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CITY OF NORMAN, OK 
CITY COUNCIL REGULAR MEETING 

Municipal Building, Council Chambers, 201 West Gray, Norman, OK 73069 
Tuesday, January 27, 2026 at 6:30 PM 

AGENDA 

It is the policy of the City of Norman that no person or groups of persons shall on the grounds of 

race, color, religion, ancestry, national origin, age, place of birth, sex, sexual orientation, gender 

identity or expression, familial status, marital status, including marriage to a person of the same 

sex, disability, relation, or genetic information, be excluded from participation in, be denied the 

benefits of, or otherwise subjected to discrimination in employment activities or in all programs, 

services, or activities administered by the City, its recipients, sub-recipients, and contractors. In 

the event of any comments, complaints, modifications, accommodations, alternative formats, 

and auxiliary aids and services regarding accessibility or inclusion, please call 405-366-5424, 

Relay Service: 711. To better serve you, five (5) business days' advance notice is preferred. 

CITY COUNCIL, NORMAN UTILITIES AUTHORITY, NORMAN MUNICIPAL AUTHORITY, 
AND NORMAN TAX INCREMENT FINANCE AUTHORITY 

You are required to sign up in advance of the meeting on the City’s webpage, by calling the City 
Clerk's Office (405-366-5406), or at the Council Chambers prior to the start of the meeting with 
your name, ward, and item you wish to speak to including whether you are a proponent or 
opponent. When the time comes for public comments, the Clerk will call your name and you can 
make your way to the podium.  Comments may be limited on items of higher interest, if so, the 
Mayor will announce that at the beginning of the meeting.  Participants may speak one time only 
up to 4 minutes per person per item.  There will be no yielding of time to another person.  Sign 
up does not guarantee you will get to speak if the allotted time for that item has already been 
exhausted. If there is time remaining after those registered to speak have spoken, persons not 
previously signed up may have the opportunity to speak. Comments received must be limited to 
the motion on the floor only.  

CALL TO ORDER 

ROLL CALL 

PLEDGE OF ALLEGIANCE 

COUNCIL ANNOUNCEMENTS 

CONSENT DOCKET 

This item is placed on the agenda so that the City Council, by unanimous consent, can designate 
those routine agenda items that they wish to be approved or acknowledged by one motion. If 
any item proposed does not meet with approval of all Councilmembers, that item will be heard 
in regular order. Staff recommends that Item 1 through Item 30 be placed on the consent docket. 
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APPROVAL OF MINUTES 

1. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF THE MINUTES AS FOLLOWS: 

CITY COUNCIL SPECIAL MEETING MINUTES OF JANUARY 13, 2026. 

CITY COUNCIL STUDY SESSION MEETING MINUTES OF, JANUARY 6, 2026. 

First Reading Ordinance 

2. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-6 UPON FIRST READING BY TITLE: AN 

ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, 

AMENDING SECTION 36-201 OF THE CODE OF THE CITY OF NORMAN SO AS TO 

REMOVE THE SOUTHWEST QUARTER (SW/4) OF SECTION FOUR (4), TOWNSHIP 

EIGHT NORTH (T8N), RANGE TWO WEST (R2W) OF THE INDIAN MERIDIAN, TO 

NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM THE A-2, RURAL 

AGRICULTURAL DISTRICT, AND I-1, LIGHT INDUSTRIAL DISTRICT, AND PLACE 

SAME IN A PUD, PLANNED UNIT DEVELOPMENT; AND PROVIDING FOR THE 

SEVERABILITY THEREOF.  (1751 E. IMHOFF ROAD; WARD 1)  

Appointments 
3. CONSIDERATION OF ACKNOWLEDGEMENT, APPROVAL, REJECTION, 

AMENDMENT, AND/OR POSTPONEMENT OF THE MAYOR’S APPOINTMENTS AS 

FOLLOWS: 

BOARD OF APPEALS 

  TERM:  02-03-26 TO 02-03-29, LEANNA RITCHER - WARD 2 

  TERM:  02-03-26 TO 02-03-29, JON HORN - WARD 3 

 

BICYCLE ADVISORY COMMITTEE 

  TERM:  02-13-26 TO 02-13-29, HAL CANTWELL- WARD 3 

  TERM:  02-13-26 TO 02-13-29, PAUL WARREN - WARD 7 

  TERM:  02-13-26 TO 02-13-29, ALEX LANPHERE - WARD 2 

 

SOCIAL AND VOLUNTARY SERVICES COMMISSION 

  TERM:  01-27-26 TO 12-09-28, SCOTT MEIER - WARD 3 

  TERM:  01-27-26 TO 12-09-28, SANDY DUNCAN - WARD 3 

Reports/Communications 

4. CONSIDERATION OF ACKNOWLEDGEMENT, APPROVAL, ACCEPTANCE, 

REJECTION, AND/OR POSTPONEMENT OF THE MONTHLY DEPARTMENTAL 

REPORT FOR THE MONTH OF DECEMBER 2025. 
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5. CONSIDERATION OF ACKNOWLEDGEMENT, APPROVAL, ACCEPTANCE, 

REJECTION, AND/OR POSTPONEMENT OF RECEIPT OF THE FINANCE 

DIRECTOR'S INVESTMENT REPORT AS OF DECEMBER 31, 2025, AND 

DIRECTING THE FILING THEREOF. 

6. CONSIDERATION OF ACKNOWLEDGEMENT, ACCEPTANCE, AMENDMENT 

AND/OR POSTPONEMENT OF THE RECEIPT OF THE 2025 LONG RANGE TRANSIT 

PLAN (LRTP) FOR CENTRAL OKLAHOMA AS COMPLETED AND ADOPTED BY THE 

ASSOCIATION OF CENTRAL OKLAHOMA GOVERNMENTS (ACOG). 

7. CONSIDERATION OF ACKNOWLEDGEMENT, ACCEPTANCE, REJECTION, 

AND/OR POSTPONEMENT OF RECEIPT OF THE NORMAN FORWARD FINANCIAL 

OVERSIGHT BOARD ANNUAL REPORT FROM JANUARY 1, 2025, THROUGH 

DECEMBER 31, 2025. 

Authorization for Purchase 

8. CONSIDERATION OF ACCEPTANCE, APPROVAL, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF AUTHORIZATION TO PURCHASE ONE (1) NEW 

CNG CUTAWAY TRANSIT BUS TO REPLACE UNIT 5-2471 IN THE PARATRANSIT 

FLEET FROM TESCO IN THE AMOUNT OF $192,455 UTILIZING THE STATE OF 

OHIO CONTRACT NUMBER DOT24824-3; AND BUDGET APPROPRIATION AS 

OUTLINED IN THE STAFF REPORT.   

Acceptance of Deed 

9. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF DEDICATION/DONATION FROM LANDMARK LAND 

COMPANY, L.L.C., OF 0.1094 ACRES OF REAL PROPERTY LEGALLY DESCRIBED 

AS MONTE VISTA ESTATES PHASE 1 BLOCK B LOCATED IN SECTION 16, RANGE 

2 W, TOWNSHIP 9 N. (WARD 6) 

Certificate of Survey 

10. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF NORMAN RURAL CERTIFICATE OF SURVEY 

COS-2526-5: FOR FISCHER ACRES II, (GENERALLY LOCATED ONE-HALF MILE 

SOUTH OF EAST LINDSEY STREET AND ONE-FOURTH MILE WEST OF 156TH 

AVENUE S.E. OFF OF HAYFIELD ROAD (PRIVATE) (Ward 5). 

Easement 

11. CONSIDERATION OF ACCEPTANCE, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF THE PARTIAL RELEASE OF EASEMENT E-1718-38 AND THE 

RELEASE OF EASEMENT E-2021-82: SANITARY SEWER EASEMENTS, LOCATED 

WITHIN THE PROPERTY BEING PLATTED AS TURTLE CROSSING PHASE 2 

(GENERALLY LOCATED SOUTH OF EAST LINDSEY STREET AND ½ MILE EAST 

OF 24TH AVENUE S.E.) (WARD 5). 
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Final Plat 

12. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF FP-2526-13: FINAL PLAT FOR UNIVERSITY NORTH PARK 

ADDITION, SECTION XXIV A PLANNED UNIT DEVELOPMENT, (GENERALLY 

LOCATED ¼ MILE EAST OF 24TH AVENUE N.W. AND ½ MILE SOUTH OF ROCK 

CREEK ROAD. (WARD 8). 

Contracts 

13. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF AMENDMENT TWO TO CONTRACT K-1920-22: BY AND 

BETWEEN THE CITY OF NORMAN AND OLSSON, INC., INCREASING THE 

CONTRACT AMOUNT BY $587,889.01 FOR A REVISED CONTRACT AMOUNT OF 

$1,691,853.78 TO PROVIDE CONTINUED 2019 BOND PROGRAM MANAGEMENT 

THROUGH 2030. (City) 

14. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF AMENDMENT TWO TO CONTRACT K-2223-85: BETWEEN 

THE CITY OF NORMAN AND OLSSON, INC. FOR  ADDITIONAL DESIGN 

ENGINEERING SERVICES TO THE 36TH AVENUE SE WIDENING 2019 BOND 

PROJECT – CEDAR LANE ROAD TO STATE HIGHWAY 9 IN THE AMOUNT OF 

$58,000.00. (Ward 1) 

15. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-70: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND CEC CORPORATION FOR ON-CALL ENGINEERING SERVICES 

ON AN AS-NEEDED BASIS. (City) 

16. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF CONTRACT K-2526-71: A CONTRACT BY AND BETWEEN 

THE CITY OF NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN 

UTILITIES AUTHORITY AND COWAN GROUP ENGINEERING, L.L.C., FOR ON-CALL 

ENGINEERING AND SURVEYING SERVICES ON AN AS-NEEDED BASIS 

17. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-72: A CONTRACT BY AND BETWEEN 

THE CITY OF NORMAN, NORMAN MUNICIPAL AUTHORITY, NORMAN UTILITIES 

AUTHORITY, AND FREESE AND NICHOLS, INC., FOR ON-CALL ARCHITECTURAL 

SERVICES ON AN AS-NEEDED BASIS. (City) 

18. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-73: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND GARVER, L.L.C., FOR ON-CALL ENGINEERING AND 

ENVIRONMENTAL SERVICES ON AN AS-NEEDED BASIS. (City) 

4



CITY COUNCIL REGULAR MEETING - Tuesday, January 27, 2026                                                   P a g e  | 5 

19. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF CONTRACT K-2526-74: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND HALFF AND ASSOCIATES, INC., FOR ON-CALL SURVEYING 

SERVICES ON AN AS-NEEDED BASIS. (City) 

20. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-75: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND KIMLEY HORN AND ASSOCIATES, INC., FOR ON-CALL 

ENVIRONMENTAL SERVICES ON AN AS-NEEDED BASIS. (City) 

21. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF CONTRACT K-2526-76: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND KRITTENBRINK ARCHITECTURE, L.L.C., FOR ON-CALL 

ARCHITECTURAL SERVICES ON AN AS-NEEDED BASIS. (City) 

22. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-77: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND MA+ ARCHITECTURE, L.L.C., FOR ON-CALL ARCHITECTURAL 

SERVICES ON AN AS-NEEDED BASIS. (City) 

23. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-78: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND THE MCKINNEY PARTNERSHIP ARCHITECTS, P.C., FOR 

ON-CALL ARCHITECTURAL SERVICES ON AN AS-NEEDED BASIS. (City) 

24. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF CONTRACT K-2526-79: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND OLSSON, INC., FOR ON-CALL ENVIRONMENTAL SERVICES ON 

AN AS-NEEDED BASIS. (City) 

25. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-80: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND PARKHILL, SMITH, & COOPER, INC., FOR ON-CALL SURVEYING 

SERVICES ON AN AS-NEEDED BASIS. (City) 

26. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-86: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND WHITE HAWK ENGINEERING & DESIGN, L.L.C., FOR ON-CALL 

SURVEYING SERVICES ON AN AS-NEEDED BASIS. (City) 
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27. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-87: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND WSB L.L.C., FOR ON-CALL ENVIRONMENTAL SERVICES ON AN 

AS-NEEDED BASIS. (City) 

28. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-126: BY AND BETWEEN THE CITY OF 

NORMAN AND FREESE AND NICHOLS, INC., IN THE AMOUNT OF $99,969, FOR 

PROFESSIONAL SURVEY, DESIGN, ANALYSIS, AND ENGINEERING SERVICES 

RELATED TO THE WATER QUALITY RETROFIT OF THE SEQUOYAH TRAILS 

BLOCK A COMMON SPACE DETENTION POND, AS OUTLINED IN THE STAFF 

REPORT. (Ward 6) 

29. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-132: BETWEEN THE NORMAN UTILITIES 

AUTHORITY AND GARVER, L.L.C., IN THE AMOUNT OF $76,146 FOR 

ENGINEERING SERVICES ASSOCIATED WITH THE WATER RECLAMATION 

FACILITY (WRF) NON-POTABLE REUSE SYSTEM ASSESSMENT PROJECT 

(WW0211). (Ward 7) 

30. CONSIDERATION OF ACCEPTANCE, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-140: A CONTRACT BETWEEN THE CITY 

OF NORMAN, OKLAHOMA, NORMAN TAX INCREMENT FINANCE AUTHORITY, 

NORMAN MUNICIPAL AUTHORITY, THE NORMAN UTILITIES AUTHORITY, 

NORMAN ECONOMIC DEVELOPMENT AUTHORITY, NORMAN PARKING AND 

TRANSIT AUTHORITY AND MUNICIPAL FINANCE SERVICES, INC., TO PROVIDE 

FINANCIAL ADVISORY SERVICES TO THE CITY OF NORMAN. (City) 

NON-CONSENT ITEMS 

Second Reading Ordinance 

31. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-19 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF THE CITY OF 

NORMAN SO AS TO REMOVE PART OF THE SOUTHWEST QUARTER (SW/4) OF 

SECTION 15, TOWNSHIP 8 NORTH, RANGE 2 WEST AND THE EAST HALF (E/2) 

OF SECTION 16, TOWNSHIP 8 NORTH, RANGE 2 WEST OF THE INDIAN 

MERIDIAN, TO NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM A PUD, 

PLANNED UNIT DEVELOPMENT, AND PLACE SAME IN A PUD, PLANNED UNIT 

DEVELOPMENT; AND PROVIDING FOR THE SEVERABILITY THEREOF.  (EAST OF 

US HIGHWAY 77, SOUTH OF E. CEDAR LANE, AND NORTH OF POST OAK ROAD. 

(Ward 5) 
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32. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF PP-2526-11: PRELIMINARY PLAT FOR LIBERTY POINT 

ADDITION, A PLANNED UNIT DEVELOPMENT, LOCATED AT THE NORTHEAST 

CORNER OF THE INTERSECTION OF CLASSEN BOULEVARD (STATE HIGHWAY 

NO. 77) AND POST OAK ROAD (Ward 5). 

33. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF ORDIANCE O-2526-13 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF THE CITY OF 

NORMAN SO AS TO GRANT SPECIAL USE FOR A FRATERNITY  OR SORORITY 

HOUSE IN THE R-3, MULTIFAMILY DWELLING DISTRICT, FOR THE NE/4 OF 

SECTION 6, TOWNSHIP 8 NORTH, RANGE 2 WEST OF THE INDIAN MERIDIAN, 

CLEVELAND COUNTY, OKLAHOMA; AND PROVIDING FOR THE SEVERABILITY 

THEREOF.  (1401 COLLEGE AVENUE; WARD 7) 

34. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-16 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE CITY OF NORMAN, OKLAHOMA AMENDING 

SECTION 20-109 AND APPENDIX A TO ADD MASSAGE THERAPY AND 

BODYWORK SERVICES ESTABLISHMENT TO THE FEE SCHEDULE FOR 

LICENSES; AMENDING SECTION 20-202 TO CLARIFY DEFINITION OF “ADULT 

ENTERTAINMENT BUSINESS”; ADDING DEFINITIONS AND LICENSURE 

REQUIREMENTS FOR “MASSAGE THERAPY AND BODYWORK SERVICES 

ESTABLISHMENTS” TO CHAPTER 20; AND DELETING THE DEFINITION OF 

“MASSAGE PARLOR” AND SEXUAL ENCOUNTER CENTER” FROM 

SECTION 36-101 OF THE CODE OF THE CITY OF NORMAN, OKLAHOMA; AND 

PROVIDING FOR THE SEVERABILITY THEREOF. (CITY) 

35. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-18 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF THE CITY OF 

NORMAN SO AS TO REMOVE A PART OF THE SOUTH HALF OF SECTION NINE 

(9), TOWNSHIP EIGHT (8) NORTH, RANGE TWO (2) WEST, TO NORMAN, 

CLEVELAND COUNTY, OKLAHOMA, FROM THE A-2, RURAL AGRICULTURAL 

DISTRICT, AND PLACE THE SAME IN THE C-2, GENERAL COMMERCIAL 

DISTRICT, OF SAID CITY; AND PROVIDING FOR THE SEVERABILITY THEREOF.  

(3400 CLASSEN BOULEVARD; WARD 7) 

36. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF PP-2526-10: PRELIMINARY PLAT FOR 3400 CLASSEN 

BOULEVARD, GENERALLY LOCATED ¼ MILE NORTH OF CEDAR LANE ROAD ON 

THE WEST SIDE OF CLASSEN BOULEVARD (STATE HIGHWAY NO. 77) (Ward 7). 
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37. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-24 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF THE CITY OF 

NORMAN SO AS TO REMOVE PART OF THE SOUTHWEST QUARTER (SW/4) OF 

THE SOUTHWEST QUARTER (SW/4) OF SECTION THIRTY-FOUR (34), TOWNSHIP 

NINE (9) NORTH, RANGE TWO (2) WEST OF THE INDIAN MERIDIAN, TO NORMAN, 

CLEVELAND COUNTY, OKLAHOMA, FROM A PUD, PLANNED UNIT 

DEVELOPMENT, AND PLACE SAME IN A PUD, PLANNED UNIT DEVELOPMENT; 

AND PROVIDING FOR THE SEVERABILITY THEREOF.  (2525 E. LINDSEY STREET, 

WARD 1) 

38. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-25 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF THE CITY OF 

NORMAN SO AS TO REMOVE  LOT 1, BLOCK 1 OF 36TH NORTH BUSINESS PARK 

AND A REPLAT OF LOT 1, BLOCK 1 OF S.C.M.C. ADDITION AND LOT 6, BLOCK 1, 

OF BROCE INDUSTRIAL PARK OF THE INDIAN MERIDIAN, TO NORMAN, 

CLEVELAND COUNTY, OKLAHOMA, FROM A PUD, PLANNED UNIT 

DEVELOPMENT, AND PLACE SAME IN A PUD, PLANNED UNIT DEVELOPMENT; 

AND PROVIDING FOR THE SEVERABILITY THEREOF.  (GENERALLY LOCATED 

EAST OF 36TH AVENUE N.W. APPROXIMATELY ONE-HALF MILE NORTH OF 

ROCK CREEK ROAD; WARD 8) 

39. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-26 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, FOR CLOSURE OF SPECIFIC FIFTEEN-FOOT (15’) WIDE 

EASEMENTS LOCATED WITHIN LOT 1, BLOCK 1, 36TH NORTH BUSINESS PARK, 

A PLANNED UNIT DEVELOPMENT. (WARD 8). 
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40. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-29 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, AUTHORIZING THE CALLING AND HOLDING OF A SPECIAL 

ELECTION IN THE CITY OF NORMAN, STATE OF OKLAHOMA (THE “CITY”), ON 

THE 7th DAY OF APRIL, 2026, FOR THE PURPOSE OF SUBMITTING TO THE 

REGISTERED QUALIFIED ELECTORS OF SAID CITY THE QUESTION OF THE 

ISSUANCE OF THE BONDS OF SAID CITY IN AN AMOUNT NOT TO EXCEED THE 

SUM OF THIRTY-FIVE MILLION DOLLARS ($35,000,000) TO BE ISSUED IN SERIES 

TO PROVIDE FUNDS FOR THE PURPOSES OF RECONSTRUCTING, REPAIRING, 

IMPROVING, AND REHABILITATING EXISTING STREETS, ROADS, AND 

INTERSECTIONS IN THE CITY (INCLUDING LIGHTING, SIDEWALKS/BIKEPATHS, 

LANDSCAPING, RELATED DRAINAGE IMPROVEMENTS, DRIVEWAY 

RECONSTRUCTION, AND OTHER RELATED IMPROVEMENTS); AND LEVYING 

AND COLLECTING AN ANNUAL TAX, IN ADDITION TO ALL OTHER TAXES, UPON 

ALL THE TAXABLE PROPERTY IN SAID CITY FOR THE PAYMENT OF THE 

INTEREST AND PRINCIPAL ON SAID BONDS; PROVIDING FOR ELECTION 

PROCEDURES; AND CONTAINING OTHER PROVISIONS RELATED THERETO. 

41. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-32 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE CITY OF NORMAN, OKLAHOMA AMENDING 

SECTIONS 12-501 AND 12-502 OF THE CODE OF ORDINANCES OF THE CITY OF 

NORMAN, OKLAHOMA TO AMEND THE DEFINITION OF PERMANENT RESIDENT; 

PROVIDE A DEFINITION OF RECREATIONAL VEHICLES;  INCREASE THE 

TRANSIENT GUEST ROOM TAX RATE FROM EIGHT PERCENT TO TEN PERCENT 

AND EXPAND THE APPLICATION OF THE TAX RATE TO INCLUDE SPACES 

TEMPORARILY RENTED FOR RECREATIONAL VEHICLES; ALL CONTINGENT ON 

VOTER APPROVAL OF ORDINANCE O-2526-33; PROVIDING FOR AN EFFECTIVE 

DATE FOR SAID CHANGES SUBJECT TO VOTER APPROVAL; AND PROVIDING 

FOR THE SEVERABILITY THEREOF. 
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42. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-33 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, AUTHORIZING THE CALLING AND HOLDING OF A SPECIAL 

ELECTION IN SAID CITY OF NORMAN, STATE OF OKLAHOMA ON THE SEVENTH 

DAY OF APRIL, 2026, FOR THE PURPOSE OF SUBMITTING TO THE REGISTERED, 

QUALIFIED ELECTORS OF SAID CITY THE QUESTION OF APPROVING OR 

REJECTING ORDINANCE NO. O-2526-32, WHICH ORDINANCE AMENDS 

SECTIONS 12-501 AND 12-502 OF THE CODE OF ORDINANCES OF THE CITY OF 

NORMAN, OKLAHOMA BY EXPANDING THE APPLICATION OF THE TAX RATE TO 

INCLUDE SPACES RENTED FOR OVERNIGHT STAYS IN RECREATIONAL 

VEHICLES AND INCREASING THE EXCISE TAX UPON THE GROSS PROCEEDS 

OR GROSS RECEIPTS DERIVED FROM RENTS RECEIVED FROM OCCUPANCY 

OF HOTEL ROOMS AND RECREATIONAL VEHICLE SPACES FROM EIGHT 

PERCENT TO TEN PERCENT; PROVIDING AN EFFECTIVE DATE FOR SAID 

INCREASE SUBJECT TO VOTER APPROVAL; AND PROVIDING FOR THE 

SEVERABILITY THEREOF.  

43. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-34 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA AMENDING ARTICLE II, SECTION 2 OF THE CITY CHARTER TO MOVE 

THE BEGINNING DATE OF COUNCILMEMBER AND MAYORAL TERMS TO THE 

FIRST TUESDAY FOLLOWING SCHEDULED RUN-OFF ELECTIONS BEGINNING IN 

2028 FOR EVEN-NUMBERED WARDS, 2029 FOR ODD-NUMBERED WARDS, AND 

2031 FOR MAYORAL TERMS; ARTICLE V, SECTION 2 OF THE CITY CHARTER TO 

ALLOW FOR ALTERNATIVE PROFESSIONAL CERTIFICATIONS BEYOND 

CERTIFIED PUBLIC ACCOUNTANT TO QUALIFY FOR THE POSITION OF CITY 

AUDITOR; ESTABLISHING AN EFFECTIVE DATE CONTINGENT UPON APPROVAL 

BY THE VOTERS AND AS PROVIDED BY LAW; AND PROVIDING FOR THE 

SEVERABILITY THEREOF.  
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44. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-35 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA AUTHORIZING THE CALLING AND HOLDING OF A SPECIAL 

ELECTION IN THE CITY OF NORMAN, STATE OF OKLAHOMA, ON THE 7TH DAY OF 

APRIL, 2026, FOR THE PURPOSE OF SUBMITTING TO THE REGISTERED 

QUALIFIED ELECTORS OF SAID CITY THE QUESTION OF APPROVING OR 

REJECTING ORDINANCE O-2526-34, WHICH ORDINANCE AMENDS ARTICLE II, 

SECTION 2 OF THE CITY CHARTER TO MOVE THE BEGINNING DATE OF 

COUNCILMEMBER AND MAYORAL TERMS TO THE FIRST TUESDAY FOLLOWING 

SCHEDULED RUN-OFF ELECTIONS BEGINNING IN 2028 FOR EVEN-NUMBERED 

WARDS, 2029 FOR ODD-NUMBERED WARDS, AND 2031 FOR MAYORAL TERMS; 

ARTICLE V, SECTION 2 OF THE CITY CHARTER TO ALLOW FOR ALTERNATIVE 

PROFESSIONAL CERTIFICATIONS BEYOND CERTIFIED PUBLIC ACCOUNTANT 

TO QUALIFY FOR THE POSITION OF CITY AUDITOR; AND PROVIDING FOR THE 

SEVERABILITY THEREOF.  

45. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-36 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, AUTHORIZING THE CALLING AND HOLDING OF A SPECIAL 

ELECTION IN THE CITY OF NORMAN, STATE OF OKLAHOMA (THE “CITY”), ON 

THE 7TH DAY OF APRIL, 2026, FOR THE PURPOSE OF SUBMITTING TO THE 

REGISTERED QUALIFIED ELECTORS OF SAID CITY THE QUESTION OF THE 

ISSUANCE OF GENERAL OBLIGATION BONDS OF SAID CITY IN AN AMOUNT NOT 

TO EXCEED THE SUM OF EIGHT MILLION DOLLARS ($8,000,000) TO BE ISSUED 

IN ONE OR MORE SERIES TO PROVIDE FUNDS FOR THE ACQUIRING, 

CONSTRUCTING, RECONSTRUCTING, EXPANDING, REPAIRING, WHICH MAY 

ALSO INCLUDE IMPROVING, RENOVATING, ACQUIRING  AND EQUIPPING OF A 

COMMUNITY FACILITY TO SERVE AS A HOMELESS SHELTER AND TO BE 

OWNED EXCLUSIVELY BY THE CITY; TO BE COMPLETED WITH OR WITHOUT 

THE USE OF OTHER FUNDS, AND LEVYING AND COLLECTING AN ANNUAL TAX, 

IN ADDITION TO ALL OTHER TAXES, UPON ALL THE TAXABLE PROPERTY IN 

SAID CITY FOR THE PAYMENT OF THE INTEREST AND PRINCIPAL ON SAID 

BONDS; PROVIDING FOR ELECTION PROCEDURES; PROVIDING FOR 

SEVERABILITY; AND CONTAINING OTHER PROVISIONS RELATED THERETO.  

46. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF RESOLUTION R-2526-92: A RESOLUTION OF THE COUNCIL 

OF THE CITY OF NORMAN, OKLAHOMA, GIVING THE SECRETARY OF THE 

CLEVELAND COUNTY ELECTION BOARD NOTICE OF A SPECIAL ELECTION TO 

BE HELD ON APRIL 7, 2026.  
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MISCELLANEOUS COMMENTS 

This is an opportunity for citizens to address City Council. Due to Open Meeting Act regulations, 
Council is not able to participate in discussion during miscellaneous comments. Remarks should 
be directed to the Council as a whole and limited to four minutes or less.  

ADJOURNMENT 
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Jamie Meyer, Interim City Clerk 

PRESENTER: Jamie Meyer, Interim City Clerk 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF THE MINUTES AS 
FOLLOWS: 

CITY COUNCIL SPECIAL MEETING MINUTES OF JANUARY 13, 2026. 

CITY COUNCIL STUDY SESSION MEETING MINUTES OF, 
JANUARY 6, 2026. 
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File Attachments for Item:

2. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-6 UPON FIRST READING BY TITLE: AN 

ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, 

AMENDING SECTION 36-201 OF THE CODE OF THE CITY OF NORMAN SO AS TO 

REMOVE THE SOUTHWEST QUARTER (SW/4) OF SECTION FOUR (4), TOWNSHIP

EIGHT NORTH (T8N), RANGE TWO WEST (R2W) OF THE INDIAN MERIDIAN, TO 

NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM THE A-2, RURAL 

AGRICULTURAL DISTRICT, AND I-1, LIGHT INDUSTRIAL DISTRICT, AND PLACE 

SAME IN A PUD, PLANNED UNIT DEVELOPMENT; AND PROVIDING FOR THE 

SEVERABILITY THEREOF.  (1751 E. IMHOFF ROAD; WARD 1)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/26 

REQUESTER: Coleraine Capital Group, Inc. 

PRESENTER: Jane Hudson, Planning & Community Development Director 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF ORDINANCE O-2526-6 UPON FIRST READING 
BY TITLE: AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF 
THE CITY OF NORMAN SO AS TO REMOVE THE SOUTHWEST 
QUARTER (SW/4) OF SECTION FOUR (4), TOWNSHIP EIGHT NORTH 
(T8N), RANGE TWO WEST (R2W) OF THE INDIAN MERIDIAN, TO 
NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM THE A-2, RURAL 
AGRICULTURAL DISTRICT, AND I-1, LIGHT INDUSTRIAL DISTRICT, 
AND PLACE SAME IN A PUD, PLANNED UNIT DEVELOPMENT; AND 
PROVIDING FOR THE SEVERABILITY THEREOF.  (1751 E. IMHOFF 
ROAD; WARD 1)  

  

 
APPLICANT/REPRESENTATIVE Coleraine Capital Group, Inc./Rieger Sadler 

Joyce, LLC 
 
LOCATION  1751 E. Imhoff Road 
  
WARD  1 
 
CORE AREA No 
 
EXISTING ZONING A-2, Rural Agricultural District, and I-1, Light 

Industrial District 
 
EXISTING LAND USE Urban High 
 
CHARACTER AREA Suburban Neighborhood  
 
PROPOSED ZONING PUD, Planned Unit Development 
 
PROPOSED LAND USE No change 
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REQUESTED ACTION  Rezoning from A-2, Rural Agricultural 
District, and I-1, Light Industrial District, to 
PUD, Planned Unit Development 

SUMMARY:  

The applicant, Coleraine Capital Group, Inc., requests approval of a PUD, Planned Unit 

Development, to allow for a multi-family apartment complex containing 456 units, for a density 

of 14 units per acre.   

EXISTING CONDITIONS: 

SIZE OF SITE: 32.50 Acres 
 
SURROUNDING PROPERTIES 

 
Subject 
Property 

North East South West 

Zoning A-2 & I-1 A-2 & R-1  
PUD, R-1, R-
2, & RM-6 

I-1 PUD 

Land Use Urban High 
Urban 
Medium & 
Park 

Urban 
Medium 

Job Center  
Urban 
Medium & 
Urban High 

Current Use Undeveloped 
Residential & 
Park 

Residential 
(Multi-Family 
and Single-
Family) 

Industrial  
Residential 
(Multi-Family) 

 
EXISTING ZONING DESIGNATIONS 
I-1, Light Industrial District 
The I-1, Light Industrial District, is intended for light manufacturing, processing, assembly, and 

office/warehouse uses that operate with minimal noise, odor, dust, or glare, and are confined 

within enclosed buildings. The district aims to support industrial operations which generate 

moderate traffic but do not produce the heavy traffic associated with more intensive or 

hazardous industrial uses. This district serves as a transitional zone between general 

commercial, multi-family residential areas, and heavier industrial zones, prioritizing activities 

that are non-disruptive to nearby properties. 

 
A-2, Rural Agricultural District 
This district is intended to provide a zoning classification for land situated relatively remote 
from the urban area which is used for agricultural and related purposes and will not undergo 
urbanization in the immediate future. The types of uses, the area and the intensity of use of 
land which is authorized in this district is designed to encourage and protect all agricultural 
uses until urbanization is warranted and the appropriate change in district classification is 
made. Areas included within this district are sufficiently remote from developed urban areas 
that exploration for and production of oil and gas will not be hazardous or detrimental to people 
and property within the developed portions of the City. Further, the purpose of the following 
regulations for properties within the Ten Mile Flat Conservation Area, is to: 

(1) Address unique conditions in the area commonly known as Ten Mile Flat, much of which 
land lies within the historical floodplain of Ten Mile Creek and the South Canadian River. 
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(2) To protect exceptional and irreplaceable natural resources located in the Ten Mile Flat 
area; and 

(3) To protect against flood damage in the 100-year floodplain and other floodprone areas 
within the Ten Mile Flat area. 

 
LAND USE DESIGNATION   Urban High  
Highly compact, walkable pattern of urban development prioritizing alternative means of 
transportation. Low to no building space and separation of uses. This area is intended to 
create opportunities for economic activities attracting a city-wide audience, and place residents 
closer to services and jobs. 

 High-intensity areas strive for more residential than non-residential uses with frequent 
master-planned mixed-use development nodes. Non-residential uses may be more 
common in UH than in UM or UL due to higher concentrations of population. 

 Gross densities in any single development should be greater than 12 units per acre. 
 
CHARACTER AREA DESIGNATION  Suburban Neighborhood  
Areas where suburban residential subdivision development have occurred or are likely to occur 
(due to availability of water and sewer service). This area is characterized by low pedestrian 
orientation, existing but largely inconvenient public transit access, high to moderate degree of 
building and use separation, predominantly residential with scattered civic buildings and varied 
street patterns, often curvilinear. 

 
In the future, the neighborhoods with good trail access and connections to surrounding 
services will likely continue to be highly attractive neighborhoods. Future development should 
elevate connectivity and Traditional Neighborhood Design (TND). 
 
PROCEDURAL REQUIREMENTS: 
 
PRE-DEVELOPMENT:      PD25-15 June 26, 2025                  
The applicant presented the PUD rezoning request for a proposed multi-family apartment 
development. During the meeting, neighboring residents raised several concerns, primarily 
related to wildlife preservation, trash management, and the potential impact on the local 
homeless population. Specifically, residents expressed concern about the effects of land 
clearing on migratory birds, deer, and owls that inhabit the wooded area. They inquired about 
strategies to minimize habitat disruption and preserve local wildlife. Additional concerns 
focused on litter, dumpster placement, and ongoing site maintenance. Neighbors voiced fears 
that the development could lead to increased trash in adjacent neighborhoods and create 
hidden areas that might attract homeless encampments within the remaining wooded sections. 
In response, the applicant proposed the following mitigation measures: Installation of enclosed 
dumpsters with regular maintenance to manage litter and reduce odors. Potential construction 
of a perimeter fence to deter unauthorized foot traffic and help prevent encampments in the 
area. 
 
BOARD OF PARKS COMMISSIONERS:   September 4, 2025 
The proposal for Fee-in-Lieu of Land was accepted by the Board of Parks Commissioners in a 
unanimous 6-0 vote.  
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SUMMARY OF APPLICATION:  
Coleraine Capital Group, Inc. requests to rezone from A-2 and I-1 to a PUD for approximately 
32.50 acres of land located at 1751 E. Imhoff Road. The request is to facilitate the 
development of a multi-family apartment complex. The application also includes a preliminary 
plat request. The proposed development will feature three- to five-story apartment buildings, 
along with accessory structures, resident amenities, and integrated open and green spaces 
throughout the site. 
 
USE:   
The proposed development will feature multi-family apartment buildings, accessory structures 
related to maintenance, and amenities such as leasing offices, pool areas, dog parks, sports 
courts, walking trails, and fitness stations. The complete list of the allowable uses for the 

property is attached as Exhibit C, Allowable Uses. 
 
TRAFFIC ACCESS, CIRCULATION, PARKING AND SIDEWALKS: 
Access to the proposed development will be provided via two driveways: (1) an entrance/exit 
located near the western property line and (2) an entrance/exit near the eastern property line. 
Driveway (1) and (2) take access from Imhoff Road, as illustrated on Exhibit B, Preliminary Site 
Development Plan. The parking area will comply with all applicable provisions of the City of 
Norman’s parking ordinance and regulations. Additionally, the proposal would include a 
pedestrian access connection to Twisted Oak Drive.  Internal sidewalks will be provided 
throughout the development, and a sidewalk will be installed along Imhoff Road as shown on 
Exhibit B. 
 
LANDSCAPING: 
Landscaping will be provided and maintained in accordance with the City of Norman’s 
applicable landscaping regulations, Section 36-551, Landscaping Requirements for Off-Street 
Parking Facilities, which may be amended from time to time. 
 
SIGNAGE: 
Signs on the property will comply with the applicable Medium-Density Residential requirements 
in Chapter 28, Sign Regulations, which may be amended from time to time. 
 
LIGHTING: 
Exterior lighting will comply with the applicable regulations in Section 36-549, Commercial 
Outdoor Lighting Standards, which may be amended from time to time. 
 
SANITATION/UTILITIES: 
The project will comply with the City of Norman’s applicable regulations for sanitation services. 
Dumpsters will be located as depicted on the Preliminary Site Development Plan. The 
development will connect to the City of Norman’s water and wastewater systems.  
 
FENCING/WALLS: 
Fencing shall not be required on the property but may be installed around the perimeter of the 
property. Fencing placement and heights shall comply with the applicable regulations in 
Section 36-552, Fencing, Walls, and Screening, as amended from time to time. 
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EXTERIOR MATERIALS: 
The PUD Narrative states the exterior of the buildings may be constructed of brick, stone, 
synthetic stone, high impact quality stucco or EIFS, masonry, metal accents, and any 
combination thereof. A masonry percentage requirement was not provided by the applicant. 
Because these are residential buildings, the 80% masonry requirement in the Zoning 
Ordinance Section 36-547, Exterior Appearance, does not apply.  
 
HEIGHT: 
In the PUD Narrative, it states any building on the property will be allowed to reach a maximum 
height of five stories, excluding subgrade elements including roof top mechanical units, 
equipment screening, or parapet walls. The proposed Site Development Plan shows three- 
and four-story buildings. 
 
NEAREST PUBLIC PARK: 
Oakhurst Park is approximately 0.28 miles from the proposed development off Oakhurst 
Avenue. The proposed development includes a pedestrian pathway connecting to Twisted Oak 
Drive to allow access to Oakhurst Park.  
 
REVIEW COMMENTS:   
 
This application was submitted to the following agencies, departments, and/or divisions for 
review and comment. An asterisk (*) indicates the agency, department, and/or division 
responded with adverse comments. 
 
CITY DEPARTMENTS 
1. Fire Department 
2. Building Permitting Review 
3. Public Works/Engineering 
4. Transportation Engineer 
5. Planning 
6. Utilities 
 
COMMENTS, BY DEPARTMENT/AGENCY: 
Items italicized and in blue in these sections represent City Staff analysis. 

 
A.1. FIRE DEPARTMENT 

Additional information will be required to determine fire hydrant and fire lane 

requirements related to the proposed buildings. These items will be addressed during 

individual building permitting. 

A.2. BUILDING REVIEW 

Building Codes will be addressed at the building permit stage. 

A.3. PUBLIC WORKS/ENGINEERING 

Please see the attached report from Engineering. 

A.4. TRANSPORTATION ENGINEER 
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Please see the attached report from the Transportation Engineer. 

A.5. PLANNING 

ZONING CODE CONSIDERATIONS 

a) Purpose – PUD, Planned Unit Development 

i) It is the intent of this section to encourage developments with a superior built 
environment brought about through unified development and to provide for the 
application of design ingenuity in such developments while protecting existing and 
future surrounding areas in achieving the goals of the comprehensive plan of record. 
The PUD, Planned Unit Development District herein established is intended to provide 
for greater flexibility in the design of buildings, yards, courts, circulation, and open 
space than would otherwise be possible through the strict application of other district 
regulations. In this way, applicants may be awarded certain premiums in return for 
assurances of overall planning and design quality, or which will be of exceptional 
community benefit, and which are not now required by other regulations. By permitting 
and encouraging the use of such procedures, the Planning Commission and City 
Council will be able to make more informed land use decisions and thereby guide 
development more effectively in the best interest of the health, safety, and welfare of 
the City. Specifically, the purposes of this section are to encourage: 

(1) A maximum choice in the types of environments and living units available to the 
public. 
 

(2) Provision of more usable and suitably located open space, recreation areas, or 
other common facilities than would otherwise be required under conventional land 
development regulations. 

(3) Maximum enhancement and minimal disruption of existing natural features and 
amenities. 

(4) Comprehensive and innovative planning and design of diversified developments 
which are consistent with the City's long-range plan and remain compatible with 
surrounding developments. 

(5) More efficient and economic use of land resulting in smaller networks of utilities and 
streets, thereby lowering costs. 

(6) Preparation of more complete and useful information which will enable the Planning 
Commission and City Council to make more informed decisions on land use. The 
PUD, Planned Unit Development regulations are designed to provide for small- and 
large-scale developments incorporating a single type or a variety of residential, 
commercial, industrial and related uses which are planned and developed as a unit. 
Such development may consist of individual lots, or it may have common building 
sites. Private or public common land and open space must be an essential, major 
element of the development, which is related to, and affects, the long-term value of 
the homes and other development. A planned unit development shall be a separate 
entity with a distinct character that respects and harmonizes with surrounding 
development. 
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The applicant requests a Planned Unit Development (PUD) to gain flexibility in use, 
design, and development standards, as multi-family is not permitted under A-2 or I-1 
zoning regulations. This type of request is consistent with the intent of the PUD 
ordinance to allow for more choice in type of living units available to the public in this 
area and in the efficient and economic use of land via a smaller network of public 
infrastructure. It is also consistent with providing open space and recreation areas, 
along with consistency with the desired density outlined in the City’s Comprehensive 
Land Use Plan (greater than 12 units per acre).  

b) Uses Permitted 

i) The proposed development will feature multi-family buildings, accessory structures, 
and resident amenities such as leasing offices, pool areas, dog parks, sports courts, 
walking trails, and fitness stations. The complete list of the allowable uses for the 
Property is attached as Exhibit C. 

 
This use is consistent with multi-family development. There are three multi-family 
apartment complexes to the west of the subject property. There is a single-family 
residential area adjacent to the subject property on the east side of Twisted Oak Drive. 

c) Area Regulations 

i) The Property shall comply with the setbacks shown on the Preliminary Site 
Development Plan. The minimum building setback shall be ten feet (10’) from the 
north property line, twenty-five feet (25’) from the western property line, forty feet (40’) 
from the south property line, and (50’) from the eastern property line.  

 
The area regulations proposed for the project are consistent with those typically 
established for a multi-family apartment complex development. The proposed area 
regulations are similar to those of surrounding apartment complexes. Staff would note 
the setbacks in the PUD Narrative and the setbacks shown on the Preliminary Site 
Development Plan do not match. The Narrative allows for smaller setbacks than are 
depicted on the Preliminary Site Development Plan. Should the applicant want to 
change their setbacks from what is shown, they would need to amend their Preliminary 
Site Development Plan.  

d) Height Regulations 

i) The proposed development allows buildings up to a maximum height of five stories, 
not including subgrade components, rooftop mechanical equipment, screening 
structures, or parapet walls. The site plan includes a total of eight buildings: four 
three-story structures, three four-story structures, and one single-story structure. 

 
The proposed building heights at three- and four-stories as shown on the Preliminary 
Site Development Plan are consistent with the multi-family in the surrounding area. 
The height is inconsistent with the single-family in the area to the east. The zonings for 
the existing multi-family complexes to the east and west also allow for structures 
exceeding three stories.  

COMPREHENSIVE PLAN CONSIDERATIONS 

a) Character Area Policies 
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i) General Policies 

(1) Residential Policies 

(a) New residential development should blend with existing housing, incorporating 
tools such as buffering requirements and right-sized public spaces as defined in 
land use categories. 

(b) Accommodate a variety of housing styles, sizes, densities, and price points to 
suit diverse housing needs. 

(c) New residential developments should use a variety of techniques to avoid the 
appearance of identical homes, increasing vibrancy and diversity in the built 
environment. 
 

The proposed residential development is consistent with the General Residential 
Policies for all Character Areas by incorporating higher densities that blend with the 
existing multi-family apartment complexes to the west and to the east. The existing single-
family structures to the east are two-stories in height. The proposed three-story structures 
(as shown on the Preliminary Site Development Plan) would not overwhelm the existing 
housing to the east, as the 50’ setback will help minimize the impact. Please see note 
regarding the PUD Narrative allowance for the five stories in d) Height Regulations above.   

ii) Character Area Policies – Suburban Neighborhood  

1. Infrastructure extensions should occur incrementally, and new developments must 
connect to City water and sewer, which may require extension of lines. 

2. Protect drainageways in accordance with WQPZ ordinance within new development 
and expand their use for public trail access. 
a) Treat water quality volume from runoff for volume recommended in stormwater 

master plan and in accordance with EDC Section 7000. 
b) The open spaces created around drainageways should be connected when it is 

feasible to create wildlife corridors. 
3. Reduce the impact of higher intensity uses to adjacent lower intensity uses with 

screening and landscaping. Native landscaping is encouraged. 
a) Prioritize preservation of existing mature street trees. 

4. Promote a mix of housing types, including accessory dwelling units, and new, well-
designed similarly scaled multi-unit residences to increase neighborhood density and 
income diversity. 
a) Priority for higher density, mixed-income, and affordable housing opportunities 

should be assigned to locations with multi-modal transportation access and 
capacity. 

b) Based on associated Land Use, housing typologies of all intensity levels are 
appropriate within the Suburban Character area. 

5. Encourage: 
a) More mixing of uses, including neighborhood services, job centers, and 

residential uses of similar intensities. 
b) Retrofitting existing commercial and retail strip development in areas that are likely 

to undergo renovation or potential demolition in the life of this plan. 
c) Civic, cultural uses, entertainment establishments that will promote community 

interaction and public open space. 
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6. As streets move further from the center of the Core Neighborhood Character Area 

and parcel sizes and development patterns work against pedestrian circulation, 

focus should shift to vehicular safety, corridor appearance and traffic speeds while 

still providing basic access and safety for pedestrians and bicyclists. Transportation 

accommodation should: 

a) Ensure interconnectivity between developments for local and collector streets. 

b) Provide access to trails with all new development, when feasible to integrate trail 

plans outlined in the Transportation and Park Master Plans into developments. 

c) Connect streets between land uses and include complete street approaches for 

undeveloped sites. 

d) Use the most recent Transportation Master Plan to fill pedestrian system gaps 

along streets, to trails, and within developments. 

e) Encourage network of multi-modal transportation options to neighborhood 

centers and local mixed-use developments. 

 

The proposed development is consistent with Suburban Neighborhood policies 
regarding the use of existing City services and the increased density with similarly 
scaled multi-unit residences as surrounding multi-family apartment complexes. While 
the development does not have new public streets, it is still providing for pedestrian 
connectivity to a nearby park.  

b) Land Use Development Policies 

i) Description and Context – Urban High 

1) Highly compact, walkable pattern of urban development prioritizing alternative 
means of transportation. Low to no building space and separation of uses. This area 
is intended to create opportunities for economic activities attracting a city-wide 
audience, and place residents closer to services and jobs. 

a) High-intensity areas strive for more residential than non-residential uses with 
frequent master-planned mixed-use development nodes. Non-residential uses 
may be more common in UH than in UM or UL due to higher concentrations of 
population. 

b) Gross densities in any single development should be greater than 12 units per 
acre. 

The proposal is consistent as there will be a density of 14 units per acre. While the 
development has higher building spacing and is not compact, it is similar in character to 
neighboring multi-family properties to the west and to the east.  

ii) Building Types 

(1) Medium and Small-scale 3- to 5-story buildings are common. Within existing 
developed areas, buildings may go up to 2-stories higher than surrounding 
properties. 

(2) Multi-unit structures are the priority, but a variety of housing types from 
townhomes to apartments are expected. 
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(3) Mixed-use buildings including retail, work-spaces, and residences are most 
common. 

(4) Public and private spaces (i.e. balconies, recreational roof decks, outdoor dining, 
etc.) are clearly defined and cultivate a sense of place. 

(5) New developments that are single-use developments or predominantly single-
unit or garden apartments are not appropriate 

The proposal is consistent in featuring small- to medium-scale buildings ranging from 
three to five stories, while providing private amenities such as fitness stations and outdoor 
grilling areas help cultivate a sense of place. The proposal will be no more than two stories 
higher than surrounding properties, as shown on the Preliminary Site Development Plan. 
Staff would note the PUD Narrative language allows five stories; this is more than is 
shown on the Preliminary Site Development Plan. 

iii) Site Design 

(1) The scale and layout of the built environment are conducive to walking. Trails and 
pathways are integrated throughout developments to connect to parks, 
neighborhoods, and community destinations. 

(2) Multi-unit developments without connections to neighboring properties and uses 
weaken the development pattern and should be limited or avoided altogether. 

(3) Street trees should form a continuous urban canopy over public areas and rights-
of-way.  

(4) Stormwater to be addressed at the project level but designed as part of a larger 
neighborhood or sub-basin system. 

(5) Site layout should take every opportunity to maximize the public infrastructure 
available in this area.  

The proposal is consistent as sidewalks are present throughout the development, with 
a pedestrian connection on the east side leading to Oakhurst Park. Additionally, the 
Narrative states the development will follow landscaping requirements, which require 
the installation of trees along the street frontage. 

iv) Transportation 

(1) This area features a relatively dense grid of streets and sidewalks. A full street 
hierarchy provides a variety of connections and route choices to people moving 
to, through, and within the area. Parking is a secondary use and should be as 
small as possible due to the character and value of land in the area.  Most of 
these areas have, or will have, easy access to public transportation (less than 
one half-mile walk of a stop). Improving access for pedestrians and bicyclists will 
continue to be a priority, including modernizing multi-modal infrastructure. 

The proposal is consistent with the policies relating to pedestrian access because 
sidewalks can be taken to 12th Avenue SE and to Classen Blvd. No public streets are 
proposed with this application. The subject property is not currently within one half-mile 
walk of a public transportation stop.  
 
v) Utility Access 

(1) A full range of utilities should be available. If services are not already in place, 
they must be extended by the developer during the platting process to be 
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suitable for development. If development occurs adjacent to existing facilities that 
are determined to be insufficient to meet the demands of the proposed 
development, the developer must upgrade the existing facilities to enhance the 
capacity of the utility systems. 

The proposal is consistent as the necessary utilities are available. 

vi) Public Space 

(1) Consisting of appropriately scaled public spaces including small parks, plazas, 
parklets, regional trail connections, and walking paths. Pedestrian amenities 
should be commonly integrated into public and private projects. 

The proposal is consistent as there are sidewalks throughout the development, and 
there is a sidewalk connection to the adjacent residential neighborhood to the east via 
Twisted Oaks Drive, and to the east which leads to 12th Avenue SE.   

b) Neighborhood and/or Special Area Plans 

i) This location is not within a Neighborhood or Special Planning Area. 

A.6. UTILITIES 

AIM NORMAN PLAN CONFORMANCE 

The proposed development is in accordance with AIM Water and Wastewater Utility. 

SOLID WASTE MANAGEMENT  

The proposed development meets requirements and provides access for solid waste 
services. 

WATER/WASTEWATER AVAILABILITY 

a) Water Availability  

Adequate capacity within the water system exists to serve the proposed development.  

b) Wastewater Availability  

Adequate capacity within the wastewater system exists to serve the proposed 
development.  

 
ALTERNATIVES/ISSUES:      
 
IMPACTS: The proposed multi-family apartment development aligns with the Land Use and 
Character Area objectives by incorporating high density, multi-family housing that is 
comparable in scale and form to adjacent neighborhoods, with building heights ranging from 
three to four stories, as shown on the Preliminary Site Development Plan. Aspects of 
consistency with AIM Policies could be affected by the difference in language in the PUD 
Narrative allowing for five-story buildings. Additionally, the proposal demonstrates consistency 
in site design and provides connectivity to a nearby park. 
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CONCLUSION:      Staff forwards this request for rezoning from A-2, Rural Agricultural District, 
and I-1, Light Industrial District, to a PUD, Planned Unit Development, and Ordinance O-2526-
6, for consideration by City Council. 
 
PLANNING COMMISSION RESULTS:  At their meeting of October 9, 2025, the Planning 
Commission recommended approval of Ordinance O-2526-6 by a vote of 7-0. 
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O-2526-6

AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, AMENDING SECTION 36-201 OF 
THE CODE OF THE CITY OF NORMAN SO AS TO 
REMOVE THE SOUTHWEST QUARTER (SW/4) OF 
SECTION FOUR (4), TOWNSHIP EIGHT NORTH (T8N), 
RANGE TWO WEST (R2W) OF THE INDIAN MERIDIAN, 
TO NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM 
THE A-2, RURAL AGRICULTURAL DISTRICT, AND I-1, 
LIGHT INDUSTRIAL DISTRICT, AND PLACE SAME IN A 
PUD, PLANNED UNIT DEVELOPMENT; AND PROVIDING 
FOR THE SEVERABILITY THEREOF.  (1751 E. IMHOFF 
ROAD; WARD 1) 

§ 1. WHEREAS, Coleraine Capital Group, Inc, the owners of the hereinafter 
described property, have made application to have the subject property 
removed from the A-2, Rural Agricultural District, and I-1, Light Industrial 
District, and placed in a PUD, Planned Unit Development; and 

§ 2. WHEREAS, said application has been referred to the Planning 
Commission of said City and said body has, after conducting a public 
hearing on October 9, 2025, as required by law, considered the same and 
recommended that the same should be granted and an ordinance adopted 
to effect and accomplish such rezoning; and 

§ 3. WHEREAS, the City Council of the City of Norman, Oklahoma, has 
thereafter considered said application and has determined that said 
application should be granted and an ordinance adopted to effect and 
accomplish such rezoning. 

NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA: 

§ 4. That Section 36-201 of the Code of the City of Norman, Oklahoma, is 
hereby amended so as to remove the following described property from 
the A-2, Rural Agricultural District, and I-1, Light Industrial District, and 
place the same in a PUD, Planned Unit Development, to wit: 

A tract of land situated within the Southwest Quarter (SW/4) of 
Section Four (4), Township Eight North (T8N), Range Two West 
(R2W) of the Indian Meridian (I.M.), Cleveland County, Oklahoma, 
being more particularly described as follows, to wit: 
The East Half of the East Half of the Southwest Quarter (E/2 E/2 
SW/4), less and except the North 440 feet, thereof. 
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Ordinance No. O-2526-6 
Page 2 

§ 5. Further, pursuant to the provisions of Section 36-509 of the Code of the 
City of Norman, as amended, the following condition is hereby attached to 
the zoning of the tract: 

a. The site shall be developed in accordance with the PUD
Narrative, Site Development Plan, and supporting
documentation dated and revised as of January 22, 2026, 
which are made a part hereof.

§ 6. Severability.  If any section, subsection, sentence, clause, phrase, or 
portion of this ordinance is, for any reason, held invalid or unconstitutional 
by any court of competent jurisdiction, such portion shall be deemed a 
separate, distinct, and independent provision, and such holding shall not 
affect the validity of the remaining portions of this ordinance. 

ADOPTED this  day of NOT ADOPTED this day of 

     ,2026. ,2026. 

(Mayor) (Mayor) 

ATTEST: 

(City Clerk) 
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I. INTRODUCTION 
 

Coleraine Capital Group, Inc. (the “Applicant”) intends to rezone and plat the 

property located at 1751 E. Imhoff Road, as more particularly described on Exhibit A 

(the “Property”), to a Planned Unit Development (“PUD”) in order to develop a 

multifamily residential community. The Property contains approximately 32.50 acres, 

and a preliminary conceptual site plan (the “Site Plan”) of the proposed development 

has been attached hereto as Exhibit B. 
 

II. PROPERTY DESCRIPTION/GENERAL SITE CONDITIONS 

 

A. Location 

 

The Property is located at 1751 E. Imhoff Road, which is generally situated north 

of East Imhoff Road between Classen Blvd. and 24th Ave. SE, as is more 

particularly shown on the attached exhibits. 

 

B. Existing Land Use and Zoning 

 

The Property is currently zoned A-2, Rural Agricultural, and I-1, Light Industrial. 

The Property consists of unimproved land with the exception of an existing 

structure on the southeastern edge of the Property. 

 

The surrounding properties to the west are zoned PUD, Planned Unit Development. 

The properties to the north are zoned A-2, Rural Agricultural, and R-1, Single-

Family Dwelling. The properties to the east are zoned RM-6, Medium Density 

Apartment, R-2, Two-Family Dwelling, R-1, Single-Family Dwelling, and PUD, 

Planned Unit Development. The property to the south is zoned I-1, Light Industrial. 

 

C. Elevation and Topography 

 

The Property contains elevations ranging approximately 1134 to 1160 feet and 

generally slopes south to north. 
 

D. Drainage 

 

A drainage report has been provided by the Applicant to City Staff as part of the 

Preliminary Plat application. The Applicant proposes stormwater and drainage 

management systems that will meet or exceed the City’s applicable ordinances. 

 

E. Utility Services 

 

All necessary utilities for this project are currently located within the necessary 

proximity to serve the Property, or they will be extended by the Applicant, as 

necessary. 
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F. Fire Protection Services 

 

Fire Protection services will be provided by the City of Norman Fire Department 
and by the Applicant as such are required by applicable City codes. 

 

G. Traffic Circulation and Access 

 

Access to the Property shall be permitted in the manner depicted on the attached 

Site Development Plan. The Applicant’s proposal will include two (2) curb cuts 

that will serve as the access points to the Property. 

 

III. DEVELOPMENT PLAN AND DESIGN CONCEPT 

 

The Property shall be developed in general compliance with the Site Development 

Plan, attached hereto as Exhibit B, subject to final design development and the changes 

allowed by Section 36-509(g) of the City of Norman’s PUD Ordinance, as may be 

amended from time to time. The Exhibits attached hereto, and as submitted on behalf 

of the Applicant, are incorporated herein by reference and further depict the 

development criteria for the Property. 

 

A. Uses Permitted: 

 

The Property will be developed into a multifamily residential development containing 

approximately 456 units with accompanying uses. A complete list of the allowable uses 

for the Property is attached as Exhibit C. 
 

B. Development Criteria: 

 

1. Building Height 

 

Any building on the Property shall be allowed to reach a maximum height 

of five (5) stories, excluding any subgrade elements as well as any necessary 

roof top mechanical units, equipment, screening, or parapet walls. 

 

2. Area Regulations 

 

The Property shall comply with the setbacks shown on the Preliminary Site 

Development Plan. The minimum building setback shall be ten feet (10’) 

from the north property line. The minimum building setback shall be fifty 

feet (50’) from the eastern property line. The minimum building setback 

shall be twenty-five feet (25’) from the western property line. The minimum 

building setback shall be forty feet (40’) from the south property line. 

 

3. Exterior Materials 
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The exterior of the buildings may be constructed of brick, stone, synthetic 

stone, high impact quality stucco or EIFS, masonry, metal accents, and any 

combination thereof. 

 

4. Sanitation 

 

Trash dumpsters will be located as depicted on the Site Development Plan 

or in locations as may be approved by City sanitation services. 

 

5. Signage 

 

All signs on the Property will comply with the medium density residential 

sign standards of the City of Norman Sign Regulations, as amended from 

time to time. 
 

6. Open Space 

 

Open space and green space areas shall be utilized on the Property as shown 

on the Green Space Exhibit, attached hereto as Exhibit E and fully 

incorporated herein. The Property will contain approximately sixteen (16) 

acres of green space comprising approximately 50% of the total area of the 

Property. 

 

7. Parking 

 

Parking for the Property may be developed in general compliance with the 

parking layout shown on the Site Development Plan. The Property shall 

comply with the City of Norman’s applicable parking ordinances, as 

amended from time to time. 

 

8. Exterior Lighting 

 

All exterior lighting shall comply with the applicable provisions of the City 

of Norman’s Commercial Outdoor Lighting Standards, as the same may be 

amended from time to time. 

 

9. Landscaping and Fencing 

 

Landscaping shall be provided and maintained in conformity to Section 36- 

551, Landscaping Requirements for Off-Street Parking Facilities, of the 

City of Norman’s Zoning Ordinance, as may be amended from time to time. 

Fencing shall not be required on the Property but may be installed around 

the perimeter of the Property. Fencing placement and height shall comply 

with applicable City ordinances, as amended from time to time. 

42

Item 2.



10. Phasing 

 

It is anticipated the Property will be developed in multiple phases. The 

timing and number of phases will be determined by market demand and 

absorption rates and shall comply with Norman City Code 36-509, PUD, 

Planned Unit Developments, as may be amended from time to time. 
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EXHIBIT A 
 

Legal Description of the Property 

 

A tract of land situated within the Southwest Quarter (SW/4) of Section Four (4), Township Eight 

North (T8N), Range Two West (R2W) of the Indian Meridian (I.M.), Cleveland County, 

Oklahoma, being more particularly described as follows, to wit: 

 

The East Half of the East Half of the Southwest Quarter (E/2 E/2 SW/4), less and except the North 
440 feet, thereof. 
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EXHIBIT B 
 

Preliminary Site Development Plan 

Full Size Documents Submitted to City Staff 
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EXHIBIT C 
 

Allowable Uses 

 

 

• Apartment buildings 

• Accessory buildings related to the maintenance and operation of the Property  

• Leasing offices, pool areas, dog parks, sports courts, walking trails, fitness stations, outdoor 
grill areas, and similar recreational amenities for the residents of the development 
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EXHIBIT D 
 

Preliminary Plat 

Full Size Documents Submitted to City Staff 
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EXHIBIT E 
 

Green Space Exhibit 

Full Size Documents Submitted to City Staff 
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LEGAL DESCRIPTION

PROPOSED ROAD WIDENING

PAUL A. FOSTER AND ALLENE
FOSTER, AS TRUSTEES UNDER

THE FOSTER FAMILY LIVING
TRUST BOOK 3335, PAGE 1344

(A-2)

ENTRANCE AND EXIT

GATE w/ KNOX BOX

ENTRANCE AND EXIT

GATE w/ KNOX BOX

EXISTING
DRIVEWAY

EXISTING
OIL FIELD
ACCESS

EXISTING
OIL FIELD
ACCESS

GATE w/ KNOX BOX

GATE w/ KNOX BOX

VISITOR CALL BOX

VISITOR CALL BOX

STAMPED & COLORED
CONCRETE

STAMPED & COLORED
CONCRETE

ACCESS CONTROLLED WITH
 CHAIN AND KNOX BOX

ACCESS CONTROLLED WITH
 CHAIN AND KNOX BOX
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PRELIMINARY SITE DEVELOPMENT PLAN
OF

COLERAINE MULTIFAMILY
A PART OF SECTION 4, T8N, R2W

NORMAN, CLEVELAND COUNTY, OKLAHOMA
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LEGAL DESCRIPTION

PAUL A. FOSTER AND ALLENE
FOSTER, AS TRUSTEES UNDER

THE FOSTER FAMILY LIVING
TRUST BOOK 3335, PAGE 1344

(A-2)

PEDESTRIAN ACCESS
GATE

MITO Resources Paul
Foster #1-4

PRELIMINARY SEWER
DESIGN IS FOR SEWER TO
CROSS UNDER STREAM IN
STEEL ENCASEMENT

NOTE: PEDESTRIAN
ACCESS ONLY AT
TERMINATION OF
TWISTED OAK DR.

10' PEDESTRIAN
SIDEWALK ESMT

ACCESS CONTROLLED WITH
 CHAIN AND KNOX BOX
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PRELIMINARY SITE LANDSCAPE PLAN
OF

COLERAINE MULTI-FAMILY RESIDENTIAL
A PART OF SECTION 4, T8N, R2W

NORMAN, CLEVELAND COUNTY, OKLAHOMA
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TREES

20 ACER RUBRUM `ARMSTRONG` / ARMSTRONG RED MAPLE 2 1/2" CAL.

27 ACER RUBRUM `AUTUMN GLORY` / AUTUMN GLORY MAPLE 2" CAL. 10`-12` HT.

62 ACER SACCHARUM `AUTUMN SPLENDOR` / CADDO SUGAR MAPLE2.5" CAL. TYPE 1 & 2

77 CERCIS CANADENSIS `OKLAHOMA` / OKLAHOMA REDBUD 2.5" CAL TOTAL, 3-TRUNK MIN.

14 CUPRESSUS ARIZONICA `BLUE ICE` / ARIZONA CYPRESS 7` MIN., FULL TO GROUND

41 LAGERSTROEMIA X `TUSCARORA` / RED CRAPE MYRTLE MULTI-TRUNKMULTI-TRUNK, 3- 1" CANE MIN.

63 PINUS TAEDA / LOBLOLLY PINE 2" CAL. 8-10" HT.

39 PISTACIA CHINENSIS / CHINESE PISTACHE 2" CAL. 8-10" HT.

14 QUERCUS SHUMARDII / SHUMARD RED OAK 2" CAL. 8-10" HT.

21 TAXODIUM DISTICHUM / BALD CYPRESS 2" CAL. 8-10" HT.

34 ULMUS PARVIFOLIA / LACEBARK ELM 2" CAL. 10`-12` HT.

PLANT SCHEDULE

LANDSCAPE PLAN

R
ORDINANCE REQUIREMENTS

Crafton Tull
www.craftontull.com

architecture|engineering|surveying

CERTIFICATE OF AUTHORIZATION:

405.787.6270 t    405.787.6276 f

Yukon, Oklahoma 73099
300 Pointe Parkway Blvd.

CA 973 (PE/LS) EXPIRES 6/30/2026

R

DR
AW

IN
G

: G
:\

25
60

39
01

_IN
HO

FF
ST

UD
EN

T\
IN

FR
AS

TR
UC

TU
RE

\C
IV

IL\
DW

G
\2

56
03

90
1-

CI
VI

L_
LA

ND
SC

AP
E.D

W
G

COLERAINE MULTI-FAMILY RESIDENTIAL
PRELIMINARY LANDSCAPE PLAN

51

Item 2.



1/
2"

 IR
O

N 
RO

D 
W

/ C
AP

 "C
A6

39
1"

3/
8"

 IR
O

N 
RO

D 
W

/ C
AP

 "P
LS

12
98

" OHEOHEOHEOHE

OHE

OHEOHEOHEOHEOHEOHEOHEOHEOHEOHEOHE
SSSSSSSSSSSSSSSSSSSSSSSSSSSSSS

//

//// //

X

X X X X

X

PICKLEBALL
COURT

PICKLEBALL
COURT

PRELIMINARY SITE LANDSCAPE PLAN
OF

COLERAINE MULTI-FAMILY RESIDENTIAL
A PART OF SECTION 4, T8N, R2W

NORMAN, CLEVELAND COUNTY, OKLAHOMA

MA
TC

H 
LIN

E

LANDSCAPE PLAN
Crafton Tull

www.craftontull.com

architecture|engineering|surveying

CERTIFICATE OF AUTHORIZATION:

405.787.6270 t    405.787.6276 f

Yukon, Oklahoma 73099
300 Pointe Parkway Blvd.

CA 973 (PE/LS) EXPIRES 6/30/2026

R

DR
AW

IN
G

: G
:\

25
60

39
01

_IN
HO

FF
ST

UD
EN

T\
IN

FR
AS

TR
UC

TU
RE

\C
IV

IL\
DW

G
\2

56
03

90
1-

CI
VI

L_
LA

ND
SC

AP
E.D

W
G

COLERAINE MULTI-FAMILY RESIDENTIAL
PRELIMINARY LANDSCAPE PLAN

52

Item 2.



1. THE IRRIGATION SHALL BE PERFORMED BY A DESIGN/BUILD CONTRACTOR. CONTRACTOR IS RESPONSIBLE FOR LOCATING ALL SITE UTILITIES, COORDINATING UTILITY CONSTRUCTION
WITH OWNER, AND PROTECTING UTILITIES DURING CONSTRUCTION.

2. ACTUAL LOCATION OF BACKFLOW AND METER MAY CHANGE, AND SHOULD BE COORDINATED WITH OWNER'S REPRESENTATIVE.  LOCATION OF ALL SLEEVING SHOULD BE COORDINATED
WITH OTHER SITE UTILITIES WITH THE GENERAL CONTRACTOR.  QUICK COUPLER LOCATIONS SHOULD BE MAINTAINED.  IF QUICK COUPLERS ARE MOVED, THEY MUST BE LOCATED IN
SUCH A WAY THAT ALL NEW LANDSCAPE MATERIALS ARE WITHIN 100' OF QUICK COUPLER CONNECTION.

3. INSTALL ALL MATERIALS AS PER MANUFACTURER'S RECOMMENDATIONS, AND TO MEET ALL LOCAL CODES.
4. RPZ BACKFLOW PREVENTER TO BE INSTALLED AS PER ALL APPLICABLE CODE AND ORDINANCE REQUIREMENTS.
5. QUICK COUPLER TO BE RAINBIRD 3 4" COUPLER OR APPROVED EQUAL.  CONTRACTOR WILL PROVIDE TWO (2) COUPLER KEYS AND HOSE SWIVEL ELLS FOR EACH COUPLER.
6. ALL PIPING TO BE MINIMUM  1" DIAMETER SCHEDULE 40 PVC BURIED AT A DEPTH NO LESS THAN 18" BELOW FINISH GRADE.
7. THE IRRIGATION CONTRACTOR IS RESPONSIBLE FOR VERIFYING STATIC PRESSURE AND GPM AT METER TO ENSURE MINIMUM PRESSURE IS MET AT FARTHEST COUPLER FOR PROPER

OPERATION.

R
IRRIGATION NOTES

R
PLANTING DETAILS

R
PLANTING NOTES

1. SOD AREAS SHOWN SHALL BE PLANTED WITH U-3 BERMUDA SOD OR EQUIVALENT AS APPROVED BY OWNER'S REPRESENTATIVE. ALL OTHER AREAS DISTURBED BY CONSTRUCTION AND NOT SHOWN TO BE PAVED,
PLANTING BED OR OTHERWISE INDICATED, SHALL BE SODDED.

2. REMOVE ALL WEEDS, GRASS AND ANY DEBRIS LARGER THAN 1" IN DIAMETER FROM ALL AREAS TO BE SODDED.  SODDED AREAS ARE TO BE ROTO-TILLED TO A DEPTH OF 6" AND ROUGH GRADED.  TOPSOIL SHALL BE
ADDED TO A DEPTH OF 4".  SOIL AMENDMENTS  AND FERTILIZER BASED ON SITE-SPECIFIC SOIL TEST RESULTS, SHALL BE THOROUGHLY TILLED INTO THE SOIL ACCORDING TO SOIL TEST RECOMMENDATIONS ALONG
WITH THE TOPSOIL.

3. GRADE SODDED AREAS SMOOTH TO WITHIN 1" OF FINISH GRADE AND ENSURE PROPER DRAINAGE AWAY FROM ALL STRUCTURES.  ROLL SURFACE WITH A ROLLER TO ACHIEVE A SMOOTH FIRM SURFACE.
4. LAY SOD WITHIN 24 HOURS OF DELIVERY. LAY SOD WITH ENDS STAGGERED. LAY SOD PERPENDICULAR TO ANY SLOPES AND STAKE WITH NAILS OR PEGS ACCORDING TO MANUFACTURER RECOMMENDATIONS.  ROLL

SOD AGAIN AFTER INSTALLATION TO ENSURE GOOD CONTACT WITH THE SOIL.
5. WATER SOD THOROUGHLY AFTER INSTALLATION. FOR THE FIRST FEW WEEK AFTER SODDING, WATER DAILY JUST ENOUGH TO MOISTEN THE GRASS AND UNDERLYING SOIL.  MAY NEED TO WATER TWO OR THREE

TIMES A DAY.  AVOID PUDDLING AND RUN-OFF.
6. THE LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR MAINTAINING ALL SODDED AREAS UNTIL ACCEPTED BY THE OWNER'S REPRESENTATIVE AND THE PROJECT IS TURNED OVER TO THE OWNER.  MAINTENANCE

SHALL INCLUDE MOWING, WATERING, EDGING AND WEEDING.  APPLICATIONS OF HERBICIDES, FUNGICIDES, INSECTICIDES AND PESTICIDES AS NECESSARY.
7. THE LANDSCAPE CONTRACTOR SHALL GUARANTEE THAT ALL SODDED AREAS ARE IN A HEALTHY AND THRIVING CONDITION AT THE TIME OF THE TURNOVER TO THE OWNER.  LANDSCAPE CONTRACTOR SHALL

GUARANTEE THE TURF FOR A PERIOD OF SIX MONTHS AFTER FINAL ACCEPTANCE.

R
TURF NOTES

1. THE QUANTITIES ON THE PLANT SCHEDULE ARE FOR CONVENIENCE ONLY. THE GRAPHIC REPRESENTATIONS ON THE DRAWINGS TAKE PRECEDENT. VERIFY INDICATED QUANTITIES AND ANY DISCREPANCIES SHALL BE
BROUGHT TO THE ATTENTION OF THE OWNER'S REPRESENTATIVE PRIOR TO INSTALLATION.

2. NO SUBSTITUTIONS AS TO SIZE, TYPE, SPACING, QUANTITY OR QUALITY OF PLANT MATERIAL SHALL BE MADE WITHOUT THE WRITTEN APPROVAL OF EITHER THE OWNER'S REPRESENTATIVE OR THE PROJECT
LANDSCAPE ARCHITECT. CHANGES IN PLANT MATERIAL MAY CONSTITUTE PLAN RE-APPROVAL.

3. PLANTS SHALL BE SUPPLIED AT THE SIZES SPECIFIED ON THE DRAWINGS. THE SIZES SHOWN ARE THE MINIMUM REQUIRED FOR EACH CATEGORY (HEIGHT, SPREAD, CALIPER, CONTAINER SIZE ETC.). THE PLANTS
SUPPLIED MUST CONFORM TO ALL OF THE MINIMUM DIMENSIONS INDICATED.  PLANTS OF LARGER SIZE MAY BE USED IF ACCEPTABLE TO THE OWNER AT NO ADDITIONAL COST AND IF SIZE OF CONTAINER OR ROOT
BALLS, HEIGHT, AND SPREAD ARE INCREASED PROPORTIONATELY IN ACCORDANCE WITH ANSI Z-60.1, 2004 EDITION.  ALL OTHER QUALITY REQUIREMENTS OF THE PLANT MATERIAL MUST ALSO BE ADHERED.

4. ALL PLANTS MUST BE NURSERY GROWN. ALL TREES SHALL COMPLY WITH ANSI Z-60.1, 2004 EDITION AND THE URBAN TREE FOUNDATION GUIDELINE FOR NURSERY TREE QUALITY, 2009 EDITION.  ALL PLANTS SHALL BE
HIGHEST QUALITY, FIRST CLASS REPRESENTATIVES OF THEIR SPECIES. SECONDS, CULLS, OR PARK GRADE MATERIAL WILL BE REJECTED.

5. CALIPER SIZE IS NOT TO BE REDUCED.  CALIPER MEASUREMENTS SHALL BE TAKEN IN ACCORDANCE WITH ANSI STANDARDS.
6. ALL TREES EXCEPT MULTI-TRUNKED MUST BE STRAIGHT TRUNKED, HAVE A STRONG CENTRAL LEADER, FULL HEADED, AND MEET THE MINIMUM REQUIREMENTS.  TREES WITH "Y" SHAPE ARE NOT ACCEPTABLE UNLESS

THAT SHAPE IS NATURAL TO THE GROWTH HABIT OF THE SPECIES.  TREES THAT HAVE BEEN FRESHLY PRUNED TO MEET THESE SPECIFICATIONS SHALL BE REJECTED.
7. THE PLANT'S VEGETATIVE CANOPY SHOULD BE MOSTLY SYMMETRICAL AND FREE OF LARGE VOIDS OR FLAT SURFACE AREAS.
8. TREES AND SHRUBS MOVED DURING PERIODS OF HIGH TRANSPIRATION SHALL BE SPRAYED WITH AN ANTI-DESSICANT PRIOR TO MOVING. APPLY AND REMOVE ANTI-DESSICANTS ACCORDING TO THE

MANUFACTURER'S RECOMMENDATIONS.
9. TREES SHALL BE STAKED AND GUYED AS DETAILED. STAKE AND GUYED MATERIALS SHALL BE REMOVED BY THE LANDSCAPE SUBCONTRACTOR SIX (6) MONTHS AFTER FINAL ACCEPTANCE.
10. ALL PLANTS ARE SUBJECT TO REVIEW AND APPROVAL BY THE OWNER'S REPRESENTATIVE AT ANY TIME PRIOR TO FINAL ACCEPTANCE.  REJECTED PLANTS SHALL BE REPLACED IMMEDIATELY AT NO ADDITIONAL COST.
11. PRIOR TO COMMENCEMENT OF INSTALLATION, THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING ALL EXISTING UTILITIES AND SHALL AVOID DAMAGING UTILITIES DURING INSTALLATION. ANY

UTILITIES DAMAGED DURING INSTALLATION SHALL BE REPAIRED BY THE LANDSCAPE CONTRACTOR TO THE SATISFACTION OF THE APPROPRIATE UTILITY COMPANY AND THE GENERAL CONTRACTOR. ALL REPAIRS
SHALL BE AT NO COST TO THE OWNER. CALL OKLAHOMA ONE-CALL SYSTEM  AT 1-800-522-OKIE.

12. ALL PLANT BEDS SHALL BE THOROUGHLY ROTO-TILLED A MINIMUM OF TWELVE INCHES (12”) PRIOR TO PLANT PLACEMENT.   AMENDMENTS, IF REQUIRED BASED ON SITE-SPECIFIC SOIL TEST RESULTS, SHALL BE
THOROUGHLY TILLED INTO THE SOIL ACCORDING TO THE TEST RESULT RECOMMENDATIONS. PROVIDE POSITIVE DRAINAGE AWAY FROM ALL STRUCTURES.

13. THE LANDSCAPE CONTRACTOR SHALL UTILIZE ON-SITE TOPSOIL AS AVAILABLE UNLESS DEEMED NECESSARY TO BRING IN NEW TOPSOIL. ALL UNEVEN AREAS CAUSED BY PLANTING SHALL BE GRADED SMOOTH.  ANY
AREAS DISTURBED FOR ANY REASON PRIOR TO FINAL ACCEPTANCE OF THE PROJECT SHALL BE CORRECTED BY THE CONTRACTOR AT NO COST TO THE OWNER.

14. ALL PLANTS SHALL BE PLACED WITH THE BEST FACE FORWARD, TOWARDS THE STREET WHENEVER POSSIBLE.
15. ALL PLANTS SHOULD BE PRUNED OF BROKEN AND DEAD WOOD AS NECESSARY PRIOR TO INSTALLATION. REMOVE NO MORE THAN 1/3 OF THE BRANCHING. DO NOT PLANT WHEN GROUND IS FROZEN OR MUDDY.
16. MULCH SHALL BE SHREDDED HARDWOOD PLACED TO A DEPTH OF 3".
17. PRE-EMERGENT HERBICIDES, TREFLAN, EPTAM, PREEN, OR APPROVED EQUAL, SHALL BE APPLIED TO ALL PLANTING BEDS PRIOR TO MULCHING.  APPLY AT MANUFACTURERS RATES AND RECOMMENDATIONS.
18. APPLY ORGANIC ROOT STIMULATOR, CONTAINING MYCORRHIZAE, TO ALL PLANTS PRIOR TO BACKFILLING. APPLY AT MANUFACTURERS RATES AND RECOMMENDATIONS.
19. THE LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR MAINTAINING THE PLANT INSTALLATIONS UNTIL ACCEPTED BY THE OWNER'S REPRESENTATIVE AND THE PROJECT TURNED OVER TO THE OWNER.  MAINTENANCE

SHALL INCLUDE RE-MULCHING, WATERING, WEEDING,  APPLICATIONS OF HERBICIDES, FUNGICIDES, INSECTICIDES AND PESTICIDES AS NECESSARY.  MAINTENANCE SHALL INCLUDE ALL PLANTINGS, TREES, AND
GROUND COVERS.

20. THE LANDSCAPE CONTRACTOR SHALL GUARANTEE THAT ALL PLANTS SHALL BE IN A HEALTHY AND THRIVING CONDITION ACCORDING TO THE NATURAL GROWTH HABITS OF THE INDIVIDUAL SPECIES AT THE TIME OF
THE TURNOVER TO THE OWNER. LANDSCAPE CONTRACTOR SHALL GUARANTEE PLANT MATERIAL FOR ONE YEAR AFTER FINAL ACCEPTANCE.
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I. INTRODUCTION 
 

Coleraine Capital Group, Inc. (the “Applicant”) intends to rezone and plat the 

property located at 1751 E. Imhoff Road, as more particularly described on Exhibit A 

(the “Property”), to a Planned Unit Development (“PUD”) in order to develop a 

multifamily residential community. The Property contains approximately 32.50 acres, 

and a preliminary conceptual site plan (the “Site Plan”) of the proposed development 

has been attached hereto as Exhibit B. 
 

II. PROPERTY DESCRIPTION/GENERAL SITE CONDITIONS 

 

A. Location 

 

The Property is located at 1751 E. Imhoff Road, which is generally situated north 

of East Imhoff Road between Classen Blvd. and 24th Ave. SE, as is more 

particularly shown on the attached exhibits. 

 

B. Existing Land Use and Zoning 

 

The Property is currently zoned A-2, Rural Agricultural, and I-1, Light Industrial. 

The Property consists of unimproved land with the exception of an existing 

structure on the southeastern edge of the Property. 

 

The surrounding properties to the west are zoned PUD, Planned Unit Development. 

The properties to the north are zoned A-2, Rural Agricultural, and R-1, Single-

Family Dwelling. The properties to the east are zoned RM-6, Medium Density 

Apartment, R-2, Two-Family Dwelling, R-1, Single-Family Dwelling, and PUD, 

Planned Unit Development. The property to the south is zoned I-1, Light Industrial. 

 

C. Elevation and Topography 

 

The Property contains elevations ranging approximately 1134 to 1160 feet and 

generally slopes south to north. 
 

D. Drainage 

 

A drainage report has been provided by the Applicant to City Staff as part of the 

Preliminary Plat application. The Applicant proposes stormwater and drainage 

management systems that will meet or exceed the City’s applicable ordinances. 

 

E. Utility Services 

 

All necessary utilities for this project are currently located within the necessary 

proximity to serve the Property, or they will be extended by the Applicant, as 

necessary. 
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F. Fire Protection Services 

 

Fire Protection services will be provided by the City of Norman Fire Department 
and by the Applicant as such are required by applicable City codes. 

 

G. Traffic Circulation and Access 

 

Access to the Property shall be permitted in the manner depicted on the attached 

Site Development Plan. The Applicant’s proposal will include three (3) curb cuts 

that will serve as the access points to the Property. 

 

III. DEVELOPMENT PLAN AND DESIGN CONCEPT 

 

The Property shall be developed in general compliance with the Site Development 

Plan, attached hereto as Exhibit B, subject to final design development and the changes 

allowed by Section 36-509(g) of the City of Norman’s PUD Ordinance, as may be 

amended from time to time. The Exhibits attached hereto, and as submitted on behalf 

of the Applicant, are incorporated herein by reference and further depict the 

development criteria for the Property. 

 

A. Uses Permitted: 

 

The Property will be developed into a multifamily residential development containing 

approximately 456 units with accompanying uses. A complete list of the allowable uses 

for the Property is attached as Exhibit C. 
 

B. Development Criteria: 

 

1. Building Height 

 

Any building on the Property shall be allowed to reach a maximum height 

of five (5) stories, excluding any subgrade elements as well as any necessary 

roof top mechanical units, equipment, screening, or parapet walls. 

 

2. Area Regulations 

 

The Property shall comply with the setbacks shown on the Preliminary Site 

Development Plan. The minimum building setback shall be ten feet (10’) 

from the north property line. The minimum building setback shall be fifty 

feet (50’) from the eastern property line. The minimum building setback 

shall be twenty-five feet (25’) from the western property line. The minimum 

building setback shall be forty feet (40’) from the south property line. 

 

3. Exterior Materials 
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The exterior of the building may be constructed of brick, stone, synthetic 

stone, high impact quality stucco or EIFS, masonry, metal accents, and any 

combination thereof. 

 

4. Sanitation 

 

Trash dumpsters will be located as depicted on the Site Development Plan 

or in locations as may be approved by City sanitation services. 

 

5. Signage 

 

All signs on the Property will comply with the medium density residential 

sign standards of the City of Norman Sign Regulations, as amended from 

time to time. 
 

 

6. Open Space 

 

Open space and green space areas shall be utilized on the Property as shown 

on the Green Space Exhibit, attached hereto as Exhibit E and fully 

incorporated herein. The Property will contain approximately seventeen 

(17) acres of green space comprising approximately 50% of the total area 

of the Property. 

 

7. Parking 

 

Parking for the Property may be developed in general compliance with the 

parking layout shown on the Site Development Plan. The Property shall 

comply with the City of Norman’s applicable parking ordinances, as 

amended from time to time. 

 

8. Exterior Lighting 

 

All exterior lighting shall comply with the applicable provisions of the City 

of Norman’s Commercial Outdoor Lighting Standards, as the same may be 

amended from time to time. 

 

9. Landscaping and Fencing 

 

Landscaping shall be provided and maintained in conformity to Section 36- 

551, Landscaping Requirements for Off-Street Parking Facilities, of the 

City of Norman’s Zoning Ordinance, as may be amended from time to time. 

Fencing shall not be required on the Property but may be installed around 

the perimeter of the Property. Fencing placement and height shall comply 

with applicable City ordinances, as amended from time to time. 
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10. Phasing 

 

It is anticipated the Property will be developed in multiple phases. The 

timing and number of phases will be determined by market demand and 

absorption rates and shall comply with Norman City Code 36-509, PUD, 

Planned Unit Developments, as may be amended from time to time. 
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EXHIBIT A 
 

Legal Description of the Property 

 

A tract of land situated within the Southwest Quarter (SW/4) of Section Four (4), Township Eight 

North (T8N), Range Two West (R2W) of the Indian Meridian (I.M.), Cleveland County, 

Oklahoma, being more particularly described as follows, to wit: 

 

The East Half of the East Half of the Southwest Quarter (E/2 E/2 SW/4), less and except the North 
440 feet, thereof. 
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EXHIBIT B 
 

Preliminary Site Development Plan 

Full Size Documents Submitted to City Staff 
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EXHIBIT C 
 

Allowable Uses 

 

 

• Apartment buildings 

• Accessory buildings related to the maintenance and operation of the Property  

• Leasing offices, pool areas, dog parks, sports courts, walking trails, fitness stations, outdoor 
grill areas, and similar recreational amenities for the residents of the development 
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EXHIBIT D 
 

Preliminary Plat 

Full Size Documents Submitted to City Staff 
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EXHIBIT E 
 

Green Space Exhibit 

Full Size Documents Submitted to City Staff 
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TURNBERRY APARTMENTS, LLC
BOOK 4753, PAGE 547
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LEGAL DESCRIPTION

PAUL A. FOSTER AND ALLENE
FOSTER, AS TRUSTEES UNDER

THE FOSTER FAMILY LIVING
TRUST BOOK 3335, PAGE 1344

(A-2)

PEDESTRIAN ACCESS
GATE

MITO Resources Paul
Foster #1-4

PRELIMINARY SEWER
DESIGN IS FOR SEWER TO
CROSS UNDER STREAM IN
STEEL ENCASEMENT

NOTE: PEDESTRIAN
ACCESS ONLY AT
TERMINATION OF
TWISTED OAK DR.

