

3.3.1.10 Signage
A subdivision identification sign not exceeding 100 SF of display area
shall be allowed in the island of the proposed residential street along the
East 151st Street South frontage

Signage within Commercial Blocks will be as required within the
applicable use unit.

Access and Circulation

Access shall be provided in substantial conformance with the Preliminary Plat. Sidewalks
shall be provided on both sides of all interior streets within the project limits per City of
Bixby subdivision regulations and the approved Planned Unit Development

Detailed Site Plan Approval and Building Permits

3.5.1 Within Residential Blocks, “THE TRAILS AT WHITE HAWK" for the
purpose of site plan review requirements, the final plat approved by the City of
Bixby Planning Commission and City Council shall constitute the required detailed
site plan. No building permit shall be issued until the subdivision plat has been
processed and approved by the City of Bixby Planning Commission and City
Council in compliance with the approved Planned Unit Development and
development standards.

3.5.2 Within Commercial Blocks, “THE TRAILS AT WHITE HAWK", may be subdivided
developed into smaller tracts as approved by the City of Bixby Planning
Commission. No building permit shall be issued until a detailed site plan has been
processed and approved by the City of Bixby Planning Commission and City
Council in compliance with the approved Planned Unit Development and
development standards.

SECTION V.
PRIVATE BUILDING AND USE RESTRICTIONS (RESIDENTIAL BLOCKS)

Architectural Committee and Construction Standards

4.1.1 The Architectural Committee, as set forth in Section V, will be formed
to review and approve any structure to be built on any lot and shall also be
responsible for the development and construction standards contained herein.
The Owner/Developer, its successors, assigns or appointees are hereafter referred
to as the Architectural Committee. After sixty-five percent (65%) of the lots in the
subdivision have been purchased and houses constructed, THE TRAILS AT WHITE
HAWK HOME OWNERS' ASSOCIATION, INC., and the Owner/Developer shall
form a duly elected Architectural Committee consisting of members of the
Association. The Owner/Developer, shall hold a three to one (3:1) proxy vote for
any of the lots it holds. This in effect will give the Owner/Developer, three (3) votes
per lot that it holds. This three to one (3:1) vote shall be used in all votes
concerning any item that comes before THE TRAILS AT WHITE HAWK HOME
OWNERS' ASSOCIATION, INC. including but not limited to the approval and/or
disapproval of any item brought before the Architectural Committee.

Lot use restrictions

4.2.1 No lot shall be used for business or professional purposes of any kind or for any
commercial or manufacturing purpose.

4.2.2 No noxious or offensive activity shall be carried on upon any lot. Nothing shall be
done upon any lot which may be or become an annoyance or a nuisance to the
neighborhood.

Fence restrictions

4.3.1 No fence or wall shall be erected, placed or altered on any lot nearer
to the street than the minimum front yard set-back to an abutting street or
minimum side yard set-back to an abutting street established herein and shown
onthe attached plat of “THE TRAILS AT WHITE HAWK", and no fence or wall shall
exceed six (6) feet in height above ground level.

4.3.2 No chain-link fences will be permitted in the subdivision.

4.3.3 All wood fences shall be constructed of #2 grade or better Cedar or
Spruce.

Dwelling material and size restriction

4.41 No building or dwelling unit on any lot shall be constructed with less
than Eleven Hundred (1100) square feet of enclosed living area for any single
family unit, exclusive of open porches, garages or breezeways; in the event of a
dwelling having more than one (1) story there shall be a minimum of Eleven
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Hundred (1100) square feet of floor space with a minimum of Eight Hundred (800)
square feet on the first story, exclusive of open porches, garage, and breezeways

4.42 No building or dwelling unit shall be erected, placed or constructed
on any lot in this addition unless at least thirty-three percent (33%) of the exterior
walls thereof be brick, brick veneer, stone or stone veneer, stucco-type plaster, up
to the eight foot plate line. Any deviation of exterior construction materials shall be
permitted only with the written consent of the Architectural Committee.

4.43 All residences shall be completed using composition shingles and
shall be “weatherwood” in color or the equivalent. The roofs must have a minimum
pitch of 5/12, except for dormers, porch roofs or patios.

Antennae and aerial restrictions

4.5.1 No exterior radio or television aerial wires or antennae shall be erected or attached
on or near any structure on any lot of this subdivision.