EXHIBIT B Revised 12.11.25
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PRELIMINARY PLAT
OF

COLERAINE MULTIFAMILY,
A PLANNED UNIT DEVELOPMENT

A PART OF THE SW/4 OF SECTION 4, T8N -R2W, I.M., 
NORMAN, CLEVELAND COUNTY, OKLAHOMA

 LEGEND

NOTESLOT COUNT:

ZONING:

LEGAL DESCRIPTION
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Crafton TullCrafton Tull
www.craftontull.comwww.craftontull.com

architecture|engineering|surveyingarchitecture|engineering|surveying

CERTIFICATE OF AUTHORIZATION:CERTIFICATE OF AUTHORIZATION:

405.787.6270 t    405.787.6276 f405.787.6270 t    405.787.6276 f

Yukon, Oklahoma 73099Yukon, Oklahoma 73099
300 Pointe Parkway Blvd.300 Pointe Parkway Blvd.

CA 973 (PE/LS) EXPIRES 6/30/2026CA 973 (PE/LS) EXPIRES 6/30/2026
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COLERAINE MULTIFAMILY

Revised 12.11.25
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COLERAINE MULTI-FAMILY RESIDENTIAL
PERVIOUS VS IMPERVIOUS PLAN

PERVIOUS VS IMPERVIOUS PLN
OF

COLERAINE MULTI-FAMILY RESIDENTIAL
A PART OF SECTION 4, T8N, R2W

NORMAN, CLEVELAND COUNTY, OKLAHOMA
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COLERAINE MULTI-FAMILY RESIDENTIAL
PRELIMINARY LANDSCAPE PLAN

PRELIMINARY SITE LANDSCAPE PLAN
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COLERAINE MULTI-FAMILY RESIDENTIAL
A PART OF SECTION 4, T8N, R2W

NORMAN, CLEVELAND COUNTY, OKLAHOMA
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Crafton Tull
www.craftontull.com

architecture|engineering|surveying

CERTIFICATE OF AUTHORIZATION:

405.787.6270 t    405.787.6276 f

Yukon, Oklahoma 73099
300 Pointe Parkway Blvd.

CA 973 (PE/LS) EXPIRES 6/30/2026

R

COLERAINE MULTI-FAMILY RESIDENTIAL
PRELIMINARY LANDSCAPE PLAN

PRELIMINARY SITE LANDSCAPE PLAN
OF

COLERAINE MULTI-FAMILY RESIDENTIAL
A PART OF SECTION 4, T8N, R2W

NORMAN, CLEVELAND COUNTY, OKLAHOMA

1. THE IRRIGATION SHALL BE PERFORMED BY A DESIGN/BUILD CONTRACTOR. CONTRACTOR IS RESPONSIBLE FOR LOCATING ALL SITE UTILITIES, COORDINATING UTILITY CONSTRUCTION
WITH OWNER, AND PROTECTING UTILITIES DURING CONSTRUCTION.

2. ACTUAL LOCATION OF BACKFLOW AND METER MAY CHANGE, AND SHOULD BE COORDINATED WITH OWNER'S REPRESENTATIVE.  LOCATION OF ALL SLEEVING SHOULD BE COORDINATED
WITH OTHER SITE UTILITIES WITH THE GENERAL CONTRACTOR.  QUICK COUPLER LOCATIONS SHOULD BE MAINTAINED.  IF QUICK COUPLERS ARE MOVED, THEY MUST BE LOCATED IN
SUCH A WAY THAT ALL NEW LANDSCAPE MATERIALS ARE WITHIN 100' OF QUICK COUPLER CONNECTION.

3. INSTALL ALL MATERIALS AS PER MANUFACTURER'S RECOMMENDATIONS, AND TO MEET ALL LOCAL CODES.
4. RPZ BACKFLOW PREVENTER TO BE INSTALLED AS PER ALL APPLICABLE CODE AND ORDINANCE REQUIREMENTS.
5. QUICK COUPLER TO BE RAINBIRD 3 4" COUPLER OR APPROVED EQUAL.  CONTRACTOR WILL PROVIDE TWO (2) COUPLER KEYS AND HOSE SWIVEL ELLS FOR EACH COUPLER.
6. ALL PIPING TO BE MINIMUM  1" DIAMETER SCHEDULE 40 PVC BURIED AT A DEPTH NO LESS THAN 18" BELOW FINISH GRADE.
7. THE IRRIGATION CONTRACTOR IS RESPONSIBLE FOR VERIFYING STATIC PRESSURE AND GPM AT METER TO ENSURE MINIMUM PRESSURE IS MET AT FARTHEST COUPLER FOR PROPER

OPERATION.

R

R

R

1. SOD AREAS SHOWN SHALL BE PLANTED WITH U-3 BERMUDA SOD OR EQUIVALENT AS APPROVED BY OWNER'S REPRESENTATIVE. ALL OTHER AREAS DISTURBED BY CONSTRUCTION AND NOT SHOWN TO BE PAVED, PLANTING BED OR OTHERWISE
INDICATED, SHALL BE SODDED.

2. REMOVE ALL WEEDS, GRASS AND ANY DEBRIS LARGER THAN 1" IN DIAMETER FROM ALL AREAS TO BE SODDED.  SODDED AREAS ARE TO BE ROTO-TILLED TO A DEPTH OF 6" AND ROUGH GRADED.  TOPSOIL SHALL BE ADDED TO A DEPTH OF 4".  SOIL
AMENDMENTS  AND FERTILIZER BASED ON SITE-SPECIFIC SOIL TEST RESULTS, SHALL BE THOROUGHLY TILLED INTO THE SOIL ACCORDING TO SOIL TEST RECOMMENDATIONS ALONG WITH THE TOPSOIL.

3. GRADE SODDED AREAS SMOOTH TO WITHIN 1" OF FINISH GRADE AND ENSURE PROPER DRAINAGE AWAY FROM ALL STRUCTURES.  ROLL SURFACE WITH A ROLLER TO ACHIEVE A SMOOTH FIRM SURFACE.
4. LAY SOD WITHIN 24 HOURS OF DELIVERY. LAY SOD WITH ENDS STAGGERED. LAY SOD PERPENDICULAR TO ANY SLOPES AND STAKE WITH NAILS OR PEGS ACCORDING TO MANUFACTURER RECOMMENDATIONS.  ROLL SOD AGAIN AFTER INSTALLATION TO

ENSURE GOOD CONTACT WITH THE SOIL.
5. WATER SOD THOROUGHLY AFTER INSTALLATION. FOR THE FIRST FEW WEEK AFTER SODDING, WATER DAILY JUST ENOUGH TO MOISTEN THE GRASS AND UNDERLYING SOIL.  MAY NEED TO WATER TWO OR THREE TIMES A DAY.  AVOID PUDDLING AND

RUN-OFF.
6. THE LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR MAINTAINING ALL SODDED AREAS UNTIL ACCEPTED BY THE OWNER'S REPRESENTATIVE AND THE PROJECT IS TURNED OVER TO THE OWNER.  MAINTENANCE SHALL INCLUDE MOWING, WATERING,

EDGING AND WEEDING.  APPLICATIONS OF HERBICIDES, FUNGICIDES, INSECTICIDES AND PESTICIDES AS NECESSARY.
7. THE LANDSCAPE CONTRACTOR SHALL GUARANTEE THAT ALL SODDED AREAS ARE IN A HEALTHY AND THRIVING CONDITION AT THE TIME OF THE TURNOVER TO THE OWNER.  LANDSCAPE CONTRACTOR SHALL GUARANTEE THE TURF FOR A PERIOD OF

SIX MONTHS AFTER FINAL ACCEPTANCE.

R

1. THE QUANTITIES ON THE PLANT SCHEDULE ARE FOR CONVENIENCE ONLY. THE GRAPHIC REPRESENTATIONS ON THE DRAWINGS TAKE PRECEDENT. VERIFY INDICATED QUANTITIES AND ANY DISCREPANCIES SHALL BE BROUGHT TO THE ATTENTION OF
THE OWNER'S REPRESENTATIVE PRIOR TO INSTALLATION.

2. NO SUBSTITUTIONS AS TO SIZE, TYPE, SPACING, QUANTITY OR QUALITY OF PLANT MATERIAL SHALL BE MADE WITHOUT THE WRITTEN APPROVAL OF EITHER THE OWNER'S REPRESENTATIVE OR THE PROJECT LANDSCAPE ARCHITECT. CHANGES IN PLANT
MATERIAL MAY CONSTITUTE PLAN RE-APPROVAL.

3. PLANTS SHALL BE SUPPLIED AT THE SIZES SPECIFIED ON THE DRAWINGS. THE SIZES SHOWN ARE THE MINIMUM REQUIRED FOR EACH CATEGORY (HEIGHT, SPREAD, CALIPER, CONTAINER SIZE ETC.). THE PLANTS SUPPLIED MUST CONFORM TO ALL OF
THE MINIMUM DIMENSIONS INDICATED.  PLANTS OF LARGER SIZE MAY BE USED IF ACCEPTABLE TO THE OWNER AT NO ADDITIONAL COST AND IF SIZE OF CONTAINER OR ROOT BALLS, HEIGHT, AND SPREAD ARE INCREASED PROPORTIONATELY IN
ACCORDANCE WITH ANSI Z-60.1, 2004 EDITION.  ALL OTHER QUALITY REQUIREMENTS OF THE PLANT MATERIAL MUST ALSO BE ADHERED.

4. ALL PLANTS MUST BE NURSERY GROWN. ALL TREES SHALL COMPLY WITH ANSI Z-60.1, 2004 EDITION AND THE URBAN TREE FOUNDATION GUIDELINE FOR NURSERY TREE QUALITY, 2009 EDITION.  ALL PLANTS SHALL BE HIGHEST QUALITY, FIRST CLASS
REPRESENTATIVES OF THEIR SPECIES. SECONDS, CULLS, OR PARK GRADE MATERIAL WILL BE REJECTED.

5. CALIPER SIZE IS NOT TO BE REDUCED.  CALIPER MEASUREMENTS SHALL BE TAKEN IN ACCORDANCE WITH ANSI STANDARDS.
6. ALL TREES EXCEPT MULTI-TRUNKED MUST BE STRAIGHT TRUNKED, HAVE A STRONG CENTRAL LEADER, FULL HEADED, AND MEET THE MINIMUM REQUIREMENTS.  TREES WITH "Y" SHAPE ARE NOT ACCEPTABLE UNLESS THAT SHAPE IS NATURAL TO THE

GROWTH HABIT OF THE SPECIES.  TREES THAT HAVE BEEN FRESHLY PRUNED TO MEET THESE SPECIFICATIONS SHALL BE REJECTED.
7. THE PLANT'S VEGETATIVE CANOPY SHOULD BE MOSTLY SYMMETRICAL AND FREE OF LARGE VOIDS OR FLAT SURFACE AREAS.
8. TREES AND SHRUBS MOVED DURING PERIODS OF HIGH TRANSPIRATION SHALL BE SPRAYED WITH AN ANTI-DESSICANT PRIOR TO MOVING. APPLY AND REMOVE ANTI-DESSICANTS ACCORDING TO THE MANUFACTURER'S RECOMMENDATIONS.
9. TREES SHALL BE STAKED AND GUYED AS DETAILED. STAKE AND GUYED MATERIALS SHALL BE REMOVED BY THE LANDSCAPE SUBCONTRACTOR SIX (6) MONTHS AFTER FINAL ACCEPTANCE.
10. ALL PLANTS ARE SUBJECT TO REVIEW AND APPROVAL BY THE OWNER'S REPRESENTATIVE AT ANY TIME PRIOR TO FINAL ACCEPTANCE.  REJECTED PLANTS SHALL BE REPLACED IMMEDIATELY AT NO ADDITIONAL COST.
11. PRIOR TO COMMENCEMENT OF INSTALLATION, THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING ALL EXISTING UTILITIES AND SHALL AVOID DAMAGING UTILITIES DURING INSTALLATION. ANY UTILITIES DAMAGED DURING

INSTALLATION SHALL BE REPAIRED BY THE LANDSCAPE CONTRACTOR TO THE SATISFACTION OF THE APPROPRIATE UTILITY COMPANY AND THE GENERAL CONTRACTOR. ALL REPAIRS SHALL BE AT NO COST TO THE OWNER. CALL OKLAHOMA ONE-CALL
SYSTEM  AT 1-800-522-OKIE.

12. ALL PLANT BEDS SHALL BE THOROUGHLY ROTO-TILLED A MINIMUM OF TWELVE INCHES (12”) PRIOR TO PLANT PLACEMENT.   AMENDMENTS, IF REQUIRED BASED ON SITE-SPECIFIC SOIL TEST RESULTS, SHALL BE THOROUGHLY TILLED INTO THE SOIL
ACCORDING TO THE TEST RESULT RECOMMENDATIONS. PROVIDE POSITIVE DRAINAGE AWAY FROM ALL STRUCTURES.

13. THE LANDSCAPE CONTRACTOR SHALL UTILIZE ON-SITE TOPSOIL AS AVAILABLE UNLESS DEEMED NECESSARY TO BRING IN NEW TOPSOIL. ALL UNEVEN AREAS CAUSED BY PLANTING SHALL BE GRADED SMOOTH.  ANY AREAS DISTURBED FOR ANY REASON
PRIOR TO FINAL ACCEPTANCE OF THE PROJECT SHALL BE CORRECTED BY THE CONTRACTOR AT NO COST TO THE OWNER.

14. ALL PLANTS SHALL BE PLACED WITH THE BEST FACE FORWARD, TOWARDS THE STREET WHENEVER POSSIBLE.
15. ALL PLANTS SHOULD BE PRUNED OF BROKEN AND DEAD WOOD AS NECESSARY PRIOR TO INSTALLATION. REMOVE NO MORE THAN 1/3 OF THE BRANCHING. DO NOT PLANT WHEN GROUND IS FROZEN OR MUDDY.
16. MULCH SHALL BE SHREDDED HARDWOOD PLACED TO A DEPTH OF 3".
17. PRE-EMERGENT HERBICIDES, TREFLAN, EPTAM, PREEN, OR APPROVED EQUAL, SHALL BE APPLIED TO ALL PLANTING BEDS PRIOR TO MULCHING.  APPLY AT MANUFACTURERS RATES AND RECOMMENDATIONS.
18. APPLY ORGANIC ROOT STIMULATOR, CONTAINING MYCORRHIZAE, TO ALL PLANTS PRIOR TO BACKFILLING. APPLY AT MANUFACTURERS RATES AND RECOMMENDATIONS.
19. THE LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR MAINTAINING THE PLANT INSTALLATIONS UNTIL ACCEPTED BY THE OWNER'S REPRESENTATIVE AND THE PROJECT TURNED OVER TO THE OWNER.  MAINTENANCE SHALL INCLUDE RE-MULCHING,

WATERING, WEEDING,  APPLICATIONS OF HERBICIDES, FUNGICIDES, INSECTICIDES AND PESTICIDES AS NECESSARY.  MAINTENANCE SHALL INCLUDE ALL PLANTINGS, TREES, AND GROUND COVERS.
20. THE LANDSCAPE CONTRACTOR SHALL GUARANTEE THAT ALL PLANTS SHALL BE IN A HEALTHY AND THRIVING CONDITION ACCORDING TO THE NATURAL GROWTH HABITS OF THE INDIVIDUAL SPECIES AT THE TIME OF THE TURNOVER TO THE OWNER.

LANDSCAPE CONTRACTOR SHALL GUARANTEE PLANT MATERIAL FOR ONE YEAR AFTER FINAL ACCEPTANCE.
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COLERAINE MULTI-FAMILY 
SANITATION TURNING RADIUS

SANITATION TURNING RADIUS
OF

COLERAINE MULTIFAMILY
A PART OF SECTION 4, T8N, R2W

NORMAN, CLEVELAND COUNTY, OKLAHOMA
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City of Norman Predevelopment      June 26, 2025   
  

Applicant: Coleraine Capital Group, Inc.   
  
Project Location: 1751 E Imhoff Road   
 
Case Number: PD25-15  
 
Time:    5:30PM    
 
Applicant/Representative:  
Gunner Joyce 
Libby Smith 
 
Attendees:  
Erika Byrd  
Tom Parsons 
Helen Todd 
Alan Tullis 
Peter Plank 
Joseph Niekamp 
Turia Niekamp 
Rick Bond 
Caleb Morgan 
Maranda Greenfield 
Wayne Wickham 
Paige Dalluge 
Pat Wilkleam

City Staff 
Kelly Abell Planner I  
Beth Muckala, City Attorney 
 
Application Summary:  
The applicant submitted a request for Pre-development meeting only. The future 
request will be for rezoning to a new Planned Unit Development (PUD) for 
approximately 32.5 acres of property located East of Classen Blvd. and North of 
Highway Nine. The proposal is to allow for a phased multifamily residential development 
with accompanying amenities.  
  
 
Neighbor’s Comments/Concerns/Responses 
The applicant presented the PUD rezoning request for a proposed multi-family apartment 

development. During the meeting, neighboring residents raised several concerns, 

primarily related to wildlife preservation, trash management, and the potential impact on 

the local homeless population. Specifically, residents expressed concern about the effects 

of land clearing on migratory birds, deer, and owls that inhabit the wooded area. They 
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City of Norman Predevelopment      June 26, 2025   
  

inquired about strategies to minimize habitat disruption and preserve local wildlife. 

Additional concerns focused on litter, dumpster placement, and ongoing site 

maintenance. Neighbors voiced fears that the development could lead to increased trash 

in adjacent neighborhoods and create hidden areas that might attract homeless 

encampments within the remaining wooded sections. In response, the applicant proposed 

the following mitigation measures: Installation of enclosed dumpsters with regular 

maintenance to manage litter and reduce odors. Potential construction of a perimeter 

fence to deter unauthorized foot traffic and help prevent encampments in the area. 
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Page 1 of 12 

 

 
CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 10/09/2025 

REQUESTER: Coleraine Capital Group, Inc. 

PRESENTER: Kelly Abell, Planner I 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF ORDINANCE O-2526-6: 
AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF THE CITY 
OF NORMAN SO AS TO REMOVE THE SOUTHWEST QUARTER (SW/4) 
OF SECTION FOUR (4), TOWNSHIP EIGHT NORTH (T8N), RANGE TWO 
WEST (R2W) OF THE INDIAN MERIDIAN, TO NORMAN, CLEVELAND 
COUNTY, OKLAHOMA, FROM THE A-2, RURAL AGRICULTURAL 
DISTRICT, AND I-1, LIGHT INDUSTRIAL DISTRICT, AND PLACE SAME 
IN A PUD, PLANNED UNIT DEVELOPMENT; AND PROVIDING FOR THE 
SEVERABILITY THEREOF.  (1751 E. IMHOFF ROAD) 

  
 
APPLICANT/REPRESENTATIVE Coleraine Capital Group, Inc./Rieger Sadler 

Joyce, LLC 
 
LOCATION  1751 E. Imhoff Road 
  
WARD  1 
 
CORE AREA No 
 
EXISTING ZONING A-2, Rural Agricultural District, and I-1, Light 

Industrial District 
 
EXISTING LAND USE Urban High 
 
CHARACTER AREA Suburban Neighborhood  
 
PROPOSED ZONING PUD, Planned Unit Development 
 
PROPOSED LAND USE No change 
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REQUESTED ACTION  Rezoning from A-2, Rural Agricultural 
District, and I-1, Light Industrial District, to 
PUD, Planned Unit Development 

SUMMARY:  
The applicant, Coleraine Capital Group, Inc., requests approval of a PUD, Planned Unit 
Development, to allow for a multi-family apartment complex containing 456 units, for a density 
of 14 units per acre.   

EXISTING CONDITIONS: 

SIZE OF SITE: 32.50 Acres 
 
SURROUNDING PROPERTIES 

 Subject 
Property North East South West 

Zoning A-2 & I-1 A-2 & R-1  PUD, R-1, R-
2, & RM-6 I-1 PUD 

Land Use Urban High 
Urban 
Medium & 
Park 

Urban 
Medium Job Center  

Urban 
Medium & 
Urban High 

Current Use Undeveloped Residential & 
Park 

Residential 
(Multi-Family 
and Single-
Family) 

Industrial  Residential 
(Multi-Family) 

 
EXISTING ZONING DESIGNATIONS 
I-1, Light Industrial District 
The I-1, Light Industrial District, is intended for light manufacturing, processing, assembly, and 
office/warehouse uses that operate with minimal noise, odor, dust, or glare, and are confined 
within enclosed buildings. The district aims to support industrial operations which generate 
moderate traffic but do not produce the heavy traffic associated with more intensive or 
hazardous industrial uses. This district serves as a transitional zone between general 
commercial, multi-family residential areas, and heavier industrial zones, prioritizing activities 
that are non-disruptive to nearby properties. 
 
A-2, Rural Agricultural District 
This district is intended to provide a zoning classification for land situated relatively remote 
from the urban area which is used for agricultural and related purposes and will not undergo 
urbanization in the immediate future. The types of uses, the area and the intensity of use of 
land which is authorized in this district is designed to encourage and protect all agricultural 
uses until urbanization is warranted and the appropriate change in district classification is 
made. Areas included within this district are sufficiently remote from developed urban areas 
that exploration for and production of oil and gas will not be hazardous or detrimental to people 
and property within the developed portions of the City. Further, the purpose of the following 
regulations for properties within the Ten Mile Flat Conservation Area, is to: 

(1) Address unique conditions in the area commonly known as Ten Mile Flat, much of which 
land lies within the historical floodplain of Ten Mile Creek and the South Canadian River. 
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(2) To protect exceptional and irreplaceable natural resources located in the Ten Mile Flat 
area; and 

(3) To protect against flood damage in the 100-year floodplain and other floodprone areas 
within the Ten Mile Flat area. 

 
LAND USE DESIGNATION   Urban High  
Highly compact, walkable pattern of urban development prioritizing alternative means of 
transportation. Low to no building space and separation of uses. This area is intended to 
create opportunities for economic activities attracting a city-wide audience, and place residents 
closer to services and jobs. 

• High-intensity areas strive for more residential than non-residential uses with frequent 
master-planned mixed-use development nodes. Non-residential uses may be more 
common in UH than in UM or UL due to higher concentrations of population. 

• Gross densities in any single development should be greater than 12 units per acre. 
 
CHARACTER AREA DESIGNATION  Suburban Neighborhood  
Areas where suburban residential subdivision development have occurred or are likely to occur 
(due to availability of water and sewer service). This area is characterized by low pedestrian 
orientation, existing but largely inconvenient public transit access, high to moderate degree of 
building and use separation, predominantly residential with scattered civic buildings and varied 
street patterns, often curvilinear. 

 
In the future, the neighborhoods with good trail access and connections to surrounding 
services will likely continue to be highly attractive neighborhoods. Future development should 
elevate connectivity and Traditional Neighborhood Design (TND). 
 
PROCEDURAL REQUIREMENTS: 
 
PRE-DEVELOPMENT:      PD25-15 June 26, 2025                  
The applicant presented the PUD rezoning request for a proposed multi-family apartment 
development. During the meeting, neighboring residents raised several concerns, primarily 
related to wildlife preservation, trash management, and the potential impact on the local 
homeless population. Specifically, residents expressed concern about the effects of land 
clearing on migratory birds, deer, and owls that inhabit the wooded area. They inquired about 
strategies to minimize habitat disruption and preserve local wildlife. Additional concerns 
focused on litter, dumpster placement, and ongoing site maintenance. Neighbors voiced fears 
that the development could lead to increased trash in adjacent neighborhoods and create 
hidden areas that might attract homeless encampments within the remaining wooded sections. 
In response, the applicant proposed the following mitigation measures: Installation of enclosed 
dumpsters with regular maintenance to manage litter and reduce odors. Potential construction 
of a perimeter fence to deter unauthorized foot traffic and help prevent encampments in the 
area. 
 
BOARD OF PARKS COMMISSIONERS:   September 4, 2025 
The proposal for Fee-in-Lieu of Land was accepted by the Board of Parks Commissioners in a 
unanimous 6-0 vote.  
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SUMMARY OF APPLICATION:  
Coleraine Capital Group, Inc. requests to rezone from A-2 and I-1 to a PUD for approximately 
32.50 acres of land located at 1751 E. Imhoff Road. The request is to facilitate the 
development of a multi-family apartment complex. The application also includes a preliminary 
plat request. The proposed development will feature three- to five-story apartment buildings, 
along with accessory structures, resident amenities, and integrated open and green spaces 
throughout the site. 
 
USE:   
The proposed development will feature multi-family apartment buildings, accessory structures 
related to maintenance, and amenities such as leasing offices, pool areas, dog parks, sports 
courts, walking trails, and fitness stations. The complete list of the allowable uses for the 
property is attached as Exhibit C, Allowable Uses. 
 
TRAFFIC ACCESS, CIRCULATION, PARKING AND SIDEWALKS: 
Access to the proposed development will be provided via two full-access driveways: (1) an 
entrance/exit located near the western property line and (2) an entrance/exit near the eastern 
property line. Driveway (1) and (2) take access from Imhoff Road, as illustrated on Exhibit B, 
Preliminary Site Development Plan. The parking area will comply with all applicable provisions 
of the City of Norman’s parking ordinance and regulations. Additionally, the proposal would 
include a pedestrian access connection to Twisted Oak Drive.  Internal sidewalks will be provided 
throughout the development, and a sidewalk will be installed along Imhoff Road as shown on 
Exhibit B. 
 
LANDSCAPING: 
Landscaping will be provided and maintained in accordance with the City of Norman’s 
applicable landscaping regulations, Section 36-551, Landscaping Requirements for Off-Street 
Parking Facilities, which may be amended from time to time. 
 
SIGNAGE: 
Signs on the property will comply with the applicable Medium-Density Residential requirements 
in Chapter 28, Sign Regulations, which may be amended from time to time. 
 
LIGHTING: 
Exterior lighting will comply with the applicable regulations in Section 36-549, Commercial 
Outdoor Lighting Standards, which may be amended from time to time. 
 
SANITATION/UTILITIES: 
The project will comply with the City of Norman’s applicable regulations for sanitation services. 
Dumpsters will be located as depicted on the Preliminary Site Development Plan. The 
development will connect to the City of Norman’s water and wastewater systems.  
 
FENCING/WALLS: 
Fencing shall not be required on the property but may be installed around the perimeter of the 
property. Fencing placement and heights shall comply with the applicable regulations in 
Section 36-552, Fencing, Walls, and Screening, as amended from time to time. 
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EXTERIOR MATERIALS: 
The PUD Narrative states the exterior of the buildings may be constructed of brick, stone, 
synthetic stone, high impact quality stucco or EIFS, masonry, metal accents, and any 
combination thereof. A masonry percentage requirement was not provided by the applicant. 
Because these are residential buildings, the 80% masonry requirement in the Zoning 
Ordinance Section 36-547, Exterior Appearance, does not apply.  
 
HEIGHT: 
In the PUD Narrative, it states any building on the property will be allowed to reach a maximum 
height of five stories, excluding subgrade elements including roof top mechanical units, 
equipment screening, or parapet walls. The proposed Site Development Plan shows three- 
and four-story buildings. 
 
NEAREST PUBLIC PARK: 
Oakhurst Park is approximately 0.28 miles from the proposed development off Oakhurst 
Avenue. The proposed development includes a pedestrian pathway connecting to Twisted Oak 
Drive to allow access to Oakhurst Park.  
 
REVIEW COMMENTS:   
 
This application was submitted to the following agencies, departments, and/or divisions for 
review and comment. An asterisk (*) indicates the agency, department, and/or division 
responded with adverse comments. 
 
CITY DEPARTMENTS 
1. Fire Department 
2. Building Permitting Review 
3. Public Works/Engineering 
4. Transportation Engineer 
5. Planning 
6. Utilities 
 
COMMENTS, BY DEPARTMENT/AGENCY: 
Items italicized and in blue in these sections represent City Staff analysis. 

 
A.1. FIRE DEPARTMENT 

Additional information will be required to determine fire hydrant and fire lane 
requirements related to the proposed buildings. These items will be addressed during 
individual building permitting. 

A.2. BUILDING REVIEW 

Building Codes will be addressed at the building permit stage. 

A.3. PUBLIC WORKS/ENGINEERING 

Please see the attached report from Engineering. 

A.4. TRANSPORTATION ENGINEER 
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Please see the attached report from the Transportation Engineer. 

A.5. PLANNING 

ZONING CODE CONSIDERATIONS 

a) Purpose – PUD, Planned Unit Development 

i) It is the intent of this section to encourage developments with a superior built 
environment brought about through unified development and to provide for the 
application of design ingenuity in such developments while protecting existing and 
future surrounding areas in achieving the goals of the comprehensive plan of record. 
The PUD, Planned Unit Development District herein established is intended to provide 
for greater flexibility in the design of buildings, yards, courts, circulation, and open 
space than would otherwise be possible through the strict application of other district 
regulations. In this way, applicants may be awarded certain premiums in return for 
assurances of overall planning and design quality, or which will be of exceptional 
community benefit, and which are not now required by other regulations. By permitting 
and encouraging the use of such procedures, the Planning Commission and City 
Council will be able to make more informed land use decisions and thereby guide 
development more effectively in the best interest of the health, safety, and welfare of 
the City. Specifically, the purposes of this section are to encourage: 

(1) A maximum choice in the types of environments and living units available to the 
public. 
 

(2) Provision of more usable and suitably located open space, recreation areas, or 
other common facilities than would otherwise be required under conventional land 
development regulations. 

(3) Maximum enhancement and minimal disruption of existing natural features and 
amenities. 

(4) Comprehensive and innovative planning and design of diversified developments 
which are consistent with the City's long-range plan and remain compatible with 
surrounding developments. 

(5) More efficient and economic use of land resulting in smaller networks of utilities and 
streets, thereby lowering costs. 

(6) Preparation of more complete and useful information which will enable the Planning 
Commission and City Council to make more informed decisions on land use. The 
PUD, Planned Unit Development regulations are designed to provide for small- and 
large-scale developments incorporating a single type or a variety of residential, 
commercial, industrial and related uses which are planned and developed as a unit. 
Such development may consist of individual lots, or it may have common building 
sites. Private or public common land and open space must be an essential, major 
element of the development, which is related to, and affects, the long-term value of 
the homes and other development. A planned unit development shall be a separate 
entity with a distinct character that respects and harmonizes with surrounding 
development. 
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The applicant requests a Planned Unit Development (PUD) to gain flexibility in use, 
design, and development standards, as multi-family is not permitted under A-2 or I-1 
zoning regulations. This type of request is consistent with the intent of the PUD 
ordinance to allow for more choice in type of living units available to the public in this 
area and in the efficient and economic use of land via a smaller network of public 
infrastructure. It is also consistent with providing open space and recreation areas, 
along with consistency with the desired density outlined in the City’s Comprehensive 
Land Use Plan (greater than 12 units per acre).  

b) Uses Permitted 

i) The proposed development will feature multi-family buildings, accessory structures, 
and resident amenities such as leasing offices, pool areas, dog parks, sports courts, 
walking trails, and fitness stations. The complete list of the allowable uses for the 
Property is attached as Exhibit C. 

 
This use is consistent with multi-family development. There are three multi-family 
apartment complexes to the west of the subject property. There is a single-family 
residential area adjacent to the subject property on the east side of Twisted Oak Drive. 

c) Area Regulations 

i) The Property shall comply with the setbacks shown on the Preliminary Site 
Development Plan. The minimum building setback shall be ten feet (10’) from the 
north property line, twenty-five feet (25’) from the western property line, forty feet (40’) 
from the south property line, and (50’) from the eastern property line.  

 
The area regulations proposed for the project are consistent with those typically 
established for a multi-family apartment complex development. The proposed area 
regulations are similar to those of surrounding apartment complexes. Staff would note 
the setbacks in the PUD Narrative and the setbacks shown on the Preliminary Site 
Development Plan do not match. The Narrative allows for smaller setbacks than are 
depicted on the Preliminary Site Development Plan. Should the applicant want to 
change their setbacks from what is shown, they would need to amend their Preliminary 
Site Development Plan.  

d) Height Regulations 

i) The proposed development allows buildings up to a maximum height of five stories, 
not including subgrade components, rooftop mechanical equipment, screening 
structures, or parapet walls. The site plan includes a total of eight buildings: four 
three-story structures, three four-story structures, and one single-story structure. 

 
The proposed building heights at three- and four-stories as shown on the Preliminary 
Site Development Plan are consistent with the multi-family in the surrounding area. 
The height is inconsistent with the single-family in the area to the east. The zonings for 
the existing multi-family complexes to the east and west also allow for structures 
exceeding three stories.  

COMPREHENSIVE PLAN CONSIDERATIONS 

a) Character Area Policies 
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i) General Policies 

(1) Residential Policies 

(a) New residential development should blend with existing housing, incorporating 
tools such as buffering requirements and right-sized public spaces as defined in 
land use categories. 

(b) Accommodate a variety of housing styles, sizes, densities, and price points to 
suit diverse housing needs. 

(c) New residential developments should use a variety of techniques to avoid the 
appearance of identical homes, increasing vibrancy and diversity in the built 
environment. 
 

The proposed residential development is consistent with the General Residential 
Policies for all Character Areas by incorporating higher densities that blend with the 
existing multi-family apartment complexes to the west and to the east. The existing single-
family structures to the east are two-stories in height. The proposed three-story structures 
(as shown on the Preliminary Site Development Plan) would not overwhelm the existing 
housing to the east, as the 50’ setback will help minimize the impact. Please see note 
regarding the PUD Narrative allowance for the five stories in d) Height Regulations above.   

ii) Character Area Policies – Suburban Neighborhood  

1. Infrastructure extensions should occur incrementally, and new developments must 
connect to City water and sewer, which may require extension of lines. 

2. Protect drainageways in accordance with WQPZ ordinance within new development 
and expand their use for public trail access. 
a) Treat water quality volume from runoff for volume recommended in stormwater 

master plan and in accordance with EDC Section 7000. 
b) The open spaces created around drainageways should be connected when it is 

feasible to create wildlife corridors. 
3. Reduce the impact of higher intensity uses to adjacent lower intensity uses with 

screening and landscaping. Native landscaping is encouraged. 
a) Prioritize preservation of existing mature street trees. 

4. Promote a mix of housing types, including accessory dwelling units, and new, well-
designed similarly scaled multi-unit residences to increase neighborhood density and 
income diversity. 
a) Priority for higher density, mixed-income, and affordable housing opportunities 

should be assigned to locations with multi-modal transportation access and 
capacity. 

b) Based on associated Land Use, housing typologies of all intensity levels are 
appropriate within the Suburban Character area. 

5. Encourage: 
a) More mixing of uses, including neighborhood services, job centers, and 

residential uses of similar intensities. 
b) Retrofitting existing commercial and retail strip development in areas that are likely 

to undergo renovation or potential demolition in the life of this plan. 
c) Civic, cultural uses, entertainment establishments that will promote community 

interaction and public open space. 
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6. As streets move further from the center of the Core Neighborhood Character Area 
and parcel sizes and development patterns work against pedestrian circulation, 
focus should shift to vehicular safety, corridor appearance and traffic speeds while 
still providing basic access and safety for pedestrians and bicyclists. Transportation 
accommodation should: 
a) Ensure interconnectivity between developments for local and collector streets. 
b) Provide access to trails with all new development, when feasible to integrate trail 

plans outlined in the Transportation and Park Master Plans into developments. 
c) Connect streets between land uses and include complete street approaches for 

undeveloped sites. 
d) Use the most recent Transportation Master Plan to fill pedestrian system gaps 

along streets, to trails, and within developments. 
e) Encourage network of multi-modal transportation options to neighborhood 

centers and local mixed-use developments. 
 

The proposed development is consistent with Suburban Neighborhood policies 
regarding the use of existing City services and the increased density with similarly 
scaled multi-unit residences as surrounding multi-family apartment complexes. While 
the development does not have new public streets, it is still providing for pedestrian 
connectivity to a nearby park.  

b) Land Use Development Policies 

i) Description and Context – Urban High 

1) Highly compact, walkable pattern of urban development prioritizing alternative 
means of transportation. Low to no building space and separation of uses. This area 
is intended to create opportunities for economic activities attracting a city-wide 
audience, and place residents closer to services and jobs. 

a) High-intensity areas strive for more residential than non-residential uses with 
frequent master-planned mixed-use development nodes. Non-residential uses 
may be more common in UH than in UM or UL due to higher concentrations of 
population. 

b) Gross densities in any single development should be greater than 12 units per 
acre. 

The proposal is consistent as there will be a density of 14 units per acre. While the 
development has higher building spacing and is not compact, it is similar in character to 
neighboring multi-family properties to the west and to the east.  

ii) Building Types 

(1) Medium and Small-scale 3- to 5-story buildings are common. Within existing 
developed areas, buildings may go up to 2-stories higher than surrounding 
properties. 

(2) Multi-unit structures are the priority, but a variety of housing types from 
townhomes to apartments are expected. 
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(3) Mixed-use buildings including retail, work-spaces, and residences are most 
common. 

(4) Public and private spaces (i.e. balconies, recreational roof decks, outdoor dining, 
etc.) are clearly defined and cultivate a sense of place. 

(5) New developments that are single-use developments or predominantly single-
unit or garden apartments are not appropriate 

The proposal is consistent in featuring small- to medium-scale buildings ranging from 
three to five stories, while providing private amenities such as fitness stations and outdoor 
grilling areas help cultivate a sense of place. The proposal will be no more than two stories 
higher than surrounding properties, as shown on the Preliminary Site Development Plan. 
Staff would note the PUD Narrative language allows five stories; this is more than is 
shown on the Preliminary Site Development Plan. 

iii) Site Design 

(1) The scale and layout of the built environment are conducive to walking. Trails and 
pathways are integrated throughout developments to connect to parks, 
neighborhoods, and community destinations. 

(2) Multi-unit developments without connections to neighboring properties and uses 
weaken the development pattern and should be limited or avoided altogether. 

(3) Street trees should form a continuous urban canopy over public areas and rights-
of-way.  

(4) Stormwater to be addressed at the project level but designed as part of a larger 
neighborhood or sub-basin system. 

(5) Site layout should take every opportunity to maximize the public infrastructure 
available in this area.  

The proposal is consistent as sidewalks are present throughout the development, with 
a pedestrian connection on the east side leading to Oakhurst Park. Additionally, the 
Narrative states the development will follow landscaping requirements, which require 
the installation of trees along the street frontage. 

iv) Transportation 

(1) This area features a relatively dense grid of streets and sidewalks. A full street 
hierarchy provides a variety of connections and route choices to people moving 
to, through, and within the area. Parking is a secondary use and should be as 
small as possible due to the character and value of land in the area.  Most of 
these areas have, or will have, easy access to public transportation (less than 
one half-mile walk of a stop). Improving access for pedestrians and bicyclists will 
continue to be a priority, including modernizing multi-modal infrastructure. 

The proposal is consistent with the policies relating to pedestrian access because 
sidewalks can be taken to 12th Avenue SE, and to Classen Blvd. No public streets are 
proposed with this application. The subject property is not currently within one half-mile 
walk of a public transportation stop.  
 
v) Utility Access 

(1) A full range of utilities should be available. If services are not already in place, 
they must be extended by the developer during the platting process to be 
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suitable for development. If development occurs adjacent to existing facilities that 
are determined to be insufficient to meet the demands of the proposed 
development, the developer must upgrade the existing facilities to enhance the 
capacity of the utility systems. 

The proposal is consistent as the necessary utilities are available. 

vi) Public Space 

(1) Consisting of appropriately scaled public spaces including small parks, plazas, 
parklets, regional trail connections, and walking paths. Pedestrian amenities 
should be commonly integrated into public and private projects. 

The proposal is consistent as there are sidewalks throughout the development, and 
there is a sidewalk connection to the adjacent residential neighborhood to the east via 
Twisted Oaks Drive, and to the east which leads to 12th Avenue SE.   

b) Neighborhood and/or Special Area Plans 

i) This location is not within a Neighborhood or Special Planning Area. 

A.6. UTILITIES 

AIM NORMAN PLAN CONFORMANCE 

The proposed development is in accordance with AIM Water and Wastewater Utility. 

SOLID WASTE MANAGEMENT  

The proposed development meets requirements and provides access for solid waste 
services. 

WATER/WASTEWATER AVAILABILITY 

a) Water Availability  

Adequate capacity within the water system exists to serve the proposed development.  

b) Wastewater Availability  

Adequate capacity within the wastewater system exists to serve the proposed 
development.  

 
ALTERNATIVES/ISSUES:      
 
IMPACTS: The proposed multi-family apartment development aligns with the Land Use and 
Character Area objectives by incorporating high density, multi-family housing that is 
comparable in scale and form to adjacent neighborhoods, with building heights ranging from 
three to four stories, as shown on the Preliminary Site Development Plan. Aspects of 
consistency with AIM Policies could be affected by the difference in language in the PUD 
Narrative allowing for five-story buildings. Additionally, the proposal demonstrates consistency 
in site design and provides connectivity to a nearby park. 
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CONCLUSION:      Staff forwards this request for rezoning from A-2, Rural Agricultural District, 
and I-1, Light Industrial District, to a PUD, Planned Unit Development, and Ordinance O-2526-
6 to the Planning Commission for consideration and recommendation to City Council. 
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Coleraine Multifamily PUD Rezoning & Preliminary Plat 

7. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF ORDINANCE O-2526-6: AN 
ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, 
AMENDING SECTION 36-201 OF THE CODE OF THE CITY OF NORMAN SO 
AS TO REMOVE THE SOUTHWEST QUARTER (SW/4) OF SECTION FOUR 
(4), TOWNSHIP EIGHT NORTH (T8N), RANGE TWO WEST (R2W) OF THE 
INDIAN MERIDIAN, TO NORMAN, CLEVELAND COUNTY, OKLAHOMA, 
FROM THE A-2, RURAL AGRICULTURAL DISTRICT, AND I-1, LIGHT 
INDUSTRIAL DISTRICT, AND PLACE SAME IN A PUD, PLANNED UNIT 
DEVELOPMENT; AND PROVIDING FOR THE SEVERABILITY THEREOF.  
(1751 E. IMHOFF ROAD) 

ITEMS SUBMITTED FOR THE RECORD 

1. Staff Report 
2. Location Map 
3. Preliminary Plat 
4. Preliminary Site Development Plan 

8. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF PP-2526-7: CONSIDERATION 
OF A PRELIMINARY PLAT SUBMITTED BY FOSTER FAMILY LIVING TRUST 
(CRAFTON TULL & ASSOCIATES, INC) FOR COLERAINE MULTIFAMILY, A 
PLANNED UNIT DEVELOPMENT, FOR PROPERTY GENERALLY LOCATED 
1500’ EAST OF CLASSEN BOULEVARD ON THE NORTH SIDE OF IMHOFF 
ROAD. 

 ITEMS SUBMITTED FOR THE RECORD 

1. Staff Report 
2. Location Map 
3. Preliminary Plat 
4. Preliminary Site Development Plan 
5. Development Review Form Transportation Impacts 
6. City of Norman Pre-Development 
7. Protest Map 
8. Letter of Protest 

Staff Presentation 

Lora Hoggatt, Planning Services Manager, presented the staff report. 

Commissioner Bird asked whether the City had plans for road improvements in the area. 
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Todd McLellan, Development Engineer, responded the developer is required to widen 
Imhoff Road in front of the property as part of this development. 

Applicant Presentation 

Gunner Joyce, representing the applicant, provided an overview of the project, 
highlighting strong attendance at the Pre-Development meeting and a commitment to 
preserving green space, especially on the property's east side. He noted the proposal 
aligns with AIM Norman. 

Mr. Joyce added the project will be completed in two phases, totaling 456 units—
starting with the southern half, followed by the northern half. 

Commissioner Jablonski asked if the eastern green space would be preserved to maintain 
the neighbors’ forested views. Mr. Joyce confirmed the developer intends to retain as 
much natural vegetation as possible. 

Public Comments 

 

Alan Tullis, speaking on behalf of his aunt Helen Todd, inquired about the widening of 
Imhoff Road. He noted that Mr. McLellan from Engineering had already addressed the 
issue earlier and had no further questions. 

City Councilmember David Gandesbury stated he was able to meet with the applicant 
representing neighbor concerns. He later met with neighbors to discuss their concerns. 
He emphasized nearby residents wanted their concerns acknowledged, specifically the 
preservation of trees and maintaining the creek’s natural flow to protect wildlife. He also 
noted the street lighting on Imhoff Road should be carefully considered. He appreciated 
the drive compromise from three down to two curb cuts along Imhoff Road.  

Planning Commission Discussion 

Commissioner Jablonski expressed appreciation for the higher-density design, the 
green space preservation efforts, and applauded the developer for including a walking 
path. 

Commissioner Parker expressed his support for the walking path and asked whether a 
natural construction method would be used, rather than relying on heavy machinery. 

Gunner Joyce agreed with Commissioner Parker’s request and said he would include 
that language in the PUD if the Commissioners recommended it before submitting to 
City Council. 

Commissioner Bird asked if the City would allow an updated plan with a minor change, 
such as a curved path instead of a straight path.  
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Ms. Hudson said the narrative could include that Engineering will meet on site with the 
developer to determine the best location.  Mr. McLellan confirmed Engineering staff is 
willing to meet on site and added that an easement will be required. 

Commissioner Bird asked if this could be handled outside the PUD document.  Ms. 
Hudson inquired if the easement could be shown on the plat, and Mr. McLellan 
confirmed it could, with possible adjustments on the final plat. 

Commissioner Bird confirmed with Commissioner Parker that City Staff and the 
developer should collaborate outside the PUD documents to finalize the easement 
details.  Commissioner Parker agreed.  

Commissioner Kindel commented the project’s walkability and noted the developer’s 
arrangement with the Parks Department to pay in lieu of parkland.   

Motion by Commissioner McDaniel to recommend approval of Ordinance O-2526-6 and 
PP-2526-7; Second by Commissioner Kindel. 

The motion passed unanimously with a vote of 7-0.  
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File Attachments for Item:

3. CONSIDERATION OF ACKNOWLEDGEMENT, APPROVAL, REJECTION, 

AMENDMENT, AND/OR POSTPONEMENT OF THE MAYOR’S APPOINTMENTS AS 

FOLLOWS:

BOARD OF APPEALS

  TERM:  02-03-26 TO 02-03-29, LEANNA RITCHER - WARD 2

  TERM:  02-03-26 TO 02-03-29, JON HORN - WARD 3

BICYCLE ADVISORY COMMITTEE

  TERM:  02-13-26 TO 02-13-29, HAL CANTWELL- WARD 3

  TERM:  02-13-26 TO 02-13-29, PAUL WARREN - WARD 7

  TERM:  02-13-26 TO 02-13-29, ALEX LANPHERE - WARD 2

SOCIAL AND VOLUNTARY SERVICES COMMISSION

  TERM:  01-27-26 TO 12-09-28, SCOTT MEIER - WARD 3

  TERM:  01-27-26 TO 12-09-28, SANDY DUNCAN - WARD 3
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE:  01/27/2026 

REQUESTER: Mayor Stephen T. Holman 

PRESENTER: Jamie Meyer, Interim City Clerk 

 

ITEM TITLE: 
CONSIDERATION OF ACKNOWLEDGEMENT, APPROVAL, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF THE MAYOR’S 
APPOINTMENTS AS FOLLOWS: 
 
BOARD OF APPEALS 
  TERM:  02-03-26 TO 02-03-29, LEANNA RITCHER - WARD 2 
  TERM:  02-03-26 TO 02-03-29, JON HORN - WARD 3 
 
BICYCLE ADVISORY COMMITTEE 
  TERM:  02-13-26 TO 02-13-29, HAL CANTWELL- WARD 3 
  TERM:  02-13-26 TO 02-13-29, PAUL WARREN - WARD 7 
  TERM:  02-13-26 TO 02-13-29, ALEX LANPHERE - WARD 2 
 
SOCIAL AND VOLUNTARY SERVICES COMMISSION 
  TERM:  01-27-26 TO 12-09-28, SCOTT MEIER - WARD 3 
  TERM:  01-27-26 TO 12-09-28, SANDY DUNCAN - WARD 3 
 
 

  

LeAnna Ritcher, Jon Horn, Hal Cantwell, Paul Warren, Alex Lanphere, Scott Meier, and Sandy 
Duncan, are all reappointments.  
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File Attachments for Item:

4. CONSIDERATION OF ACKNOWLEDGEMENT, APPROVAL, ACCEPTANCE, 

REJECTION, AND/OR POSTPONEMENT OF THE MONTHLY DEPARTMENTAL 

REPORT FOR THE MONTH OF DECEMBER 2025.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Stacey Parker, Executive Assistant 

PRESENTER: Stacey Parker, Executive Assistant 
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REQUESTER: Taylor Johnson, AICP, Transit and Parking Program Manager 

PRESENTER: Scott Sturtz, P. E., Public Works Director 

ITEM TITLE: CONSIDERATION OF ACKNOWLEDGEMENT, ACCEPTANCE, 
AMENDMENT AND/OR POSTPONEMENT OF THE RECEIPT OF THE 
2025 LONG RANGE TRANSIT PLAN (LRTP) FOR CENTRAL OKLAHOMA 
AS COMPLETED AND ADOPTED BY THE ASSOCIATION OF CENTRAL 
OKLAHOMA GOVERNMENTS (ACOG). 

  

BACKGROUND: 

In 2024, EMBARK, the City of Oklahoma City MAPS 4 office, and the Association of Central 
Oklahoma Governments (ACOG), in partnership with Norman Transit and Edmond Citylink, 
initiated the development of a Long Range Transit Plan for Central Oklahoma (LRTP). The first 
regional transit plan since the completion of the 2005 Fixed Guideway Study, the LRTP 
consolidates prior transit planning efforts in Central Oklahoma, identifies existing and future 
needs, and outlines a vision for the development of transit services over the next 30 years. 

The plan addresses four key project goals: provide communities with meaningful access to 
transit, create a compelling and reliable rider experience, offer competitive service options, and 
utilize resources effectively. The plan analyzes current transit trends, existing service levels, and 
key demographics to determine regional transit needs; identifies opportunities to address need 
by developing short-, mid-, and long-term planning scenarios; and recommends a phased series 
of cross-agency actions to help Central Oklahoma achieve a comprehensive, integrated transit 
system over the next 30 years. 

Plan development was informed by a public engagement process that included a website and 
public comment platform, a series of virtual town halls, circulation of social media content, 
distribution of factsheets and other print materials, and presentations at nearly 30 public 
meetings across Edmond, Norman, and Oklahoma City. This included updates to the City of 
Norman Council on January 14, 2025; May 13, 2025; and September 23, 2025.  

DISCUSSION: 

On November 20, 2025 the ACOG Metropolitan Planning Organization (MPO) Policy Committee 
approved the 2025 Long Range Transit Plan for Central Oklahoma (LRTP). The approval also 
included the LRTP’s incorporation into ACOG’s Metropolitan Transportation Plan. No local action 
is required beyond acknowledgment of receipt. 
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RECOMMENDATION: 

It is recommended that the City Council acknowledge receipt of ACOG’s 2025 Long Range 
Transit Plan for Central Oklahoma. 
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December 15, 2025 
 
 
 
 
Jared Schwennesen, Division Manager 
Multi-Modal & Planning Division 
Oklahoma Department of Transportation 
200 NE 21 St 
Oklahoma City, OK  73105-3204 
 
Dear Mr. Schwennesen: 
 
We are pleased to inform you that at its meeting on November 20, 2025, the ACOG 
Metropolitan Planning Organization (MPO) approved the Final 2025 Central Oklahoma Long 
Range Transit Plan, as per the attached information. 
 
Should you have any questions regarding this matter, feel free to call Jennifer Sebesta or me 
at (405) 234-2264. 
 
Sincerely, 
 
 
 
John M. Sharp 
Deputy Director 
 
Att. November 20, 2025, ACOG MPO Policy Committee Agenda Attachment D-2 
 
c: Eric Rose, Office of Mobility & Public Transit Manager, ODOT 

Laura Chaney, Branch Manager, Planning & Policy Division, ODOT 
Sarah McElroy CPO, MPO Coordinator, Planning & Policy Division, ODOT 
Bart Vleugels, Active Transportation Manager, ODOT 
Taylor Johnson, Transit & Parking Program Manager, Norman – Transit 
Jason Huff, Transit Planner & Grants Specialist, Norman – Transit 
Jesse Rush, Administrator, COTPA 
Chip Nolen, Planning Manager, COTPA 
Christy Batterson, Public Transit Coordinator, Citylink 
Viplav Reddy, Acting Community Planner-OK Division, FHWA 
Marc Oliphant, Community Planner, FTA 
Mark W. Sweeney, AICP, Executive Director, ACOG 
Jennifer Sebesta, Transportation Planning Services (TPS) Division Manager, ACOG 
Ethan Mazzio, TPS Transportation Planner III – Mobility, ACOG 
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D-2 

ATTACHMENT D-2 
 
 

 
 
SUBJECT: 
FINAL 2025 CENTRAL OKLAHOMA LONG RANGE TRANSIT PLAN 
 
DATE: 
NOVEMBER 20, 2025 
 
FROM: 
JOHN SHARP 
Deputy Director 
 
INFORMATION: 
In 2024, EMBARK, the City of Oklahoma City MAPS 4 office, and ACOG, in partnership with Norman 
Transit and Edmond Citylink, initiated the development of a Central Oklahoma Long Range Transit 
Plan (COLRTP). The first regional transit plan since the completion of the 2005 Fixed Guideway 
Study, the COLRTP consolidates prior transit planning efforts in Central Oklahoma, identifies 
existing and future needs, and outlines a vision for the development of transit services over the 
next 30 years.  
 
The plan addresses four key project goals: provide communities with meaningful access to transit, 
create a compelling and reliable rider experience, offer competitive service options, and utilize 
resources effectively. The plan analyzes current transit trends, existing service levels, and key 
demographics to determine regional transit needs; identifies opportunities to address need by 
developing short-, mid-, and long-term planning scenarios; and recommends a phased series of 
cross-agency actions to help Central Oklahoma achieve a comprehensive, integrated transit system 
over the next 30 years. 
 
Plan development was informed by a public engagement process that included a website and 
public comment platform, a series of virtual town halls, circulation of social media content, 
distribution of factsheets and other print materials, and presentations at nearly 30 public meetings 
across Edmond, Norman, and Oklahoma City. 
 
The final plan will be presented for approval at the November meeting of the MPO Policy 
Committee. In advance of this meeting, committee members are encouraged to review the COLRTP 
report and appendices using the following links: 
 

• Central Oklahoma Long Range Transit Plan Report 
• Appendix A – Public Involvement Plan Report 
• Appendix B – Public Involvement Reports 
• Appendix C – Potential Funding Sources  
• Appendix D – Risk Matrix 
• Appendix E – Public Comments 

 
The ACOG MPO Technical Committee recommended approval of the COLRTP at their 
November 13, 2025 meeting. 
 

ACTION REQUESTED: 
Motion to approve the Final 2025 Central Oklahoma Long Range Transit Plan, and incorporate it 
into ACOG’s Metropolitan Transportation Plan. 
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6

The Association of Central Oklahoma Governments (ACOG) serves 
as the federally designated Metropolitan Planning Organization 
(MPO) for Central Oklahoma and leads comprehensive, 
coordinated, and continuous transportation planning efforts in the 
region. On November 20, 2025, ACOG approved the 2025 Long 
Range Transit Plan (LRTP) for Central Oklahoma to support the 
Metropolitan Transportation Plan (MTP) by identifying current and 
future transit needs within the region while integrating current 
transit planning efforts. 

PROJECT BACKGROUND
The Central Oklahoma region is experiencing rapid and sustained 
growth. ACOG projects that by 2045, the regional population 
will exceed 1.6 million, with employment increasing by about 49 
percent. Transit investments in the region will support growth, 
reduce congestion, and offer viable transportation alternatives 
for residents. The 2005 Fixed Guideway Study was the last 
comprehensive regional plan for transit in Central Oklahoma. Since 
its completion, public partners in the region have made significant 
progress in advancing transit planning to establish a strong core 
network of high-capacity services.

The LRTP consolidates prior transit planning efforts and identifies 
existing and future needs to develop a 30-year transit vision for the 
region. The LRTP provides transit service recommendations that 
will leverage the planned high-capacity network for the continued 
development of effective and efficient public transit. 

WHY DO WE NEED PUBLIC TRANSIT? 

Public transit is an investment in shared 
transportation that enables the movement 
of large numbers of people efficiently within 
a region. Public transit will provide these 
regional benefits to Central Oklahoma:

Enhanced regional connectivity 
as populations and job centers 
continue to grow 

Improved access to employment 
and recreation while taking cars  
off the road 

Attracting more high-paying jobs to 
local communities through transit-
oriented development 
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LRTP RECOMMENDATIONS 
The LRTP produces recommendations for three planning horizons—Short-Term (0-10 years), Mid-Term 
(10 – 20 years), and Long-Term (20 – 30+ years). These recommendations will guide the deployment of 
service changes at a local level and inform policies and actions that support a more regional approach 
to transit. The framework established by the LRTP will guide the region as it progresses in future 
planning, design, and implementation of new and enhanced services. 

Leadership Meeting – May 19, 2025

44

• Regional Transportation Planning
• Identify long-term goals and priorities
• Unconstrained

• Implement specific projects identified in COA
• Deploy service changes Implementation

• Comprehensive Operations Analysis (COA)
• Evaluate transit system performance
• Recommend specific service adjustments using allocated budgetDesign

• Fiscally constrained detailed implementation plan
• Plan to budget for projects previously identified

Transportation 
Improvement Program

• Corridor Alternatives Analyses
• Facilities Master PlansAdvanced Planning

PLANNING 
HORIZON

Short-term
<0 - 5 years

Mid-term
5 - 20 years

Long-term
20 - 30+ years

Long Range Transit Planning
We Are 

Here

Chapter 1: Project Overview

LRTP 
PLANNING 
PROCESS

The LRTP framework 
guides the 
development of 
a transit network 
for the next 30 
years. Operators in 
Central Oklahoma 
will use the LRTP’s 
recommendations to 
develop the required 
plans and studies to 
implement service 
changes. 

Long-Term
20-30+ years

10-20 years

<0-10 years

Mid-Term

Short-Term
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STUDY AREA AND PROJECT PARTNERS
The LRTP takes a holistic approach to evaluating transit in ACOG’s Transportation Management Area (TMA) that is currently serviced by 
four transit providers: EMBARK, Norman Transit (operated by EMBARK), Edmond Citylink, and First Capital Trolley. In addition to existing 
transit services, the Regional Transportation Authority of Central Oklahoma (RTA), EMBARK, and MAPS 4 have advanced planning for five 
additional high-capacity transit corridors (see Figure 1). To deliver a comprehensive transit vision for the Central Oklahoma region, ACOG 
partnered with key stakeholders that operate, fund, and plan for transit in Central Oklahoma. 

Table 1: Transit Stakeholders in Central Oklahoma

ROLE

Association of Central Oklahoma Governments Regional transportation planning and land use planning 

Regional Transportation Authority of Central Oklahoma
Developing, funding, constructing, implementing, operating, and maintaining 
high-capacity projects identified in the RTA Transit System Plan

Oklahoma Department of Transportation 
Assistance for rural transportation, coordination of the state rail plan and 
highway system

Local Transit Agencies 
EMBARK, Norman Transit, Edmond Citylink, First Capital Trolley

Planning, operating, and maintaining local transit services

Local Municipalities 
Edmond, Norman, Oklahoma City Planning adequate infrastructure for the operations of public transit

Route Partnerships 
Midwest City Contract with local agencies to provide service

PROJECT LEADS OPERATING PARTNERS GOVERNMENT PARTNERS

NORMAN Transit
(dba EMBARK NORMAN)
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Figure 1. Project Study Area
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CURRENT REGIONAL ACTIVITY

There are over 1.3 million residents and 
600,000 jobs within the TMA.

ACOG TRANSPORTATION 
MANAGEMENT AREA (TMA)

The TMA includes portions of  
6 counties and over 30 cities and towns.

LEGEND

High-Capacity Transit

EXISTING

RAPID Northwest BRT

OKC Streetcar

PLANNED

Northeast/South MAPS 4 BRT Corridor

RTA North/South Corridor

RTA West Corridor

RTA Airport Corridor

RTA East Corridor

RAPID Northwest BRT Extension 
in Planning

OKC Streetcar Extension in Planning

ACOG TRANSPORTATION� 
MANAGEMENT AREA
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LEVERAGING PREVIOUS PLANS 
Over the last two decades, agencies and key stakeholders have made significant strides in planning 
for transit, mobility, as well as specific high-capacity services. The plans and studies outlined below 
were used to inform the LRTP’s vision and goals, as well as planned investments. Consolidating 
these plans enabled the LRTP to identify key opportunities to leverage the high-capacity network.

WHAT IS HIGH-
CAPACITY 
TRANSIT?

High-capacity transit refers 
to public transit that travels 
in its own lane or right-of-
way for at least part of its 
route, has transit priority 
with traffic signals turning 
green when approaching, 
or combines both features 
to avoid congestion. High-
capacity transit vehicles 
stop less frequently, travel 
faster, offer more frequent 
service, and carry more 
passengers than typical 
city buses. 

Examples: Bus rapid transit 
(BRT), light rail transit 
(LRT), and commuter rail. 
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VISION AND GOALS 
The LRTP’s vision guides the development of the plan and its recommendations. The vision statement is supported by goals developed 
through a comprehensive review of previous planning efforts, as well as stakeholder feedback. 

Relative performance against the goals is measured through an Evaluation Framework, using transit metrics. The metrics are tailored to 
reflect the region’s priorities and align with federal funding source methodologies.

Provide communities with meaningful access to transit
Provide meaningful access by improving access to existing and future employment centers, communities,  
transit-dependent populations, and areas suitable for transit-oriented development.

Create a compelling, reliable rider experience
Create a compelling and reliable rider experience by serving areas with first-/last mile connections, providing 
passenger amenities, increased transfer opportunities, and better travel times. 

Offer competitive service options
Recommend actions to make transit service a more attractive option for riders by increasing reliability and offering 
more frequent service. 

Utilize resources effectively
The LRTP considers the capital, operations, and maintenance costs increases associated with the plan, determines 
potential funding strategies, and evaluates the maximum number of passengers that the transit vision can support. 

Chapter 1: Project Overview

Vision Statement: Develop an intentional plan for a cohesive network of transit services ​that  
supports growth, promotes economic mobility, enhances quality of life, ​and facilitates opportunity 
across Central Oklahoma. ​
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PLANNING PROCESS 
The LRTP is structured in three major phases: Assess, Evaluate, and Recommend. Key stakeholders and members of the general public 
were engaged during major milestones to provide input and support the development of the plan.

Assess Phase (Chapter 2)
In the Assess phase, transit trends, existing service, and key demographics were analyzed to provide a better understanding of transit needs in 
Central Oklahoma. 

Evaluate Phase (Chapter 3)
In the Evaluate phase, three planning horizons were developed—Short-Term (0-10 years), Mid-Term (10–20 years), and Long-Term (20–30+ 
years). Each horizon was evaluated against key performance indicators and metrics for alignment with the LRTP’s goals. 

Recommend Phase (Chapter 4)
The final phase recommends specific actions to help guide Central Oklahoma in achieving the three planning horizons developed in the 
Evaluate phase. 

Chapter 1: Project Overview
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PLANNING CONTEXT
The Assess phase analyzed underlying demographics as well as existing transit characteristics to understand current transit 
needs and opportunities. 
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15Chapter 2: Assess Phase

COMMUNITY FEEDBACK
What does Central Oklahoma want out of the transit system?

TRANSIT 
NEED

Where are people 
who need transit 

most?

TRANSIT 
MARKETS

Where is there 
demand for transit?

TRANSIT 
OPPORTUNITIES
Where and how can 

we improve the overall 
transit system?

SERVICE 
CHARACTERISTICS
How is transit service 

operating today?
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TRANSIT AGENCIES & MODES
There are currently five transit agencies that provide existing or planned transit services within the Study Area. These agencies operate a 
combination of modes including high-capacity, on-demand, fixed route, and paratransit services. 

HIGH-CAPACITY
Designed to move high 
numbers of passengers 

more efficiently.​

ON-DEMAND​
Vehicles are dispatched 

based on passenger 
request—typically 

within a fixed 
geographic boundary.

Bus Rapid Transit (BRT)

Premium bus service made to 
deliver fast and reliable service 
through dedicated lanes and 
frequent operation.​

Streetcar​

Train that runs on tracks in city 
streets, with cars providing 
efficient transit over short 
distances in urban areas.​

Light Rail Transit (LRT)​*

Train that operates on 
dedicated tracks or in city 
streets with frequent stops over 
longer distances.​

Commuter Rail​*

Train service that connects 
cities with fewer stops and 
higher speeds, intended for 
commuters.​

HIGH-CAPACITY
Designed to transport 

a large number of 
passengers more 

efficiently.

Source: Sound Transit
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PARATRANSIT
Eligible for riders who 

have a disability.

VANPOOL*
A shared vehicle system 
where commuters can 

travel together, this 
program is sometimes 

provided by employers.

FIXED ROUTE​
Runs on a set path with 

scheduled stops 
and times.

Bus: Local​

Bus service providing frequent 
stops within neighborhoods  
or cities.

Bus: Limited​

Bus service offering faster travel 
by reducing the number of stops 
than local bus service, providing 
a more efficient option for 
longer-distance travel.​

Bus: Express​

Bus service with fewer stops 
traveling longer distances, often 
operating during peak hours 
only, intended for commuters.

Shuttle​

Small-scale, specialized transit 
service connecting major 
destinations or hubs.​

Ferry​

Water-based service carrying 
passengers across water as an 
alternative to bridges  
or tunnels.​

Source: Commute with Enterprise
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AGENCY PROFILES 
Transit within the Study Area is operated by multiple agencies. These agencies operate 39 fixed routes, two on-demand zones, three 
paratransit programs, and six different modes. Figure 2 shows the service areas within the region for each agency. 

Table 2: Agency Profiles

GOVERNANCE FUNDING 
SOURCES

SERVICE 
AREA

ANNUAL 
OPERATING 

BUDGET (2025)

MODES 
OPERATED

ADDITIONAL 
PROGRAMS

EMBARK

Central Oklahoma 
Transportation 

Authority & Parking 
Authority (COTPA) 
Board of Trustees

FTA formula funds 
and grants, City 

general fund,  
Fare revenue

Oklahoma City, 
Midwest City, 

Spencer
$56.4 Million

Mobility Management 
Programs 

(e.g. Congregate 
Meal Shuttle) 

PLUS Paratransit 
Service

Human Service 
Partnerships

City of Norman

Norman Transit  
(dba EMBARK NORMAN)

Norman On-Demand

Norman

Transit 1/8 cent 
sales tax, federal 

formula funds and 
grants

Norman $6.4 Million

Norman PLUS 
Paratransit

Norman On-Demand

Edmond Citylink Edmond
FTA formula funds 
and grants, ODOT 

revolving funds
Edmond $2.5 Million

Citylink Access 
Paratransit Service 

(CAPS)

First Capital Trolley Logan County 
Historical Society

FTA formula funds 
and grants, ODOT 

revolving funds

Lincoln, Logan, 
and Payne 
Counties

$1.9 Million N/A

Regional 
Transportation 

Authority of Central 
Oklahoma (RTA)

Appointed Officials 
from Edmond, 
Norman, and 

Oklahoma City

City of Edmond, 
City of Norman, 

City of Oklahoma 
City dues

Edmond, 
Norman, 

Oklahoma City
N/A*

Planned

N/A

*RTA does not currently operate any routes, locally preferred alternatives have been evaluated and adopted.  
For more information, please see the RTA System Plan.

Note: The University of Oklahoma Campus Area Rapid Transit (CART), private operators, nonprofit operators, and tribal transportation 
services are not included due to the localized nature of the service.

LEGEND: StreetcarBRT Fixed RouteFerry ShuttleCommuter Rail Demand-Responsive LRT 295
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Source: EMBARK, Edmond Citylink, First Capital Trolley

Figure 2. Service Areas
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LEGEND

EMBARK

Edmond Citylink

Norman Transit (dba EMBARK NORMAN)

First Capital Trolley

Norman On-Demand Zone

First Capital Trolley 
On-Demand Zone

In the 2024 EMBARK Transit Rider survey, 
respondents identified the following as key 
factors for transit riders: 

	� Hours of Service 

	� Buses on arriving on time 

	� Availability of accessible bus stops 

	� Courtesy & helpfulness of drivers 

High Ridership Areas:

•	Downtown Oklahoma City 
•	University of Oklahoma Campus (Norman)
•	University of Oklahoma Health Facilities (OKC) 
•	Reno Mini Hub
•	Downtown Edmond
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MARKET ASSESSMENT
As part of the market assessment, demographic data—including population and employment density, which reflect underlying land use 
characteristics—were analyzed to identify areas with existing or future transit demand and need. 

Transit Demand 
Population and job density typically play the most important roles in influencing demand for transit service. The presence of certain 
demographic groups can also contribute to ridership as they tend to have fewer mobility options available, increasing the need for 
transit service. 

Higher density areas can support more frequent fixed route transit, while lower density areas may be better suited for on-demand services. 

Where People Live

Where People Work

Projected Population Growth

Projected Job Growth
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Source: U.S. Census American Community Survey (2023), 
LEHD LODES (2022), ACOG 2045 Projections (2021),  
EMBARK, Edmond Citylink, First Capital Trolley

Figure 3. Transit Demand
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LEGEND

ACOG TRANSPORTATION� 
MANAGEMENT AREA

Future high-growth areas

ACTIVITY DENSITY

Population Density

Employment Density

High

HighLow

Key Takeaways:

•	Population and job density is concentrated in 
Edmond’s, Norman’s, and Oklahoma City’s urban cores 
as well as parts of Yukon, Midwest City, and Moore.

•	Population and job growth is projected to occur at the 
fringes of the urban area and will create a high-demand 
corridor between Norman, Oklahoma City, and Edmond. 
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Transit Need
Transit need—also referred to as transit propensity—is a metric that assesses how various demographic groups, including individuals with 
lower-income, limited mobility, and other factors that influence transit dependency, use transit to get to work. Unlike approaches that 
focus primarily on population and employment density, the evaluation of propensity highlights specific communities or areas that may be 
dependent on transit and use it at higher rates. 

Identifying these high propensity areas provides key information on where transit investments could be prioritized to promote economic 
mobility for underserved communities. 
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Source: U.S. Census American Community Survey (2023)

Figure 4. Transit Propensity
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WHAT DOES PROPENSITY MEAN?

High and Very High propensity 
areas have residents that are two 
times more likely to use transit. 

For example, suburban areas 
with a significant number of low-
income residents may have a high 
propensity for transit even though 
its overall population density is 
relatively low.

LEGEND

Very Low

Low

Moderate

Somewhat High

High

Very High

High propensity areas
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TRANSIT MARKETS
Transit markets define what level of service is best suited for the Study Area based on demographics and the built environment. Existing 
and emerging transit markets were developed to define where certain types of transit could be more successful now and in the future. 
Thresholds were used to show existing markets and how these markets may evolve over a 30-year planning horizon (Figure 5).

The defining service characteristics of each market includes land use, ridership potential, service types, service span, and frequency. 

Table 3: Transit Market Characteristics

MARKET TRANSIT 
PRIORITY

HIGHER 
FREQUENCY

FIXED ROUTE 
ACCESS

FLEXIBLE 
TRANSIT ​ LIMITED ACCESS​

LAND USE DENSITY​
Underlying density and land 
use determines suitable service 
components

Highest Intensity Moderately High 
Intensity

Suburban Lower Intensity Low Intensity

RIDERSHIP POTENTIAL ​
Underlying land uses drive 
demand for transit and the 
potential for higher ridership

 
Highest

 
Higher

 
Moderate Lower

 
Lowest

SERVICE TYPES
Recommended options for 
modes of service based on 
market demand

High Frequency, 
Local Express, 

Limited
Local

Peak Period 
Express, Hourly

SERVICE SPAN ​
Recommended service span 
based on market demand

 
All day weekday; 

late night; weekend

 
All day weekday; 

late night; weekend 

 
All day weekday; 
limited weekend

 
Depends on  
local context

 
Depends on  
local context

SERVICE FREQUENCY​
Recommended route frequency 
based on market demand

+  
<20 min 

during peak

<20
 

<20 minutes

20-30
 

20 to 30 minutes

+  
Various

<60
 

<1 hour

High-Capacity transit consists of any combination of: bus rapid transit (BRT), light rail transit (LRT), and commuter rail.

LEGEND: Fixed Route Ferry ShuttleDemand-ResponsiveHigh-Capacity 301
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Source: U.S. Census American Community Survey (2023), LEHD LODES (2022), 
ACOG 2045 Projections (2021),  EMBARK, Edmond Citylink, First Capital Trolley 

Figure 5. Transit Market
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  ACTIVITY NODES

Areas that are important destinations or work centers 
that are in lower density areas.

As the region grows, transit demand will increase, and 
new markets will emerge from Limited Access to Flexible 
Transit, Fixed Route Access, or Higher Frequency.
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Source: EMBARK, Edmond, Citylink
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SERVICE ASSESSMENT
The transit system’s utility is limited by its service availability, which is defined by span and frequency. Decisions to intensify or enhance 
service by improving span and frequency can be informed by evaluating these two components alongside transit needs. The service 
assessment was used to determine whether the current transit system aligns with the needs of the community and identifies areas 
of improvement.

Figure 6: Existing Service Span

KEY TAKEAWAYS

•	Transit in the region has the most 
availability during weekdays.

•	There is less service availability on 
nights and weekends. 

•	Sunday services are very limited.
•	On-Demand services provide 

extended spans outside of regular 
service hours in Norman. 
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SUNDAY

Span is measured at the route or system level and reflects how many hours per day as well as how 
many days of the week a service runs. 

LEGEND

Daytime service

Nighttime service

Daytime and nighttime service

Nighttime service is defined as 
service that runs later than 8:00PM
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Source: EMBARK, Edmond Citylink
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Frequency is measured at the route level and determines how often a service runs. Many services run 
higher frequencies at certain times of day, known as peak hours, when demand is higher, and lower 
frequencies during off-peak hours when demand slows. 

Community Transit 
Spotlight: RAPID 
Northwest (NW)

RAPID Northwest (NW) BRT

The first bus rapid transit (BRT) 
service line in Central Oklahoma 
provides a premium transit service 
to Oklahoma City residents 
through faster and more frequent 
service. RAPID NW BRT averages 
1,415 daily riders, showing how 
increased frequency along high 
activity corridors can boost 
ridership. Serving nearly 40,000 
residents and 91,000 jobs, RAPID’s 
transit service reaches over 20% 
of the region’s employment base 
within a half-mile.

KEY TAKEAWAYS

•	EMBARK weekend frequencies are much lower than weekday frequencies, and there are no 
connections between Edmond, Oklahoma City, and Norman. 

•	Routes between downtown Oklahoma City, Midwest City, Norman, and Edmond run weekday 
express service.

•	The only daily and daytime high frequency, 15-minute-or-less service in the region are the OKC  
Streetcar and the RAPID NW BRT.

First Capital Trolley operates a timed shuttle service to Langston University, not shown on the map.

 15 Minutes or Less  Between 25 and 45 Minutes  60 Minutes or More  Peak Service
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Figure 7: Existing Service Frequency

WEEKDAY WEEKEND
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Engagement Spotlight: Community Transit Needs 

The needs assessment was rooted in data and further informed by community input. Community-driven feedback helped to inform the 
development of the transit vision and identify local needs not clearly evident in the data that was analyzed.

The LRTP public engagement process included two rounds of engagement in the Assess phase and Evaluate phase. Below is an overview 
of the first round of engagement.

Assess Phase Engagement Summary 

	Ͱ Need to provide better connections at transfer points 

	Ͱ Interest in express service between communities within the region

	Ͱ Desire for increased frequency and longer service windows on weekdays and weekends

	Ͱ General excitement for the future of transit in Central Oklahoma 

For more information on how we involved the community and which stakeholder groups we met with, see Appendix B.

19 
Board/Committee Meetings​

1,800 
Website Views

20 
Public Comments

1 
Virtual 
Town Hall​

+Factsheets, 
Social Media, 

Website​
43 
Attendees

34 
Views
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“I’m really excited for this 
project! I think we’ve wanted this 
option for a really long time and I 
believe it will elevate the quality 
of life in the OKC metro…Can’t 
happen soon enough!”

“I would love to have a 
dependable longer time range 
option for transit from Edmond 
to Norman as well as weekend 
options to get from Edmond to 
downtown regularly for more 
events. I drive regularly to 
OKC and to Norman daily and 
would gladly utilize a transit 
option if it didn’t require 15 
transfers and half a day of 
travel to commitment.”

Round One Virtual Town Hall. January 30, 2025.

“I am very excited to see 
the high-capacity transit 
plans put forward. Transit 
between our city centers…
this would significantly 
increase the chances that 
my family and I continue 
to live and work in the 
OKC metro area.”

29

COMMUNITY INPUT

What kinds of trips would  
you use transit for?  
(Multiple Choice)

What features would make 
you use transit more often?  
(Multiple Choice)

Chapter 2: Assess Phase

16%
Accessing healthcare/ 
social services

61%
Getting to work/school

61%
Recreation

71%
Entertainment

Frequent service92%

Safety33%

Amenities21%

Reliability75%

Easy to pay25%

No transfers33%
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Figure 8. Transit Opportunities

30

The transit markets were compared to with existing service availability to 
identify opportunity areas to provide new or modified services.

By analyzing current transit services against market needs, areas were 
identified where new services could be introduced 
or existing services could be improved by 
adjusting routes, increasing frequency, or 
extending service hours. Figure 8 shows areas 
where the transit system can better meet 
current community needs and accommodate 
future growth.
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Based on the needs assessment, 
opportunities were identified to 
reimagine transit service in core urban 
areas and high-growth suburban 
areas, including south Norman, Yukon, 
Mustang, and Midwest City.
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1 2Identify Opportunities Identify Transit Improvement Strategies

PLANNED HIGH-CAPACITY
Leverage existing work to establish a 
transformative network that provides  
regional high-capacity service

LOCAL PLANNING EFFORTS
Input to determine agency short-term priorities 
and projects at the local level

STAKEHOLDER FEEDBACK
Collaboration to identify methods to  
reenvision transit priorities and explore 
regional connections

Building off of Chapter 2, the following three components 
served as key inputs in refining opportunities identified in 
Figure 8.

Based on local planning priorities and stakeholder 
feedback, four primary strategies were identified to guide 
the development of the Short-Term, Mid-Term and Long-
Term networks.

The Evaluate Phase used key takeaways from the Assess phase to inform the development of three networks: 
a Short-Term, Mid-Term, and Long-Term transit network.

CONNECT TO HIGH-CAPACITY 
INVESTMENTS
Leverage high-capacity investments 
by modifying the local service to 
improve overall system accessibility.

COMPLEMENTARY PROGRAMS
Enable expanded service and support 
transit trips through better amenities 
and limit the number of transfers. 

IMPROVE NETWORK 
CONNECTIONS
Create connections by modifying route 
alignments or adding new crosstown 
routes for more direct trips.

HIGHER FREQUENCY SERVICE
Increase service frequency on core 
routes to decrease transfer wait times 
and allow riders more flexibility for 
different types. 
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3 4

>>

Develop a Universe of Potential Improvements Refine Networks 

Implementing the LRTP
Stakeholders identified corridors and connections across 
the region to highlight all potential service enhancements 
within Central Oklahoma based on data-driven opportunities 
(Figure 8), the four transit improvement strategies and 
stakeholder input. The LRTP will serve as a guide for future service 

modifications. Additional detail on service 
modifications and implementation can be found 
in Chapter 4.

Agencies refined the 
network by prioritizing 
potential improvements 
into three phases. The 
recommended network 
was refined based on 
their priorities and 
resources. 

Long-Term

Mid-TermShort-Term

Chapter 3: Evaluate Phase
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STAKEHOLDER ENGAGEMENT 
SPOTLIGHT: RE-ENVISIONING 
TRANSIT IN THE REGION 
Transit stakeholders were brought together through an 
agency workshop to discuss and reimagine the future of 
transit in Central Oklahoma. Stakeholders responded to transit 
opportunities identified in the Assess phase, provided input on 
agency priorities, and discussed bold new ideas to deliver transit 
to better serve existing and future riders.

For more information on how we involved stakeholder  
groups, see Appendix B. 

TRANSIT VISION FEEDBACK

•	Increased reliability and service spans for local bus

•	Express service to El Reno and Yukon

•	New on-demand zones to provide more flexible service

•	Provide connections to:

	ʽHigh-Capacity Routes
	ʽMoore
	ʽNorman
	ʽ Edmond

Round One Agency Workshop. December 12, 2024.  
Oklahoma City, Oklahoma. 

Are there any gaps or 
missing connections?

Are there any local route 
changes that should be 
prioritized during the  
Short-Term or Mid-Term?

INTERVIEW 
QUESTIONS

STAKEHOLDER ENGAGEMENT 311

Item 6.



35

Networks 
Achieving the LRTP vision will require a large investment and a phased approach. Regional stakeholders identified key priorities for the 
Regional Transit Vision, aiming to address growth based on current and future development projections.

Based on stakeholder input, the following table describes the three planning horizons that were developed for the LRTP.

Table 4: Network Summary

SHORT-TERM MID-TERM LONG-TERM

Targeted Improvements  
in Key Areas

Core Network of High-Capacity 
and High Frequency Services

Integrated Transit System

0-10 Years 10-20 Years 20-30+ Years

HIGH-CAPACITY TRANSIT INVESTMENTS
•	MAPS 4 NE/S BRT Corridor
•	OKC Streetcar Extension (to MAPS 4 

Multipurpose Stadium)

•	RTA N/S Commuter Rail
•	RTA West BRT Corridor
•	RTA East BRT Corridor
•	RTA Airport LRT Corridor & RTA Federal 

Aviation Administration (FAA) Extension

•	OKC Streetcar Extension  
(Innovation District)

•	RAPID NW BRT Extension

LOCAL SERVICE INVESTMENTS
•	New high frequency in select corridors​
•	Enhanced service spans on select routes

•	High frequency service on core network​
•	Enhanced service spans on  

core network

•	New on-demand zones to expand access​
•	Enhanced service spans on all routes

Chapter 3: Evaluate Phase
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NETWORK EVALUATION 
The following section summarizes the overall performance of each network, the benefits to communities and the potential costs. The 
networks were evaluated using 19 performance metrics organized under the four project goals. These metrics—developed in close 
collaboration with stakeholder agencies—reflect regional priorities such as accessibility, equity, cost-effectiveness, and user experience. 

Provide communities with meaningful access to transit
•	Access to jobs
•	Access to residents
•	Access to transit-dependent residents
•	Access to future job growth

•	Access to future population growth
•	Access to existing and planned transit supportive land uses
•	Supports economic development

Create a compelling, reliable rider experience
•	Serves areas with supportive active transportation facilities
•	Appropriate passenger facilities at high-ridership stops
•	Number of transfer points
•	Transit competitiveness

Offer competitive service options
•	Reliability
•	New frequent service
•	Access to frequent service
•	Ridership

Utilize resources effectively
•	Capital costs
•	Operation & Maintenance (O&M) costs
•	Federal or state funding eligibility
•	Passenger per hour capacity

Chapter 3: Evaluate Phase
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What transit service would you use the most?  
(Single Choice)

Based on the proposed vision, which benefits are you 
the most excited about? (Multiple Choice)

9 
Board/Committee Meetings​

2,246 
Website Views

34 
Public Comments

+Factsheets,  
Social Media, 

Website​

Local Bus 15%

Commuter Rail 31%

Streetcar 12%

On-Demand Service 0%

Bus Rapid Transit 19%

Light Rail 23% More Access to Different Parts of the Region 59%

More Flexibility in Trip Types 38%

Easier Access to Jobs 25%

Congestion Relief 41%

37

1 
Virtual 
Town Hall​

34 
Attendees

745 
Views

Engagement Spotlight: Aligning with Community Transit Needs 

During our network evaluation in the second round of public engagement, the Regional Transit Vision was presented at committee 
meetings and town halls, inviting valuable feedback to ensure the LRTP goals are achieved. 

Evaluate Phase Engagement Summary 

	Ͱ Need for transit to respond to the uniqueness of central Oklahoma’s growth 

	Ͱ Interest in funding feasibility and procedures to implement the vision

	Ͱ Desire for increased frequency and longer service windows on weekdays and weekends

	Ͱ General excitement for the future of transit in Central Oklahoma 
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NETWORK COMPONENTS 
The proposed networks represent a shift toward a more connected and regionally balanced transit network. While Downtown Oklahoma 
City remains a key hub, the vision aims to reduce reliance on downtown transfers by supporting more direct crosstown and inter-suburban 
connections. The components that make up each network are described below and the following section describes the components of each 
network—Short-Term, Mid-Term, and Long-Term—as well as the network’s performance against select goals that were identified as part of 
the evaluation framework. 

Core Network
The LRTP proposes phased 
improvements to establish a core 
network of high-capacity and high 
frequency services to enhance 
reliability and provide more convenient 
services along high demand corridors 
making transit more attractive and 
accessible for all.

	č High-Capacity Routes are designed to 
handle a large number of passengers, 
often using larger buses with more 
frequent service to accommodate 
higher demand. A majority of these 
routes were identified through previous 
planning efforts, with additional high-
capacity routes identified through 
high levels of underlying demand or 
stakeholder feedback.

	č High Frequency Routes arrive at 
shorter intervals, typically at 20 
minutes or less during peak times. High 
frequency improvements on existing 
and new routes were identified through 
stakeholder and community feedback 
and are designed to reduce waiting 
times for passengers, making bus travel 
more convenient and reliable. 

Fixed Route
The LRTP proposes enhancements 
to existing routes and new routes to 
maximize connections to high-capacity 
and high frequency services, provide 
more direct services to riders, and 
expand service into emerging, high-
need markets. 

	ʻ Crosstown Routes travel across a 
City or urban area, without crossing 
through the central business district. 
These routes are designed to provide 
direct connections between outlying 
neighborhoods and districts, reducing 
the need for passengers to travel into 
the city center. 

	ʻ Express Routes often provide 
connections between cities or other 
major destinations with limited stops 
along the way to reduce travel time 
for longer-distance commuters. These 
routes may provide services for a 
shorter service window, or only during 
the peak period. 

	ʻ Local Bus Routes will provide service 
in high-growth areas, improve 
connectivity, and enhance accessibility 
in underserved areas. 

On-Demand Zones
On-demand zones can complement 
traditional transit by filling in gaps and 
providing more tailored transportation 
solutions while improving the overall 
systems flexibility and accessibility.

	Ƨ All Day on-demand zones operate 
in lower-density areas where it may 
not be cost-effective to operate fixed 
route and help provide connections to 
major transit hubs or stations.

	Ƨ Night/Weekend on-demand zones 
operate during off peak hours or 
times of day when passenger demand 
is too low to support frequent fixed 
route services. 

Routes identified in each 
component may overlap  
with each other—for example,  
a new crosstown route could also 
be considered a high frequency 
route. This means that the same 
route may be included in more 
than one component.

Chapter 3: Evaluate Phase
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Increasing Utility of the Transit System

Routes with Service Enhancements include route modifications to improve connectivity or reduce redundancy with high-capacity 
investments as well as increased service spans to provide service to a wider variety of trip types. 

Figure 9: Transit Vision Service Spans

*Service spans for identified high-capacity services vary and will be implemented as identified in previous planning efforts 
 
Chapter 3 focuses on the phased network improvements and performance for each planning horizon. For additional information on 
implementation strategies and recommended actions, see Chapter 4: Implementation. 

CORE NETWORK

Typical Weekday

Typical Weekend

*Service spans may vary on individual routes depending on resource availability and underlying demand.

15 min 30/60 min

30/60 min15 min

6 am

7 am 7 pm

11 pm

10 pm

FIXED ROUTE SERVICES

Typical Weekday

Typical Weekend

*Service spans may vary on individual routes depending on resource availability and underlying demand.

15 min 30/60 min

30/60 min15 min

6:30 am

7 am 7 pm

10 pm

9 pm

ON-DEMAND ZONES

Typical All Day

Typical Night/Weekend

*Night/Weekend On-Demand service span is dependent on underlying activity.