Garages

4.6.1 All houses shall have a minimum of one attached two (2) car garage conforming
to the architecture of the dwelling structure, conforming to all restrictions and
covenants and codes and approved by the Owner/Developer of “THE TRAILS AT
WHITE HAWK", and the Architectural Committee.

Temporary structures

4.7.1 Noout-building, garage, shed, tent, trailer (i.e. any mobile or manufactured home),
basement or temporary building shall be used for permanent or temporary
residence purposes; provided that this paragraph shall not be deemed or
construed to prevent the use of a temporary shed during the period of actual
construction of any structure on any such property, nor the use of adequate
sanitary toilet facilities for workmen which shall be provided by the builder during
such construction

Accessory and out-buildings

4.8.1 Accessory buildings shall conform to the dwelling structure architecture and shall
be behind a privacy fence.

4.8.2 Al mailboxes in the subdivision shall conform to the model as set
forth by the Architectural Committee.

No truck, camper motor home, trailer, boat or vehicle of any type (whether operable or
not) may be parked, kept or stored on any lot except in a garage or screened area
behind the building line of the tract for more that forty-eight (48) hours during a
seventy-two (72) hour period.

Livestock and poultry prohibited: ~ No animals, livestock or poultry of any
kind shall be raised, bred or kept on any part thereof, except that dogs, cats or other
household pets may be kept, provided they are not kept, bred or maintained for
commercial purposes.

Billboards prohibited: The construction or maintenance of billboards or advertising
boards or structures on any lot is specifically prohibited, except temporary billboards
advertising sale or rental of such property are permitted, provided they do not exceed
nine (9) square feet in size.

Existing structures: No existing, erected building or structure of any sort
may be moved onto or placed on any of the lots in “THE TRAILS AT WHITE HAWK".

Obstructions! No object, including vegetation, shall be permitted on any
corner lot which obstructs reasonably safe and clear visibility of pedestrian or vehicular
traffic through site lines parallel to the ground surface at elevations between two (2) and
six (6) feet above the roadways

Lot division: No lot shall be split or further subdivided so as to reduce the area thereof,
except as necessitated by the correction of encroachments or other boundary
deficiencies caused by errors in house construction, platting, re-platting or surveying of
the subdivision. This shall also include any changes pursuant by any municipal direction.

The Owner/Developer of “THE TRAILS AT WHITE HAWK" reserve the right in their sole
discretion and without joinder of any owner at any time so long as it is the owner of any
lot or part thereof to amend, revise or abolish any one or more of the above covenants
and restrictions by instrument duly executed and acknowledged by them as Owner/
Developer and filed in the County Clerk's office in the Tulsa County Courthouse, Tulsa,
Oklahoma.

Enforcement: Enforcement to restrain violation of the covenants or to recover damages
shall be by proceedings at law in a court of competent jurisdiction or in equity against any
person or persons violating or attempting to violate and covenant herein, and may be
brought by the lot owner or lot owners of any lot(s) or having any interest therein, whether
acting jointly or severally. The Owner/Developer or THE TRAILS AT WHITE HAWK HOME
OWNERS' ASSOCIATION, INC. shall not be obligated to enforce any covenant or
restriction through legal proceedings.

SECTION V.
ARCHITECTURAL COMMITTEE

Architectural Committee - Plan Review

5.1.1 No residence, outbuilding, improvements, driveway, fence, wall, satellite receiver
dish, or free standing mailbox shall be erected, placed, or altered on any lot in the
subdivision until the plans and specifications have been approved in writing by the
Owner/Developer, or its authorized representatives or successors, which are
hereinafter referred to as the “Architectural Committee". For each residence or out
building, the required plans and specifications shall be submitted in duplicate and
shallinclude a site plan, floor plan, exterior elevations, drainage and grading plans,
exterior materials, and exterior color scheme.

5.1.2 The Architectural Committee's purpose is to promote good design
and compatibility within the subdivision and in its review of plans or determination
of any waiver as hereinafter authorized may take into consideration the nature and
character of the proposed building or structure, the materials of which it is to be
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built, the availability of alternative materials, the site upon which it is proposed to be
erected and the harmony thereof with the surrounding area. The Architectural
Committee shall not be liable for any approval, disapproval, or failure to approve
hereunder and its approval of building plans shall not constitute a warranty or
responsibility for building methods, materials, procedures, structural design, grading
or drainage, or code violations. The approval or failure to approve building plans
shall not be deemed a waiver of any restriction. Nothing herein contained shall be
deemed to prevent any lot owner in the subdivision from prosecuting any legal
action relating to improvements within the subdivision which they would otherwise
be entitled to prosecute

5.1.3 The Architectural Committee’s objective is to advance theharmonious use of
landscaping, fencing, hardscaping, landscape lighting, and other landscape design
items to promote compatibility and conformity within the subdivision. The
Architectural Committee reserves the authority to review, approve, modify, or reject
the type of landscaping or landscape design items which may be placed in public
view by any lot owner and determined in the discretion of the Architectural
Committee to be incompatible with the overall aesthetic standards of "THE TRAILS
AT WHITE HAWK"

5.1.4 The powers and duties of the Architectural Committee shall, on the
1st day of January, 2023, be deemed transferred to THE TRAILS AT WHITE HAWK
OWNERS' ASSOCIATION, INC. provided for in Section VI., or upon written
assignment to THE TRAILS AT WHITE HAWK OWNERS' ASSOCIATION, INC. by the
Architectural Committee, whichever event first occurs, and thereafter the foregoing
powers and duties shall be exercised by the Owners' Association, or their
designees

5.1.5 The Architectural Committee reserves the right in their sole discretion
and without joinder of any lot owner at any time, so long as the Owner/Developer,
is the owner of any lot or part thereof to amend, revise, or abolish any one or more
of the above covenants and restrictions within this Section V., by instrument duly
executed and acknowledged by them as the Architectural Committee and filed in
the County Clerk's office in the Tulsa County Courthouse, Tulsa, Oklahoma.

SECTIONVI.
HOME OWNERS' ASSOCIATION

Home Owners’ Association: The Owner/Developer shall form or cause to be formed THE
TRAILS AT WHITE HAWK HOME OWNERS' ASSOCIATION, INC., a non-profit entity
established pursuant to the Business Corporation Act of the State of Oklahoma and
formed for the general purposes of maintaining the common open areas and for
enhancing the value, desirability and attractiveness of “THE TRAILS AT WHITE HAWK”
The creation of this Association shall be completed at the sole discretion of the
Owner/Developer. However, the same shall be no later than the last day of construction
of the last home in “THE TRAILS AT WHITE HAWK".

Membership: At any time, any house constructed on a residential lot and that lot and
house have been sold and occupied, the lot owner therefore shall become a member of
the TRAILS AT WHITE HAWK HOME OWNERS’ ASSOCIATION, INC., and membership
shall be appurtenant to and may not be separated from the ownership of a residential lot
or portion thereof. The owner of vacant lot(s) will not be members of the Association,
unless through the written consent of the owner. The acceptance of a deed to a lot by the
homeowner shall constitute acceptance of the Association as of the date ofincorporation,
or as of the date of the recording of the deed, whichever is later.

Covenant for assessments: The homeowner, and each subsequent owner
of alot or portion thereof, by acceptance of a deed therefor, is deemed to covenant and
agree to pay the Association an annual assessment as established by the Association
No vacant lot will be assessed, unless through a written consent of the owner. Annual
assessment rates shall be established each year by the assent of 51% of the Lot owners
within the subdivision. Delinquent assessments, as defined by the association, together
with 10% interest, costs and reasonable attorney’s fees shall be a continuing lien on the
lot and the personal obligation of the ownership of the lot at the time of assessment. The
lien of the assessments provided for herein shall be subordinate to the liens of any first
mortgage.

Duration, Amendment or Termination and Severabi\itz

6.4.1 Duration The restrictions shall remain in full force and effect until
January 1, 2023, and shall automatically be extended thereafter for successive
periods of ten (10) years unless terminated or amended as hereinafter provided.

6.4.2 Amendment or Termination. The items in Section VI may be amended, modified,
changed or cancelled by a written instrument signed and acknowledged by the
owners of two-thirds (2/3) of the lots in “THE TRAILS AT WHITE HAWK"
Provided, however, so long as the Owner/Developer, or any equity majority
owned by acurrent shareholder ofthe Owner/Developer, owns a lot in “THE TRAILS
AT WHITE HAWK", the Owner/Developer retains the right, IN ITS SOLE
DISCRETION, to (i) veto any proposed amendments and (i) amend, inits discretion,
any covenant or term contained herein.