6:30 am

7 pm

8 pm

11 pm
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SHORT-TERM SCENARIO 
Targeted Improvements in Key Areas

In the Short-Term, projects from previous planning efforts and 
realignments of local service will be implemented to complement 
the new NE/S BRT Corridor. This development will help reduce 
travel times and improve mobility within the region.

Horizons 0-10 Years

Projects NE/S MAPS 4 BRT Corridor & OKC Streetcar 
Extension (to MAPS 4 Multipurpose Stadium)

Key Network 
Highlights

•	New high frequency in key corridors
•	Enhanced service spans on key routes

Performance Metrics

Access to 1,000 more 
underserved groups

Access to 72,000 
potential new jobs

Potential to serve 17,000 
to 19,000 average daily 
weekday transit riders

Access to 2,000  
potential new residents

Access to 630 more  
jobs and 4,000 residents

5
ENHANCED BUS

Core Network

Key Destinations

	ʽ Oklahoma City Community College 

	ʽ Adventure District 

	ʽ Downtown Oklahoma City 

	ʽ VA Hospital & Oklahoma University 
(OU) Health Science Center 

4
HIGH-CAPACITY ROUTES

5
HIGH FREQUENCY ROUTES

123,000  
RESIDENTS & JOBS 
with Increased Access to 
Frequent Service

95 MILES 
of High-Capacity or High 
Frequency Services

On-Demand Zones

3
ALL DAY

1
NIGHT/WEEKEND

Fixed Route

3
NEW LOCAL BUS

Chapter 3: Evaluate Phase
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HOW MUCH WILL THE SHORT-TERM COST?

$175M - $285M 
Total Capital Cost (2026-2035)

$75M - $125M 
Vehicle Procurement

$75M - $125M 
New or Upgraded Facilities

$70M - $100M  
Additional Annual Operating Cost

Note: Not including RTA projects

Modify the local bus network to 
enhance connections to NE/S 
BRT and reduce redundancy 
between existing services

Key high priority frequency upgrade
Provide On-Demand Service 
to provide a more tailored 
transportation solution
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MID-TERM SCENARIO 
Core Network of High-Capacity and  
High Frequency Services

The Mid-Term builds on the Short-Term scenario with the addition 
of more than a dozen new routes, including the RTA’s planned 
high-capacity investments. These routes improve regional 
connectivity and expand the network’s reach into growing areas. 

Core Network

Key Destinations

	ʽ Tinker Air Force Base 

	ʽ OKC Will Rogers International Airport 

	ʽ University of Central Oklahoma 

	ʽ University of Oklahoma 

Performance Metrics

10-15% decrease in  
transit trip times between  
key destinations

Access to 93,000 more 
underserved groups

Access to 104,000 
potential new jobs

Potential to serve 35,000 
to 47,000 average daily 
weekday transit riders

Access to 34,000 
potential new residents

Access to 69,000  
more jobs and 157,000 residents

9
HIGH-CAPACITY ROUTES

16
HIGH FREQUENCY ROUTES

430 MILES 
of High-Capacity or  
High Frequency Services

On-Demand Zones

4
ALL DAY

1
NIGHT/WEEKEND

Fixed Route

6
CROSSTOWN ROUTES

2
EXPRESS ROUTES

7
NEW LOCAL BUS

Horizons 10-20 Years

Projects RTA N/S Commuter Rail, RTA West BRT Corridor,  
RTA East Corridor, RTA Airport LRT Corridor &  
RTA FAA Extension

Key Network 
Highlights

•	 High frequency service on core network
•	 Enhanced service spans on core network

375,000  
RESIDENTS & JOBS 
with Increased Access to 
Frequent Service

15
ENHANCED BUS

Chapter 3: Evaluate Phase
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Note: Not including RTA projects

HOW MUCH WILL THE MID-TERM COST?

$100M - $150M  
Additional Annual Operating Cost

$65M-$90M 
Vehicle Procurement

$65M - $90M 
New or Upgraded Facilities

$135M - $190M 
Total Capital Cost (2035-2045)

Local bus network 
modifications will 
improve access to 
high-capacity services

Implement 
backbone of high-
capacity services

Implement core 
network of high 
frequency services
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LONG-TERM SCENARIO 
Integrated Transit System

The Long-Term further expands access to growing 
communities using flexible on-demand transit, adding 
weekend and night service, and additional crosstown 
routes. These new services will create a premium 
experience for riders across the region.

Core Network

Key Destinations

	ʽ Innovation District 

	ʽ El Reno 

	ʽ Moore 

	ʽ Lake Hefner 

Performance Metrics

20-25% decrease in  
transit trip times between  
key destinations

Access to 219,000 more 
underserved groups

Access to 170,000 
potential new jobs

Potential to serve 38,000 
to 67,000  average daily 
weekday transit riders

Access to 100,000 
potential new residents

Access to 151,000  
more jobs and 390,000 residents

9
HIGH-CAPACITY ROUTES

16
HIGH FREQUENCY ROUTES

430 MILES 
of High-Capacity or  
High Frequency Services

On-Demand Zones

13
ALL DAY

2
NIGHT/WEEKEND

Fixed Route

8
CROSSTOWN ROUTES

3
EXPRESS ROUTES

8
NEW LOCAL BUS

Horizons 20-30 Years

Projects OKC Streetcar Extension (Innovation District), 
RAPID NW BRT Extension

Key Network 
Highlights

•	 New on-demand zones to expand access
•	 Enhanced service spans on all routes

375,000  
RESIDENTS & JOBS 
with Increased Access to 
Frequent Service

24
ENHANCED BUS

Chapter 3: Evaluate Phase
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HOW MUCH WILL THE LONG-TERM COST?

$125M - $175M  
Additional Annual Operating Cost

$115M-$150M 
Vehicle Procurement

$75M - $100M 
New or Upgraded Facilities

Note: Not including RTA projects

$190M - $250M 
Total Capital Cost (2046-2055)

New On-Demand zones 
will enhance access to 
South and East Norman

Enhancements to Logan 
Counties On-Demand Zone will 
connect North Central Oklahoma 
to the region’s transit system

New express 
routes will provide 
peak hourly service 
to Yukon, Moore, 
and El Reno
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ECONOMIC DEVELOPMENT 
The LRTP recommends significant investments in transit throughout Central Oklahoma that will enhance the transit experience and make the 
system more legible, comfortable, and attractive for riders. These investments will generate many benefits for the local and regional economy. 

Benefits of Investing in Transit

Increased Job Access More access to more types of jobs

Reduced Transportation Costs Lower personal transportation expenses by offering transit options

Improved Quality of Life Reduced commute times and less traffic congestion allows for more time  
for personal activities

Economic Competitiveness Stimulates local economy by attracting businesses and 
encouraging development

Property Value Increase Proximity to transit boosts property values.

Greater Mobility for All Provides reliable transit for those unable to drive

Boosting Economic Growth and Development

5-to-1
Return on 
Long-Term 

Investments

 151,000
Additional Jobs 

Accessible by Transit

 1,300
Sustained Jobs

Save commuters

1.1 M
Hours from Reduced 
Congestion Annually

 $100+ M
Annual Growth  

in the Local Economy

 $120+ M
In Wages

 $28+ M
Annual Savings from 
Reduced Congestion
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TRANSIT VISION: SYSTEM GROWTH 
Achieving the Transit Vision will require substantial growth of the transit system in Central Oklahoma. The table below highlights 
growth metrics across the system for local transit agencies – EMBARK, Norman Transit (dba EMBARK), Citylink Edmond, and First 
Capital Trolley. The RTA was not included in the system growth analysis. 

Table 5: System Growth Metrics

Fixed Route 
Service Growth

170% ↑
in Revenue 

Service Hours

140% ↑
in Revenue 

Service Miles

Demand 
Response 
Service Growth

100% ↑
On-Demand Services

85% ↑
Paratransit 
Operations

145% ↑
Demand-Response 

Vehicle

Operations & 
Maintenance 
Growth

115% ↑
in Vehicles

160% ↑
in Staff

Supportive 
Infrastructure

$255M - $365M
Vehicle Procurement

$75M - $125M
New or Upgraded Facilities

$30M - $45M
Other Costs (Technology, etc.) 

Note: Only includes Short-Term and 
Mid-Term Scenarios

Chapter 4 will provide detailed information on the necessary steps and actions to deliver the Transit Vision.

Chapter 3: Evaluate Phase

Based on existing revenue streams as well as local and federal funding, 
there is a funding gap that will need to be addressed to deliver the 
Transit Vision outlined in Chapter 3. 

$450M – $700M
Capital Funding Gap

$1.25B – $1.75B
Operating Funding Gap
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This chapter outlines a roadmap for delivering the short-term, mid-term, and long-term networks presented in Chapter 3. Each 
section (outlined below) is intended to provide a deeper understanding on the challenges, opportunities, and potential actions 
that could support the implementation of the Regional Transit Vision. 

Delivering Transit Service
This section outlines how the LRTP serves as a guide for developing 
more specific service modifications as well as the steps necessary 
to take the LRTP’s corridor-level improvements into more specific 
route alignments. This section also provides details on the necessary 
fleet, maintenance, and staffing expansion necessary, and highlights 
opportunities for implementing and re-thinking how demand response 
services are delivered in the region.

Infrastructure Investments
This section highlights the supportive infrastructure required for 
both operators and passengers, including bus stops, park and 
rides, and mobility hubs. Additionally, the significant expansion of 
high frequency and high-capacity services will require additional 
infrastructure to support speed, reliability and operator efficiencies. 

Strategic Funding and Partnerships
This section highlights all the funding options available within 
the Central Oklahoma region as well as opportunities to expand 
partnerships between public agencies, private businesses,  
and non-profits. 

Service Improvements

Fleet, Maintenance, and Staffing

Demand Response

Supportive Infrastructure

Operating Improvements

Funding

Partnerships, Policies, and Programs
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Action Plan
The Action Plan summarizes the recommendations and phasing for the short-term, mid-term, and long-term. It also details the roles and 
involvement of transit stakeholders in the region under various categories. 

Future Updates
This section highlights items that should be considered as the plan is updated so that the LRTP remains a relevant guiding document for 
transit improvements in the region.

INSIGHTS FROM OTHER AGENCIES

Peer agencies from across the country were selected to inform the 
recommendations identified in Chapter 4. This section highlights lessons 
learned, innovative practices, and effective strategies from other agencies. 

Chapter 4: Recommend Phase
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DELIVERING TRANSIT SERVICE

Service Improvements 
Transit corridors and investments identified in the LRTP provide a Transit Vision for local agencies to plan toward. As agencies gain clarity 
on the timeline for high-capacity projects, local services will be modified to leverage and connect to the high-capacity network. The LRTP 
serves as a guide in the development of future Comprehensive Operational Analyses (COAs) which will provide greater clarity on the 
specific service modifications. For more information on the overall transit planning process, see Page 7.

When implementing these local bus network improvements, there are several key steps that each agency will need to take. 

Agencies will update COAs to assess current operations and identify more specific configurations for new 
routes and route realignments. If a new high-capacity route will require significant modifications to local 
services, a Feeder Bus Study should be conducted to generate targeted community feedback. Based on the 
extent of route modifications, a Title VI Equity Analysis may be required.

1 Incorporate LRTP recommendations into Comprehensive Operational Analyses (COAs)

Agencies will need to assess modifications or new infrastructure required to support network modifications.  
(See Infrastructure Investments for additional details on what supportive infrastructure may be required). 

2 Design and/or construct necessary infrastructure improvements to deploy service

Agencies will need to provide information to riders through various channels such as websites, social media, printed 
materials, and signage. 

3 Notify the public on upcoming network modifications

Agencies should establish a regular monitoring process to evaluate the impact of changes on ridership, service 
quality, and overall system performance. 

4 Monitor service changes
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 KEY TAKEAWAYS

On-Demand Service Growth: As demand 
responsive services expand, agencies will have an 
opportunity to re-evaluate how these services are 
delivered. This shift will impact fleet composition, 
staffing models, and maintenance.  

Fixed Route Service Expansion: Significant 
growth in local bus and high-capacity transit 
will require more drivers and new or expanded 
facilities. This presents an opportunity to explore 
co-location strategies and shared infrastructure 
to optimize space and resources.

Fleet, Staff, Maintenance 
The delivery of the Transit Vision will rely on effective strategies for rapidly scaling fleet, staffing, and maintenance. This section identifies 
the needs based on the service improvements described in Chapter 3 as well as potential strategies to address the need. During the  
30-year planning horizon, service is projected to increase by 145%, with the majority of these increases associated with local bus and  
on-demand improvements. Vehicle revenue hours are also anticipated to rise by 170%, necessitating an 160% increase in staff to deliver 
the proposed service enhancements. 

 Figure 13: Fleet, Staff, Maintenance Growth

Annual Service Hours Peak Vehicles

Existing Short-Term Mid-Term Transit Vision

Service 
Improvements 

on Key 
Routes

Core High-
Frequency 
Network

On-Demand 
Zones and 

Service 
Enhancements

+20%

+65%

+30%
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COMMINGLED SERVICE

Combining on-demand and paratransit 
services offers several advantages, including 
optimized resource use, cost savings, and 
enhanced service coverage. By sharing 
vehicles, drivers, and infrastructure, transit 
agencies can reduce idle time and operational 
costs while expanding coverage areas for both 
user groups. This integration also provides 
greater flexibility and responsiveness, allowing 
for dynamic scheduling that better meets 
passenger’s needs. 

SUCCESS STORY:  

NORMAN ON-DEMAND 
Launched in 2023, Norman On-Demand offers 
residents an innovative alternative to traditional 
fixed route, allowing riders to book rides via 
a mobile app or phone call. The On-Demand 
service is supported through a partnership with 
the University of Oklahoma’s SafeRide program 
and allows the City of Norman to provide 
nighttime and weekend service to improve 
access during times when fixed route demand is 
not high enough to warrant service.

DEMAND RESPONSIVE
To effectively scale with the growth of the fixed route network, additional investments in paratransit services to maintain regulatory 
compliance as well as increased access through on-demand zones will be necessary.

SHORT-TERM MID-TERM LONG-TERM

Existing
Paratransit

Existing
On-Demand

 Figure 14: Demand Response Service Growth

Source: Norman On-Demand
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PROVIDING TRANSIT IN SMALLER COMMUNITIES

Even though demand in rural and small urban areas may be low, flexible transit options such as on-demand or paratransit services 
can significantly expand access for all residents, including people with disabilities, older adults, and those without personal 
vehicles. Specialized transit services can act as a crucial lifeline for these populations, offering affordable, efficient, and adaptable 
transportation compared to traditional fixed route systems. 

FIRST-/ 
LAST- MILE

Many people live too far 
from a transit stop to walk 
comfortably. On-demand 
zones can bridge that gap 
and connect riders to/from 
major transit hubs.

LOW DENSITY 
COVERAGE

Suburban and rural areas 
often lack transit options 
due to lower population 
density. On-demand 
zones can provide more 
suitable services to these 
communities.

OFF PEAK/ 
LATE NIGHT

Demand for fixed route 
service typically drops in 
the evenings. On-demand 
zones can supplement fixed 
route and provide coverage 
during times when demand 
is low.

WORKFORCE 
MOBILITY

Establishing employer 
partnerships to provide 
on-demand service where 
traditional transit doesn’t 
go can support economic 
mobility for all. 

Chapter 4: Recommend Phase

ON-DEMAND SERVICE: USE CASES

On-demand service has various applications to target specific gaps in public transit systems. Below are some of the most common use cases. 

Modify service (or convert to fixed route)Implement pilot service Monitor performance

Identify area Select operating model Set zone parameters and define operation characteristics

POTENTIAL PILOT PROCESS FOR ON-DEMAND SERVICE

Typical Cost Range for On-Demand Service Pilot:  $500,000 - $1,000,000

There are many factors that could contribute to the success of on-demand service. Piloting on-demand service provides an 
opportunity to effectively test, evaluate, and refine the approach prior to broader implementation

Costs are dependent on the on-demand service model and whether it is directly operated by a transit agency or jurisdiction, 
operated by a third-party, or provided through a Transportation Network Company (TNC) subsidy.
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INFRASTRUCTURE INVESTMENTS
Investments in supportive infrastructure and technology will be necessary to support the Transit Vision, improve operational efficiencies, 
and deliver high frequency transit service. This section outlines the supportive infrastructure needed as well as different types of 
technology that would improve the delivery of transit in Central Oklahoma.

Supportive Infrastructure
The three primary infrastructure improvements necessary to support the Transit Vision include: passenger facilities, driver facilities, and 
bus stops. The LRTP identifies general areas for the implementation of different types of facilities as well as a toolkit of resources to be 
considered as agencies implement recommended services changes and design for these facilities progress. 

PASSENGER

Major and Minor Mobility Hubs 

Mobility hubs are central locations where 
multiple modes of transportation come 
together. Designed to enhance connectivity 
and accessibility within the transit network, 
these hubs facilitate transfers between 
modes, provide amenities, and improve 
system wayfinding. 

Park and Rides 

Park and Rides are facilities where 
commuters can park their vehicles and 
transfer to the transit system for the 
remainder of their journey. 

Bus Stops

Bus stops serve as the primary points 
of entry and exit for transit riders and 
are critical in shaping the passenger 
experience.

This section will introduce components of various passenger facilities for 
agencies to consider as they advance planning and implementation.

OPERATOR

Driver Facilities

As new routes and crosstowns come 
online, new driver facilities may be needed 
to support transit drivers. These facilities 
typically include a restroom and/or a rest 
area for eating, drinking, or stretching. 

Pull Outs 

Pull outs are designated areas where 
buses can exit the main travel lane. Pull 
outs can be used for passenger loading/
unloading or for driver layover. 

Turnarounds 

Turnarounds are locations where bus routes 
terminate and reverse direction. These sites 
may require specific infrastructure, such 
as loops or designated areas, to efficiently 
manage bus operations and accommodate 
variations in passenger demand.

As the Transit Vision is implemented, more granular planning to 
identify suitable locations for operator facilities will be necessary. 
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Figure 15. Passenger Facilities
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PASSENGER FACILITIES
Passenger facilities provide amenities for passengers and enhance connectivity by facilitating transfers between different modes. These 
passenger facilities will support a more integrated, and efficient transportation network while prioritizing the rider experience. The LRTP 
recommends three types of passenger facilities: major mobility hubs, minor mobility hubs, and park and rides.

Table 7: Potential Passenger Facilities Toolkit

Amenity Major Hub Minor Hub Park and Rides
Signage and Wayfinding

SW1 Bus Stop Sign

SW2 Real Time Travel Information

SW3 Wayfinding

Accessibility

A1 Accessible Infrastructure

Safety & Security

SS1 Lighting

SS2 Emergency Call Box

SS3 Video Surveillance

Comfort

C1 Benches/Seating

C2 Shelter

C3 Trash Container

C4 Small-format Retail

Connectivity

CN1 Bike Racks 

CN2 Rideshare Pick-up/Drop-off or Kiss-and-Ride

CN3 Parking

CN4 On-Demand Pick-up/Drop-off

Cost & Sizing
Cost Per Unit (2025) $7M+ $2-6M $2-4M
Sizing (Bus Bays) 5+ 2-4 Conditional

 = Required  |   = Context Dependent
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MINOR MOBILITY HUBS 
connect people to the transit system and 
are important with the impact on the rider 
experience, operational efficiency, and 
the willingness for people to use transit 
by making things more comfortable, safe, 
and seamless for all users. 
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Bus Stops
Many of the bus stops in the existing transit system lack seating and shelter and fail to meet minimum accessibility standards. Establishing 
standards for bus stops would enhance comfort and perceived safety for existing and future riders. These standards will create more 
consistent rider experience by recommending improvements for system legibility, improve accessibility for all riders through features such 
as ramps, tactile pavement, as well as enhance safety and security through proper lighting, security cameras, and emergency call boxes.

Table 8: Potential Bus Stop Amenities Toolbox

When establishing bus stop design and 
placement guidelines, agencies should 
consider: 

•	Bus stop classifications and suitable 
amenities based on ridership and activity

•	Optimal bus stop spacing based on land 
use or route type

•	Tradeoffs between access, safety, and 
operational efficiency

Benches and 
Seating

Shelters and 
Shade

Bike Racks

Real-time 
Information

Enhanced Passenger 
Information

Fare Machines

Trash Cans

Safety and 
Security Elements

R
eq

ui
re

d
R

ec
o

m
m

en
d

ed
 

Accessible 
Boarding

Sidewalk 
Connections

Lighting Bus Stop Signs

337

Item 6.



61

OPERATING IMPROVEMENTS
To better implement service recommendations, technology and roadway investments are crucial for prioritizing transit. operating 
improvements are essential for enhancing speed, reliability, safety, access, and comfort, which are necessary for executing the service 
recommendations proposed by the LRTP. These advancements will also lead to increased efficiency in operations. 

Speed & Reliability Improvements

 EMERGING TECHNOLOGIES IN TRANSIT

Monitoring emerging technologies can help Central Oklahoma improve safety, sustainability, and efficiency of the transit system.  
As these technologies mature and become better utilized in other places, they should keep being evaluated as part of LRTP updates.

ARTIFICIAL INTELLIGENCE (AI) AND MACHINE LEARNING (ML)

AI and ML can enhance the rider experience, make rides safer, provide real-time updates on arrival times, improve 
scheduling to reduce wait times, and help plan trips using different modes of transportation. For example, smart 
dispatch systems now allow paratransit trips to be booked on the same day, instead of requiring a 24-hour advance 
notice, making travel more convenient for everyone. 

AUTONOMOUS VEHICLES (AV)

Adding autonomous vehicle technology can transform mobility by making it more affordable and accessible 
to travel. It can boost public transit use by offering convenient solutions for the first and last parts of a journey, 
connecting areas that currently have limited access to transit networks. 

Transit Signal 
Priority

Bus on Shoulder/ 
Median Bus Lanes Bus BulbsQueue Jumps

Chapter 4: Recommend Phase

338

Item 6.



62

Transit Priority Infrastructure 
Transit-supportive infrastructure investments aim to make service faster and dependable while ensuring a seamless experience between 
routes and modes at mobility hubs. The implementation and deployment of these recommended tools depend on local context; each 
agency will apply the technology that best serves their needs. Table 3 introduces the benefits and challenges of each infrastructure 
improvement, as well as information on costs and local context that make each improvement suitable for implementation. 

Table 9: Transit Priority Infrastructure 

Transit Signal Priority 
(TSP)

Modified traffic signal timing 
or phasing to prioritize 
transit at intersections. 

Bus on Shoulder/ 
Transit Priority Lanes 
(No red paint) 

Lane dedicated for transit 
vehicles, these lanes can be 
shared with high-occupancy 
vehicles.

Benefits Challenges

•	 Improve transit travel times and reliability
•	 Improved quality of service
•	Reduce the need for additional buses
•	Potential for integration across jurisdictions

•	Potential delays for non-priority traffic
•	Varied costs based on functionalities 

such as active/adaptive priorities, signal 
upgrades, equipment and sensing

Typical Cost (2025) Suitability

$50,000-$300,000 per intersection •	Corridors with high transit ridership 
•	Congested intersections 
•	Behind schedule services 
•	Corridors with limited lane capacity

Benefits Challenges

•	Time savings for transit vehicles at congested 
intersections

•	Benefits amplified when combined with transit signal 
priority improvements

•	Does not cause significant adverse impacts to congestion 
for non-transit vehicles

•	Reduced time savings if implemented 
in areas with many driveways/right 
turns

Typical Cost (2025) Suitability

Typical costs are too varied for this infrastructure type. 
Budget considerations are as follows: 

•	Bridge widening 
•	Availability of existing shoulder
•	Availability of Right of Way (ROW) 
•	Leveraging ODOT’s 8 Year Construction Work Plan 
•	 Intelligent Transportation Systems (ITS) Improvements

•	Principal and minor arterial streets  
with signals 

•	Near-side bus stops 
•	Corridors with high peak hour volumes 
•	Long queues and congestion

Source: TriMet News

Source: RTA Chicago
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Queue Jumps

Modified traffic signal timing 
or phasing to prioritize 
transit at intersections. 

Bus Bulbs  
(In-Street Boarding)

Bus bulbs, which extend the 
curb into existing travel lanes, 
allow buses to pick up or 
drop off passengers without 
leaving the travel lane.

Benefits Challenges

•	Reduce congestion by allowing buses to bypass traffic at 
intersections which improves traffic flow 

•	 Improved efficiency in giving buses a head-start at traffic 
signals and allowing schedules to be maintained and 
shortening travel times

•	Safety improvements by not needing buses to weave 
through traffic

•	 Implementation costs may be high with 
significant investments in infrastructure 
changes 

•	Space constraints in urban areas 
•	Maintenance requirements are ongoing 

to ensure correct functionality 
•	Traffic redistribution may lead to delays 

for other vehicles

Typical Cost (2025) Suitability

$250,000 - $500,000+ per intersection •	High traffic intersections where buses 
frequently experience delays

•	Priority corridors with high public 
transit uses 

Benefits Challenges

•	Reduces travel time by allowing buses to make in-lane stops
•	Supports safety by shortening the crossing distance on the 

side of the intersection with bulb out 
•	Ensures buses can reach the curb for accessible pick up 

and drop off
•	Creates more space for passenger amenities for a better 

rider experience 

•	 Impacts curb management (ex. street 
parking, loading) 

•	Potentially leads to traffic backups in 
one lane of traffic 

•	Stormwater management modifications 
may be needed 

•	Must be designed to accommodate 
local street sweeping operations 

Typical Cost (2025) Suitability

$100,000 – $250,000+ •	Streets with high volume traffic
•	Locations where traffic calming is 

desired 

Chapter 4: Recommend Phase
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FUNDING & PARTNERSHIPS

Funding
The Transit Vision will require significant additional funding. Currently, transit in Central Oklahoma is funded by federal and state grants, 
as well as allocated funds from each city’s local budget. There are many local and federal funding programs for capital investments but 
reliable operations sources are less available. To create a sustainable funding source for transit operations, communities must explore 
innovative strategies such as establishing dedicated local funding through taxes, engaging in public-private partnerships, forming regional 
funding agreements, seeking competitive grants, adjusting fares, and generating revenue through advertising and sponsorships. These 
approaches aim to address the significant funding gap highlighted by the LRTP and ensure reliable and sustainable transit services.

For a comprehensive list of funding options for transit capital, operations, and maintenance investments, see Appendix C.

Dedicated Local  
Transit Funding Sources

MAPS 4
The MAPS 4 Program, approved in 
2019, is a sales tax initiative that 
provides long-term funding for a 
wide range of community projects, 
including transit improvements. 
Funding from MAPS 4 have been 
used to advance transit planning, 
and will be used to advance design 
and construction of the new NE/S 
BRT Corridor. 

NORMAN TRANSIT SALES TAX
In 2019, the City of Norman 
established a dedicated 1/8 cent 
sales tax as a dedicated local funding 
source for its transit system. This 
voter-approved initiative provided a 
stable revenue stream to enhance and 
expand public transportation services. 

Local

Typically generated through local taxes, fees, and intergovernmental transfers, these 
funds are typically the most flexible. They also signal community well-being which 
strengthens applications for federal or state funding. Currently, transit operators in 
Central Oklahoma receive a majority of their operating funds through their City’s general 
fund, which is not a dedicated source of funding.

Regional

Allocated by state agencies such as ODOT or ACOG, often through formula programs or 
discretionary grants. These funds may be tied to specific policy goals. 

Federal

Provided by federal agencies such as the Federal Transit Administration (FTA) and 
the U.S. Department of Transportation. Federal dollars are typically awarded through 
competitive grants or formula programs and require matching funds from local or state 
sources. 
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Partnerships, Policies, and Programs
As Central Oklahoma’s transit system grows, the LRTP must respond with an approach that aligns transit with land use, explores dynamic 
partnerships between agencies, businesses, or non-profits, and adopt policies to maintain seamless passenger experience.

Transit & Land Use Integration

TRANSIT PRIORITY CORRIDORS
Transit and its connection to underlying land uses is central in shaping communities that 
support high-capacity transit. The LRTP aims to provide recommendations to enhance 
access, ridership, and economic development by recommending a core network of 
transit services to create corridors with the potential for higher activity. Agencies are 
encouraged to collaborate on the technological investments necessary to operate higher 
levels of service while maintaining system speed and reliability. As the system grows, 
complementary technology (identified in the Operating Improvements Section) should be 
implemented to prioritize transit along these corridors. Beyond technology investments, 
agency coordination is important to create unified and effective policies that enhance public 
transit systems that meet the community’s needs efficiently. Adopting transit-supportive 
policies allows for regional standards that will provide a cohesive transit network. 

FIRST-/LAST-MILE
As the initial and final segments of a commuter’s journey when using public transit, the first-/last-mile integration is crucial in affecting 
the rider experience. These first-/last-mile opportunities can be explored by: 

•	Establishing on-demand zones outside the urban core to offer flexible services by providing coverage for segments of the  
commuter’s journey

•	Exploring policy and ordinance changes to require access upgrades by focusing on incorporating improvements such as bus stops and 
sidewalks into development standards and permitting process, the first-/last-mile journey is achievable for more commuters 

TRANSIT-ORIENTED DEVELOPMENT (TOD)
Promoting transit-oriented development requires the establishment of various tools and policies. Transit-oriented opportunities that can 
be explored include: 

•	Developing a network of mobility hubs through a Mobility Hub Master Plan that would help prioritize locations and guide the design and 
development process

•	Working with local developers to explore opportunities for joint development agreements to catalyze new investments that serve 
transit development goals by creating clear policies and incentives

•	Establishing a TOD framework and supportive policies to align land use with high-capacity and frequent transit to encourage compact 
and walkable communities

18

Transit Need
Transit Propensity is a measure of transit demand that looks at how various demographic groups currently use transit to get to work. It 
serves as a metric for an area based on the demographic of the residents. Analyzing transit propensity separately from population density 
is important as it highlights groups with high needs that population density alone does not show. Demand and propensity are input 
factors needed to determine where the existing transit markets are located. 

The Transit Index Factors—comprised of four input factors—recognized correlations between demographic groups and transit use. 

TRANSIT INDEX: Where people who are most likely to use transit live

MODE SHAREDEMOGRAPHIC FACTORS

Chapter 4: Recommend Phase
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Strategic Partnership Opportunities 

To support the implementation of the LRTP, strategic partnerships should be explored with public agencies, private businesses, and non-
profit organizations. These partnerships will provide financial and technical resources, enhance service coverage, and promote the use 
of public transit. Cultivating these partnerships will create increased ridership and greater investment in the transit system, ultimately 
leading to sustainable and long-term improvements. Additional partnership opportunities, potentially including mutual commitments and 
more specific roles recommendations for partners, should be further explored on a case-by-case basis. 

PUBLIC AGENCIES
Public partnerships play a vital role in enhancing the LRTP by providing 
essential funding, resources, and expertise. These partnerships amplify 
advocacy efforts and offer policy support, ensuring that the LRTP plan meets 
regulatory requirements and continues to support communities across Central 
Oklahoma. Public opportunities that can be explored include: 

•	Engaging in public-to-public partnerships to ensure regional consistency and 
shared investment priorities amongst agencies

•	Taking advantage of interdepartmental agency resources that can be used to 
support and inform transit development

•	Considering a regional approach to community engagements to ensure 
community needs are being met across Central Oklahoma

PRIVATE BUSINESSES
Private business partnerships are instrumental in advancing the LRTP by 
providing significant funding and investments, fostering transit innovation 
strategies, and supporting service expansion. By integrating sustainable 
practices and stimulating economic growth, private partners help create a 
transit network that meets the evolving needs of Central Oklahoma. Private 
business opportunities that can be explored include: 

•	 Integrating Transportation Demand Management (TDM) by promoting flexible 
work arrangements or providing or subsidizing public transit passes for 
employees to promote the use of public transit

•	Engaging in public-private partnerships (PPPs) to leverage public sector 
resources in areas such as land development and funding and investment

•	Providing data analysis and insights to optimize technology and identify 
opportunities for targeted transit programs

RIDERSHIP DATA
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NON-PROFIT ORGANIZATIONS 
Non-profit partnerships significantly enhance the LRTP by advocating for 
inclusive policies, engaging communities, and identifying opportunities for 
improvement. Non-profit organizations are vital partners in capturing the rider 
population in the region and raising public awareness for service and access 
programs to ensure transit availability for all affected populations. Supportive 
programs, such as application eligibility screening, can help streamline 
processes to make transit accessible and inclusive for diverse communities. 
Non-profit opportunities that can be explored include: 

•	Engaging educational and healthcare institutions and community organizations 
support helping address mobility gaps and promoting inclusive access

•	Offering training programs for transit staff and volunteers and running 
educational campaigns to inform the public about transit options and benefits 
to increase awareness and usage 

•	Developing and managing pilot programs to test new ideas and innovations, 
gathering valuable insights and feedback or broader implementation processes 

FARE POLICY
There are four primary operators in Central Oklahoma. While services in the City of Norman and the City of Edmond are fare 
free, services operated by EMBARK and First Capital Trolley are not fare free. As transit in the region expands, it’s critical that the 
region explore an integrated fare policy to create a user-friendly and seamless experience for riders.

INTEGRATED FARE SYSTEM

Single payment method

Benefits

•	 Improved passenger experience through faster and more convenient 
•	Flexible and accommodates changes in fare structures
•	Reduced transaction time can result in boarding efficiencies

Drawbacks

•	May be challenging to use for unbanked or underbanked passengers
•	 Implementing and maintaining technology for integrated fare systems 

can be expensive

Chapter 4: Recommend Phase
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LEARNING FROM OTHERS: INSIGHTS FROM OTHER AGENCIES
Peer agency experiences offer valuable context for shaping long-range transit strategies. To support the LRTP, insights were gathered 
from transit agencies across the country, highlighting common challenges, innovative practices, and effective implementation approaches.

Table 10: Agencies Selected for Peer Review

Transit Agency Service Area

Service 
Area 

Density Transit Modes
Annual 

Boardings

Annual 
Revenue 

Miles

Annual 
Revenue 

Hours

Peak 
Vehicles 
Operated

Long-Term 
Central Oklahoma 
Transit System*

Central 
Oklahoma 3.2K

1 Streetcar, 1 LRT, 4 BRT,  
1 Commuter Rail, Local Bus, 

On-Demand, Paratransit

13M- 24M
(Projected)

10.2M 1M 225

Central Ohio Transit 
Authority (COTA)

Columbus, 
Ohio 4.2K 1 BRT Lite, Local Bus,  

On-Demand, Paratransit
12M 13M 1M 273

Utah Transit Authority 
(UTA)

Salt Lake City, 
Utah 4.2K

1 Commuter Rail, 3 LRT,  
2 BRT, 1 Streetcar, Local Bus, 

On-Demand, Paratransit
35M 39M 2M 1,044

Metro Transit Minneapolis, 
Minnesota 3.6K 6 BRT, 2 LRT, 1 Commuter 

Rail, Local Bus, Paratransit
45M 22M 2M 548

North County Transit 
District (NCTD)

San Diego 
County, 

California
1K 1 LRT, 1 Commuter Rail, Local 

Bus, On-Demand, Paratransit
8M 7M 500K 1,020

Central Oklahoma’s Transit System is made up of services reflected in Chapter 3’s Long-Term transit network and is comprised of services 
operated by EMBARK, the RTA, Edmond Citylink, and Norman Transit.

Service Improvements Fleet, Maintenance, and Staffing Demand Responsive

Supportive Infrastructure Operating Improvements Funding Partnerships, Policies, and Programs

STRATEGIC RECOMMENDATIONS CATEGORIES
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COTA: Through the LinkUS initiative, COTA has formalized regional partnerships to advance planning and implementation, 
particularly in support of its growing BRT network.

COTA Key Takeaways
Initiated long-term transit planning more than 15 years ahead of service changes to effectively accommodate projected growth. 

Fostered collaboration between operators, city and county governments, and regional planning organizations to successfully deliver large capital 
projects and service expansions. 

Built community support for LinkUS referendum by including improvements to bike and pedestrian infrastructure and highlighting the positive 
impacts on workforce development and congestion reduction. 

UTA: Operating over 1,000 vehicles during peak hours—more than four times Central Oklahoma’s Long-Term peak fleet—UTA has 
emphasized scalable service expansion through long-range planning and strong interagency collaboration.

UTA Key Takeaways

Leveraged strong connections with regional planning organizations and the State of Utah to develop and implement a unified statewide transit vision. 

Developed a planning framework that integrates long-range transit plans, capital improvement plans, and asset management plans to align 
service expansion, infrastructure needs and funding strategies.

Used a data-driven approach to match levels of service with existing and projected demand while managing expectations around funding 
eligibility and long-term operational sustainability,

Metro Transit: With a service area that delivers nearly 1.8 million annual revenue hours—about twice as much as the Central 
Oklahoma Long-Term Network—Metro Transit has expanded its high-capacity network while aligning land use policies to support 
regional transit growth.

Metro Transit Key Takeaways
Received strong funding and planning support from the State of Minnesota and the Metropolitan Council, enabling the successful 
implementation of high-capacity transit projects.

Incorporated transit-supportive land use policies into regional planning, including mode- and community-specific minimum density requirements 
around transit corridors to promote sustainable development. 

Adjusted regional funding allocation models to prioritize operating costs of federally funded transit corridors, safeguarding long-term service 
expansion and financial stability.

NCTD: NCTD has adopted flexible models, while actively transitioning its fleet to zero-emission technologies in line with California’s 
statewide mandate.

NCTD Key Takeaways
Advanced TOD by aligning station redevelopment with land use policies, prioritizing sites with strong redevelopment potential, and embedding 
mixed-use zoning in planning documents to streamline approvals. 

Implemented a strategic, data-informed on-demand service program with tightly defined service zones, realistic performance targets, and in-
house operations to improve cost control and service quality. 

Strengthened regional collaboration and funding competitiveness by consolidating grant applications with partner agencies, aligning messaging, 
and presenting a unified front to state and federal funders. 
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ACTION PLAN
The Action Plan summarizes the steps, timelines, and resources needed to implement the recommendations in the Short-Term, Mid-Term, 
and Long-Term horizons, as identified by the LRTP. 

Recommendations
1.	 Implement MAPS 4 NE/S BRT Corridor 

The MAPS 4 NE/S BRT corridor represents a transformative investment in high-capacity transit designed to improve mobility, 
reduce travel times, and promote equitable access to jobs, education, and services. This BRT line will feature transit priority lanes, 
enhanced stations, and frequent service to attract new riders and support regional growth.

2.	 Launch RTA North/South Commuter Rail, Airport LRT, FAA Extension, West and East BRT Corridors 

Launching the RTA’s planned services will establish the backbone of Central Oklahoma’s high-capacity system, offering fast, 
frequent, and reliable alternatives to driving. 

3.	 Establish a Core Network of High-Frequency Services 

Establishing a core network of high-frequency transit routes will ensure convenient, reliable service across the region, reducing wait 
times and improving flexibility for riders. This approach supports existing users and attracts new riders by making transit easier to 
use throughout the day. Supporting plans and studies such as a regional TSP Concept of Operations may be necessary to achieve 
frequent levels of service in a cost-effective manner.

4.	 Expand Service Spans (Nighttime and Weekend) 

Expanding transit service spans into nighttime and weekend hours ensures mobility for workers with nontraditional schedules, 
particularly in service and healthcare. This strategy promotes access while increasing ridership potential across more hours and days.

Service Improvements Fleet, Maintenance, and Staffing Demand Responsive

Supportive Infrastructure Technology Funding Partnerships, Policies, and Programs

STRATEGIC RECOMMENDATIONS CATEGORIES

For a list of mitigation strategies across recommendation areas, see Appendix D.
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5.	 Implement On-Demand Zones 

On-demand transit zones allow the region to provide mobility options in low-density areas where fixed route service may not 
be feasible. These services use flexible routing and modern dispatch technology to provide coverage while controlling costs and 
responding to real-time demand. A total of 15 new or expanded on-demand zones are recommended for implementation across the 
30-year LRTP horizon.

6.	 Advance Planning and Implement Extensions for Existing High-Capacity 

Strategic extensions of the streetcar and RAPID NW BRT routes will enhance the existing transit network by improving access to 
existing and emerging activity centers. These projects will further strengthen service along key corridors and support transit-oriented 
development along new alignments.

7.	 Develop a Network of Mobility Hubs 

A regional network of mobility hubs will create safe, comfortable, and attractive places to transfer between routes and modes. This 
recommendation will create a Mobility Hub Master Plan to define hub typologies, prioritize locations, and guide the design and 
development process. The Master Plan will help to better inform the connectivity of the mobility hub network and provide a template 
for how to build out each hub within the context of the surrounding environment.

8.	 Standardize Passenger Facilities, Wayfinding, and Branding Across the Region 

Establishing consistent design guidelines for passenger facilities, signage, technology interfaces, and branding will improve the 
legibility and accessibility of the transit system. By aligning these elements across agencies and jurisdictions, the Central Oklahoma 
region’s transit system will provide a more seamless and intuitive rider experience that supports higher-quality service and 
encourages broader transit use.

9.	 Pursue Strategic Partnerships with the Private Sector to Improve Transit Infrastructure and Services 

Public-private partnerships (PPPs) offer a way to accelerate project delivery and leverage private sector resources. PPPs may be 
used for facility development, service operation, or technology deployment where interests align. A successful strategy involves 
integrating PPPs early in planning, establishing clear legal frameworks, conducting thorough feasibility studies, and ensuring 
transparent, performance-based procurement.

10.	Develop a Unified Regional Fare Policy and Integrated Payment System 

Creating a standardized regional fare policy and implementing a unified payment system will simplify travel across agencies, 
enhance rider convenience, and support access. This recommendation includes conducting a fare integration study, evaluating 
Title VI impacts, and deploying modern technologies—such as mobile apps and account-based systems—to enable seamless, 
interoperable fare payment throughout the region.
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11.	 Implement a Transit-Oriented Development Framework 

Establishing a TOD framework will promote compact, walkable, and mixed-use communities near high-capacity transit. The TOD 
framework will serve as a resource to guide zoning updates, infrastructure planning, and development incentives, while joint 
development agreements will catalyze investment in mixed-use, affordable housing, and commercial projects that align with mobility 
goals. Together, these approaches will leverage transit infrastructure to support vibrant communities and increase ridership

12.	 Adopt local policy or ordinance changes to require transit-signal priority, bus stop, or access 

Updating local policies and ordinances to require transit-supportive infrastructure ensures that public transit investments are 
reinforced by safe, accessible streets. This strategy focuses on incorporating improvements such as bus stops, sidewalks, and 
transit signal priority (TSP) into development standards and permitting processes. By aligning land use and transportation policies, 
jurisdictions can create a more inclusive built environment and increase the effectiveness of regional transit services.

13.	 Develop a Regionally Coordinated Framework for Paratransit and On-Demand Service Delivery 

This recommendation aims to unify paratransit service delivery across Central Oklahoma by aligning policies, integrating service 
areas, and coordinating with ODOT to improve rural access. It includes exploring joint operations, streamlining eligibility processes, 
and leveraging on-demand to expand coverage and efficiency. Through regional collaboration, agencies can reduce gaps, enhance 
equity, and better serve individuals with disabilities and others who cannot use fixed route transit.

14.	Build Strategic Partnerships with Non-Profits and Educational Institutions to Strengthen Transit Workforce and Access

Transit operators can enhance service delivery and workforce development by partnering with vocational schools, technical 
colleges, and non-profit organizations. These collaborations support regional training programs, streamline paratransit eligibility 
processes, and expand access to mobility services—especially for underserved populations—while creating career pathways and 
improving operational efficiency.

15.	 Modernize Transit Infrastructure through Coordinated Facility and Fleet Planning

To support future service expansion and fleet modernization, this strategy calls for a regionally coordinated approach to facility 
planning, fleet transition, and operator support. It includes developing a strategic facility master plan, expanding operations and 
maintenance (O&M) capacity, evaluating alternative propulsion technologies, and investing in driver amenities at key layover 
locations. These efforts will ensure the transit system is equipped to deliver safe, reliable, and efficient service while supporting 
workforce needs and sustainability goals.

16.	Develop a Coordinated Regional Transit Funding Strategy

To support long-term transit expansion and sustainability, implementation of the LRTP will require a regionally coordinated 
approach to funding that leverages local, state, federal, and private sources. It includes evaluating dedicated local sales tax 
initiatives, developer-based funding mechanisms, and federal grant opportunities, while advocating for greater state funding 
flexibility to support cross-jurisdictional service. By aligning policies, engaging stakeholders, and identifying innovative financing 
tools, the region can build a stable and diversified funding base to advance the Transit Vision. 349
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Table 11: Phasing

Short-Term Mid-Term Long-Term

Implement MAPS 4 NE/S BRT Corridor

Launch RTA North/South Commuter Rail, Airport LRT, FAA Extension,  
West and East BRT Corridors

Establish a Core Network of High-Frequency Services

Expand Service Spans (Nighttime and Weekend)

Implement On-Demand Zones   

Advance Planning and Implement Extensions for Existing High-Capacity

Develop a Network of Mobility Hubs

Standardize Passenger Facilities, Wayfinding, and Branding Across the Region

Pursue Strategic Partnerships with the Private Sector to Improve Transit 
Infrastructure and Services

Develop a Unified Regional Fare Policy and Integrated Payment System

Implement a Transit-Oriented Development Framework

Adopt Policy or Ordinance Changes to Require Transit Signal Priority,  
Bus Stop, or Access Upgrades

Develop a Regionally Coordinated Framework for Paratransit and  
On-Demand Service Delivery

Build Strategic Partnerships with Non-Profits and Educational Institutions  
to Strengthen Transit Workforce and Access

Modernize Transit Infrastructure through Coordinated Facility and Fleet Planning

Develop a Coordinated Regional Transit Funding Strategy

2025 2035 2045 2055
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IMPLEMENTATION PARTNERS
Successfully implementing the region’s LRTP will require strong coordination and sustained support from various partners. Each agency—
whether regional, local, or operational—plays a critical role in advancing the Transit Vision. From planning and design to regional policy 
alignment, this plan recommends ongoing partnership throughout the implementation of the LRTP. The following table summarizes the 
types of responsibilities that different agencies may take on as the LRTP’s actions are implemented. 

Table 12: Implementation Partner Roles

REGIONAL LOCAL STATE CIVIC PARTNERS

ACOG RTA Operators Jurisdictions ODOT Non-Profits Businesses

Planning      

Design     

Construction & 
Permitting    

Policy & Legislation   

Regional 
Coordination   

Technology & 
Standards    

Training   

Education    

Data & Modeling   

Funding     
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FUTURE UPDATES
The LRTP will be updated every four years, on a cycle which aligns with the update to ACOG’s Metropolitan Transportation Plan. This 
schedule ensures that the document remains relevant and responsive to changing conditions and emerging needs. 

The LRTP lays the foundation for a forward-thinking transit vision, but regular updates will be necessary to address evolving changes such 
as population and employment growth, emerging technologies, and shifts in travel patterns. By revisiting the LRTP on a four-year cycle and 
aligning that cycle with ACOG’s Metropolitan Transportation Plan, ACOG can evaluate and adjust plan recommendations and strategies to 
accommodate new trends, funding opportunities, and policy changes. Updates to the LRTP should include: 

	Ұ Review of current transit performance

	Ӛ Stakeholder engagement to gather feedback for ongoing planning efforts

	Ľ Analysis of changes to existing transit demand and projected demand

	֨ Incorporation of new, innovative solutions to enhance transit service delivery

	Ͻ Updates on progress on the Action Plan

This iterative approach will help the LRTP remain as a dynamic tool for guiding the development of transit in the Central Oklahoma region.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Jacob Huckabaa, Budget Analyst 

PRESENTER: Jacob Huckabaa, Budget Analyst 

ITEM TITLE: CONSIDERATION OF ACKNOWLEDGEMENT, ACCEPTANCE, REJECTION, 
AND/OR POSTPONEMENT OF RECEIPT OF THE NORMAN FORWARD 
FINANCIAL OVERSIGHT BOARD ANNUAL REPORT FROM JANUARY 1, 2025, 
THROUGH DECEMBER 31, 2025. 

  

BACKGROUND: 
 
On October 13, 2015, the voters of Norman approved Ordinance O-1516-5, which levied a one-
half percent (1/2%) NORMAN FORWARD Sales Tax (NFST) for a 15-year period. This 
Ordinance directed the establishment by Council of a citizen oversight board to review 
expenditures of NFST moneys and submit recommendations to Council regarding the 
expenditures. 
 
In response to this direction, the City Council established the NORMAN FORWARD Citizen 

Financial Oversight Board (CFOB) by Resolution R-1516-75, on December 22, 2015.  The Board 

is directed by the Resolution to: 

 

“Review actual and projected Norman Forward Sales Tax (NFST) revenues; recommend a mix 
of project financing versus pay as you go ("paygo"); review the pace and sequencing of 
construction projects; review all Council actions related to expenditures of NFST moneys; 
recommend strategies for long-term operations and maintenance of facilities; report to Council 
from time to time as warranted and provide an annual report to Council; perform such other 
duties related to Norman Forward as the Council directs by motion or resolution; create policies 
and procedures as guidelines for the functioning of the NFST CFOB in areas including but not 
limited to attendance, receiving public testimony, structure or format of meetings, frequency of 
public hearings; and be willing to assign a NFST CFOB member to serve with and act as a liaison 
to certain Advisory Committees that Council may form from time to time regarding specific 
Norman Forward Projects related to Libraries, Senior Center, Westwood Pool replacement, 
Indoor Aquatics, Football/Softball Sport Complex, Griffin Park Soccer improvements, Ruby 
Grant Park improvements, Reaves Park baseball improvements, Andrews Park improvements, 
Westwood Tennis facilities, Trail development, and Neighborhood Park improvements.” 
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DISCUSSION: 

The CFOB began meeting in January 2016. The Board has met periodically since that time and 
reviewed the Council actions related to the expenditure of the NFST funds. An Annual Report 
for the period of January 1, 2025, through December 31, 2025, was adopted for presentation to 
the Council at the Board’s January 9, 2025, meeting. The attached Annual Report focuses on 
the Board’s review of the progress made in implementing the NORMAN FORWARD program. 
The most recently updated financial reports presented to the CFOB are attached to the Report 
along with the most recently reviewed Pro Forma analysis for the Norman Forward period. This 
Pro Forma analysis shows that the projects are being managed to be completed within projected 
revenues. 

RECOMMENDATION: 

It is recommended that the Council accept the NORMAN FORWARD Citizen Financial 
Oversight Board’s Annual Report for the period of January 1, 2025, through December 31, 
2025. 
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THE CITY OF NORMAN/NORMAN MUNICIPAL AUTHORITY 
NORMAN FORWARD CITIZEN FINANCIAL OVERSIGHT BOARD 

ANNUAL REPORT 
FOR THE PERIOD JANUARY 1, 2025 – DECEMBER 31, 2025 

The NORMAN FORWARD Citizen Financial Oversight Board (CFOB) was established 
by the City Council (Resolution R-1516-75) on December 22, 2015 to “review actual and 
projected Norman Forward Sales Tax (NFST) revenues; recommend a mix of project 
financing versus pay as you go ("paygo"); review the pace and sequencing of construction 
projects; review all Council actions related to expenditures of NFST moneys; recommend 
strategies for long-term operations and maintenance of facilities; report to Council from 
time to time as warranted and to provide an annual report to Council; perform such other 
duties related to Norman Forward as the Council directs by motion or resolution; create 
policies and procedures as guidelines for the functioning of the NFST CFOB in areas 
including but not limited to attendance, receiving public testimony, structure or format of 
meetings, frequency of public hearings; and be willing to assign an NFST CFOB member 
to serve with and act as a liaison to certain Advisory Committees that Council may form 
from time to time regarding specific Norman Forward Projects related to Libraries, Senior 
Center, Westwood Pool replacement, Indoor Aquatics, Football/Softball Sport Complex, 
Griffin Park Soccer improvements, Ruby Grant Park improvements, Reaves Park baseball 
improvements, Andrews Park improvements, Westwood Tennis facilities, Trail 
development, and Neighborhood Park improvements.” 

There are nine Board members, with terms expiring as follows: 

Erik Paulson; December 22, 2027 
Linda Price; December 22, 2027 
Andy Rieger; December 22, 2027 
Alva Brockus; December 22, 2028 
Cynthia Rogers; December 22, 2028 
Zachary Simpson; December 22, 2028 
Shanon Buckingham; December 22, 2026 
Christopher Housman; December 22, 2026 
Andy Sherrer; December 22, 2026 

The Board will continue in existence until the NFST term has expired, all NFST revenues 
have been expended or allocated, or a final report is made to Council, whichever occurs 
latest. 

The voters of Norman, on October 13, 2015, approved the City of Norman’s Ordinance O-
1516-5, which authorized a 15-year, ½ percent sales tax, primarily to pay for quality of life 
improvements including the following: 
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- New Central Branch Library - $39,000,000 (Completed 11/2019; $35,010,261) 
- New East Branch Library - $5,100,000 (Completed 7/2018; $4,794,304) 
- James Garner Avenue Extension - $6,000,000 (Completed 9/2024; $5,856,683) 
- New Indoor Aquatic Facility - $14,000,000 (“YFAC” Completed 2/2024) 
- Westwood Pool Reconstruction - $12,000,000 (Completed 5/2017; $11,763,800) 
- Westwood Tennis Center - $1,000,000 (Completed 9/2018; $1,801,277) 
- Reaves Park Baseball Complex - $10,000,000 (Completed 3/2023; $9,987,746) 
- Griffin Park Land Purchase - $10,000,000 (Now $2,400,000; Completed 7/2025) 
- Griffin Park Soccer Complex - $11,000,000 (Completed 9/2023; $13,140,363) 
- New Football/Softball Complex - $2,500,000 (Completed 10/2022; $2,467,946) 
- New Indoor Multi-Sport Facility - $8,500,000 (“YFAC” Completed 2/2024; 

$48,490,755 – All Sources) 
- New Neighborhood Park Development - $2,000,000 
- Existing Neighborhood Park Improvements - $6,500,000 
- New Trail Development (Legacy Trail) - $6,000,000 (Now $4,500,000) 
- Ruby Grant Park (Phase I) - $6,000,000 (Completed 11/2020; $6,146,426) 
- Saxon Park Development (Phase II) - $2,000,000 
- Andrews Park Redevelopment - $1,500,000 (Completed 11/2019; $1,493,251) 
- Canadian River Trails Park Development - $2,000,000 
- Road and Infrastructure Improvements - $2,700,000 
- Senior Citizen’s Center – TBD *(“AWE Center” Completed 11/2023; $14,154,421 

– All Sources) 
- Public Art Installations – TBD (Near Completion $1,122,191) 
 

 
Other authorized NORMAN FORWARD expenditures could include operating 
subsidies to the Indoor Aquatic Facility and Westwood Aquatic Center; capital 
replacement; and/or maintenance and support personnel. 

 
The Citizen Financial Oversight Board (CFOB) began meeting in January, 2016 and has 
been reviewing documents, reports and Council actions since then.  During this reporting 
period, meetings of the full CFOB were held on January 10, 2025; March 14, 2025; May 
9, 2025; July 11, 2025; September 12, 2025; and November 14, 2025. Significant items 
discussed and reviewed over the current reporting period include the following: 
 
 
 

 Completion and operation of the major “brick and mortar” facility construction 
projects included in the NORMAN FORWARD program. 

 Concerns with the Norman Public Library Central building  
 Saxon Park project, and coordination with Public Works for a roadway expansion 

project connecting the park to Technology Place utilizing Norman Forward and 
City Capital Funds 

 Purchase of the Griffin Park property from the Oklahoma Department of Mental 
Health and Substance Abuse. 
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NORMAN FORWARD Implementation Plan 
 
The Norman Forward Project Implementation Plan (IP) was originally prepared by City 
staff and the Program Management Consultant, ADG.  The Board was provided with 
updates to the project timing schedules included in the IP throughout the current reporting 
period.   The Implementation Plan continues to be a “living” document which will change 
over time.  The Board will review the IP on at least a semi-annual basis, with further 
updates as necessary based on major project milestones being achieved. 
 
NORMAN FORWARD Pro Forma Financial Projections 
 
The Board requested City staff, in conjunction with the City’s Financial Advisory team, to 
prepare Pro Forma Financial Projections for the entire 15-year NORMAN FORWARD 
program.  Based on the project budgets and other expense assumptions, sales and use tax 
revenue projections, and debt issuance and interest rate projections, the Pro Forma 
projections were prepared to answer basic questions of, given these logical assumptions, 
will NORMAN FORWARD be financially able to deliver the projects that were promised 
to the voters?  Will there be “excess” money during the NFST collection period or left over 
at the end for other projects or needs? Will there be cash flow concerns during interim time 
periods of NORMAN FORWARD’s tenure, which will require changes to the timing of 
pay-as-you-go projects?  The most recently-updated Pro Forma projections are attached to 
this report. 
 
The Pro Forma financials have been updated and presented to the Board periodically.  The 
Board adopted changes to the revenue growth rate assumptions for sales tax (from 4.25% 
to 2%) and use tax (from 4% to 5%) that are built into the pro forma analyses.   
 
As illustrated below, the NORMAN FORWARD Sales Tax and Use Tax collection rates 
have varied over their life, with sales tax growth beginning slower than projected but 
increasing in recent years.  Use tax collections have been consistently above projections.  
Total sales and use tax revenue collections are currently about two percent (3%) below the 
original projections. 
  
The Board and ultimately the City Council/Norman Municipal Authority have adapted well 
to changes necessitated by the financial realities presented in the Pro Forma and will be 
directed to continue to do so. 

 
 
 

116,775,512$     105,416,919$     103,831,580$     -11.08% -1.50%
4,748,296$         11,594,702$       13,632,583$       187.10% 17.58%

121,523,808$     117,011,621$     117,464,163$     -3.34% 0.39%

Sales Tax
Use Tax
TOTAL

NORMAN FORWARD Revenue Collections vs. Original (2015) and Fiscal Year 
Projections as of January, 2026

Original (2015) 
Projection

Fiscal Year 
Projection

ACTUAL 
PROJECTION

VARIANCE (% ) 
From Original

VARIANCE (% ) 
From Fiscal Year
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NORMAN FORWARD Revenue and Expenditure Reports 

At each of its meetings, the Board is presented with financial reports on projected and 
actual sales tax collections and expenditures by project.  The most recent of these reports 
are attached.  The Board understands that the financial information will become more and 
more meaningful as NFST collections are received and actual collection patterns progress, 
and as projects progress and their related expenditures can be measured versus preliminary 
project budgets.  Supplemental funding from external sources has been allocated to projects 
in some cases and some re-allocation of funding between projects has been directed by the 
Council and approved by the Board.  Overall, the Board is encouraged by the program’s 
financial resiliency on a net basis. 

NORMAN FORWARD Sales Tax Collection Concerns 

Beginning in March, 2017, the Board began discussing concerns with sales tax collections 
being below projections.  Although use tax collection has been quite a bit above projections 
recently, actual sales and use tax collections combined have been approximately 3.34% 
below the original projections (see attached Sales Tax Revenue reports).  This condition 
has actually improved substantially from previous reporting periods.   The Board restates 
its recommendation to Council, however, that all savings on the NORMAN FORWARD 
projects should be retained to make up for shortfalls in projects and revenue and not used 
for project add-ons. 

NORMAN FORWARD Ad Hoc Project Committee Liaisons 

A part of the original direction from the City Council to the Citizen Financial Oversight 
Board was for the CFOB to appoint a Member to act as a Liaison to each of the Ad Hoc 
Project Committees appointed to consider design and construction specifications for each 
of the major NORMAN FORWARD projects.  The Board has appointed the following 
members to these Liaison roles, to date: 

Senior Citizen’s Center – Completed 
Griffin Park Soccer Complex – Completed 
Reaves Park Baseball/Softball Complex – Completed 
Indoor Aquatic Center/Indoor Multi-Sport Center – Completed 
Ruby Grant Park – Completed 
Youth Football/Adult Softball Facility – Completed 
Saxon Community Park – Cynthia Rogers 

Completion of Major NORMAN FORWARD Projects 

As previously discussed, the major “brick and mortar” projects paid for by the NFST have 
been completed.  The Board is pleased to report that these projects have for the most part 
been completed on time and within their budgets, supplemented in some cases by outside 
funding sources (CARES Act, Norman Regional Hospital, Federal Transit Administration, 
etc.).  These project completion finances are summarized in the attached Completed 
Project Cost Report (as of December 2025). 
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CFOB Review of City Council Actions 
 
At each of its meetings, the CFOB receives and reviews any City Council or Norman 
Municipal Authority actions that have been taken since the CFOB last met that impact the 
NORMAN FORWARD Sales Tax program.  The Board has an understanding of its review 
authority and its ability to timely report back to the Council and/or the public on any 
Council/NMA actions which the Board believes would not be in the best interest of the 
NORMAN FORWARD program, or which the Board may believe to be in conflict with 
the tenets of the NORMAN FORWARD Ordinance.   
 
 
NORMAN FORWARD Program Management Consultant 
 
Early in the implementation of the NORMAN FORWARD program, it was determined by 
the City Council that there would be a need to retain an outside architectural/engineering 
consultant to act as a “Program Manager”, with the stated goal of helping to deliver the 
promised projects on time and within their financial budgets. ADG Professional 
Corporation was selected to fill this role. As the major “brick and mortar” construction 
projects in the Norman Forward program have been competed or are nearing completion, 
the services of the Program Manager to the CFOB have terminated.  The Board has had 
ongoing discussion of the potential contributions to the problems at the Norman Public 
Library Central project due to insufficient oversight by the Project Manager. 
 
 
Norman Public Library Central Water Infiltration Issues 
 
Throughout the reporting period, the Board has received reports on the status of the 
completed Norman Public Library, Central (NPL Central) project and water infiltration 
issues that have led to the temporary closure of the facility less than five years into its 
useful life.  The Board understands that its role is limited to oversight of the NORMAN 
FORWARD Sales and Use Tax contributions to the construction of the facility, and that 
role has been served well, with the project coming in on time and well below its budgeted 
cost.  The Board believes that it has a responsibility to continue to monitor the situation at 
the Central NPL, and the resulting litigation, due to the negative public reflection of the 
closure on the NORMAN FORWARD program as a whole.  The Board appreciates 
receiving ongoing status reports from Program Managers on the project and will continue 
to include information in reports to the public. 
 
 
Griffin Land Purchase 
 
Through mutual agreement with the Oklahoma Department of Mental Health and 
Substance Abuse Services, a long-term lease of the Griffin Park land was negotiated 
for $80,000 per year ($2,400,000 over the life of NORMAN FORWARD).  The City 
Council re-programmed the remaining $7,600,000 originally allocated for the 
purchase of the Griffin Park land for construction of the Senior Citizen’s Center.  
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On July 22, 2025, Norman City Council approved a purchase with Oklahoma 
Department of Mental Health and Substance Abuse Services for the Griffin property. 
The Final purchase price was $3,306,811. $2,400,000 of this purchase came from the 
remaining Griffin Park Land Purchase allocation of Norman Forward Sales Tax 
Revenue with the remaining amount coming from the City’s Capital Fund. The Board 
received regular status updates on the negotiations leading up to the purchase of this 
property. 
 
 
NORMAN FORWARD Project Updates 
 
At each of its meetings, the Board receives updates on the progress of authorized 
NORMAN FORWARD projects from the Project Management staff and/or from the 
related Ad Hoc Group Liaison.  The Board has also been given presentations from project 
architects on the preliminary design and master site plans for major NFST projects.  The 
Board’s discussion of this information forms the basis for Board recommendations on its 
review of Council actions taken related to the NORMAN FORWARD program. 
 
NORMAN FORWARD is delivering on its promises to the residents of and visitors to 
Norman.  The major Norman Forward projects have been completed and residents of and 
visitors to Norman will be enjoying them.  As the temporary taxing period for Norman 
Forward enters its final third, the progress of the projects stands out as a significant success. 
 
 
NFST Revenue Bonds 
 
The major NORMAN FORWARD projects were financed through three debt issuances, 
secured by the Norman Forward Sales Tax, through the Norman Municipal Authority. The 
revenue generated from these revenue bonds has been spent on the approved project costs. 
Payment of the debt service on these bonds will become the major expenditure of Norman 
Forward funds in the coming years.   
 
 
Summary 
 
Summarized information on collections and expenditures from the Norman Forward Sales 
Tax, along with the most recently-updated Pro Forma Financial Projections prepared for 
the CFOB is attached. 
 
The NORMAN FORWARD Citizen Financial Oversight Board is extremely excited about 
the progress of the NFST program to date.  The CFOB remains committed to ensuring that 
all of the projects approved by the voters in the Norman Forward Sales Tax will be 
completed at the level that can be supported by available revenues. 
 
The Council/Norman Municipal Authority actions taken to implement the NFST 
Ordinance have been in compliance with the direction approved by the voters of Norman.  
While there are concerns about the shortfall in sales tax revenue, a great deal of credit is 
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due to the engaged Norman public, the City Council, the financial involvement of the 
Norman Municipal Authority, the various Ad Hoc project committees, City staff, and the 
program management firm for this progress.  The mix of debt financing to complete the 
projects in advance of the tax revenues being received has been appropriated to complete 
the major projects years ahead of the tax collections.  The City/NMA has been extremely 
successful in generating funding from other sources to supplement the Norman Forward 
projects, and the Council has made prudent decisions in re-allocating funds between 
Norman Forward projects where necessary. 
 
The Board looks forward to its continuing role in the success of the NORMAN 
FORWARD program. 
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BY FISCAL YEAR COMPARED TO 7/2015 PROJECTION
PRELIMINARY

MONTH PROJECTED ACTUAL % VARIANCE ACTUAL PROJECTION* % VARIANCE
March, 2016 765,813$                           728,243$                           -4.91% 728,243$                           760,927$                           -4.30%
April, 2016 737,709$                           776,747$                           5.29% 776,747$                           733,003$                           5.97%
May, 2016 796,539$                           802,418$                           0.74% 802,418$                           791,458$                           1.38%
June, 2016 820,638$                           729,175$                           -11.15% 729,175$                           815,402$                           -10.57%
July, 2016 771,629$                           758,153$                           -1.75% 758,153$                           760,692$                           -0.33%
August, 2016 811,311$                           753,218$                           -7.16% 753,218$                           799,813$                           -5.83%
September, 2016 786,920$                           771,583$                           -1.95% 771,583$                           775,767$                           -0.54%
October, 2016 858,715$                           816,566$                           -4.91% 816,566$                           846,544$                           -3.54%
November, 2016 798,882$                           769,521$                           -3.68% 769,521$                           787,559$                           -2.29%
December, 2016 784,003$                           745,468$                           -4.92% 745,468$                           772,891$                           -3.55%
January, 2017 827,244$                           796,677$                           -3.70% 796,677$                           815,519$                           -2.31%
February, 2017 980,463$                           814,235$                           -16.95% 814,235$                           966,569$                           -15.76%
March, 2017 771,866$                           683,655$                           -11.43% 683,655$                           793,266$                           -13.82%
April, 2017 743,541$                           768,593$                           3.37% 768,593$                           764,155$                           0.58%
May, 2017 802,832$                           758,083$                           -5.57% 758,083$                           825,095$                           -8.12%
June, 2017 827,125$                           747,817$                           -9.59% 747,817$                           850,057$                           -12.03%
July, 2017 760,592$                           769,840$                           1.22% 769,840$                           792,140$                           -2.82%
August, 2017 798,825$                           736,344$                           -7.82% 736,344$                           855,817$                           -13.96%
September, 2017 788,843$                           755,105$                           -4.28% 755,105$                           845,123$                           -10.65%
October, 2017 845,645$                           800,169$                           -5.38% 800,169$                           905,977$                           -11.68%
November, 2017 787,013$                           757,642$                           -3.73% 757,642$                           843,162$                           -10.14%
December, 2017 772,904$                           705,659$                           -8.70% 705,659$                           828,046$                           -14.78%
January, 2018 816,503$                           829,421$                           1.58% 829,421$                           874,756$                           -5.18%
February, 2018 959,243$                           803,901$                           -16.19% 803,901$                           1,027,679$                        -21.78%
March, 2018 758,166$                           723,206$                           -4.61% 723,206$                           846,777$                           -14.59%
April, 2018 735,117$                           733,040$                           -0.28% 733,040$                           821,035$                           -10.72%
May, 2018 790,948$                           801,350$                           1.32% 801,350$                           883,391$                           -9.29%
June, 2018 811,552$                           777,694$                           -4.17% 777,694$                           906,403$                           -14.20%
July, 2018 732,971$                           792,168$                           8.08% 792,168$                           849,487$                           -6.75%
August, 2018 769,817$                           778,107$                           1.08% 778,107$                           892,189$                           -12.79%
September, 2018 748,752$                           753,875$                           0.68% 753,875$                           867,775$                           -13.13%
October, 2018 814,936$                           814,292$                           -0.08% 814,292$                           944,481$                           -13.78%
November, 2018 758,434$                           769,806$                           1.50% 769,806$                           878,997$                           -12.42%
December, 2018 744,837$                           755,617$                           1.45% 755,617$                           863,238$                           -12.47%
January, 2019 786,853$                           862,016$                           9.55% 862,016$                           911,933$                           -5.47%
February, 2019 924,409$                           801,472$                           -13.30% 801,472$                           1,071,356$                        -25.19%
March, 2019 730,634$                           686,081$                           -6.10% 686,081$                           882,765$                           -22.28%
April, 2019 708,422$                           770,033$                           8.70% 770,033$                           855,929$                           -10.04%
May, 2019 762,226$                           762,196$                           0.00% 762,196$                           920,936$                           -17.24%
June, 2019 782,081$                           809,526$                           3.51% 809,526$                           944,925$                           -14.33%
July, 2019 763,597$                           768,847$                           0.69% 768,847$                           887,108$                           -13.33%
August, 2019 800,628$                           761,846$                           -4.84% 761,846$                           930,129$                           -18.09%
September, 2019 778,646$                           788,095$                           1.21% 788,095$                           904,591$                           -12.88%
October, 2019 847,316$                           844,155$                           -0.37% 844,155$                           984,369$                           -14.24%
November, 2019 788,870$                           799,842$                           1.39% 799,842$                           916,469$                           -12.73%
December, 2019 774,718$                           812,104$                           4.83% 812,104$                           899,994$                           -9.77%
January, 2020 820,021$                           851,020$                           3.78% 851,020$                           952,659$                           -10.67%
February, 2020 958,070$                           819,751$                           -14.44% 819,751$                           1,113,036$                        -26.35%
March, 2020 758,559$                           720,227$                           -5.05% 720,227$                           918,709$                           -21.60%
April, 2020 738,133$                           747,531$                           1.27% 747,531$                           893,970$                           -16.38%
May, 2020 792,526$                           702,283$                           -11.39% 702,283$                           959,846$                           -26.83%
June, 2020 813,861$                           664,592$                           -18.34% 664,592$                           985,686$                           -32.58%
July, 2020 777,799$                           808,364$                           3.93% 808,364$                           925,809$                           -12.69%
August, 2020 814,405$                           850,341$                           4.41% 850,341$                           969,380$                           -12.28%
September, 2020 793,231$                           779,982$                           -1.67% 779,982$                           944,177$                           -17.39%
October, 2020 862,850$                           817,975$                           -5.20% 817,975$                           1,027,044$                        -20.36%
November, 2020 803,681$                           779,947$                           -2.95% 779,947$                           956,616$                           -18.47%
December, 2020 789,933$                           795,174$                           0.66% 795,174$                           940,251$                           -15.43%
January, 2021 835,910$                           865,704$                           3.56% 865,704$                           994,978$                           -12.99%
February, 2021 972,244$                           842,592$                           -13.34% 842,592$                           1,157,255$                        -27.19%
March, 2021 771,573$                           801,811$                           3.92% 801,811$                           957,430$                           -16.25%
April, 2021 751,969$                           733,759$                           -2.42% 733,759$                           933,104$                           -21.36%
May, 2021 804,859$                           929,299$                           15.46% 929,299$                           998,734$                           -6.95%
June, 2021 825,105$                           946,083$                           14.66% 946,083$                           1,023,857$                        -7.60%
July, 2021 784,866$                           976,078$                           24.36% 976,078$                           965,155$                           1.13%
August, 2021 821,805$                           986,400$                           20.03% 986,400$                           1,010,579$                        -2.39%
September, 2021 800,438$                           1,022,755$                        27.77% 1,022,755$                        984,304$                           3.91%
October, 2021 870,690$                           1,064,323$                        22.24% 1,064,323$                        1,070,693$                        -0.59%
November, 2021 810,984$                           965,607$                           19.07% 965,607$                           997,273$                           -3.18%
December, 2021 790,508$                           992,536$                           25.56% 992,536$                           972,093$                           2.10%
January, 2022 860,624$                           1,048,226$                        21.80% 1,048,226$                        1,058,316$                        -0.95%
February, 2022 837,647$                           1,029,877$                        22.95% 1,029,877$                        1,117,876$                        -7.87%
March, 2022 797,106$                           839,152$                           5.27% 839,152$                           1,021,865$                        -17.88%
April, 2022 758,802$                           931,510$                           22.76% 931,510$                           972,761$                           -4.24%
May, 2022 812,172$                           1,027,267$                        26.48% 1,027,267$                        1,041,180$                        -1.34%
June, 2022 832,602$                           1,061,513$                        27.49% 1,061,513$                        1,067,371$                        -0.55%
July, 2022 985,918$                           963,920$                           -2.23% 963,920$                           1,006,175$                        -4.20%
August, 2022 1,032,318$                        980,427$                           -5.03% 980,427$                           1,053,528$                        -6.94%
September, 2022 1,005,479$                        1,038,038$                        3.24% 1,038,038$                        1,026,137$                        1.16%
October, 2022 1,093,726$                        1,057,045$                        -3.35% 1,057,045$                        1,116,197$                        -5.30%
November, 2022 1,018,726$                        1,051,427$                        3.21% 1,051,427$                        1,039,657$                        1.13%
December, 2022 1,001,298$                        987,149$                           -1.41% 987,149$                           1,021,871$                        -3.40%
January, 2023 1,059,578$                        1,047,231$                        -1.17% 1,047,231$                        1,081,348$                        -3.16%
February, 2023 1,232,391$                        1,030,515$                        -16.38% 1,030,515$                        1,257,712$                        -18.06%
March, 2023 978,026$                           886,958$                           -9.31% 886,958$                           1,083,842$                        -18.17%
April, 2023 953,177$                           995,074$                           4.40% 995,074$                           1,014,103$                        -1.88%
May, 2023 1,020,235$                        1,030,076$                        0.96% 1,030,076$                        1,085,448$                        -5.10%
June, 2023 1,045,882$                        960,987$                           -8.12% 960,987$                           1,112,734$                        -13.64%
July, 2023 1,005,871$                        1,020,459$                        1.45% 1,020,459$                        1,049,174$                        -2.74%
August, 2023 1,052,503$                        957,439$                           -9.03% 957,439$                           1,097,822$                        -12.79%
September, 2023 1,027,175$                        975,085$                           -5.07% 975,085$                           1,071,403$                        -8.99%
October, 2023 1,115,560$                        1,056,267$                        -5.32% 1,056,267$                        1,163,594$                        -9.22%
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November, 2023 1,040,701$                        1,031,132$                        -0.92% 1,031,132$                        1,085,512$                        -5.01%
December, 2023 1,021,763$                        995,608$                           -2.56% 995,608$                           1,065,758$                        -6.58%
January, 2024 1,081,299$                        1,065,861$                        -1.43% 1,065,861$                        1,127,857$                        -5.50%
February, 2024 1,253,059$                        1,014,214$                        -19.06% 1,014,214$                        1,307,013$                        -22.40%
March, 2024 996,122$                           894,213$                           -10.23% 894,213$                           1,083,171$                        -17.44%
April, 2024 974,015$                           997,624$                           2.42% 997,624$                           1,059,133$                        -5.81%
May, 2024 1,041,665$                        1,006,386$                        -3.39% 1,006,386$                        1,132,694$                        -11.15%
June, 2024 1,065,540$                        985,624$                           -7.50% 985,624$                           1,158,655$                        -14.93%
July, 2024 1,027,658$                        992,679$                           -3.40% 992,679$                           1,095,552$                        -9.39%
August, 2024 1,072,597$                        944,797$                           -11.92% 944,797$                           1,143,460$                        -17.37%
September, 2024 1,047,783$                        972,648$                           -7.17% 972,648$                           1,117,007$                        -12.92%
October, 2024 1,137,875$                        1,073,182$                        -5.69% 1,073,182$                        1,213,050$                        -11.53%
November, 2024 1,062,639$                        966,913$                           -9.01% 966,913$                           1,132,844$                        -14.65%
December, 2024 1,042,891$                        1,029,554$                        -1.28% 1,029,554$                        1,111,791$                        -7.40%
January, 2025 1,103,957$                        1,098,231$                        -0.52% 1,098,231$                        1,128,913$                        -2.72%
February, 2025 1,273,906$                        955,939$                           -24.96% 955,939$                           1,281,482$                        -25.40%
March, 2025 1,014,849$                        880,095$                           -13.28% 880,095$                           1,127,877$                        -21.97%
April, 2025 995,344$                           962,464$                           -3.30% 962,464$                           1,106,200$                        -12.99%
May, 2025 1,062,993$                        968,752$                           -8.87% 968,752$                           1,181,384$                        -18.00%
June, 2025 1,086,284$                        1,002,792$                        -7.69% 1,002,792$                        1,207,268$                        -16.94%
July, 2025 1,028,893$                        945,435$                           -8.11% 945,435$                           1,143,485$                        -17.32%
August, 2025 1,071,673$                        991,745$                           -7.46% 991,745$                           1,191,030$                        -16.73%
September, 2025 1,048,085$                        987,072$                           -5.82% 987,072$                           1,164,815$                        -15.26%
October, 2025 1,138,612$                        1,061,557$                        -6.77% 1,061,557$                        1,159,276$                        -8.43%
November, 2025 1,062,471$                        1,002,326$                        -5.66% 1,002,326$                        1,180,804$                        -15.11%
December, 2025 1,044,682$                        1,021,363$                        -2.23% 1,021,363$                        1,161,032$                        -12.03%

TOTAL 105,416,919$                   103,831,580$                   -1.50% 103,831,580$                   116,775,512$                   -11.08%
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BY FISCAL YEAR COMPARED TO 7/2015 PROJECTION
PRELIMINARY

MONTH PROJECTED ACTUAL % VARIANCE ACTUAL PROJECTION* % VARIANCE
March, 2016 30,808$                            40,786$                            32.39% 40,786$                            30,808$                            32.39%
April, 2016 29,678$                            34,397$                            15.90% 34,397$                            29,678$                            15.90%
May, 2016 32,045$                            42,640$                            33.06% 42,640$                            32,045$                            33.06%
June, 2016 33,014$                            39,837$                            20.67% 39,837$                            33,014$                            20.67%
July, 2016 31,991$                            38,889$                            21.56% 38,889$                            30,799$                            26.27%
August, 2016 36,458$                            42,717$                            17.17% 42,717$                            32,383$                            31.91%
September, 2016 33,558$                            30,445$                            -9.28% 30,445$                            31,409$                            -3.07%
October, 2016 40,673$                            33,293$                            -18.14% 33,293$                            34,275$                            -2.86%
November, 2016 40,492$                            39,065$                            -3.52% 39,065$                            31,887$                            22.51%
December, 2016 37,649$                            31,888$                            -15.30% 31,888$                            31,293$                            1.90%
January, 2017 32,836$                            43,537$                            32.59% 43,537$                            33,019$                            31.85%
February, 2017 40,252$                            41,610$                            3.37% 41,610$                            39,134$                            6.33%
March, 2017 38,396$                            33,061$                            -13.89% 33,061$                            32,118$                            2.94%
April, 2017 32,550$                            32,136$                            -1.27% 32,136$                            30,939$                            3.87%
May, 2017 39,794$                            45,568$                            14.51% 45,568$                            33,406$                            36.41%
June, 2017 39,921$                            41,863$                            4.87% 41,863$                            34,417$                            21.64%
July, 2017 35,217$                            44,497$                            26.35% 44,497$                            32,072$                            38.74%
August, 2017 43,965$                            47,476$                            7.99% 47,476$                            34,650$                            37.02%
September, 2017 36,942$                            46,945$                            27.08% 46,945$                            34,217$                            37.20%
October, 2017 44,773$                            55,550$                            24.07% 55,550$                            36,681$                            51.44%
November, 2017 44,574$                            49,820$                            11.77% 49,820$                            34,138$                            45.94%
December, 2017 41,445$                            45,477$                            9.73% 45,477$                            33,526$                            35.65%
January, 2018 36,146$                            66,771$                            84.72% 66,771$                            35,417$                            88.53%
February, 2018 44,310$                            48,593$                            9.67% 48,593$                            41,609$                            16.79%
March, 2018 42,267$                            54,993$                            30.11% 54,993$                            37,254$                            47.62%
April, 2018 35,833$                            50,955$                            42.20% 50,955$                            31,582$                            61.34%
May, 2018 43,806$                            60,102$                            37.20% 60,102$                            38,610$                            55.66%
June, 2018 43,946$                            47,518$                            8.13% 47,518$                            38,734$                            22.68%
July, 2018 44,900$                            46,670$                            3.94% 46,670$                            31,047$                            50.32%
August, 2018 55,771$                            58,648$                            5.16% 58,648$                            38,564$                            52.08%
September, 2018 47,108$                            68,843$                            46.14% 68,843$                            32,574$                            111.34%
October, 2018 57,049$                            76,256$                            33.67% 76,256$                            39,448$                            93.31%
November, 2018 56,603$                            65,295$                            15.36% 65,295$                            39,140$                            66.83%
December, 2018 52,600$                            71,304$                            35.56% 71,304$                            36,372$                            96.04%
January, 2019 46,825$                            81,467$                            73.98% 81,467$                            32,379$                            151.61%
February, 2019 56,235$                            92,097$                            63.77% 92,097$                            38,885$                            136.84%
March, 2019 53,945$                            72,451$                            34.31% 72,451$                            38,887$                            86.31%
April, 2019 45,884$                            62,630$                            36.50% 62,630$                            33,076$                            89.35%
May, 2019 56,016$                            77,315$                            38.02% 77,315$                            40,380$                            91.47%
June, 2019 55,749$                            68,615$                            23.08% 68,615$                            40,188$                            70.74%
July, 2019 45,912$                            77,599$                            69.02% 77,599$                            32,126$                            141.55%
August, 2019 57,045$                            72,567$                            27.21% 72,567$                            39,916$                            81.80%
September, 2019 48,670$                            80,983$                            66.39% 80,983$                            34,063$                            137.75%
October, 2019 58,757$                            86,518$                            47.25% 86,518$                            41,123$                            110.39%
November, 2019 58,032$                            79,115$                            36.33% 79,115$                            40,615$                            94.79%
December, 2019 54,201$                            83,721$                            54.46% 83,721$                            37,933$                            120.70%
January, 2020 48,711$                            88,427$                            81.53% 88,427$                            34,092$                            159.38%
February, 2020 58,353$                            124,509$                          113.37% 124,509$                          40,840$                            204.87%
March, 2020 55,569$                            73,615$                            32.47% 73,615$                            40,544$                            81.57%
April, 2020 47,292$                            78,218$                            65.40% 78,218$                            34,505$                            126.69%
May, 2020 57,758$                            96,559$                            67.18% 96,559$                            42,141$                            129.13%
June, 2020 57,267$                            105,049$                          83.44% 105,049$                          41,783$                            151.42%
July, 2020 76,418$                            108,470$                          41.94% 108,470$                          33,540$                            223.40%
August, 2020 80,414$                            111,849$                          39.09% 111,849$                          41,326$                            170.65%
September, 2020 80,982$                            111,950$                          38.24% 111,950$                          35,544$                            214.97%
October, 2020 97,394$                            123,541$                          26.85% 123,541$                          42,747$                            189.01%
November, 2020 95,981$                            111,548$                          16.22% 111,548$                          42,127$                            164.79%
December, 2020 89,971$                            133,159$                          48.00% 133,159$                          39,489$                            237.21%
January, 2021 81,296$                            142,435$                          75.21% 142,435$                          35,681$                            299.19%
February, 2021 98,004$                            176,811$                          80.41% 176,811$                          43,015$                            311.05%
March, 2021 91,837$                            108,777$                          18.45% 108,777$                          42,021$                            158.86%
April, 2021 78,673$                            98,208$                            24.83% 98,208$                            35,998$                            172.82%
May, 2021 96,119$                            149,868$                          55.92% 149,868$                          43,980$                            240.76%
June, 2021 95,612$                            119,455$                          24.94% 119,455$                          43,748$                            173.05%
July, 2021 110,203$                          119,611$                          8.54% 119,611$                          34,966$                            242.08%
August, 2021 135,784$                          146,398$                          7.82% 146,398$                          43,082$                            239.81%
September, 2021 116,785$                          114,138$                          -2.27% 114,138$                          37,054$                            208.03%
October, 2021 140,069$                          145,812$                          4.10% 145,812$                          44,442$                            228.09%
November, 2021 137,707$                          153,849$                          11.72% 153,849$                          43,693$                            252.12%
December, 2021 130,010$                          138,224$                          6.32% 138,224$                          41,251$                            235.08%
January, 2022 137,707$                          182,045$                          32.20% 182,045$                          43,693$                            316.65%
February, 2022 142,649$                          184,069$                          29.04% 184,069$                          47,184$                            290.11%
March, 2022 131,827$                          131,545$                          -0.21% 131,545$                          43,605$                            201.68%
April, 2022 113,094$                          129,422$                          14.44% 129,422$                          37,408$                            245.97%
May, 2022 139,141$                          151,405$                          8.81% 151,405$                          46,024$                            228.97%
June, 2022 137,393$                          152,881$                          11.27% 152,881$                          45,445$                            236.40%
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July, 2022 128,988$                          145,606$                          12.88% 145,606$                          36,435$                            299.63%
August, 2022 158,097$                          144,189$                          -8.80% 144,189$                          44,657$                            222.88%
September, 2022 136,184$                          153,101$                          12.42% 153,101$                          38,467$                            298.00%
October, 2022 163,644$                          173,940$                          6.29% 173,940$                          46,224$                            276.30%
November, 2022 161,215$                          149,464$                          -7.29% 149,464$                          45,538$                            228.22%
December, 2022 151,983$                          155,275$                          2.17% 155,275$                          42,930$                            261.69%
January, 2023 139,943$                          177,437$                          26.79% 177,437$                          39,529$                            348.88%
February, 2023 167,778$                          203,330$                          21.19% 203,330$                          47,392$                            329.04%
March, 2023 153,836$                          136,599$                          -11.20% 136,599$                          45,300$                            201.54%
April, 2023 132,497$                          144,849$                          9.32% 144,849$                          39,016$                            271.25%
May, 2023 162,766$                          172,850$                          6.20% 172,850$                          47,930$                            260.63%
June, 2023 160,545$                          157,095$                          -2.15% 157,095$                          47,276$                            232.29%
July, 2023 134,433$                          154,332$                          14.80% 154,332$                          38,064$                            305.46%
August, 2023 163,774$                          150,182$                          -8.30% 150,182$                          46,372$                            223.87%
September, 2023 141,914$                          172,612$                          21.63% 172,612$                          40,182$                            329.57%
October, 2023 170,238$                          173,844$                          2.12% 173,844$                          48,202$                            260.66%
November, 2023 158,320$                          171,201$                          8.14% 171,201$                          44,827$                            281.91%
December, 2023 157,925$                          204,440$                          29.45% 204,440$                          44,716$                            357.20%
January, 2024 146,416$                          224,411$                          53.27% 224,411$                          41,457$                            441.31%
February, 2024 168,769$                          216,389$                          28.22% 216,389$                          49,626$                            336.04%
March, 2024 159,253$                          146,156$                          -8.22% 146,156$                          47,008$                            210.92%
April, 2024 137,953$                          162,914$                          18.09% 162,914$                          40,721$                            300.08%
May, 2024 169,320$                          187,092$                          10.50% 187,092$                          49,980$                            274.34%
June, 2024 157,246$                          155,152$                          -1.33% 155,152$                          46,416$                            234.27%
July, 2024 139,787$                          167,743$                          20.00% 167,743$                          39,675$                            322.79%
August, 2024 169,441$                          167,789$                          -0.97% 167,789$                          48,092$                            248.90%
September, 2024 147,951$                          178,797$                          20.85% 178,797$                          41,992$                            325.79%
October, 2024 176,599$                          172,415$                          -2.37% 172,415$                          50,123$                            243.98%
November, 2024 173,332$                          162,581$                          -6.20% 162,581$                          49,196$                            230.48%
December, 2024 164,970$                          183,523$                          11.25% 183,523$                          46,823$                            291.95%
January, 2025 153,872$                          198,899$                          29.26% 198,899$                          43,673$                            355.43%
February, 2025 182,805$                          240,592$                          31.61% 240,592$                          51,885$                            363.71%
March, 2025 164,764$                          150,817$                          -8.46% 150,817$                          48,752$                            209.36%
April, 2025 143,710$                          156,171$                          8.67% 156,171$                          42,522$                            267.27%
May, 2025 176,028$                          190,612$                          8.29% 190,612$                          52,084$                            265.97%
June, 2025 172,027$                          156,898$                          -8.79% 156,898$                          50,901$                            208.24%
July, 2025 140,329$                          149,889$                          6.81% 149,889$                          41,522$                            260.99%
August, 2025 169,043$                          157,601$                          -6.77% 157,601$                          50,018$                            215.09%
September, 2025 148,432$                          187,772$                          26.50% 187,772$                          43,919$                            327.54%
October, 2025 176,120$                          179,083$                          1.68% 179,083$                          52,112$                            243.65%
November, 2025 172,692$                          189,632$                          9.81% 189,632$                          51,098$                            271.12%
December, 2025 165,100$                          244,936$                          48.36% 244,936$                          48,851$                            401.39%