6.4.

w

Severability. Invalidation of any restriction set forth herein, or any part thereof, by an
order , judgment or decree of any court or otherwise, shall not invalidate or affect
any of the other restrictions of any part thereof as set forth herein, which shall
remain in full force and effect.

SECTION VI
COMMERCIAL OWNERS' ASSOCIATION

Commercial Owners’ Association: The Owner/Developer shall form or cause to be formed
THE TRAILS AT WHITE HAWK COMMERCIAL OWNERS' ASSOCIATION, INC., a non-profit
entity established pursuant to the Business Corporation Act of the State of Oklahoma and
formed for the general purposes of maintaining the common open areas and for
enhancing the value, desirability and attractiveness of “THE TRAILS AT WHITE HAWK".
The creation of this Commercial Association shall be completed at the sole discretion of
the Owner/Developer

Membership: Every person or entity who is a record owner of the fee interest of a
commercial lot within “THE TRAILS AT WHITE HAWK" shall be a member of THE TRAILS
AT WHITE HAWK COMMERCIAL OWNERS' ASSOCIATION, INC., and membership shall
be appurtenant to and may not be separated from the ownership of acommercial lot. The
acceptance of a deed to a lot shall constitute acceptance of membership to THE TRAILS
AT WHITE HAWK COMMERCIAL OWNERS’ ASSOCIATION, INC. as of the date of
incorporation, or as of the date of recording of the deed, whichever occurs last.
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Each commercial lot owner within “THE TRAILS AT WHITE HAWK" shall be subject
to assessment by THE TRAILS AT WHITE HAWK COMMERCIAL OWNERS'
ASSOCIATION, INC. for the purposes of improvement and maintenance of Common
Areas within the commercial lots, and for such other purposes of the Board of
Directors of the Association shall, from time to time, determine pursuant to a separate
declaration of covenants and conditions applicable to “THE TRAILS AT WHITE
HAWK" and pursuant to the By-laws of the Association

Duration:  The restrictions shall remain in full force and effect until January
1, 2023, and shall automatically be extended thereafter for successive periods of ten
(10) years unless terminated or amended as hereinafter provided.

SECTION ViIl.
ENFORCEMENT, DURATION, AMENDMENT, AND SEVERABILITY

Enforcement

The restrictions herein set forth are covenants to run with the land and shall be binding
upon the Owner/Developer, its successors and assigns. Within the provisions of
Section |. Streets, Easements, and Utilities are set forth certain covenants and the
enforcement rights pertaining thereto, and additionally the covenants within Section
| whether or not specifically therein so stated shall inure to the benefit of and shall be
enforceable by the City of Bixby, Oklahoma. The covenants contained in Section lll
Planned Unit Development are established pursuant to the Planned Unit Development
provisions of the City of Bixby Zoning Code and shall inure to the benefit of the City of
Bixby, Oklahoma, THE TRAILS AT WHITE HAWK OWNERS' ASSOCIATION, INC ., THE
TRAILS AT WHITE HAWK COMMERCIAL OWNERS' ASSOCIATION, INC. and the
owners of the lot or a parcel herein. If the undersigned Owner/Developer, or its
successors or assigns, shall violate any of the covenants within Section Ill., it shall be
lawful for the City of Bixby, THE TRAILS AT WHITE HAWK OWNERS' ASSOCIATION,
INC., THE TRAILS AT WHITE HAWK COMMERCIAL OWNERS' ASSOCIATION, INC.,
or any owner of a lot to maintain any action at law or in equity against the person or
persons violating or attempting to violate any such covenant, to prevent him or them
from so doing or to compel compliance with the covenant. If the undersigned
Owner/Developer, or its successors or assigns, shall violate any of the covenants
within Section IV. Private Building and Use Restrictions, it shall be lawful for THE
TRAILS AT WHITE HAWK OWNERS' ASSOCIATION, INC., THE TRAILS AT WHITE
HAWK COMMERCIAL OWNERS' ASSOCIATION, INC., or any owner of a lot to
maintain any action at law or in equity against the person or persons violating or
attempting to violate any such covenant, to prevent him or them from so doing or to
compel compliance with the covenant. In any judicial action brought by THE TRAILS
AT WHITE HAWK OWNERS' ASSOCIATION, INC., THE TRAILS AT WHITE HAWK
COMMERCIAL OWNERS' ASSOCIATION, INC., or a lot owner which action seeks to
enforce the covenants or restrictions set forth herein or to recover damages for the
breach thereof, the prevailing party shall be entitled to recover reasonable attorneys'
fees and costs and expenses incurred in such action

Duration

These restrictions, to the extent permitted by applicable law, shall be perpetual but in
any event shall be in force and effect for a term of not less than thirty (30) years from
the date of the recording of this Deed of Dedication unless terminated or amended as
hereinafter provided

Amendment

The covenants contained within Section |. Streets, Easements, and Utilities and
Section Il. Reserve Areas, may be amended or terminated at any time by a written
instrument signed and acknowledged by the owner of the land to which the
amendment or termination is to be applicable and approved by the Bixby Planning
Commission, or its successors and the City of Bixby, Oklahoma. The covenants
contained within Section ll. Planned Unit Development may be amended or
terminated at any time by a written instrument signed and acknowledged by the owner
of the affected lot in "THE TRAILS AT WHITE HAWK" and approved by the Bixby
Planning Commission, or its successor. The provisions of any instrument amending
or terminating covenants as above set forth shall be effective from and after the date
it is properly recorded. The "lot owners" may amend, revise or abolish any provision
of Section IV. Private Building and Use Restrictions with a vote of a minimum of 60%
ofthe "lot owners" favoring the proposed amendment, revision or abolishment, except
as provided for in the following: the Owner/Developer, reserves the right in their sole
discretion and without joinder of any lot owner at any time, so long as the
Owner/Developer is the owner of any lot or part thereof to amend, revise, or abolish
any one or more of the above covenants and restrictions within Section IV. Private
Building and Use Restrictions by instrument duly executed and acknowledged by
them and filed in the County Clerk's office in the Tulsa County Courthouse, Tulsa,
Oklahoma. The provisions of any instrument amending or terminating covenants as
above set forth shall be effective from and after the date it is properly recorded.

Severability

Invalidation of any restriction set forth herein, or any part thereof, by an order,
judgment, or decree of any Court, or otherwise, shall not invalidate or affect any of the
other restrictions or any part thereof as set forth herein, which shall remain in full force
and effect.

WITNESS WHEREOF, the undersigned Owner/Developer, has executed this instrument this
day of ,2013

Whitehawk Partners, L.L.C.
An Oklahoma Limited Liability Corporation

By: Dean Christopoulos, Manager

State of Oklahoma )
)s.s.
County of Tulsa )

This instrument was acknowledged before me this day of
Dean Christopoulos, Manager of Whitehawk Partners, L.L.C.

2013, by

Notary Public
My commission no.
expires

CERTIFICATE OF SURVEY

I, J. Patrick Murphy, of Tulsa Engineering & Planning Associates, Inc., a professional land
surveyor registered in the State of Oklahoma, hereby certify that | have carefully and
accurately surveyed, subdivided, and platted the tract of land described above, and that the
accompanying plat designated herein as "THE TRAILS AT WHITE HAWK", a subdivision in
the City of Bixby, Tulsa County, State of Oklahoma, is a representation of the survey made on
the ground using generally accepted land surveying practices and meets or exceeds the
Oklahoma Minimum Standards for the Practice of Land Surveying as adopted

Executed this day of ,2013.

J. Patrick Murphy
Registered Professional Land Surveyor

. PATRICK
MURPHY

S. 1511

State of Oklahoma )
)s.s.
County of Tulsa )

The foregoing Certificate of Survey was acknowledged before me this 23 day of April, 2013,
by J. Patrick Murphy.

Jack Taber, Notary Public
My commission no. is 12005192
My commission expires May 31, 2016

The Trails at White Hawk
Date of Preparation: December 18, 2013 Sheet 3 of 3
F:\Data\LEGAL\2013\13009.00.001 5C DOD.wpd




CITY OF BIXBY
P.O.Box 70
116 W. Needles Ave.
Bixby, OK 74008
(918) 366-4430
(918) 366-6373 (fax)

To: Bixby Planning Commission

From: Erik Eny&r’t, AICP, City Planmer #
| b_ate: Friday, February 14, 2014

RE: Report and Recommendations for:

PUD 76 — Scenic Village Park — Minor Amendment # 1

LOCATION: ~ 7300 E.121%PL S,
' ' ~ Lot 2, Block 1, Scenic Village Park
—  Part of the E/2 of Section 02, T17N, R13E