TOTAL 11,594,702$                    13,632,583$                    17.58% 13,632,582$                    4,748,296$                      187.10%
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BY FISCAL YEAR COMPARED TO 7/2015 PROJECTION
PRELIMINARY

MONTH PROJECTED ACTUAL % VARIANCE ACTUAL PROJECTION* % VARIANCE
March, 2016 796,621$                          769,029$                          -3.46% 769,029$                          791,736$                          -2.87%
April, 2016 767,387$                          811,144$                          5.70% 811,144$                          762,681$                          6.35%
May, 2016 828,584$                          845,058$                          1.99% 845,058$                          823,502$                          2.62%
June, 2016 853,652$                          769,012$                          -9.92% 769,012$                          848,417$                          -9.36%
July, 2016 803,620$                          797,042$                          -0.82% 797,042$                          791,491$                          0.70%
August, 2016 847,769$                          795,935$                          -6.11% 795,935$                          832,196$                          -4.36%
September, 2016 820,478$                          802,028$                          -2.25% 802,028$                          807,176$                          -0.64%
October, 2016 899,388$                          849,859$                          -5.51% 849,859$                          880,818$                          -3.51%
November, 2016 839,374$                          808,586$                          -3.67% 808,586$                          819,446$                          -1.33%
December, 2016 821,652$                          777,356$                          -5.39% 777,356$                          804,184$                          -3.34%
January, 2017 860,080$                          840,214$                          -2.31% 840,214$                          848,538$                          -0.98%
February, 2017 1,020,715$                       855,845$                          -16.15% 855,845$                          1,005,704$                       -14.90%
March, 2017 810,262$                          716,716$                          -11.55% 716,716$                          825,384$                          -13.17%
April, 2017 776,091$                          800,729$                          3.17% 800,729$                          795,095$                          0.71%
May, 2017 842,626$                          803,651$                          -4.63% 803,651$                          858,501$                          -6.39%
June, 2017 867,045$                          789,680$                          -8.92% 789,680$                          884,474$                          -10.72%
July, 2017 795,809$                          814,337$                          2.33% 814,337$                          824,212$                          -1.20%
August, 2017 842,790$                          783,821$                          -7.00% 783,821$                          890,467$                          -11.98%
September, 2017 825,785$                          802,051$                          -2.87% 802,051$                          879,340$                          -8.79%
October, 2017 890,418$                          855,719$                          -3.90% 855,719$                          942,658$                          -9.22%
November, 2017 831,588$                          807,462$                          -2.90% 807,462$                          877,300$                          -7.96%
December, 2017 814,349$                          751,136$                          -7.76% 751,136$                          861,572$                          -12.82%
January, 2018 852,650$                          896,192$                          5.11% 896,192$                          910,173$                          -1.54%
February, 2018 1,003,553$                       852,494$                          -15.05% 852,494$                          1,069,288$                       -20.27%
March, 2018 800,433$                          778,199$                          -2.78% 778,199$                          884,031$                          -11.97%
April, 2018 770,950$                          783,995$                          1.69% 783,995$                          852,618$                          -8.05%
May, 2018 834,754$                          861,452$                          3.20% 861,452$                          922,001$                          -6.57%
June, 2018 855,498$                          825,212$                          -3.54% 825,212$                          945,137$                          -12.69%
July, 2018 777,871$                          838,838$                          7.84% 838,838$                          880,534$                          -4.74%
August, 2018 825,587$                          836,755$                          1.35% 836,755$                          930,753$                          -10.10%
September, 2018 795,860$                          822,718$                          3.37% 822,718$                          900,350$                          -8.62%
October, 2018 871,985$                          890,548$                          2.13% 890,548$                          983,929$                          -9.49%
November, 2018 815,036$                          835,101$                          2.46% 835,101$                          918,136$                          -9.04%
December, 2018 797,437$                          826,921$                          3.70% 826,921$                          899,610$                          -8.08%
January, 2019 833,678$                          943,483$                          13.17% 943,483$                          944,312$                          -0.09%
February, 2019 980,644$                          893,570$                          -8.88% 893,570$                          1,110,241$                       -19.52%
March, 2019 784,579$                          758,532$                          -3.32% 758,532$                          921,652$                          -17.70%
April, 2019 754,306$                          832,663$                          10.39% 832,663$                          889,005$                          -6.34%
May, 2019 818,242$                          839,510$                          2.60% 839,510$                          961,316$                          -12.67%
June, 2019 837,830$                          878,142$                          4.81% 878,142$                          985,113$                          -10.86%
July, 2019 809,510$                          846,446$                          4.56% 846,446$                          919,234$                          -7.92%
August, 2019 857,673$                          834,413$                          -2.71% 834,413$                          970,045$                          -13.98%
September, 2019 827,316$                          869,078$                          5.05% 869,078$                          938,654$                          -7.41%
October, 2019 906,074$                          930,673$                          2.71% 930,673$                          1,025,491$                       -9.25%
November, 2019 846,902$                          878,957$                          3.78% 878,957$                          957,084$                          -8.16%
December, 2019 828,918$                          895,825$                          8.07% 895,825$                          937,927$                          -4.49%
January, 2020 868,733$                          939,447$                          8.14% 939,447$                          986,751$                          -4.79%
February, 2020 1,016,423$                       944,260$                          -7.10% 944,260$                          1,153,876$                       -18.17%
March, 2020 814,129$                          793,842$                          -2.49% 793,842$                          959,253$                          -17.24%
April, 2020 785,425$                          825,749$                          5.13% 825,749$                          928,475$                          -11.06%
May, 2020 850,284$                          798,842$                          -6.05% 798,842$                          1,001,987$                       -20.27%
June, 2020 871,128$                          769,641$                          -11.65% 769,641$                          1,027,469$                       -25.09%
July, 2020 854,217$                          916,834$                          7.33% 916,834$                          959,349$                          -4.43%
August, 2020 894,819$                          962,190$                          7.53% 962,190$                          1,010,706$                       -4.80%
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September, 2020 874,213$                          891,932$                          2.03% 891,932$                          979,720$                          -8.96%
October, 2020 960,243$                          941,516$                          -1.95% 941,516$                          1,069,791$                       -11.99%
November, 2020 899,663$                          891,495$                          -0.91% 891,495$                          998,743$                          -10.74%
December, 2020 879,903$                          928,333$                          5.50% 928,333$                          979,740$                          -5.25%
January, 2021 917,206$                          1,008,139$                       9.91% 1,008,139$                       1,030,659$                       -2.19%
February, 2021 1,070,248$                       1,019,403$                       -4.75% 1,019,403$                       1,200,270$                       -15.07%
March, 2021 863,410$                          910,587$                          5.46% 910,587$                          999,451$                          -8.89%
April, 2021 830,642$                          831,967$                          0.16% 831,967$                          969,102$                          -14.15%
May, 2021 900,977$                          1,079,167$                       19.78% 1,079,167$                       1,042,714$                       3.50%
June, 2021 920,717$                          1,065,538$                       15.73% 1,065,538$                       1,067,605$                       -0.19%
July, 2021 895,069$                          1,095,689$                       22.41% 1,095,689$                       1,000,121$                       9.56%
August, 2021 957,588$                          1,132,798$                       18.30% 1,132,798$                       1,053,661$                       7.51%
September, 2021 917,223$                          1,136,893$                       23.95% 1,136,893$                       1,021,359$                       11.31%
October, 2021 1,010,759$                       1,210,135$                       19.73% 1,210,135$                       1,115,135$                       8.52%
November, 2021 948,691$                          1,119,456$                       18.00% 1,119,456$                       1,040,965$                       7.54%
December, 2021 920,518$                          1,130,760$                       22.84% 1,130,760$                       1,013,343$                       11.59%
January, 2022 998,331$                          1,230,271$                       23.23% 1,230,271$                       1,102,008$                       11.64%
February, 2022 980,297$                          1,213,946$                       23.83% 1,213,946$                       1,165,061$                       4.20%
March, 2022 928,933$                          970,697$                          4.50% 970,697$                          1,065,470$                       -8.89%
April, 2022 871,896$                          1,060,932$                       21.68% 1,060,932$                       1,010,169$                       5.03%
May, 2022 951,313$                          1,178,672$                       23.90% 1,178,672$                       1,087,204$                       8.41%
June, 2022 969,995$                          1,214,394$                       25.20% 1,214,394$                       1,112,816$                       9.13%
July, 2022 1,114,906$                       1,109,525$                       -0.48% 1,109,525$                       1,042,609$                       6.42%
August, 2022 1,190,415$                       1,124,616$                       -5.53% 1,124,616$                       1,098,185$                       2.41%
September, 2022 1,141,663$                       1,191,139$                       4.33% 1,191,139$                       1,064,605$                       11.89%
October, 2022 1,257,369$                       1,230,985$                       -2.10% 1,230,985$                       1,162,421$                       5.90%
November, 2022 1,179,941$                       1,200,891$                       1.78% 1,200,891$                       1,085,194$                       10.66%
December, 2022 1,153,281$                       1,142,424$                       -0.94% 1,142,424$                       1,064,801$                       7.29%
January, 2023 1,199,521$                       1,224,668$                       2.10% 1,224,668$                       1,120,877$                       9.26%
February, 2023 1,400,169$                       1,233,845$                       -11.88% 1,233,845$                       1,305,103$                       -5.46%
March, 2023 1,131,862$                       1,023,557$                       -9.57% 1,023,557$                       1,129,142$                       -9.35%
April, 2023 1,085,674$                       1,139,923$                       5.00% 1,139,923$                       1,053,120$                       8.24%
May, 2023 1,183,002$                       1,202,926$                       1.68% 1,202,926$                       1,133,378$                       6.14%
June, 2023 1,206,427$                       1,118,082$                       -7.32% 1,118,082$                       1,160,010$                       -3.61%
July, 2023 1,140,303$                       1,174,791$                       3.02% 1,174,791$                       1,087,237$                       8.05%
August, 2023 1,216,277$                       1,107,621$                       -8.93% 1,107,621$                       1,144,194$                       -3.20%
September, 2023 1,169,090$                       1,147,697$                       -1.83% 1,147,697$                       1,111,586$                       3.25%
October, 2023 1,285,798$                       1,230,111$                       -4.33% 1,230,111$                       1,211,796$                       1.51%
November, 2023 1,199,021$                       1,202,333$                       0.28% 1,202,333$                       1,130,339$                       6.37%
December, 2023 1,179,688$                       1,200,048$                       1.73% 1,200,048$                       1,110,474$                       8.07%
January, 2024 1,227,714$                       1,290,272$                       5.10% 1,290,272$                       1,169,314$                       10.34%
February, 2024 1,421,828$                       1,230,603$                       -13.45% 1,230,603$                       1,356,639$                       -9.29%
March, 2024 1,155,375$                       1,040,369$                       -9.95% 1,040,369$                       1,130,179$                       -7.95%
April, 2024 1,111,968$                       1,160,538$                       4.37% 1,160,538$                       1,099,854$                       5.52%
May, 2024 1,210,985$                       1,193,478$                       -1.45% 1,193,478$                       1,182,674$                       0.91%
June, 2024 1,222,786$                       1,140,776$                       -6.71% 1,140,776$                       1,205,071$                       -5.34%
July, 2024 1,167,445$                       1,160,422$                       -0.60% 1,160,422$                       1,135,227$                       2.22%
August, 2024 1,242,038$                       1,112,586$                       -10.42% 1,112,586$                       1,191,552$                       -6.63%
September, 2024 1,195,734$                       1,151,445$                       -3.70% 1,151,445$                       1,158,999$                       -0.65%
October, 2024 1,314,473$                       1,245,597$                       -5.24% 1,245,597$                       1,263,173$                       -1.39%
November, 2024 1,235,971$                       1,129,494$                       -8.61% 1,129,494$                       1,182,040$                       -4.45%
December, 2024 1,207,861$                       1,213,077$                       0.43% 1,213,077$                       1,158,614$                       4.70%
January, 2025 1,257,829$                       1,297,130$                       3.12% 1,297,130$                       1,172,586$                       10.62%
February, 2025 1,456,711$                       1,196,531$                       -17.86% 1,196,531$                       1,333,367$                       -10.26%
March, 2025 1,179,613$                       1,030,912$                       -12.61% 1,030,912$                       1,176,629$                       -12.38%
April, 2025 1,139,054$                       1,118,635$                       -1.79% 1,118,635$                       1,148,722$                       -2.62%
May, 2025 1,239,021$                       1,159,364$                       -6.43% 1,159,364$                       1,233,468$                       -6.01%
June, 2025 1,258,311$                       1,159,690$                       -7.84% 1,159,690$                       1,258,169$                       -7.83%
July, 2025 1,169,221$                       1,095,324$                       -6.32% 1,095,324$                       1,185,007$                       -7.57%
August, 2025 1,240,716$                       1,149,346$                       -7.36% 1,149,346$                       1,241,048$                       -7.39%
September, 2025 1,196,518$                       1,174,844$                       -1.81% 1,174,844$                       1,208,735$                       -2.80%
October, 2025 1,314,733$                       1,240,640$                       -5.64% 1,240,640$                       1,211,388$                       2.41%
November, 2025 1,235,164$                       1,191,957$                       -3.50% 1,191,957$                       1,231,901$                       -3.24%
December, 2025 1,209,782$                       1,266,299$                       4.67% 1,266,299$                       1,209,884$                       4.66%

TOTAL 117,011,621$                  117,464,163$                  0.39% 117,464,162$                  121,523,808$                  -3.34%

369

Item 7.



NORMAN FORWARD

FINAL PROJECT COST COMPARISON

Variance: Variance:
Original Revised Actual Original Revised

PROJECT Budget Budget Cost Budget Budget
Westwood Tennis Center 1,000,000$     1,801,278$     1,801,277$     (801,277)$        1.16$                  
James Garner: Flood to Acres 8,700,000$     6,151,282$     5,856,683$     2,843,317$      294,598.59$      
Central Branch Library 39,000,000$  35,014,495$  35,010,261$  3,989,739$      4,233.62$          
East Branch Library 5,100,000$     5,100,000$     4,794,304$     305,696$         305,695.62$      
Westwood Swim Complex 12,000,000$  12,000,000$  11,763,800$  236,200$         236,200.35$      
Andrews Park 1,500,000$     1,499,099$     1,493,251$     6,749$              5,848.25$          
Griffin Park Soccer Complex (Phase 1)* 11,000,000$  13,189,029$  13,140,363$  (2,140,363)$     48,666.47$        
Griffin Park Land Purchase 10,000,000$  3,386,811$     3,306,811$     6,693,189$      80,000.01$        
Ruby Grant Park (Phase 1) 6,150,000$     6,150,000$     6,146,426$     3,574$              3,573.81$          
Professional Services (ADG) 1,747,655$     3,718,208$     3,625,499$     (1,877,844)$     92,708.75$        
Community Sports Park (Phase 1) 2,500,000$     2,500,000$     2,467,946$     32,054$            32,054.24$        
Reaves Park Complex (Phase 1) 10,000,000$  10,000,000$  9,987,746$     12,254$            12,253.68$        
Senior (AWE) Center 14,180,522$  14,154,421$  (14,154,421)$   26,100.28$        
Young Family Athletic Center (Phase 1)* 22,500,000$  50,468,966$  48,490,755$  (25,990,755)$   1,978,211.36$   
Public Art Installations* 1,200,000$     1,143,192$     1,122,191$     77,809$            21,000.82$        
Flood Avenue Multi-Modal Path (Trail) 1,143,192$     1,122,191$     (1,122,191)$     21,000.71$        

*NEAR FINAL
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NORMAN FORWARD 
Implementation Plan 
 
I. Executive Summary 
 
NORMAN FORWARD is designed to improve the quality of life in Norman through 
renovating, expanding, constructing, and funding projects including multiple 
recreational facilities, libraries, parks, athletic venues, public art, trails, and swim 
complexes. NORMAN FORWARD also includes traffic improvements and an 
extension of the existing James Garner Avenue. A citizen-initiated proposal, 
NORMAN FORWARD will enhance the Norman community for generations to 
come. 
 
Funded through a 15-year earmarked sales tax, NORMAN FORWARD includes 12 
projects spanning the entire city at an estimated cost of $148 million. It also 
includes other program expenses at an estimated cost of $55.4 million. Sales tax 
collections began on January 1, 2016 and will continue for 15 years. 
 
The NORMAN FORWARD program includes: 
 Canadian River Park 
 Central Branch Library 
 East Branch Library 
 Griffin Land Acquisition 
 Indoor Aquatic Center 
 Indoor Multi-Sport Facility 
 James Garner Avenue Extension 
 Parks Projects 

o Westwood Tennis Center 
o Saxon Park  
o Ruby Grant Park 
o Andrews Park  
o Existing Neighborhood Park Renovations  
o New Neighborhood Park Development  
o New Trail Development 

 Senior Citizens Center 
 Sports Complex Projects 

o Reaves Park 
o Softball & Football Complex 
o Griffin Park Soccer Complex 

 Traffic Improvements 
 Westwood Family Aquatic Center 
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The City is moving forward with the projects and the Implementation Plan is 
guiding the process. The Implementation Plan is a document to be reviewed and 
recommended by the NORMAN FORWARD Citizen Financial Oversight Board and 
adopted by the City Council, which outlines the scopes of work, conceptual 
budgets, and the order in which the projects or phases of projects will commence. 
The Implementation Plan is a living document which will be reviewed, re-
evaluated, and re-adopted from time to time as projects progress and plans 
become realities. 
 
As of this writing, ten of the major NORMAN FORWARD projects have been 
completed, or are nearing completion: 
 

 The East Branch Library 
 The Central Branch Library 
 The Westwood Family Aquatic Center 
 The Westwood Tennis Center 
 The Ruby Grant Park (Phase I) 
 The Andrews Park Redevelopment 
 Reaves Park 
 Adult Wellness and Education Center (Senior Citizens Center) 
 Young Family Athletic Center (Indoor Sports & Aquatic Facility) 
 Griffin Park 
 James Garner Phases I & II 

 
Several other NORMAN FORWARD projects are partially completed (progressing 
in stages) or nearing construction phases.  Neighborhood Park renovation 
projects have been completed at Oakhurst, Sonoma, Prairie Creek, Rotary, 
Sequoyah Trail, Vineyard, Cherry Creek, Tull’s, Sunrise, and Falls-Lakeview Parks. 
Upcoming Park renovation locations include NE Lions, Eagle Cliff, Sutton Place, 
Oaktree, Kiwanis, Springbrook, and Chisolm’s Cattle Trail Parks. New Park 
construction at Songbird Park has been completed as well as construction at the 
new Bentley Park. Construction will begin on the park formally named Links Park, 
now called Bluestem Park, located south of Cedar Lane Road on 24th Avenue SE. 
The NORMAN FORWARD program is already transforming the quality of life in 
Norman. 
 
In February 2016, ADG, P.C. was hired as the program manager for the NORMAN 
FORWARD program. Since that time, ADG has attended meetings, conducted 
research, and analyzed data to prepare the Implementation Plan. The 
information in the Implementation Plan is based on currently available information 
as well as certain assumptions made based on anticipated requirements.  
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II. Background 
 
The History of NORMAN FORWARD 
The NORMAN FORWARD initiative came to City Council from community groups, 
stakeholders, and residents, who prepared an initial program scope using analysis 
and information from master plans for the libraries and parks, recreational 
planning professionals, traffic professionals, and research firms.  
 
Beginning in the spring of 2015, Norman City Council began a series of Council 
conferences and additional public meetings to refine the program scope, 
financing, and funding opportunities for NORMAN FORWARD. Priority projects are 
included from the 2014 Library Master Plan Update, the 2009 Norman Parks & 
Recreation Master Plan, and additional projects designed to provide recreational 
and educational opportunities for Norman residents.  
 
The program is intended to improve the quality of life for all Norman residents and 
visitors by providing public projects and programming that contribute to better 
health, more active lifestyles, intellectual and arts pursuits, and improved traffic 
safety. The program is funded by a 15-year, one-half percent earmarked sales 
tax.  
 
On August 11, 2015, City Council voted unanimously to approve NORMAN 
FORWARD Ordinance O-1516-5 and Resolution R-1516-14 that called for an 
election to take place on October 13, 2015, to ask Norman voters to consider a 
temporary sales tax increase to provide funding for the projects.  
 
The temporary one-half percent (1/2%) sales tax was approved by 72% of Norman 
voters. The authorized sales tax increase began on January 1, 2016.  
 
Public Involvement 
The NORMAN FORWARD Citizen Financial Oversight Board (CFOB) was created 
by Council resolution (R-1516-75) on December 22, 2015 to review the finances 
of the NORMAN FORWARD program. Their tasks include: 
 
 Review actual and projected NORMAN FORWARD Sales Tax (NFST) 

revenues; 
 Recommend mix of project financing including pay as you go (“paygo”) 

and debt financing; 
 Review pace and sequencing of construction of projects; 
 Review Council actions related to expenditures of NFST monies; 
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 Recommend strategies for long term operations and maintenance of 
facilities; 

 Report to Council from time to time as warranted and to provide an annual 
report to City Council; 

 Perform such other duties related to NORMAN FORWARD as the City 
Council directs by motion or resolution; 

 Assign one CFOB member to serve with and act as a liaison to certain 
advisory committees that Council may form from time to time regarding 
specific NORMAN FORWARD projects. 

 
The Oversight Board consists of nine members, appointed by the Mayor and 
confirmed by City Council. Members are from various wards and have 
backgrounds and experience in accounting, banking, construction, auditing, 
advertising, operations, and law. Two ex-officio members are part of the Board, 
including the Mayor (or designee) and City Manager (or designee). 
 
Ad hoc advisory groups were appointed by the Mayor to provide additional 
citizen input specific to each major NORMAN FORWARD project and to City 
Council. One member of the Oversight Board serves on each ad hoc advisory 
group. Ad hoc groups have five to eleven members each. Ex-officio members 
include the City Manager (or designee), a CFOB member, a Park Board Member, 
and may include a member, or members, of specific stakeholder groups. 
 
All Oversight Board and ad hoc advisory group meetings are open to the public 
and shall comply with the Oklahoma Open Meetings Act. The public is invited to 
attend meetings and provide input and comments to the ad hoc advisory groups 
and Oversight Board.  
 
Process 
The NORMAN FORWARD Implementation Plan sets the overall guidelines for 
program scope, project scheduling, and individual construction budgets. Site 
selection and land acquisition, if applicable, will be required prior to the start of 
design for most projects.  
 
Certain sites may require demolition, site clearing, or other preparatory steps. 
Environmental testing will also be performed, as needed, prior to building design, 
and if necessary, environmental remediation will be completed.  
 
The City will solicit Requests for Qualifications (RFQ) from consultants, such as 
architects and engineers. Responses to RFQs will be reviewed using the City’s 
consultant selection process.  
 
Documents produced by each consultant will undergo peer reviews conducted 
by the City staff and Program Manager. The purpose of these reviews is to monitor 
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consultant plans and specifications for conformance with the design intent and 
the allocated budget. At selected phases of the design process, the ad hoc 
advisory groups and the Citizens Financial Oversight Board may receive 
presentations from consultants in order to review the designs. 
 
Once the final design of a project has been approved, the City will utilize its 
standard competitive bidding process to solicit and award construction 
contracts. “Construction Manager at Risk” processes may be used, combining 
several of the design, bidding and construction phases, for certain projects.  The 
architects and/or engineers will review construction progress, and the Program 
Manager will provide additional field observation for conformance with 
construction documents. Throughout the process, the City staff and Program 
Manager will provide outreach to citizens through communication on the status 
of each project.  
 
Communication 
As with any large, capital improvement program, communication with the public 
is critical for the success of NORMAN FORWARD. In addition to the high level of 
citizen participation through the Citizens Financial Oversight Board and the ad 
hoc advisory groups, ongoing communication and information will be made 
available to the public through various avenues and outlets. 
 
Communication methods include but are not limited to: 
 
 Promotion and updates via print media, television, social media outlets 

including Facebook and Twitter 
 Updates and promotion in partnership with the Norman Chamber of 

Commerce via the Chamber’s newsletter and website 
 Routine press releases about public meetings, surveys, and other updates 

sent to various outlets including the Norman Transcript and Norman News 
 Updates in the City Manager’s weekly report to City Council, which is also 

sent to the Norman Transcript, posted to the City Manager’s webpage, and 
promoted on Facebook 

 Updates in the City Manager’s report at City Council meetings; videos from 
these updates are posted to the City Manager’s webpage, promoted on 
Facebook, and uploaded to YouTube 

 Routine updates to the NORMAN FORWARD website 
 Branded NORMAN FORWARD construction signs 
 Public construction groundbreakings and ribbon-cuttings 
 Open houses, videos, and tours of projects in-progress 
 Meetings posted on government access television 
 Inclusion in the City of Norman Annual Report 
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Implementation Plan Development 
The information in the Implementation Plan and Project Timeline is based on 
currently available information as well as certain assumptions made based on 
anticipated requirements. The Project Timeline, scope of work, and budgets are 
subject to change, as directed by Council, as the planning process progresses 
and more information becomes available. 
 
Project budgets may include: conceptual estimates of consulting, architectural, 
and engineering services; other pre-construction costs such as environmental 
investigation, remediation, and geotechnical and construction testing, where 
required; infrastructure; land acquisition; and construction and project 
contingency. 
 
The construction budgets are based on information from a number of sources 
including local and national cost estimating firms, industry consultants, and data 
from the City of Norman. Construction budgets are conceptual and are derived 
from anticipated scopes of work needed for complete projects.  Actual project 
costs vary from initial cost estimates depending on final work scopes, the bidding 
climate at the time of bid, inflation and other factors impacting the economy. 
 
Debt vs. Pay-As-You-Go Financing 
The Council and the citizen’s Financial Oversight Board have adopted an 
anticipated mix of projects to be financed on a pay-as-you-go basis, versus 
projects to be financed through the issuance of debt to enable the projects to 
proceed in advance of the actual revenues being collected to pay for the 
projects.  Generally speaking, the following major projects were paid for through 
up-front debt financing: 
 
Central and East Branch Libraries 
Westwood Family Aquatic Center and Tennis Center Improvements 
Griffin Park Soccer Complex 
Reaves Park Baseball/Softball Complex 
Indoor Aquatic Facilities (Young Family Athletic Center) 
Indoor Multi-Sport Facility (Young Family Athletic Center) 
Adult Football/Softball Complex 
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In order to coincide with the construction schedules of the projects, it is 
anticipated that there will be three separate NORMAN FORWARD debt issuances.  
These issuances have been made: 
 

 Norman Municipal Authority Sales Tax Revenue Note, Series 2015B 
(dated December, 17, 2015) - $43,600,000 

 Norman Municipal Authority Sales Tax Revenue Note, Series 2017 
(dated June 27, 2017) - $30,950,000 

 Norman Municipal Authority Sales Tax Revenue Note, Series 2020             
(dated December 17, 2020) - $22,250,000 

 
The bonds (notes) will be repaid from Norman Forward Sales and Use Tax revenue.  
An additional pledge of the City’s Capital Sales Tax was made to provide 
additional security for bond holders, but it is not envisioned that Capital Sales Tax 
will actually be used to repay the Norman Forward debt. 
 
The amount of debt that was actually issued was significantly below the originally 
anticipated amount, resulting in over $20 million in projected interest savings to 
the Norman Forward program: 

 
 
The other NORMAN FORWARD projects and related operational costs are 
anticipated to be paid for on a pay-as-you-go basis, with the projects timed to 
meet cash flow availability schedules over the tenure of the NORMAN FORWARD 
sales tax collections. 
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III. The Projects 
 

The projects, their respective published budgets, and current estimates are: 
 

 
 

Components of each project budget may include: consulting, architectural, and 
engineering services; other pre-construction costs such as environmental 
investigation, remediation, and geotechnical and construction testing, where 
required; infrastructure; land acquisition; and construction and project 
contingency. Supplemental revenue from some projects are discussed in project 
discussions, which follow. 
 
Potential impacts to project budgets include, but are not limited to:  
 Fluctuation in sales tax revenue 
 Changes in project scopes of work 
 Inflation or other uncontrollable increases in cost of construction materials 
 Unforeseen circumstances 
 Supplemental revenue 

 
 

Original Norman 
Forward Budget Revised Budget Current Estimate

2,000,000$              2,000,000$                 2,000,000$            
39,000,000$            39,000,000$               35,010,261$          *
5,100,000$              5,100,000$                 4,794,304$            *

10,000,000$            2,400,000$                 2,400,000$            *
22,500,000$            50,468,966$               50,468,966$          

Indoor Aquatic Center 14,000,000$            15,341,218$               15,341,218$           
Indoor Multi Sport Facility 8,500,000$              12,082,670$               12,082,670$           

6,000,000$              11,472,905$               11,472,905$          
25,500,000$            25,251,278$               24,711,370$          

Westwood Tennis Center 1,000,000$              1,801,278$                 1,801,277$             *
Saxon Park 2,000,000$              2,000,000$                 2,000,000$             
Ruby Grant Park 6,000,000$              6,150,000$                 6,146,426$             *
Andrews Park 2,000,000$              2,000,000$                 1,463,667$             *
Existing Neighborhood Park Renovatio 6,500,000$              6,500,000$                 6,500,000$             
New Neighborhood Park Developme 2,000,000$              2,000,000$                 2,000,000$             
New Trail Development 6,000,000$              4,800,000$                 4,800,000$             

-$                        14,180,521$               14,180,521$          
23,500,000$            25,689,029$               25,689,029$          

Reaves Park 10,000,000$            10,000,000$               10,000,000$           
Softball & Football Complex 2,500,000$              2,500,000$                 2,500,000$             
Griffin Park Soccer Complex 11,000,000$            13,189,029$               13,189,029$           

2,700,000$              2,700,000$                 2,700,000$            
12,000,000$            12,000,000$               11,763,800$          *

148,300,000$       176,082,178$          171,010,635$     
* Final Cost            

Senior Citizens Center
Sports Complex Projects

Traffic Improvements
Westwood Family Aquatic Center

James Garner Avenue Extension
Parks Projects

Total

Project

East Branch Library

Young Family Athletic Center
Griffin Land Acquisition

Central Branch Library
Canadian River Park
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Canadian River Park 
Description  
There is potential for a park area south of Lindsey Street and west of I-35 along the 
Canadian River. Possibilities for development include wildlife and plant life 
refuges, trail facilities, and other enhancements.  
 
Scope 
If land can be reasonably acquired, a park area would be developed south of 
Lindsey Street, west of I-35. Other sites along the Canadian River Floodway in 
South and West Norman with access to existing park land are being considered. 
 
Published Budget $2,000,000 
 
Preliminary Estimated Budget 
Land Acquisition / Site Prep / Infrastructure    $205,000 
A&E / Design / Testing       $175,000 
Construction & FFE     $1,480,000 
Project Contingency       $140,000 
Total Project Budget    $2,000,000  
 
Timing 
Architecture, engineering, and site preparation are contingent upon resolution of 
land transfer legalities. The ability of the City to acquire land originally 
contemplated for this project involves resolution of legal complexities related to 
current ownership and transfer rights. This project is contemplated to move 
forward in the last half of the program.  
 
Central Branch Library 
Description  
The November 2014 Library Master Plan Update recommended construction of 
library branches as part of the Pioneer Library System (PLS). PLS is a multi-county 
library system serving Cleveland, McClain, and Pottawatomie counties in central 
Oklahoma. Each library in PLS’s service area is a partnership between the library 
system and the city where it is located; the city provides and maintains the facility 
and PLS provides library staff, collections, and programming.  
 
The new Norman Central Branch Library includes public meeting rooms, learning 
space, a local history collection, free wireless internet, access to technology, and 
programming for all ages. 
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Scope 
The new Norman Central Branch Library relocated the existing library to a more 
spacious and modern facility. This branch is the main branch of both Norman and 
the Pioneer Library System and is approximately 82,000 square feet. The location 
is north of Andrews Park on City-owned land, primarily the site of the former 
Rhodes granary.  
 
 
Published Budget $39,000,000 
 
Final Expenditures                                            $35,010,261 
 
Timing 
The Central Branch Library opened in November, 2019 and is providing services. 
 
In November of 2023, officials were made aware of mold detected within the 
Central Library. The facility has remained closed to allow for mold remediation 
and the City of Norman has filed a lawsuit for Breach of Contract against 
multiple parties. The litigation is ongoing as of 11/2025.  
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East Branch Library 
Description  
As the population in Norman has expanded east and west, so has the demand 
for library services on the east and west sides of the city. The Norman West branch 
opened in late 2013 and the East Branch Library expands library services to 
residents on the east side of the city. 
 
The new East Branch Library opened in 2018 and includes public meeting space, 
free wireless internet, access to technology, and programming for all ages. 
 
Scope 
The Norman East Branch Library is approximately 12,500 square feet and located 
adjacent to Fire Station 9 at the intersection of Alameda and Ridge Lake 
Boulevard. 
 
Published Budget $5,100,000 
 
Final Expenditures     $4,794,304  
Timing 
The East Branch Library opened in July, 2018 and is providing services. 
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Griffin Land Acquisition 
Description  
2014 Oklahoma legislation authorizes the Oklahoma Department of Mental 
Health and Substance Abuse Services (ODMHSAS) to sell or dispose of the Griffin 
property, including the current Sutton Wilderness Park, Griffin Park and Frances 
Cate Park. The property was proposed to be acquired by the City using NORMAN 
FORWARD funds, to permanently house the Griffin Park Soccer Complex and 
Sutton Wilderness. 
 
Project Activities 
In negotiations with the ODMHSAS, it was determined to be mutually beneficial 
for the City to enter into long-term leases with the ODMHSAS for the Griffin Soccer 
Complex land, and to maintain an existing lease for the Sutton Wilderness land.  
The lease agreement (Contract K-1718-136, approved on November 27, 2018) 
gave the City control of the property for up to a 30-year period, at which time the 
City had a purchase option for the land.  Rental payments of $80,000 per year, 
paid with Norman Forward funds, applied to the ultimate purchase of the land. 
The Frances Cate Park land was not included in the negotiated lease for the 
Griffin Soccer Complex site. 
 
The allocation of Norman Forward funds to the Griffin Land Acquisition project 
was reduced by the City Council from $10,000,000 to $2,400,000 (30 payments of 
$80,000) by Resolution R-1819-110 (approved May 14, 2019) and the remaining 
$7,600,000 budget was re-allocated to a Norman Forward Senior Citizen’s project. 
On July 22, 2025, Norman City Council approved a purchase with the State of 
Oklahoma for the Griffin Soccer Complex in the area north of E Robinson and west 
of 12th Avenue NE. The final purchase price was $3,306,811 with a large portion 
funded through the remaining Griffin Land Acquisition allocation as well as 
savings from other City projects not related to or funded by the Norman Forward 
sales tax.  
 
Published Budget $10,000,000 
 
The identified properties to be acquired are: 
 Griffin Park & Sutton Wilderness           322.2 acres 
 Francis Cate Park      up to 14.5 acres 
Total Anticipated Land Acquisition          336.7 acres 

 
Budget 
Land Acquisition              $10,000,000  
 
Updated Cost Estimate    $ 2,400,000 
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Timing 
On 7/22/2025, Norman City Council 
approved the purchase of the Griffin 
Soccer Complex property.  

 
 
Indoor Multi-Sport and Aquatic Center (Young Family Athletic Center) 
Description  
The combined Indoor Multi-Sport and Aquatic Center was named the “Young 
Family Athletic Center” after Norman native, NBA All-Star and University of 
Oklahoma alumnus Trae Young. The aquatic portion of the building features two 
pools: an 8-lane 25-meter competition pool with spectator seating and a 4-lane 
25-meter pool used as a warm up pool during swim competitions. The Multi-Sport 
portion houses 8 basketball courts with 12 volleyball courts. Other Young Family 
Athletic Center amenities include concessions, a small retail space, administrative 
offices, tournament and team breakout rooms, lighted outdoor pickleball courts 
and fitness facilities, public restrooms, and other standard support areas. 
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Scope 
The Young Family Athletic Center is adjacent to a major retail and hotel lodging 
district, attracting regional tournaments and meets which will draw participants 
and their families from throughout the state of Oklahoma and the central U.S.  
 
Supplemental funds were allocated from: Norman Forward project savings; 
Norman Municipal Authority Revenue Bonds secured by Norman Room Tax 
revenue; University North Park Tax Increment Finance moneys; and a donation 
from the Trae Young Family Foundation, believed to be the largest private 
donation in Norman’s history. Norman Regional Health System also made a 
contribution for clinical operations within the facility. 
 
YFAC Funding Sources 
Norman Forward                                                   $29,928,492 
James Garner Transfer      $1,500,000 
Room Tax Bond                 $3,801,683 
Norman Forward Trails Project                           $1,200,000 
NF Road Improvements         $338,000 
UNP TIF Fund                                                        $2,734,791 
Trae Young Family Foundation                          $4,000,000 
Norman Regional Health System              $6,966,000     
Total Budget                                                      $50,468,966 
 
 
 
Estimated Budget 
Land Acquisition / Site Prep / Infrastructure           $163,000 
A&E / Design / Testing           $2,425,475 
Construction & FFE                    $47,456,674 
Project Contingency              $423,817 
Total Project Budget  $50,468,966 
 
Timing 
The Young Family Athletic Center held its ribbon cutting ceremony in February of 
2024 and is now open and is providing services. The City of Norman is operating 
the facility internally. 
 
James Garner Avenue Extension 
Description  
The James Garner Avenue Extension is a north/south roadway to more efficiently 
carry motorists between downtown Norman and north Norman/south Oklahoma 
City metropolitan area. The extension will effectively create an updated entrance 
to the city from the north. 
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Scope 
The extension project will extend James Garner Avenue from Acres Street, over 
the Robinson Street underpass, connecting to Flood Avenue. The project includes 
public art enhancements in commemoration of Norman native, multiple EMMY 
Award winning, Hall of Fame actor James Garner. The James Garner Avenue 
Extension intersects Flood Avenue with a modern roundabout north of Robinson 
Street that features a public art piece “Revolutions”. A future safety 
enhancement, the construction of a second roundabout at the intersection of 
Acres Street and James Garner Avenue, is being considered.  
 
Published Budget                                                                            $6,000,000 
Railroad Quiet Zone Funds                                                             $500,000 
Norman Utilities Authority                                                                                                  $43,617 
Additional Norman Forward Fund Balance                                                                                                                     $151,281 
FHWA Funds                                                                                                           $4,825,733 
 
Budget 
“Phase I” Actual Cost                                                                  $1,947,283 
“Phase II” Land Acquisition / Site Prep / Infrastructure          $102,934 
“Phase II” A&E / Design / Testing          $1,402,140 
“Phase II” Construction & FFE           $7,820,546 
“Phase II” Public Art                                                                        $200,000   
 

Total Project Budget                                                                  $11,472,905 
 
Timing 
The James Garner Extension project was broken into “phases”. This was done to 
accommodate the first phase being completed in conjunction with the opening 
of the Central Branch Library.  The first phase, from just south of Acres Street in the 
City Municipal Complex to the Central Library parking lot, has been completed. 
The second Phase, extending north of Robinson Street and connected to Flood 
Avenue, is also complete. City Staff secured $4.8 million of Federal funds for this 
project.  
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Parks Projects 
Description  
Parks all across Norman will be enhanced by NORMAN FORWARD. Additionally, 
new parks and trails will be developed. Plans from the Parks Master Plan will be 
reviewed to make sure they are still relevant to neighborhood needs.  
 
Scope 
The identified parks projects are: 
 Westwood Tennis Center: conversion of two existing outdoor courts to 

indoor and construction of two new outdoor courts with lighting.  This 
project has been completed (Budget: $1,801,277; Final Cost: $1,801,277). 

 Saxon Park: develop Phase II of the Saxon Park Master Plan to include 
additional parking, fencing, furnishings, play area, restrooms, and event 
shelter (Budget: $2,000,000). 

 Ruby Grant Park: develop Phase I of the Ruby Grant Park Master Plan with 
utility infrastructure improvements, signage, parking, trails, practice fields, 
pavilion, and pedestrian lighting.  This project has been completed. 
(Budget: $6,000,000; Final Cost: $6,146,426) ($150,000 appropriated from 
Community Park Land Fund balance). 

 Andrews Park: skate park expansion, amphitheater seating shade, 
landscaping, and splash pad enhancement.  This project has been 
completed. (Budget: $2,000,000; Final Cost: $1,463,667).  

 Existing Neighborhood Park Renovations: as per revisited 2009 Parks Master 
Plan recommendations.  Renovations have been completed at seven 
parks, and more are planned to be undertaken throughout the Norman 
Forward life (Budget: $6,500,000). 

 New Neighborhood Park Development – the first new neighborhood park, 
“Songbird Park” is complete as well as the new “Bentley Park” in the Summit 
Valley/Bellatona neighborhood. Three more will be undertaken throughout 
the Norman Forward life at Southlake, Links, and Redlands. (Budget: 
$2,000,000). 

 New Trail Development: complete initial loop routing of Legacy Trail 
(Budget: $4,800,000). A major trail project, along Flood Avenue between 
Robinson and Tecumseh Street, was completed in 2025 (Cost: $1,611,683), 
Including $386,484 in Federal matching funds. 
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Published Budget           $25,500,000 
 
Preliminary Estimated Budget 
Land Acquisition / Site Prep / Infrastructure    $1,440,000 
A&E / Design / Testing        $1,240,000 
Construction & FFE                $21,831,278 
Project Contingency       $1,740,000 
Total Project Budget                     $25,251,278 
 
Timing 
Further park and trail improvement projects will be undertaken on a yearly basis 
throughout the life of NORMAN FORWARD. 
 
Adult Wellness and Education (Senior Citizens) Center 
Description 
The City Council began working on the Senior Citizens Center location issue early 
in 2016 and adopted Resolution R-1516-77, narrowing the Senior Citizens Center 
location options to the Existing Library site, a site in Andrews Park, and a site 
adjacent to the new Central Branch Library site.  
 
After further consideration and considering the endorsement of the NORMAN 
FORWARD Senior Center Ad Hoc Committee, the Reaves Park Ad Hoc 
Committee, the Norman Senior Association, and representatives of the Medieval 
Fair, the Council adopted Resolution R-1819-110, which formally selected Reaves 
Park as the site for the Senior Center.  Resolution R-1819-110 also re-programmed 
$7,600,000 in funds from the Griffin Park Land Acquisition project to the Senior 
Citizens Center project. 
 
In August 2021, Council approved a memorandum of understanding (Contract 
K-2122-35) with the Norman Regional Health System to move the location of the 
Senior Center to Norman Regional’s Porter Campus. The scope of the project was 
also expanded from a recreational center to a wellness center. The newly 
renamed “Adult Wellness and Education Center” is a part of Norman Regional’s 
planned Porter Health Village. 
 
The now completed facility includes an indoor walking track and multiple fitness 
areas with locker rooms; multipurpose and art specific classrooms as well as 
lounge areas; a full kitchen for events and programming; outdoor pickleball 
courts; and a lap pool.  
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Published Norman Forward Budget             $0; Amended to $7,600,000 
CARES Act Funding                                                                     $4,800,000 
Capital Fund                                                                                   $243,000 
General Fund                                                                              $1,197,277 
 
Preliminary Estimated Budget 
Land Acquisition/Site Prep/Infrastructure                                    $427,551 
A&E / Design / Testing                                             $832,000 
Construction & FFE                                        $12,439,974 
Project Contingency                                            $480,996 
Total Project Budget                                       $14,180,521 
 
Timing 
The Adult Wellness and Education Center opened in November of 2023 and is 
currently providing services. The Facility is being operated independently by 
Healthy Living & Fitness Inc., a non-profit organization. 
 
 

 
 
Sports Complex Projects 
Description  
Renovations and new construction are planned for sports complexes in multiple 
locations. These facilities will allow expanded space for youth soccer, youth and 
adult softball, adult flag football and youth football.  
 
Scope 
Due to financial reasons, the adult softball and youth football facility will no longer 
be a standalone complex. The expanded adult softball programs will be at 
Reaves Park and youth football will be at Ruby Grant Park. The identified sports 
complex projects are: 
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 Reaves Park : additional youth baseball/softball fields with lighting, 
restrooms, concessions, and additional parking (Budget: $10,000,000; + 
$1,250,000 for adult softball).     

 Ruby Grant Park: multi-field football complex with lighting, restrooms, 
concessions, and parking (Budget $1,250,000).  

 Griffin Park: new outdoor soccer fields with lighting and parking. 
($13,198,029). 

 
Published Budget $23,500,000 
 
Preliminary Estimated Budget 
Land Acquisition / Site Prep / Infrastructure  $1,800,000 
A&E / Design / Testing     $1,880,000 
Construction & FFE              $20,599,029 
Project Contingency     $1,410,000 
Total Project Budget             $25,689,029 
 
Timing 
Reconstruction of the 22 soccer fields at the Griffin Park Soccer Complex is 
complete. The new Parks Maintenance Facility has been completed and is 
relocated from Reaves Park to the City Maintenance Complex (“North Base”).  
Relocation of the Parks Maintenance Facility made land available for the 
expansion of baseball and softball fields at Reaves Park, which has been 
completed. Relocated youth football (Ruby Grant) and adult softball (Reaves) 
facilities, originally planned at a new stand-alone site, are complete. 
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Traffic Improvements 
Description 
NORMAN FORWARD includes infrastructure improvements for the city that will 
improve traffic flow and safety at various locations related to NORMAN FORWARD 
projects.  
 
Scope 
Planned projects include traffic analysis, street and storm water improvements, 
and traffic signals at various locations. Related NORMAN FORWARD projects are 
access to the Young Family Athletic Center (Trae Young Way), Griffin Park, and 
Reaves Park.  
 
Published Budget $2,700,000 
 
Preliminary Estimated Budget 
Land Acquisition / Site Prep / Infrastructure     $270,000 
A&E / Design / Testing         $216,000 
Construction & FFE      $2,025,000 
Project Contingency        $189,000 
Total Project Budget     $2,700,000 
 
Timing 
Architecture, engineering, land acquisition, and site preparation are scheduled 
to begin throughout the program based on specified sites. This project is 
scheduled to be completed as needed for individual project sites during 
construction phases. Access improvements for the Griffin Soccer Complex on 
Robinson Street and 12th Avenue ($449,578) are complete. Access improvements 
to the YFAC ($304,499), including Trae Young Drive, are complete. Access roads 
to serve Saxon Park are under design.  
 
 
 
Westwood Family Aquatic Center 
Description  
The Westwood Family Aquatic Center project has constructed an updated, 
modern outdoor aquatic center.  Features include a lazy river, slides, water sprays, 
a 50-meter lap pool, shaded shallow areas, a new bathhouse, concession areas, 
and additional parking.  The new outdoor Aquatic Center opened in the summer 
of 2018 and has been enjoyed by thousands of visitors.  
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Scope 
Based on the current budget, the pool will have approximately 18,000 square feet 
of water surface area and include a variety of features that have been 
determined through public input are also part of this project.  
 
Published Budget $12,000,000 
Final Cost                     $11,763,800 
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Other Projected Program Expenses 
 
 Public Art      $1,200,000  
 Park Maintenance Staff    $3,009,925  
 Senior Center Staff                   $0 
 Facility Maintenance Staff   $1,562,753  
 Capital Equipment       $425,000 
 Aquatic Center Operating Subsidy                $0  
 Project Oversight     $3,312,000 
 Westwood Pool/Tennis Replacement     $455,000 
 Facility Maintenance Contract      $210,000 
 Interest and Debt Service Cost           $20,962,256 

Total Other Program Expenses Budget         $31,136,934  
 
Projects identified for Public Art include:  
 Central Branch Library (“Unbound”) 
 East Branch Library (“Prairie Wind”) 
 Westwood Family Aquatic Center and Westwood Tennis Center (“Splash”) 
 Young Family Athletic Center (“Elevate the Game”) 
 Reaves Park (“Mechan 14”) 
 Saxon Park 
 James Garner Avenue Extension (“Revolutions”) 
 Adult Wellness and Education Center (“Onwards”) 
 Griffin Park (“Scissortail”) 
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IV. Project Timeline 
 
As part of the Implementation Plan, steps were taken to determine the order in 
which the projects, or phases of projects, would take place in the program. To 
complete this task, the Program Manager attended Citizens Financial Oversight 
Board meetings, ad hoc advisory group meetings, and worked with City Staff. City 
Staff provided budget information critical to project sequencing. The goal is to 
create a logical project progress schedule within the constraints of the funding 
structure.  Individual project’s schedules are updated in their discussions above. 
 
Potential impacts to the overall NORMAN FORWARD project timeline include, but 
are not limited to:  
 Fluctuation in sales tax revenue 
 Changes in project scopes of work 
 Inflation or other increases in cost of project construction 
 Other unforeseen circumstances 

 
The chart below is updated to reflect changing time schedules for the various 
projects as the overall Norman Forward program moves forward. 
 
Project Timeline 
 

 

 
 

Canadian River Park

Saxon Park

Existing Neighborhood Parks

New Neighborhood Parks

New Trail Development

Related to Specific Projects

Time shown in calendar years

2030

PROJECTS

2025 2026 2027 20282024

Project To Be Determined based on external factors

2028

Project Construction

PROJECT CONSTRUCTION

PRECONSTRUCTION / A&E PROJECT CONSTRUCTION

PRECONSTRUCTION / A&E

Preconstruction / Architecture & Engineering (A&E) / Design / Testing / Council Approval / Notice to Proceed

PROJECT CONSTRUCTION

NORMAN FORWARD Project Timeline Update

Traffic Improvements

TIMELINE TBD

PROJECT CONSTRUCTION

PROJECT CONSTRUCTION

Parks Projects
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V. Conclusion 
 
This Implementation Plan includes an introduction and history of the NORMAN 
FORWARD program, project descriptions, scopes of work, budgets, project 
phasing, and the Project Timeline.  The original Implementation Plan was adopted 
by the City Council on June 28, 2016 (Resolution R-1516-130) and minor updates 
have been approved periodically by the Citizen’s Financial Oversight Board 
(CFOB).  At various points in time as significant projects are completed or changes 
are made, amended Implementation Plan documents will be re-submitted for 
Council consideration. On the recommendation of the CFOB, the 
Implementation Plan was formally amended on October 8, 2019 by Resolution R-
1920-44 and again on April 12, 2022 by Resolution R-2122-110. The last update to 
the Implementation plan was in June of 2024. 
 
Upon the recommendation of the Citizens Financial Oversight Board and final 
approval by City Council, City Staff will implement and administer the 15-year 
plan. The Program Manager assisted City staff with programming, cost estimating, 
design review, and construction observation on projects outlined by their 
contract with the City.  
 
This document is based on currently available information as well as certain 
assumptions made based on anticipated requirements. It may be further 
amended by City Council as new information arises or other changes occur over 
the 15-year life of the quality-of-life program. 
 
 
Additional Information 
 

NORMAN FORWARD, City of Norman 
https://www.normanok.gov/your-government/projects-initiatives/norman-forward 
 
“Norman Voters Approve Sales Tax Increase” 
http://journalrecord.com/2015/10/14/voters-approve-sales-tax-increase/ 
 
2009 Parks and Recreation Master Plan, City of Norman 
https://www.normanok.gov/sites/default/files/documents/2020-
05/ParksMasterPlan1.pdf 
 
Young Family Athletic Center 
https://www.normanok.gov/residents-visitors/parks-recreation/young-family-athletic-
center 
 
Senior Wellness Center 
https://www.normanok.gov/residents-visitors/parks-recreation/senior-wellness-center 
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NORMAN FORWARD SALES TAX FUND

D E F G H I I K L M N O P Q R S
Use Tax Growth Factor (FYE 2021 - FYE 2-31) 5.000%

Sales Tax Growth Factor (FYE 2020-FYE 2031) 2.000% FYE  16 FYE  17 FYE  18 FYE  19 FYE  20 FYE  21 FYE  22 FYE  23 FYE  24 FYE  25 FYE  26 FYE  27 FYE  28 FYE  29 FYE  30 FYE  31
ACTUAL ACTUAL ACTUAL ACTUAL ACTUAL ACTUAL ACTUAL ACTUAL ACTUAL PROJECTED PROJECTED PROJECTED PROJECTED PROJECTED PROJECTED PROJECTED TOTAL

--------------------------------- ------------------------ -------------------------------- -------------------- -------------------- ------------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------------
1 Beginning Fund Balance $0 $42,568,850 $68,812,898 $54,059,451 $44,634,680 $38,479,004 $65,775,649 $62,575,441 $18,323,563 $8,125,188 $10,248,636 $10,476,829 $12,924,637 $13,756,647 $16,411,311 $16,856,969
2 --------------------------------- ------------------------ -------------------------------- -------------------- -------------------- ------------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------------
3 Revenues:
4   Sales Tax $3,036,583 $9,101,963 $9,101,396 $9,249,871 $9,280,292 $9,951,030 $11,945,244 $12,028,846 $11,999,913 $11,848,045 $12,085,006 $12,326,706 $12,573,240 $12,824,705 $13,081,199 $9,046,096 $169,480,135
5   Use Tax 157,660 $535,679 $710,671 $946,909 $1,046,880 $1,496,071 $1,749,400 $1,913,735 $2,118,725 $2,126,837 $2,233,179 $2,344,838 $2,462,080 $2,585,184 $2,714,443 $2,850,165 $27,992,455
6   Interest/Investment Income 3,790 114,127 595,431 883,333 570,925 177,820 151,866 768,455 494,362 # 294,198 25,000 25,000 25,000 25,000 25,000 25,000 $197,472,590

  I/F Trans - Parkland, Room Tax 0 0 0 0 150,000 3,801,683 -$  .
  I/F Trans - Water Fd; UNP TIF Fund 0 0 0 0 54,419 4,776,381 380,559 -$  
  I/F Trans - General Fd 4,800,000 0 1,197,277$      

7   Donations/Other 0 0 8,500 0 52,979 -$                      2,188,372$       2,473,314$      2,391,503$      600,000$         400,000$         400,000$         400,000$         400,000$         400,000$         400,000$  
8 --------------------------------- ------------------------ -------------------------------- -------------------- -------------------- ------------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- ------------------------- ---------------------------
9      Subtotal $3,198,033 $9,751,769 $10,415,998 $11,080,113 $11,155,495 $21,201,302 $20,217,124 $18,381,627 $17,004,503 $14,869,080 $14,743,185 $15,096,544 $15,460,320 $15,834,889 $16,220,642 $12,321,261 $226,951,884

10   Bond Proceeds 43,160,000 30,950,000 0 22,250,000 0 $96,360,000
--------------------------------- ------------------------ -------------------------------- -------------------- -------------------- ------------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- ------------------------- ---------------------------

11      Total Revenue $46,358,033 $40,701,769 $10,415,998 $11,080,113 $11,155,495 $43,451,302 $20,217,124 $18,381,627 $17,004,503 $14,869,080 $14,743,185 $15,096,544 $15,460,320 $15,834,889 $16,220,642 $12,321,261 $323,311,884
--------------------------------- ------------------------ -------------------------------- -------------------- -------------------- ------------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- ------------------------- ---------------------------

12 Expenditures:
13   Norman Public Library - Centra 2,575,149 x 3,125,305 x 11,766,247 x 6,041,913 x 19,004 3,276               x $35,029,266
14   Norman Public Library - Centra 0 5,838,504 x 5,562,600 x 61,036              x 31,269              x 4,963               x
15   Norman Public Library - East 157,969 x 647,440 x 3,555,919 x 343,261 x $4,790,972
16   Norman Public Library - East 81,895 x 4,488 x 3,333 x
17   Westwood Pool Complex 268,889 x 7,308,839 x 3,980,989 x 77,159 x $11,763,799.69
18   Westwood Pool Complex 119,782 x $8,141 x
19   Park Development - Ruby Grant -                        360,669            3,347,014         - - 6,243,471$               

  Park Development - Ruby Grant 2,535,788         - 
20   Park Development - Saxon -                        -                        -                        26,255              10,480              - 84,736             450,000           $571,471
21   Park Renovation - Existing Parks 481,971            NFP101 225,658            491,041            352,363            193,210            331,803           546,795           384,324           650,000           650,000           1,000,000        1,156,000        - $6,463,165
22   Park Renovation-New Neighborhood Parks 7,314                -                        16,470              337,044            95,620              34,000              62,079             568,396           20,282             300,000           500,000           350,000           360,000           $2,651,205
23   Park Renovation - Andrews 0 99,099              x 1,900                x 323,382            1,011,482         x 22,289              x 5,515               x 2,728               21,395             1,499,790

  Park Renovation - Andrews -                    - 12,000              - - 
  Park Renovation - Andrews 5,460               x

24   Park Renovation - Tennis Center 248,742 x 42,608              x 319,012            x $1,801,277
25   Park Renovation - Tennis Center 1,190,915 x
26   Park Development - Trails 14,000              20,000              395,459            - - - 1,000,000        2,400,000        1,066,000        $4,895,459
27   Sports Complex - Reaves 88,720 x 180,419 x 111,659 x 377,300            x 2,451,666         x 4,602,616         x 451,118           x 65,196             3,835               8,516,242
28   Sports Complex - Reaves 183,714            x 3,772,403        x

  Sports Complex - Reaves 42,853             
29   Sports Complex - Football/Softbal 0 0 12,075              x - - $12,075
30   Sports Complex - Griffin 171,280                       105,855 636,406 358,699 x 1,243,675 x 707,270            x 1,373,859         x 551,884           2,541,573        x 306,690           12,091,319               
31   Sports Complex - Griffin 46,136 123,503            x 0 - - 3,559,658        364,831           x

  Sports Complex - Griffin 1,142,078        
32   Indoor Multi Sports Facility 0 0 -                        191,717            305,349            x 611,254            x 10,857,113      x 8,636,482        524,565           $21,126,480

  Indoor Multi Sports Facility 753,095            x
  Indoor Multi Sports Facility 1,038,190         x 1,604,097         9,155,422        x - $11,797,709

33   Griffin Land Acquisition -                        -                        80,000              100,000            80,000              80,000             80,000             80,000             1,900,000        $2,400,000
34   James Garner Avenue 8,930                           x 38,800 x 804,331            62,792              x 22,918              73,674              323,858            2,008,489        103,251           430,650           4,487,280
35   James Garner Avenue 34,534 609,587            x 1,500,000        x

  Indoor Aquatic Center 1,038,190         x 3,447,032         x 2,762,300        x
36   Indoor Aquatic Center 0 0 0 205,466 x 297,849            x 291,648            x 4,027,748        x - $4,822,711

  Indoor Aquatic Center 2,776,863        x - 
37   Canadian River Park 1,995,000        $1,995,000
38   Senior Center 0 127,648 227,723            961,570            9,851,279        2,363,882        749,450           $14,281,552
39   Traffic Improvements 0 0 0 0 - - 193,054           1,838,153        - 500,000           500,000           $3,031,207
40   Debt Issuance Costs 457,432 423,815 0 0 0 314,825            - $1,196,072

---- ------------------------------------------------------------ -- --------------------- --- ---------------------- -- ---------------------- -- - --------------------------------- ------------------------ -------------------------------- -------------------- -------------------- ------------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- ------------------------------------------------------
41      Subtotal $3,639,649 $12,075,501 $21,547,990 $16,067,091 $12,367,513 $10,657,280 $14,751,069 $53,145,358 $17,111,287 $2,605,927 $3,800,000 $1,150,000 $2,850,000 $3,916,000 $3,061,000 $0 $161,467,524

Par Amount Issue Date Maturity Date
42   2015 Note (Proceeds Spend Down) $43,160,000 12/1/2015 1/1/2029 $3,459,439 $11,598,235 $21,066,019 $7,316,395
43   2017 Note (Proceeds Spend Down) $30,950,000 5/1/2017 7/1/2030 $423,815 $0 $8,147,900 $7,928,844 $4,773,616 $6,936,268 $2,772,778
44   2019 Note (Proceeds Spend Down) $22,250,000 12/1/2017 7/1/2031 $0 $0 $314,825 $0 $22,023,967 364,831           

45   I/F Transf - GF 15,000 139,328 187,695 349,828 363,569 377,998 393,147 520,500 545,775 572,314 600,180 629,439 660,161 $5,354,934
46   I/F Transf - Public Art Fund 95,000              151,533            66,237              - - - - - - 200,000           150,000           122,500           $785,270
47   Operating Expense - Indoor Aquatic Ctr - - - 175,000           175,000           175,000           175,000           175,000           175,000 $1,050,000

48   Project Oversight Services 146,836 444,592            408,421            548,483            645,556            419,213            689,524            246,243           76,629             - $3,625,497
49   I/F Trans - Westwood Fund 35,004              35,000              35,000              35,000              35,000             35,000             35,000             35,000             35,000             35,000             35,000             35,000             35,000 $455,004
50 Capital Equipment - 125,000           $125,000

Interest Rate Par Amount Maturity
51   Debt Service - 2015 Note (Bank Loan) 2.98% $43,160,000 1/1/2029 2,698 1,842,628 2,270,117 2,240,167 2,609,396 3,160,757 3,103,076 4,005,473 5,252,540 5,987,485 5,954,131 6,388,741 5,907,251 2,892,465 0 0 $51,616,924
52   Debt Service - 2017A Note (Bank Loan) 2.40% $30,950,000 7/1/2030 791,384 1,532,903 1,514,378 1,694,712 2,167,300 2,626,262 2,578,268 2,529,968 2,854,800 3,192,400 3,721,600 4,236,400 6,973,600 0 $36,413,975
53   Debt Service - 2020 Note (Bank Loan) 2.40% $22,250,000 7/1/2031 0 0 0 2,321,535 2,211,600 1,771,156 1,194,105 975,560 1,011,820 1,244,645 1,325,180 4,775,945 9,107,245 $25,938,791

Total 96,360,000
--------------------------------------------------------------- ------------------------- -------------------------- --------------------------- --------------------------------- ------------------------ -------------------------------- -------------------- -------------------- ------------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- ------------------------- ---------------------------

54      Total Expenditures $3,789,183 $14,457,721 $25,169,445 $20,504,885 $17,311,171 $16,154,657 $23,417,332 $62,633,505 $27,202,878 $12,745,632 $14,514,991 $12,648,736 $14,628,310 $13,180,225 $15,774,984 $9,977,406 $304,111,060
--------------------------------- ------------------------ -------------------------------- -------------------- -------------------- ------------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------------

55 Net Difference $42,568,850 $26,244,048 ($14,753,447) ($9,424,772) ($6,155,676) $27,296,645 ($3,200,208) ($44,251,878) ($10,198,375) $2,123,448 $228,193 $2,447,807 $832,010 $2,654,664 $445,658 $2,343,855 $19,200,824
--------------------------------- ------------------------ -------------------------------- -------------------- -------------------- ------------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- ------------------------- ---------------------------

56 Ending Fund Balance $42,568,850 $68,812,898 $54,059,451 $44,634,680 $38,479,004 $65,775,649 $62,575,441 $18,323,563 $8,125,188 $10,248,636 $10,476,829 $12,924,637 $13,756,647 $16,411,311 $16,856,969 $19,200,824
=================== ============== =================== ============ ============ =============== ============ =========== =========== =========== =========== =========== =========== =========== =========== ===============

Reserves:
57   Reserve for Bond Proceeds 39,700,561 58,628,511 37,562,492 22,098,198 14,169,354 31,330,913 24,394,645 (402,100) (766,931) (766,931) (766,931) (766,931) (766,931) (766,931) (766,931) (766,931)
58   Sales Tax Dollars Available for New Projects 2,868,289 10,184,388 16,496,960 22,536,482 24,309,650 34,444,736 38,180,796 18,725,663 8,892,119 11,015,567 11,243,761 13,691,568 14,523,578 17,178,242 17,623,900 19,967,755

--------------------------------- ------------------------ -------------------------------- -------------------- -------------------- ------------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------- -------------------------
59      Total Reserves $42,568,850 $68,812,898 $54,059,451 $44,634,680 $38,479,004 $65,775,649 $62,575,441 $18,323,563 $8,125,188 $10,248,636 $10,476,829 $12,924,637 $13,756,647 $16,411,311 $16,856,969 $19,200,824
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8. CONSIDERATION OF ACCEPTANCE, APPROVAL, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF AUTHORIZATION TO PURCHASE ONE (1) NEW 

CNG CUTAWAY TRANSIT BUS TO REPLACE UNIT 5-2471 IN THE PARATRANSIT 

FLEET FROM TESCO IN THE AMOUNT OF $192,455 UTILIZING THE STATE OF 

OHIO CONTRACT NUMBER DOT24824-3; AND BUDGET APPROPRIATION AS 

OUTLINED IN THE STAFF REPORT.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Taylor Johnson, AICP, Transit and Parking Program Manager 

PRESENTER: Scott Sturtz, P. E., Public Works Director 

ITEM TITLE: CONSIDERATION OF ACCEPTANCE, APPROVAL, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF AUTHORIZATION TO 
PURCHASE ONE (1) NEW CNG CUTAWAY TRANSIT BUS TO REPLACE 
UNIT 5-2471 IN THE PARATRANSIT FLEET FROM TESCO IN THE 
AMOUNT OF $192,455 UTILIZING THE STATE OF OHIO CONTRACT 
NUMBER DOT24824-3; AND BUDGET APPROPRIATION AS OUTLINED 
IN THE STAFF REPORT.   

  

BACKGROUND: 
The Federal Transit Administration (FTA) Grants for Buses and Bus Facilities Program (49 
U.S.C. 5339) makes federal funding resources available to states and direct recipients to 
replace, rehabilitate, and purchase buses and related equipment and to construct bus-related 
facilities including technological changes or innovations to modify low or no emission vehicles 
or facilities. Funding is provided through formula allocations (5339(a)) and competitive grants 
(5339(b)). A sub-program, the Low- or No-Emission Vehicle Program (5339(c)), provides 
competitive grants for bus and bus facility projects that support low and zero-emission vehicles. 
 
On June 27, 2019, the City of Norman was recognized by the FTA as an eligible recipient of 
federal transit funds and is an eligible applicant of the Low- or No-Emission Vehicle Program. 
FTA circular FTA C 5010.1F Award Management Requirements dated November 1, 2024 issues 
guidance for the management of all FTA assistance programs including the Low- or No-Emission 
Vehicle Program (5339(c)). 
 
On April 11, 2023, Council approved Resolution R-2223-117 authorizing staff to apply for Low- 
or No-Emission Vehicle Program (5339(c)) funding to purchase six CNG cutaway buses for the 
paratransit fleet as replacements for vehicles that had reached their useful life according to the 
FTA. On June 26, 2023, the FTA awarded the City’s grant application for the purchase at a price 
of $180,340 per unit, or a total of $1,082,040 for all six units purchased, which was then 
authorized by Council on June 11, 2024 with the adoption of Resolution R-2324-149.   
 
Staff worked with Transportation Equipment Supply Company (TESCO) to determine the 
specifications of the buses and develop the purchase through the Ohio Department of 
Transportation Cooperative Purchasing Program using Ohio State Contract DOT24824-3. After 
the purchase was authorized a single change order was approved through a City Manager memo 
dated August 22, 2024, increasing the cost per bus by $1,110 for a final invoiced price per bus 
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of $181,450 and a grand total of $1,088,700 for the six units purchased. The final grant share 
per bus was $135,255 federal and $46,195 local match, for a total grant share of $811,530 
federal and $277,170 local. 

DISCUSSION: 

Unit 5-2471, one of the vehicles acquired through the R-2324-149 purchase authorization, was 

delivered to the City of Norman on March 28, 2025. Additional aftermarket upfitting of the vehicle, 

such as installing routing technology hardware and radios, was completed before the vehicle 

entered service on June 2, 2025. 

Just eight weeks after entering service, on July 28, 2025, unit 5-2471 was parked facing 

westbound on Tecumseh Drive, staging between service trips, when it was struck in a head-on 

collision with another vehicle actively attempting to elude authorities. The driver of the other 

vehicle fled the scene on foot, but according to the arrest report was later charged with nine 

offenses including: eluding a peace officer- collision resulting in great bodily injury; failure to 

carry security verification- no insurance; leaving the scene of an accident involving injury; unsafe 

lane use; and operating a moving vehicle in unsafe condition. Officers confirmed the other 

vehicle was not insured.  

Once the vehicle was released from police hold, City Fleet staff began assessing damage and 

seeking quotes for repair. Multiple vendors, including the manufacturer, declined to provide a 

quote for repair instead flatly assessing the vehicle as ‘totaled’. The frame of the vehicle 

sustained extensive damage requiring the entire chassis or cab structure to be replaced. The 

estimates that were obtained ranged from approximately $50,000 to $100,000 and included 

caveats that costs would likely increase as more damage was expected to be discovered in the 

course of any repair.  

The unit was originally purchased from TESCO for $181,450, of which $135,255 was federally 

funded and represents the Federal Transit Administration’s (FTA’s) federal interest. Due to the 

casualty nature of the loss, as an FTA grant recipient the City of Norman is required to either 

return $135,255 to the FTA to reimburse the federal interest in the unit or transfer that federal 

interest to the acquisition of a new replacement vehicle under the FTA’s Like-Kind Exchange 

Policy as outlined in FTA C 5010.1F Award Management Requirements dated November 1, 

2024. 

A quote of $192,455 for a single unit has been received from TESCO for a like-kind replacement 
using the same specifications from the previous purchase. The City would be responsible for the 
full purchase price of unit 5-2471 ($181,450) without additional grant assistance to satisfy the 
FTA’s existing federal interest. Funding is available in the Public Transportation Fund (Fund 27) 
balance to cover the full $192,455 quoted price for this vehicle replacement.   

RECOMMENDATION: 
1. Staff recommends that City Council authorize the purchase of one (1) new CNG cutaway 

transit bus to replace unit 5-2471 in the paratransit fleet from TESCO in the amount of 
$192,455 utilizing Ohio State Contract DOT24824-3. 
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2. Staff recommends a budget appropriation of $192,455 from the Public Transportation 
Fund (Fund 27) balance to Service Equipment-Bus account 27550276-45007. 
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Customer Name Norman OK Date 1/22/2026
Contact Name Jeff Parker Order Qty 5

Email jeff.parker@normanok.gov
Phone 951-906-1632 Seat Color 

Address Floor Color Black
0 & 6 With Destination Sign Pricing

Category Description Qty Unit Price Extended
LTV-22 LTV-12-2 106,010.00$    -$                   
LTV-22 LTV-0-6 1 111,131.00$    111,131.00$     
LTV-25 LTV-16-2 115,147.00$    -$                   
LTV-25 LTV-12-3 117,921.00$    -$                   
LTV-25 LTV-13-2 119,687.00$    -$                   

Seats
Single Passenger Seat with Grab Rails 782.00$           -$                   
Single Three Step Fold Away 1,370.00$        -$                   
Double Three Step Fold Away 2,342.00$        -$                   
Double Passenger Seat with Grab Rails 895.00$           -$                   
Single Jump Seat 1,292.00$        -$                   
Double Jump Seat 1,974.00$        -$                   
Seat Belt Extenders 48.00$             -$                   
Seat to Accom. Removable Child Seat 100.00$           -$                   

W/C Lift
Ricon (800 lb max capacity)  n/a  n/a 
Braun (800 lb max. capacity) 1  Std  Std 
1000 lb max. capacity 1 2,084.00$        2,084.00$         

W/C Securement
Sure-Loc 1,802.00$        -$                   
Sure-Loc Webbing Loop 41.00$             -$                   
Q-Straint 1,802.00$        -$                   
Q-Straint Webbing Loop 27.00$             -$                   
Fifth Retractor 211.00$           -$                   

Additional Options
1J. Dual Air Compressor 1 4,604.00$        4,604.00$         
2J. Public Information System 437.00$           -$                   
3J. Passenger Call Bell System 1,743.00$        -$                   
4J. Radio Ground Plane 362.00$           -$                   
5J. Energy Absorbing Front Bumper 1,552.00$        -$                   
6J. Energy Absorbing Rear Bumper 1,688.00$        -$                   
7J. Heavy Duty Suspension 1,987.00$        -$                   
8J. Driveline Retarder (LTVs Only) 10,613.00$      -$                   
9J. Ceiling Hand Rails 1 507.00$           507.00$             

10J. Standard Overhead Luggage Rack 1,046.00$        -$                   

            ODOT #248-24 LTV-FS Pricing
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Customer Name Norman OK Date 1/22/2026
Contact Name Jeff Parker Order Qty 5

Email jeff.parker@normanok.gov
Phone 951-906-1632 Seat Color 

Address Floor Color Black
0 & 6 With Destination Sign Pricing

Category Description Qty Unit Price Extended

            ODOT #248-24 LTV-FS Pricing

11J. Reading Lights for Overhead Luggage Rack 525.00$           -$                   
12J. Non-retractable Seat Belts (16.00)$            -$                   
13J. Storage Area (Medical Walker) 893.00$           -$                   
14J. Air spring suspension n/a n/a
15J. Constant ride height control n/a n/a
16J. Oxygen TankSecurement 487.00$           -$                   
17J. AED Device 2,864.00$        -$                   
18J. Yellow Powder Coated Rails and Stanchions 1 940.00$           940.00$             
19J. Single Integrated Child Seat 1,218.00$        -$                   
20J. Double Integrated Child Seat 2,608.00$        -$                   

21J.
Single Integrated Child Seat with Adult 
Companion Seat 2,289.00$        -$                   

22J. Electric Door 1 499.00$           499.00$             
23J. Exterior Electric Door Switch 1 257.00$           257.00$             
24J. Slip Resisitent Floor Covering 1 1,460.00$        1,460.00$         
25J. Extended Air Valves for Inner Duals 158.00$           -$                   
26J. Midship Marker with Turn Lights LED 1 313.00$           313.00$             
27J. Solid Color Paint Scheme 7,613.00$        -$                   
28J. Flat Floor 1 1,008.00$        1,008.00$         
29J. Mirror Mount on Front Hood 339.00$           -$                   
30J. Rear Emergency Exit Door 1,371.00$        -$                   
31J. Idle Engine Shutoff 840.00$           -$                   
32J. Backup Alert System 1 1,290.00$        1,290.00$         
33J. Backup Camera and Monitor Installed 1 786.00$           786.00$             
34J. Kneeling System  n/a  n/a 
35J. Skirt Mounted A/C 504.00$           -$                   
36J. Plexiglass Tinted Driver Screen 407.00$           -$                   
37J. CNG fueled vehicle 1 42,731.00$      42,731.00$       
38J. LPG fueled vehicle 38,141.00$      -$                   
39J. Hydrogen fuel cell system  n/a  n/a 
40J. External bicycle rack  n/a  n/a 
41J. Internal bicycle rack  n/a  n/a 
42J. Sanitation System  n/a  n/a 
43J. Audio stop announcement system  n/a  n/a 
44J. Slide & Click Securement System 1,950.00$        -$                   
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Rev 8/12/2024

Customer Name Norman OK Date 1/22/2026
Contact Name Jeff Parker Order Qty 5

Email jeff.parker@normanok.gov
Phone 951-906-1632 Seat Color 

Address Floor Color Black
0 & 6 With Destination Sign Pricing

Category Description Qty Unit Price Extended

            ODOT #248-24 LTV-FS Pricing

45J. WC 18 Wheelchair tiedown 1,832.00$        -$                   
46J. L-Track per foot 37.00$             -$                   
47J. Rear AC In-wall evaporator 922.00$           -$                   

Catalytic Converter 3,255.00$        -$                   
Chevrolet Chassis (499.00)$          -$                   
37" Wide W/C Lift 2,397.00$        -$                   
Power Driver Seat Base with Vinyl Skirt 861.00$           -$                   

Total ODOT Price 167,610.00$     

Additional Options Requested 24,845.00$       

Total Vehicle Price 192,455.00$     

Agency Signature Date 

For assistance, contact your TESCO representative or call 800-227-3572 or visit tescobus.com/fleet/odot

Page 3 of 4
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ODOT #248-24 LTV-FS
Additional Customer
Requested Options
Rev 8/12/2024

Customer Name Norman OK Date 1/22/2026

Description Qty Unit Price Extended
Exterior Graphics…(Basic) 1,349.00$        -$                   
Custom Graphics per quote
Fabric Upgrade (per passenger) 103.00$           -$                   
Freedman Sport Driver's Seat 1,780.00$        -$                   
Colored Floor 665.00$           -$                   

          Enter Color Choice
Stainless Steel Wheel Covers 450.00$           -$                   
Twin Windows on Rear Wall 580.00$           -$                   

Additional Options
Description Qty Unit Price Extended

Angeltrax 8 Camera System 1 8,500.00$        8,500.00$         
Luminator Horizon Front and Side Signs 1 11,950.00$      11,950.00$       
Uses a 50 GGE CNG system with undermount tanks -$                   
Requires roof mounted A/C condenser -$                   
Custom Graphics 1 3,285.00$        3,285.00$         
Instep Battery Box 1 985.00$           985.00$             
Relocate both batteries in stepwell 1 125.00$           125.00$             

-$                   
-$                   
-$                   
-$                   
-$                   
-$                   
-$                   
-$                   
-$                   
-$                   
-$                   
-$                   
-$                   
-$                   
-$                   
-$                   
-$                   
-$                   

Total Additional Options Requested 24,845.00$       

For assistance, contact your TESCO representative or call 800-227-3572 or visit tescobus.com/fleet/odot
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File Attachments for Item:

9. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF DEDICATION/DONATION FROM LANDMARK LAND 

COMPANY, L.L.C., OF 0.1094 ACRES OF REAL PROPERTY LEGALLY DESCRIBED 

AS MONTE VISTA ESTATES PHASE 1 BLOCK B LOCATED IN SECTION 16, RANGE

2 W, TOWNSHIP 9 N. (WARD 6)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 1/27/2026 

REQUESTER: Anthony Purinton, Assistant City Attorney 

PRESENTER: Anthony Purinton, Assistant City Attorney 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF DEDICATION/DONATION 
FROM LANDMARK LAND COMPANY, L.L.C., OF 0.1094 ACRES OF 
REAL PROPERTY LEGALLY DESCRIBED AS MONTE VISTA ESTATES 
PHASE 1 BLOCK B LOCATED IN SECTION 16, RANGE 2 W, TOWNSHIP 
9 N. (WARD 6) 

  

BACKGROUND:  
 
This deed is related to FP-2526-4, Monte Vista Phase I Final Plat that was approved on 10/17/25. 
Wellhouse 33 is located on the property subject to the Monte Vista Phase I Plat, which has been 
leased by the City of Norman since 1998.  
 
DISCUSSION: 
 
In addition to the dedication for the area surrounding the wellhouse property contained on the 
Plat, the developer, Landmark Land Company, LLC, has also executed a warranty deed 
conveying the wellhouse property (described in the plat as Block B). This agenda item, if 
approved, would act as formal acceptance for the deed and the deed would then be filed of 
record to perfect the City’s ownership of the parcel. This would allow the City to have full fee title 
ownership of the wellhouse property.  
 
RECOMMENDATION: 
 
City Staff recommends approval and acceptance of the deed.   
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File Attachments for Item:

10. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF NORMAN RURAL CERTIFICATE OF SURVEY 

COS-2526-5: FOR FISCHER ACRES II, (GENERALLY LOCATED ONE-HALF MILE 

SOUTH OF EAST LINDSEY STREET AND ONE-FOURTH MILE WEST OF 156TH 

AVENUE S.E. OFF OF HAYFIELD ROAD (PRIVATE) (Ward 5).
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01-27-2026 

REQUESTER: Ken Danner, Subdivision Development Manager 

PRESENTER: Scott Sturtz, Director of Public Works 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF NORMAN RURAL 
CERTIFICATE OF SURVEY COS-2526-5: FOR FISCHER ACRES II, 
(GENERALLY LOCATED ONE-HALF MILE SOUTH OF EAST LINDSEY 
STREET AND ONE-FOURTH MILE WEST OF 156TH AVENUE S.E. OFF 
OF HAYFIELD ROAD (PRIVATE) (Ward 5). 

  

BACKGROUND: 

This item is Norman Rural Certificate of Survey No. COS-2526-5 for Fischer Acres II and is 
generally located one-half mile south of East Lindsey Street and one-quarter mile west of 156th 
Avenue S.E. off of Hayfield Road (private road). 

Norman Rural Certificate of Survey COS-2526-5 for Fischer Acres II was approved by Planning 
Commission, at its meeting on December 11, 2025, on a vote of 7-0.   

 DISCUSSION: 

This property consists of a total of 61.61 acres. Tract 1 consists of 10.02 acres Tract 2 consists 
of 10.02 acres and Tract 3 consists of 41.58 acres. 

Private Road.  Hayfield Road is an existing private road.  The owners will extend the private road 
across the frontage of Tracts 1 and 2. 

The Tracts do contain flood plains.  However, there are sufficient areas outside the flood plain 
to build structures.  There is an existing structure on Tract 3 outside of the flood plain. 

This certificate of survey, if approved, will allow a single-family structure on each tract.  Private 
individual sanitary sewer systems and water wells will be installed in accordance with the 
Oklahoma Department of Environmental Quality (ODEQ) standards.  There is an existing private 
sanitary sewer system and water well located on Tract 3.  Fire protection will be provided by the 
City of Norman pumper/tanker trucks. 
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RECOMMENDATION: 

Staff recommends approval of Norman Rural Certificate of Survey No. COS-2526-5 for Fischer 
Acres II, and if approved, direct the filing of Norman Rural Certificate of Survey No. COS-2526-
5 for Fischer Acres II with the Cleveland County Clerk subject to completion of the private road. 
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 12/11/2025 

REQUESTER: Doyle and Janet Reich (RDM Surveying) 

PRESENTER: Ken Danner, Subdivision Development Manager 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF COS-2526-5: 
CONSIDERATION OF NORMAN RURAL CERTIFICATE OF SURVEY 
SUBMITTED BY DOYLE AND JANET REICH (RDM SURVEYING) FOR 
FISCHER ACRES II FOR 61.61 ACRES OF PROPERTY GENERALLY 
LOCATED APPROXIMATELY ONE-HALF MILE SOUTH OF EAST 
LINDSEY STREET AND ONE-FOURTH MILE WEST OF 156TH AVENUE 
S.E. OFF OF HAYFIELD ROAD. (WARD 5) 

  

 

ITEM: Consideration of NORMAN RURAL CERTIFICATE OF SURVEY COS-2526-5 FOR 
FISCHER ACRES II. 

 
LOCATION:  Generally located approximately one-half mile south of East Lindsey Street and 

one-fourth mile west of 156th Avenue S.E. off Hayfield Road. 
 
INFORMATION: 
 

1.  Owners.  Doyle and Janet Reich. 
 
2.  Developer.  Doyle and Janet Reich. 
 
3.  Surveyor/Engineer.  RDM Surveying. 
 

HISTORY: 
 

1.  October 18, 1961.  City Council adopted Ordinance No. 1314 annexing this property 
into the City of Norman Corporate Limits without zoning.  

 
2.  October 30, 1961.  Planning Commission recommended to City Council that this 

property be placed in A-2, Rural Agricultural District. 
 
3.  December 12, 1961.  City Council adopted Ordinance No.1322 placing this property 

in A-2, Rural Agricultural District. 
 

416

Item 10.



Page 2 of 2 

IMPROVEMENT PROGRAM/INFORMATION: 
 

1.  Fire Protection.  Fire protection will be provided by the Norman Fire Department. 
 

2.  Sanitary Sewer.  Individual septic system will be installed in accordance with City and 
Oklahoma Department of Environmental Quality standards.  There is an existing 
system on Tract 3. 

 
3.  Water.  Individual water well will be installed in accordance with City and Oklahoma 

Department of Environmental Quality standards.  There is an existing system on 
Tract 3. 

 
4.  Private Road.  Hayfield Road is an existing private road.   The owners will extend the 

private road across the frontage of Tracts 1 and 2. 
 
IMPROVEMENT PROGRAM/INFORMATION  
 

5. Flood Plain.  The proposed three tracts contain flood plain, however there is sufficient 
area to construct structures outside of the flood plain. There is an existing house on 
Tract 3 outside the flood plain. 

 
6. Acreage.  The property consists of 61.61 acres.  Tract 1 consists of 10.02 acres; 

Tract 2 consists of 10.01 acres and Tract 3 consists of 41.58 acres. 
 

SUPPLEMENTAL MATERIAL:  Copies of a location map and Norman Rural Certificate of 
Survey No. COS-2526-5 for Fischer Acres II are included in the Agenda Book. 

 
STAFF COMMENTS AND RECOMMENDATION:  The owners propose two 10 acre-plus tracts 

for the purpose of selling and retaining Tract 3.  Staff recommends approval of Norman 
Rural Certificate of Survey No. COS-2526-5 for Fischer Acres II. 

 
ACTION NEEDED: Approve or disapprove Norman Rural Certificate of Survey No. COS-2526-

5 for Fischer Acres II and, if approved, recommend City Council approval. 
 
ACTION TAKEN:_____________________________________________________________ 
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File Attachments for Item:

11. CONSIDERATION OF ACCEPTANCE, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF THE PARTIAL RELEASE OF EASEMENT E-1718-38 AND THE

RELEASE OF EASEMENT E-2021-82: SANITARY SEWER EASEMENTS, LOCATED 

WITHIN THE PROPERTY BEING PLATTED AS TURTLE CROSSING PHASE 2 

(GENERALLY LOCATED SOUTH OF EAST LINDSEY STREET AND ½ MILE EAST 

OF 24TH AVENUE S.E.) (WARD 5).
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/26 

REQUESTER: Ken Danner, Subdivision Development Manager 

PRESENTER: Scott Sturtz, Director of Public Works 

ITEM TITLE: CONSIDERATION OF ACCEPTANCE, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF THE PARTIAL RELEASE OF EASEMENT 
E-1718-38 AND THE RELEASE OF EASEMENT E-2021-82: SANITARY 
SEWER EASEMENTS, LOCATED WITHIN THE PROPERTY BEING 
PLATTED AS TURTLE CROSSING PHASE 2 (GENERALLY LOCATED 
SOUTH OF EAST LINDSEY STREET AND ½ MILE EAST OF 24TH 
AVENUE S.E.) (WARD 5). 

  

BACKGROUND: 

With the platting of Turtle Crossing Phase 2 Addition approved by City Council at its meeting of 
October 14, 2025, certain existing public sanitary sewer improvements were abandoned or 
relocated during the installation of public improvements for the new development that are in 
conflict with the development of the property.  The property is generally located south of East 
Lindsey Street and ½ mile east of 24th Avenue S.E. 

DISCUSSION: 

The engineer for the owners has submitted documents requesting a partial release of Easement 
E-1718-38 and the release of Easement E-2021-82.  The City Attorney’s office, Utilities 
Department and Public Works Department Staff have examined the documents and found them 
to be in order and proper as to form.  

STAFF RECOMMENDATIONS: 

Based upon the above information, staff recommends that Easement  E-1718-38 be partially 
released and E-2021-82 be released as described and the released documents be filed of 
record with the Cleveland County Clerk.   

430

Item 11.



476

Item 13.

431

Item 11.



477

Item 13.

432

Item 11.



0 sir2r!!?c,�g ,!�y!,! 
300 Pointe Pai kway Blvd 

Yuko11 OK 73099 

November 10, 2025 

City of Norman 

Department of Planning 

225 N. Webster Ave. 

Norman, OK 73069 

Re: Justification of Easement Release 

To Whom It May Concern: 

/405 787 G270 

Crafton Tull & Associates, Inc., on behalf of our client Farzaneh Development, LLLP, respectfully requests 

the release of the existing sanitary sewer easements located on the above-referenced property. These 

easements were originally established to serve the prior alignment of the sanitary sewer system. 

As part of the current development, the sanitary sewer lines have been relocated and constructed in 

new alignments that have been reviewed and accepted by the City of Norman. All utility improvements 

associated with the relocation have been completed, tested, and accepted for maintenance by the City. 

The previous easements no longer contain active sanitary sewer infrastructure and are not necessary for 

access, maintenance, or future utility purposes. 

The release of these easements will allow full utilization of the affected parcels for proposed building 

construction and site improvements consistent with the approved development plans. 

We respectfully request the City's authorization and execution of an easement release to clear the 

affected property of obsolete sanitary sewer encumbrances. Please let us know if any additional 

documentation, exhibits, or as-built drawings are required to facilitate this release. 

Should you have any questions or need additional information, please contact us at 405-787-6270 or 

Christian.Hafilill..@craftontull.com 

Respectfully, 

Christian Hagen, P.E. 

Crafton Tull & Associates 

www. craftontu 11. com 
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File Attachments for Item:

12. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF FP-2526-13: FINAL PLAT FOR UNIVERSITY NORTH PARK 

ADDITION, SECTION XXIV A PLANNED UNIT DEVELOPMENT, (GENERALLY 

LOCATED ¼ MILE EAST OF 24TH AVENUE N.W. AND ½ MILE SOUTH OF ROCK 

CREEK ROAD. (WARD 8).
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01-27-26 

REQUESTER: Ken Danner, Subdivision Development Manager 

PRESENTER: Scott Sturtz, Director of Public Works 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF FP-2526-13: FINAL PLAT FOR UNIVERSITY 
NORTH PARK ADDITION, SECTION XXIV A PLANNED UNIT 
DEVELOPMENT, (GENERALLY LOCATED ¼ MILE EAST OF 24TH 
AVENUE N.W. AND ½ MILE SOUTH OF ROCK CREEK ROAD. (WARD 
8). 

  

BACKGROUND: 

This item is a final plat for University North Park Addition, Section XXIV, a Planned Unit 
Development generally located ¼ mile east of 24th Avenue N.W. and ½ mile south of Rock Creek 
Road. 

City Council, at its meeting of December 12, 2006, adopted Ordinance No. O-0607-13 amending 
the PUD, Planned Unit Development narrative and preliminary site development plan and 
approved the revised preliminary plat.   

The Norman Development Committee, on January 6, 2026, reviewed and approved the program 
of public improvements, final site development plan and final plat for University North Park 
Addition, Section XXIV, a Planned Unit Development and recommended the final site 
development plan and final plat be submitted to City Council for consideration. 

DISCUSSION: 

The developer has requested City Council approve the final site development plan and final plat 
for University North Park Addition, Section XXIV, a Planned Unit Development. 

The property consists of 3.98 acres with two (2) lots and two (2) common areas.  The proposed 
use will be restaurants, retail and parking.  

Public improvements consist of drainage, sanitary sewer and water including fire hydrants. 
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RECOMMENDATION: 

Based upon the above information, staff recommends approval of the final site development plan 
and final plat and the filing of the final plat subject to the completion and acceptance of public 
improvements or bonding public improvements. 
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File Attachments for Item:

13. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF AMENDMENT TWO TO CONTRACT K-1920-22: BY AND 

BETWEEN THE CITY OF NORMAN AND OLSSON, INC., INCREASING THE 

CONTRACT AMOUNT BY $587,889.01 FOR A REVISED CONTRACT AMOUNT OF 

$1,691,853.78 TO PROVIDE CONTINUED 2019 BOND PROGRAM MANAGEMENT 

THROUGH 2030. (City)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Tim Miles, City Engineer 

PRESENTER: Scott Sturtz, Director of Public Works 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF AMENDMENT TWO TO CONTRACT K-1920-22: 
BY AND BETWEEN THE CITY OF NORMAN AND OLSSON, INC., 
INCREASING THE CONTRACT AMOUNT BY $587,889.01 FOR A 
REVISED CONTRACT AMOUNT OF $1,691,853.78 TO PROVIDE 
CONTINUED 2019 BOND PROGRAM MANAGEMENT THROUGH 2030. 
(City) 

  

BACKGROUND: 
 
On April 2, 2019, the citizens of Norman voted in favor of a $72 million transportation bond issue, 
which includes nineteen (19) projects.  With the anticipated $67 million in federal dollars being 
leveraged for these projects, approximately $139 million is budgeted for the nineteen (19) 
projects. Please see the attached project list and map showing the approved projects.   
 
On July 23, 2019, City Council approved Contract K-1920-22 with Olsson, Inc. to provide 
Program Management Services through 2022, in the amount of $750,459.84.   
 
On January 10, 2022, City Council approved Amendment No. 1 to Contract K-1920-22 with 
Olsson, Inc. to provide Program Management Services through 2025, in the amount of 
$353,504.93 for a revised contract amount of $1,103,964.77.  
 
Tonight’s contract amendment is to extend these services five (5) more years through 2030.  
 
DISCUSSION: 
 
Olsson, Inc. has been performing the 2019 Bond Program Management duties since July 2019 
with the intent to continue these services through 2030 as long as City staff continue to be 
satisfied with the services provided.  The scope and fee were generally established for the ten 
(10) year program length under the original contract.  However, the City of Norman has the 
flexibility to monitor consultant performance and modify scope needs at various intervals 
throughout the life of the approximately 11-year agreement.  Olsson, Inc. has completed all 
requested services through 2025 as outlined in the Original Agreement and Amendment No.1.  
City staff are now ready to extend these services through 2030 as outlined in Amendment No. 2 
in the amount of $587,889.01, for a revised contract amount of $1,691,853.78.  
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Olsson, Inc. performs multiple program management tasks for City staff on the 2019 Bond 
Program.  Some tasks require additional resources than what City staff have available to them 
and all tasks help free up time so City staff can focus on project specific items.  Below is a 
summary of some of the more important program management tasks: 
 
Program Management Tasks 

 Program Budget Tracking 

 Quarterly Report Project Summaries 

 Maintains active and completed projects website 

 Maintains project budgets app for staff use 

 Monthly status update meetings 

 Monthly consultant progress meetings 

 Tracks project schedules and holds consultants accountable 

 Actively seeks federal funding opportunities 

 Grant writing as needed 
 
Funding for these services was budgeted in the 2019 Bond Program by allocating 2% of the 
estimated construction cost of the bond projects, or $1,773,215 to hire a consultant to provide 
Program Management Services for these projects.  The original contract amount of $750,459.84 
plus the Contract Amendment No. 1 amount of $353,504.93 totals $1,103,964.77 or 62% of the 
total budget amount.  This leaves $669,250.23 or 38% of the budget for years 2026-2030. 
 
Funds for Contract Amendment No. 2 in the amount of $587,889.01 is available in the Project 
Management Bond Project, Design (Account 50594019-46201; Project BP0455), which was 
established for all 2019 Bond Project Program Management services.   
 
If approved, Olsson, Inc. will continue providing program management duties on the 2019 Bond 
Projects through 2030.   
 

RECOMMENDATION: 
 
Staff recommends the approval of Amendment No. 2 to Contract K-1920-22 with Olsson, Inc. in 
the amount of $587,889.01 for the continuation of the 2019 Bond Program Management through 
2030. 
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Task 1 Basic Consulting Services (monthly expense * four year total) $416,592.00

Task 4 Program Oversight: Quarterly Reports (quarterly expense * four year total) $145,712.00

SUBTOTAL $562,304.00

Task 9 Additional Services (to 2019 Contract Limit) $25,585.01

TOTAL AMENDMENT 2 $587,889.01

City of Norman

PROGRAM MANAGEMENT FEE DETAIL

Amendment No. 2

Vision for Norman

2019 Transportation Bond Package

C-1
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2020 1 Porter Avenue and Acres Street
2021 2 Jenkins Avenue - Imhoff Road to Lindsey Street
2021 3 Porter Avenue Streetscape
2022 4 James Garner Avenue - Acres to Duffy
2022 5 Gray Street Two-Way Conversion
2023 6 Cedar Lane Road - East of 24th Avenue SE to 36th Avenue SE
2023 7 Constitution Street - Jenkins to Classen
2024 8 36th Avenue NW - North of Indian Hills Road to Moore City Limit
2024 9 Traffic Management Center
2025 10 36th Avenue SE - Cedar Lane Road to State Highway 9
2025 11 24th Avenue NE - Rock Creek Road to Tecumseh Road
2026 12 48th Avenue NW - Phase 1 - Robinson Street to Rock Creek Road
2027 13 Lindsey Street Special Corridor (Elm Avenue to Jenkins Avenue)
2028 14 Indian Hills Road - 48th Avenue NW to Interstate 35
2028 15 Indian Hills Road and I-35 Interchange Match Funds
2029 16 48th Avenue NW - Phase 2 - Rock Creek Road to Tecumseh Road
2029 17 Lindsey Street Special Corridor (Pickard Avenue to Elm Avenue)
2030 18 Tecumseh Road - 12th Ave NE to 24th Ave NE
2030 19 Rock Creek Road - Queenston to 24th Avenue NE

Project No. 
on Map

Project Location
Construction 

Year

2019 Bond Projects List

2019 Bond Projects Map 
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File Attachments for Item:

14. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF AMENDMENT TWO TO CONTRACT K-2223-85: BETWEEN 

THE CITY OF NORMAN AND OLSSON, INC. FOR ADDITIONAL DESIGN 

ENGINEERING SERVICES TO THE 36TH AVENUE SE WIDENING 2019 BOND 

PROJECT – CEDAR LANE ROAD TO STATE HIGHWAY 9 IN THE AMOUNT OF 

$58,000.00. (Ward 1)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Joe Taylor, Staff Engineer 

PRESENTER: Scott Sturtz, Director of Public Works 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF AMENDMENT TWO TO CONTRACT K-2223-85: 
BETWEEN THE CITY OF NORMAN AND OLSSON, INC. FOR 
ADDITIONAL DESIGN ENGINEERING SERVICES TO THE 36TH AVENUE 
SE WIDENING 2019 BOND PROJECT – CEDAR LANE ROAD TO STATE 
HIGHWAY 9 IN THE AMOUNT OF $58,000.00. (Ward 1) 

  

BACKGROUND: 
 

On April 2, 2019, the citizens of Norman voted in favor of a $72 million transportation bond issue, 

which includes nineteen (19) projects.  With the anticipated $67 million in federal dollars being 

leveraged for these projects, approximately $139 million is budgeted for the nineteen (19) 

projects. Please see the attached project list and map showing the approved projects.  

On August 19, 2019, City staff advertised Request for Proposal RFP 1920-16 to solicit 

Consulting Engineering Services for the fourteen (14) bond projects still requiring design.  The 

selection committee consisting of three (3) City staff and two (2) citizens shortlisted nine (9) 

consultant teams for interviews held on October 2, 2019.  The five (5) consultant teams selected 

after interviews to complete the design on these projects are: 

• Garver, Norman 

• Cowan Group, Oklahoma City 

• Freese and Nichols, Oklahoma City 

• MacArthur Associated Consultants, Oklahoma City 

• Olsson Associates, Oklahoma City 

These consultants are being assigned the various projects by City staff based on capacity, 

performance on their current projects and capabilities of their firm to complete a specific project. 

On January 10, 2023, City Council awarded the design engineering services contract for the 36th 

Avenue SE Widening Project – Cedar Lane Road to State Highway 9 to Olsson, Inc. of 

Oklahoma City in the amount of $559,500.00. 
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On October 24, 2023, City Council approved Amendment No. 1 for Olsson, Inc. in the amount 

of $38,600 for additional bridge design that was added to their scope of work on the 36th Avenue 

SE – Cedar Lane Road to State Highway 9 Widening Project. 

DISCUSSION: 
 

Tonight’s agenda item is a contract amendment with Olsson, Inc., which includes plan revisions 

to remove the on-street bike lanes and replacing them with a 10-foot-wide multi-use path on the 

west side of the street.  Just a few years ago, on-street bike lanes were the preferred method to 

accommodate bicycles on multi-modal roadways.  We have now learned that 10-foot multi-use 

paths may be a better choice for certain situations.  After further collaboration with staff and our 

engineering consultant, City staff recommend changing the project design to eliminate the on-

street bike lanes and adding a 10-foot-wide multi-use path on the west side of 36th Avenue SE.  

This design will allow for better multi-modal access to Saxon Park on the west side of 36th 

Avenue SE, will connect seamlessly to the existing State Highway 9 multi-use trail that intersects 

the north end of this project, and will provide better connectivity to the planned development on 

the southwestern portion of this project.   

 

The additional design cost for this supplemental agreement will be offset by the reduced 

construction costs.  On-street bike lanes are constructed to the same pavement thickness and 

subgrade stabilization requirements since they are part of the roadway.  By eliminating the 

additional 10-foot street width for bike lanes and replacing it with a less expensive 10-foot-wide 

and 5-inch-thick multi-use path, construction costs are substantially less than the redesign fee.     

 

Supplemental Agreement No. 2 results in a contract increase of $58,000 or 9.7% over the 

existing contract amount of $598,100.00 for a new contract total of $656,100.00.  Funding for 

these additional design services is available in the 36th Avenue SE – Cedar Lane Road to State 

Highway 9 Widening Project (No. BP0423, Design Account No. 50594019-46201).  

 

If approved, Olsson will begin work immediately on the above-mentioned plan revisions.   

RECOMMENDATION: 
 
Staff recommends approval of Amendment No. 2 to Contract K-2223-85 in the amount of 
$58,000.00, between the City of Norman and Olsson, Inc., for supplemental design 
engineering on the 36th Avenue SE Widening Project – Cedar Lane Road to State Highway 9. 
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2020 1 Porter Avenue and Acres Street
2021 2 Jenkins Avenue - Imhoff Road to Lindsey Street
2021 3 Porter Avenue Streetscape
2022 4 James Garner Avenue - Acres to Duffy
2022 5 Gray Street Two-Way Conversion
2023 6 Cedar Lane Road - East of 24th Avenue SE to 36th Avenue SE
2023 7 Constitution Street - Jenkins to Classen
2024 8 36th Avenue NW - North of Indian Hills Road to Moore City Limit
2024 9 Traffic Management Center
2025 10 36th Avenue SE - Cedar Lane Road to State Highway 9
2025 11 24th Avenue NE - Rock Creek Road to Tecumseh Road
2026 12 48th Avenue NW - Phase 1 - Robinson Street to Rock Creek Road
2027 13 Lindsey Street Special Corridor (Elm Avenue to Jenkins Avenue)
2028 14 Indian Hills Road - 48th Avenue NW to Interstate 35
2028 15 Indian Hills Road and I-35 Interchange Match Funds
2029 16 48th Avenue NW - Phase 2 - Rock Creek Road to Tecumseh Road
2029 17 Lindsey Street Special Corridor (Pickard Avenue to Elm Avenue)
2030 18 Tecumseh Road - 12th Ave NE to 24th Ave NE
2030 19 Rock Creek Road - Queenston to 24th Avenue NE

Project No. 
on Map

Project Location
Construction 

Year

2019 Bond Projects List

2019 Bond Projects Map 
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File Attachments for Item:

15. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-70: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND CEC CORPORATION FOR ON-CALL ENGINEERING SERVICES 

ON AN AS-NEEDED BASIS. (City)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Peter Wolbach 

PRESENTER: Peter Wolbach, Staff Engineer - Utilities 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF CONTRACT K-2526-70: BY AND BETWEEN THE 
CITY OF NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN 
UTILITIES AUTHORITY AND CEC CORPORATION FOR ON-CALL 
ENGINEERING SERVICES ON AN AS-NEEDED BASIS. (City) 

  

BACKGROUND: 

Several departments within the City of Norman utilize consultants for various projects 
necessary to provide reliable services to our citizens and customers. Frequently, consultants 
for a specific project are selected utilizing a request for proposal specific to the particular 
project. However, on-call professional service contracts allow staff to expedite the use of 
consulting services and ensure timely completion of required improvements. 

DISCUSSION: 
Staff issued Request for Qualifications RFQ-2425-45 to numerous firms providing right-of-way, 

engineering, surveying, architectural, and environmental services during Fiscal Year 2025. 

Qualifications were submitted by multiple firms, each identifying the categories of service for 

which they requested consideration. 

Each proposal was independently reviewed and scored by staff from the Parks and Recreation, 

Public Works, and Utilities Departments, including Tim Miles, Nathan Madenwald, Paul 

D’Andrea, James Briggs, and Peter Wolbach. Rankings were determined according to the 

evaluation criteria outlined within the Request for Qualifications. 

All reviewers agreed upon the top-ranked firms in each service category based on experience, 

qualifications, and demonstrated ability to perform the required work. Contracts were then 

prepared and issued for review, approval, and execution by the selected firms. 

Funding for work performed under these contracts will be drawn from the respective project 

accounts or department budgets and charged at the hourly rates identified in the contract on an 

as-needed basis. Upon approval of the contracts, staff will select a firm based on availability, 

relevant experience, and ability to perform the work in a timely manner. 
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RECOMMENDATION: 

Staff recommends that the City of Norman, Norman Municipal Authority, and Norman Utilities 
Authority approve Contract K-2526-70 with CEC Corporation to provide On-Call Engineering 
Services on an as-needed basis. 
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File Attachments for Item:

16. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF CONTRACT K-2526-71: A CONTRACT BY AND BETWEEN 

THE CITY OF NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN 

UTILITIES AUTHORITY AND COWAN GROUP ENGINEERING, L.L.C., FOR ON-CALL

ENGINEERING AND SURVEYING SERVICES ON AN AS-NEEDED BASIS
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Peter Wolbach 

PRESENTER: Peter Wolbach, Staff Engineer - Utilities 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT AND/OR 
POSTPONEMENT OF CONTRACT K-2526-71: A CONTRACT BY AND 
BETWEEN THE CITY OF NORMAN, NORMAN MUNICIPAL AUTHORITY, 
AND NORMAN UTILITIES AUTHORITY AND COWAN GROUP 
ENGINEERING, L.L.C., FOR ON-CALL ENGINEERING AND SURVEYING 
SERVICES ON AN AS-NEEDED BASIS 

  

BACKGROUND: 

Several departments within the City of Norman utilize consultants for various projects necessary 
to provide reliable services to our citizens and customers. Frequently, consultants for a specific 
project are selected utilizing a request for proposal specific to the particular project. However, 
on-call professional service contracts allow staff to expedite the use of consulting services and 
ensure timely completion of required improvements. 

DISCUSSION: 
Staff issued Request for Qualifications RFQ-2425-45 to numerous firms providing right-of-way, 

engineering, surveying, architectural, and environmental services during Fiscal Year 2025. 

Qualifications were submitted by multiple firms, each identifying the categories of service for 

which they requested consideration. 

Each proposal was independently reviewed and scored by staff from the Parks and Recreation, 

Public Works, and Utilities Departments, including Tim Miles, Nathan Madenwald, Paul 

D’Andrea, James Briggs, and Peter Wolbach. Rankings were determined according to the 

evaluation criteria outlined within the Request for Qualifications. 

All reviewers agreed upon the top-ranked firms in each service category based on experience, 

qualifications, and demonstrated ability to perform the required work. Contracts were then 

prepared and issued for review, approval, and execution by the selected firms. 

Funding for work performed under these contracts will be drawn from the respective project 

accounts or department budgets and charged at the hourly rates identified in the contract on an 

as-needed basis. Upon approval of the contracts, staff will select a firm based on availability, 

relevant experience, and ability to perform the work in a timely manner. 
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RECOMMENDATION: 

Staff recommends that the City of Norman, Norman Municipal Authority, and Norman Utilities 
Authority approve Contract K-2526-71 with Cowan Group Engineering, L.L.C., to provide On-
Call Engineering and Surveying Services on an as-needed basis. 
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File Attachments for Item:

17. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-72: A CONTRACT BY AND BETWEEN 

THE CITY OF NORMAN, NORMAN MUNICIPAL AUTHORITY, NORMAN UTILITIES 

AUTHORITY, AND FREESE AND NICHOLS, INC., FOR ON-CALL ARCHITECTURAL 

SERVICES ON AN AS-NEEDED BASIS. (City)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Peter Wolbach 

PRESENTER: Peter Wolbach, Staff Engineer - Utilities 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF CONTRACT K-2526-72: A CONTRACT BY AND 
BETWEEN THE CITY OF NORMAN, NORMAN MUNICIPAL AUTHORITY, 
NORMAN UTILITIES AUTHORITY, AND FREESE AND NICHOLS, INC., 
FOR ON-CALL ARCHITECTURAL SERVICES ON AN AS-NEEDED 
BASIS. (City) 

  

BACKGROUND: 
Several departments within the City of Norman utilize consultants for various projects necessary 

to provide reliable services to our citizens and customers. Frequently, consultants for a specific 

project are selected utilizing a request for proposal specific to the particular project. However, 

on-call professional service contracts allow staff to expedite the use of consulting services and 

ensure timely completion of required improvements. 

DISCUSSION: 
Staff issued Request for Qualifications RFQ-2425-45 to numerous firms providing right-of-way, 

engineering, surveying, architectural, and environmental services during Fiscal Year 2025. 

Qualifications were submitted by multiple firms, each identifying the categories of service for 

which they requested consideration. 

Each proposal was independently reviewed and scored by staff from the Parks and Recreation, 

Public Works, and Utilities Departments, including Tim Miles, Nathan Madenwald, Paul 

D’Andrea, James Briggs, and Peter Wolbach. Rankings were determined according to the 

evaluation criteria outlined within the Request for Qualifications. 

All reviewers agreed upon the top-ranked firms in each service category based on experience, 

qualifications, and demonstrated ability to perform the required work. Contracts were then 

prepared and issued for review, approval, and execution by the selected firms. 

Funding for work performed under these contracts will be drawn from the respective project 

accounts or department budgets and charged at the hourly rates identified in the contract on an 

as-needed basis. Upon approval of the contracts, staff will select a firm based on availability, 

relevant experience, and ability to perform the work in a timely manner. 

 

509

Item 17.



Page 2 of 2 

RECOMMENDATION: 

Staff recommends that the City of Norman, Norman Municipal Authority, and Norman Utilities 
Authority approve Contract K-2526-72 with Freese and Nichols, Inc., to provide On-Call 
Architectural Services on an as-needed basis. 
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File Attachments for Item:

18. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-73: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND GARVER, L.L.C., FOR ON-CALL ENGINEERING AND 

ENVIRONMENTAL SERVICES ON AN AS-NEEDED BASIS. (City)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Peter Wolbach 

PRESENTER: Peter Wolbach, Staff Engineer - Utilities 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF CONTRACT K-2526-73: BY AND BETWEEN THE 
CITY OF NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN 
UTILITIES AUTHORITY AND GARVER, L.L.C., FOR ON-CALL 
ENGINEERING AND ENVIRONMENTAL SERVICES ON AN AS-NEEDED 
BASIS. (City) 

  

BACKGROUND: 

Several departments within the City of Norman utilize consultants for various projects 
necessary to provide reliable services to our citizens and customers. Frequently, consultants 
for a specific project are selected utilizing a request for proposal specific to the particular 
project. However, on-call professional service contracts allow staff to expedite the use of 
consulting services and ensure timely completion of required improvements. 

DISCUSSION: 
Staff issued Request for Qualifications RFQ-2425-45 to numerous firms providing right-of-way, 

engineering, surveying, architectural, and environmental services during Fiscal Year 2025. 

Qualifications were submitted by multiple firms, each identifying the categories of service for 

which they requested consideration. 

Each proposal was independently reviewed and scored by staff from the Parks and Recreation, 

Public Works, and Utilities Departments, including Tim Miles, Nathan Madenwald, Paul 

D’Andrea, James Briggs, and Peter Wolbach. Rankings were determined according to the 

evaluation criteria outlined within the Request for Qualifications. 

All reviewers agreed upon the top-ranked firms in each service category based on experience, 

qualifications, and demonstrated ability to perform the required work. Contracts were then 

prepared and issued for review, approval, and execution by the selected firms. 

Funding for work performed under these contracts will be drawn from the respective project 

accounts or department budgets and charged at the hourly rates identified in the contract on an 

as-needed basis. Upon approval of the contracts, staff will select a firm based on availability, 

relevant experience, and ability to perform the work in a timely manner. 

526

Item 18.



Page 2 of 2 

RECOMMENDATION: 

Staff recommends that the City of Norman, Norman Municipal Authority, and Norman Utilities 
Authority approve Contract K-2526-73 with Garver, L.L.C., to provide On-Call Engineering and 
Environmental Services on an as-needed basis. 
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File Attachments for Item:

19. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF CONTRACT K-2526-74: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND HALFF AND ASSOCIATES, INC., FOR ON-CALL SURVEYING 

SERVICES ON AN AS-NEEDED BASIS. (City)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Peter Wolbach 

PRESENTER: Peter Wolbach, Staff Engineer - Utilities 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT AND/OR 
POSTPONEMENT OF CONTRACT K-2526-74: BY AND BETWEEN THE 
CITY OF NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN 
UTILITIES AUTHORITY AND HALFF AND ASSOCIATES, INC., FOR ON-
CALL SURVEYING SERVICES ON AN AS-NEEDED BASIS. (City) 

  

BACKGROUND: 

Several departments within the City of Norman utilize consultants for various projects 
necessary to provide reliable services to our citizens and customers. Frequently, consultants 
for a specific project are selected utilizing a request for proposal specific to the particular 
project. However, on-call professional service contracts allow staff to expedite the use of 
consulting services and ensure timely completion of required improvements. 

DISCUSSION: 
Staff issued Request for Qualifications RFQ-2425-45 to numerous firms providing right-of-way, 

engineering, surveying, architectural, and environmental services during Fiscal Year 2025. 

Qualifications were submitted by multiple firms, each identifying the categories of service for 

which they requested consideration. 

Each proposal was independently reviewed and scored by staff from the Parks and Recreation, 

Public Works, and Utilities Departments, including Tim Miles, Nathan Madenwald, Paul 

D’Andrea, James Briggs, and Peter Wolbach. Rankings were determined according to the 

evaluation criteria outlined within the Request for Qualifications. 

All reviewers agreed upon the top-ranked firms in each service category based on experience, 

qualifications, and demonstrated ability to perform the required work. Contracts were then 

prepared and issued for review, approval, and execution by the selected firms. 

Funding for work performed under these contracts will be drawn from the respective project 

accounts or department budgets and charged at the hourly rates identified in the contract on an 

as-needed basis. Upon approval of the contracts, staff will select a firm based on availability, 

relevant experience, and ability to perform the work in a timely manner. 
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RECOMMENDATION: 

Staff recommends that the City of Norman, Norman Municipal Authority, and Norman Utilities 
Authority approve Contract K-2526-74 with Halff and Associates, Inc., to provide On-Call 
Surveying Services on an as-needed basis. 
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File Attachments for Item:

20. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-75: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND KIMLEY HORN AND ASSOCIATES, INC., FOR ON-CALL 

ENVIRONMENTAL SERVICES ON AN AS-NEEDED BASIS. (City)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Peter Wolbach 

PRESENTER: Peter Wolbach, Staff Engineer - Utilities 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF CONTRACT K-2526-75: BY AND BETWEEN THE 
CITY OF NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN 
UTILITIES AUTHORITY AND KIMLEY HORN AND ASSOCIATES, INC., 
FOR ON-CALL ENVIRONMENTAL SERVICES ON AN AS-NEEDED 
BASIS. (City) 

  

BACKGROUND: 

Several departments within the City of Norman utilize consultants for various projects 
necessary to provide reliable services to our citizens and customers. Frequently, consultants 
for a specific project are selected utilizing a request for proposal specific to the particular 
project. However, on-call professional service contracts allow staff to expedite the use of 
consulting services and ensure timely completion of required improvements. 

DISCUSSION: 
Staff issued Request for Qualifications RFQ-2425-45 to numerous firms providing right-of-way, 

engineering, surveying, architectural, and environmental services during Fiscal Year 2025. 

Qualifications were submitted by multiple firms, each identifying the categories of service for 

which they requested consideration. 

Each proposal was independently reviewed and scored by staff from the Parks and Recreation, 

Public Works, and Utilities Departments, including Tim Miles, Nathan Madenwald, Paul 

D’Andrea, James Briggs, and Peter Wolbach. Rankings were determined according to the 

evaluation criteria outlined within the Request for Qualifications. 

All reviewers agreed upon the top-ranked firms in each service category based on experience, 

qualifications, and demonstrated ability to perform the required work. Contracts were then 

prepared and issued for review, approval, and execution by the selected firms. 

Funding for work performed under these contracts will be drawn from the respective project 

accounts or department budgets and charged at the hourly rates identified in the contract on an 

as-needed basis. Upon approval of the contracts, staff will select a firm based on availability, 

relevant experience, and ability to perform the work in a timely manner. 

557

Item 20.



Page 2 of 2 

RECOMMENDATION: 

Staff recommends that the City of Norman, Norman Municipal Authority, and Norman Utilities 
Authority approve Contract K-2526-75 with Kimley Horn and Associates, Inc., to provide On-
Call Environmental Services on an as-needed basis. 
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File Attachments for Item:

21. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF CONTRACT K-2526-76: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND KRITTENBRINK ARCHITECTURE, L.L.C., FOR ON-CALL 

ARCHITECTURAL SERVICES ON AN AS-NEEDED BASIS. (City)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Peter Wolbach 

PRESENTER: Peter Wolbach, Staff Engineer - Utilities 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT AND/OR 
POSTPONEMENT OF CONTRACT K-2526-76: BY AND BETWEEN THE 
CITY OF NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN 
UTILITIES AUTHORITY AND KRITTENBRINK ARCHITECTURE, L.L.C., 
FOR ON-CALL ARCHITECTURAL SERVICES ON AN AS-NEEDED 
BASIS. (City) 

  

BACKGROUND: 

Several departments within the City of Norman utilize consultants for various projects necessary 
to provide reliable services to our citizens and customers. Frequently, consultants for a specific 
project are selected utilizing a request for proposal specific to the particular project. However, 
on-call professional service contracts allow staff to expedite the use of consulting services and 
ensure timely completion of required improvements. 

DISCUSSION: 
Staff issued Request for Qualifications RFQ-2425-45 to numerous firms providing right-of-way, 

engineering, surveying, architectural, and environmental services during Fiscal Year 2025. 

Qualifications were submitted by multiple firms, each identifying the categories of service for 

which they requested consideration. 

Each proposal was independently reviewed and scored by staff from the Parks and Recreation, 

Public Works, and Utilities Departments, including Tim Miles, Nathan Madenwald, Paul 

D’Andrea, James Briggs, and Peter Wolbach. Rankings were determined according to the 

evaluation criteria outlined within the Request for Qualifications. 

All reviewers agreed upon the top-ranked firms in each service category based on experience, 

qualifications, and demonstrated ability to perform the required work. Contracts were then 

prepared and issued for review, approval, and execution by the selected firms. 

Funding for work performed under these contracts will be drawn from the respective project 

accounts or department budgets and charged at the hourly rates identified in the contract on an 

as-needed basis. Upon approval of the contracts, staff will select a firm based on availability, 

relevant experience, and ability to perform the work in a timely manner. 
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RECOMMENDATION: 

Staff recommends that the City of Norman, Norman Municipal Authority, and Norman Utilities 
Authority approve Contract K-2526-76 with Krittenbrink Architecture, L.L.C., to provide On-Call 
Architectural Services on an as-needed basis. 
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File Attachments for Item:

22. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-77: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND MA+ ARCHITECTURE, L.L.C., FOR ON-CALL ARCHITECTURAL 

SERVICES ON AN AS-NEEDED BASIS. (City)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Peter Wolbach 

PRESENTER: Peter Wolbach, Staff Engineer - Utilities 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF CONTRACT K-2526-77: BY AND BETWEEN THE 
CITY OF NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN 
UTILITIES AUTHORITY AND MA+ ARCHITECTURE, L.L.C., FOR ON-
CALL ARCHITECTURAL SERVICES ON AN AS-NEEDED BASIS. (City) 

  

BACKGROUND: 

Several departments within the City of Norman utilize consultants for various projects 
necessary to provide reliable services to our citizens and customers. Frequently, consultants 
for a specific project are selected utilizing a request for proposal specific to the particular 
project. However, on-call professional service contracts allow staff to expedite the use of 
consulting services and ensure timely completion of required improvements. 

DISCUSSION: 
Staff issued Request for Qualifications RFQ-2425-45 to numerous firms providing right-of-way, 

engineering, surveying, architectural, and environmental services during Fiscal Year 2025. 

Qualifications were submitted by multiple firms, each identifying the categories of service for 

which they requested consideration. 

Each proposal was independently reviewed and scored by staff from the Parks and Recreation, 

Public Works, and Utilities Departments, including Tim Miles, Nathan Madenwald, Paul 

D’Andrea, James Briggs, and Peter Wolbach. Rankings were determined according to the 

evaluation criteria outlined within the Request for Qualifications. 

All reviewers agreed upon the top-ranked firms in each service category based on experience, 

qualifications, and demonstrated ability to perform the required work. Contracts were then 

prepared and issued for review, approval, and execution by the selected firms. 

Funding for work performed under these contracts will be drawn from the respective project 

accounts or department budgets and charged at the hourly rates identified in the contract on an 

as-needed basis. Upon approval of the contracts, staff will select a firm based on availability, 

relevant experience, and ability to perform the work in a timely manner. 

 

592

Item 22.



Page 2 of 2 

RECOMMENDATION: 

Staff recommends that the City of Norman, Norman Municipal Authority, and Norman Utilities 
Authority approve Contract K-2526-77 with MA+ Architecture, L.L.C., to provide On-Call 
Architectural Services on an as-needed basis. 
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File Attachments for Item:

23. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-78: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND THE MCKINNEY PARTNERSHIP ARCHITECTS, P.C., FOR ON-

CALL ARCHITECTURAL SERVICES ON AN AS-NEEDED BASIS. (City)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Peter Wolbach 

PRESENTER: Peter Wolbach, Staff Engineer - Utilities 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF CONTRACT K-2526-78: BY AND BETWEEN THE 
CITY OF NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN 
UTILITIES AUTHORITY AND THE MCKINNEY PARTNERSHIP 
ARCHITECTS, P.C., FOR ON-CALL ARCHITECTURAL SERVICES ON 
AN AS-NEEDED BASIS. (City) 

  

BACKGROUND: 

Several departments within the City of Norman utilize consultants for various projects 
necessary to provide reliable services to our citizens and customers. Frequently, consultants 
for a specific project are selected utilizing a request for proposal specific to the particular 
project. However, on-call professional service contracts allow staff to expedite the use of 
consulting services and ensure timely completion of required improvements. 

DISCUSSION: 
Staff issued Request for Qualifications RFQ-2425-45 to numerous firms providing right-of-way, 

engineering, surveying, architectural, and environmental services during Fiscal Year 2025. 

Qualifications were submitted by multiple firms, each identifying the categories of service for 

which they requested consideration. 

Each proposal was independently reviewed and scored by staff from the Parks and Recreation, 

Public Works, and Utilities Departments, including Tim Miles, Nathan Madenwald, Paul 

D’Andrea, James Briggs, and Peter Wolbach. Rankings were determined according to the 

evaluation criteria outlined within the Request for Qualifications. 

All reviewers agreed upon the top-ranked firms in each service category based on experience, 

qualifications, and demonstrated ability to perform the required work. Contracts were then 

prepared and issued for review, approval, and execution by the selected firms. 

Funding for work performed under these contracts will be drawn from the respective project 

accounts or department budgets and charged at the hourly rates identified in the contract on an 

as-needed basis. Upon approval of the contracts, staff will select a firm based on availability, 

relevant experience, and ability to perform the work in a timely manner. 
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RECOMMENDATION: 

Staff recommends that the City of Norman, Norman Municipal Authority, and Norman Utilities 
Authority approve Contract K-2526-78 with The McKinney Partnership Architects, P.C., to 
provide On-Call Architectural Services on an as-needed basis. 
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File Attachments for Item:

24. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF CONTRACT K-2526-79: BY AND BETWEEN THE CITY OF NORMAN, 

NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES AUTHORITY AND OLSSON, 

INC., FOR ON-CALL ENVIRONMENTAL SERVICES ON AN AS-NEEDED BASIS. (City)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Peter Wolbach 

PRESENTER: Peter Wolbach, Staff Engineer - Utilities 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT AND/OR 
POSTPONEMENT OF CONTRACT K-2526-79: BY AND BETWEEN THE CITY 
OF NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 
AUTHORITY AND OLSSON, INC., FOR ON-CALL ENVIRONMENTAL 
SERVICES ON AN AS-NEEDED BASIS. (City) 

  

BACKGROUND: 

Several departments within the City of Norman utilize consultants for various projects necessary to 
provide reliable services to our citizens and customers. Frequently, consultants for a specific project are 
selected utilizing a request for proposal specific to the particular project. However, on-call professional 
service contracts allow staff to expedite the use of consulting services and ensure timely completion of 
required improvements. 

DISCUSSION: 
Staff issued Request for Qualifications RFQ-2425-45 to numerous firms providing right-of-way, 

engineering, surveying, architectural, and environmental services during Fiscal Year 2025. Qualifications 

were submitted by multiple firms, each identifying the categories of service for which they requested 

consideration. 

Each proposal was independently reviewed and scored by staff from the Parks and Recreation, Public 

Works, and Utilities Departments, including Tim Miles, Nathan Madenwald, Paul D’Andrea, James Briggs, 

and Peter Wolbach. Rankings were determined according to the evaluation criteria outlined within the 

Request for Qualifications. 

All reviewers agreed upon the top-ranked firms in each service category based on experience, 

qualifications, and demonstrated ability to perform the required work. Contracts were then prepared and 

issued for review, approval, and execution by the selected firms. 

Funding for work performed under these contracts will be drawn from the respective project accounts or 

department budgets and charged at the hourly rates identified in the contract on an as-needed basis. 

Upon approval of the contracts, staff will select a firm based on availability, relevant experience, and 

ability to perform the work in a timely manner. 

 

 

624

Item 24.



Page 2 of 2 

RECOMMENDATION: 

Staff recommends that the City of Norman, Norman Municipal Authority, and Norman Utilities Authority 
approve Contract K-2526-79 with Olsson, Inc., to provide On-Call Environmental Services on an as-
needed basis. 
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File Attachments for Item:

25. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-80: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND PARKHILL, SMITH, & COOPER, INC., FOR ON-CALL SURVEYING

SERVICES ON AN AS-NEEDED BASIS. (City)

640



Page 1 of 2 

 

 
CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Peter Wolbach 

PRESENTER: Peter Wolbach, Staff Engineer - Utilities 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF CONTRACT K-2526-80: BY AND BETWEEN THE 
CITY OF NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN 
UTILITIES AUTHORITY AND PARKHILL, SMITH, & COOPER, INC., FOR 
ON-CALL SURVEYING SERVICES ON AN AS-NEEDED BASIS. (City) 

  

BACKGROUND: 

Several departments within the City of Norman utilize consultants for various projects 
necessary to provide reliable services to our citizens and customers. Frequently, consultants 
for a specific project are selected utilizing a request for proposal specific to the particular 
project. However, on-call professional service contracts allow staff to expedite the use of 
consulting services and ensure timely completion of required improvements. 

DISCUSSION: 
Staff issued Request for Qualifications RFQ-2425-45 to numerous firms providing right-of-way, 

engineering, surveying, architectural, and environmental services during Fiscal Year 2025. 

Qualifications were submitted by multiple firms, each identifying the categories of service for 

which they requested consideration. 

Each proposal was independently reviewed and scored by staff from the Parks and Recreation, 

Public Works, and Utilities Departments, including Tim Miles, Nathan Madenwald, Paul 

D’Andrea, James Briggs, and Peter Wolbach. Rankings were determined according to the 

evaluation criteria outlined within the Request for Qualifications. 

All reviewers agreed upon the top-ranked firms in each service category based on experience, 

qualifications, and demonstrated ability to perform the required work. Contracts were then 

prepared and issued for review, approval, and execution by the selected firms. 

Funding for work performed under these contracts will be drawn from the respective project 

accounts or department budgets and charged at the hourly rates identified in the contract on an 

as-needed basis. Upon approval of the contracts, staff will select a firm based on availability, 

relevant experience, and ability to perform the work in a timely manner. 

 

641

Item 25.



Page 2 of 2 

RECOMMENDATION: 

Staff recommends that the City of Norman, Norman Municipal Authority, and Norman Utilities 
Authority approve Contract K-2526-80 with Parkhill, Smith, & Cooper, Inc., to provide On-Call 
Surveying Services on an as-needed basis. 
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File Attachments for Item:

26. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-86: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND WHITE HAWK ENGINEERING & DESIGN, L.L.C., FOR ON-CALL 

SURVEYING SERVICES ON AN AS-NEEDED BASIS. (City)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Peter Wolbach 

PRESENTER: Peter Wolbach, Staff Engineer - Utilities 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF CONTRACT K-2526-86: BY AND BETWEEN THE 
CITY OF NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN 
UTILITIES AUTHORITY AND WHITE HAWK ENGINEERING & DESIGN, 
L.L.C., FOR ON-CALL SURVEYING SERVICES ON AN AS-NEEDED 
BASIS. (City) 

  

BACKGROUND: 

Several departments within the City of Norman utilize consultants for various projects 
necessary to provide reliable services to our citizens and customers. Frequently, consultants 
for a specific project are selected utilizing a request for proposal specific to the particular 
project. However, on-call professional service contracts allow staff to expedite the use of 
consulting services and ensure timely completion of required improvements. 

DISCUSSION: 
Staff issued Request for Qualifications RFQ-2425-45 to numerous firms providing right-of-way, 

engineering, surveying, architectural, and environmental services during Fiscal Year 2025. 

Qualifications were submitted by multiple firms, each identifying the categories of service for 

which they requested consideration. 

Each proposal was independently reviewed and scored by staff from the Parks and Recreation, 

Public Works, and Utilities Departments, including Tim Miles, Nathan Madenwald, Paul 

D’Andrea, James Briggs, and Peter Wolbach. Rankings were determined according to the 

evaluation criteria outlined within the Request for Qualifications. 

All reviewers agreed upon the top-ranked firms in each service category based on experience, 

qualifications, and demonstrated ability to perform the required work. Contracts were then 

prepared and issued for review, approval, and execution by the selected firms. 

Funding for work performed under these contracts will be drawn from the respective project 

accounts or department budgets and charged at the hourly rates identified in the contract on an 

as-needed basis. Upon approval of the contracts, staff will select a firm based on availability, 

relevant experience, and ability to perform the work in a timely manner. 
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RECOMMENDATION: 

Staff recommends that the City of Norman, Norman Municipal Authority, and Norman Utilities 
Authority approve Contract K-2526-86 with White Hawk Engineering & Design, L.L.C., to 
provide On-Call Surveying Services on an as-needed basis. 

659

Item 26.



660

Item 26.



661

Item 26.



662

Item 26.



663

Item 26.



664

Item 26.



665

Item 26.



666

Item 26.



667

Item 26.



668

Item 26.



669

Item 26.



670

Item 26.



671

Item 26.



672

Item 26.



673

Item 26.



File Attachments for Item:

27. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-87: BY AND BETWEEN THE CITY OF 

NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN UTILITIES 

AUTHORITY AND WSB L.L.C., FOR ON-CALL ENVIRONMENTAL SERVICES ON AN 

AS-NEEDED BASIS. (City)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Peter Wolbach 

PRESENTER: Peter Wolbach, Staff Engineer - Utilities 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF CONTRACT K-2526-87: BY AND BETWEEN THE 
CITY OF NORMAN, NORMAN MUNICIPAL AUTHORITY, AND NORMAN 
UTILITIES AUTHORITY AND WSB L.L.C., FOR ON-CALL 
ENVIRONMENTAL SERVICES ON AN AS-NEEDED BASIS. (City) 

  

BACKGROUND: 

Several departments within the City of Norman utilize consultants for various projects 
necessary to provide reliable services to our citizens and customers. Frequently, consultants 
for a specific project are selected utilizing a request for proposal specific to the particular 
project. However, on-call professional service contracts allow staff to expedite the use of 
consulting services and ensure timely completion of required improvements. 

DISCUSSION: 
Staff issued Request for Qualifications RFQ-2425-45 to numerous firms providing right-of-way, 

engineering, surveying, architectural, and environmental services during Fiscal Year 2025. 

Qualifications were submitted by multiple firms, each identifying the categories of service for 

which they requested consideration. 

Each proposal was independently reviewed and scored by staff from the Parks and Recreation, 

Public Works, and Utilities Departments, including Tim Miles, Nathan Madenwald, Paul 

D’Andrea, James Briggs, and Peter Wolbach. Rankings were determined according to the 

evaluation criteria outlined within the Request for Qualifications. 

All reviewers agreed upon the top-ranked firms in each service category based on experience, 

qualifications, and demonstrated ability to perform the required work. Contracts were then 

prepared and issued for review, approval, and execution by the selected firms. 

Funding for work performed under these contracts will be drawn from the respective project 

accounts or department budgets and charged at the hourly rates identified in the contract on an 

as-needed basis. Upon approval of the contracts, staff will select a firm based on availability, 

relevant experience, and ability to perform the work in a timely manner. 
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RECOMMENDATION: 

Staff recommends that the City of Norman, Norman Municipal Authority, and Norman Utilities 
Authority approve Contract K-2526-87 with WSB L.L.C., to provide On-Call Environmental 
Services on an as-needed basis. 
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File Attachments for Item:

28. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-126: BY AND BETWEEN THE CITY OF 

NORMAN AND FREESE AND NICHOLS, INC., IN THE AMOUNT OF $99,969, FOR 

PROFESSIONAL SURVEY, DESIGN, ANALYSIS, AND ENGINEERING SERVICES 

RELATED TO THE WATER QUALITY RETROFIT OF THE SEQUOYAH TRAILS 

BLOCK A COMMON SPACE DETENTION POND, AS OUTLINED IN THE STAFF 

REPORT. (Ward 6)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Michele Loudenback, Environmental and Sustainability Manager 

PRESENTER: Michele Loudenback, Environmental and Sustainability Manager 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF CONTRACT K-2526-126: BY AND BETWEEN THE 
CITY OF NORMAN AND FREESE AND NICHOLS, INC., IN THE AMOUNT 
OF $99,969, FOR PROFESSIONAL SURVEY, DESIGN, ANALYSIS, AND 
ENGINEERING SERVICES RELATED TO THE WATER QUALITY 
RETROFIT OF THE SEQUOYAH TRAILS BLOCK A COMMON SPACE 
DETENTION POND, AS OUTLINED IN THE STAFF REPORT. (Ward 6) 

  

BACKGROUND: 

Lake Thunderbird, a critical water source, and recreational asset for the City of Norman, is 

subject to Total Maximum Daily Load (TMDL) regulations to control nutrient and sediment 

loading. A previous feasibility assessment identified the detention pond at Sequoyah Trail and 

Wildwood Lane as a potential site for retrofitting with green stormwater infrastructure (GSI) to 

improve stormwater management, enhance water quality, and reduce sediment and nutrient 

loads into the Lake Thunderbird watershed. 

On October 13, 2020, City Council approved Contract K-2021-39, between the City of Norman 

and Freese and Nichols, Inc., for completion of the Lake Thunderbird Watershed total maximum 

daily load (TMDL) Monitoring, Years 6-10, project. 

On April 27, 2021, City Council approved Amendment 1 to Contract K-2021-39, between the 

City of Norman and Freese and Nichols, Inc. (FNI), for additional work related to ensuring that 

the City meets DEQ requirements through the completion of the tasks related to the review and 

update of TMDL and Management Program materials. 

On June 11, 2024, City Council approved Amendment 2 to Contract K-2021-39 between the City of 

Norman and FNI, covering feasibility assessments within the Woodcrest Creek watershed 

including stream restoration and preliminary evaluation of the subject pond. 

On April 15, 2025, City Council accepted the donation of the 0.39 acre pond from the Board of 

Cleveland County Commissioners. 
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DISCUSSION: 

 

In 2023, Freese and Nichols completed an update of the TMDL model for Lake Thunderbird 

under Contract K-2021-039. Results from that update were provided to the City. Updated nutrient 

and sediment loading calculations were completed for the entire watershed and for individual 

sub-watersheds. These loadings provided data showing concentrations of nutrient and sediment 

inputs from each of the sub-watersheds. Using this data to guide nutrient and sediment reduction 

efforts in the form of constructed BMPs, it has been determined that Woodcrest Creek (WC-1) 

is one of the highest sources of sediment and phosphorous in the City.  

This proposed agreement will authorize FNI to complete the detailed design of the detention 

pond retrofit, incorporating best practices for GSI aimed at significantly improving water quality 

through enhanced infiltration, sediment control, and native vegetation establishment. The scope 

includes detailed design documents, specifications, and collaboration with the University of 

Oklahoma under the supervision of Dr. Robert Nairn. This partnership will provide practical, 

hands-on experience for environmental and engineering students, fostering educational growth 

while contributing valuable insights to the project. 

This agreement aligns with ongoing TMDL requirements and the City’s efforts in stormwater 

quality improvement through structural Best Management Practices (BMPs).  Staff has 

negotiated Contract K-2526-126 to a cost of $99,969.  

Funds are available in the amount of $1,100,568 within Lake Thunderbird TMDL Project, Design 

(Account 50599968-46201; Project DR0061).   

RECOMMENDATION: 

 

Staff recommends approval of Contract K-2526-126, between the City of Norman and Freese 

and Nichols, Inc., in an amount not to exceed $99,969 for the professional survey, design, 

analysis, and engineering services in connection with the Sequoyah Trails detention pond 

project. 

 

693

Item 28.



694

Item 28.



695

Item 28.



696

Item 28.



697

Item 28.



698

Item 28.



699

Item 28.



City of Norman 
Contract No. K-2526-126 

ATTACHMENT B 
Page 1 of 1 

Attachment B 

Project Schedule 

 

Article 4 of the AGREEMENT is amended and supplemented to include the following agreement of the 

parties. 

It is understood and agreed that the date of beginning, rate of progress, and the time of completion of 

SERVICES under this AGREEMENT are essential provisions of this AGREEMENT.  It is further 

understood and agreed that the services under this AGREEMENT shall commence upon execution of the 

AGREEMENT between OWNER & CONSULTANT and after receipt of a written Notice to Proceed from 

CONSULTANT.  The parties mutually agree that time is of the essence in the performance of this 

AGREEMENT in order for OWNER to have advantage of existing funding.  SUBCONSULTANT agrees 

to provide SERVICES for each phase of PROJECT as stated in Attachment A, in accordance with the time 

frame as stated below: 

 TASK/MILESTONE    ANTICIPATED COMPLETION DATE 

Notice to Proceed TBD 

TASK 1. DATA COLLECTION 

COORDINATION 

35 days after NTP 

TASK 2. EXISTING CONDITIONS & DESIGN 

CRITERIA 

8 days after NTP 

TASK 3. HYDROLOGIC & HYDRAULIC 

(H&H) ANALYSIS 

65 days after NTP 

TASK 4. 75% DESIGN SUBMITTAL 132 days after NTP 

TASK 5. FINAL DESIGN SUBMITTAL 205 days after NTP 

 

The parties further agree that CONSULTANT will meet this schedule using standards and procedures for 

their submissions consistent with those currently used by Engineers/Surveyors practicing in Oklahoma.  

This schedule excludes the governing agency review time (except as provided above) and any time lost 

while CONSULTANT is waiting for direction either by government agency or OWNER, and any excusable 

delays as described in Article 15 of the AGREEMENT. 

_________________________ 

Dates indicated are dependent upon timely review by OWNER and other factors beyond direct control of 

CONSULTANT. 
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Attachment A 

Scope of Services 

Article 3 of the AGREEMENT is amended and supplemented to include the following agreement 
of the parties. CONSULTANT shall, except as otherwise provided for herein, furnish all 
Engineering services, labor, equipment, and incidentals (SERVICES) as required for this 
AGREEMENT.  
 

Scope of Services for Pond Retrofit 

The scope set forth herein defines the work to be performed by the CONSULTANT, Freese and 
Nichols, Inc. (FNI), in completing the project. Both the Owner (CITY) and FNI have attempted to 
clearly define the work to be performed and address the needs of the Project. Under this scope, 
CONSULTANT is expanded to include any sub-consultant, including surveyor, employed, or 
contracted by Freese and Nichols, Inc. 

GENERAL OVERVIEW 
CONSULTANT will provide planning, analysis, design, and support services for retrofitting an 
existing detention pond to current standards. A primary goal of the Project is to plan and 
implement nature-based solutions (NBS) as a pilot for the City of Norman to demonstrate 
performance and develop guidance for future applications. The Project will evaluate and, as 
needed, increase storage capacity and update inlet and outlet configurations. Presampling, 
post‑sampling, and geotechnical exploration will be performed by University of Oklahoma (OU) 
graduate students and provided to CONSULTANT for incorporation into the design.  
 
CONSULTANT will provide two submittals: a 75% Design Submittal and a Final Submittal. 
 
Objectives for the Project are to:  

 Design the pond retrofit to current standards with any additional capacity needed and 
updated inlet/outlet configurations.  

 Integrate presampling, post‑sampling, and geotechnical information furnished by OU 
graduate students.  

 Prepare bid‑ready documents.  

 Develop a guidelines document for long‑term maintenance guidelines for the retrofitted 
pond.  

 Identify, evaluate, and incorporate feasible nature-based solutions identified in previous 
study (e.g., native riparian plantings, wetland shelves/benches, bioretention features, soil 
amendments, microtopography, and habitat enhancements) to improve water quality, 
resilience, and ecological function. 

 Document the pilot’s intended outcomes and performance approach in coordination with 
OU (leveraging available pre-/post-sampling) and summarize lessons learned to inform 
future NBS retrofits in Norman. 

  

701

Item 28.



 
WORK TO BE PERFORMED 

Basic Services 
The following design services shall align with the tasks set forth in Attachment C – 
Compensation. 
 

PROJECT MANAGEMENT  

CONSULTANT will manage the work outlined in this scope for efficient and effective use of 
CONSULTANT and the City’s time and resources. CONSULTANT will manage change, 
communication, coordinate internally and externally as needed, and address issues with the 
City’s Project Manager and others as necessary to make progress on the work. 

1. CONSULTANT will coordinate internally, track the progress of the project, and submit 

monthly status updates via e‑mail. Items in the monthly updates may include project 
updates, upcoming activities, project schedule, upcoming deliverables, and outstanding 
issues or information requirements. 

2. Meetings: CONSULTANT will conduct a virtual kickoff meeting; a 75% review meeting; 
and a Final review meeting. CONSULTANT will also support up to one (1) community 
meeting. 

ASSUMPTIONS  

 Up to three (3) meetings total are included as noted above.  

 Project schedule will be coordinated at kickoff. 

DELIVERABLES  

 Agendas and minutes for meetings.  

 Monthly status updates via e‑mail. 

TASK 1. DATA COLLECTION COORDINATION (SAMPLING & GEOTECHNICAL BY 
OTHERS) 

CONSULTANT will coordinate with OU graduate students performing presampling, 
post‑sampling, and geotechnical exploration including infiltration testing. Survey will be included 
in this scope item as well. CONSULTANT will:  

 Provide requested sampling locations/targets and a high‑level sampling outline for 
alignment with design needs.  

 Provide recommended boring locations, estimated depths, and general parameters for 
geotechnical exploration.  

 Review delivered field logs, lab results, and sampling summaries and incorporate the 
information into design assumptions and criteria.  

 Develop a brief Data Integration Memorandum summarizing how the provided data 
informs design. 
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 Survey of existing pond, including inflow and outflow infrastructure 

a. Topographic Survey 
b. Utility Locates 
c. Property / Right of Way 
d. Landowner Notifications 
e. Survey Data Sheets 

ASSUMPTIONS   

Sampling and geotechnical work (field, lab, and reporting) will be performed and 
stamped/approved by others; CONSULTANT will rely on these data.  CONSULTANT is not 
responsible for health and safety, QA/QC, scheduling, or access related to sampling or borings 
performed by others. 

DELIVERABLES  

Data Integration Memorandum (PDF). 

TASK 2. EXISTING CONDITIONS & DESIGN CRITERIA 

CONSULTANT will compile available record information, visit the site, and establish design 
criteria. Work includes:  

• Review of existing drawings, drainage reports, and available GIS and aerials.  

• Field reconnaissance to confirm key features, constraints, and access.  

• Establish design criteria to meet current City and applicable regional/state standards for 
detention, conveyance, and water quality (as relevant). 

DELIVERABLES  

Technical memorandum (PDF) summarizing existing conditions and design criteria. 

TASK 3. HYDROLOGIC & HYDRAULIC (H&H) ANALYSIS 

CONSULTANT will perform conceptual‑level hydrologic and hydraulic analysis to inform sizing 
and configuration of the retrofitted pond and inlet/outlet structures. Work includes:  

 Development/confirmation of drainage basin, design storms, and inflow hydrographs. 

 Stage–storage–discharge relationships and routing to evaluate detention performance.  

 Evaluation of additional storage capacity needs and alternatives.  

 Assessment of inlet and outlet configuration options to meet criteria and minimize 
maintenance. 

ASSUMPTIONS  

 No CLOMR/LOMR submittals are included.  

 Modeling will be at planning/design level suitable for facility sizing and plan production. 

DELIVERABLES  

703

Item 28.



H&H summary and figures incorporated into the 75% and Final submittals. 

TASK 4. 75% DESIGN SUBMITTAL 

The 75% Preliminary Design Submittal should include, but is not limited to, the following: 
 

 Title Sheet (with sheet index and standard drawings listed) 

 Typical Section/Detail Sheet 

 Drainage Map 

 Drainage Design Details & Calculation Tables 

 Storm Water Management Plan 

 Plan and Profile Sheets 

 Layout, grading, and cross sections for the pond retrofit and upgrades to 
bring the bioretention pond to current standards 

 Estimate of Earthwork 

 Survey Data Sheets including Utility Data Sheets 

 Preliminary Sequence of Construction (to determine Right-of-Way 
requirement) 

 Planting Plan and Plant Selection: develop a native species palette and 
planting plan tailored to bioretention hydrologic zones (ponding/bottom, 
benches/shelves, side slopes), including sizes, quantities, spacing, 
seasonal diversity, establishment period requirements, and invasive-
species management. 

 Bioretention performance elements (as applicable): media/soil 
amendments, mulch, underdrain configuration, overflow, and protection 
measures to support the nature-based pilot objectives and OU pre/post-
sampling. 

 Opinion of Probable Cost 

 Updated Design Schedule 

DELIVERABLES  

 75% plan set (PDF), Outline Specifications and OPCC.  

 75% review meeting and comment log. 

TASK 5. FINAL DESIGN SUBMITTAL 

The 100% Final Design Submittal should include, but is not limited to, the following: 

 100% ODOT Plans Checklist 

 Title Sheet 

 Typical Section/Detail Sheet 

 ODOT Pay Item Lists and Notes 

 Summary Sheets 

 Stormwater Management Plan 

 Erosion Control Sheets 

 Plan and Profile Sheets 

 Layout, grading, and cross sections for the pond retrofit and upgrades to 
bring the bioretention pond to current standards (e.g., forebay/sediment 
control, ponding depth, side slopes, access). 

 Demolition Sheets 
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 Final Estimate of Earthwork 

 Survey Data Sheets including Utility Data Sheets 

 Sequence of Construction and Traffic Control Plans 

 Planting Plan and Plant Selection 

 Bioretention performance elements (as applicable) 

 Final Opinion of Probable Cost – in required format 

 One-page NBS Pilot Summary (PDF; provided as an appendix to the Final 
submittal). 

DELIVERABLES  

 Final plan set (PDF) 

 Final specifications (PDF) 

 Editable files (CAD and Word as applicable) 

 Final comment resolution log 

 One-page NBS Pilot Summary (PDF; provided as an appendix to the Final submittal). 

 Graphics will use City brand guidelines if provided. 

TASK 6. MAINTENANCE GUIDELINES DOCUMENT 

CONSULTANT will develop a guide for long‑term maintenance of the retrofitted pond, tailored to 
City practices. Content will include:  

 Routine inspection checklists and frequencies. 

 Vegetation management, sediment/debris removal, inlet/outlet upkeep, and safety 
considerations.  

 Triggers for maintenance and example forms. 

DELIVERABLES 

Maintenance Guidelines document (editable Word and PDF). 

 

PROJECT‑WIDE ASSUMPTIONS 

 OU graduate students will perform presampling, post‑sampling, and geotechnical 
exploration. CONSULTANT will rely on data provided by others and will not direct field 
work, laboratory testing, or health and safety for these activities.  

 Easements, and right‑of‑entry/access coordination are by the City unless otherwise 
noted.  

 Environmental permitting, if required, is not included unless specifically authorized.  

 Utility relocations, land acquisition, and cultural/natural resource studies are not 
included.  
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 Two design submittals are included: 75% and Final. 

DELIVERABLES SUMMARY 

 75% Design Submittal: plan set (PDF), outline specifications, OPCC, and review 
meeting.  

 Final Design Submittal: plan set (PDF), specifications (PDF), final OPCC, editable files 
(CAD/Word). • Data Integration Memorandum; Existing Conditions & Criteria memo.  

 Maintenance Guidelines document (editable Word and PDF). 

ADDITIONAL SERVICES:  The following services are additional and shall not be included in the 
Scope of Services unless specifically approved by the CITY.  CONSULTANT shall inform the 
CITY when a particular service falls into the “Additional Services” category.  Compensation for 
Additional Services shall be on an hourly basis. 

1. Preparation of FIS documents such as profiles, summary of discharges table, or floodway 
data tables. 

2. Additional field surveys beyond what is included in the scope above. 

3. Additional alternative analyses or project development. 

4. Recreation of existing H&H models if digital files of the effective models are not available. 

5. Revisions to existing H&H models or creation of new models for areas not identified. 

6. Preparation of LOMR or CLOMR 

7. Additional alternatives to be detailed modeled or evaluated, including analysis of study areas 
beyond those outlined in scope of work. 

8. Public Outreach beyond what is included in scope above 

9. Appearances before regulatory agencies other than the CITY. 

10. Assistance to the CITY as an expert witness in any litigation with third parties arising from the 
development of the Project. 

11. Making property, boundary and right-of-way surveys, preparation of easement and deed 
descriptions, including title search and examination of deed records. 

12. Preparing data and reports for assistance to CITY in preparation for hearings before regulatory 
agencies, courts, arbitration panels or any mediator, giving testimony, personally or by 
deposition, and preparations therefore before any regulatory agency, court, arbitration panel 
or mediator. 

13. Assisting CITY in preparing for, or appearing at litigation, mediation, arbitration, dispute review 
boards, or other legal and/or administrative proceedings in the defense or prosecution of 
claims disputes with Contractor(s). 
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14. Visits to the project areas or City facilities in excess of the number of trips, coordination 
meetings or contract completion activities as defined in Basic and Special Services. 

15. Providing environmental investigations coordination with environmental resource agencies, 
jurisdictional determinations, and state or federal permitting. 

16. Providing basic or additional services on an accelerated time schedule.  The scope of this 
service does not include cost for overtime wages of employees and consultants, inefficiencies 
in work sequence and plotting or reproduction costs directly attributable to an accelerated time 
schedule directed by the CITY. 

17. Soil and foundation investigations, including field and laboratory tests, borings, related 
engineering analyses, and recommendations. 

18. Providing Geotechnical investigations, studies, or reports. 

19. Additional copies of reports. 

20. Preparation of applications and supporting documents for government grants, loans, or 
planning advances for public works projects. 

21. Acquisition of individual federal or state permits that may be required. 

22. Preparation of environmental statements. 
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City of Norman 
Contract No. K-2526-126 

ATTACHMENT D 
Page 1 of 2 

Attachment D, Owners Responsibilities 
Pond Retrofit 

 

Article 6 of the AGREEMENT is amended and supplemented to include the following agreement 

of the parties. 

As the OWNER will serve as a conduit for information, the OWNER shall provide information 

pertaining to applicable studies, data, city policies and ordinances, other relevant planning 

studies by Norman area agencies.  If data is required from other public agencies, the OWNER 

will assist in making requests for such data.   

The OWNER shall perform the following tasks: 

A. Coordinate and securing of meeting locations, times and necessary materials. 

B. Review and comment on Consultant materials and recommendations. 

C. Publish all public meeting notices, including all notices required in the newspaper. 

D. Make all requests to other public agencies such as ACOG (if necessary) for data and/or 
assistance, as may be appropriate and relevant to travel forecasts, modeling files, or other 
data. 

E. Provide CONSULTANT with current base mapping of City and extra-territorial jurisdictions 
in GIS (ESRI shapefile) or electronic format (DWG, DGN, DXF).  

F. Designate in writing a person to act as OWNER’s representative with respect to the 
services to be rendered under this AGREEMENT.  Such person shall have contract 
authority to transmit instructions, receive information, interpret and define OWNER’s 
policies and decisions with respect to FNI’s services for the Project. 

G. Assist CONSULTANT by placing at CONSULTANT’s disposal all available information 
pertinent to the Project including previous reports and any other data relative to execution 
of the Project. 

H. Arrange for access to and make all provisions for CONSULTANT to enter upon public and 
private property as required for CONSULTANT to perform services under this 
AGREEMENT. 

I. Examine all studies, reports, sketches, drawings, specifications, proposals and other 
documents presented by CONSULTANT, obtain advice of an attorney, insurance 
counselor and other consultants as OWNER deems appropriate for such examination and 
render in writing decisions pertaining thereto within a reasonable time so as not to delay 
the services of CONSULTANT. 

J. Furnish approvals and permits from all governmental authorities having jurisdiction over 
the Project and such approvals and consents from others as may be necessary for 
completion of the Project. 

K. Bear all costs incident to compliance with the requirements of this Attachment D. 
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City of Norman 
Contract No. K-2526-126 

ATTACHMENT D 
Page 2 of 2 

L. Notify CONSULTANT in writing of the request to perform additional and/or 
“optional” services at the added cost to the overall contract.  
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City of Norman 
Contract No.:  

ATTACHMENT C 
Page 1 of 2 

Attachment C, Fee Schedule 

Pond Retrofit 

Article 5 of the AGREEMENT is amended and supplemented to include the following agreement 

of the parties. 

 

The CONSULTANT agrees to perform the SERVICES identified in Attachement A – Scope of 

Services, in accordance with the limitations and conditions set forth in the AGREEMENT to pay 

an amount not to exceed $99,969____ unless changed or modified by a mutually executed 

contract amendment between the OWNER and the CONSULTANT. 

 

The OWNER shall pay the CONSULTANT for completion of the SERVICES of each task identified 

in Attachment A – Scope of Services, in accordance with the amounts stated below: 

 

BASIC SERVICES (LS) 
 

COMPENSATION 
  

    
Task 1: DATA COLLECTION COORDINATION 

 
$        10,126 

  
    Task 2: EXISTING CONDITIONS & DESIGN CRITERIA  $          3,545   

    Task 3: HYDROLOGIC & HYDRAULIC (H&H) ANALYSIS  $           9,730   

    Task 4: 75% DESIGN SUBMITTAL  $         39,880   

    Task 5: FINAL DESIGN SUBMITTAL  $         28,286   

    Task 6. MAINTENANCE GUIDELINES DOCUMENT  $           8,402   

         

    
BASIC SERVICES (LUMP SUM) 

 
 $       99,969 

  
         

    
PROJECT TOTAL 

 
 $       99,969 
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City of Norman 
Contract No.:  

ATTACHMENT C 
Page 2 of 2 
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File Attachments for Item:

29. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-132: BETWEEN THE NORMAN UTILITIES

AUTHORITY AND GARVER, L.L.C., IN THE AMOUNT OF $76,146 FOR 

ENGINEERING SERVICES ASSOCIATED WITH THE WATER RECLAMATION 

FACILITY (WRF) NON-POTABLE REUSE SYSTEM ASSESSMENT PROJECT 

(WW0211). (Ward 7)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Peter Wolbach 

PRESENTER: Peter Wolbach, Staff Engineer - Utilities 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF CONTRACT K-2526-132: BETWEEN THE 
NORMAN UTILITIES AUTHORITY AND GARVER, L.L.C., IN THE 
AMOUNT OF $76,146 FOR ENGINEERING SERVICES ASSOCIATED 
WITH THE WATER RECLAMATION FACILITY (WRF) NON-POTABLE 
REUSE SYSTEM ASSESSMENT PROJECT (WW0211). (Ward 7) 

  

BACKGROUND: 

The Water Reclamation Facility (WRF) has historically utilized a non-potable reuse (NPR) 
system to supply treated wastewater for on-site uses such as equipment cleaning, 
maintenance activities, and other operational demands that do not require potable water. Use 
of the NPR system reduces potable water demand and supports long-term water conservation 
goals. 

Due to operational challenges and significant facility upgrades completed during the Phase 2 
WRF Improvements project between 2015 and 2018, the NPR system was taken out of service 
and was not included in those improvements. Subsequent attempts to restart the system 
revealed water quality and quantity concerns, and the system has remained offline while 
potable water continues to be used for on-site operational needs. 

On December 10, 2024, the Norman Utilities Authority (NUA) approved Contract K-2425-36 to 
accept $500,000 in grant funding from Google, L.L.C., through its Water Stewardship program 
to support rehabilitation of the WRF NPR system. 

As part of that effort, staff identified the need for a comprehensive technical assessment to 
evaluate the existing system, identify deficiencies, and develop recommendations to restore 
operability and evaluate additional reuse opportunities. 

DISCUSSION: 

Staff proposes to engage Garver, L.L.C., to perform a detailed assessment of the WRF non-
potable reuse system and evaluate opportunities for expanded on-site reuse. Garver has 
extensive experience with the City’s WRF facilities and reuse systems and is well-positioned to 
support this work. 
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The proposed scope of services includes two primary phases: 

1. Non-Potable Water System Assessment 

 Evaluation of existing non-potable pumps, distribution piping, valves, strainers, 
backflow preventers, electrical panels, and instrumentation 

 Review of record drawings and available operational data 

 Identification of potential cross-connection concerns 

 Development of a single recommended approach to bring the NPR system back 
online 

 Preparation of a conceptual Class 4 opinion of probable construction cost 

2. Non-Potable Alternative Evaluation 

 Evaluation of up to three internal WRF locations for expanded non-potable water 
use, including headworks wash water, lift station equipment wash water, and 
dewatering equipment wash water 

 Analysis of flow and pressure demands 

 Net present value analysis over a 20-year period, including O&M considerations 

 Conceptual sketches and Class 4 cost opinions for each alternative 

All findings and recommendations will be documented in Technical Memoranda and presented 
to staff through in-person workshops at key milestones. 

The fee for the basic scope of services is $55,346, with optional additional services available 
for evaluation of off-site reuse locations if authorized in the amount $20,800. Funding for this 
contract will be paid from the WRF Non-Potable Reuse Grant design account (32993394-
46201 / WW0211) which has an available balance of $500,000. 

Completion of this assessment is a critical step toward restoring the NPR system, ensuring 
regulatory compliance, reducing potable water usage at the WRF, and informing future design 
and construction decisions. 

RECOMMENDATION: 

Staff recommends that the NUA approve Contract K-2526-132 with Garver, L.L.C., in the 
amount of $76,146 for Engineering Services associated with WRF Non-Potable Reuse System 
Assessment (WW0211). 
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File Attachments for Item:

30. CONSIDERATION OF ACCEPTANCE, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF CONTRACT K-2526-140: A CONTRACT BETWEEN THE CITY 

OF NORMAN, OKLAHOMA, NORMAN TAX INCREMENT FINANCE AUTHORITY, 

NORMAN MUNICIPAL AUTHORITY, THE NORMAN UTILITIES AUTHORITY, 

NORMAN ECONOMIC DEVELOPMENT AUTHORITY, NORMAN PARKING AND 

TRANSIT AUTHORITY AND MUNICIPAL FINANCE SERVICES, INC., TO PROVIDE 

FINANCIAL ADVISORY SERVICES TO THE CITY OF NORMAN. (City)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Clint Mercer, Chief Accountant 

PRESENTER: Clint Mercer, Chief Accountant 
Kim Coffman, Budget Manager 

ITEM TITLE: CONSIDERATION OF ACCEPTANCE, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF CONTRACT K-2526-140: A CONTRACT 
BETWEEN THE CITY OF NORMAN, OKLAHOMA, NORMAN TAX 
INCREMENT FINANCE AUTHORITY, NORMAN MUNICIPAL 
AUTHORITY, THE NORMAN UTILITIES AUTHORITY, NORMAN 
ECONOMIC DEVELOPMENT AUTHORITY, NORMAN PARKING AND 
TRANSIT AUTHORITY AND MUNICIPAL FINANCE SERVICES, INC., TO 
PROVIDE FINANCIAL ADVISORY SERVICES TO THE CITY OF 
NORMAN. (City) 

  

 
BACKGROUND: 
 
The City of Norman, Norman Tax Increment Finance Authority, Norman Municipal Authority and 
Norman Utilities Authority have contracted with Municipal Finance Services of Edmond, 
Oklahoma (MFS) and First Southwest Company, succeeded by Hilltop Securities, Inc., of 
Houston, Texas, for financial advisory services since adoption of Contract K-9697-37, on July 
10, 1996.  The Agreement provides for financial advisory services related to proposed and 
approved debt issuances of the City of Norman and its related trusts.  The contract was amended 
on October 10, 2016 to comply with updated Securities Exchange Commission (SEC) and 
Municipal Security Rulemaking Board (MSRB) regulations, to add advisory services related to 
tax increment finance districts, and for adjustments to the compensation schedules.  First 
Southwest Corporation was succeeded by Hilltop Securities, under the terms of the City’s 
Financial Advisor Agreement in 2018.  On August 11, 2020 the contract was amended to remove 
Hilltop Securities as a part of the Financial Advisory team, as Hilltop Securities wanted to 
participate as a potential underwriter on the City’s debt issuances. 
 
Municipal Financial Services, Inc., has ably aided the City’s Finance Department and City 
Attorney in these various financial functions since the adoption of the Agreement. 
 
DISCUSSION: 
 
Under new standards of the MSRB, financial advisory agreements must be reviewed and/or 
renewed on an annual basis.  The first annualized contract (K-2425-107) was approved by 
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Council on March 25, 2025.  The second-year contract is brought forward for Council and 
Trustees consideration.   
 

RECOMMENDATION: 
 
It is recommended that the City Council and Trustees of the Norman Municipal Authority, 
Norman Tax Increment Finance Authority, Norman Utilities Authority, Norman Economic 
Development Authority and Norman Parking and Transit Authority approve the Financial Service 
Agreement. 
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MUNICIPAL mfsok.com
FINANCE
SERVICES, INC. P: 405.340.1727

est. 1990

1017 N. Bryant Ave., Ste 100
Edmond, OK 73034

P.O. Box 747
Edmond, OK 73083-0747

January 14, 2026

PROFESSIONAL SERVICES AGREEMENT

THIS AGREEMENT is entered by and among MUNICIPAL FINANCE SERVICES, INC. (“MFSOK”) and
The City of Norman, Oklahoma, and its public trusts including the Norman Municipal Authority, Norman Utilities
Authority, Norman Tax Increment Finance Authority, Norman Economic Development Authority, and the Norman
Parking and Transit Authority (collectively, the “Client”).

The Client desires to engage MFSOK and agrees as follows:

I. Scope ofServices.

Some or all of the following services listed below shall be provided under this Agreement and pertain to the
Client’s new and outstanding debt obligations, including general obligation bonds, revenue bonds, bank notes, lease
financings, and loans from the Oklahoma Water Resources Board or other state or federal agencies during the term of
the Agreement (the “Issues”). The Client designates MFSOK as the Client’s independent registered municipal advisor
(“IRMA”) for purposes of SEC Rule I 5Bal - I (d)(3)(vi) (the “IRMA Exemption”).

A. New Issue and Refunding of Existing Client Issues
1. Evaluate options or alternatives with respect to the proposed new Issue.
2. Provide financial analysis to the Client to assist in understanding the benefits, costs, and risks

of the proposed new Issue.
3. Review recommendations made by other parties to the Client.
4. Assist Client in preparing a plan of finance.
5. Advise Client on structure, terms and timing of the proposed new Issue.
6. Prepare financing schedule.
7. Attend meetings as requested by the Client.
8. Assist the Client in preparation of their loan applications, loan proposals, offering documents,

notices of sale, instructions to bidders, or official statements, as appropriate.
9. Coordinate as appropriate with Client staff, legal representatives, government agencies,

accountants, auditors, engineers, consultants, rating agencies, banks, lenders, placement agents,
trustees, paying agents, escrow agents, bond insurers and other credit enhancers, to facilitate
the plan of finance.

10. If new Issue is a competitive bond sale assist Client in collecting and analyzing bids submitted
by underwriters and selecting the winning bidder.

11. If new Issue is a loan, assist Client in collecting and analyzing proposals submitted by banks.
12. lfthe new Issue is a negotiated bond sale, assist client in selecting an underwriter and coordinate

the bond sales process.
13. Coordinate closing of the new Issue with Client and other parties.
14. Evaluate potential refunding opportunities on outstanding Issues.
15. Estimate of Needs review or preparation.
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B. Other Services Under Separate Agreement. If requested by Client, MFSOK may provide other services
including but not limited to:

1. Utility rate analysis.
2. Debt capacity analysis.
3. Cash defeasance or redemption services.

C. Continuing Disclosure Assistance
I. Assisting the Client annually in compiling the financial information and operating data set forth

in their Continuing Disclosure Agreement (“CDA”) included in any Official Statement; and
2. If necessary, assisting the Client in preparing their “Failure to File Notice” should documents

not be available for filing within the prescribed time frame designated in the CDA; and
3. Upon request, assisting the Client in their submission of the aforementioned information to the

Electronic Municipal Marketplace Access system (“EMMA”).

MFSOK and the Client acknowledge that the Client will engage Bond Counsel and other legal service
providers under separate contracts. MFSOK may rely on opinions and advice from legal representatives of the Client
and will not be held responsible for any legal advice, directly or indirectly, rendered by the legal representatives.

Neither MFSOK as Municipal Advisor nor its Municipal Advisor Representatives are licensed to engage in
the practice of law and, consequently, will offer no legal advice. None of the fee for services under this Agreement
relates to legal services. If such legal services are necessary, it shall be the responsibility of the Client to obtain them.

MFSOK’s services are limited to those specifically set forth herein.

II. Coinpensalia,, and Rein,burse,nents

A. New Issues and Refunding Issues. MFSOK shall be paid at the time of closing a fee calculated as
follows on each transaction:

1. For a bank loan note or lease financing 0.50° o of the principal amount, with a minimum fee of
$17,500.00.

2. For a loan through the Oklahoma Water Resources Board, including the Clean Water State
Revolving Fund (CWSRF), the Drinking Water State Revolving Fund (DWSRF), or the
Financial Assistance Program (FAP) - 0.5000 of the principal amount, with a minimum fee of
$25,000.00.

3. For revenue bonds, O.35°o of the principal amount with a minimum fee of $25,000.00 and
maximum fee of $80,000.00.

4. For general obligation bonds, 0.25°o of the principal amount, with a minimum fee of$ 10,000.00
and maximum fee of $40,000.00.

B. Compensation for Continuing Disclosure Assistance. MFSOK will receive a fee annually of
$2,000.00 for the services performed.

C. Expenses for New Issues and Refunding Issues. MSFOK shall also be paid a fixed amount of
$1,500.00 per transaction to cover expenses incurred as part of the transaction, provided that any
filing, publication, recording or printing costs or similar third-party costs required in connection with
the Issue shall be paid directly by the Client.
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D. Payment and Contingency for New Issues and Refunding Issues. Payment for all fees and expenses
shall be made at closing from proceeds of the Issue or from other available funds of the Client and
shall be contingent upon closing of the Issue.

E. Other Services Under Separate Agreement. If requested by Client, MFSOK may provide other
services including but not limited to:

I. Utility rate analysis.
2. Debt capacity analysis.
3. Cash defeasance or redemption services.

III. Term and Termination

A. Term of Agreement. Unless terminated as provided herein, the terms of this Agreement shall
be in place from the date approved by the Client until December 31, 2026.

B. Termination of Agreement and Services. This Agreement and all services to be rendered
hereunder may be terminated at any time by written notice from either party, with or without
cause, with at least thirty (30) days’ notice. In that event, all finished and unfinished documents
prepared for the Client, shall, at the option of Client, become its property and shall be delivered
to it or any party it may designate, provided that MFSOK shall have no liability whatsoever for
any subsequent use of such documents.

IV. Successors and Assigns

MFSOK may not assign its obligations under this Agreement without the written consent of Client except
to a successor partnership or corporation to which all or substantially all of the assets and operations of MFSOK
are transferred. Client may assign its rights and obligations under this Agreement to (but only to) any other public
entity that incurs the loan. Client shall not otherwise assign its rights and obligations under this Agreement without
written consent of MFSOK. All references to MFSOK and Client in this Agreement shall be deemed to refer to
any successor of MFSOK and to any such assignee of Client and shall bind and inure to the benefit of such
successor and assignee whether so expressed or not.

V. Municipal Advisor Registration and Ackizowledgeinent

Pursuant to Municipal Securities Rulemaking Board Rule (MSRB) G-l0, on Investor and Municipal
Advisory Client Education and Protection, Municipal Advisors are required to provide certain written information
to their municipal advisory client and/or obligated person clients which include the following:

Municipal Finance Services, Inc. is currently registered as a Municipal Advisor with the U.S. Securities
and Exchange Commission (SEC) and the MSRB.

Within the MSRB website at www.msrb.org, the Client may obtain the Municipal Advisory client
brochure that is posted on the MSRB website. The brochure describes the protections that may be provided by
the MSRB Rules along with how to file a complaint with financial regulatory authorities.

Vi Conflict ofInterest Statement

As of the date of this agreement, MFSOK has performed a reasonable diligence to determine if there are
any conflicts of interest that should be brought to the attention of the Client. During the diligence process,
MFSOK has determined that no material conflict of interest has been identified however, would like to provide
the following disclosures:
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MFSOK serves a wide variety of other clients that may from time to time have interests that could have
a direct or indirect impact on the interests of another MFSOK client. For example, MFSOK serves as municipal
advisor to other clients and, in such cases, owes a regulatory duty to such other clients just as it does to the Client.
These other clients may, from time to time and depending on the specific circumstances, have competing interests.
In acting in the interests of its various clients, MFSOK could potentially face a conflict of interest arising from
these competing client interests. MFSOK fulfills its regulatory duty and mitigates such conflicts through dealing
honestly and with the utmost good faith with its clients.

The compensation arrangement included in Section II includes a component that is based on the size and
completion of a transaction. Consistent with certain regulatory requirements, MFSOK hereby discloses that such
contingent andlor transactional compensation presents a conflict of interest regarding MFSOK’s ability to provide
unbiased advice to enter into such transaction. The contingent fee arrangement creates an incentive for MFSOK
to recommend unnecessary financings or financings that are disadvantages to the client, or to advise client to
increase the size of the issue. This viewed conflict of interest will not impair MFSOK’s ability to render unbiased
and competent advice or to fulfill its fiduciary duty. The fee paid to MFSOK increases the cost of borrowing to
the Client. The increased cost occurs from compensating MFSOK for municipal advisory services provided.

If MFSOK becomes aware of any other actual or potential conflict of interest not mentioned above during
this agreement, MFSOK will promptly provide the Client a supplement written disclosure with sufficient details
of the change, if any, which will allow the Client to evaluate the situation.

Vii. Legal Events and Disciplinary History

A regulatory disclosure action has been made on MFSOK’s Form MA and on Form MA-I for two of
MFSOK’s municipal advisory personnel relating to a 2017 U.S. Securities and Exchange Commission (“SEC”)
order. The details of which are available in Item 9; C (2), C (4), C (5) and the corresponding regulatory action
DRP section on Form MA and Item 6: C (2), C (4), C (5), C (6) and the corresponding regulatory action DRP
section on Form MA-I for both Rick A. Smith and Jon Wolff. In addition, the Oklahoma Department of Securities
adopted the above proceedings which are identified in Item 9; D (2), D (4) and the corresponding regulatory
action DRP section on Form MA.

The Client may electronically access MFSOK’s most recent Form MA and each most recent Form MA
I filed with the Commission at the following website:

www.sec.gov edgar searchedgar companysearch.html.

There has been no change to any legal or disciplinary event that has been disclosed on MFSOK’s SEC
registration for MA filings since December 18, 2017.

VIII. Fiduciary Duty

MFSOK is registered as a Municipal Advisor with the SEC and MSRB. As such, MFSOK has a
Fiduciary duty to the Client and must provide both a Duty of Care and a Duty of Loyalty that entails the following.

Duty of Care:

A. exercise due care in performing its municipal advisory activities;

B. possess the degree of knowledge and expertise needed to provide the Client with informed
advice;
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C. make a reasonable inquiry as to the facts that are relevant to the Client’s determination as
to whether to proceed with a course of action or that form the basis for any advice provided
to the Client; and

D. undertake a reasonable investigation to determine that MFSOK is not forming any
recommendation on materially inaccurate or incomplete information; MFSOK must have
a reasonable basis for:

a. any advice provided to or on behalf of the Client;

b. any representations made in a certificate that it signs that will be reasonably
foreseeably relied upon by the Client, any other party involved in the municipal
securities transaction or municipal financial product, or investors in the Client’s
securities; and

c. any information provided to the Client or other parties involved in the municipal
securities transaction in connection with the preparation of an official statement.

Duty of Loyalty:

MFSOK must deal honestly and with the utmost good faith with the Client and act in the Client’s best
interests without regard to the financial or other interests of MFSOK. MFSOK will eliminate or provide full and
fair disclosure (included herein) to Client about each material conflict of interest (as applicable). MFSOK will
not engage in municipal advisory activities with the Client as a municipal entity, if it cannot manage or mitigate
its conflicts in a manner that will penTlit it to act in the Client’s best interests. As of the date of receipt of this
attachment, MFSOK has perfoniied a reasonable diligence to determine if there are any conflicts of interest that
should be brought to the attention of the Client.

IX. Recoinniendalions

If MFSOK makes a recommendation of a municipal securities transaction or municipal financial product
or if the review of a recommendation of another party is requested in writing by the Client and is within the scope
of the engagement, MFSOK will determine, based on the infonnation obtained through reasonable diligence of
MFSOK whether a municipal securities transaction or municipal financial product is suitable for the Client. In
addition, MFSOK will inform the Client of:

A. the evaluation of the material risks, potential benefits, structure, and other characteristics of
the recommendation;

B. the basis upon which MFSOK reasonably believes that the recommended municipal securities
transaction or municipal financial product is, or is not, suitable for the Client; and

C. whether MFSOK has investigated or considered other reasonably feasible alternatives to the
recommendation that might also or alternatively serve the Client’s objectives.