SIZ_E . - 11.636 acres, more 51' less

EXISTING ZONING: - CG General Commercial District & PUD 76

EXIST:ING USE: Agricultural

REQUEST: Minor Amendrﬁenf to PUD 76, which aﬁendment proposes

making certain changes to development standards pertaining to
signage, and making certain other amendments :

SURROUNDING ZONING AND LAND USE:

North: CG/PUD 76 and (across 121% St. 8.) RS-3, RS-1, AG, & OL/CS/PUD 5l;
Agricultural land for commercial development including Lot 1, Block 1 and Lot 1,
Block 2, Scenic Village Park, and across 121% St. S., the Fox Hollow and North
Heights Addition residential subdivisions; the Fry Creek Ditch # 2 and the North
Elementary and North 5% & 6™ Grade Center school campuses to the northwest
zoned AG; agricultural land to the northeast zoned OL/CS/PUD 51.

South: CG/PUD 76; Agricultural land proposed for single-family residential (“Quail Creek

of Bixby” and “Quail Creek Villas of Bixby) and commercial (“Quail Creek Office
Park”) development per PUD 76.

Staff Report — PUD 76 — “Scenic Viltage Park” — Minor Amendment # 1 ] Z 3
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East: CG/PUD 76, AG, RS-3, OL, & CS; Agricultural land for commercial development
including Lot 1, Block 3, Scenic Village Park, proposed Lot 1, Block 1, “Quail
Creck Office Park,” and a 1.6-acre tract recently rezoned to CS at the 7700-block of
E. 121st St. S. (possibly previously addressed 7600 E. 121% St. S.); the Easton Sod
sales lot is further east and is zoned RS-3, OL, & CS. )

West: AG & RS-4; Fry Creek Ditch #2; beyond this to the west is vacant/wooded land
owned by the City of Bixby, the Three Oaks Smoke Shop located on a 2-acre tract at
7060 E. 121% St. S., and additional vacant land zoned RS-4 for a future “Seven
Lakes” phase or phases

COMPREHENSIVE PLAN: Corridor + Vacant, Agricultural, Rural Residences, and Open

Land

PREVIOUS/RELATED CASES:

BBOA-367 — Holley Hair for Charles Roger Knopp — Request for Bpecial Exception
approval to allow a Use Unit 20 “golf teaching and practice facility” on part of the subject
property parent tract — BOA Conditionally Approved 04/02/2001 (not sinee built).

BBOA-442 — Charles Roger Knopp — Request for Special Excepition approval to allow a
Use Unit 20 golf driving range (evidently same as BBOA-367) on part of the subject

- propetty parent tract.  Approval of BBOA-367 expired after 3 years, per the Staff Report, -
". and so required re-approval — BOA Approved 05/01/2006 (not since built).

BL-340 — JR Donelson for Charles Roger Knopp Revocable Trust — Request for Lot-Splif

approval to separate-a 41.3384-acre tract from the southemn end of the large 140- -acts

acreage tracts previously owned by Knopp, which includes subject property — It appears ii

. was Administratively Approved by the City Planner on 07/20/2006, but the Asséssor’s

parcel records-do not reflect that the land was ever since divided as approved.
PUD.70 & BZ-347 / PUD 70 (Amended) & B7-347 (Amended) — Encore on Memorial -

~. Khoury Englneenng Inc. — Request to-rezone from AG to RM-3 and approve PUD 70 for 8
multifamily development on part of subject property — 2C Continued thé application on

12/21/2009 at the Applicant’s request. PC action 01/19/2010: A Motion to Recommend
Approval failed by a vote of two (2) in favor:and two (2) opposed, and nc followup Motion
was made nor followup vote beld. The City Council Continued the applicatron on
02/08/2010 to6 the 02/22/2010 regular meeting “for more research and information,” based
on indications by the developer about the possibility of finding another site for the

" development. Before the 02/22/2010 City Council Meeting, the Applicant temporarily

withdrew the applications, and the item was removed from the meeting agenda, with the
understanding that the applications were going to be amended and resubmitted.

The Amended applications, including the new development site, were submitted
03/11/2010. PC action 04/19/2010 on the Amended Applications: Recommended
Conditional Approval by unanimous vote. City Council action 05/10/2010 on the Amended
Applications: Entertained the ordinance Second Reading and approved the PUD and
rezoning, with the direction to bring an ordinance back to the Council with an Emergency
Clause attachment, in order to incorporate the recommended Conditions of Approval, City
Council approved both amended applications with the Conditions of Approval written into
the approving Ordinance # 2036 on 05/24/2010.

Staff Report — PUD 76 — “Scenic Village Park” - Minor Amendment # 1
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PUD 76 “Scenic Village Park” & BZ-364 — Tanner Consulting, LLC — Request for rezoning
from AG to CG and PUD approval for former parent tract subject property of 92 acres — PC
recommended Approval 02/27/2013 and City Council Conditionally Approved 03/25/2013
as amended at the meeting (Ord. # 2116). '

Preliminary Plat of “Scenic Village Park” — Tanner Consulting, LLC — Request for approval
of a Preliminary Plat and a Modification/Waiver from certain right-of-way and roadway
paving width standards of Subdivision Regulations Ordinance # 854 Section 9.2.2 for
former parent tract subject property of 92 acres — PC recommended Conditional Approval
02/27/2013 and City Council Conditionally Approved 03/25/2013.

Final Plat of “Scenic Village Park” — Tanner Consulting, LLC — Request for approval of a
Final Plat for a northerly approximately 22 acres (PUD 76 Development Areas A, B, and E)
of the former parent tract subject property of 92 acres — PC recommended Conditional
Approval 05/20/2013 and City Council Conditionally Approved 05/28/2013 (Plat # 6477
recorded 06/20/2013). : :
BSP 2013-06 ~“Covenant Place of Tulsa” — Tanner Consulting, LLC (PUD 76) — Request
for PUD Detailed Site Plan approval for subject property for a Use Unit 8 assisted living
facility development —PC Conditionally Approved 01/23/2014.

BACKGROUND INFORMATION:

ANALYSIS: —
Property Conditions. The subject prdperty is a rectangular lot containing 11.636 acres. It is
zoned CG and is located within Development Arca 8 of PUD 76 “Scenic Village Park,” It has

a little more than 300° of frontage on 121® PI. S. and a little more than 800’ of frontage on
collector road 74" B, Ave., both of which streets are, or are soon to be under construction.

The subject property is relatively flat and appears to drain, if only slightly; to the south and
.west. The development will be planned to drain to the west to the Fry Creek Ditch # 2 using
stormsewers and paying a fee-in-licu of providing onsite stormwater detention. It is zoned CG
and PUD 76 for “Scenic Village Park,” which name became attached to the plat of 22 acres

recorded June 20, 2013. The southerly 70-acre balance of PUD 76 is being proposed for other
development under different names.

The subject property appe;rs to be able to be served by the critical utilities (water, sewer,
electric, efc.) by existing lines and/or planned street and utility extensions and has immediate
access to the stormwater drainage capacity in Fry Creek Ditch # 2 abutting to the west.

Comprehensive Plan. See Staff Report for BSP 2013-06.

General. The Applicant is requesting approval of Minor Amendment # 1 to PUD 76 “Scenic
Village Park,” which amendment proposes making certain changes to development standards

pertaining fo signage, and making certain other amendments, The same are described in greater
detail in the text as follows:

Staff Report — PUD 76 — “Scenic Village Park” — Minor Amendment # 1
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“Applicant requests a minor amendment of the permitted signage for Lot 2 Block 1 from one
(1) monument sign not to exceed 70 square feet in order to permit three monument signs not to
exceed 20 square feet each (total monument signage not to exceed 60 square feet).

Additionally, applicant requests a minor amendment of the permitted size of directional signage
from three (3) square feet maximum to nine (9) square feet per sign.”

This flexibility request has been submitted pursuant to review items made Conditions of
Approval of the PUD Detailed Site Plan (BSP 2013-06) on January 23, 2014.

Additionally, as the Applicant has worked with Staff to resolve the outstanding Conditions of
Approval of the Detailed Site Plan, a change was brought to the attention of Staff which change
was inconsistent with what was represented to and approved by the Planning Commission as it
concerns the appropriatencss of the number of parkmg spaces. proposed.