If the Client elects a course of action that is independent of or contrary to the advice provided by
MFSOK, MFSOK is not required on that basis to disengage from the Client.

X. Record Retention
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Pursuant to SEC and MSRB record retention regulations, Municipal Finance Services, Inc. will maintain
in writing, all communication and created documents between Municipal Finance Services, Inc. and the Client
for six (6) years.

Notices

Any and all notices pertaining to this Agreement shall be sent by U.S. Postal Service, first class, postage
prepaid to:

MFSOK:

Municipal Finance Services, Inc.
Attn: Jon Wolff
P0 Box 747
Edmond, OK 73083-0747

CLIENT:

City of Norman, OK
Attn: Mayor Chairman
P.O. Box 370
Norman, OK 73070
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Acceptance

If there are any questions regarding the above, please do not hesitate to contact MFSOK. If the foregoing
terms meet with your approval, please indicate your acceptance by executing all original copies of this letter and
keeping one copy for your file.

By signing this agreement, the Client acknowledges the provisions set forth in the agreement and understands
its respective rights, duties, and responsibilities. Furthermore, the Scope of Services contained herein have been
reviewed and are hereby approved.

Client and MFSOK have entered into this Agreement by the duly authorized representatives which was
approved on January 27, 2026, at a meeting duly called and held in full compliance with the Oklahoma Open Meeting
Act.

MUNICIPAL FINANCE SERVICES, INC.

By:~~/~fr

J~Vo1ff, President

CITY OF NORMAN ATTEST:

By: ____________________________________ By: ________

Mayor City Clerk

NORMAN MUNICIPAL AUTHORITY ATTEST~

By: By:
Chairman Secretary

NORMAN UTILITIES AUTHORITY ATTEST:

By: ____________________________________ By:
Chairman Secretary
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NORMAN TAX INCREMENT FINANCE AUTHORITY ATTEST:

By: By: ____

Chairman Secretary

NORMAN ECONOMIC DEVELOPMENT AUTHORITY ATTEST:

By: By: _______

Chairman Secretary

NORMAN PARKING AND TRANSIT AUTHORITY ATTEST:

By: By:
Chain~nan Secretary

Approved by City of Norman Legal Department

By:

Date__________________
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File Attachments for Item:

31. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-19 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF THE CITY OF 

NORMAN SO AS TO REMOVE PART OF THE SOUTHWEST QUARTER (SW/4) OF 

SECTION 15, TOWNSHIP 8 NORTH, RANGE 2 WEST AND THE EAST HALF (E/2) 

OF SECTION 16, TOWNSHIP 8 NORTH, RANGE 2 WEST OF THE INDIAN 

MERIDIAN, TO NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM A PUD, 

PLANNED UNIT DEVELOPMENT, AND PLACE SAME IN A PUD, PLANNED UNIT 

DEVELOPMENT; AND PROVIDING FOR THE SEVERABILITY THEREOF.  (EAST OF 

US HIGHWAY 77, SOUTH OF E. CEDAR LANE, AND NORTH OF POST OAK ROAD. 

(Ward 5)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Wiggins Properties, L.L.C. 

PRESENTER: Jane Hudson, Planning and Community Development Director 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF ORDINANCE O-2526-19 UPON SECOND AND 
FINAL READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF 
THE CITY OF NORMAN SO AS TO REMOVE PART OF THE 
SOUTHWEST QUARTER (SW/4) OF SECTION 15, TOWNSHIP 8 
NORTH, RANGE 2 WEST AND THE EAST HALF (E/2) OF SECTION 16, 
TOWNSHIP 8 NORTH, RANGE 2 WEST OF THE INDIAN MERIDIAN, TO 
NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM A PUD, 
PLANNED UNIT DEVELOPMENT, AND PLACE SAME IN A PUD, 
PLANNED UNIT DEVELOPMENT; AND PROVIDING FOR THE 
SEVERABILITY THEREOF.  (EAST OF US HIGHWAY 77, SOUTH OF E. 
CEDAR LANE, AND NORTH OF POST OAK ROAD. (Ward 5) 

  

 
APPLICANT/REPRESENTATIVE Wiggins Properties, L.L.C./Rieger Sadler 

Joyce L.L.C. 
 
LOCATION  Generally located east of US Highway 77, 

south of East Cedar Lane, and north of Post 
Oak Road 

  
WARD  5 
 
CORE AREA No 
 
EXISTING ZONING PUD, Planned Unit Development 
 
EXISTING LAND USE DESIGNATION Commercial 
 
CHARACTER AREA Corridor Area & Suburban Neighborhood 

Areas 
 
PROPOSED ZONING PUD, Planned Unit Development 
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PROPOSED LAND USE No Change 
 
REQUESTED ACTION   Amend the existing PUD Narrative and Site 

Development Plan 
 
SUMMARY: 
The applicant, Wiggins Properties L.L.C., is requesting an amendment to the existing PUD, 
Planned Unit Development (O-2324-33). The proposed amendment would allow for the inclusion 
of multi-family residential uses on the property and a redesign of the previously approved Site 
Development Plan. The multi-family residential portion of the development is expected to contain 
approximately 334 dwelling units. 
 
EXISTING CONDITIONS: 
 
SIZE OF SITE: 151.16 Acres 
 
SURROUNDING PROPERTIES 

 
Subject 
Property 

North East South West 

Zoning PUD PUD & I-1 PUD A-2 
R-1, A-2, C-

2, & I-1 

Land Use Commercial Urban High 
Urban 

Medium &  

Urban High 
and Outside 

City limits 
Job Center 

Current Use Vacant 

Industrial & 
Residential 

(Multi-
Family) 

Residential 
(Multi-

Family) & 
Vacant 

Residential 
(Single-
Family) 

Industrial, 
Commercial 

& 
Residential 

(Single-
Family) 

  
EXISTING ZONING DESIGNATION  
PUD, Planned Unit Developments 
It is the intent of this section to encourage developments with a superior built environment 
brought about through unified development and to provide for the application of design 
ingenuity in such developments while protecting existing and future surrounding areas in 
achieving the goals of the comprehensive plan of record. The PUD, Planned Unit Development 
District herein established is intended to provide for greater flexibility in the design of buildings, 
yards, courts, circulation, and open space than would otherwise be possible through the strict 
application of other district regulations. In this way, applicants may be awarded certain 
premiums in return for assurances of overall planning and design quality, or which will be of 
exceptional community benefit, and which are not now required by other regulations. By 
permitting and encouraging the use of such procedures, the Planning Commission and City 
Council will be able to make more informed land use decisions and thereby guide development 
more effectively in the best interest of the health, safety, and welfare of the City. Specifically, 
the purposes of this section are to encourage: 
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(1) A maximum choice in the types of environment and living units available to the public. 
(2) Provision of more usable and suitably located open space, recreation areas, or other 

common facilities than would otherwise be required under conventional land 
development regulations. 

(3) Maximum enhancement and minimal disruption of existing natural features and 
amenities. 

(4) Comprehensive and innovative planning and design of diversified developments which 
are consistent with the Comprehensive Plan, including the Land Use Plan, and remain 
compatible with surrounding developments. 

(5) More efficient and economic use of land resulting in smaller networks of utilities and 
streets, thereby lowering costs. 

(6) Preparation of more complete and useful information which will enable the Planning 
Commission and City Council to make more informed decisions on land use. The PUD, 
Planned Unit Development regulations are designed to provide for small- and large-
scale developments incorporating a single type or a variety of residential, commercial, 
industrial and related uses which are planned and developed as a unit. Such 
development may consist of individual lots, or it may have common building sites. 
Private or public common land and open space must be an essential, major element of 
the development, which is related to, and affects, the long-term value of the homes and 
other development. A planned unit development shall be a separate entity with a distinct 
character that respects and harmonizes with surrounding development. 

 
LAND USE DESIGNATION    
Commercial (C) 
Efficient, walkable pattern of development with a variety in commercial arrangements. 
Moderate building spacing and separation of uses. Allowances for commercial activities that 
draw from a regional level, while still supporting neighborhood services. Primarily featuring 
retail establishments that have a large trade area and are auto-centric in design. The large 
retail site often acts as an attractor to other activities that rely on pass-by vehicle trips.  
 
Predominately non-residential uses with a smaller percentage of residential uses at compatible 
densities and scales. 
 
CHARACTER AREA DESIGNATIONS 
Corridor Areas 
Corridor Areas are developed or undeveloped land on both sides of a roadway; primarily 
designated, although not limited to, commercial and mixed-use development with auto-centric 
design. Scale and location affect the type and intensity of these uses. Corridor character is 
determined by scale and is recognized in three main areas. (Gateway Corridors, In-Town 
Corridors, and Downtown Corridors) 
 

Gateway Corridors  
Major thoroughfare that serves as an important entrance or means of access to the 
community marked by orientation of buildings to highway; on-site parking; and large setbacks 
for buildings. Anticipating high public transit access, including stops and shelters in locations 
safe for passengers and operations. Interstate-35, North Flood Avenue, Alameda Street, 
Main Street west of 24th, and Highway 9 are Gateway Corridors managed under this 
Character Area.  
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Suburban Neighborhood Area 
Suburban Neighborhood Areas are where suburban residential subdivision development has or 
is likely to occur (due to availability of water and sewer service). This area is characterized by 
low pedestrian orientation, existing but limited public transit access, high to moderate degree of 
building and use separation, predominantly residential with scattered civic buildings and varied 
street patterns, often curvilinear.  
 
In the future, the neighborhoods with good trail access and connections to surrounding services 
will likely continue to be highly attractive neighborhoods. Future development should elevate 
connectivity and traditional neighborhood design (TND). 
 
NEAREST PUBLIC PARK 
Bluestem Park is adjacent to the development site; it is a 4 acre park in the southwest corner of 
The Links development north of the subject property.  
 
PROCEDURAL REQUIREMENTS: 
 
PRE-DEVELOPMENT:    PD25-28  October 23, 2025 
The neighbors in attendance asked if a turn lane or traffic light would be included as part of this 
project to help with the traffic it will generate. The applicant representative explained to the 
neighbors that a Traffic Impact Analysis was conducted for this project and if certain thresholds 
were met a traffic light would need to be installed. The representative then added that as part 
of the platting process, street improvements must be made by the developer along the 
frontage of the project site. These improvements include the turn lane mentioned by the 
neighbors.  
 
BOARD OF PARKS COMMISSIONERS: November 6, 2025 
The applicant requested fee-in-lieu of land for this project, with the collected fees assigned to 
the Bluestem Park development account. The Board of Parks Commissioners voted to 
approve the fee-in-lieu decision with a vote of 7-0.  
 
REVIEW COMMENTS:   
This application was submitted to the following agencies, departments, and/or divisions for 
review and comment. An asterisk (*) indicates that the agency, department, and/or division 
responded with review comments “inconsistent” with AIM Norman Plan. Items italicized and 
blue in these sections represent City Staff analysis. 
 
CITY DEPARTMENTS 
1. Fire Department 
2. Building Permitting Review 
3. Public Works/Engineering 
4. Transportation Engineer 
5. Planning 
6. Utilities 
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FIRE DEPARTMENT 
Items related to Fire codes will be addressed during building permitting.  

BUILDING REVIEW 

Building codes and all applicable trades will be addressed at the building permit stage.   

PUBLIC WORKS/ENGINEERING 

Please see attached report from Engineering regarding the Preliminary Plat. 

TRANSPORTATION ENGINEER 

Please see attached report from the Transportation Engineer regarding the Preliminary Plat. 

PLANNING 

ZONING CODE CONSIDERATIONS 

Purpose – PUD, Planned Unit Development 

It is the intent of this section to encourage developments with a superior built environment 
brought about through unified development and to provide for the application of design 
ingenuity in such developments while protecting existing and future surrounding areas in 
achieving the goals of the comprehensive plan of record. The PUD, Planned Unit Development 
District herein established is intended to provide for greater flexibility in the design of buildings, 
yards, courts, circulation, and open space than would otherwise be possible through the strict 
application of other district regulations. In this way, applicants may be awarded certain 
premiums in return for assurances of overall planning and design quality, or which will be of 
exceptional community benefit, and which are not now required by other regulations. By 
permitting and encouraging the use of such procedures, the Planning Commission and City 
Council will be able to make more informed land use decisions and thereby guide development 
more effectively in the best interest of the health, safety, and welfare of the City. Specifically, 
the purposes of this section are to encourage: 

 A maximum choice in the types of environment and living units available to the public.  

 Provision of more usable and suitably located open space, recreation areas, or other 
common facilities than would otherwise be required under conventional land 
development regulations.  

 Maximum enhancement and minimal disruption of existing natural features and 
amenities.  

 Comprehensive and innovative planning and design of diversified developments which 
are consistent with the Comprehensive Plan, including the Land Use Plan, and remain 
compatible with surrounding developments.  

 More efficient and economic use of land resulting in smaller networks of utilities and 
streets, thereby lowering costs. 

 Preparation of more complete and useful information which will enable the Planning 
Commission and City Council to make more informed decisions on land use. The PUD, 
Planned Unit Development regulations are designed to provide for small- and large-
scale developments incorporating a single type or a variety of residential, commercial, 
industrial and related uses which are planned and developed as a unit. Such 
development may consist of individual lots, or it may have common building sites. 
Private or public common land and open space must be an essential, major element of 
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the development, which is related to, and affects, the long-term value of the homes and 
other development. A planned unit development shall be a separate entity with a distinct 
character that respects and harmonizes with surrounding development. 

The applicant requests an amendment to the property’s existing PUD to add the additional use 
of multi-family residential and change the Site Development Plan to include additional 
structures. This proposal remains consistent with the purpose of a PUD.  

Uses Permitted 

 The project site is currently designated for a mixed-use development consisting of a 
resort destination and commercial and office uses. The proposed amendment will allow 
for the development of multi-family residential structures on the subject site. The multi-
family residential portion of the development is expected to contain approximately 334 
dwelling units. A complete list of allowable uses can be found within the attached PUD 
Narrative as Exhibit D. 

This PUD, Planned Unit Development, proposes a mixed-use development that will include 
commercial, office, and multi-family residential uses. This proposal is consistent with the 
surrounding area as there are existing commercial and multi-family residential uses nearby.    

Area Regulations  

 Setback off of US Highway 77: 
o Lots within the property that front Classen Blvd. shall have a minimum twenty-five 

foot building setback from the property line fronting Classen Blvd. 

 Setback off of North Property Line: 
o Lots within the property that abut the neighboring property located to the North of the 

property shall have a minimum ten-foot building setback from the North property line. 
Additionally, there shall be a minimum ten (10’) foot building setback from the private 
drive running along the North property line. 

 Setback off of South Property Line: 
o Lots within the property that abut the neighboring property located to the South of 

the property, including Post Oak Road, shall have a minimum ten-foot building 
setback from the South property line. 

 Setback off of East Property Line: 
o There shall be a minimum one hundred fifty-foot building setback from the 

Easternmost boundary of the property. Additionally, there shall be a minimum two-
hundred-foot setback from the Easternmost boundary of the property for any 
recreational cabins.    

 Setback off of Interior Streets: 
o Lots within the property that abut any interior platted public streets, which are 24th 

Avenue SE, and Liberty Point Drive, shall have a minimum twenty-five foot building 
setback from the property line fronting said interior street. 

 Setback off of Utility Easements: 
o If a utility easement or other public easement is not located within the building 

setbacks enumerated above on a lot within the property, all permanent buildings and 
vertical habitable structures shall be setback a minimum of one foot from said 
easement located on the lot. Paving and RV parking shall be allowed over drainage, 
utility, and other public easements. 
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The Area Regulations for this development are consistent with those found in the surrounding 
area. The setback requirements for this development, while tailored for this development 
specifically, still meet or exceed those of the surrounding zoning districts. The development 
proposes a 25’ setback for lots with frontage on US Highway 77, a 10’ setback from Post Oak 
Road, and a 25’ setback on the side where a lot has frontage to an interior street.  

Height Regulations 

 There shall be no height restriction for commercial or office buildings. Exclusively 
residential structures may be constructed up to 5 stories in height.  

The proposed development will not have a maximum building height for commercial and office 
structures. For multi-family residential structures, there will be a maximum building height of 
five stories. Surrounding zoning districts have a variety of height restrictions. The Armstrong 
PUD to the northwest has no height limit for commercial and office uses. The Links PUD to the 
north allows for two-stories for multi-family use. The Destin Landing PUD to the east allows for 
one- to two-stories for single-family residential development. Across Hwy 77, varied heights 
are allowed, ranging from three-stories in the I-1 District to no maximum height requirement in 
C-2. The proposed development is consistent with the surrounding allowances in the area.  

Open Space 

 The Property shall contain approximately 35% open space comprising approximately 52 
acres of the Property. lots containing exclusively multi-family residential uses shall have 
no more than 65% impervious coverage. 

Approximately 35% of the development site will be open space. The proposed amount of open 

space far exceeds the required minimum of 10% to 15% under the City’s Section 36-509, 

PUD, Planned Unit Developments. This open space proposal is consistent with surrounding 

developments. 

Traffic Access, Circulation, Parking and Sidewalks 

 Access to the Property shall be permitted in the manner depicted on the attached Site 
Development Plan. The Property shall comply with the City of Norman standards to 
allow for emergency access and fire access as necessary, as such standards may be 
amended from time to time. The Property shall be allowed to utilize the maximum 
number of curb cuts along Classen Blvd that are permissible in accordance with ODOT 
approval. 

There are three access points from Hwy 77 shown on the Site Development Plan. Two 
additional access points are shown on the south boundary of the development site along Post 
Oak Road. Access points along Hwy 77 require ODOT approval. Access points along Post 
Oak Road were reviewed and approved by the City Transportation Engineer. Access as shown 
on the Site Development Plan is consistent with City and ODOT regulations. Parking and 
sidewalks are planned and shown on the Site Development Plan. Trails and RV spaces are 
proposed and shown on the Site Development Plan in the resort area.  
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Landscaping 

 Landscaping shall be in conformity with the City of Norman ordinances, as amended 
from time to time. 

The proposed development is consistent with the regulations found under Section 36-551, 
Landscaping Requirements for Off-Street Parking Facilities. 

Lighting 

 All exterior lighting for any lots with a commercial use shall be installed in conformance 
with any applicable City of Norman Commercial Outdoor Lighting Standards, as 
amended from time to time. 

The proposed development is consistent with the regulations found under Section 36-549, 
Commercial Outdoor Lighting Standards. 

Signage 

 Signage for all lots shall comply with the City of Norman’s applicable signage 
restrictions then in effect for the actual use of the lot, as may change from time to time. 
In addition to the signage allowances contained herein, the Property shall be allowed to 
feature the following signs: 
o Development Entrance Signs: Up to six signs within the Property advertising the 

Property and any tenants located therein. Each Development Entrance Sign may be 
a maximum of 300 square feet per side, each sign having no more than two sides. 

o Directional Signs: Up to ten Directional Signs within the Property indicating 
directions to the different offices, locations, services, or entrances contained within 
the Property. The Directional Signs are intended to contain directions to multiple 
locations or destinations on each sign, such as directions to the main entrance, 
specific offices or services, and parking locations. Each Directional Sign may be a 
maximum of 150 square feet per side. 

o Façade Signs: Each building within the Property may feature up to two Façade 
Signs per each side of the building. Each Façade Sign may be a maximum of 300 
square feet and a portion of each Façade Sign may extend above the roof line of the 
building. 

o Illumination: All of the signage discussed herein may be illuminated in accordance 
with the maximum extent allowable under the City of Norman’s applicable 
commercial signage restrictions, as amended from time to time. 

o Banner Signage: Banners, flag signs, and other similar decorative signage may be 
displayed within the Property. Banners may be attached to private light poles or to 
the buildings to advertise holidays, events, the Property, and any tenants located 
therein.  

o Sight Triangle Protection: All signage within the Property shall be placed in 
appropriate locations to not interfere with applicable traffic sight triangles. 

o Platted Easements: Signs may not be placed in any platted easements without first 
obtaining consent to such encroachment from the applicable utility providers and 
City Council. 
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The PUD allows for the signage permitted by Chapter 28, Sign Regulations, along with these 
additional allowances listed above. The proposed signage is similar to that of the Armstrong 
PUD to the northwest. The requests for the additional square footage and signage are 
inconsistent with the City signage codes.  

Screening 

 Fencing, such as, but not limited to, wrought iron, stockade wood, composite, and other 
fencing types, is permissible but is not required within the Property. In conformance with 
City Code the Applicant may file restrictive covenants against the Property to more 
narrowly tailor architectural review of fencing within the development. The Property may, 
but is not required to, install perimeter fencing along all or portion of the Property. 

The proposed development does not require fencing; however, fencing may be permitted, 

provided it complies with the regulations under Section 36-552, Fencing, Walls, And 

Screening. The proposed development would be required to provide fencing along the eastern 

property line under Section 36-552. Should the applicant choose not to provide this fencing, 

they would be inconsistent with City screening requirements.  

Exterior Materials 

 Exterior materials of the buildings to be constructed on the Property shall be a minimum 
of eighty percent (80%) brick, wood, stone, synthetic stone, stucco, EIFS, masonry, 
metal accents, metal exteriors with aggregate, sandblasted or textured coating finish, or 
other comparable materials, and any combination thereof, exclusive of all window, 
doors, roofs, or glass. The Applicant may file restrictive covenants against the Property 
to more narrowly tailor architectural review within the development.  

The listed materials and percentages are consistent with the requirements found within 
Section 36-547, Exterior Appearance of the Zoning Ordinance. 

Sanitation/Utilities 

 Trash may be handled through on-site dumpsters. A trash compactor(s) and its 
enclosure(s) may also be located on site to facilitate trash removal.  Any dumpster or 
trash facilities shall be screened within enclosures that are built of materials to be 
compatible with the building exteriors in the main building.  Locations of dumpsters 
and/or compactors shall be such that allows for proper ingress and egress for City 
sanitation vehicles in accordance with the EDC. 

The locations and designs of sanitation facilities are consistent with the requirements of the 
City of Norman’s Engineering & Design Criteria and Utilities Department.  

Phasing 

 It is anticipated that the Property will be developed in multiple phases. The initial phase 
is anticipated to be the Retail and Commercial areas in the western portion of the 
Property. The timing and number of future phases will be determined by market demand 
and absorption rates.  
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While the applicant has stated the commercial uses located in the western portion of the 

property will be developed initially, no timeline has been presented. Additionally, the applicant 

has not produced an exhibit depicting the development's expected phasing. For these reasons, 

the development is inconsistent with the phasing requirements of Section 36-509, PUD, 

Planned Unit Developments. 

 

COMPREHENSIVE PLAN CONSIDERATIONS 

Character Area Policies 

General Policies 

Residential Policies 

 New residential development should blend with existing housing, incorporating tools such 
as buffering requirements and right-sized public spaces as defined in land use categories. 

 Accommodate a variety of housing styles, sizes, densities, and price points to suit diverse 
housing needs. 

 New residential development should use a variety of techniques to avoid the appearance 
of identical homes, increasing vibrancy and diversity in the built environment. 

The residential component of the proposed development will be comprised of multi-family 
residential structures containing approximately 334 dwelling units in approximately 20 buildings, 
which can be a maximum of five-stories in height. There will be a mix of townhomes and multi-
family structures. The development is consistent with the Residential Character Area General 
Policies.   

Non-Residential  

 New non-residential development should use high quality building materials such as 
glass, brick, stone, wood or cementitious siding.  

 Require that loading areas be located to the rear and sides of buildings and screened 
from view. 

 Ensure that all sides of a parking garage that are visible from public view are 
architecturally consistent with the buildings it serves.  

 Buildings in a corporate campus setting should have an internal pedestrian network 
between buildings. 

The development proposes an 80% masonry requirement for all structures built within the 
development site. Additionally, loading areas are shown to be screened from view. For these 
reasons, the proposed development is consistent with the non-residential Character Area 
General Policies.  
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Suburban Neighborhood Areas Policies 

 Infrastructure extensions should occur incrementally, and new developments must 
connect to City water and sewer, which may require extension of lines. 

 Protect drainageways in accordance with WQPZ ordinance within new development and 
expand their use for public trail access. 
o Treat water quality volume from runoff for volume recommended in stormwater master 

plan and in accordance with EDC Section 7000. 
o The open spaces created around drainageways should be connected when feasible 

to create wildlife corridors. 

 Reduce the impact of higher intensity uses to adjacent lower intensity uses with screening 
and landscaping. Native landscaping is encouraged. 
o Prioritize preservation of existing mature street trees. 

 Promote a mix of housing types, including accessory dwelling units, and new, well-
designed similarly scaled multi-unit residences to increase neighborhood density and 
income diversity. 
o Priority for higher density, mixed-income, and affordable housing opportunities should 

be assigned to locations with multi-modal transportation access and capacity. 
o Based on associated Land Use, housing typologies of all intensity levels are 

appropriate within the Suburban Character area.  

 Encourage: 
o More mixing of uses, including neighborhood services, job centers, and residential 

uses of similar intensities.  
o Retrofitting existing commercial and retail strip development in areas that are likely to 

undergo renovation or potential demolition in the life of this plan.  
o Civic, cultural uses, entertainment establishments that will promote community 

interaction and public open space.  

 As streets move further from the center of the Core Neighborhood Character Area and 
parcel sizes and development patterns work against pedestrian circulation, focus should 
shift to vehicular safety, corridor appearance and traffic speeds while still providing basic 
access and safety for pedestrians and bicyclists. Transportation accommodations should: 
o Ensure interconnectivity between developments for local and collector streets.  
o Provide access to trails with all new development, when feasible to integrate trail plans 

outlined in the Transportation and Park Master Plans into developments.  
o Connect streets between land uses and include complete street approaches for 

undeveloped sites.  
o Use the most recent Transportation Master Plan to fill pedestrian system gaps along 

streets, to trails, and within developments.  
o Encourage network of multi-modal transportation options to neighborhood centers and 

local mixed-use developments. 

The proposed development is consistent with the Suburban Neighborhood Areas Policies 
because it promotes a mix of uses, utilizes interconnectivity, connects to City infrastructure, and 
reduces the impact of higher intensity uses from lower intensity uses by providing additional 
open space along the entire length of the east side of the development. 
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Corridor Area Policies 

 Support the natural phasing out of older and lower-yield commercial and industrial uses 
with regulations and incentives that support mixed-uses and local businesses. 

 Use screening, with natural materials when possible, to lessen noise pollution and visual 
clutter from existing and future uses along the corridor. 

 Promote circulation and manage access to keep traffic flowing by: 
o Including access along and into properties for vehicles, public transit, pedestrians, and 

bicyclists during street and interchange improvements.  
o Projects should not create fragmented parcels or impede on- and off-site circulation 

through, to reduce restriction of future development. 
o Allowing redevelopment of excess parking areas or commercial building space for 

residential uses, especially along public transit routes and areas with strong existing 
or planned pedestrian connections.  

o Requiring shared entrances, cross-access, and avoiding multiple access points for 
new commercial developments at major intersections. 

 Commercial developments should offer both internal and external pedestrian 
connections, especially between hotels, restaurants, and retail services. 
o Connections to the corridors and through developments should improve safety for 

those walking, bicycling, or using mobility devices. 

 Allow redevelopment for high density residential and mixed-residential uses near public 
transit stops, along pedestrian routes, and where site design does not create secluded 
enclaves of apartments. 

 Add density through development of sites behind properties directly facing streets. 

 Retrofit or mask existing strip development or other unsightly features, as necessary. 

 Explore requiring that stormwater management and detention have lower impact than 
historic stormwater conditions for all new or redevelopment along corridors. 

The Corridor Area Policies apply to the triangular area between Hwy 77 and 24th Ave SE and 
the frontage along Hwy 77. The proposed development is consistent with the Character Area 
Policies of the Corridor Area because the development promotes internal connections using 
interior streets and sidewalks and provides density through the development of sites behind 
street-facing properties.  

Land Use Development Policies 

Commercial Land Use 

 Efficient, walkable pattern of development with a variety in commercial arrangements. 
Moderate building spacing and separation of uses. Allowances for commercial activities 
that draw from a regional level, while still supporting neighborhood services. Primarily 
featuring retail establishments that have a large trade area and are auto-centric in 
design. The large retail site often acts as an attractor to other activities that rely on 
pass-by vehicle trips.  
o Predominately non-residential uses with a smaller percentage of residential uses at 

compatible densities and scales. 
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The proposed development includes a mix of commercial, office, and residential uses. 
Sidewalks and trails are proposed throughout the development. Due to the location on the 
southern boundary of the City, the proposed development is an auto-centric design, with 
several interior streets providing connections to the various commercial and office areas of the 
development. The mix of uses for the development is predominately non-residential. For these 
reasons, the development is consistent with the Commercial Land Use policy. 

Building Types 

 New Development: 
o Focus on big-box retail, office, small-scale manufacturing, and distribution.  
o Developments are mostly non-residential. Multi-unit residential can be a transitional 

use to a lower intensity residential neighborhood or as part of employer housing. 

The proposed development is consistent with the Commercial Land Use policies because it 
features a variety of retail and office uses, including opportunities for big-box retail. Multi-family 
residential is proposed and will transition to the resort area, where small, short-term rental 
spaces are proposed.  

 

Site Design 

 New Development:  
o Parking lots may be converted into buildable sites.  
o Some locations may warrant 2-3 story parking decks serving multiple campuses or 

areas.  
o Special attention to pedestrian circulation from tenant to tenant.  
o Shared waste streams for garbage and grease, limited off-hour deliveries, and 

inclusion of other design features that mitigate service and loading impacts on 
adjacent lower intensity uses.  

o Landscaping should be thoughtfully planned and maintained to cultivate an attractive 
environment. 

o Stormwater management should be integrated into projects and designed, when 
possible, as a site or district amenity.  

The development proposes interconnectivity within both the residential and commercial areas 
of the development. Additionally, the development proposes appropriate landscaping 
throughout the development. The development is consistent with the Commercial Land Use 
policies.  

Transportation 

 Projected: High-connectivity grid pattern providing viable locations for higher intensity 
land uses, and allowing multiple access points and routes between uses. Most of the 
arterials have or will have adequate pedestrian facilities, giving people the option of 
walking to get to and from these locations. Existing surface parking lots at these locations 
often present an opportunity to modify the circulation pattern, improve access, and add 
other benefits. Improving access for pedestrians and bicyclists will be a priority, including 
modernizing multi-modal infrastructure. Locations at major transit stations highly 
preferred, transit accommodations should be integrated, if not already established. 
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The development is consistent with the Commercial Land Use Transportation policy because 
it provides access points on both Hwy 77 and Post Oak Road. As this area of Norman 
continues to develop, future development should meet many of the development guidelines 
under Projected growth.  

Utility Access 

 A full range of utilities should be available. If services are not already in place, they must 
be extended by the developer during the platting process to be suitable for development. 
If development occurs adjacent to existing facilities that are determined to be insufficient 
to meet the demands of the proposed development, the developer must upgrade the 
existing facilities to enhance the capacity of the utility systems. 

The proposed development has access to City utilities and is consistent with Utility Access 
policies. 

Public Space 

 Plazas, café seating, and other small, well-designed outdoor spaces. Traditional public 
parks are not appropriate. Pedestrian amenities and connections to regional trails are 
commonly integrated.  

The resort area of the proposed development offers a large amount of open space and an 
internal system of trails and sidewalks. The commercial area also offers sidewalks. For these 
reasons, the development is consistent with the Commercial Land Use policy. 

Neighborhood and/or Special Area Plans 

This location is not within a Neighborhood or Special Planning Area. 

UTILITIES 

AIM NORMAN PLAN CONFORMANCE 

Proposed development is in accordance with AIM Water and Wastewater Utility Master Plans. 

SOLID WASTE MANAGEMENT  

The proposed development meets requirements for City streets and provides access for solid 
waste service. 

WATER/WASTEWATER AVAILABILITY 

Water Availability  

Adequate capacity within the water system exists to serve the proposed development.  

Wastewater Availability  

Adequate capacity within the wastewater system exists to serve the proposed development.  
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ALTERNATIVES/ISSUES:      
 
IMPACTS: The proposed PUD includes a mixed-use project with commercial, office, resort, 
and multi-family residential uses. The site is currently vacant. To the north, there is multi-
family. To the northwest, the area continues to develop with a mix of retail and office uses. To 
the south is a church and outside the City limits. There is one single-family property abutting 
the subject property on the north side of Post Oak Road. To the east, is vacant land planned to 
be developed as single-family as part of a master planned development. Across Hwy 77, there 
is a mix of industrial and residential uses, with several vacant properties. The proposed 
development will generate more traffic than the vacant site currently experiences.  
 
The proposed development is consistent with the AIM Norman Comprehensive Land Use Plan 
by promoting mixed-use, incorporating interconnectivity via streets, sidewalks, and trails, 
providing landscaping, including opportunities for big-box stores, and preserving open space. 
 
CONCLUSION: Staff forwards this request for amendment to PUD, Planned Unit 
Development District, O-2324-33, to a PUD, Planned Unit Development District, O-2526-19, 
for consideration by City Council. 
 
PLANNING COMMISSION RESULTS: At their meeting of November 13, 2025, the Planning 
Commission recommended approval of Ordinance O-2526-19 by a vote of 7-0. 
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O-2526-19 
 

AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, AMENDING SECTION 36-201 OF 
THE CODE OF THE CITY OF NORMAN SO AS TO 
REMOVE PART OF THE SOUTHWEST QUARTER (SW/4) 
OF SECTION 15, TOWNSHIP 8 NORTH, RANGE 2 WEST 
AND THE EAST HALF (E/2) OF SECTION 16, TOWNSHIP 
8 NORTH, RANGE 2 WEST OF THE INDIAN MERIDIAN, 
TO NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM 
A PUD, PLANNED UNIT DEVELOPMENT, AND PLACE 
SAME IN A PUD, PLANNED UNIT DEVELOPMENT; AND 
PROVIDING FOR THE SEVERABILITY THEREOF.  (EAST 
OF US HIGHWAY 77, SOUTH OF E. CEDAR LANE, AND 
NORTH OF POST OAK ROAD; WARD 5) 
 

§ 1. WHEREAS, Wiggin Properties, LLC, the owners of the hereinafter 
described property, have made application to have the subject property 
removed from a PUD, Planned Unit Development and placed in a PUD, 
Planned Unit Development; and 

 
§ 2. WHEREAS, said application has been referred to the Planning 

Commission of said City and said body has, after conducting a public 
hearing on November 13, 2025 as required by law, considered the same 
and recommended that the same should be granted and an ordinance 
adopted to effect and accomplish such rezoning; and 

 
§ 3. WHEREAS, the City Council of the City of Norman, Oklahoma, has 

thereafter considered said application and has determined that said 
application should be granted and an ordinance adopted to effect and 
accomplish such rezoning. 

 
NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA: 
 
§ 4. That Section 36-201 of the Code of the City of Norman, Oklahoma, is 

hereby amended so as to remove the following described property from a 
PUD, Planned Unit Development and place the same in a PUD, Planned 
Unit Development, to wit: 

 
A tract of land, being in a part of the Southwest Quarter (SW/4) of 
Section 15, Township 8 North, Range 2 West and the East Half (E/2) 
of Section 16, Township 8 North, Range 2 West of the Indian Meridian, 
Cleveland County, Oklahoma, described by metes and bounds as 
follows: 
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Ordinance No. O-2526-19 
Page 2 
 

BEGINNING at the Southeast corner of said southwest (SW/4) of 
Section 15; 
THENCE N 89°53'33” W along the South Line of said SW/4 a distance 
of 100.00 feet; 
THENCE N 00°00'07” E and parallel with the East Line of said SW/4 a 
distance of 363.00 feet; 
THENCE N 89°53’33” W and parallel with said South Line a distance 
of 750.00 feet; 
THENCE S 00°00'07” W and parallel with said East Line a distance of 
363.00 feet to a point on said South Line; 
THENCE N 89°53'33” W along said South Line a distance of 1076.44 
feet; 
THENCE N 27°30'23” W a distance of 1538.58 feet to a point on the 
West Line of said SW/4; 
THENCE N 00°01'19” W along said West Line a distance of 130.01 
feet to a point on the East right of way line of US Highway No. 77; 
THENCE N 27°30'23” W a distance of 127.80; 
THENCE S 62°24’49” W a distance of 12.05 feet to a point on said 
East right of way line of US Highway No. 77; 
THENCE N 27°35’11” W, on said East right of way line of US Highway 
No. 77 for a distance of 300.00 feet; 
THENCE N 28°32’28” W on said East right of way line of US Highway 
No. 77 for a distance of 300.04 feet; 
THENCE N 27°35’11” W on said East right of way line of US Highway 
No. 77 for a distance of 567.94 feet to a point on the North Line of the 
SE/4 of said Section 16; 
THENCE continuing N 27°35’11” W on said East right of way line of 
US Highway No. 77 for a distance of 44.60 feet to a point on the South 
Line of South Lake Industrial Park Addition (Recorded in book of plats, 
Bk. 15, Pg. 116); 
THENCE N 89°08’24” E on said South Line of South Lake Industrial 
Park Addition (Recorded in book of plats, Bk. 15, Pg. 116) for a 
distance of 635.17 feet to a point on the East Line of said Section 16; 
THENCE S 00°00’24” W on said East Line of the NE/4 of Section 16 
for a distance of 41.65 feet to the Southeast Corner of said NE/4; 
THENCE S 89°44'29” E along the North Line of said SW/4 a distance 
of 2637.64 feet to the Northeast Corner of said SW/4; 
THENCE S 00°00'07” W along the East Line of said SW/4 a distance 
of 2634.38 feet to the POINT OF BEGINNING. 
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Ordinance No. O-2526-19 
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§ 5. Further, pursuant to the provisions of Section 36-509 of the Code of the 

City of Norman, as amended, the following condition is hereby attached to 
the zoning of the tract: 

 
a. The site shall be developed in accordance with the PUD 

Narrative, Site Development Plan, and supporting 
documentation, which are made a part hereof.  

 
§ 6. Severability.  If any section, subsection, sentence, clause, phrase, or 

portion of this ordinance is, for any reason, held invalid or unconstitutional 
by any court of competent jurisdiction, such portion shall be deemed a 
separate, distinct, and independent provision, and such holding shall not 
affect the validity of the remaining portions of this ordinance. 

 
 
ADOPTED this                             day of NOT ADOPTED this                 day of 
 
                                                      ,2026.           ,2026. 
 
 
                                                                                                              
(Mayor)   (Mayor) 
 
ATTEST: 
 
                                         
(City Clerk) 
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I. INTRODUCTION 

 

Wiggin Properties, LLC (the “Applicant”) seeks to rezone a property currently located 

in Ward 5 of the City of Norman. More particularly, the site is located East of US 

Highway 77, South of East Cedar Lane, and North of Post Oak Road, as more 

particularly described on the attached Exhibit A (collectively referred to herein as the 

“Property”). 

 

The Applicant intends to put forth the parameters for which the Property may develop 

over time. Through the use of this Planned Unit Development (“PUD”), the Property 

may be developed as a mixed-use development including a resort destination and multi-

family, office, and commercial uses. The resort will include RV camp sites, glamping 

tents, and cabins, as well as expansive open space and traditional amenities, as further 

laid out within this PUD. 

 

II. PROPERTY DESCRIPTION/GENERAL SITE CONDITIONS 

 

A. Location           

 

The Property lies East of US Highway 77, South of East Cedar Lane, and North 

of Post Oak Road. A location map is included on the attached Preliminary Site 

Development Plan and Preliminary Plat. 

 

B. Existing Land Use and Zoning  

 

The Property is currently vacant and zoned PUD. The Property’s AIM Character 

Area designation is Suburban and AIM Land Use designation is Commercial. 

 

The Property is located North of Post Oak Road which is the southern border of the 

City of Norman. The Links development is to the North of the Property and is zoned 

PUD. The property to the East is zoned PUD. The properties to the West of the 

Property, across Classen Boulevard, are zoned I-1, Light Industrial, A-2, Rural 

Agricultural, R-1, Single Family Dwelling, and C-2, General Commercial. A 

property to the South is zoned A-2, Rural Agricultural, as well.  

 

C. Elevation and Topography 

 

The Property is currently unimproved raw land. The Property generally slopes 

towards to the center of the Property, as more particularly discussed in the 

preliminary drainage report provided to City Staff as part of the Preliminary Plat 

application.   

 

D. Drainage 
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A drainage report has been provided by the Applicant to City Staff as part of the 

Preliminary Plat application. The Applicant shall comply with all City ordinances 

and regulations unless otherwise indicated on the attached site plans. 

 

E. Utility Services 

 

The necessary utility services for this project are already located in close proximity 

to the Property or shall be extended to the Property, as necessary. The Applicant 

will extend a 12” waterline along State Highway 77 and to the southeast corner of 

the Property along Post Oak Road prior to opening the Resort. The previous lift 

station agreement approved for the original zoning, Contract K-2324-109, will be 

utilized for the appropriate lift station charges for this Property which is being 

served by the Post Oak Lift Station. 

 

F. Fire Protection Services 

 

Fire Protection services will be provided by the City of Norman Fire Department 

and by the Applicant as such are required by adopted City codes.  The Applicant 

proposes to utilize the public water system but will then have a private water system 

within the Resort which will include private fire hydrants.  

 

G. Traffic Circulation and Access 

 

Access to the Property shall be permitted in the manner depicted on the attached 

Preliminary Site Development Plan. 

 

 III. DEVELOPMENT PLAN AND DESIGN CONCEPT 

 

The Property is planned to accommodate a mixed-use development including a resort 

destination and multi-family, office, and commercial uses. The resort will include RV 

camp sites, glamping tents, and cabins, as well as expansive open space amenities and 

natural buffers. The resort will also include traditional amenities, such as a swimming 

pool, clubhouse, restaurant, and bar, as further laid out within this PUD. The multi-

family residential portion of the Property is expected to contain approximately 334 

units. To the extent possible, the Property shall be developed in compliance with the 

preliminary site development plan, attached to this PUD, subject to final design 

development and the changes allowed by Section 36-509(g) of the City of Norman’s 

PUD Ordinance, as may be amended from time to time. The Exhibits attached hereto, 

and as submitted on behalf of the Applicant, are incorporated herein by reference and 

further depict the development criteria for the Property.   

 

A. Uses Permitted: 

 

As contemplated herein, the Property will be allowed to develop over time as a mixed-

use development, featuring uses aligned with the resort and multi-family, office, and 
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commercial development. A complete list of the allowable uses is attached as Exhibit 

D. 

 

B. Area Regulations: 

 

1. Setback off of US Highway 77: 

 

All Lots within the Property that front Classen Blvd. shall have a minimum twenty-five 

(25’) foot building setback from the property line fronting Classen Blvd. 

 

2. Setback off of North Property Line: 

 

All Lots within the Property that abut the neighboring property located to the North of 

the Property shall have a minimum ten (10’) foot building setback from the North 

property line. Additionally, there shall be a minimum ten (10’) foot building setback 

from the private drive running along the North property line 

 

3. Setback off of South Property Line: 

 

All Lots within the Property that abut the neighboring property located to the South of 

the Property, including Post Oak Road, shall have a minimum ten (10’) foot building 

setback from the South property line. 

 

4. Setback off of East Property Line: 

 

There shall be a minimum one hundred fifty (150’) foot building setback from the 

Easternmost boundary of the Property. This 150’ setback is made up of a one hundred 

(100’) foot utility easement and an additional fifty (50’) foot natural wooded buffer 

area. No buildings, parking lots, or dumpsters will be allowed withing the 150’ natural 

buffer setback. Additionally, there shall be a minimum two hundred (200’) foot setback 

from the Easternmost boundary of the Property for any recreational cabins.  

 

5. Setback off of Interior Streets: 

 

All Lots within the Property that abut any interior platted public streets, which are 24th 

Avenue SE, and Liberty Point Drive, shall have a minimum twenty-five (25’) foot 

building setback from the property line fronting said interior street. 

 

6. Setback off of Utility Easements: 

 

If a utility easement or other public easement is not located within the building setbacks 

enumerated above on a Lot within the Property, all permanent buildings and vertical 

habitable structures shall be setback a minimum of one (1’) foot from said easement 

located on the Lot. Paving shall be allowed over drainage, utility, and other public 

easements.   
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7. Landscape Buffers: 

 

For all Lots that front an interior street within the Property, there shall be a minimum 

five (5’) foot landscaping buffer along all interior streets within the Property. For all 

Lots within the Property that front Classen Blvd., there shall be a minimum ten (10’) 

foot landscaping buffer along Classen Blvd.  

 

8. No Other Setbacks: 

 

Except for the building and landscaping setbacks enumerated above, there shall be no 

other required setbacks for the Lots located within the Property to allow for a flexible 

development of the Property over time. 

 

9. Height: 

 

There shall be no height restriction for the commercial and office uses within the 

Property. The maximum height for any Lot with an exclusive use of multi-family 

residential within the Property shall be five (5) stories. 

 

10. Minimum Lot Frontage: 

 

The minimum lot frontage along a public road shall be thirty-four (34’) feet. 

 

H. Parking: 

 

Parking will meet or exceed the requirements of Norman’s ordinances. All RV parking 

pads shall be asphalt or concrete, and not gravel. Small defined areas of crushed granite, 

or similar stone, may be used for personal vehicular parking at each RV site. 

 

D. Dumpster and Trash Enclosures 

 

Trash may be handled through on-site dumpsters. A trash compactor(s) and its 

enclosure(s) may also be located on site to facilitate trash removal.  Any dumpster or 

trash facilities shall be screened within enclosures that are built of materials to be 

compatible with the building exteriors in the main building.  Locations of dumpsters 

and/or compactors shall be such that allows for proper ingress and egress for City 

sanitation vehicles in accordance with the EDC. 

 

E. Miscellaneous Development Criteria 

 

1. Site Plan 

  

The Preliminary Site Development Plan for the Property is concurrently 

submitted with this PUD and shall be incorporated herein as an integral part 

of the PUD and the development of the Property shall be substantially 

constructed as presented thereon, subject to final design development and 
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the changes allowed Section 36-509(g) of the City of Norman’s PUD 

Ordinance, as amended from time to time. 

 

2. Open Space/Landscaping 

 

Open space and landscaping shall be located throughout the Property as 

shown on the attached Green Space Exhibit, attached as Exhibit E. The 

Property shall contain approximately 35% open space comprising 

approximately 52 acres of the Property. Lots containing exclusively multi-

family residential uses shall have no more than 65% impervious coverage. 

The Property shall contain drainage and detention solutions that adequately 

control, contain, and channel stormwater runoff from the Property in 

accordance with all applicable City ordinances and regulations. Landscape 

buffers within the Property may be located within and/or may contain utility 

easements, waterline easements, and drainage easements. Landscaping shall 

be provided in conformity with the City of Norman ordinances, as amended 

from time to time. Final landscaping types, quantities, and locations may 

change during final design and construction.  

 

3. Signage  

 

Signage for all Lots shall comply with the City of Norman’s applicable 

signage restrictions then in effect for the actual use of the Lot, as may 

change from time to time. In addition to the signage allowances contained 

herein, the Property shall be allowed to feature the following signs: 

a. Development Entrance Signs – Up to six signs within the Property 

advertising the Property and any tenants located therein. Each 

Development Entrance Sign may be a maximum of 300 square feet 

per side, each sign having no more than two (2) sides. 

b. Directional Signs – Up to ten Directional Signs within the Property 

indicating directions to the different offices, locations, services, or 

entrances contained within the Property. The Directional Signs are 

intended to contain directions to multiple locations or destinations 

on each sign, such as directions to the main entrance, specific offices 

or services, and parking locations. Each Directional Sign may be a 

maximum of 150 square feet per side. 

c. Façade Signs – Each building within the Property may feature up 

to two Façade Signs per each side of the building. Each Façade Sign 

may be a maximum of 300 square feet and a portion of each Façade 

Sign may extend above the roof line of the building. 

d. Illumination – All of the signage discussed herein may be 

illuminated in accordance with the maximum extent allowable under 

the City of Norman’s applicable commercial signage restrictions, as 

amended from time to time. 
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e. Banner Signage – Banners, flag signs, and other similar decorative 

signage may be displayed within the Property. Banners may be 

attached to private light poles or to the buildings to advertise 

holidays, events, the Property, and any tenants located therein.  

f. Sight Triangle Protection – All signage within the Property shall 

be placed in appropriate locations to not interfere with applicable 

traffic sight triangles. 

g. Platted Easements – Signs may not be placed in any platted 

easements without first obtaining consent to such encroachment 

from the applicable utility providers and City Council. 

 

                 4.     Traffic access/circulation/parking and sidewalks      

 

Access to the Property shall be permitted in the manner depicted on the 

attached Site Development Plan. The Property shall comply with the City 

of Norman standards to allow for emergency access and fire access as 

necessary, as such standards may be amended from time to time. The 

Property shall be allowed to utilize the maximum number of curb cuts along 

Classen Blvd that are permissible in accordance with ODOT approval. 

 

5. Lighting 

 

All exterior lighting for any Lots with a commercial use shall be installed 

in conformance with any applicable City of Norman Commercial Outdoor 

Lighting Standards, as such may be amended from time to time. 

 

6. Fencing 

 

Fencing, such as, by way of example and not limitation, wrought iron, 

stockade wood, composite, and other fencing types, is permissible but is not 

required within the Property. In conformance with City Code the Applicant 

may file restrictive covenants against the Property to more narrowly tailor 

architectural review of fencing within the development. The Property may, 

but is not required to, install perimeter fencing along all or portion of the 

Property. 

 

7. Phasing 

    

It is anticipated that the Property will be developed in multiple phases. The 

initial phase is anticipated to be the Retail and Commercial areas in the 

western portion of the Property. The timing and number of future phases 

will be determined by market demand and absorption rates. 

 

8. Exterior Materials 
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Exterior materials of the buildings to be constructed on the Property shall 

be a minimum of eighty percent (80%) brick, wood, stone, synthetic stone, 

stucco, EIFS, masonry, metal accents, metal exteriors with aggregate, 

sandblasted or textured coating finish, or other comparable materials, and 

any combination thereof, exclusive of all window, doors, roofs, or glass. 

The Applicant may file restrictive covenants against the Property to more 

narrowly tailor architectural review within the development. 
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EXHIBIT A 

Legal Description of the Property 

 

A tract of land, being in a part of the Southwest Quarter (SW/4) of Section 15, Township 
8 North, Range 2 West and the East Half (E/2) of Section 16, Township 8 North, Range 
2 West of the Indian Meridian, Cleveland County, Oklahoma, described by metes and 
bounds as follows: 
BEGINNING at the Southeast corner of said southwest (SW/4) of Section 15; 
THENCE N 89°53'33” W along the South Line of said SW/4 a distance of 100.00 feet; 
THENCE N 00°00'07” E and parallel with the East Line of said SW/4 a distance of 
363.00 feet; 
THENCE N 89°53’33” W and parallel with said South Line a distance of 750.00 feet; 
THENCE S 00°00'07” W and parallel with said East Line a distance of 363.00 feet to a 
point on said South Line; 
THENCE N 89°53'33” W along said South Line a distance of 1076.44 feet; 
THENCE N 27°30'23” W a distance of 1538.58 feet to a point on the West Line of said 
SW/4; 
THENCE N 00°01'19” W along said West Line a distance of 130.01 feet to a point on 
the East right of way line of US Highway No. 77; 
THENCE N 27°30'23” W a distance of 127.80; 
THENCE S 62°24’49” W a distance of 12.05 feet to a point on said East right of way line 
of US Highway No. 77; 
THENCE N 27°35’11” W, on said East right of way line of US Highway No. 77 for a 
distance of 300.00 feet; 
THENCE N 28°32’28” W on said East right of way line of US Highway No. 77 for a 
distance of 300.04 feet; 
THENCE N 27°35’11” W on said East right of way line of US Highway No. 77 for a 
distance of 567.94 feet to a point on the North Line of the SE/4 of said Section 16; 
THENCE continuing N 27°35’11” W on said East right of way line of US Highway No. 77 
for a distance of 44.60 feet to a point on the South Line of South Lake Industrial Park 
Addition (Recorded in book of plats, Bk. 15, Pg. 116); 
THENCE N 89°08’24” E on said South Line of South Lake Industrial Park Addition 
(Recorded in book of plats, Bk. 15, Pg. 116) for a distance of 635.17 feet to a point on 
the East Line of said Section 16; 
THENCE S 00°00’24” W on said East Line of the NE/4 of Section 16 for a distance of 
41.65 feet to the Southeast Corner of said NE/4; 
THENCE S 89°44'29” E along the North Line of said SW/4 a distance of 2637.64 feet to 
the Northeast Corner of said SW/4; 
THENCE S 00°00'07” W along the East Line of said SW/4 a distance of 2634.38 feet to 
the POINT OF BEGINNING. 
Said described tract of land contains an area of 6,584,654 square feet, or 151.1629 
acres, more or less. 
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EXHIBIT B 

 Site Development Plan 

Full Size Documents Submitted to City Staff 
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EXHIBIT C 

Preliminary Plat 

Full Size Documents Submitted to City Staff 
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EXHIBIT D 

Allowable Uses 

 

• RV, Cabin, Glamping, and Camping Resort. For clarity purposes, in no event shall the 

Property be utilized for a mobile home park allowing continuous nonrecreational 

residential domiciles. Recreational cabins, RVs, camping, and other types of recreational 

lodging are permitted within the resort. 

• Clubhouse with restaurant, bar, swimming pool, and similar amenities commonly 

associated with resort destinations, such as, but not limited to, business center, 

marketplace, walking trails, dog park, and fitness center. 

• Adventure Park. 

• Live Outdoor Entertainment. 

• Outdoor Amphitheater  

• Dog Park 

• Mini-Golf 

• Meeting Rooms 

• Fitness Center 

• Pickleball Courts and Similar Athletic Facilities/Courts 

• Art Gallery/Studio. 

• Assembly Halls of non-profit corporations. 

• Libraries. 

• Museums. 

• Music Conservatories. 

• Office buildings and office uses. 

• Trade schools and schools for vocational training. 

• Churches and other places of worship. 

• Short-term rentals. 

• Antique shop. 

• Appliance Store. 

• Artist materials supply, or studio. 

• Automobile parking lots. 

• Automobile supply store. 

• Baby shop. 

• Bakery/Baked Goods store. 

• Bank. 

• Barber shop, or beauty parlor. 

• Book or stationery store. 

• Camera shop. 

• Candy store. 

• Catering establishment. 

• Child Care / Day Care establishment. 

• Clothing or apparel store. 

• Coffee house or coffee shop. 

• Commercial uses/shops/or services. 

• Dairy products or ice cream store. 

• Delicatessen store. 
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• Dress shop. 

• Drug store or fountain. 

• Dry Cleaning and Laundry Establishment. 

• Dry goods store. 

• Fabric or notion store. 

• Florist/Flower Shop. 

• Furniture Store. 

• Gift Shop. 

• Grocery or supermarket. 

• Hardware store. 

• Hotel or motel. 

• Interior decorating store. 

• Jewelry shop. 

• Key shop. 

• Leather Store and/or Leather Goods Store. 

• Locksmith. 

• Medical Marijuana Dispensary, as allowed by state law. 

• Music, Radio, Electronics, Telephone, or Television Store. 

• Painting and decorating shop. 

• Pet shop/or Small Animal Hospital. 

• Pharmacy. 

• Photographer's studio. 

• Restaurant/Bar/Lounge/Tavern - may include live entertainment and/or a dance floor, (all 

such activity fully within an enclosed building) provided the kitchen remains open with 

full food service whenever live entertainment is offered. 

• Retail Shops or Stores. 

• Retail spirits store/Liquor store. 

• Spa or Similar Establishment. 

• Smoke, Tobacco, Vape, or Similar Shop. 

• Self-service laundry. 

• Sewing machine sales. 

• Sporting goods sales. 

• Shoe store or repair shop. 

• Sign Store/Printing Store. 

• Shopping Center. 

• T-Shirt Printing 

• Tanning Spa or Tanning Establishment. 

• Tailor shop. 

• Theater (excluding drive-in theaters), Bowling Alley, Arcade, or Similar Establishments, 

including those that sell alcoholic beverages in compliance with state law. 

• Tier I Medical Marijuana Processor, as allowed by state law. 

• Tier II Medical Marijuana Processor, as allowed by state law. 

• Toy store. 

• Apartments/Multi-Family Residential Dwelling Units. 
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EXHIBIT E 

 

GREEN SPACE EXHIBIT 

Full Size Documents Submitted to City Staff 
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EXHIBIT F 

 

DEVELOPMENT AREAS 
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City of Norman Predevelopment  October 23, 2025  
  

Applicant: Wiggin Properties, LLC 
 

Project Location: Generally located east of US Highway 77, south of east Cedar Lane, 
and north of Post Oak Road 

 
Case Number: PD25-28 
 
Time: 6:00 p.m.   
 
Applicant Representative:   
Gunner Joyce 
 
Attendees: 
Erica Bird 
John Nelson 
Derrick Baungardner 
 
City Staff:  
Justin Fish, Planner I 
Todd McClellan, Public Works 
Beth Muckala, Assistant City Attorney  
 
Application Summary:  
The applicant submitted a request to amend the previously approved PUD, Planned Unit 
Development (O-2324-33). The requested amendment would increase the number of 
commercial structures on the site, including a new use and structures for multi-family 
residential. An amendment to the previously approved PUD Narrative and Site 
Development Plan is required for this change to occur. 
  
Neighbor’s Comments/Concerns/Responses: 
The neighbors in attendance asked if a turn lane or traffic light would be included as part 
of this project to help with the traffic it will generate. The applicant representative 
explained to the neighbors that a Traffic Impact Analysis was conducted for this project, 
and if certain thresholds were met, a traffic light would need to be installed. The 
representative then added that as part of the plating process, street improvements must 
be made by the developer along the frontage of the project site. These improvements 
include the turn lane mentioned by the neighbors. 
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 11/13/2025 

REQUESTER: Wiggins Properties, LLC 

PRESENTER: Justin Fish, Planner I 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF ORDINANCE O-2526-19: 
AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF THE CITY 
OF NORMAN SO AS TO REMOVE THE PART OF THE SOUTHWEST 
QUARTER (SW/4) OF SECTION 15, TOWNSHIP 8 NORTH, RANGE 2 
WEST AND THE EAST HALF (E/2) OF SECTION 16, TOWNSHIP 8 
NORTH, RANGE 2 WEST OF THE INDIAN MERIDIAN, TO NORMAN, 
CLEVELAND COUNTY, OKLAHOMA, FROM A PUD, PLANNED UNIT 
DEVELOPMENT, AND PLACE SAME IN A PUD, PLANNED UNIT 
DEVELOPMENT; AND PROVIDING FOR THE SEVERABILITY 
THEREOF.  (EAST OF US HIGHWAY 77, SOUTH OF E. CEDAR LANE, 
AND NORTH OF POST OAK ROAD; WARD 5). 

  
 
APPLICANT/REPRESENTATIVE Wiggins Properties, LLC/Rieger Sadler 

Joyce LLC 
 
LOCATION  Generally located east of US Highway 77, 

south of East Cedar Lane, and north of Post 
Oak Road 

  
WARD  5 
 
CORE AREA No 
 
EXISTING ZONING PUD, Planned Unit Development 
 
EXISTING LAND USE DESIGNATION Commercial 
 
CHARACTER AREA Corridor Area & Suburban Neighborhood 

Areas 
 
PROPOSED ZONING PUD, Planned Unit Development 
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PROPOSED LAND USE No Change 
 
REQUESTED ACTION   Amend the existing PUD Narrative and Site 

Development Plan 
 
SUMMARY: 
The applicant, Wiggins Properties LLC, is requesting an amendment to the existing PUD, 
Planned Unit Development (O-2324-33). The proposed amendment would allow for the inclusion 
of multi-family residential uses on the property and a redesign of the previously approved Site 
Development Plan. The multi-family residential portion of the development is expected to contain 
approximately 334 dwelling units. 
 
EXISTING CONDITIONS: 
 
SIZE OF SITE: 151.16 Acres 
 
SURROUNDING PROPERTIES 

 Subject 
Property North East South West 

Zoning PUD PUD & I-1 PUD A-2 R-1, A-2, C-
2, & I-1 

Land Use Commercial Urban High Urban 
Medium &  

Urban High 
and Outside 
City limits 

Job Center 

Current Use Vacant 

Industrial & 
Residential 

(Multi-
Family) 

Residential 
(Multi-

Family) & 
Vacant 

Residential 
(Single-
Family) 

Industrial, 
Commercial 

& 
Residential 

(Single-
Family) 

  
EXISTING ZONING DESIGNATION  
PUD, Planned Unit Developments 
It is the intent of this section to encourage developments with a superior built environment 
brought about through unified development and to provide for the application of design 
ingenuity in such developments while protecting existing and future surrounding areas in 
achieving the goals of the comprehensive plan of record. The PUD, Planned Unit Development 
District herein established is intended to provide for greater flexibility in the design of buildings, 
yards, courts, circulation, and open space than would otherwise be possible through the strict 
application of other district regulations. In this way, applicants may be awarded certain 
premiums in return for assurances of overall planning and design quality, or which will be of 
exceptional community benefit, and which are not now required by other regulations. By 
permitting and encouraging the use of such procedures, the Planning Commission and City 
Council will be able to make more informed land use decisions and thereby guide development 
more effectively in the best interest of the health, safety, and welfare of the City. Specifically, 
the purposes of this section are to encourage: 

(1) A maximum choice in the types of environment and living units available to the public. 
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(2) Provision of more usable and suitably located open space, recreation areas, or other 
common facilities than would otherwise be required under conventional land 
development regulations. 

(3) Maximum enhancement and minimal disruption of existing natural features and 
amenities. 

(4) Comprehensive and innovative planning and design of diversified developments which 
are consistent with the Comprehensive Plan, including the Land Use Plan, and remain 
compatible with surrounding developments. 

(5) More efficient and economic use of land resulting in smaller networks of utilities and 
streets, thereby lowering costs. 

 
(6) Preparation of more complete and useful information which will enable the Planning 

Commission and City Council to make more informed decisions on land use. The PUD, 
Planned Unit Development regulations are designed to provide for small- and large-
scale developments incorporating a single type or a variety of residential, commercial, 
industrial and related uses which are planned and developed as a unit. Such 
development may consist of individual lots, or it may have common building sites. 
Private or public common land and open space must be an essential, major element of 
the development, which is related to, and affects, the long-term value of the homes and 
other development. A planned unit development shall be a separate entity with a distinct 
character that respects and harmonizes with surrounding development. 

 
LAND USE DESIGNATION    
Commercial (C) 
Efficient, walkable pattern of development with a variety in commercial arrangements. 
Moderate building spacing and separation of uses. Allowances for commercial activities that 
draw from a regional level, while still supporting neighborhood services. Primarily featuring 
retail establishments that have a large trade area and are auto-centric in design. The large 
retail site often acts as an attractor to other activities that rely on pass-by vehicle trips.  
 
Predominately non-residential uses with a smaller percentage of residential uses at compatible 
densities and scales. 
 
CHARACTER AREA DESIGNATIONS 
Corridor Areas 
Corridor Areas are developed or undeveloped land on both sides of a roadway; primarily 
designated, although not limited to, commercial and mixed-use development with auto-centric 
design. Scale and location affect the type and intensity of these uses. Corridor character is 
determined by scale and is recognized in three main areas. (Gateway Corridors, In-Town 
Corridors, and Downtown Corridors) 
 

Gateway Corridors  
Major thoroughfare that serves as an important entrance or means of access to the 
community marked by orientation of buildings to highway; on-site parking; and large set-
backs for buildings. Anticipating high public transit access, including stops and shelters in 
locations safe for passengers and operations. Interstate-35, North Flood Avenue, Alameda 
Street, Main Street west of 24th, and Highway 9 are Gateway Corridors managed under this 
Character Area.  
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Suburban Neighborhood Area 
Suburban Neighborhood Areas are where suburban residential subdivision development has or 
is likely to occur (due to availability of water and sewer service). This area is characterized by 
low pedestrian orientation, existing but limited public transit access, high to moderate degree of 
building and use separation, predominantly residential with scattered civic buildings and varied 
street patterns, often curvilinear.  
 
In the future, the neighborhoods with good trail access and connections to surrounding services 
will likely continue to be highly attractive neighborhoods. Future development should elevate 
connectivity and traditional neighborhood design (TND). 
 
NEAREST PUBLIC PARK 
Bluestem Park is adjacent to the development site; it is a 4 acre park in the southwest corner of 
The Links development north of the subject property.  
 
PROCEDURAL REQUIREMENTS: 
 
PRE-DEVELOPMENT:    PD25-28  October 23, 2025 
The neighbors in attendance asked if a turn lane or traffic light would be included as part of this 
project to help with the traffic it will generate. The applicant representative explained to the 
neighbors that a Traffic Impact Analysis was conducted for this project and if certain thresholds 
were met a traffic light would need to be installed. The representative then added that as part 
of the platting process, street improvements must be made by the developer along the 
frontage of the project site. These improvements include the turn lane mentioned by the 
neighbors.  
 
BOARD OF PARKS COMMISSIONERS: November 6, 2025 
The applicant requested fee-in-lieu of land for this project, with the collected fees assigned to 
the Bluestem Park development account. The Board of Parks Commissioners voted to 
approve the fee-in-lieu decision with a vote of 7-0.  
 
REVIEW COMMENTS:   
This application was submitted to the following agencies, departments, and/or divisions for 
review and comment. An asterisk (*) indicates that the agency, department, and/or division 
responded with review comments “inconsistent” with AIM Norman Plan. Items italicized and 
blue in these sections represent City Staff analysis. 
 
CITY DEPARTMENTS 
1. Fire Department 
2. Building Permitting Review 
3. Public Works/Engineering 
4. Transportation Engineer 
5. Planning 
6. Utilities 
 
FIRE DEPARTMENT 
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Items related to Fire codes will be addressed during building permitting.  

 

BUILDING REVIEW 

Building codes and all applicable trades will be addressed at the building permit stage.   

PUBLIC WORKS/ENGINEERING 

Please see attached report from Engineering regarding the Preliminary Plat. 

TRANSPORTATION ENGINEER 

Please see attached report from the Transportation Engineer regarding the Preliminary Plat. 

PLANNING 

ZONING CODE CONSIDERATIONS 

Purpose – PUD, Planned Unit Development 

It is the intent of this section to encourage developments with a superior built environment 
brought about through unified development and to provide for the application of design 
ingenuity in such developments while protecting existing and future surrounding areas in 
achieving the goals of the comprehensive plan of record. The PUD, Planned Unit Development 
District herein established is intended to provide for greater flexibility in the design of buildings, 
yards, courts, circulation, and open space than would otherwise be possible through the strict 
application of other district regulations. In this way, applicants may be awarded certain 
premiums in return for assurances of overall planning and design quality, or which will be of 
exceptional community benefit, and which are not now required by other regulations. By 
permitting and encouraging the use of such procedures, the Planning Commission and City 
Council will be able to make more informed land use decisions and thereby guide development 
more effectively in the best interest of the health, safety, and welfare of the City. Specifically, 
the purposes of this section are to encourage: 

• A maximum choice in the types of environment and living units available to the public.  
• Provision of more usable and suitably located open space, recreation areas, or other 

common facilities than would otherwise be required under conventional land 
development regulations.  

• Maximum enhancement and minimal disruption of existing natural features and 
amenities.  

• Comprehensive and innovative planning and design of diversified developments which 
are consistent with the Comprehensive Plan, including the Land Use Plan, and remain 
compatible with surrounding developments.  

• More efficient and economic use of land resulting in smaller networks of utilities and 
streets, thereby lowering costs. 

• Preparation of more complete and useful information which will enable the Planning 
Commission and City Council to make more informed decisions on land use. The PUD, 
Planned Unit Development regulations are designed to provide for small- and large-
scale developments incorporating a single type or a variety of residential, commercial, 
industrial and related uses which are planned and developed as a unit. Such 
development may consist of individual lots, or it may have common building sites. 
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Private or public common land and open space must be an essential, major element of 
the development, which is related to, and affects, the long-term value of the homes and 
other development. A planned unit development shall be a separate entity with a distinct 
character that respects and harmonizes with surrounding development. 

The applicant requests an amendment to the property’s existing PUD to add the additional use 
of multi-family residential and change the Site Development Plan to include additional 
structures. This proposal remains consistent with the purpose of a PUD.  

Uses Permitted 

• The project site is currently designated for a mixed-use development consisting of a 
resort destination and commercial and office uses. The proposed amendment will allow 
for the development of multi-family residential structures on the subject site. The multi-
family residential portion of the development is expected to contain approximately 334 
dwelling units. A complete list of allowable uses can be found within the attached PUD 
Narrative as Exhibit D. 

This PUD, Planned Unit Development, proposes a mixed-use development that will include 
commercial, office, and multi-family residential uses. This proposal is consistent with the 
surrounding area as there are existing commercial and multi-family residential uses nearby.    

Area Regulations  

• Setback off of US Highway 77: 
o Lots within the property that front Classen Blvd. shall have a minimum twenty-five 

foot building setback from the property line fronting Classen Blvd. 
• Setback off of North Property Line: 

o Lots within the property that abut the neighboring property located to the North of the 
property shall have a minimum ten foot building setback from the North property line. 
Additionally, there shall be a minimum ten (10’) foot building setback from the private 
drive running along the North property line. 

• Setback off of South Property Line: 
o Lots within the property that abut the neighboring property located to the South of 

the property, including Post Oak Road, shall have a minimum ten-foot building 
setback from the South property line. 

• Setback off of East Property Line: 
o There shall be a minimum one hundred fifty-foot building setback from the 

Easternmost boundary of the property. Additionally, there shall be a minimum two-
hundred-foot setback from the Easternmost boundary of the property for any 
recreational cabins.    

• Setback off of Interior Streets: 
o Lots within the property that abut any interior platted public streets, which are 24th 

Avenue SE, and Liberty Point Drive, shall have a minimum twenty-five foot building 
setback from the property line fronting said interior street. 

• Setback off of Utility Easements: 
o If a utility easement or other public easement is not located within the building 

setbacks enumerated above on a lot within the property, all permanent buildings and 
vertical habitable structures shall be setback a minimum of one foot from said 
easement located on the lot. Paving and RV parking shall be allowed over drainage, 
utility, and other public easements. 
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The Area Regulations for this development are consistent with those found in the surrounding 
area. The setback requirements for this development, while tailored for this development 
specifically, still meet or exceed those of the surrounding zoning districts. The development 
proposes a 25’ setback for lots with frontage on US Highway 77, a 10’ setback from Post Oak 
Road, and a 25’ setback on the side where a lot has frontage to an interior street.  

Height Regulations 

• There shall be no height restriction for commercial or office buildings. Exclusively 
residential structures may be constructed up to 5 stories in height.  

The proposed development will not have a maximum building height for commercial and office 
structures. For multi-family residential structures, there will be a maximum building height of 
five stories. Surrounding zoning districts have a variety of height restrictions. The Armstrong 
PUD to the northwest has no height limit for commercial and office uses. The Links PUD to the 
north allows for two-stories for multi-family use. The Destin Landing PUD to the east allows for 
one- to two-stories for single-family residential development. Across Hwy 77, varied heights 
are allowed, ranging from three-stories in the I-1 District to no maximum height requirement in 
C-2. The proposed development is consistent with the surrounding allowances in the area.  

Open Space 

• The Property shall contain approximately 35% open space comprising approximately 52 
acres of the Property. lots containing exclusively multi-family residential uses shall have 
no more than 65% impervious coverage. 

Approximately 35% of the development site will be open space. The proposed amount of open 
space far exceeds the required minimum of 10% to 15% under the City’s Section 36-509, 
PUD, Planned Unit Developments. This open space proposal is consistent with surrounding 
developments. 

Traffic Access, Circulation, Parking and Sidewalks 

• Access to the Property shall be permitted in the manner depicted on the attached Site 
Development Plan. The Property shall comply with the City of Norman standards to 
allow for emergency access and fire access as necessary, as such standards may be 
amended from time to time. The Property shall be allowed to utilize the maximum 
number of curb cuts along Classen Blvd that are permissible in accordance with ODOT 
approval. 

There are three access points from Hwy 77 shown on the Site Development Plan. Two 
additional access points are shown on the south boundary of the development site along Post 
Oak Road. Access points along Hwy 77 require ODOT approval. Access points along Post 
Oak Road were reviewed and approved by the City Transportation Engineer. Access as shown 
on the Site Development Plan is consistent with City and ODOT regulations. Parking and 
sidewalks are planned and shown on the Site Development Plan. Trails and RV spaces are 
proposed and shown on the Site Development Plan in the resort area.  

Landscaping 

• Landscaping shall be in conformity with the City of Norman ordinances, as amended 
from time to time. 
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The proposed development is consistent with the regulations found under Section 36-551, 
Landscaping Requirements For Off-Street Parking Facilities. 

Lighting 

• All exterior lighting for any lots with a commercial use shall be installed in conformance 
with any applicable City of Norman Commercial Outdoor Lighting Standards, as 
amended from time to time. 

The proposed development is consistent with the regulations found under Section 36-549, 
Commercial Outdoor Lighting Standards. 

Signage 

• Signage for all lots shall comply with the City of Norman’s applicable signage 
restrictions then in effect for the actual use of the lot, as may change from time to time. 
In addition to the signage allowances contained herein, the Property shall be allowed to 
feature the following signs: 
o Development Entrance Signs: Up to six signs within the Property advertising the 

Property and any tenants located therein. Each Development Entrance Sign may be 
a maximum of 300 square feet per side, each sign having no more than two sides. 

o Directional Signs: Up to ten Directional Signs within the Property indicating 
directions to the different offices, locations, services, or entrances contained within 
the Property. The Directional Signs are intended to contain directions to multiple 
locations or destinations on each sign, such as directions to the main entrance, 
specific offices or services, and parking locations. Each Directional Sign may be a 
maximum of 150 square feet per side. 

o Façade Signs: Each building within the Property may feature up to two Façade 
Signs per each side of the building. Each Façade Sign may be a maximum of 300 
square feet and a portion of each Façade Sign may extend above the roof line of the 
building. 

o Illumination: All of the signage discussed herein may be illuminated in accordance 
with the maximum extent allowable under the City of Norman’s applicable 
commercial signage restrictions, as amended from time to time. 

o Banner Signage: Banners, flag signs, and other similar decorative signage may be 
displayed within the Property. Banners may be attached to private light poles or to 
the buildings to advertise holidays, events, the Property, and any tenants located 
therein.  

o Sight Triangle Protection: All signage within the Property shall be placed in 
appropriate locations to not interfere with applicable traffic sight triangles. 

o Platted Easements: Signs may not be placed in any platted easements without first 
obtaining consent to such encroachment from the applicable utility providers and 
City Council. 

The PUD allows for the signage permitted by Chapter 28, Sign Regulations, along with these 
additional allowances listed above. The proposed signage is similar to that of the Armstrong 
PUD to the northwest. The requests for the additional square footage and signage are 
inconsistent with the City signage codes.  
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Screening 

• Fencing, such as, but not limited to, wrought iron, stockade wood, composite, and other 
fencing types, is permissible but is not required within the Property. In conformance with 
City Code the Applicant may file restrictive covenants against the Property to more 
narrowly tailor architectural review of fencing within the development. The Property may, 
but is not required to, install perimeter fencing along all or portion of the Property. 

The proposed development does not require fencing; however, fencing may be permitted, 
provided it complies with the regulations under Section 36-552, Fencing, Walls, And 
Screening. The proposed development would be required to provide fencing along the eastern 
property line under Section 36-552. Should the applicant choose not to provide this fencing, 
they would be inconsistent with City screening requirements.  

Exterior Materials 

• Exterior materials of the buildings to be constructed on the Property shall be a minimum 
of eighty percent (80%) brick, wood, stone, synthetic stone, stucco, EIFS, masonry, 
metal accents, metal exteriors with aggregate, sandblasted or textured coating finish, or 
other comparable materials, and any combination thereof, exclusive of all window, 
doors, roofs, or glass. The Applicant may file restrictive covenants against the Property 
to more narrowly tailor architectural review within the development.  

The listed materials and percentages are consistent with the requirements found within 
Section 36-547, Exterior Appearance of the Zoning Ordinance. 

Sanitation/Utilities 

• Trash may be handled through on-site dumpsters. A trash compactor(s) and its 
enclosure(s) may also be located on site to facilitate trash removal.  Any dumpster or 
trash facilities shall be screened within enclosures that are built of materials to be 
compatible with the building exteriors in the main building.  Locations of dumpsters 
and/or compactors shall be such that allows for proper ingress and egress for City 
sanitation vehicles in accordance with the EDC. 

The locations and designs of sanitation facilities are consistent with the requirements of the 
City of Norman’s Engineering & Design Criteria and Utilities Department.  

Phasing 

• It is anticipated that the Property will be developed in multiple phases. The initial phase 
is anticipated to be the Retail and Commercial areas in the western portion of the 
Property. The timing and number of future phases will be determined by market demand 
and absorption rates.  

While the applicant has stated the commercial uses located in the western portion of the 
property will be developed initially, no timeline has been presented. Additionally, the applicant 
has not produced an exhibit depicting the development's expected phasing. For these reasons, 
the development is inconsistent with the phasing requirements of Section 36-509, PUD, 
Planned Unit Developments. 
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COMPREHENSIVE PLAN CONSIDERATIONS 

Character Area Policies 

General Policies 

Residential Policies 

• New residential development should blend with existing housing, incorporating tools such 
as buffering requirements and right-sized public spaces as defined in land use categories. 

• Accommodate a variety of housing styles, sizes, densities, and price points to suit diverse 
housing needs. 

• New residential development should use a variety of techniques to avoid the appearance 
of identical homes, increasing vibrancy and diversity in the built environment. 

The residential component of the proposed development will be comprised of multi-family 
residential structures containing approximately 334 dwelling units in approximately 20 buildings, 
which can be a maximum of five-stories in height. There will be a mix of townhomes and multi-
family structures. The development is consistent with the Residential Character Area General 
Policies.   

Non-Residential  

• New non-residential development should use high quality building materials such as 
glass, brick, stone, wood or cementitious siding.  

• Require that loading areas be located to the rear and sides of buildings and screened 
from view. 

• Ensure that all sides of a parking garage that are visible from public view are 
architecturally consistent with the buildings it serves.  

• Buildings in a corporate campus setting should have an internal pedestrian network 
between buildings. 

The development proposes an 80% masonry requirement for all structures built within the 
development site. Additionally, loading areas are shown to be screened from view. For these 
reasons, the proposed development is consistent with the non-residential Character Area 
General Policies.  

Suburban Neighborhood Areas Policies 

• Infrastructure extensions should occur incrementally, and new developments must 
connect to City water and sewer, which may require extension of lines. 

• Protect drainageways in accordance with WQPZ ordinance within new development and 
expand their use for public trail access. 
o Treat water quality volume from runoff for volume recommended in stormwater master 

plan and in accordance with EDC Section 7000. 
o The open spaces created around drainageways should be connected when feasible 

to create wildlife corridors. 
• Reduce the impact of higher intensity uses to adjacent lower intensity uses with screening 

and landscaping. Native landscaping is encouraged. 
o Prioritize preservation of existing mature street trees. 

795

Item 31.



Page 11 of 14 

• Promote a mix of housing types, including accessory dwelling units, and new, well-
designed similarly scaled multi-unit residences to increase neighborhood density and 
income diversity. 
o Priority for higher density, mixed-income, and affordable housing opportunities should 

be assigned to locations with multi-modal transportation access and capacity. 
o Based on associated Land Use, housing typologies of all intensity levels are 

appropriate within the Suburban Character area.  
• Encourage: 

o More mixing of uses, including neighborhood services, job centers, and residential 
uses of similar intensities.  

o Retrofitting existing commercial and retail strip development in areas that are likely to 
undergo renovation or potential demolition in the life of this plan.  

o Civic, cultural uses, entertainment establishments that will promote community 
interaction and public open space.  

• As streets move further from the center of the Core Neighborhood Character Area and 
parcel sizes and development patterns work against pedestrian circulation, focus should 
shift to vehicular safety, corridor appearance and traffic speeds while still providing basic 
access and safety for pedestrians and bicyclists. Transportation accommodations should: 
o Ensure interconnectivity between developments for local and collector streets.  
o Provide access to trails with all new development, when feasible to integrate trail plans 

outlined in the Transportation and Park Master Plans into developments.  
o Connect streets between land uses and include complete street approaches for 

undeveloped sites.  
o Use the most recent Transportation Master Plan to fill pedestrian system gaps along 

streets, to trails, and within developments.  
o Encourage network of multi-modal transportation options to neighborhood centers and 

local mixed-use developments. 

The proposed development is consistent with the Suburban Neighborhood Areas Policies 
because it promotes a mix of uses, utilizes interconnectivity, connects to City infrastructure, and 
reduces the impact of higher intensity uses from lower intensity uses by providing additional 
open space along the entire length of the east side of the development. 

Corridor Area Policies 

• Support the natural phasing out of older and lower-yield commercial and industrial uses 
with regulations and incentives that support mixed-uses and local businesses. 

• Use screening, with natural materials when possible, to lessen noise pollution and visual 
clutter from existing and future uses along the corridor. 

• Promote circulation and manage access to keep traffic flowing by: 
o Including access along and into properties for vehicles, public transit, pedestrians, and 

bicyclists during street and interchange improvements.  
o Projects should not create fragmented parcels or impede on- and off-site circulation 

through, to reduce restriction of future development. 
o Allowing redevelopment of excess parking areas or commercial building space for 

residential uses, especially along public transit routes and areas with strong existing 
or planned pedestrian connections.  

o Requiring shared entrances, cross-access, and avoiding multiple access points for 
new commercial developments at major intersections. 
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• Commercial developments should offer both internal and external pedestrian 
connections, especially between hotels, restaurants, and retail services. 
o Connections to the corridors and through developments should improve safety for 

those walking, bicycling, or using mobility devices. 
• Allow redevelopment for high density residential and mixed-residential uses near public 

transit stops, along pedestrian routes, and where site design does not create secluded 
enclaves of apartments. 

• Add density through development of sites behind properties directly facing streets. 
• Retrofit or mask existing strip development or other unsightly features, as necessary. 
• Explore requiring that stormwater management and detention have lower impact than 

historic stormwater conditions for all new or redevelopment along corridors. 

The Corridor Area Policies apply to the triangular area between Hwy 77 and 24th Ave SE and 
the frontage along Hwy 77. The proposed development is consistent with the Character Area 
Policies of the Corridor Area because the development promotes internal connections using 
interior streets and sidewalks and provides density through the development of sites behind 
street-facing properties.  

Land Use Development Policies 

Commercial Land Use 

• Efficient, walkable pattern of development with a variety in commercial arrangements. 
Moderate building spacing and separation of uses. Allowances for commercial activities 
that draw from a regional level, while still supporting neighborhood services. Primarily 
featuring retail establishments that have a large trade area and are auto-centric in 
design. The large retail site often acts as an attractor to other activities that rely on 
pass-by vehicle trips.  
o Predominately non-residential uses with a smaller percentage of residential uses at 

compatible densities and scales. 

The proposed development includes a mix of commercial, office, and residential uses. 
Sidewalks and trails are proposed throughout the development. Due to the location on the 
southern boundary of the City, the proposed development is an auto-centric design, with 
several interior streets providing connections to the various commercial and office areas of the 
development. The mix of uses for the development is predominately non-residential. For these 
reasons, the development is consistent with the Commercial Land Use policy. 

Building Types 

• New Development: 
o Focus on big-box retail, office, small-scale manufacturing, and distribution.  
o Developments are mostly non-residential. Multi-unit residential can be a transitional 

use to a lower intensity residential neighborhood or as part of employer housing. 

The proposed development is consistent with the Commercial Land Use policies because it 
features a variety of retail and office uses, including opportunities for big-box retail. Multi-family 
residential is proposed and will transition to the resort area, where small, short-term rental 
spaces are proposed.  
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Site Design 

• New Development:  
o Parking lots may be converted into buildable sites.  
o Some locations may warrant 2-3 story parking decks serving multiple campuses or 

areas.  
o Special attention to pedestrian circulation from tenant to tenant.  
o Shared waste streams for garbage and grease, limited off-hour deliveries, and 

inclusion of other design features that mitigate service and loading impacts on 
adjacent lower intensity uses.  

o Landscaping should be thoughtfully planned and maintained to cultivate an attractive 
environment. 

o Stormwater management should be integrated into projects and designed, when 
possible, as a site or district amenity.  

The development proposes interconnectivity within both the residential and commercial areas 
of the development. Additionally, the development proposes appropriate landscaping 
throughout the development. The development is consistent with the Commercial Land Use 
policies.  

Transportation 

• Projected: High-connectivity grid pattern providing viable locations for higher intensity 
land uses, and allowing multiple access points and routes between uses. Most of the 
arterials have or will have adequate pedestrian facilities, giving people the option of 
walking to get to and from these locations. Existing surface parking lots at these locations 
often present an opportunity to modify the circulation pattern, improve access, and add 
other benefits. Improving access for pedestrians and bicyclists will be a priority, including 
modernizing multi-modal infrastructure. Locations at major transit stations highly 
preferred, transit accommodations should be integrated, if not already established. 

The development is consistent with the Commercial Land Use Transportation policy because 
it provides access points on both Hwy 77 and Post Oak Road. As this area of Norman 
continues to develop, future development should meet many of the development guidelines 
under Projected growth.  

Utility Access 

• A full range of utilities should be available. If services are not already in place, they must 
be extended by the developer during the platting process to be suitable for development. 
If development occurs adjacent to existing facilities that are determined to be insufficient 
to meet the demands of the proposed development, the developer must upgrade the 
existing facilities to enhance the capacity of the utility systems. 

The proposed development has access to City utilities and is consistent with Utility Access 
policies. 

Public Space 

• Plazas, café seating, and other small, well-designed outdoor spaces. Traditional public 
parks are not appropriate. Pedestrian amenities and connections to regional trails are 
commonly integrated.  
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The resort area of the proposed development offers a large amount of open space and an 
internal system of trails and sidewalks. The commercial area also offers sidewalks. For these 
reasons, the development is consistent with the Commercial Land Use policy. 

Neighborhood and/or Special Area Plans 

This location is not within a Neighborhood or Special Planning Area. 

UTILITIES 

AIM NORMAN PLAN CONFORMANCE 

Proposed development is in accordance with AIM Water and Wastewater Utility Master Plans. 

SOLID WASTE MANAGEMENT  

The proposed development meets requirements for City streets and provides access for solid 
waste service. 

WATER/WASTEWATER AVAILABILITY 

Water Availability  

Adequate capacity within the water system exists to serve the proposed development.  

Wastewater Availability  

Adequate capacity within the wastewater system exists to serve the proposed development.  
 
ALTERNATIVES/ISSUES:      
 
IMPACTS: The proposed PUD includes a mixed-use project with commercial, office, resort, 
and multi-family residential uses. The site is currently vacant. To the north, there is multi-
family. To the northwest, the area continues to develop with a mix of retail and office uses. To 
the south is a church and outside the City limits. There is one single-family property abutting 
the subject property on the north side of Post Oak Road. To the east, is vacant land planned to 
be developed as single-family as part of a master planned development. Across Hwy 77, there 
is a mix of industrial and residential uses, with several vacant properties. The proposed 
development will generate more traffic than the vacant site currently experiences.  
 
The proposed development is consistent with the AIM Norman Comprehensive Land Use Plan 
by promoting mixed-use, incorporating interconnectivity via streets, sidewalks, and trails, 
providing landscaping, including opportunities for big-box stores, and preserving open space. 
 
CONCLUSION: Staff forwards this request for amendment to PUD, Planned Unit 
Development District, O-2324-33, to a PUD, Planned Unit Development District, O-2526-19, to 
the Planning Commission for consideration and recommendation to City Council. 
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reading will not go to Council until January 2026, allowing time to assemble a group to review 
possible modifications. 
 
Commissioner McClure asked Ms. LeBlanc why she could not treat the piriformis muscle, noting 
from his experience as an athlete massage therapist this area was often treated.  Ms. LeBlanc 
explained the ordinance bans work on the gluteal area, which includes the piriformis.     
 
Commissioner Brewer explained he supports removing that language and noted any remaining 
language would be handled at the Council level. 

Commissioner Parker expressed uncertainty about the regulations for different types of massage 
therapists, using Thai Body Work as an example, and suggested they may be less regulated 
than massage therapists.  

Ms. LeBlanc agreed. Commissioner Parker urged them to include all types of therapists 
moving forward. 

Motion made by Commissioner Brewer, Seconded by Commissioner McKown. 
 
Voting Yea: Commissioner Brewer, Commissioner McClure, Commissioner McKown, 
Commissioner Bird, Commissioner Parker, Commissioner Griffith, Commissioner Kindel 
 
Planning Commission recommended approval of Ordinance O-2526-16. 

Liberty Point PUD Ordinance Amendment & Preliminary Plat 

5. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF ORDINANCE O-2526-19: AN ORDINANCE OF THE 
COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, AMENDING SECTION 36-201 
OF THE CODE OF THE CITY OF NORMAN SO AS TO REMOVE THE PART OF THE 
SOUTHWEST QUARTER (SW/4) OF SECTION 15, TOWNSHIP 8 NORTH, RANGE 2 
WEST AND THE EAST HALF (E/2) OF SECTION 16, TOWNSHIP 8 NORTH, RANGE 
2 WEST OF THE INDIAN MERIDIAN, TO NORMAN, CLEVELAND COUNTY, 
OKLAHOMA, FROM A PUD, PLANNED UNIT DEVELOPMENT, AND PLACE SAME IN 
A PUD, PLANNED UNIT DEVELOPMENT; AND PROVIDING FOR THE 
SEVERABILITY THEREOF.  (EAST OF US HIGHWAY 77, SOUTH OF E. CEDAR 
LANE, AND NORTH OF POST OAK ROAD; WARD 5). 

 ITEMS SUBMITTED FOR THE RECORD 
1. Staff Report 
2. Location Map 
3. PUD Narrative 
4. Revised Preliminary Site Development Plan 
5. Revised Preliminary Plat 
6. Green Space Exhibit 

6. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF PP-2526-11: CONSIDERATION OF A PRELIMINARY 
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PLAT SUBMITTED BY LIBERTY POINT LIMITED PARTNERSHIP (SMC 
CONSULTING ENGINEERS, P.C.) FOR LIBERTY POINT ADDITION, A PLANNED 
UNIT DEVELOPMENT, FOR 151 ACRES OF PROPERTY GENERALLY LOCATED 
EAST OF CLASSEN BOULEVARD (US HIGHWAY 77) ONE-HALF MILE SOUTH OF 
CEDAR LANE ROAD AND NORTH OF POST OAK ROAD. (WARD 5) 

 ITEMS SUBMITTED FOR THE RECORD 
1. Staff Report 
2. Location Map 
3. Revised Preliminary Plat 
4. Revised Preliminary Site Development Plan 
5. Development Review Form 
6. Pre-Development Summary 

 
Staff Presentation 
 
Justin Fish, Planner I, presented the staff report. 
 
Applicant Presentation 
 
Libby Smith, representative of the applicant, provided an overview of the project.  
 
Commissioner Parker inquired about the single entrance/exit for the RV portion. Ms. Smith 
confirmed it remained unchanged from the original preliminary plat. 
 
Public Comments 
 
There were no public comments.  
 
Planning Commission Discussion 

Motion made by Commissioner McKown, Seconded by Commissioner Parker. 
 
Voting Yea: Commissioner Brewer, Commissioner McClure, Commissioner McKown, 
Commissioner Bird, Commissioner Parker, Commissioner Griffith, Commissioner Kindel 

Planning Commission recommended approval of Ordinance O-2526-19 & PP-2526-11. 

Sterling Fields PUD Rezoning & Preliminary Plat 

7. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF RESOLUTION R-2526-83: A RESOLUTION OF THE 
COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, AMENDING THE AIM NORMAN 
COMPREHANSIVE LAND USE PLAN SO AS TO REMOVE A TRACT OF LAND LYING 
IN THE NORTHWEST QUARTER (NW/4) OF SECTION TWENTY-FIVE (25), 
TOWNSHIP NINE (9) NORTH, RANGE TWO (2) WEST OF THE INDIAN MERIDIAN 
(I.M.), CLEVELAND COUNTY, OKLAHOMA, FROM THE URBAN RESERVE 
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32. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF PP-2526-11: PRELIMINARY PLAT FOR LIBERTY POINT 

ADDITION, A PLANNED UNIT DEVELOPMENT, LOCATED AT THE NORTHEAST 

CORNER OF THE INTERSECTION OF CLASSEN BOULEVARD (STATE HIGHWAY 

NO. 77) AND POST OAK ROAD (Ward 5).
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Ken Danner, Subdivision Development Manager 

David Riesland, Transportation Engineer 

PRESENTER: Scott Sturtz, Director of Public Works 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF PP-2526-11: PRELIMINARY PLAT FOR LIBERTY 
POINT ADDITION, A PLANNED UNIT DEVELOPMENT, LOCATED AT 
THE NORTHEAST CORNER OF THE INTERSECTION OF CLASSEN 
BOULEVARD (STATE HIGHWAY NO. 77) AND POST OAK ROAD 
(Ward 5). 

  

BACKGROUND: 

This item is a preliminary plat for Liberty Point Addition, a Planned Unit Development located at 
the northeast corner of the intersection of Classen Boulevard and Post Oak Road.  This property 
consists of 151 acres and several commercial/office lots, apartments/duplex lots and a large RV 
facility. 

Planning Commission, at its meeting of November 13, 2025, recommended to City Council 
amending the PUD, Planned Unit Development District.  In addition, Planning Commission 
recommended approval of the revised preliminary plat for Liberty Point Addition, a Planned Unit 
Development. 

DISCUSSION: 
 

The proposed development is a recreational campground development with approximately 395 

recreational lots as well as supporting amenities available to the patrons.  Additionally, the site 

features approximately 254,900 square feet of commercial/retail space, 208 multifamily 

residential units, and 22 townhomes.  In total, the development is expected to generate 

approximately 11,124 trips per day, 324 AM peak hour trips, and 903 PM peak hour trips. 

Obviously, being well above the threshold for when a traffic impact study is required (>100 peak 

hour trips is the threshold), the developer submitted a traffic impact analysis documenting the 

trip generation information for this addition as well as a discussion regarding the proposed 

access points relative to existing streets and/or driveways along the US-77/Classen Boulevard 

corridor, 24th Avenue SE, and Post Oak Road.  On behalf of the developer, TEC submitted the 

traffic impact analysis.  Traffic operational issues are not anticipated due to the development. 
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STREET 

 
NO. 
OF 

LANES 

BACK-
GROUND 
TRAFFIC 
(Veh/day) 

PROJECTED 
TRAFFIC 
(Veh/day) 

TOTAL 
PROJECTED 

TRAFFIC 
(Veh/day) 

ROADWAY 
CAPACITY 
L.O.S. “E” 

% 
CAPACITY 

USED 
(BACKGROUND) 

% 
CAPACITY USED 

(PROJECTED) 

US-77/Classen 
Boulevard 

5 21,000 11,740* 32,740 36,000 58.33 90.94 

24th Avenue SE 2 1,000 494* 1,494 17,100 5.85 8.74 

Post Oak Road 2 1,950 494* 2,444 17,100 11.40 14.29 

Cedar Lane Road 4 10,000 1,360* 11,360 34,200 29.24 33.22 

* Trip distribution splits are 95% on US-77/Classen Boulevard, 11% on Cedar Lane Road, 4% on 24th Avenue SE, and 4% on Post Oak Road 

 

The proposed development proposes two access points along Classen Boulevard, one access 
point along Post Oak Road, and two access points along 24th Avenue SE. With regards to the 
location of the access points, all driveways meet the minimum driveway requirement in the 
Engineering Design Criteria.  Capacity exceeds demand in this area.  As such, additional off-
site improvements are not anticipated. 

Signalization of the US-77/Classen Boulevard intersection with the realigned 24th Avenue SE is 
warranted in the traffic impact analysis.  The traffic impact analysis has been submitted to the 
Oklahoma Department of Transportation (ODOT) for review.  Initial approval of this new traffic 
signal is not expected to be granted by ODOT.  This traffic signal is crucial to accommodate the 
future traffic to be generated by the site. 

While no negative traffic impacts were anticipated, an assessment of impact fees was previously 
established in an earlier traffic study for the Destin Landing development for a number of 
intersections in the area.  These impact fees will cover a portion of the costs associated with 
improvements at of US-77/Classen Boulevard at Cedar Lane Road, US-77/Classen Boulevard 
at Post Oak Road, and Cedar Lane Road at 24th Avenue SE.  The Liberty Point TIA identified 
468 PM peak hour trips through US-77/Classen Boulevard at Cedar Lane Road, 161 PM peak 
hour trips through US-77/Classen Boulevard at Post Oak Road, and 25 PM peak hour trips 
through Cedar Lane Road at 24th Avenue SE.  The fees for the intersections are $20,348.64, 
$18,267.06, and $2,822.50 respectively.  In total, $41,438.20 in traffic impact fees for three 
identified intersections will need to be collected with the filing of the Final Plat.  In addition, to 
the traffic impact fees collected, the developer would be responsible to install the traffic signal at 
the realigned intersection of US-77/Classen Boulevard and 24th Avenue SE should ODOT 
approve the installation of this traffic signal. 

Public improvements for this property consist of the following: 

1.  Fire Hydrants.  Fire hydrants will be installed in accordance with approved plans.  Their 
locations have been reviewed by the Fire Department.  Additional fire hydrants will be 
required for the large tracts when a final site development plan is submitted with a final 
plat. 

2.  Permanent Markers.  Permanent markers will be installed prior to filing of the final plat. 
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3.  Sanitary Sewers.  Sanitary sewer mains will be installed to serve this property in 
accordance with approved plans and City and State Department of Environmental Quality 
standards.  This area will be served by an existing lift station.  Utilities Department 
supports the sanitary sewer solution as long as the developer and City Council approve 
a Lift Station Agreement and Fee to be included on future utility bills for this development. 

4.  Sidewalks.  Sidewalks will be installed adjacent to Classen Boulevard, 24th Avenue S.E., 
Post Oak Road and interior public streets. 

 
5. Storm Sewers.  Storm water and appurtenant drainage structures will be installed in 

accordance with approved plans and City drainage standards.  Runoff will be conveyed 
to privately-maintained detention facility located on the east property.  A property owner 
association will be responsible for maintenance of the detention pond, common open area 
and public rights-of-way. 

6. Streets.  Classen Boulevard is existing as a Principal Urban Arterial street and part of the 
State Highway System (US Highway 77).  Twenty-fourth Avenue S.E. is proposed to be 
relocated to the northern portion of the property and connect to Classen Boulevard and 
constructed as a Minor Urban Arterial street.  Post Oak Road will be constructed as a 
Minor Urban Arterial street.  The proposed interior streets will be constructed in 
accordance with approved plans and City paving standards. 

7. Water Mains.  Twelve-inch water mains will be installed adjacent to Classen Boulevard, 
Post Oak Road and interior streets.  Water lines will serve the RV facility. 

8. Public Dedications.  All easements and rights-of-way will be dedicated to the City with 
final plating. 

 

 STAFF RECOMMENDATIONS: 

Based on the above information, staff recommends approval of the revised preliminary plat for 
Liberty Point Addition, a Planned Unit Development. 
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 11/13/2025 

REQUESTER: Liberty Point Limited Partnership (SMC Consulting Engineers, P.C.) 

PRESENTER: Ken Danner, Subdivision Development Manager 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF PP-2526-11: 
CONSIDERATION OF A PRELIMINARY PLAT SUBMITTED BY LIBERTY 
POINT LIMITED PARTNERSHIP (SMC CONSULTING ENGINEERS, P.C.) 
FOR LIBERTY POINT ADDITION, A PLANNED UNIT DEVELOPMENT, 
FOR 151 ACRES OF PROPERTY GENERALLY LOCATED EAST OF 
CLASSEN BOULEVARD (US HIGHWAY 77) ONE-HALF MILE SOUTH OF 
CEDAR LANE ROAD AND NORTH OF POST OAK ROAD. (WARD 5) 

  

 
ITEM:  Consideration of a Revised Preliminary Plat for LIBERTY POINT ADDITION, A 

PLANNED UNIT DEVELOPMENT. 
  
LOCATION:  Generally located east of Classen Boulevard (US Highway 77) one-half mile south 

of Cedar Lane Road and north of Post Oak Road. 
 
INFORMATION: 
 

1.  Owners.  Liberty Point Limited Partnership. 
 
2.  Developer.  Wiggins Properties, LLC. 
 
3.  Engineer.  SMC Consulting Engineers, P.C. 
 

HISTORY: 
 

1.  October 21, 1961.  City Council adopted Ordinance No. 1315 annexing a portion of 
this property into the Norman Corporate City limits without zoning. 

 
 2. October 21, 1961.  City Council adopted Ordinance No. 1318 annexing the remainder 

of this property into the Corporate City limits without zoning. 
 

3. December 12, 1961.  City Council adopted Ordinance No. 1322 placing this property 
in the A-2, Rural Agricultural District. 
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4. June 20, 1967.  Planning Commission, on a vote of 8-0, recommended to City Council 
placing the property west of 24th Avenue S.E. into the I-1, Light Industrial District and 
removing it from A-2, Rural Agricultural District. 

 
 5. September 12, 1967.  City Council adopted Ordinance No. 1986 placing the 

property west of 24th Avenue S.E. in the I-1, Light Industrial District and removing it 
from A-2, Rural Agricultural District.  

 
 6. July 8, 1968.  Planning Commission, on a vote of 8-0, recommended to City Council 

that this property located east of 24th Avenue S.E. be placed in the I-1, Light 
Industrial District and removed from A-2, Rural Agricultural District. 

 
 
HISTORY, (con’t): 
 

 
7. February 27, 1968.  City Council adopted Ordinance No. 2033 placing this property 

east of 24th Avenue S.E. in the I-1, Light Industrial District and removing it from A-2, 
Rural Agricultural District. 

 
8. December 13, 1984.  Planning Commission, on a vote of 9-0, approved the 

preliminary plat for South Lake Industrial Park Addition (located on the west side of 
24th Avenue S.E.). 

 
9. December 13, 1989.  Approval of the preliminary plat became null and void. 
 
10. December 14, 2023.  Planning Commission, on a vote of 8-0, recommended 

amending the NORMAN 2025 Land Use and Transportation Plan from Mixed Use 
Designation and Low Density Residential Designation to Mixed Use Designation and 
from Future Urban Service Area to Current Urban Service Area and removal from 
Special Planning Area 7 (SPA-7) for approximately 151 acres.  

 
11. December 14, 2023.  Planning Commission, on a vote of 8-0, recommended placing 

this property into the PUD, Planned Unit Development and removing it from I-1, Light 
Industrial District. 

 
12. December 14, 2023.  Planning Commission, on a vote of 8-0, recommended to City 

Council the closure of 24th Avenue S.E. right-of-way (full width). 
 

13. December 14, 2023.  Planning Commission, on a vote of 8-0 recommended to City 
Council that the preliminary plat for Liberty Point Addition, a Planned Unit 
Development be approved. 

 
14. February 13, 2024.  City Council adopted Resolution No. R-2324-83 amending the 

NORMAN 2025 Land Use and Transportation Plan from Mixed Use Designation and 
Low-Density Residential Designation to Mixed Use Designation and from Future 
Urban Service Area to Current Service Area and removal from Special Planning Area 
7 (SPS-7). 
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15. February 13, 2024.  City Council adopted Ordinance No. O-2324-33 placing this 

property in the PUD, Planned Unit Development District and removing it from I-1, 
Light Industrial District. 

 
16. February 13, 2024.  City Council adopted Ordinance No. O-2324-34 closing 66’ of 

24th Avenue S.E. Statutory Right-of-Way. 
 
17. February 13, 2024.  City Council approved the preliminary plat for Liberty Point 

Addition, a Planned Unit Development. 
 

18. November 6, 2025.  The Norman Board of Parks Commissioner is scheduled to 
consider the revised preliminary plat for Liberty Point Addition, a Planned Unit 
Development with regards to the proposed residential component.  Results of that 
review will be presented separately. 

 
19. November 13, 2025.  The applicant has made a request to Planning Commission to 

amend the existing PUD, Planned Unit Development District. 
 
IMPROVEMENT PROGRAM: 
 
1.  Fire Hydrants.  Fire hydrants will be installed in accordance with approved plans.  

Their locations have been reviewed by the Fire Department.  Additional fire hydrants 
will be required for the large tracts when a final site development plan is submitted 
with a final plat. 

 
2.  Permanent Markers.  Permanent markers will be installed prior to filing of any final 

plat. 
 

3.  Sanitary Sewers.  Sanitary sewer mains will be installed to serve this property in 
accordance with approved plans and City and State Department of Environmental 
Quality standards.  This area will be served by an existing lift station.  Utilities 
Department supports the sanitary sewer solution as long as the developer and City 
Council approve a Lift Station Agreement and Fee to be included on future utility 
bills for this development. 

 
4.  Sidewalks.  Sidewalks will be constructed adjacent to Classen Boulvard, 24th 

Avenue S.E., Post Oak Road and interior public streets. 
 
5.  Storm Sewers.  Storm water and appurtenant drainage structures will be installed in 

accordance with approved plans and City drainage standards.  Runoff will be 
conveyed to privately-maintained detention facility located on the east property.  A 
property owner association will be responsible for maintenance of the detention 
pond, common open area and public rights-of-way.  

 
6.  Streets.  Classen Boulevard is existing as a Principal Urban Arterial street and part 

of the State Highway System (US Highway 77).  Twenty-fourth Avenue S.E. is 
proposed to be relocated to the northern portion of the property and connect to 
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Classen Boulevard and constructed as a Minor Urban Arterial street.  Post Oak Road 
will be constructed as a Minor Urban Arterial street.  The proposed interior streets 
will be constructed in accordance with approved plans and City paving standards. 

 
7.  Water Main.  Twelve-inch water mains will be installed adjacent to Classen 

Boulevard, Post Oak Road and interior streets.  Water lines will serve the RV facility. 
 
PUBLIC DEDICATIONS: 
 

1.  Easements.  All required easements will be dedicated to the City on the final plat. 
 
2.  Rights-of-Way.  All street rights-of-way will be dedicated to the City on the final plat. 
 

SUPPLEMENTAL MATERIAL: Copies of a location map, revised preliminary site development 
plan and revised preliminary plat are included in the Agenda Book. 

 
STAFF COMMENTS AND RECOMMENDATION:  The developer has proposed mixed uses 

for the property.  The property consists of 151 acres.  There are several 
commercial/office lots, apartments/duplexes and a large RV facility.   

 
ACTION NEEDED: Recommend approval or disapproval of the revised preliminary plat for 

Liberty Point Addition, a Planned Unit Development to City Council. 
 
ACTION TAKEN: 

_________________________________________________________________ 
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City of Norman Predevelopment  October 23, 2025  
  

Applicant: Wiggin Properties, LLC 
 

Project Location: Generally located east of US Highway 77, south of east Cedar Lane, 
and north of Post Oak Road 

 
Case Number: PD25-28 
 
Time: 6:00 p.m.   
 
Applicant Representative:   
Gunner Joyce 
 
Attendees: 
Erica Bird 
John Nelson 
Derrick Baungardner 
 
City Staff:  
Justin Fish, Planner I 
Todd McClellan, Public Works 
Beth Muckala, Assistant City Attorney  
 
Application Summary:  
The applicant submitted a request to amend the previously approved PUD, Planned Unit 
Development (O-2324-33). The requested amendment would increase the number of 
commercial structures on the site, including a new use and structures for multi-family 
residential. An amendment to the previously approved PUD Narrative and Site 
Development Plan is required for this change to occur. 
  
Neighbor’s Comments/Concerns/Responses: 
The neighbors in attendance asked if a turn lane or traffic light would be included as part 
of this project to help with the traffic it will generate. The applicant representative 
explained to the neighbors that a Traffic Impact Analysis was conducted for this project, 
and if certain thresholds were met, a traffic light would need to be installed. The 
representative then added that as part of the plating process, street improvements must 
be made by the developer along the frontage of the project site. These improvements 
include the turn lane mentioned by the neighbors. 
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File Attachments for Item:

33. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-13 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF THE CITY OF 

NORMAN SO AS TO GRANT SPECIAL USE FOR A FRATERNITY  OR SORORITY 

HOUSE IN THE R-3, MULTIFAMILY DWELLING DISTRICT, FOR THE NE/4 OF 

SECTION 6, TOWNSHIP 8 NORTH, RANGE 2 WEST OF THE INDIAN MERIDIAN, 

CLEVELAND COUNTY, OKLAHOMA; AND PROVIDING FOR THE SEVERABILITY 

THEREOF.  (1401 COLLEGE AVENUE; WARD 7)

830



Page 1 of 8 

 

 
CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Alpha Phi Sorority 

PRESENTER: Jane Hudson, Planning & Community Development Director 

ITEM TITLE: 

 

CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF ORDINANCE O-2526-13 UPON SECOND AND 
FINAL READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF 
THE CITY OF NORMAN SO AS TO GRANT SPECIAL USE FOR A 
FRATERNITY  OR SORORITY HOUSE IN THE R-3, MULTIFAMILY 
DWELLING DISTRICT, FOR THE NE/4 OF SECTION 6, TOWNSHIP 8 
NORTH, RANGE 2 WEST OF THE INDIAN MERIDIAN, CLEVELAND 
COUNTY, OKLAHOMA; AND PROVIDING FOR THE SEVERABILITY 
THEREOF.  (1401 COLLEGE AVENUE; WARD 7) 

    

 
APPLICANT/REPRESENTATIVE Alpha Phi Sorority / Wallace Design  
                                                                                      Collective  
 
LOCATION  1401 College Avenue  
  
CORE AREA Yes 
 
EXISTING ZONING R-3, Multifamily Dwelling District 
 
EXISTING LAND USE Urban Medium  
 
CHARACTER AREA  None 
 
PROPOSED ZONING R-3, Multifamily Dwelling District, with 

Special Use for a Fraternity or Sorority  
 
PROPOSED LAND USE No change requested  
 
REQUESTED ACTION  Rezoning from R-3, Multifamily Dwelling 

District, to R-3, Multifamily Dwelling 
District with Special Use for a Fraternity 
or Sorority 
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SUMMARY:    
The applicant, Alpha Phi Sorority, is requesting rezoning from R-3, Multifamily Dwelling 

District, to R-3, Multifamily Dwelling District, with Special Use for a Fraternity or Sorority 

House. The proposed scope of work includes interior renovations, exterior façade 

improvements, a front and rear addition, realignment of the primary building entrance, and a 

reconfiguration expansion of the circular driveway to allow additional parking near the 

entrance.  

EXISTING CONDITIONS: 

SIZE OF SITE: 2.30 Acres 

SURROUNDING PROPERTIES 

 
Subject 
Property 

North East South West 

Zoning R-3  R-3  R-3 R-3  RM-6 

Land Use 
Urban 

Medium  
Urban 

Medium 
Urban 

Medium 
Urban 

Medium 
Urban 

Medium 

Current Use Sorority Fraternity Fraternity Sorority  Fraternity  

  
EXISITING ZONING DESIGNATION 
R-3, Multifamily Dwelling District  
The R-3, Multifamily Dwelling District, is intended to provide opportunities for a variety of 
residential housing types at moderate to high densities, including single-family homes, 
duplexes, and apartment buildings. The district serves to support a diverse housing stock while 
encouraging compact, efficient residential development in areas with appropriate infrastructure 
and services. 
 
LAND USE DESIGNATION 
Urban Medium  
Fairly compact, walkable pattern of moderate urban development with variety in housing types. 
Allowances for commercial and recreational activities designed for community-wide access. 
Moderate to low building spacing and separation of uses, with pockets of mixed-use 
development. 

 Medium-intensity strives for more residential than non-residential uses at compatible 
densities and scales, with opportunities for more intense master planned developments. 

 Gross densities in any single development should be greater than 8 units per acre. 
 
CHARACTER AREA DESIGNATION 
No Character Area Designation  
No Character Area was assigned to this area under the AIM Norman Comprehensive Plan. 
 
NEAREST PUBLIC PARK 
Reeves Park is approximately 3/4 of a mile from this facility off Jenkins Avenue, which can be 
accessed via sidewalk through the University of Oklahoma Campus. 
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PROCEDURAL REQUIREMENTS: 
 
PRE-DEVELOPMENT:           PD-25-24       September 25, 2025 
No neighbors attended this meeting.  
 
BOARD OF PARKS COMMISSIONERS:                        
The subject property is recognized as a legal tract and does not require platting. As the project 
does not include any new residential development and does not require a trail easement, it is 
not subject to review by the Board of Parks Commissioners. 
 
REVIEW COMMENTS SECTION   
This application was submitted to the following agencies, departments, and/or divisions for 
review and comment. An asterisk (*) indicates that the agency, department, and/or division 
responded with comments inconsistent with the AIM Norman Plan. Items italicized and blue in 
these sections represent City Staff analysis. 
 
CITY DEPARTMENTS 
Fire Department 
Building Permitting Review 
Public Works/Engineering 
Transportation Engineer 
Planning 
Utilities 
 
COMMENTS BY DEPARTMENT  

 
FIRE DEPARTMENT 

Fire codes will be addressed at the building permit stage. 

BUILDING REVIEW 

Building codes and accessible parking spaces will be reviewed at the building permit stage. 

 PUBLIC WORKS/ENGINEERING 

The proposal has no subdivision requirements or placement of utilities; Engineering has no 
comments.  

TRANSPORTATION ENGINEER* 

The Transportation Engineer stated there are no traffic concerns with this proposal. 

PLANNING 

ZONING CODE CONSIDERATIONS 

Purpose – R-3, Multifamily Dwelling District  

The R-3, Multifamily Dwelling District, is intended to provide opportunities for a variety of 
residential housing types at moderate to high densities, including single-family homes, 
duplexes, and apartment buildings. The district serves to support a diverse housing stock while 
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encouraging compact, efficient residential development in areas with appropriate infrastructure 
and services. 

The applicant is requesting Special Use for an existing sorority house to allow for the 
expansion of the building and the parking area. The proposed zoning is consistent with the 
uses in the R-3, Multifamily Dwelling District, and compatible with the surrounding uses, as the 
area is mostly comprised of sorority and fraternity houses.   

Uses Permitted  

 The applicant intends for the property to continue use, as the Alpha Phi Sorority 
residential living quarters. The request for Special Use is prompted by a proposed 
building and parking expansion. All other R-3 uses will be allowed on the site.  

The use is consistent with and compatible with the surrounding uses, as the area is 
predominantly occupied by sorority and fraternity houses.  

Area Regulations 

 Front yard. The minimum depth of the front yard shall be 25 feet. 

 Side yard. The minimum width of the side yard shall be five feet. 

 Rear yard. The minimum depth of the rear yard shall be 20 feet. One-story unattached     
buildings of accessory use with a ten-foot wall height shall be set back one foot from the 
utility easement or alley line. 

 Lot width. There shall be a minimum lot width of 50 feet at the building line for single-
family and two-family dwellings, and ten feet additional width for each additional family 
occupying the structure; such lot shall abut on a street not less than 35 feet. 

 Intensity of use. 
o There shall be a lot area of not less than 5,000 square feet for a single-family 

dwelling, and 7,000 square feet for a two-family dwelling or a single-family dwelling 
and a garage apartment on the same lot. 

o There shall be a lot area of not less than 9,000 square feet for apartment houses, 
and 3,000 square feet additional area for each dwelling unit more than three on the 
lot. 

o When a lot of less area than herein required, either in existence on the effective date 
of the ordinance from which this section derived, July 13, 1954, or by subdivision 
complying with NCC 30-605 having all boundary lines touching lands under other 
ownership, that lot may be used only for the uses permitted in R-1, Single Family 
Dwelling District. 

 Accessory buildings shall not cover more than 30 percent of the rear yard. 

 Impervious area. The total amount of impervious areas, including all buildings and 
permanently paved areas, shall not cover more than 65 percent of a lot. Paving for 
parking as required in NCC 36-548, and other impervious surfaces, shall not cover more 
than 50 percent of the front yard and comply with NCC 36-550(a)(3). Total impervious 
area of the front yard can be increased to 70 percent when one or more of the following 
circumstances occur: 
o The driveway is needed to access a garage for three or more cars. 
o The driveway is part of a circular driveway that includes a landscaped separation 

from the sidewalk; or 
o The driveway is located on a cul-de-sac lot with lot frontage of less than 40 feet.  
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The proposed project is consistent with the R-3 area regulations. This is an existing structure 
with a proposed addition to the front and rear as shown with a dashed line on the site plan. 
The proposed additions will remain in compliance with the applicable zoning regulations.  

 Height Regulations 

 Except, as provided in NCC 36-546, no buildings shall exceed three stories in height.  

 Any accessory building exceeding 12 feet in height shall have the required side and rear 
yard setbacks increased by one foot for each additional foot of height above 12 feet; 
provided, however, that no accessory building shall exceed the height of the principal 
building to which it is accessor. 

 
The proposed project is an existing three-story structure and is consistent with the current R-3 
Height Regulations. 

Landscaping  

 Landscaping shall be provided and maintained in accordance with the City of Norman’s 
applicable landscaping regulations, Section 36-551, Landscaping Requirements for Off-
Street Parking Facilities, which may be amended from time to time.  

The proposed project is consistent with the landscaping requirements. The site plan shows a 
landscaped median between the circular driveway and the street. Existing landscaping on the 
remainder of the site will remain the same.  

Lighting  

 All exterior lighting shall be installed in conformance with the applicable regulations in 
Section 36-549, Commercial Outdoor Lighting Standards, which may be amended from 
time to time.  

The proposed project is consistent, as the proposal shows no new exterior lighting to be 
installed at this time. If there is to be new lighting installed, it will be addressed during the 
building permit stage. 

Signage 

 Signs on the property will comply with the applicable Medium-Density Residential 
Requirements in Chapter 28, Sign Regulations, which may be amended from time to time.  

The proposed project is consistent, as the proposal shows a new sign to be installed near the 
entrance off College Avenue, located on the landscape island. The proposed signage will be 
addressed with a sign permit application at the time of building permit.  

COMPREHENSIVE PLAN CONSIDERATIONS 

Character Area Policies 

General Policies 

Residential Policies 

 New residential development should blend with existing housing, incorporating tools such 
as buffering requirements and right-sized public spaces as defined in land use categories. 

835

Item 33.



Page 6 of 8 

 Accommodate a variety of housing styles, sizes, densities, and price points to suit diverse 
housing needs. 

 New residential developments should use a variety of techniques to avoid the appearance 
of identical homes, increasing vibrancy and diversity in the built environment. 

The proposed project is consistent with existing conditions, as the surrounding properties are 
predominantly sorority and fraternity houses. 
 
No Character Area Designation 
 
No Character Area was assigned to this property under the AIM Norman Comprehensive Plan. 
 

 Land Use Development Policies 
Urban Medium  

 Fairly compact, walkable pattern of moderate urban development with variety in housing 
types. Allowances for commercial and recreational activities designed for community-wide 
access. 

 Moderate to low building spacing and separation of uses, with pockets of mixed-use 
development. 

 Medium-intensity strives for more residential than non-residential uses at compatible 
densities and scales, with opportunities for more intense master planned developments. 

 Gross densities in any single development should be greater than 8 units per acre. 

The proposed project is consistent due to the residential nature of the project. 

Building Types 

 Mostly small-scale; 2- and 3-story buildings are common. Developments may go up to 4 
stories when located along an arterial street. 

 A variety of housing types including small-lot single-unit detached, duplex, townhomes, 
triplex, quadplex, and appropriately scaled multi-unit buildings create cohesive 
neighborhoods. 
o Higher intensity multi-unit residential housing would be allowed when parcels are 

located along and with direct access to an arterial street. 

 Architectural and design choices (i.e. front porches, visibility of the front door on the 
primary structure, avoidance of garage door more prominent than front doors) reinforce 
the built environment and enhance the area’s character and history. 

 Public and private spaces (i.e. by the prevalence of porches, recreational roof decks, 
outdoor dining, etc.) are clearly defined and cultivate a sense of place. 

 Mixed-use buildings that include retail, workspace, and residences are common. 

The proposed project is consistent as it involves an existing three-story, higher-density 
structure. 

Site Design  

 The scale and layout of the built environment are conducive to walking. 

 Parking is secondary to the movement of people and visibility of destinations. 

 Layout of the streets and arrangement of lots should be thoughtfully considered with 
regards to transitioning between neighboring properties and uses and takes precedence 
over individual lot design. 
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 Street trees should form a continuous urban canopy over public areas and rights- of-way. 

The proposed project is consistent, as most of the parking is located behind the building. 
Pedestrian movement is at the front of the property making it the primary mode for movement 
of people to the structure.  

Transportation  

 A highly connected multi-modal network is required to support the current and future 
needs of these important areas. Improving access for pedestrians and bicyclists will be a 
priority, including modernizing multi-modal infrastructure. 

The proposed project is consistent, as there are existing sidewalks and walkways to the site 
and structure. The installation of a walkway on private property is proposed to connect to the 
existing public sidewalk. No public improvements are planned.   

Utility Access  

 A full range of utilities should be available. If services are not already in place, they must 
be extended by the developer during the platting process to be suitable for development. 
If development occurs adjacent to existing facilities that are determined to be insufficient 
to meet the demands of the proposed development, the developer must upgrade the 
existing facilities to enhance the capacity of the utility systems. 

The proposed project is consistent with the Utility Access Policy as the project currently 
connects to existing utilities.  

 Public Space  

 This UM Land Use supports a variety of public spaces including parks of various sizes, 
regional trails, and walking paths. 

The proposed project is consistent, as it provides existing sidewalks with established 
pedestrian connections to adjacent public spaces, supporting broader circulation and 
accessibility goals. 

Neighborhood and/or Special Area Plans 

This location is not within a Neighborhood or Special Planning Area. 

A.6. UTILITIES 

AIM NORMAN PLAN CONFORMANCE 

Proposed project is in accordance with AIM Water and Wastewater Utility Master Plans.  

SOLID WASTE MANAGEMENT  

Proposed project meets requirements for City streets and provides access for solid waste 
services.  

WATER/WASTEWATER AVAILABILITY 

 Water Availability  

Adequate capacity within the water system exists to serve the existing project.  
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 Wastewater Availability  

Adequate capacity within the wastewater system exists to serve the existing project.  

 
ALTERNATIVES/ISSUES:      
 
IMPACTS: The proposed building and parking expansion are compatible with the 
surrounding area, which is predominantly composed of fraternities and sororities.  
 
The proposed project is consistent with AIM Norman by promoting pedestrian connectivity 
through an internal private walkway that links directly to the public sidewalk network. The 
proposed entrance realignment, façade improvements, along with a private walkway will 
reinforce the built environment.  
 
CONCLUSION:      Staff forwards this request for rezoning from R-3, Multifamily Dwelling 
District, to R-3, Multifamily Dwelling District, with Special Use for a Fraternity or Sorority and 
Ordinance O-2526-13, for consideration by City Council.  
 
PLANNING COMMISSION RESULTS: At their meeting of December 11, 2025, the Planning 
Commission recommended approval of Ordinance O-2526-13 by a vote of 6-0. 
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O-2526-13 
 

AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, AMENDING SECTION 36-201 OF 
THE CODE OF THE CITY OF NORMAN SO AS TO GRANT 
SPECIAL USE FOR A FRATERNITY OR SORORITY 
HOUSE IN THE R-3, MULTIFAMILY DWELLING DISTRICT, 
FOR THE NE/4 OF SECTION 6, TOWNSHIP 8 NORTH, 
RANGE 2 WEST OF THE INDIAN MERIDIAN, CLEVELAND 
COUNTY, OKLAHOMA; AND PROVIDING FOR THE 
SEVERABILITY THEREOF. (1401 COLLEGE AVENUE; 
WARD 7) 
 

 
§ 1. WHEREAS, Alpha Phi Sorority has made application to have Special Use 

for a Fraternity or Sorority House on the property described below in the 
R-3, Multifamily Dwelling District; and 

 
§ 2. WHEREAS, said application has been referred to the Planning 

Commission of said City and said body has, after conducting a public 
hearing on December 11, 2025, as required by law, considered the same 
and recommended that the same should be granted and an ordinance 
adopted to effect and accomplish such rezoning; and 

 
§ 3. WHEREAS, the City Council of the City of Norman, Oklahoma, has 

thereafter considered said application and has determined that said 
application should be granted and an ordinance adopted to effect and 
accomplish such rezoning. 

 
NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA: 
 
§ 4. That Section 36-201 of the Code of the City of Norman, Oklahoma, is 

hereby amended so as to grant Special Use for a Fraternity or Sorority 
House in the R-3, Multifamily Dwelling District, for the following described 
property, to wit: 

  
A PART OF THE NE/4 OF SECTION 6, TOWNSHIP 8 NORTH, 
RANGE 2 WEST OF THE INDIAN MERIDIAN, MORE 
PARTICULARLY DESCRIBED AS FOLLOWS: 
BEGINNING AT A POINT 2007.36 FEET WEST AND 1585.00 
FEET SOUTH OF THE NE/COR OF THE NE/4; 
THENCE WEST 280.20 FEET; 
THENCE SOUTH 336.92 FEET; 
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Ordinance No. O-2526-13 
Page 2 
 

THENCE EAST 280.20; 
THENCE NORTH 336.92 FEET TO THE POINT OF BEGINNING. 

 
§ 5. Further, pursuant to the provisions of Section 36-560 of the Code of 

the City of Norman, as amended, the following conditions are 
hereby attached to the zoning of the tract: 

 
a. The site shall be developed in accordance with the Site Plan, 

and supporting documentation, which are made a part 
hereof.   
 

§ 6. Severability.  If any section, subsection, sentence, clause, phrase, 
or portion of this ordinance is, for any reason, held invalid or 
unconstitutional by any court of competent jurisdiction, such portion 
shall be deemed a separate, distinct, and independent provision, 
and such holding shall not affect the validity of the remaining 
portions of this ordinance. 

 
 
ADOPTED this                             day of NOT ADOPTED this                 day of 
 
 
                                                      , 2026.           ,2026. 
 
 
 
                                                                                                              
(Mayor)   (Mayor) 
 
 
ATTEST: 
 
 
                                         
(City Clerk) 
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City of Norman Predevelopment  September 26, 2025  
  

Applicant: Alpha Phi Sorority   
 
Project Location: 1400 College Avenue   
 
Case Number: PD25-24 
 
Time: 5:30 p.m.   
 
Applicant Representative:  
Colton Wayman  
 
Attendees: 
No neighbors were in attendance  
 
City Staff:  
Kelly Abell, Planner I 
 
Application Summary:  
The applicant is requesting rezoning from R-3 Multifamily Dwelling District to R-3 
Multifamily Dwelling District with a Special Use to allow for a fraternity or sorority. The 
proposal includes interior renovations to an existing sorority house, expansion of the rear 
parking area, and exterior improvements to realign the property's entrance. The property 
is currently a legal non-conforming use and has not previously been granted a Special 
Use, which is required both for operating as a sorority or fraternity and for the proposed 
parking expansion.  
 
Neighbors’ Comments/Concerns/Responses: 
No neighbors attended this meeting. 
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 12/11/2025 

REQUESTER: Alpha Phi Sorority 

PRESENTER: Kelly Abell, Planner I 

ITEM TITLE: 

 

CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF ORDIANCE O-2526-13: 
AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF THE CITY 
OF NORMAN SO AS TO GRANT SPECIAL USE FOR A FRATERNITY  OR 
SORORITY HOUSE IN THE R-3, MULTIFAMILY DWELLING DISTRICT, 
FOR THE NE/4 OF SECTION 6, TOWNSHIP 8 NORTH, RANGE 2 WEST 
OF THE INDIAN MERIDIAN, CLEVELAND COUNTY, OKLAHOMA; AND 
PROVIDING FOR THE SEVERABILITY THEREOF.  (1401 COLLEGE 
AVENUE; WARD 7) 

    
 
APPLICANT/REPRESENTATIVE Alpha Phi Sorority / Wallace Design  
                                                                                      Collective  
 
LOCATION  1401 College Avenue  
  
CORE AREA Yes 
 
EXISTING ZONING R-3, Multifamily Dwelling District 
 
EXISTING LAND USE Urban Medium  
 
CHARACTER AREA  None 
 
PROPOSED ZONING R-3, Multifamily Dwelling District, with 

Special Use for a Fraternity or Sorority  
 
PROPOSED LAND USE No change requested  
 
REQUESTED ACTION  Rezoning from R-3, Multifamily Dwelling 

District, to R-3, Multifamily Dwelling 
District with Special Use for a Fraternity 
or Sorority 

 

846

Item 33.



Page 2 of 8 

SUMMARY:    
The applicant, Alpha Phi Sorority, is requesting rezoning from R-3, Multifamily Dwelling 
District, to R-3, Multifamily Dwelling District, with Special Use for a Fraternity or Sorority 
House. The proposed scope of work includes interior renovations, exterior façade 
improvements, a front and rear addition, realignment of the primary building entrance, and a 
reconfiguration expansion of the circular driveway to allow additional parking near the 
entrance.  

EXISTING CONDITIONS: 

SIZE OF SITE: 2.30 Acres 

SURROUNDING PROPERTIES 

 Subject 
Property North East South West 

Zoning R-3  R-3  R-3 R-3  RM-6 

Land Use Urban 
Medium  

Urban 
Medium 

Urban 
Medium 

Urban 
Medium 

Urban 
Medium 

Current Use Sorority Fraternity Fraternity Sorority  Fraternity  

  
EXISITING ZONING DESIGNATION 
R-3, Multifamily Dwelling District  
The R-3, Multifamily Dwelling District, is intended to provide opportunities for a variety of 
residential housing types at moderate to high densities, including single-family homes, 
duplexes, and apartment buildings. The district serves to support a diverse housing stock while 
encouraging compact, efficient residential development in areas with appropriate infrastructure 
and services. 
 
LAND USE DESIGNATION 
Urban Medium  
Fairly compact, walkable pattern of moderate urban development with variety in housing types. 
Allowances for commercial and recreational activities designed for community-wide access. 
Moderate to low building spacing and separation of uses, with pockets of mixed-use 
development. 

• Medium-intensity strives for more residential than non-residential uses at compatible 
densities and scales, with opportunities for more intense master planned developments. 

• Gross densities in any single development should be greater than 8 units per acre. 
 
CHARACTER AREA DESIGNATION 
No Character Area Designation  
No Character Area was assigned to this area under the AIM Norman Comprehensive Plan. 
 
NEAREST PUBLIC PARK 
Reeves Park is approximately 3/4 of a mile from this facility off Jenkins Avenue, which can be 
accessed via sidewalk through the University of Oklahoma Campus. 
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PROCEDURAL REQUIREMENTS: 
 
PRE-DEVELOPMENT:           PD-25-24       September 25, 2025 
No neighbors attended this meeting.  
 
BOARD OF PARKS COMMISSIONERS:                        
The subject property is recognized as a legal tract and does not require platting. As the project 
does not include any new residential development and does not require a trail easement, it is 
not subject to review by the Board of Parks Commissioners. 
 
REVIEW COMMENTS SECTION   
This application was submitted to the following agencies, departments, and/or divisions for 
review and comment. An asterisk (*) indicates that the agency, department, and/or division 
responded with comments inconsistent with the AIM Norman Plan. Items italicized and blue in 
these sections represent City Staff analysis. 
 
CITY DEPARTMENTS 
Fire Department 
Building Permitting Review 
Public Works/Engineering 
Transportation Engineer 
Planning 
Utilities 
 
COMMENTS BY DEPARTMENT  

 
FIRE DEPARTMENT 

Fire codes will be addressed at the building permit stage. 

BUILDING REVIEW 

Building codes and accessible parking spaces will be reviewed at the building permit stage. 

 PUBLIC WORKS/ENGINEERING 

The proposal has no subdivision requirements or placement of utilities; Engineering has no 
comments.  

TRANSPORTATION ENGINEER* 

The Transportation Engineer stated there are no traffic concerns with this proposal. 

PLANNING 

ZONING CODE CONSIDERATIONS 

Purpose – R-3, Multifamily Dwelling District  

The R-3, Multifamily Dwelling District, is intended to provide opportunities for a variety of 
residential housing types at moderate to high densities, including single-family homes, 
duplexes, and apartment buildings. The district serves to support a diverse housing stock while 
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encouraging compact, efficient residential development in areas with appropriate infrastructure 
and services. 

The applicant is requesting Special Use for an existing sorority house to allow for the 
expansion of the building and the parking area. The proposed zoning is consistent with the 
uses in the R-3, Multifamily Dwelling District, and compatible with the surrounding uses, as the 
area is mostly comprised of sorority and fraternity houses.   

Uses Permitted  
• The applicant intends for the property to continue use, as the Alpha Phi Sorority 

residential living quarters. The request for Special Use is prompted by a proposed 
building and parking expansion. All other R-3 uses will be allowed on the site.  

The use is consistent with and compatible with the surrounding uses, as the area is 
predominantly occupied by sorority and fraternity houses.  

Area Regulations 

• Front yard. The minimum depth of the front yard shall be 25 feet. 
• Side yard. The minimum width of the side yard shall be five feet. 
• Rear yard. The minimum depth of the rear yard shall be 20 feet. One-story unattached     

buildings of accessory use with a ten-foot wall height shall be set back one foot from the 
utility easement or alley line. 

• Lot width. There shall be a minimum lot width of 50 feet at the building line for single-
family and two-family dwellings, and ten feet additional width for each additional family 
occupying the structure; such lot shall abut on a street not less than 35 feet. 

• Intensity of use. 
o There shall be a lot area of not less than 5,000 square feet for a single-family 

dwelling, and 7,000 square feet for a two-family dwelling or a single-family dwelling 
and a garage apartment on the same lot. 

o There shall be a lot area of not less than 9,000 square feet for apartment houses, 
and 3,000 square feet additional area for each dwelling unit more than three on the 
lot. 

o When a lot of less area than herein required, either in existence on the effective date 
of the ordinance from which this section derived, July 13, 1954, or by subdivision 
complying with NCC 30-605 having all boundary lines touching lands under other 
ownership, that lot may be used only for the uses permitted in R-1, Single Family 
Dwelling District. 

• Accessory buildings shall not cover more than 30 percent of the rear yard. 
• Impervious area. The total amount of impervious areas, including all buildings and 

permanently paved areas, shall not cover more than 65 percent of a lot. Paving for 
parking as required in NCC 36-548, and other impervious surfaces, shall not cover more 
than 50 percent of the front yard and comply with NCC 36-550(a)(3). Total impervious 
area of the front yard can be increased to 70 percent when one or more of the following 
circumstances occur: 
o The driveway is needed to access a garage for three or more cars. 
o The driveway is part of a circular driveway that includes a landscaped separation 

from the sidewalk; or 
o The driveway is located on a cul-de-sac lot with lot frontage of less than 40 feet.  
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The proposed project is consistent with the R-3 area regulations. This is an existing structure 
with a proposed addition to the front and rear as shown with a dashed line on the site plan. 
The proposed additions will remain in compliance with the applicable zoning regulations.  

 Height Regulations 

• Except, as provided in NCC 36-546, no buildings shall exceed three stories in height.  
• Any accessory building exceeding 12 feet in height shall have the required side and rear 

yard setbacks increased by one foot for each additional foot of height above 12 feet; 
provided, however, that no accessory building shall exceed the height of the principal 
building to which it is accessor. 

 
The proposed project is an existing three-story structure and is consistent with the current R-3 
Height Regulations. 

Landscaping  

• Landscaping shall be provided and maintained in accordance with the City of Norman’s 
applicable landscaping regulations, Section 36-551, Landscaping Requirements for Off-
Street Parking Facilities, which may be amended from time to time.  

The proposed project is consistent with the landscaping requirements. The site plan shows a 
landscaped median between the circular driveway and the street. Existing landscaping on the 
remainder of the site will remain the same.  

Lighting  

• All exterior lighting shall be installed in conformance with the applicable regulations in 
Section 36-549, Commercial Outdoor Lighting Standards, which may be amended from 
time to time.  

The proposed project is consistent, as the proposal shows no new exterior lighting to be 
installed at this time. If there is to be new lighting installed, it will be addressed during the 
building permit stage. 

Signage 

• Signs on the property will comply with the applicable Medium-Density Residential 
Requirements in Chapter 28, Sign Regulations, which may be amended from time to time.  

The proposed project is consistent, as the proposal shows a new sign to be installed near the 
entrance off College Avenue, located on the landscape island. The proposed signage will be 
addressed with a sign permit application at the time of building permit.  

COMPREHENSIVE PLAN CONSIDERATIONS 

Character Area Policies 

General Policies 

Residential Policies 

• New residential development should blend with existing housing, incorporating tools such 
as buffering requirements and right-sized public spaces as defined in land use categories. 
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• Accommodate a variety of housing styles, sizes, densities, and price points to suit diverse 
housing needs. 

• New residential developments should use a variety of techniques to avoid the appearance 
of identical homes, increasing vibrancy and diversity in the built environment. 

The proposed project is consistent with existing conditions, as the surrounding properties are 
predominantly sorority and fraternity houses. 
 
No Character Area Designation 
 
No Character Area was assigned to this property under the AIM Norman Comprehensive Plan. 
 

 Land Use Development Policies 
Urban Medium  

• Fairly compact, walkable pattern of moderate urban development with variety in housing 
types. Allowances for commercial and recreational activities designed for community-wide 
access. 

• Moderate to low building spacing and separation of uses, with pockets of mixed-use 
development. 

• Medium-intensity strives for more residential than non-residential uses at compatible 
densities and scales, with opportunities for more intense master planned developments. 

• Gross densities in any single development should be greater than 8 units per acre. 

The proposed project is consistent due to the residential nature of the project. 

Building Types 

• Mostly small-scale; 2- and 3-story buildings are common. Developments may go up to 4 
stories when located along an arterial street. 

• A variety of housing types including small-lot single-unit detached, duplex, townhomes, 
triplex, quadplex, and appropriately scaled multi-unit buildings create cohesive 
neighborhoods. 
o Higher intensity multi-unit residential housing would be allowed when parcels are 

located along and with direct access to an arterial street. 
• Architectural and design choices (i.e. front porches, visibility of the front door on the 

primary structure, avoidance of garage door more prominent than front doors) reinforce 
the built environment and enhance the area’s character and history. 

• Public and private spaces (i.e. by the prevalence of porches, recreational roof decks, 
outdoor dining, etc.) are clearly defined and cultivate a sense of place. 

• Mixed-use buildings that include retail, workspace, and residences are common. 

The proposed project is consistent as it involves an existing three-story, higher-density 
structure. 

Site Design  

• The scale and layout of the built environment are conducive to walking. 
• Parking is secondary to the movement of people and visibility of destinations. 
• Layout of the streets and arrangement of lots should be thoughtfully considered with 

regards to transitioning between neighboring properties and uses and takes precedence 
over individual lot design. 
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• Street trees should form a continuous urban canopy over public areas and rights- of-way. 

The proposed project is consistent, as most of the parking is located behind the building. 
Pedestrian movement is at the front of the property making it the primary mode for movement 
of people to the structure.  

Transportation  

• A highly connected multi-modal network is required to support the current and future 
needs of these important areas. Improving access for pedestrians and bicyclists will be a 
priority, including modernizing multi-modal infrastructure. 

The proposed project is consistent, as there are existing sidewalks and walkways to the site 
and structure. The installation of a walkway on private property is proposed to connect to the 
existing public sidewalk. No public improvements are planned.   

Utility Access  

• A full range of utilities should be available. If services are not already in place, they must 
be extended by the developer during the platting process to be suitable for development. 
If development occurs adjacent to existing facilities that are determined to be insufficient 
to meet the demands of the proposed development, the developer must upgrade the 
existing facilities to enhance the capacity of the utility systems. 

The proposed project is consistent with the Utility Access Policy as the project currently 
connects to existing utilities.  

 Public Space  

• This UM Land Use supports a variety of public spaces including parks of various sizes, 
regional trails, and walking paths. 

The proposed project is consistent, as it provides existing sidewalks with established 
pedestrian connections to adjacent public spaces, supporting broader circulation and 
accessibility goals. 

Neighborhood and/or Special Area Plans 

This location is not within a Neighborhood or Special Planning Area. 

A.6. UTILITIES 

AIM NORMAN PLAN CONFORMANCE 

Proposed project is in accordance with AIM Water and Wastewater Utility Master Plans.  

SOLID WASTE MANAGEMENT  

Proposed project meets requirements for City streets and provides access for solid waste 
services.  

WATER/WASTEWATER AVAILABILITY 

• Water Availability  

Adequate capacity within the water system exists to serve the existing project.  
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• Wastewater Availability  

Adequate capacity within the wastewater system exists to serve the existing project.  

 
ALTERNATIVES/ISSUES:      
 
IMPACTS: The proposed building and parking expansion are compatible with the 
surrounding area, which is predominantly composed of fraternities and sororities.  
 
The proposed project is consistent with AIM Norman by promoting pedestrian connectivity 
through an internal private walkway that links directly to the public sidewalk network. The 
proposed entrance realignment, façade improvements, along with a private walkway will 
reinforce the built environment.  
 
CONCLUSION:      Staff forwards this request for rezoning from R-3, Multifamily Dwelling 
District, to R-3, Multifamily Dwelling District, with Special Use for a Fraternity or Sorority and 
Ordinance O-2526-13, for consideration by Planning Commission.  
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SAME IN THE C-2, GENERAL COMMERCIAL DISTRICT, OF SAID CITY; AND 
PROVIDING FOR THE SEVERABILITY THEREOF. (809, 813, 817 26TH AVENUE 
N.W.; WARD 2) 

The applicant requested postponement to the January 8, 2026 Planning Commission meeting.  

Motion made by Commissioner Jablonski, Seconded by Commissioner McKown. 
 
Voting Yea: Commissioner Brewer, Commissioner McClure, Commissioner McKown, 
Commissioner Bird, Commissioner Jablonski, Commissioner McDaniel 

Ordinance O-2526-27 was postponed to the January 8, 2026 Planning Commission 
meeting.  

Alpha Phi Sorority Special Use 

3. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF ORDIANCE O-2526-13: AN ORDINANCE OF THE 
COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, AMENDING SECTION 36-201 
OF THE CODE OF THE CITY OF NORMAN SO AS TO GRANT SPECIAL USE FOR A 
FRATERNITY  OR SORORITY HOUSE IN THE R-3, MULTIFAMILY DWELLING 
DISTRICT, FOR THE NE/4 OF SECTION 6, TOWNSHIP 8 NORTH, RANGE 2 WEST 
OF THE INDIAN MERIDIAN, CLEVELAND COUNTY, OKLAHOMA; AND PROVIDING 
FOR THE SEVERABILITY THEREOF.  (1401 COLLEGE AVENUE; WARD 7) 

 ITEMS SUBMITTED FOR THE RECORD 
1. Staff Report 
2. Location Map 
3. Site Plan 
4. Vehicle Tracking Exhibit 
5. Building Renderings 
6. Pre-Development Summary 

Staff Presentation 

Lora Hoggatt, Planning Services Manager, presented the staff report.  

Applicant Presentation 

Colton Wayman, representative of the applicant, provided an overview of the project.  

Public Comments 

There were no public comments.  

Planning Commission Discussion 

Motion made by Commissioner McDaniel, Seconded by Commissioner McKown. 

Voting Yea:  Commissioner Brewer, Commissioner McClure, Commissioner McKown, 
Commissioner Bird, Commissioner Jablonski, Commissioner McDaniel 
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Planning Commission recommended approval of Ordinance O-2526-13. 

3400 Classen Boulevard Rezoning & Preliminary Plat 

4. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF ORDINANCE O-2526-18: AN ORDINANCE OF THE 
COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, AMENDING SECTION 36-201 
OF THE CODE OF THE CITY OF NORMAN SO AS TO REMOVE A PART OF THE 
SOUTH HALF OF SECTION NINE (9), TOWNSHIP EIGHT (8) NORTH, RANGE TWO 
(2) WEST, TO NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM THE A-2, 
RURAL AGRICULTURAL DISTRICT, AND PLACE THE SAME IN THE C-2, GENERAL 
COMMERCIAL DISTRICT, OF SAID CITY; AND PROVIDING FOR THE 
SEVERABILITY THEREOF.  (3400 CLASSEN BOULEVARD; WARD 7) 

 ITEMS SUBMITTED FOR THE RECORD 
1. Staff Report 
2. Location Map 
3. Preliminary Plat 
4. Site Plan 

5. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF PP-2526-10: CONSIDERATION OF A PRELIMINARY 
PLAT SUBMITTED BY GREATEST HOPES, LLC (GOLDEN LAND SURVEYING) FOR 
3400 CLASSEN BOULEVARD FOR 1.48 ACRES OF PROPERTY LOCATED AT 3400 
CLASSEN BOULEVARD. (WARD 7) 

 ITEMS SUBMITTED FOR THE RECORD 
1. Staff Report 
2. Location Map 
3. Preliminary Plat 
4. Site Plan 
5. Development Review Form 
6. Pre-Development Summary 
7. Protest Map & Letter 

Staff Presentation 

Lora Hoggatt, Planning Services Manager, presented the staff report.  

Commissioner Jablonski stated that there are elements of the proposal that are inconsistent with 
the Urban Living Center designation and asked what consistency would look like. Jane Hudson, 
Planning & Community Development Director, responded that the Urban Living Center 
designation is intended to encourage more mixed-use development with both residential and 
non-residential uses, and noted that the proposal is straight C-2 zoning. 

Commissioner Brewer asked what qualifies the installation of a new traffic signal and whether it 
is a design consideration or a matter of having sufficient traffic impact fees collected. David 
Riesland, Transportation Engineer, explained that the decision is not based on the amount of 
impact fees collected, but on whether traffic volumes are high enough to warrant a signal. 
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POSTPONEMENT OF ORDINANCE O-2526-16 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE CITY OF NORMAN, OKLAHOMA AMENDING 

SECTION 20-109 AND APPENDIX A TO ADD MASSAGE THERAPY AND 

BODYWORK SERVICES ESTABLISHMENT TO THE FEE SCHEDULE FOR 

LICENSES; AMENDING SECTION 20-202 TO CLARIFY DEFINITION OF “ADULT 

ENTERTAINMENT BUSINESS”; ADDING DEFINITIONS AND LICENSURE 

REQUIREMENTS FOR “MASSAGE THERAPY AND BODYWORK SERVICES 

ESTABLISHMENTS” TO CHAPTER 20; AND DELETING THE DEFINITION OF 

“MASSAGE PARLOR” AND SEXUAL ENCOUNTER CENTER” FROM 

SECTION 36-101 OF THE CODE OF THE CITY OF NORMAN, OKLAHOMA; AND 

PROVIDING FOR THE SEVERABILITY THEREOF. (CITY)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Norman Police Department 

PRESENTER: Kathryn Walker, Assistant City Attorney 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 
POSTPONEMENT OF ORDINANCE O-2526-16 UPON SECOND AND 
FINAL READING: AN ORDINANCE OF THE CITY OF NORMAN, 
OKLAHOMA AMENDING SECTION 20-109 AND APPENDIX A TO ADD 
MASSAGE THERAPY AND BODYWORK SERVICES ESTABLISHMENT 
TO THE FEE SCHEDULE FOR LICENSES; AMENDING SECTION 20-202 
TO CLARIFY DEFINITION OF “ADULT ENTERTAINMENT BUSINESS”; 
ADDING DEFINITIONS AND LICENSURE REQUIREMENTS FOR 
“MASSAGE THERAPY AND BODYWORK SERVICES 
ESTABLISHMENTS” TO CHAPTER 20; AND DELETING THE 
DEFINITION OF “MASSAGE PARLOR” AND SEXUAL ENCOUNTER 
CENTER” FROM SECTION 36-101 OF THE CODE OF THE CITY OF 
NORMAN, OKLAHOMA; AND PROVIDING FOR THE SEVERABILITY 
THEREOF. (CITY) 

  

BACKGROUND: 

The Massage Therapy Practice Act (the “Act”) was adopted by the Oklahoma Legislature in 2016 
and established standards and licensure requirements for massage therapists operating in 
Oklahoma. Under the Act as adopted in 2016, cities were only permitted to regulate zoning and 
occupation license fees. Senate Bill 644 was adopted during the 2025 session and amended 
the Act to ensure it does not affect zoning or licensing requirements that may be enacted by 
cities.  

In recent years, Norman Police have noticed an uptick in establishments locating in Norman that 
purport to be massage therapy establishments but are instead cover for prostitution, trafficking 
and other activities. With Senate Bill 644, the City can now implement licensing requirements for 
massage therapy establishments that will help the police and customers know whether a 
business purporting to be a massage therapy establishment is legitimate. It also provides 
additional tools to the police for enforcement to address illegal activity.  

In reviewing the City’s existing code, it was noted that the zoning ordinance currently allows 
special uses to be granted for certain adult entertainment uses. The definition of “adult 
entertainment uses” has not been updated since the 1980’s and includes massage parlors and 
sexual encounter centers, both of which, as defined, include payment of consideration or gratuity 
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for certain sexual contact. This runs afoul of 21 O.S. §1029 and §1030, which defines and 
criminalizes prostitution. Council discussed the proposed ordinance changes at its Study 
Session on December 2, 2025.  

DISCUSSION: 

Ordinance 2526-16 establishes a new business license for Massage Therapy Establishments 
and sets forth requirements for such establishments, aimed at ensuring a safe environment for 
patrons and therapists of such establishments. Beginning April 1, 2026, consistent with other 
occupational licenses in Norman, all massage therapy establishments will be required to be 
licensed. Licenses will not be issued if the applicant has a particular criminal background, has 
made any false or misleading statements in its application, or has had a license denied, revoked 
or suspended in other cities in the previous 5 years.  

Massage therapy establishments must meet certain requirements to receive, retain or renew a 
license, including standards related to sanitation, prices, operating hours, advertising, required 
clothing, and employment of only licensed massage therapists for therapy services. Professional 
conduct is defined in the ordinance and certain behaviors are prohibited.  

Finally, Ordinance O-2526-16 amends Section 36-101 of the zoning ordinance to eliminate 
“massage parlors” and “sexual encounter centers” from the definition of “adult entertainment 
uses”, which are currently allowed in certain zoning districts with the grant of a special use. Staff 
have confirmed there are no outstanding special uses granted for these activities. 

RECOMMENDATION: 

Planning Commission reviewed the Ordinance as it amends Section 36-101 of the zoning 
ordinance and recommended adoption of the Ordinance by a vote of 7-0 at its November 2025 
meeting.  Staff recommends approval of the ordinance on Second and Final Reading.  
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AN ORDINANCE OF THE CITY OF NORMAN, OKLAHOMA AMENDING 
SECTION 20-109 AND APPENDIX A TO ADD MASSAGE THERAPY AND 
BODYWORK SERVICES ESTABLISHMENT TO THE FEE SCHEDULE FOR 
LICENSES; AMENDING SECTION 20-202 TO CLARIFY DEFINITION OF 
“ADULT ENTERTAINMENT BUSINESS”; ADDING DEFINITIONS AND 
LICENSURE REQUIREMENTS FOR “MASSAGE THERAPY AND 
BODYWORK SERVICES ESTABLISHMENTS” TO CHAPTER 20; AND 
DELETING THE DEFINITION OF “MASSAGE PARLOR” AND SEXUAL 
ENCOUNTER CENTER” FROM SECTION 36-101 OF THE CODE OF THE 
CITY OF NORMAN, OKLAHOMA; AND PROVIDING FOR THE 
SEVERABILITY THEREOF.  

§ 1. WHEREAS, massage therapy establishments are currently unregulated by the State 
of Oklahoma; and  

§2. WHEREAS, Senate Bill 644 was adopted during the 2025 Oklahoma Legislative 
session and allows cities to establish licenses for business locations offering 
massage therapy; and  

§ 3. WHEREAS, while there are many legitimate massage therapy establishments in 
Norman, there are also establishments that use massage therapy as a cover for 
prostitution, trafficking and other illegal activities; and  

§ 4. WHEREAS, requiring licenses for these establishments will enable the City and 
customers to determine which establishments are legitimate and which may be used 
for criminal activity.  

NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA:  

§ 5. That, Section 20-109 of the Code of the City of Norman, Oklahoma be amended as follows: 

 20-109 Fee Schedules for Licenses and Permits and Occupational Taxes  

*    *    *   * 

 (u)  Massage therapy or bodywork services establishments, per year. 

§ 6. That, Section 20-202 of the Code of the City of Norman, Oklahoma be amended as follows:  

 20-202  Definitions  

The following words, terms and phrases, when used in this article, shall have the meanings 
ascribed to them in this section, except where the context clearly indicates a different 
meaning.  

Adult entertainment business means such uses as are defined in NCC 36-101.  
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§ 7. That, Article 20-XXXIII be added to the Code of the City of Norman, Oklahoma as follows:  

 ARTICLE 20-XXXIII  MASSAGE THERAPY ESTABLISHMENTS 

 

§ 8.  That, Section 20-3301 be added to the Code of the City of Norman, Oklahoma as follows:  

 20-3301 Definitions  

The following words, terms and phrases, when used in this Article, shall have the meanings 
ascribed to them in this section, except where the context clearly indicates a different 
meaning.  

Bodywork Services means any service offered for compensation or gratuity involving 
manipulation, pressure, or movement of the human body, including, but not limited to, 
reflexology, acupressure, Thai bodywork, shiatsu, or similar modalities, regardless of 
whether a state practitioner license is required.  

Employee means any person at least 18 years of age, other than a massage therapist, who 
renders any service in connection with the operation of a massage business and receives 
compensation, from the manager of the business or patrons, but has no physical contact 
with the customer. 

Genital areas means the genitals, pubic area, anus, or perineum of any person, or the vulva 
or breasts of a person identifying as a female. 

Licensee means the person to whom a license or permit has been issued to own, operate or 
manage a massage therapy establishment or to engage in massage therapy. 

Manager means the person owning, controlling, conducting, operating or managing a 
massage therapy establishment, but shall not include the massage therapist, as defined in 
this section. 

Massage therapy means the skillful treatment of the soft tissues of the human body. 
Massage is designed to promote general relaxation, improve movement, relieve somatic 
and muscular pain or dysfunction, stress and muscle tension, provide for general health 
enhancement, personal growth, education and the organization, balance and integration of 
the human body and includes but is not limited to: (1) the use of touch, pressure, friction, 
stroking, gliding, percussion, kneading, movement, positioning, holding, range of motion 
and nonspecific stretching within the normal anatomical range of movement, and vibration 
by manual or mechanical means with or without the use of massage devices that mimic or 
enhance manual measures, and (2) the external application of ice, heat and cold packs for 
thermal therapy, water, lubricants, abrasives and external application of herbal or topical 
preparations not classified as prescription drugs.  

Massage therapy or bodywork establishment means any establishment having a source of 
income or compensation derived from the practice of massage therapy or bodywork 
services as defined in this section and which has a fixed place of business. 

Massage therapist means an individual who practices massage or massage therapy and is 
licensed under the Massage Therapy Practice Act. A massage therapist uses visual, 
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kinesthetic, and palpatory skills to assess the body and may evaluate a condition to the 
extent of determining whether a massage is indicated or contraindicated. 

Off-site massage service means any business, the functioning of which is to engage in or 
carry on massage therapy or bodywork services as defined in this section at a location 
designated by the patron or at a location other than at a massage therapy or bodywork 
services establishment. Off-site massage service may include seated massage. 

Patron means any person, client or customer at least 18 years of age, or if under 18 years 
of age with written parental or legal guardian consent, who receives a massage or bodywork 
services under such circumstances that it is reasonably expected that he will pay money or 
give any other consideration therefor. 

 Person means any individual, partnership, firm, association, joint stock company, 
corporation or combination of individuals of whatever form or character. 

Seated massage means any massage of the human body while the recipient is seated, 
including massage and related techniques performed on clothed clients.  

Sexual misconduct means any criminal conviction, either misdemeanor or felony, within 
the city, the state or any other state for the crime of rape, child molestation, prostitution, 
acts of lewdness or any crime where the convicted person is required to register as a sex 
offender under the statutes of the state. 

 

§ 9.  That, Section 20-3302 be added to the Code of the City of Norman, Oklahoma as follows:  

 20-3302 License Required  

Beginning April 1, 2026, no person shall own, control, lease, act as agent for, conduct, 
operate, or manage a massage therapy establishment without first securing a license and 
paying the fee therefor. A separate license shall be required for each place of business.  

§10.  That, Section 20-3303 be added to the Code of the City of Norman, Oklahoma as follows:  

 20-3303 Issuance of License 

 No license shall be issued to a massage therapy or bodywork services establishment if:  

(a) The applicant, if an individual; or any of the stockholders holding more than ten percent 
of the stock of the corporation, any of the officers and directors, if the applicant is a 
corporation; or any of the partners, including limited partners, if the applicant is a 
partnership; or the manager or other person principally in charge of the operation of the 
business, have been convicted of any of the following offenses within 5 years preceding 
the date of the application for license, provided the applicant has not had subsequent 
felony convictions of any nature:  
 

(1) An offense involving the use of force and violence upon the person of another 
that amounts to a felony; 
 

(2) An offense involving sexual misconduct as defined in section 20-3301; or 
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(3) An offense involving narcotics, dangerous drugs or dangerous weapons that 

amounts to a felony. 
 
(b) The applicant has knowingly made any false, misleading, or fraudulent statement of 

fact in the application or in any document required by the city in conjunction therewith.  
 

(c) The applicant has had a massage establishment, bodywork services, massage therapist 
or other similar permit or license denied, revoked, or suspended by the city or any other 
state or local agency within five years prior to the date of the application. 

 
(d) The applicant, if an individual; or any of the officers and directors, if the applicant is a 

corporation; or any of the partners, including limited partners, if the applicant is a 
partnership; and the manager or other person principally in charge of the operation of 
the business, is not at least 18 years of age.  

§11. That, Section 20-3304 be added to the Code of the City of Norman, Oklahoma as follows:  

 20-3304  Exemptions  

The provisions of this chapter shall not apply to the following while they are engaged in 
the personal performance of the duties of their respective professions: 

(a) Physicians, surgeons, chiropractors, osteopaths, or physical therapists who are duly    
licensed to practice their respective professions in the State of Oklahoma; 
 

(b) Nurses who are registered under the laws of the State of Oklahoma; 
 
(c) Barbers and beauticians who are duly licensed under the laws of the State of Oklahoma, 

except that this exemption shall apply solely to the massaging of the neck, face, scalp 
and hair; or manicurists or pedicurists and shall apply solely to the massaging of the 
hands or feet of the patron for cosmetic or beautifying purposes; 

 
(d) The giving of massages by a licensee or students currently enrolled in an educational 

course or program, the purpose of which is to obtain a degree or certification to perform 
massages, offered by an employer for the benefit of its employees, including, but not 
limited to, an employer's health benefit or wellness program when offered to employees 
only, and only during the duration of the employer sanctioned event; and 

 
(e) Students practicing internships at an Oklahoma licensed massage school under the 

direct supervision of a qualified instructor. 

§12. That, Section 20-3305 be added to the Code of the City of Norman, Oklahoma as follows:  

 20-3305 Requirements for Massage Therapy and Bodywork Services Establishments.  

The following requirements must be met on an ongoing basis in order to receive, retain, or 
renew a Massage Therapy or Bodywork Services Establishment License. Failure to meet 
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these requirements may result in license revocation or criminal prosecution as provided 
herein. 

(a) Sanitation Generally. Every place where massage or bodywork services are being 
conducted, including appliances and apparatus, shall be kept clean and operated in a 
sanitary condition. All client contact items and work areas must be cleaned and 
disinfected between client sessions.  
 

(b) Posting Of Prices. Price rates for massage or bodywork services, including seated 
massage and off-site services, shall be prominently displayed in a physical location 
available to all prospective customers or on the establishment’s website. If prices vary 
based on the types of treatment provided, such posting shall so indicate. 
 

(c) Employee Register.  The licensee or person designated by the licensee of a massage 
therapy or bodywork services establishment shall maintain a register of all persons 
employed at any time as massage therapists or bodywork service providers and copies 
of their licenses issued by the State Board of Cosmetology and Barbering, as applicable. 
Such register shall be posted at the massage or bodywork services establishment at all 
times. 

 
(d) Records Required.  
 

(1) Every massage or bodywork services establishment shall maintain the 
confidentiality of client information at all times and not disclose the client’s 
identity or other information unless release of information is: 

i. Consented to in writing by the client, 
ii. Required for the purpose of immediate treatment of the client by a third 

party; or  
iii. Otherwise required by law. 

 
(2)  Every massage or bodywork services establishment shall maintain an 

appointment book in which shall be entered the name of each and every patron, 
the time, date and place of service and the service provided. Such records shall 
be maintained for at least three (3) years from the date of service.  
 

(3) A licensee shall dispose of client records in a secure manner that prevents 
disclosure of personal information.  

 
(4) Consent Form. Every massage or bodywork services establishment shall obtain 

written consent from all clients prior to receiving treatment. In the case of a 
minor seeking treatment, written consent shall be obtained from a parent or 
legal guardian. In the case of treatment provided by a student, such consent shall 
explicitly include consent to treatment by a student.  
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(e) Employment Of Massage Therapists. No person shall employ someone as a massage 
therapist unless the employee has obtained and has in effect a license issued by the 
State Board of Cosmetology and Barbering. 

 
(f) Contagious Diseases.  All massage therapy or bodywork services establishments shall 

observe universal precautions published by the Centers for Disease Control in the event 
of exposure to blood or bodily fluids.  

(g) Required Dress. All employees of a massage or bodywork services establishment shall 
be clean, fully clothed, and professional in dress and appearance.  
 

(h) Sheets And Towels. All places where massage or bodywork services are being 
conducted shall have clean laundered sheets and towels in sufficient quantity and which 
shall be laundered after each use thereof and stored in a sanitary manner. 
 

(i) Operating Hours. No massage or bodywork services establishment or off-site service 
shall be kept open or provide massaging between the hours of 10:00 p.m. and 8:00 a.m. 
unless such hours have been provided to and approved by the City Clerk’s office as part 
of the establishment license.  

 
(j) Advertising. No massage or bodywork services establishment shall place, publish or 

distribute, or cause to be placed, published or distributed, any advertisement, picture, 
or statement which is known, or through the exercise of reasonable care should be 
known, to be false, deceptive or misleading in order to induce any person to purchase 
or utilize any professional massage or bodywork services. Any advertisement of a 
massage therapy or bodywork services establishment shall contain the license number 
of said establishment. 
 

(k) Persons Under 18 Prohibited On Premises. No person shall permit any person under 
the age of 18 years to come or remain on the premises of any massage or bodywork 
services establishment as a massage therapist, employee, patron, or in any other 
capacity without parental/legal guardian presence or written consent, unless such 
person is on the premises on lawful business. 

 
(l) Alcoholic Beverages. No person shall sell, give, dispense, provide or keep, or cause to 

be sold, given, dispensed, provided or kept, any alcoholic beverage as defined in 37A 
O.S. § 1-103 on the premises of any massage or bodywork services establishment or  
place where massage or bodywork services are being conducted without first obtaining 
a license from the State Alcoholic Beverage Laws Enforcement Commission. If a 
license is obtained, the requirements set forth in the Oklahoma Alcoholic Beverage 
Control Act (37A O.S. §1-101 et seq.) must be followed at all times.  
 

(m) Professional Conduct.  
 

(1) Any person providing massage or bodywork services, shall not place his or her 
hands upon, to touch with any part of his or her body, to fondle in any manner, 
or to massage, a genital area of any other person unless the treatment is related 
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to a documented medical condition, the provider has specialized training for 
such treatment, and consent from the patron has been obtained for such 
treatment . The breasts of a client who identifies as a female shall only be 
massaged if the service provider has training in techniques related to therapeutic 
treatment of mammary tissue and the client has provided consent in writing for 
the specific treatment.  
 

(2) Any person, in a massage or bodywork services establishment, conducting a 
massage or other bodywork services, shall not expose his or her buttocks or 
genital areas, or any portion thereof, to any other person. Any person, 
conducting a massage or bodywork services shall not to expose the genital 
areas, or any portions thereof, of any other person. 
  

(3) Any person providing massage or bodywork services shall use appropriate 
draping to protect the client’s privacy. When a client remains dressed for a 
seated massage or sports massage, draping is not required.  
 

(4) No person owning, operating or managing a massage or bodywork services 
establishment, shall knowingly cause, allow or permit in or about such massage 
or bodywork services establishment, any agent, employee, or any other person 
under his control or supervision to perform such acts prohibited in subsection 
(1), (2) or (3) of this section. 

 
(n) Requirements For Cubicles, Booths, Etc. It shall be unlawful for any massage or 

bodywork service, other than a fully clothed seated massage, to be carried on within 
any cubicle, room, booth, or any area which is fitted with a door capable of being 
locked. Nothing contained herein shall be construed to forbid the locking of external 
doors during business hours, eliminate other requirements of statute or ordinance 
concerning the maintenance of premises, nor to preclude authorized inspection thereof, 
whenever such inspection is deemed necessary by the police or county health 
departments.  
 

(o) No person shall reside, inhabit or otherwise sleep overnight at a massage therapy or 
bodywork services establishment. 
 

(p) Treatment Of Diseased Persons. No person providing massage therapy or bodywork 
services shall provide such services when the surface to be treated has open cuts, lesions 
or signs of infection.  

§13. That, Section 36-101of the Code of the City of Norman, Oklahoma be amended as follows: 

 36-101 Definitions 

The following words, terms and phrases, when used in this chapter, shall have the meanings 
ascribed to them in this subsection, except where the context clearly indicates a different 
meaning: 
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*   *   *   * 

Adult entertainment uses. 

(a) Adult amusement or entertainment means amusement or entertainment which is 
distinguished or characterized by an emphasis on acts or material depicting, describing 
or relating to sexual conduct or specified anatomical areas, as defined herein, including, 
but not limited to, topless or bottomless dancers, exotic dancers, strippers, male or 
female impersonators or similar entertainment. 
 

(b) Adult bookstore means an establishment having as a significant portion of its stock in 
trade books, film, magazines, and other periodicals which are distinguished or 
characterized by an emphasis on depicting or describing sexual conduct or specified 
anatomical areas. 
 

(c) Adult mini motion picture theater means an enclosed building with a capacity of less 
than 50 persons used for presenting material distinguished or characterized by an 
emphasis on depicting or describing sexual conduct or specified anatomical areas. 

 
(d) Adult motel means a motel wherein material is presented, as part of the motel services, 

via closed circuit television or otherwise, which is distinguished or characterized by an 
emphasis on depicting or describing sexual conduct or specified anatomical areas. 

 
(e) Adult motion picture arcade means any place at which slug-operated or electronically, 

electrically- or mechanically-controlled, still or motion picture machines, projectors or 
other image-producing devices are maintained to show images to five or fewer persons 
per machine at any one time, and where the images so displayed are distinguished or 
characterized by an emphasis on depicting or describing sexual conduct or specified 
anatomical areas. 

 
(f) Adult motion picture theater means an enclosed building with a capacity of 50 or more 

persons used for presenting material distinguished or characterized by an emphasis or 
depicting or describing sexual conduct or specified anatomical areas. 

 

*   *   *   * 

§14. That, Appendix A of the Code of the City of Norman shall be amended as follows:  

*   *   *   * 

Chapter 20 – Licenses and Occupations 

*   *   *   * 

 (t) Short-term rentals:  

  License Fee:       $150.00 

  Inspection Fee:      $  50.00 
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 (u) Massage Therapy or Bodywork Services Establishments: 

  License Fee:       $  50.00 

  Renewal Fee:        $  25.00 

*   *   *   * 

 

§ 15. Severability.  If any section, subsection, sentence, clause, phrase, or portion of this 
ordinance is, for any reason, held invalid or unconstitutional by any court of competent 
jurisdiction, such portion shall be deemed a separate, distinct, and independent provision, 
and such holding shall not affect the validity of the remaining portions of this ordinance, 
except that the effective date provision shall not be severable from the operative provisions 
of the ordinance. 

 

ADOPTED this __________ day of   NOT ADOPTED this _________ day of 

_______________________, 2026.   ___________________________, 2026. 

__________________________   _______________________________ 
Mayor Stephen T. Holman    Mayor Stephen T. Holman 
 

ATTEST: 

__________________________ 

City Clerk 
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AN ORDINANCE OF THE CITY OF NORMAN, OKLAHOMA AMENDING 
SECTION 20-109 AND APPENDIX A TO ADD MASSAGE THERAPY AND 
BODYWORK SERVICES ESTABLISHMENT TO THE FEE SCHEDULE FOR 
LICENSES; AMENDING SECTION 20-202 TO CLARIFY DEFINITION OF 
“ADULT ENTERTAINMENT BUSINESS”; ADDING DEFINITIONS AND 
LICENSURE REQUIREMENTS FOR “MASSAGE THERAPY AND 
BODYWORK SERVICES ESTABLISHMENTS” TO CHAPTER 20; AND 
DELETING THE DEFINITION OF “MASSAGE PARLOR” AND SEXUAL 
ENCOUNTER CENTER” FROM SECTION 36-101 OF THE CODE OF THE 
CITY OF NORMAN, OKLAHOMA; AND PROVIDING FOR THE 
SEVERABILITY THEREOF.  

§ 1. WHEREAS, massage therapy establishments are currently unregulated by the State 
of Oklahoma; and  

§2. WHEREAS, Senate Bill 644 was adopted during the 2025 Oklahoma Legislative 
session and allows cities to establish licenses for business locations offering 
massage therapy; and  

§ 3. WHEREAS, while there are many legitimate massage therapy establishments in 
Norman, there are also establishments that use massage therapy as a cover for 
prostitution, trafficking and other illegal activities; and  

§ 4. WHEREAS, requiring licenses for these establishments will enable the City and 
customers to determine which establishments are legitimate and which may be used 
for criminal activity.  

NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA:  

§ 5. That, Section 20-109 of the Code of the City of Norman, Oklahoma be amended as follows: 

 20-109 Fee Schedules for Licenses and Permits and Occupational Taxes  

*    *    *   * 

 (u)  Massage therapy or bodywork services establishments, per year. 

§ 6. That, Section 20-202 of the Code of the City of Norman, Oklahoma be amended as follows:  

 20-202  Definitions  

The following words, terms and phrases, when used in this article, shall have the meanings 
ascribed to them in this section, except where the context clearly indicates a different 
meaning.  

Adult entertainment business means such uses as are defined in Ordinance No. O-8788-8 
and subsequent amendments to NCC 36-101.  
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§ 7. That, Article 20-XXXIII be added to the Code of the City of Norman, Oklahoma as follows:  

 ARTICLE 20-XXXIII  MASSAGE THERAPY ESTABLISHMENTS 

 

§ 8.  That, Section 20-3301 be added to the Code of the City of Norman, Oklahoma as follows:  

 20-3301 Definitions  

The following words, terms and phrases, when used in this Article, shall have the meanings 
ascribed to them in this section, except where the context clearly indicates a different 
meaning.  

Bodywork Services means any service offered for compensation or gratuity involving 
manipulation, pressure, or movement of the human body, including, but not limited to, 
reflexology, acupressure, Thai bodywork, shiatsu, or similar modalities, regardless of 
whether a state practitioner license is required.  

Employee means any person at least 18 years of age, other than a massage therapist, who 
renders any service in connection with the operation of a massage business and receives 
compensation, from the manager of the business or patrons, but has no physical contact 
with the customer. 

Genital areas means the genitals, pubic area, anus, or perineum of any person, or the vulva 
or breasts of a person identifying as a female. 

Licensee means the person to whom a license or permit has been issued to own, operate or 
manage a massage therapy establishment or to engage in massage therapy. 

Manager means the person owning, controlling, conducting, operating or managing a 
massage therapy establishment, but shall not include the massage therapist, as defined in 
this section. 

Massage therapy means the skillful treatment of the soft tissues of the human body. 
Massage is designed to promote general relaxation, improve movement, relieve somatic 
and muscular pain or dysfunction, stress and muscle tension, provide for general health 
enhancement, personal growth, education and the organization, balance and integration of 
the human body and includes but is not limited to: (1) the use of touch, pressure, friction, 
stroking, gliding, percussion, kneading, movement, positioning, holding, range of motion 
and nonspecific stretching within the normal anatomical range of movement, and vibration 
by manual or mechanical means with or without the use of massage devices that mimic or 
enhance manual measures, and (2) the external application of ice, heat and cold packs for 
thermal therapy, water, lubricants, abrasives and external application of herbal or topical 
preparations not classified as prescription drugs.  

Massage therapy or bodywork establishment means any establishment having a source of 
income or compensation derived from the practice of massage therapy or bodywork 
services as defined in this section and which has a fixed place of business. 

869

Item 34.



Ordinance O-2526-16 
Annotated 

 

3 
 

Massage therapist means an individual who practices massage or massage therapy and is 
licensed under the Massage Therapy Practice Act. A massage therapist uses visual, 
kinesthetic, and palpatory skills to assess the body and may evaluate a condition to the 
extent of determining whether a massage is indicated or contraindicated. 

Off-site massage service means any business, the functioning of which is to engage in or 
carry on massage therapy or bodywork services as defined in this section at a location 
designated by the patron or at a location other than at a massage therapy or bodywork 
services establishment. Off-site massage service may include seated massage. 

Patron means any person, client or customer at least 18 years of age, or if under 18 years 
of age with written parental or legal guardian consent, who receives a massage or bodywork 
services under such circumstances that it is reasonably expected that he will pay money or 
give any other consideration therefor. 

 Person means any individual, partnership, firm, association, joint stock company, 
corporation or combination of individuals of whatever form or character. 

Seated massage means any massage of the human body while the recipient is seated, 
including massage and related techniques performed on clothed clients.  

Sexual misconduct means any criminal conviction, either misdemeanor or felony, within 
the city, the state or any other state for the crime of rape, child molestation, prostitution, 
acts of lewdness or any crime where the convicted person is required to register as a sex 
offender under the statutes of the state. 

 

§ 9.  That, Section 20-3302 be added to the Code of the City of Norman, Oklahoma as follows:  

 20-3302 License Required  

Beginning April 1, 2026, no person shall own, control, lease, act as agent for, conduct, 
operate, or manage a massage therapy establishment without first securing a license and 
paying the fee therefor. A separate license shall be required for each place of business.  

§10.  That, Section 20-3303 be added to the Code of the City of Norman, Oklahoma as follows:  

 20-3303 Issuance of License 

 No license shall be issued to a massage therapy or bodywork services establishment if:  

(a) The applicant, if an individual; or any of the stockholders holding more than ten percent 
of the stock of the corporation, any of the officers and directors, if the applicant is a 
corporation; or any of the partners, including limited partners, if the applicant is a 
partnership; or the manager or other person principally in charge of the operation of the 
business, have been convicted of any of the following offenses within 5 years preceding 
the date of the application for license, provided the applicant has not had subsequent 
felony convictions of any nature:  
 

(1) An offense involving the use of force and violence upon the person of another 
that amounts to a felony; 
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(2) An offense involving sexual misconduct as defined in section 20-3301; or 

 
(3) An offense involving narcotics, dangerous drugs or dangerous weapons that 

amounts to a felony. 
 
(b) The applicant has knowingly made any false, misleading, or fraudulent statement of 

fact in the application or in any document required by the city in conjunction therewith.  
 

(c) The applicant has had a massage establishment, bodywork services, massage therapist 
or other similar permit or license denied, revoked, or suspended by the city or any other 
state or local agency within five years prior to the date of the application. 

 
(d) The applicant, if an individual; or any of the officers and directors, if the applicant is a 

corporation; or any of the partners, including limited partners, if the applicant is a 
partnership; and the manager or other person principally in charge of the operation of 
the business, is not at least 18 years of age.  