Per a conversation with the Apphcant on February 07, 2014, Staff was informed ﬂlat the skilled
nursing beds were to be entirely located in the southerly wing which is to {ultimately) project
from the “Village Center,” and that that wing was eliminated. Staff knew that that wing was
eliminated some time ago (perhaps even before DSP submittal) but the plans received and a
conversation with the Applicant on 01/27/2014 led Staff to believ= the skilled nursing beds
would be elsewhere in the building (floor plans were not submitted with the DSP). The staff
report and calculations provided to the Planning Commission as to the
adequacy/appropriateness of number of parking spaces continued to reflect the 38 beds reported
on site plan up until 02/04/2014, The PC approved Waiving the masimum number of parking
spaces based on the information prov1ded so Staff cannot say that they granted more of a
Waiver than the Commission knew about at the time. Therefore, Staff recommends using the
“and making certain other amendments” language in the agenda item to allow the Planning
Commission to approve further Waiving the maximum number of parking spaces standard in
light of this new information. Staff has no objection.to this approval, recognizing (1) the site-
plan accurately reflected which wings of the building are proposed at this time, and how much
parking is proposed at this time, and (2) the parking proposed is to serve the future wing, which
will include the 38 skilled nursing beds, and thus the additional parking spaces will then be in
synch with what was reported to the Planning Commission with the 13SP.

The Technical Advisory Committee (TAC) discussed this application at its regular meeting held
February 05, 2014. Minutes of that meeting are attached to this report.

Access & Circulation. See Staff Report for BSP 2013-06.

Surrounding Zoning and Land Use. See Staff Report for BSP 2013-06.

Staff Recommendation. For all the reasons outlined above, Staff recommends Approval, which
approval will be recognized as additionally approving further Waiving the maximum parking
space standard of the Zoning Code as it pertains to this development, as described more fully in

the analysis above. Language to this effect will need to be added to the proposed amendment
document and resubmitted.
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City of Bixby
Application for PUD

PMIBOR. AMENMDMENT

S v

Applicant: Tomner Consulhing LLC

Address: S323 D. Lads Ade.  Tolsa, O TH4I0S

Telephone: AU 74%5-9929 Celf Phone: Email: 31y My @ Yauned bontshop.com
Property Owner. evre 3 } if different from Applicant, does owner consent? Yes,

Property Address: ‘1300 E.12lot Plage Sodta

Exisfing Zoning. Poe e Requested Zoning: - Exfstmg Use:

Proposed Use: _Asswsyed L1 v Use Unit #:

LEGAL DESCRIPTION (If unplatted, attach a survey with legal description or copy of deed):

LOT 2. Polock | SCERIC WWLLAGE PARY.
oot &= LATT)

Does Record Owner consent to the filing of this application? -~ .[x | YES [ iNO
If Applicant is other than Owner, indicate interest: Ev\%mw K—ar ovoned '
Is subject tract located in the 100 year floodplain? - YES ¥ | N0
. Are 5 copies of the PUD text and exhibits package attached? YES NO

Apphcatlon for; [ 1PUD [ ]Major Amendment E Minor Amendment :]Abandonment
(3€E ATTRCRED)

BILL ADVERTISING CHARGES TO: 'I'é..mu C.Qnsu\hmtj LL(_.
(NAME
5323 9. Lewns Ade. Tb\c;« Q¥ TA0S5 Cue. ’M‘rcl"llcl
. (ADDRESS) €Ty , (PHONE)

| do hereby cértify that the information submitted herein is complete, true and a'cct.lratgi*: '

Signature: ‘ﬂ“"é Z. ybuw—- _. | __ Date: JAm. 24, 2014

APPLICANT — DO NOT WRITE BELOW THIS LINE

-------------------------------------------------------------------------------------------------------------------------------------------- NvormmsEgEsmgzTEaEEaE

PUD Date Received _ Received By : : Receipt #
Planning Commission Date 7 City Council Date
Sign(s) at $ 50.00 each = $ ; Postage $ ; Total Sign + postage $
FEES: PUD TYPE ACREAGE BASE FEE ADD. TOTAL
PC Action City Council Action
DATE / VOTE DATE / VOTE
STAFF REC. ORD. NO,
Last revised 11/08/2012 "~ Page 10f1

Ve



PUD 76 Minor Amendment
Lot 2 Block 1 Scenic Park Village

Applicant requests a minor amendment of the permitted signage for Lot 2 Block 1 from one (1)
monument sign not to exceed 70 square feet in order to permit three monument signs not to exceed 20

square feet each (total monument signage not to exceed 60 square feet).

Additionally, applicant requests a minor amendment of the permitted size of directional signage from
three (3) square feet maximum to nine (9} square feet per sign.
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