§11. That, Section 20-3304 be added to the Code of the City of Norman, Oklahoma as follows:  

 20-3304  Exemptions  

The provisions of this chapter shall not apply to the following while they are engaged in 
the personal performance of the duties of their respective professions: 

(a) Physicians, surgeons, chiropractors, osteopaths, or physical therapists who are duly    
licensed to practice their respective professions in the State of Oklahoma; 
 

(b) Nurses who are registered under the laws of the State of Oklahoma; 
 
(c) Barbers and beauticians who are duly licensed under the laws of the State of Oklahoma, 

except that this exemption shall apply solely to the massaging of the neck, face, scalp 
and hair; or manicurists or pedicurists and shall apply solely to the massaging of the 
hands or feet of the patron for cosmetic or beautifying purposes; 

 
(d) The giving of massages by a licensee or students currently enrolled in an educational 

course or program, the purpose of which is to obtain a degree or certification to perform 
massages, offered by an employer for the benefit of its employees, including, but not 
limited to, an employer's health benefit or wellness program when offered to employees 
only, and only during the duration of the employer sanctioned event; and 

 
(e) Students practicing internships at an Oklahoma licensed massage school under the 

direct supervision of a qualified instructor. 

§12. That, Section 20-3305 be added to the Code of the City of Norman, Oklahoma as follows:  

 20-3305 Requirements for Massage Therapy and Bodywork Services Establishments.  
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The following requirements must be met on an ongoing basis in order to receive, retain, or 
renew a Massage Therapy or Bodywork Services Establishment License. Failure to meet 
these requirements may result in license revocation or criminal prosecution as provided 
herein. 

(a) Sanitation Generally. Every place where massage or bodywork services are being 
conducted, including appliances and apparatus, shall be kept clean and operated in a 
sanitary condition. All client contact items and work areas must be cleaned and 
disinfected between client sessions.  
 

(b) Posting Of Prices. Price rates for massage or bodywork services, including seated 
massage and off-site services, shall be prominently displayed in a physical location 
available to all prospective customers or on the establishment’s website. If prices vary 
based on the types of treatment provided, such posting shall so indicate. 
 

(c) Employee Register.  The licensee or person designated by the licensee of a massage 
therapy or bodywork services establishment shall maintain a register of all persons 
employed at any time as massage therapists or bodywork service providers and copies 
of their licenses issued by the State Board of Cosmetology and Barbering, as applicable. 
Such register shall be posted at the massage or bodywork services establishment at all 
times. 

 
(d) Records Required.  
 

(1) Every massage or bodywork services establishment shall maintain the 
confidentiality of client information at all times and not disclose the client’s 
identity or other information unless release of information is: 

i. Consented to in writing by the client, 
ii. Required for the purpose of immediate treatment of the client by a third 

party; or  
iii. Otherwise required by law. 

 
(2)  Every massage or bodywork services establishment shall maintain an 

appointment book in which shall be entered the name of each and every patron, 
the time, date and place of service and the service provided. Such records shall 
be maintained for at least three (3) years from the date of service.  
 

(3) A licensee shall dispose of client records in a secure manner that prevents 
disclosure of personal information.  

 
(4) Consent Form. Every massage or bodywork services establishment shall obtain 

written consent from all clients prior to receiving treatment. In the case of a 
minor seeking treatment, written consent shall be obtained from a parent or 
legal guardian. In the case of treatment provided by a student, such consent shall 
explicitly include consent to treatment by a student.  
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(e) Employment Of Massage Therapists. No person shall employ someone as a massage 
therapist unless the employee has obtained and has in effect a license issued by the 
State Board of Cosmetology and Barbering. 

 
(f) Contagious Diseases.  All massage therapy or bodywork services establishments shall 

observe universal precautions published by the Centers for Disease Control in the event 
of exposure to blood or bodily fluids.  

(g) Required Dress. All employees of a massage or bodywork services establishment shall 
be clean, fully clothed, and professional in dress and appearance.  
 

(h) Sheets And Towels. All places where massage or bodywork services are being 
conducted shall have clean laundered sheets and towels in sufficient quantity and which 
shall be laundered after each use thereof and stored in a sanitary manner. 
 

(i) Operating Hours. No massage or bodywork services establishment or off-site service 
shall be kept open or provide massaging between the hours of 10:00 p.m. and 8:00 a.m. 
unless such hours have been provided to and approved by the City Clerk’s office as part 
of the establishment license.  

 
(j) Advertising. No massage or bodywork services establishment shall place, publish or 

distribute, or cause to be placed, published or distributed, any advertisement, picture, 
or statement which is known, or through the exercise of reasonable care should be 
known, to be false, deceptive or misleading in order to induce any person to purchase 
or utilize any professional massage or bodywork services. Any advertisement of a 
massage therapy or bodywork services establishment shall contain the license number 
of said establishment. 
 

(k) Persons Under 18 Prohibited On Premises. No person shall permit any person under 
the age of 18 years to come or remain on the premises of any massage or bodywork 
services establishment as a massage therapist, employee, patron, or in any other 
capacity without parental/legal guardian presence or written consent, unless such 
person is on the premises on lawful business. 

 
(l) Alcoholic Beverages. No person shall sell, give, dispense, provide or keep, or cause to 

be sold, given, dispensed, provided or kept, any alcoholic beverage as defined in 37A 
O.S. § 1-103 on the premises of any massage or bodywork services establishment or  
place where massage or bodywork services are being conducted without first obtaining 
a license from the State Alcoholic Beverage Laws Enforcement Commission. If a 
license is obtained, the requirements set forth in the Oklahoma Alcoholic Beverage 
Control Act (37A O.S. §1-101 et seq.) must be followed at all times.  
 

(m) Professional Conduct.  
 

(1) Any person providing massage or bodywork services, shall not place his or her 
hands upon, to touch with any part of his or her body, to fondle in any manner, 
or to massage, a genital area of any other person unless the treatment is related 
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to a documented medical condition, the provider has specialized training for 
such treatment, and consent from the patron has been obtained for such 
treatment . The breasts of a client who identifies as a female shall only be 
massaged if the service provider has training in techniques related to therapeutic 
treatment of mammary tissue and the client has provided consent in writing for 
the specific treatment.  
 

(2) Any person, in a massage or bodywork services establishment, conducting a 
massage or other bodywork services, shall not expose his or her buttocks or 
genital areas, or any portion thereof, to any other person. Any person, 
conducting a massage or bodywork services shall not to expose the genital 
areas, or any portions thereof, of any other person. 
  

(3) Any person providing massage or bodywork services shall use appropriate 
draping to protect the client’s privacy. When a client remains dressed for a 
seated massage or sports massage, draping is not required.  
 

(4) No person owning, operating or managing a massage or bodywork services 
establishment, shall knowingly cause, allow or permit in or about such massage 
or bodywork services establishment, any agent, employee, or any other person 
under his control or supervision to perform such acts prohibited in subsection 
(1), (2) or (3) of this section. 

 
(n) Requirements For Cubicles, Booths, Etc. It shall be unlawful for any massage or 

bodywork service, other than a fully clothed seated massage, to be carried on within 
any cubicle, room, booth, or any area which is fitted with a door capable of being 
locked. Nothing contained herein shall be construed to forbid the locking of external 
doors during business hours, eliminate other requirements of statute or ordinance 
concerning the maintenance of premises, nor to preclude authorized inspection thereof, 
whenever such inspection is deemed necessary by the police or county health 
departments.  
 

(o) No person shall reside, inhabit or otherwise sleep overnight at a massage therapy or 
bodywork services establishment. 
 

(p) Treatment Of Diseased Persons. No person providing massage therapy or bodywork 
services shall provide such services when the surface to be treated has open cuts, lesions 
or signs of infection.  

§13. That, Section 36-101of the Code of the City of Norman, Oklahoma be amended as follows: 

 36-101 Definitions 

The following words, terms and phrases, when used in this chapter, shall have the meanings 
ascribed to them in this subsection, except where the context clearly indicates a different 
meaning: 
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*   *   *   * 

Adult entertainment uses. 

(a) Adult amusement or entertainment means amusement or entertainment which is 
distinguished or characterized by an emphasis on acts or material depicting, describing 
or relating to sexual conduct or specified anatomical areas, as defined herein, including, 
but not limited to, topless or bottomless dancers, exotic dancers, strippers, male or 
female impersonators or similar entertainment. 
 

(b) Adult bookstore means an establishment having as a significant portion of its stock in 
trade books, film, magazines, and other periodicals which are distinguished or 
characterized by an emphasis on depicting or describing sexual conduct or specified 
anatomical areas. 
 

(c) Adult mini motion picture theater means an enclosed building with a capacity of less 
than 50 persons used for presenting material distinguished or characterized by an 
emphasis on depicting or describing sexual conduct or specified anatomical areas. 

 
(d) Adult motel means a motel wherein material is presented, as part of the motel services, 

via closed circuit television or otherwise, which is distinguished or characterized by an 
emphasis on depicting or describing sexual conduct or specified anatomical areas. 

 
(e) Adult motion picture arcade means any place at which slug-operated or electronically, 

electrically- or mechanically-controlled, still or motion picture machines, projectors or 
other image-producing devices are maintained to show images to five or fewer persons 
per machine at any one time, and where the images so displayed are distinguished or 
characterized by an emphasis on depicting or describing sexual conduct or specified 
anatomical areas. 

 
(f) Adult motion picture theater means an enclosed building with a capacity of 50 or more 

persons used for presenting material distinguished or characterized by an emphasis or 
depicting or describing sexual conduct or specified anatomical areas. 

 
(g) Massage parlor means any place where for any form of consideration or gratuity, 

massage, alcohol rub, administration of fomentations, electric or magnetic treatments, 
or any other treatment or manipulation of the human body occurs as part of or in 
connection with sexual conduct or where any person providing such treatment, 
manipulation or service related thereto exposes specified anatomical areas. 

 
(h) Sexual encounter center means any building or structure which contains or is used for 

commercial entertainment where the patron directly or indirectly is charged a fee to 
engage in personal contact with or to allow personal contact by, employees, devices, or 
equipment or by personnel provided by the establishment which appeals to the prurient 
interest of the patron, to include, but not to be limited to bath houses, massage parlors, 
and related or similar activities. 
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*   *   *   * 

§14. That, Appendix A of the Code of the City of Norman shall be amended as follows:  

*   *   *   * 

Chapter 20 – Licenses and Occupations 

*   *   *   * 

 (t) Short-term rentals:  

  License Fee:       $150.00 

  Inspection Fee:      $  50.00 

 (u) Massage Therapy or Bodywork Services Establishments: 

  License Fee:       $  50.00 

  Renewal Fee:        $  25.00 

*   *   *   * 

 

§ 15. Severability.  If any section, subsection, sentence, clause, phrase, or portion of this 
ordinance is, for any reason, held invalid or unconstitutional by any court of competent 
jurisdiction, such portion shall be deemed a separate, distinct, and independent provision, 
and such holding shall not affect the validity of the remaining portions of this ordinance, 
except that the effective date provision shall not be severable from the operative provisions 
of the ordinance. 

 

ADOPTED this __________ day of   NOT ADOPTED this _________ day of 

_______________________, 2026.   ___________________________, 2026. 

__________________________   _______________________________ 
Mayor Stephen T. Holman    Mayor Stephen T. Holman 
 

ATTEST: 

__________________________ 

City Clerk 
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READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 
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DISTRICT, OF SAID CITY; AND PROVIDING FOR THE SEVERABILITY THEREOF.  
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Battison Properties, LLC 

PRESENTER: Jane Hudson, Planning & Community Development Director 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF ORDINANCE O-2526-18 UPON SECOND AND 
FINAL READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF 
THE CITY OF NORMAN SO AS TO REMOVE A PART OF THE SOUTH 
HALF OF SECTION NINE (9), TOWNSHIP EIGHT (8) NORTH, RANGE 
TWO (2) WEST, TO NORMAN, CLEVELAND COUNTY, OKLAHOMA, 
FROM THE A-2, RURAL AGRICULTURAL DISTRICT, AND PLACE THE 
SAME IN THE C-2, GENERAL COMMERCIAL DISTRICT, OF SAID CITY; 
AND PROVIDING FOR THE SEVERABILITY THEREOF.  (3400 CLASSEN 
BOULEVARD; WARD 7) 

  

 
APPLICANT/REPRESENTATIVE Battison Properties, LLC/Rieger Sadler 

Joyce, LLC 
 
LOCATION  3400 Classen Boulevard 
  
WARD  7 
 
CORE AREA No 
 
EXISTING ZONING A-2, Rural Agricultural District 
 
EXISTING LAND USE Urban Living Center 
 
CHARACTER AREA Corridor  
 
PROPOSED ZONING C-2, General Commercial District 
 
PROPOSED LAND USE No change 
 
REQUESTED ACTION  Rezoning from A-2, Rural Agricultural 

District, to C-2, General Commercial District 
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SUMMARY:  

The applicant, Battison Properties, LLC, requests rezoning of the subject property from A-2, 

Rural Agricultural District, to C-2, General Commercial District. The property is not platted; an 

application for Preliminary Plat is part of this overall submittal. This property is located south of 

State Highway 9, along the west side of Classen Boulevard and north of E. Cedar Lane Road.  

EXISTING CONDITIONS: 

SIZE OF SITE: 1.41 Acres 
 
SURROUNDING PROPERTIES 

 
Subject 
Property 

North East South West 

Zoning A-2  C-2  

RM-6 with 
Special Use 
for an Office 
& RM-2 PUD, 
Use Permitted 
On Review 

A-2 
RR Tracks & 
PUD & A-2 

Land Use 
Urban Living 
Center 

Urban Living 
Center 

Urban Living 
Center 

Urban Living 
Center 

Urban Living 
Center 

Current Use Undeveloped Undeveloped 
Residential 
(Single-
Family) 

Residential  

Residential 
Agricultural 
Land & Multi-
Family 

 
EXISTING ZONING DESIGNATION 
A-2, Rural Agricultural District 
This district is intended to provide a zoning classification for land situated relatively remote 
from the urban area which is used for agricultural and related purposes and will not undergo 
urbanization in the immediate future. The types of uses, the area and the intensity of use of 
land which is authorized in this district is designed to encourage and protect all agricultural 
uses until urbanization is warranted and the appropriate change in district classification is 
made. Areas included within this district are sufficiently remote from developed urban areas 
that exploration for and production of oil and gas will not be hazardous or detrimental to people 
and property within the developed portions of the City. Further, the purpose of the following 
regulations for properties within the Ten Mile Flat Conservation Area, is to: 

(1) Address unique conditions in the area commonly known as Ten Mile Flat, much of which 
land lies within the historical floodplain of Ten Mile Creek and the South Canadian River. 

(2) To protect exceptional and irreplaceable natural resources located in the Ten Mile Flat 
area; and 

(3) To protect against flood damage in the 100-year floodplain and other floodprone areas 
within the Ten Mile Flat area. 

 
LAND USE DESIGNATION 
Urban Living Center  
Most compact, walkable pattern of urban development. Low to no building spacing and 
separation of uses. Vibrant urban areas with an intense mix of uses that not only support 
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residents and employers but leverage their location to attract visitors from throughout the 
region.  

 Urban Living Center areas strive for a balance of residential and non-residential uses 
and predominance of mixed-use development of compatible densities and scales. 
Current market conditions and demand for housing over commercial spaces will likely 
result in a slightly higher mix of residential in these areas.  

 Gross densities in any single development should be greater than 18 units per acre.  
 
CHARACTER AREA DESIGNATION 
Corridor  
Areas are developed or undeveloped land on both sides of a roadway; primarily designated, 
although not limited to, commercial and mixed-use development with auto-centric design. 
Scale and location affect the type and intensity of these uses. Corridor character is determined 
by scale and is recognized in three main areas: Gateway, In-Town and Downtown.  
 
This application is located within the Gateway Corridor. 
 
Gateway Corridors  
Major thoroughfare that serves as an important entrance or means of access to the community 
marked by orientation of buildings to highway; on-site parking; and large set-backs for 
buildings. Anticipating high public transit access, including stops and shelters in locations safe 
for passengers and operations. Interstate-35, North Flood Avenue, Alameda Street, Main 
Street west of 24th, and Highway 9 are Gateway Corridors managed under this Character 
Area.  
 
NEAREST PUBLIC PARK: 
The nearest park is located in Cedar Lane Addition, south and west of this site. There are no 
continuous sidewalks in this area.  
 
PROCEDURAL REQUIREMENTS: 
 
PRE-DEVELOPMENT:      PD25-27 October 23, 2025                  
There were no attendees/neighbors at this meeting.   
 
BOARD OF PARKS COMMISSIONERS:    
The proposed rezoning to commercial does not include a residential component, therefore 
application to Board of Parks is not required. 
 
REVIEW COMMENTS SECTION:   
This application was submitted to the following agencies, departments, and/or divisions for 
review and comment. An asterisk (*) indicates that the agency, department, and/or division 
responded with comments inconsistent with the AIM Norman Plan. Items italicized and blue in 
these sections represent City Staff analysis. 
 
CITY DEPARTMENTS 
Fire Department 
Building Permitting Review 
Public Works/Engineering 
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Transportation Engineer 
Planning 
Utilities 
 
COMMENTS BY DEPARTMENT 
 
FIRE DEPARTMENT 

Additional information will be required to determine fire hydrant and fire lane requirements 

related to the proposed building. These items will be addressed during building permit review 

stage. 

BUILDING REVIEW 

Building Codes will be addressed during the building permit review stage. 

PUBLIC WORKS/ENGINEERING 

Please see the attached report from Engineering. 

TRANSPORTATION ENGINEER 

Please see the attached report from the Transportation Engineer. 

PLANNING 

ZONING CODE CONSIDERATIONS 

Purpose - C-2, General Commercial District 

This commercial district is intended for the conduct of personal and business services and the 

general retail business of the community.  Persons living in the community and in the 

surrounding trade territory require direct and frequent access.  Traffic generated by the uses 

will be primarily passenger vehicles and only those trucks and commercial vehicles required 

for stocking and delivery of retail goods. 

The applicant requests rezoning of the site from A-2, Rural Agricultural District, to C-2, General 
Commercial District. This request is considered “straight zoning,” meaning there are no 
variances requested with this application/proposal. Development of this site is required to 
follow the existing development standards currently adopted in Chapter 36, Zoning Code.  

Uses Permitted 

 The proposed use of the site will be those allowed in the C-2, General Commercial 
District. 

The use of the site is not determined at this stage of the application. The use of the site will be 
required to meet the allowed uses within the C-2, General Commercial District. The use will be 
consistent with those uses allowed under C-2.  

Area Regulations 

     Front yard: All buildings shall be set back from any abutting street right-of-way at least 

ten (10) feet.   Across the entire front of all lots (and the street side of any corner lot) in 
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plats filed after November 7, 2005 a minimum ten (10) foot landscape strip shall be 

installed, which may not be encroached upon by parking.   One eight (8) foot tall shade 

(canopy) tree per each twenty (20) feet of lot frontage and one (1) three (3)-gallon shrub 

per five (5) feet of building frontage shall be installed within this landscape strip. 

Clustering of these required plantings may be allowed, if approved by the City Forester 

or his designee. Such planting should be covered by the three (3) year maintenance 

bond required when new landscaping is installed with the parking lot on the same tract.   

All species are to be approved by the City Forester.   

 Side Yard: For uses other than dwelling, no side yard shall be required except on the 

side of a lot adjoining a residential zoning district in which case there shall be a side 

yard of not less than five (5) feet.  

 Rear yard shall not be required for retail establishment; except where a rear lot line 

abuts upon a dwelling district and the commercial building is designed to be serviced 

from the rear, there shall be provided a rear yard of not less than thirty (30) feet for lots 

without alleys and twenty (20) feet for lots with alleys; and further provided that in no 

case where the rear lot line abuts a dwelling district shall the commercial building be 

erected closer than three (3) feet to the rear lot line. 

The area regulations proposed for the project are consistent the C-2, General Commercial 

District. The proposed area regulations shown on the site plan are similar to those of 

surrounding commercial uses.   

Height Regulations 

 The rezoning request for this site is C-2, General Commercial District; there is no height 

restriction for any building/structure in this District. 

Current plans show a single-story building. This is consistent with surrounding structures. 

Future development will be reviewed for compliance at the building permit review stage. 

Landscaping  

 Landscaping shall be provided and maintained in accordance with the City of Norman’s 
applicable landscaping regulations, Section 36-551, Landscaping Requirements for Off-
Street Parking Facilities, which may be amended from time to time.  

The proposed project is consistent with the landscaping requirements.  

Lighting  

 All exterior lighting shall be installed in conformance with the applicable regulations in 
Section 36-549, Commercial Outdoor Lighting Standards, which may be amended from 
time to time.  

The proposed project is consistent. Any proposed lighting will be addressed during the 
building permit stage. 

Signage 

 Signs on the property will comply with the applicable requirements in Chapter 28, Sign 
Regulations, for commercial use, which may be amended from time to time. 
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The proposed project is consistent. The proposed signage will be addressed with a sign 
permit application at the time of building permit.  

Exterior Materials 

 Development on this site will be required to meet regulations in Section 36-547, Exterior 
Appearance, which may be amended from time to time. Building constructed on 
property zoned C-2, according to the City’s official zoning map, shall have all exterior 
walls constructed using masonry material covering at least 80% of said walls, exclusive 
of all windows, doors, roofs, glass, or sidewalk and walkway covers.   
 

The proposed project is consistent with the commercial uses in the surrounding area. 

COMPREHENSIVE PLAN CONSIDERATIONS 

Character Area Policies  

General Policies 

Non-Residential Policies 

 New non-residential development should use high quality building materials such as 
glass, brick, stone, wood or cementitious siding. 

 Require that loading areas be located to the rear and sides of buildings and screened 
from view. 

 Ensure that all sides of a parking garage that are visible from public view are 
architecturally consistent with the buildings it serves. 

 Buildings in a corporate campus setting should have an internal pedestrian network 
between buildings. 

The site plan submitted for this site is consistent with the General Non-Residential Policies. 

The existing structures in the general vicinity are one- or two-stories in height.  

CHARACTER AREA DESIGNATION  
Corridor Area 
Corridor Areas are developed or undeveloped land on both sides of a roadway; primarily 
designated, although not limited to, commercial and mixed-use development with auto-centric 
design. Scale and location affect the type and intensity of these uses. Corridor character is 
determined by scale and is recognized in three main areas. 
 
Gateway Corridors 
Major thoroughfare that serves as an important entrance or means of access to the community 
marked by orientation of buildings to highway; on-site parking; and large set-backs for 
buildings. Anticipating high public transit access, including stops and shelters in locations safe 
for passengers and operations. Interstate-35, North Flood Avenue, Alameda Street, Main 
Street west of 24th, and Highway 9 are Gateway Corridors managed under this Character 
Area. 
 
Character Area Policies – Corridor 

 Support the natural phasing out of older and lower-yield commercial and industrial uses 
with regulations and incentives that support mixed-uses and local businesses. 
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 Use screening, with natural materials when possible, to lessen noise pollution and 
visual clutter from existing and future uses along the corridor. 

 Promote circulation and manage access to keep traffic flowing by. 

 Including access along and into properties for vehicles, public transit, pedestrians, and 
bicyclists during street and interchange improvements. 

 Projects should not create fragmented parcels or impede on- and off-site circulation 
through, to reduce restriction of future development. 

 Allowing redevelopment of excess parking areas or commercial building space for 
residential uses, especially along public transit routes and areas with strong existing or 
planned pedestrian connections. 

 Requiring shared entrances, cross-access, and avoiding multiple access points for new 
commercial developments at major intersections. 

 Commercial developments should offer both internal and external pedestrian 
connections, especially between hotels, restaurants, and retail services. 

 Connections to the corridors and through developments should improve safety for those 
walking, bicycling, or using mobility devices. 

 Allow redevelopment for high density residential and mixed-residential uses near public 
transit stops, along pedestrian routes, and where site design does not create secluded 
enclaves of apartments. 

 Add density through development of sites behind properties directly facing streets. 

 Retrofit or mask existing strip development or other unsightly features, as necessary. 

 Explore requiring that stormwater management and detention have lower impact than 
historic stormwater conditions for all new or redevelopment along corridors. 

 

The proposed development is largely consistent with Corridor policies. The redevelopment of 
this site is proposed to be single-use and does not show connections to nearby developments.  

Land Use Development Policies 

Description and Context 

Urban Living Center 

Most compact, walkable pattern of urban development. Low to no building spacing and 
separation of uses. Vibrant urban areas with an intense mix of uses that not only support 
residents and employers but leverage their location to attract visitors from throughout the region. 
 

 Urban Living Center areas strive for a balance of residential and non-residential uses and 
predominance of mixed-use development of compatible densities and scales. Current 
market conditions and demand for housing over commercial spaces will likely result in a 
slightly higher mix of residential in these areas. 

 Gross densities in any single development should be greater than 18 units per acre. 
 

There is no residential component to this proposal; this is strictly a commercial zoning request. 

C-2 zoning does not allow for residential uses by right. The proposal is inconsistent with 

Urban Living Center designation; there is not a mix of uses proposed for the site. While the 

development does not align with Urban Living Center, this general area has developed as 

single use/single-lot developments, and this proposal follows that trend along Classen/Hwy. 

77.  
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Building Types 

 Large and medium 4 to 5+ story buildings are common. It is anticipated that various 
articulations, scales, and architectural styles will create cohesive and compact sites with 
clear connections to other destinations. 

 Public and private spaces (i.e. balconies, recreational roof decks, outdoor dining, etc.) 
are clearly defined and cultivate a sense of place. 

 Mixed-use buildings that include retail, work-spaces, and residences are the most 
common. 

 Single-use buildings are undesirable and should be limited, or avoided altogether. 

The Urban Living Center designation is intended for medium- to large-scale, multi-story 

buildings. As currently proposed, this project consists of a single-story, single-use structure, 

which is inconsistent with the Urban Living Center development pattern. However, with the 

requested C-2, General Commercial District zoning for this site, a development that includes a 

multi-story structure with outdoor dining could be accommodated in the future. 

Site Design 

 The scale and layout of the built environment are conducive to walking. Trails and 
pathways are integrated throughout developments to connect to parks, neighborhoods, 
and community destinations. 

 Multi-unit developments without connections to neighboring properties and uses weaken 
the development pattern and should be limited or avoided altogether. 

 Street trees should form a continuous urban canopy over public areas and rights-of-way.  

 Stormwater to be addressed at the project level but designed as part of a larger 
neighborhood or sub-basin system. 

 Site layout should take every opportunity to maximize the public infrastructure available 
in this area.  

The proposal does meet several of the Site Design criteria of Uran Living Center designation. 

The site is utilizing existing infrastructure adjacent to the property or in close proximity, 

avoiding extensions of public infrastructure. The applicant will be required to construct a 

sidewalk along street frontage. Stormwater control will be addressed for this site. The 

development will follow landscaping requirements, which require the installation of trees along 

the street frontage. Overall, this proposal is consistent with Urban Living Center designation. 

Public Space 

Appropriately scaled public spaces including small parks, plazas, parklets, regional trail 
connections, and walking paths. Pedestrian amenities are commonly integrated into public and 
private projects. 

The proposal is consistent as there will be sidewalks installed along Classen Blvd. These 

sidewalks will create connections to other sidewalks as the area continues to develop.   

Neighborhood and/or Special Area Plans 

This location is not within a Neighborhood or Special Planning Area. 
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UTILITIES 

AIM NORMAN PLAN CONFORMANCE 

The proposed development is in accordance with AIM Water and Wastewater Utility. 

Utility Access 

A full range of utilities should be available. If services are not already in place, they must be 
extended by the developer during the platting process to be suitable for development. If 
development occurs adjacent to existing facilities that are determined to be insufficient to meet 
the demands of the proposed development, the developer must upgrade the existing facilities 
to enhance the capacity of the utility systems. 

The proposal is consistent as the necessary utilities are available. 

Solid Waste Management 

The proposed development meets requirements and provides access for solid waste services. 

Water/Wastewater Quality 

Water Availability  

Adequate capacity within the water system exists to serve the proposed development.  

Wastewater Availability  

Adequate capacity within the wastewater system exists to serve the proposed development.  

ALTERNATIVES/ISSUES    
IMPACTS: The proposed use for this site aligns with the AIM Norman Land Use and 
Character Area objectives. This proposal is comparable in scale and form to adjacent 
developed commercial properties.  
 
CONCLUSION:      Staff forwards this request for rezoning from A-2, Rural Agricultural District, 
to C-2, General Commercial District, and Ordinance O-2526-18 for consideration by City 
Council.  
 
PLANNING COMMISSION RESULTS: At their meeting of December 11, 2025, the Planning 
Commission recommended approval of Ordinance O-2526-18 by a vote of 6-0. 
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O-2526-18 
 

AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, AMENDING SECTION 36-201 OF 
THE CODE OF THE CITY OF NORMAN SO AS TO 
REMOVE A PART OF THE SOUTH HALF OF SECTION 
NINE (9), TOWNSHIP EIGHT (8) NORTH, RANGE TWO (2) 
WEST, TO NORMAN, CLEVELAND COUNTY, 
OKLAHOMA, FROM THE A-2, RURAL AGRICULTURAL 
DISTRICT, AND PLACE THE SAME IN THE C-2, 
GENERAL COMMERCIAL DISTRICT, OF SAID CITY; AND 
PROVIDING FOR THE SEVERABILITY THEREOF.  (3400 
CLASSEN BOULEVARD; WARD 7) 
 

 
§ 1. WHEREAS, Battison Properties, LLC has made application to have the 

property described below removed from the A-2, Rural Agricultural District, 
and to have the same placed in the C-2, General Commercial District; and 

 
§ 2. WHEREAS, said application has been referred to the Planning 

Commission of said City and said body has, after conducting a public 
hearing on December 11, 2025 as required by law, considered the same 
and recommended that the same should be granted and an ordinance 
adopted to effect and accomplish such rezoning; and 

 
§ 3. WHEREAS, the City Council of the City of Norman, Oklahoma, has 

thereafter considered said application and has determined that said 
application should be granted and an ordinance adopted to effect and 
accomplish such rezoning. 

 
NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA: 
 
§ 4. That Section 36-201 of the Code of the City of Norman, Oklahoma, is 

hereby amended so as to remove the following described property from 
the A-2, Rural Agricultural District, and to place the same in the C-2, 
General Commercial District, to wit: 

 
A part of the South Half of Section Nine (9), Township Eight (8) North, 
Range Two (2) West of the Indian Meridian, Cleveland County, 
Oklahoma, more particularly described as follows: 
Beginning at a point 562.1’ North of the Southwest corner of the 
Southeast of said Quarter Section;  
Thence North 89°07’02” East a distance of 224.50’;  
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Ordinance No. O-2526-18 
Page 2 
 

Thence North 27°22’ West a distance of 255.27’;  
Thence South 62°50’ West a distance of 406.47’;  
Thence South 25°21’02” East a distance of 58.0’;  
Thence North 88°02’44” East a distance of 229.80 feet to the Point of 
Beginning. 
 
Containing 1.41 acres, more or less.   

 
§ 5. Severability.  If any section, subsection, sentence, clause, phrase, 

or portion of this ordinance is, for any reason, held invalid or 
unconstitutional by any court of competent jurisdiction, such portion 
shall be deemed a separate, distinct, and independent provision, 
and such holding shall not affect the validity of the remaining 
portions of this ordinance. 

 
 
ADOPTED this                             day of NOT ADOPTED this                 day of 
 
 
                                                      , 2026.          ______________________, 2026. 
 
 
 
                                                                                                              
(Mayor)   (Mayor) 
 
 
ATTEST: 
 
 
                                         
(City Clerk) 
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City of Norman Predevelopment  October 23, 2025  
  

Applicant:  
Battison Properties, LLC 
Rieger Sadler Joyce, LLC 
 
Project Location:  
3400 Classen Blvd. 
 
Case Number: PD 25-27 
 
Time: 5:30 p.m. 
 
Applicant Representative: 
Gunner Joyce, Reiger Sadler Joyce, LLC  
Ben LaCourse, Reiger Sadler Joyce, LLC 
Vahid Solalati, Battison Properties, LLC 
Larry Battison, Battison Properties, LLC 
 
Attendees: 
No neighbors were in attendance. 
 
City Staff:  
Kelly Abell, Planner I 
 
Application Summary: 
The applicant, Battison Properties, LLC, requests rezoning of the subject property from 
A-2, Rural Agricultural District, to C-2, General Commercial District. The property is not 
platted. An application for a Preliminary Plat is part of this overall submittal. The 
property is located on the west side of Classen Boulevard, south of State Highway 9, 
and north of E. Cedar Lane Road. 
 
Neighbors’ Comments/Concerns/Responses: 
No neighbors attended this meeting. A resident submitted written comments to the city 
expressing concerns about the proposal. The neighbor noted ongoing traffic issues due 
to the neighborhood’s single access point and requested the developer consider 
contributing to the installation of a traffic signal to improve safety and circulation. 
Additional concerns included limited emergency access in the event of a natural 
disaster and potential impacts of the proposed development on adjacent residential 
properties, such as headlight glare and loss of privacy. The resident suggested that 
taller fencing along Classen be considered to help mitigate these impacts. 
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 12/11/2025 

REQUESTER: Battison Properties, LLC 

PRESENTER: Lora Hoggatt, Planning Services Manager 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF ORDINANCE O-2526-18: 
AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF THE CITY 
OF NORMAN SO AS TO REMOVE A PART OF THE SOUTH HALF OF 
SECTION NINE (9), TOWNSHIP EIGHT (8) NORTH, RANGE TWO (2) 
WEST, TO NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM THE 
A-2, RURAL AGRICULTURAL DISTRICT, AND PLACE THE SAME IN THE 
C-2, GENERAL COMMERCIAL DISTRICT, OF SAID CITY; AND 
PROVIDING FOR THE SEVERABILITY THEREOF.  (3400 CLASSEN 
BOULEVARD; WARD 7) 

  
 
APPLICANT/REPRESENTATIVE Battison Properties, LLC/Rieger Sadler 

Joyce, LLC 
 
LOCATION  3400 Classen Boulevard 
  
WARD  7 
 
CORE AREA No 
 
EXISTING ZONING A-2, Rural Agricultural District 
 
EXISTING LAND USE Urban Living Center 
 
CHARACTER AREA Corridor  
 
PROPOSED ZONING C-2, General Commercial District 
 
PROPOSED LAND USE No change 
 
REQUESTED ACTION  Rezoning from A-2, Rural Agricultural 

District, to C-2, General Commercial District 
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SUMMARY:  
The applicant, Battison Properties, LLC, requests rezoning of the subject property from A-2, 
Rural Agricultural District, to C-2, General Commercial District. The property is not platted; an 
application for Preliminary Plat is part of this overall submittal. This property is located south of 
State Highway 9, along the west side of Classen Boulevard and north of E. Cedar Lane Road.  

EXISTING CONDITIONS: 

SIZE OF SITE: 1.41 Acres 
 
SURROUNDING PROPERTIES 

 Subject 
Property North East South West 

Zoning A-2  C-2  

RM-6 with 
Special Use 
for an Office 
& RM-2 PUD, 
Use Permitted 
On Review 

A-2 RR Tracks & 
PUD & A-2 

Land Use Urban Living 
Center 

Urban Living 
Center 

Urban Living 
Center 

Urban Living 
Center 

Urban Living 
Center 

Current Use Undeveloped Undeveloped 
Residential 
(Single-
Family) 

Residential  
Residential 
Agricultural 
Land & Multi-
Family 

 
EXISTING ZONING DESIGNATION 
A-2, Rural Agricultural District 
This district is intended to provide a zoning classification for land situated relatively remote 
from the urban area which is used for agricultural and related purposes and will not undergo 
urbanization in the immediate future. The types of uses, the area and the intensity of use of 
land which is authorized in this district is designed to encourage and protect all agricultural 
uses until urbanization is warranted and the appropriate change in district classification is 
made. Areas included within this district are sufficiently remote from developed urban areas 
that exploration for and production of oil and gas will not be hazardous or detrimental to people 
and property within the developed portions of the City. Further, the purpose of the following 
regulations for properties within the Ten Mile Flat Conservation Area, is to: 

(1) Address unique conditions in the area commonly known as Ten Mile Flat, much of which 
land lies within the historical floodplain of Ten Mile Creek and the South Canadian River. 

(2) To protect exceptional and irreplaceable natural resources located in the Ten Mile Flat 
area; and 

(3) To protect against flood damage in the 100-year floodplain and other floodprone areas 
within the Ten Mile Flat area. 

 
LAND USE DESIGNATION 
Urban Living Center  
Most compact, walkable pattern of urban development. Low to no building spacing and 
separation of uses. Vibrant urban areas with an intense mix of uses that not only support 
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residents and employers but leverage their location to attract visitors from throughout the 
region.  

• Urban Living Center areas strive for a balance of residential and non-residential uses 
and predominance of mixed-use development of compatible densities and scales. 
Current market conditions and demand for housing over commercial spaces will likely 
result in a slightly higher mix of residential in these areas.  

• Gross densities in any single development should be greater than 18 units per acre.  
 
CHARACTER AREA DESIGNATION 
Corridor  
Areas are developed or undeveloped land on both sides of a roadway; primarily designated, 
although not limited to, commercial and mixed-use development with auto-centric design. 
Scale and location affect the type and intensity of these uses. Corridor character is determined 
by scale and is recognized in three main areas: Gateway, In-Town and Downtown.  
 
This application is located within the Gateway Corridor. 
 
Gateway Corridors  
Major thoroughfare that serves as an important entrance or means of access to the community 
marked by orientation of buildings to highway; on-site parking; and large set-backs for 
buildings. Anticipating high public transit access, including stops and shelters in locations safe 
for passengers and operations. Interstate-35, North Flood Avenue, Alameda Street, Main 
Street west of 24th, and Highway 9 are Gateway Corridors managed under this Character 
Area.  
 
NEAREST PUBLIC PARK: 
The nearest park is located in Cedar Lane Addition, south and west of this site. There are no 
continuous sidewalks in this area.  
 
PROCEDURAL REQUIREMENTS: 
 
PRE-DEVELOPMENT:      PD25-27 October 23, 2025                  
There were no attendees/neighbors at this meeting.   
 
BOARD OF PARKS COMMISSIONERS:    
The proposed rezoning to commercial does not include a residential component, therefore 
application to Board of Parks is not required. 
 
REVIEW COMMENTS SECTION:   
This application was submitted to the following agencies, departments, and/or divisions for 
review and comment. An asterisk (*) indicates that the agency, department, and/or division 
responded with comments inconsistent with the AIM Norman Plan. Items italicized and blue in 
these sections represent City Staff analysis. 
 
CITY DEPARTMENTS 
Fire Department 
Building Permitting Review 
Public Works/Engineering 
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Transportation Engineer 
Planning 
Utilities 
 
COMMENTS BY DEPARTMENT 
 
FIRE DEPARTMENT 

Additional information will be required to determine fire hydrant and fire lane requirements 
related to the proposed building. These items will be addressed during building permit review 
stage. 

BUILDING REVIEW 

Building Codes will be addressed during the building permit review stage. 

PUBLIC WORKS/ENGINEERING 

Please see the attached report from Engineering. 

TRANSPORTATION ENGINEER 

Please see the attached report from the Transportation Engineer. 

PLANNING 

ZONING CODE CONSIDERATIONS 

Purpose - C-2, General Commercial District 

This commercial district is intended for the conduct of personal and business services and the 
general retail business of the community.  Persons living in the community and in the 
surrounding trade territory require direct and frequent access.  Traffic generated by the uses 
will be primarily passenger vehicles and only those trucks and commercial vehicles required 
for stocking and delivery of retail goods. 

The applicant requests rezoning of the site from A-2, Rural Agricultural District, to C-2, General 
Commercial District. This request is considered “straight zoning,” meaning there are no 
variances requested with this application/proposal. Development of this site is required to 
follow the existing development standards currently adopted in Chapter 36, Zoning Code.  

Uses Permitted 

• The proposed use of the site will be those allowed in the C-2, General Commercial 
District. 

The use of the site is not determined at this stage of the application. The use of the site will be 
required to meet the allowed uses within the C-2, General Commercial District. The use will be 
consistent with those uses allowed under C-2.  

Area Regulations 

•     Front yard: All buildings shall be set back from any abutting street right-of-way at least 
ten (10) feet.   Across the entire front of all lots (and the street side of any corner lot) in 
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plats filed after November 7, 2005 a minimum ten (10) foot landscape strip shall be 
installed, which may not be encroached upon by parking.   One eight (8) foot tall shade 
(canopy) tree per each twenty (20) feet of lot frontage and one (1) three (3)-gallon shrub 
per five (5) feet of building frontage shall be installed within this landscape strip. 
Clustering of these required plantings may be allowed, if approved by the City Forester 
or his designee. Such planting should be covered by the three (3) year maintenance 
bond required when new landscaping is installed with the parking lot on the same tract.   
All species are to be approved by the City Forester.   

• Side Yard: For uses other than dwelling, no side yard shall be required except on the 
side of a lot adjoining a residential zoning district in which case there shall be a side 
yard of not less than five (5) feet.  

• Rear yard shall not be required for retail establishment; except where a rear lot line 
abuts upon a dwelling district and the commercial building is designed to be serviced 
from the rear, there shall be provided a rear yard of not less than thirty (30) feet for lots 
without alleys and twenty (20) feet for lots with alleys; and further provided that in no 
case where the rear lot line abuts a dwelling district shall the commercial building be 
erected closer than three (3) feet to the rear lot line. 

The area regulations proposed for the project are consistent the C-2, General Commercial 
District. The proposed area regulations shown on the site plan are similar to those of 
surrounding commercial uses.   

Height Regulations 

• The rezoning request for this site is C-2, General Commercial District; there is no height 
restriction for any building/structure in this District. 

Current plans show a single-story building. This is consistent with surrounding structures. 
Future development will be reviewed for compliance at the building permit review stage. 

Landscaping  

• Landscaping shall be provided and maintained in accordance with the City of Norman’s 
applicable landscaping regulations, Section 36-551, Landscaping Requirements for Off-
Street Parking Facilities, which may be amended from time to time.  

The proposed project is consistent with the landscaping requirements.  

Lighting  

• All exterior lighting shall be installed in conformance with the applicable regulations in 
Section 36-549, Commercial Outdoor Lighting Standards, which may be amended from 
time to time.  

The proposed project is consistent. Any proposed lighting will be addressed during the 
building permit stage. 

Signage 

• Signs on the property will comply with the applicable requirements in Chapter 28, Sign 
Regulations, for commercial use, which may be amended from time to time. 
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The proposed project is consistent. The proposed signage will be addressed with a sign 
permit application at the time of building permit.  

Exterior Materials 

• Development on this site will be required to meet regulations in Section 36-547, Exterior 
Appearance, which may be amended from time to time. Building constructed on 
property zoned C-2, according to the City’s official zoning map, shall have all exterior 
walls constructed using masonry material covering at least 80% of said walls, exclusive 
of all windows, doors, roofs, glass, or sidewalk and walkway covers.   
 

The proposed project is consistent with the commercial uses in the surrounding area. 

COMPREHENSIVE PLAN CONSIDERATIONS 

Character Area Policies  

General Policies 

Non-Residential Policies 

• New non-residential development should use high quality building materials such as 
glass, brick, stone, wood or cementitious siding. 

• Require that loading areas be located to the rear and sides of buildings and screened 
from view. 

• Ensure that all sides of a parking garage that are visible from public view are 
architecturally consistent with the buildings it serves. 

• Buildings in a corporate campus setting should have an internal pedestrian network 
between buildings. 

The site plan submitted for this site is consistent with the General Non-Residential Policies. 
The existing structures in the general vicinity are one- or two-stories in height.  

CHARACTER AREA DESIGNATION  
Corridor Area 
Corridor Areas are developed or undeveloped land on both sides of a roadway; primarily 
designated, although not limited to, commercial and mixed-use development with auto-centric 
design. Scale and location affect the type and intensity of these uses. Corridor character is 
determined by scale and is recognized in three main areas. 
 
Gateway Corridors 
Major thoroughfare that serves as an important entrance or means of access to the community 
marked by orientation of buildings to highway; on-site parking; and large set-backs for 
buildings. Anticipating high public transit access, including stops and shelters in locations safe 
for passengers and operations. Interstate-35, North Flood Avenue, Alameda Street, Main 
Street west of 24th, and Highway 9 are Gateway Corridors managed under this Character 
Area. 
 

Character Area Policies – Corridor 

• Support the natural phasing out of older and lower-yield commercial and industrial uses 
with regulations and incentives that support mixed-uses and local businesses. 
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• Use screening, with natural materials when possible, to lessen noise pollution and 
visual clutter from existing and future uses along the corridor. 

• Promote circulation and manage access to keep traffic flowing by. 
• Including access along and into properties for vehicles, public transit, pedestrians, and 

bicyclists during street and interchange improvements. 
• Projects should not create fragmented parcels or impede on- and off-site circulation 

through, to reduce restriction of future development. 
• Allowing redevelopment of excess parking areas or commercial building space for 

residential uses, especially along public transit routes and areas with strong existing or 
planned pedestrian connections. 

• Requiring shared entrances, cross-access, and avoiding multiple access points for new 
commercial developments at major intersections. 

• Commercial developments should offer both internal and external pedestrian 
connections, especially between hotels, restaurants, and retail services. 

• Connections to the corridors and through developments should improve safety for those 
walking, bicycling, or using mobility devices. 

• Allow redevelopment for high density residential and mixed-residential uses near public 
transit stops, along pedestrian routes, and where site design does not create secluded 
enclaves of apartments. 

• Add density through development of sites behind properties directly facing streets. 
• Retrofit or mask existing strip development or other unsightly features, as necessary. 
• Explore requiring that stormwater management and detention have lower impact than 

historic stormwater conditions for all new or redevelopment along corridors. 
 

The proposed development is largely consistent with Corridor policies. The redevelopment of 
this site is proposed to be single-use and does not show connections to nearby developments.  

Land Use Development Policies 

Description and Context 

Urban Living Center 

Most compact, walkable pattern of urban development. Low to no building spacing and 
separation of uses. Vibrant urban areas with an intense mix of uses that not only support 
residents and employers but leverage their location to attract visitors from throughout the region. 
 

• Urban Living Center areas strive for a balance of residential and non-residential uses and 
predominance of mixed-use development of compatible densities and scales. Current 
market conditions and demand for housing over commercial spaces will likely result in a 
slightly higher mix of residential in these areas. 

• Gross densities in any single development should be greater than 18 units per acre. 
 

There is no residential component to this proposal; this is strictly a commercial zoning request. 
C-2 zoning does not allow for residential uses by right. The proposal is inconsistent with 
Urban Living Center designation; there is not a mix of uses proposed for the site. While the 
development does not align with Urban Living Center, this general area has developed as 
single use/single-lot developments, and this proposal follows that trend along Classen/Hwy. 
77.  
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Building Types 

• Large and medium 4 to 5+ story buildings are common. It is anticipated that various 
articulations, scales, and architectural styles will create cohesive and compact sites with 
clear connections to other destinations. 

• Public and private spaces (i.e. balconies, recreational roof decks, outdoor dining, etc.) 
are clearly defined and cultivate a sense of place. 

• Mixed-use buildings that include retail, work-spaces, and residences are the most 
common. 

• Single-use buildings are undesirable and should be limited, or avoided altogether. 

The Urban Living Center designation is intended for medium- to large-scale, multi-story 
buildings. As currently proposed, this project consists of a single-story, single-use structure, 
which is inconsistent with the Urban Living Center development pattern. However, with the 
requested C-2, General Commercial District zoning for this site, a development that includes a 
multi-story structure with outdoor dining could be accommodated in the future. 

Site Design 

• The scale and layout of the built environment are conducive to walking. Trails and 
pathways are integrated throughout developments to connect to parks, neighborhoods, 
and community destinations. 

• Multi-unit developments without connections to neighboring properties and uses weaken 
the development pattern and should be limited or avoided altogether. 

• Street trees should form a continuous urban canopy over public areas and rights-of-way.  
• Stormwater to be addressed at the project level but designed as part of a larger 

neighborhood or sub-basin system. 
• Site layout should take every opportunity to maximize the public infrastructure available 

in this area.  

The proposal does meet several of the Site Design criteria of Uran Living Center designation. 
The site is utilizing existing infrastructure adjacent to the property or in close proximity, 
avoiding extensions of public infrastructure. The applicant will be required to construct a 
sidewalk along street frontage. Stormwater control will be addressed for this site. The 
development will follow landscaping requirements, which require the installation of trees along 
the street frontage. Overall, this proposal is consistent with Urban Living Center designation. 

Public Space 

Appropriately scaled public spaces including small parks, plazas, parklets, regional trail 
connections, and walking paths. Pedestrian amenities are commonly integrated into public and 
private projects. 

The proposal is consistent as there will be sidewalks installed along Classen Blvd. These 
sidewalks will create connections to other sidewalks as the area continues to develop.   

Neighborhood and/or Special Area Plans 

This location is not within a Neighborhood or Special Planning Area. 
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UTILITIES 

AIM NORMAN PLAN CONFORMANCE 

The proposed development is in accordance with AIM Water and Wastewater Utility. 

Utility Access 

A full range of utilities should be available. If services are not already in place, they must be 
extended by the developer during the platting process to be suitable for development. If 
development occurs adjacent to existing facilities that are determined to be insufficient to meet 
the demands of the proposed development, the developer must upgrade the existing facilities 
to enhance the capacity of the utility systems. 

The proposal is consistent as the necessary utilities are available. 

Solid Waste Management 

The proposed development meets requirements and provides access for solid waste services. 

Water/Wastewater Quality 

Water Availability  

Adequate capacity within the water system exists to serve the proposed development.  

Wastewater Availability  

Adequate capacity within the wastewater system exists to serve the proposed development.  

ALTERNATIVES/ISSUES    
IMPACTS: The proposed use for this site aligns with the AIM Norman Land Use and 
Character Area objectives. This proposal is comparable in scale and form to adjacent 
developed commercial properties.  
 
CONCLUSION:      Staff forwards this request for rezoning from A-2, Rural Agricultural District, 
to C-2, General Commercial District, and Ordinance O-2526-18 to the Planning Commission 
for consideration and recommendation to City Council. 
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Planning Commission recommended approval of Ordinance O-2526-13. 

3400 Classen Boulevard Rezoning & Preliminary Plat 

4. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF ORDINANCE O-2526-18: AN ORDINANCE OF THE 
COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, AMENDING SECTION 36-201 
OF THE CODE OF THE CITY OF NORMAN SO AS TO REMOVE A PART OF THE 
SOUTH HALF OF SECTION NINE (9), TOWNSHIP EIGHT (8) NORTH, RANGE TWO 
(2) WEST, TO NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM THE A-2, 
RURAL AGRICULTURAL DISTRICT, AND PLACE THE SAME IN THE C-2, GENERAL 
COMMERCIAL DISTRICT, OF SAID CITY; AND PROVIDING FOR THE 
SEVERABILITY THEREOF.  (3400 CLASSEN BOULEVARD; WARD 7) 

 ITEMS SUBMITTED FOR THE RECORD 
1. Staff Report 
2. Location Map 
3. Preliminary Plat 
4. Site Plan 

5. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF PP-2526-10: CONSIDERATION OF A PRELIMINARY 
PLAT SUBMITTED BY GREATEST HOPES, LLC (GOLDEN LAND SURVEYING) FOR 
3400 CLASSEN BOULEVARD FOR 1.48 ACRES OF PROPERTY LOCATED AT 3400 
CLASSEN BOULEVARD. (WARD 7) 

 ITEMS SUBMITTED FOR THE RECORD 
1. Staff Report 
2. Location Map 
3. Preliminary Plat 
4. Site Plan 
5. Development Review Form 
6. Pre-Development Summary 
7. Protest Map & Letter 

Staff Presentation 

Lora Hoggatt, Planning Services Manager, presented the staff report.  

Commissioner Jablonski stated that there are elements of the proposal that are inconsistent with 
the Urban Living Center designation and asked what consistency would look like. Jane Hudson, 
Planning & Community Development Director, responded that the Urban Living Center 
designation is intended to encourage more mixed-use development with both residential and 
non-residential uses, and noted that the proposal is straight C-2 zoning. 

Commissioner Brewer asked what qualifies the installation of a new traffic signal and whether it 
is a design consideration or a matter of having sufficient traffic impact fees collected. David 
Riesland, Transportation Engineer, explained that the decision is not based on the amount of 
impact fees collected, but on whether traffic volumes are high enough to warrant a signal. 
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Commissioner Bird added that she had spoken with staff and asked them to address the 
possibility of signalizing the intersection, noting that the issue also arose during the St. James 
Park Addition application. She stated that it would be helpful to understand the City’s plans and 
the path forward for signalization, particularly because residents have raised and requested it 
previously and because it was mentioned again in the protest letter for this item. 

Applicant Presentation 

Libby Smith, representative of the applicant, provided an overview of the project.  

Public Comments 

There were no public comments. 

Planning Commission Discussion 

Commissioner Brewer stated that he did not have any issues with the rezoning, noting that it 
appears appropriate for commercial uses. He also asked whether the plan is to conduct the 
traffic impact study when the timing is appropriate. Mr. Riesland agreed that the study would be 
completed in the foreseeable future when the timing is right. 

Commissioner Bird asked whether the traffic impact study would account for this development 
as well as other proposed, but not yet built, developments. Mr. Riesland responded that it would 
not, because traffic signals must be warranted by existing traffic volumes and would not be 
approved based on future development alone. 

Commissioner Brewer asked what would trigger the need for an additional study in the future 
after the site is developed. Mr. Riesland responded that while traffic impact studies often analyze 
future volumes and may indicate a potential need for a signal, those projections are not typically 
approvable by ODOT. ODOT would require actual traffic volume data, and reaching those 
volumes would be the reason for conducting another study. 

Mr. Riesland explained that the original traffic study, conducted 20–25 years ago, identified this 
intersection as a future candidate for a traffic signal and established traffic impact fees to fund 
it. He noted that the City has been collecting those impact fees over the years from developments 
that impact the intersection. 

Ms. Smith added that as St. James is built out, additional entrances will be added along Cedar 
Lane Road, providing residents with another access and egress point outside of the 
neighborhood. 

Commissioner McClure asked whether Renaissance Drive was even contemplated during the 
study. Mr. Riesland responded that Renaissance Drive was also identified as a location where 
a signal might be needed in the future, and that both intersections would be studied to determine 
which would be more beneficial. 

Motion made by Commissioner Brewer, Seconded by Commissioner McClure. 
 
Voting Yea: Commissioner Brewer, Commissioner McClure, Commissioner McKown, 
Commissioner Bird, Commissioner Jablonski, Commissioner McDaniel 
 
Planning Commission recommended approval of Ordinance O-2526-18 & PP-2526-10. 
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File Attachments for Item:

36. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF PP-2526-10: PRELIMINARY PLAT FOR 3400 CLASSEN 

BOULEVARD, GENERALLY LOCATED ¼ MILE NORTH OF CEDAR LANE ROAD ON 

THE WEST SIDE OF CLASSEN BOULEVARD (STATE HIGHWAY NO. 77) (Ward 7).
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Ken Danner, Subdivision Development Manager 

David Riesland, Transportation Engineer 

PRESENTER: Scott Sturtz, Director of Public Works 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF PP-2526-10: PRELIMINARY PLAT FOR 3400 
CLASSEN BOULEVARD, GENERALLY LOCATED ¼ MILE NORTH OF 
CEDAR LANE ROAD ON THE WEST SIDE OF CLASSEN BOULEVARD 
(STATE HIGHWAY NO. 77) (Ward 7). 

  

BACKGROUND: 

This item is a preliminary plat for 3400 Classen Boulevard generally located ¼ mile north of 
Cedar Lane Road on the west side of Classen Boulevard.  This property consists of 1.48 acres 
and one (1) lot. 

Planning Commission, at its meeting of December 11, 2025, recommended to City Council 
placing this property in the C-2, General Commercial District and removing it from A-2, Rural 
Agricultural District.  In addition, Planning Commission recommended approval of the preliminary 
plat for 3400 Classen Boulevard. 

DISCUSSION: 
 

The proposed 2,000 square foot fast-food restaurant development is proposed for this location 

on the west side of Classen Boulevard (US 77), south of State Highway 9 and north of Cedar 

Lane Road.  The site will contain a single point of access onto Classen Boulevard and is 

expected to generate 52 AM peak hour trips, 117 PM peak hour trips, and 1,306 trips on an 

average weekday.  Obviously being above the threshold for when a traffic impact study is 

required (>100 peak hour trips is the threshold), a traffic impact study could have been required.  

However, since the area in question is largely built out, only a traffic impact memorandum was 

required and was prepared for the application by Cornerstone Civil Engineering.  No traffic 

operational issues are anticipated due to the development. 
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STREET 

 
NO. 
OF 

LANES 

BACK-
GROUND 
TRAFFIC 
(Veh/day) 

PROJECTED 
TRAFFIC 
(Veh/day) 

TOTAL 
PROJECTED 

TRAFFIC 
(Veh/day) 

ROADWAY 
CAPACITY 
L.O.S. “E” 

% 
CAPACITY 

USED 
(BACKGROUND) 

% 
CAPACITY USED 

(PROJECTED) 

Classen 
Boulevard 

5 21,000 1,306 22,306 36,000 58.33 61.96 

 
The proposed development will access Classen Boulevard by way of a single, full access 
driveway.  The proposed access is shown in the approximate center of the site frontage along 
Classen Boulevard and is located in the best possible location as there is no existing driveway 
on the east side of Classen Boulevard in proximity to the proposed driveway.  As such, no 
Request for Variance will be required because of inadequate driveway spacing or location with 
respect to existing streets.  However, ODOT, as the maintenance provider for Classen Boulevard 
(US Highway 77) will be required to approve the proposed access location.  Capacity exceeds 
demand in this area.  As such, no additional off-site improvements are anticipated.  There are 
applicable traffic impact fees to be collected in the area.  These are associated with the following 
with traffic impact rates previously determined in the Destin Landing Master Plan Traffic Study: 
 

 $1,695.72 for improvements to the Classen Boulevard intersection with Cedar Lane Road 
(assumed 39 PM peak hour trips * $43.48 per PM peak hour trip = $1,695.72) 

 $1,474.98 for improvements to the Classen Boulevard intersection with Post Oak Road 
(assumed 13 PM peak hour trips * $113.46 per PM peak hour trip = $1,474.98) 

 Total impact fees to be collected with the filing of the Final Plat are $3,170.70 

Public improvements for this property consist of the following: 

1.  Fire Hydrants.  Fire hydrants requirements will be reviewed by the Fire Department. 

2.  Permanent Markers.  Permanent markers will be installed prior to filing of the final plat. 

3.  Sanitary Sewers.  A sanitary sewer main will be extended across the plat of Domerica 
to the north and connect to an existing manhole.  The sanitary sewer main will be installed 
to serve this property in accordance with approved plans and City and State Department 
of Environmental Quality standards. 

4. Sidewalks.  Sidewalks will be installed adjacent to Classen Boulevard. 

 
5. Storm Sewers.  Stormwater and appurtenant drainage structures will be installed in 

accordance with plans and City drainage standards.  Stormwater runoff will be conveyed 
to a privately maintained detention facility and released into the railroad right-of-way. 

6. Streets.  Classen Boulevard paving is existing. 

7. Water Mains.  An existing 8-inch water main will be replaced with a 12-inch water main 
in accordance with approved plans and City and State Department of Environmental 
Quality standards. 

8. Public Dedications.  All easements will be dedicated to the City with final plating.  Right-
of-way is existing. 
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 STAFF RECOMMENDATIONS: 

Based on the above information, staff recommends approval of the preliminary plat for 3400 
Classen Boulevard. 
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City of Norman Predevelopment  October 23, 2025  
  

Applicant:  
Battison Properties, LLC 
Rieger Sadler Joyce, LLC 
 
Project Location:  
3400 Classen Blvd. 
 
Case Number: PD 25-27 
 
Time: 5:30 p.m. 
 
Applicant Representative: 
Gunner Joyce, Reiger Sadler Joyce, LLC  
Ben LaCourse, Reiger Sadler Joyce, LLC 
Vahid Solalati, Battison Properties, LLC 
Larry Battison, Battison Properties, LLC 
 
Attendees: 
No neighbors were in attendance. 
 
City Staff:  
Kelly Abell, Planner I 
 
Application Summary: 
The applicant, Battison Properties, LLC, requests rezoning of the subject property from 
A-2, Rural Agricultural District, to C-2, General Commercial District. The property is not 
platted. An application for a Preliminary Plat is part of this overall submittal. The 
property is located on the west side of Classen Boulevard, south of State Highway 9, 
and north of E. Cedar Lane Road. 
 
Neighbors’ Comments/Concerns/Responses: 
No neighbors attended this meeting. A resident submitted written comments to the city 
expressing concerns about the proposal. The neighbor noted ongoing traffic issues due 
to the neighborhood’s single access point and requested the developer consider 
contributing to the installation of a traffic signal to improve safety and circulation. 
Additional concerns included limited emergency access in the event of a natural 
disaster and potential impacts of the proposed development on adjacent residential 
properties, such as headlight glare and loss of privacy. The resident suggested that 
taller fencing along Classen be considered to help mitigate these impacts. 
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 12/11/2025 

REQUESTER: Greatest Hopes, LLC (Golden Land Surveying) 

PRESENTER: Ken Danner, Subdivision Development Manager 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF PP-2526-10: 
CONSIDERATION OF A PRELIMINARY PLAT SUBMITTED BY 
GREATEST HOPES, LLC (GOLDEN LAND SURVEYING) FOR 3400 
CLASSEN BOULEVARD FOR 1.48 ACRES OF PROPERTY LOCATED AT 
3400 CLASSEN BOULEVARD. (WARD 7) 

  

 
ITEM: Consideration of a preliminary plat for 3400 CLASSEN BOULEVARD. 
  
LOCATION:  Located at 3400 Classen Boulevard.  (Generally located 2,670’ south of State 

Highway No. 9 on the west side of Classen Boulevard). 
 
INFORMATION: 
 

1.  Owner.  Greatest Hopes, LLC. 
 
2.  Developer.  Battison Properties, LLC. 
 
3.  Engineer.  Cornerstone Civil Engineering. 
 
4.  Surveyor.  Golden Land Surveying. 
 

HISTORY: 
 

 1. October 21, 1961.  City Council adopted Ordinance No. 1318 annexing this property 
into the Norman Corporate City limits without zoning. 

 
 2. January 23, 1962.  City Council adopted Ordinance No. 1339 placing this property in 

the A-2, Rural Agricultural District. 
 
3. November 13, 2025.  The applicant has made a request to place this property in C-

2, General Commercial District and remove it from A-2, Rural Agricultural District. 
 
IMPROVEMENT PROGRAM: 
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1.  Fire Hydrants.  Fire hydrants requirements will be reviewed by the Fire Department. 
 
2.  Permanent Markers.  Permanent markers will be installed prior to filing of the final 

plat. 
 
3.  Sanitary Sewers.  Sanitary sewer main will be extended across the plat of Domerica 

to the north and connect to an existing manhole.  The sanitary sewer main will be 
installed to serve this property in accordance with approved plans and City and State 
Department of Environmental Quality standards. 

 
4.  Sidewalks.  Sidewalks will be installed adjacent to Classen Boulevard.  
 
5.  Storm Sewers.  Stormwater and appurtenant drainage structures will be installed in 

accordance with plans and City drainage standards.  Stormwater runoff will be 
conveyed to a privately maintained detention facility and released into the railroad 
right-of-way. 

 
6.  Streets.   Classen Boulevard paving is existing. 
 
7.  Water Main.  An existing 8-inch water main will be replaced with a 12-inch water 

main in accordance with approved plans and City and State Department of 
Environmental Quality standards. 

 
PUBLIC DEDICATIONS: 
 

1.  Easements.  All required easements will be dedicated to the City on the final plat. 
 
2.  Rights-of-Way.  Street right-of-way is existing. 

 
SUPPLEMENTAL MATERIAL:  Copies of a location map, preliminary plat and site plan are 

included in the Agenda Book. 
 
STAFF COMMENTS AND RECOMMENDATION:  This property consists of 1.48 acres and one 

(1) lot.  The proposal will either be retail or a restaurant. 
 

ACTION NEEDED:  Recommend approval or disapproval of the preliminary plat for 3400 
Classen Boulevard to City Council. 

 
ACTION TAKEN:_______________________________________________________ 
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File Attachments for Item:

37. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-24 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF THE CITY OF 

NORMAN SO AS TO REMOVE PART OF THE SOUTHWEST QUARTER (SW/4) OF 

THE SOUTHWEST QUARTER (SW/4) OF SECTION THIRTY-FOUR (34), TOWNSHIP 

NINE (9) NORTH, RANGE TWO (2) WEST OF THE INDIAN MERIDIAN, TO NORMAN,

CLEVELAND COUNTY, OKLAHOMA, FROM A PUD, PLANNED UNIT 

DEVELOPMENT, AND PLACE SAME IN A PUD, PLANNED UNIT DEVELOPMENT; 

AND PROVIDING FOR THE SEVERABILITY THEREOF.  (2525 E. LINDSEY STREET,

WARD 1)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Mission Norman, Inc 

PRESENTER: Jane Hudson, Planning & Community Development Director 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF ORDINANCE O-2526-24 UPON SECOND AND 
FINAL READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF 
THE CITY OF NORMAN SO AS TO REMOVE PART OF THE 
SOUTHWEST QUARTER (SW/4) OF THE SOUTHWEST QUARTER 
(SW/4) OF SECTION THIRTY-FOUR (34), TOWNSHIP NINE (9) NORTH, 
RANGE TWO (2) WEST OF THE INDIAN MERIDIAN, TO NORMAN, 
CLEVELAND COUNTY, OKLAHOMA, FROM A PUD, PLANNED UNIT 
DEVELOPMENT, AND PLACE SAME IN A PUD, PLANNED UNIT 
DEVELOPMENT; AND PROVIDING FOR THE SEVERABILITY 
THEREOF.  (2525 E. LINDSEY STREET, WARD 1) 

  

 
APPLICANT/REPRESENTATIVE Mission Norman, Inc/Rieger Sadler Joyce 

LLC 
 
LOCATION  2525 E Lindsey Street 
  
WARD  1 
 
CORE AREA No 
 
EXISTING ZONING PUD, Planned Unit Development 
 
EXISTING LAND USE DESIGNATION Mixed-Use 
 
CHARACTER AREA Suburban Neighborhood  
 
PROPOSED ZONING PUD, Planned Unit Development 
 
PROPOSED LAND USE No Change 
 
REQUESTED ACTION   Amend the existing PUD Narrative and Site 

Development Plan 
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SUMMARY: 

The applicant, Mission Norman Inc, is requesting an amendment to the existing PUD, Planned 
Unit Development (O-0910-24). The applicant is proposing a redesign of the previously 
approved Site Development Plan. This redesign would change the number, location, and type 
of structures throughout the project site. The proposed amendment would remove one three-
bedroom fourplex, three two-bedroom fourplexes, and a barn from the development site. The 
applicant proposes replacing these buildings with nine duplexes and two playgrounds. The 
number of dwelling units would increase from 20 to 22.  

 
EXISTING CONDITIONS: 
 
SIZE OF SITE: 5.75 Acres 
 
SURROUNDING PROPERTIES 

 
Subject 

Property 
North East South West 

Zoning PUD A-2 A-2 
A-2, C-1, & 

R-1-A 
A-2 

Land Use Mixed-Use Mixed-Use 

Mixed-Use & 

Urban 

Medium 

Mixed-Use Mixed-Use 

Current Use 

Residential, 

Office & 

Church 

Church 

Residential 

(Single-

Family) 

Church Vacant 

  
EXISTING ZONING DESIGNATION  
PUD, Planned Unit Developments 
It is the intent of this section to encourage developments with a superior built environment 
brought about through unified development and to provide for the application of design 
ingenuity in such developments while protecting existing and future surrounding areas in 
achieving the goals of the comprehensive plan of record. The PUD, Planned Unit Development 
District herein established is intended to provide for greater flexibility in the design of buildings, 
yards, courts, circulation, and open space than would otherwise be possible through the strict 
application of other district regulations. In this way, applicants may be awarded certain 
premiums in return for assurances of overall planning and design quality, or which will be of 
exceptional community benefit, and which are not now required by other regulations. By 
permitting and encouraging the use of such procedures, the Planning Commission and City 
Council will be able to make more informed land use decisions and thereby guide development 
more effectively in the best interest of the health, safety, and welfare of the City. Specifically, 
the purposes of this section are to encourage: 

(1) A maximum choice in the types of environment and living units available to the public. 
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(2) Provision of more usable and suitably located open space, recreation areas, or other 
common facilities than would otherwise be required under conventional land 
development regulations. 

(3) Maximum enhancement and minimal disruption of existing natural features and 
amenities. 

(4) Comprehensive and innovative planning and design of diversified developments which 
are consistent with the Comprehensive Plan, including the Land Use Plan, and remain 
compatible with surrounding developments. 

(5) More efficient and economic use of land resulting in smaller networks of utilities and 
streets, thereby lowering costs. 

(6) Preparation of more complete and useful information which will enable the Planning 
Commission and City Council to make more informed decisions on land use. The PUD, 
Planned Unit Development regulations are designed to provide for small- and large-
scale developments incorporating a single type or a variety of residential, commercial, 
industrial and related uses which are planned and developed as a unit. Such 
development may consist of individual lots, or it may have common building sites. 
Private or public common land and open space must be an essential, major element of 
the development, which is related to, and affects, the long-term value of the homes and 
other development. A planned unit development shall be a separate entity with a distinct 
character that respects and harmonizes with surrounding development. 

 
LAND USE DESIGNATION    
Mixed-Use (MX) 
Urban, compact, walkable pattern. Low to no building spacing and separation of 
uses. Cultivates vibrant urban areas with an intense mix of uses that not only support 
residents and employers but leverage their location to attract visitors from throughout 
the region. For areas requiring retrofit or redevelopment, neighborhood or site master 
plans should be developed to encourage more efficient and attractive land use along 
with higher densities. 
 

 Mixed-use areas should have a slightly higher non-residential to residential mix and a 
predominance of mixed-use structures. 

 Gross densities in any single development should be greater than 18 units per acre. 
 
CHARACTER AREA DESIGNATIONS 
Suburban Neighborhood Area 
Suburban Neighborhood Areas are where suburban residential subdivision development has 
or is likely to occur (due to availability of water and sewer service). This area is characterized 
by low pedestrian orientation, existing but limited public transit access, high to moderate 
degree of building and use separation, predominantly residential with scattered civic buildings 
and varied street patterns, often curvilinear.  
 
In the future, the neighborhoods with good trail access and connections to surrounding 
services will likely continue to be highly attractive neighborhoods. Future development should 
elevate connectivity and traditional neighborhood design (TND). 
 
NEAREST PUBLIC PARK 
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Creekside Bike Park is located less than half a mile from the site. Eastridge Park is located 
less than a mile south of the site. Both parks can be accessed using existing sidewalks and 
crosswalks along East Lindsey Street and 24th Avenue Southeast. 
 
PROCEDURAL REQUIREMENTS: 
 
PRE-DEVELOPMENT:    PD25-31  November 20, 2025 
Several neighboring residents were in attendance. Attendees asked if the proposed dwellings 
were intended for permanent residency or transitional housing, to which the applicant’s 
representative replied that the dwelling units are intended as transitional housing. An attendee 
asked what the property’s current zoning allowed. The applicant’s representative explained 
that similar multifamily uses are currently allowed, but the proposed changes to the site 
development plan have prompted this rezoning request. An attendee expressed concern that 
more transitional housing units may attract unwanted nuisances and disruptive individuals to 
the area. Others commented that the proposed housing type is necessary in Norman for 
people with unstable housing or experiencing homelessness. Another attendee asked if 
approval of this proposal would make it easier for nearby properties to similarly rezone. The 
applicant’s representative explained that any other properties that wished to rezone would 
need to go through the same rezoning process.  
 
REVIEW COMMENTS:   
This application was submitted to the following agencies, departments, and/or divisions for 
review and comment. An asterisk (*) indicates that the agency, department, and/or division 
responded with review comments “inconsistent” with AIM Norman Plan. Items italicized and 
blue in these sections represent City Staff analysis. 
 
CITY DEPARTMENTS 
1. Fire Department 
2. Building Permitting Review 
3. Public Works/Engineering 
4. Transportation Engineer 
5. Planning 
6. Utilities 
 
FIRE DEPARTMENT 
Items related to Fire codes will be addressed at the building permit stage.  

BUILDING REVIEW 

Building codes and all applicable trades will be addressed at the building permit stage.   

PUBLIC WORKS/ENGINEERING 

The subject property is platted as part of Mission Norman Addition. No additional subdivision is 
required. 

TRANSPORTATION ENGINEER 

The subject property is platted, therefore a report from the Transportation Engineer is not 
required for this development. 
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PLANNING 

ZONING CODE CONSIDERATIONS 

Purpose – PUD, Planned Unit Development 

It is the intent of this section to encourage developments with a superior built environment 
brought about through unified development and to provide for the application of design 
ingenuity in such developments while protecting existing and future surrounding areas in 
achieving the goals of the comprehensive plan of record. The PUD, Planned Unit Development 
District herein established is intended to provide for greater flexibility in the design of buildings, 
yards, courts, circulation, and open space than would otherwise be possible through the strict 
application of other district regulations. In this way, applicants may be awarded certain 
premiums in return for assurances of overall planning and design quality, or which will be of 
exceptional community benefit, and which are not now required by other regulations. By 
permitting and encouraging the use of such procedures, the Planning Commission and City 
Council will be able to make more informed land use decisions and thereby guide development 
more effectively in the best interest of the health, safety, and welfare of the City. Specifically, 
the purposes of this section are to encourage: 

● A maximum choice in the types of environment and living units available to the public.  
● Provision of more usable and suitably located open space, recreation areas, or other 

common facilities than would otherwise be required under conventional land 
development regulations.  

● Maximum enhancement and minimal disruption of existing natural features and 
amenities.  

● Comprehensive and innovative planning and design of diversified developments which 
are consistent with the Comprehensive Plan, including the Land Use Plan, and remain 
compatible with surrounding developments.  

● More efficient and economic use of land resulting in smaller networks of utilities and 
streets, thereby lowering costs. 

● Preparation of more complete and useful information which will enable the Planning 
Commission and City Council to make more informed decisions on land use. The PUD, 
Planned Unit Development regulations are designed to provide for small- and large-
scale developments incorporating a single type or a variety of residential, commercial, 
industrial and related uses which are planned and developed as a unit. Such 
development may consist of individual lots, or it may have common building sites. 
Private or public common land and open space must be an essential, major element of 
the development, which is related to, and affects, the long-term value of the homes and 
other development. A planned unit development shall be a separate entity with a distinct 
character that respects and harmonizes with surrounding development. 

The applicant requests an amendment to the property’s existing PUD to redesign the 
previously approved Site Development Plan. The most significant changes to the Site 
Development Plan are the removal of a barn, multiple residential buildings, and parking 
spaces. The amendment to the Site Development Plan would replace these structures with 
several duplexes. This proposal remains consistent with the surrounding area.  

Uses Permitted 
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● The intended uses for the project site include, but are not limited to church worship, 
transitional housing, a food pantry, and office uses. A complete list of allowable uses 
can be found within the attached PUD Narrative as Exhibit C. 

This PUD, Planned Unit Development, proposes a mixed-use development that includes 
church, residential, and office uses. All the proposed uses will support Mission Norman's 
operations. This proposal is consistent with the surrounding area, as there are existing 
churches to the north of this subject tract and to the south across East Lindsey Street. Multi-
family residential uses do not abut the subject property; however, they are present in the 
surrounding area. 

Area Regulations  

● All setbacks and coverages for the property will be as follows: 
o The front yard setback shall be a minimum of 25’.  
o The side yard setback shall be a minimum of 5’.  
o The rear yard setback shall be a minimum of 10’.  
o If a utility or other public easement is not located within the required building 

setbacks enumerated above, all buildings shall maintain a minimum setback of one 
foot from the easement line. 
 

While the proposed area regulations for this PUD differ from those of the surrounding 
properties - zoned C-1, Local Commercial District; R-1-A, Single-Family Attached Dwelling 
District; and A-2, Rural Agricultural District - the differences are minimal. Several surrounding 
properties have not yet been rezoned, platted, or developed, and are therefore likely to change 
as future development occurs. Additionally, the variations in area regulations amount to only a 
few feet. Overall, the proposed area regulations for this PUD are consistent with the varied 
area regulations of the surrounding properties. 

Open Space 

● The property is expected to contain approximately three acres of open space 
comprising approximately sixty percent of the property. 

Approximately 60% of the development site will be open space. The proposed amount of open 

space exceeds the required minimum of 10% to 15% under the City’s Section 36-509, PUD, 

Planned Unit Developments. This open space proposal is consistent with surrounding 

developments. 

Height 

● The applicant has not specified a height limitation in the PUD Narrative. 

Staff has requested a height limitation be included in the PUD Narrative. The applicant has not 

included one. 

Traffic Access, Circulation, Parking and Sidewalks 

● Access to the property shall be permitted in the manner depicted on the attached Site 
Development Plan. The property shall comply with the City of Norman standards to 
allow for emergency access and fire access as necessary, as such standards may be 
amended from time to time. Parking for the Property shall be developed in compliance 
with the parking layout shown on Exhibit E, attached hereto, subject to final design 
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development and the changes allowed under Section 36-509(g) of the City of Norman’s 
PUD Ordinance. The Property shall comply with Norman’s applicable parking 
ordinances. 

There is one access point from East Lindsey Street shown on the Site Development Plan. 
Walkways and a parking area are also shown on the Site Development Plan. For these 
reasons, the proposal is consistent with City regulations. Parking is shown on Exhibit E of the 
PUD Narrative.  

Landscaping 

● Landscaping shall be in conformity with the City of Norman ordinances, as amended 
from time to time. 

The proposed development is consistent with the regulations found under Section 36-551, 
Landscaping Requirements For Off-Street Parking Facilities. 

Lighting 

● All exterior lighting shall be installed in conformance with any applicable City of Norman 
Commercial Outdoor Lighting Standards, as such may be amended from time to time. 

The proposed development is consistent with the regulations found under Section 36-549, 
Commercial Outdoor Lighting Standards. 

Signage 

● Signage for all lots shall comply with the City of Norman’s applicable commercial 
signage restrictions, as amended from time to time. 

The proposed development is consistent with the regulations found under Chapter 28, Sign 
Regulations.  

Screening 

● Fencing may be installed but is not required within the property. The applicant may file 
restrictive covenants against the property to more narrowly tailor architectural review of 
fencing within the development. The subject tract may install perimeter fencing along all 
or portion of the property but the PUD does not require it.  

The proposed development does not require fencing; however, fencing may be permitted, 

provided it complies with the regulations under Section 36-552, Fencing, Walls, And 

Screening.  

Exterior Materials 

● Exterior materials of the building to be constructed on the property may be brick, wood, 
glass, stone, synthetic stone, stucco, EIFS, masonry, metal accents, composition 
shingles, synthetic slate shingles, metal roofs, or other comparable roofing materials, 
and any combination thereof. The applicant may file restrictive covenants against the 
subject property to more narrowly tailor architectural review within the development. 

The listed materials and percentages are consistent with the requirements found within 
Section 36-547, Exterior Appearance of the Zoning Ordinance. 
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Sanitation/Utilities 

● Trash may be handled through on-site dumpsters. Trash dumpster will be located as 
depicted on the Preliminary Site Development Plan or in locations as modified or 
approved by City sanitation services. A trash compactor(s) and its enclosure(s) may 
also be located on site to facilitate trash removal. Any dumpster or trash facilities shall 
be screened within enclosures that are built of materials to be compatible with the 
building exteriors in the main building. Locations of dumpsters and/or compactors shall 
be such that allows for proper ingress and egress for City sanitation vehicles in 
accordance with the EDC. 

The locations and designs of sanitation facilities are consistent with the requirements of the 
City of Norman’s Engineering & Design Criteria and Utilities Department.  

Phasing 

● It is anticipated that the property will be developed in multiple phases. The timing and 
number of future phases will be determined by market demand and absorption rates.  

The applicant stated that the property will be developed in multiple phases; however, no 

timeline has been presented. Additionally, the applicant has not produced an exhibit depicting 

the development's expected phasing. For these reasons, the development is inconsistent with 

the phasing requirements of Section 36-509, PUD, Planned Unit Developments.  

COMPREHENSIVE PLAN CONSIDERATIONS 

Character Area Policies 

General Policies 

Residential Policies 

● New residential development should blend with existing housing, incorporating tools such 
as buffering requirements and right-sized public spaces as defined in land use categories. 

● Accommodate a variety of housing styles, sizes, densities, and price points to suit diverse 
housing needs. 

● New residential development should use a variety of techniques to avoid the appearance 
of identical homes, increasing vibrancy and diversity in the built environment. 

The development will feature transitional multi-family residential structures containing 22 
dwelling units in ten buildings. There will be one quadplex and nine duplex structures. The 
development is consistent with the Residential Character Area General Policies.  

Non-Residential  

● New non-residential development should use high quality building materials such as 
glass, brick, stone, wood or cementitious siding.  

● Require that loading areas be located to the rear and sides of buildings and screened 
from view. 

● Ensure that all sides of a parking garage that are visible from public view are 
architecturally consistent with the buildings it serves.  

● Buildings in a corporate campus setting should have an internal pedestrian network 
between buildings. 
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The development proposes an 80% masonry requirement for all structures built within the 
development site. Additionally, internal pedestrian networks between buildings are shown on the 
Site Development Plan. For these reasons, the proposed development is consistent with the 
non-residential Character Area General Policies.  

Suburban Neighborhood Areas Policies 

● Infrastructure extensions should occur incrementally, and new developments must 
connect to City water and sewer, which may require extension of lines. 

● Protect drainageways in accordance with WQPZ ordinance within new development and 
expand their use for public trail access. 
o Treat water quality volume from runoff for volume recommended in stormwater master 

plan and in accordance with EDC Section 7000. 
o The open spaces created around drainageways should be connected when feasible 

to create wildlife corridors. 
● Reduce the impact of higher intensity uses to adjacent lower intensity uses with screening 

and landscaping. Native landscaping is encouraged. 
o Prioritize preservation of existing mature street trees. 

● Promote a mix of housing types, including accessory dwelling units, and new, well-
designed similarly scaled multi-unit residences to increase neighborhood density and 
income diversity. 
o Priority for higher density, mixed-income, and affordable housing opportunities should 

be assigned to locations with multi-modal transportation access and capacity. 
o Based on associated Land Use, housing typologies of all intensity levels are 

appropriate within the Suburban Character area.  
● Encourage: 

o More mixing of uses, including neighborhood services, job centers, and residential 
uses of similar intensities.  

o Retrofitting existing commercial and retail strip development in areas that are likely to 
undergo renovation or potential demolition in the life of this plan.  

o Civic, cultural uses, entertainment establishments that will promote community 
interaction and public open space.  

● As streets move further from the center of the Core Neighborhood Character Area and 
parcel sizes and development patterns work against pedestrian circulation, focus should 
shift to vehicular safety, corridor appearance and traffic speeds while still providing basic 
access and safety for pedestrians and bicyclists. Transportation accommodations should: 
o Ensure interconnectivity between developments for local and collector streets.  
o Provide access to trails with all new development, when feasible to integrate trail plans 

outlined in the Transportation and Park Master Plans into developments.  
o Connect streets between land uses and include complete street approaches for 

undeveloped sites.  
o Use the most recent Transportation Master Plan to fill pedestrian system gaps along 

streets, to trails, and within developments.  
o Encourage network of multi-modal transportation options to neighborhood centers and 

local mixed-use developments. 

The proposed development is consistent with the Suburban Neighborhood Area Policies 
because it promotes a mix of uses, connects to City infrastructure, and provides housing in the 
area, thereby increasing neighborhood density and diversity.  
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Land Use Development Policies 

Mixed-Use Land Use 

● Urban, compact, walkable pattern. Low to no building spacing and separation of uses. 
Cultivates vibrant urban areas with an intense mix of uses that not only support 
residents and employers but leverage their location to attract visitors from throughout 
the region. For areas requiring retrofit or redevelopment, neighborhood or site master 
plans should be developed to encourage more efficient and attractive land use along 
with higher densities.  
o Mixed-use areas should have a slightly higher non-residential to residential mix and 

a predominance of mixed-use structures. 
o Gross densities in any single development should be greater than 18 units per acre. 

The proposed development is inconsistent with the Mixed-Use Land Use policies. Although 
the development includes a mix of church, office, and residential uses, it does not feature a 
higher number of non-residential uses to residential uses. Staff note, this development has 
existed since before the adoption of the AIM Norman Comprehensive Land Use Plan and is 
not able to meet the Mixed-Use Land Use policies without significant revisions to the originally 
approved development concept for this site.  

Building Types 

● Medium and Small-scale 3 to 5-story buildings are common. Within existing developed 
areas, buildings may go up to 2-stories higher than surrounding properties. 

● Multi-unit structures are the priority, but a variety of residential uses including 
townhomes, walk-ups, apartments, lofts, condominiums are present. 

● Mixed-use buildings that include retail, work-spaces, and residences are the most 
common. 

● Public and private spaces (i.e. balconies, recreational roof decks, outdoor dining, etc.) 
are clearly defined and cultivate a sense of place. 

● Single-use buildings are limited. Large single-use, single-story structures are not 
appropriate. 

The proposed development is inconsistent with the Mixed-Use Land Use policies because it 
primarily features single-use buildings rather than integrating residential uses within the same 
building as the church and office uses. As previously noted by staff, this development existed 
before the adoption of the AIM Norman Comprehensive Land Use Plan and cannot fully 
comply the Mixed-Use Land Use policies without significant revisions to the originally approved 
development concept.     

Site Design 

● The scale and layout of the built environment is conducive to walking. Trails and 
pathways are integrated throughout developments to connect to parks, neighborhoods, 
and community destinations.  

● Single-use commercial and single-use multi-unit residential developments without 
connections to neighboring properties and uses disturb the development pattern and 
should be limited or avoided altogether.  

● Design features, such as street/sidewalk level windows, should make larger scale 
structures appropriate at the pedestrian level.  
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● Street trees should form a continuous urban canopy over public areas and rights of-
way.  

● Residential developments should include trails or side paths that facilitate resident 
movement and encourage resident interactions. 

● Stormwater to be addressed at the project level, but designed as part of a larger 
neighborhood or sub-basin system and, when possible, function as an amenity to the 
development.  

● Site layout should take every opportunity to maximize the public infrastructure available 
in this area. 

The development proposes interconnectivity through walkways shown on the Site 
Development Plan. The west side of the development contains office uses, church uses, and a 
community garden. The east side of the development contains transitional housing uses and 
two playgrounds. Parking is present throughout the development as shown on Exhibit E of the 
PUD Narrative. The development is consistent with the Mixed-Use Land Use policies.  

Transportation 

● This area features a dense grid of streets and sidewalks. A full street hierarchy provides a 
variety of connections and route choices to people moving to, through, and within the 
area. Parking should not be prominent, but rather it should be obvious that this area is 
designed to be a park-once environment. Shared parking is prevalent, with limited private 
parking options, which are screened from view of the right-of-way. Most of these areas 
have, or will have, easy access to public transportation (adjacent to or less than one 
quarter-mile walk of a stop). A future rail transit service is possible near some locations. It 
should be comfortable for users of all ages and abilities to move through this area safely. 
Access and connections to the regional trail network are vital assets to this land use. 

The development is inconsistent with the Mixed-Use Land Use Transportation policy because 
it does not provide connections to adjacent properties as a single-site development. The 
nearest transit stop is a half mile from the development.   

Utility Access 

● A full range of utilities should be available. If services are not already in place, they must 
be extended by the developer during the platting process to be suitable for development. 
If development occurs adjacent to existing facilities that are determined to be insufficient 
to meet the demands of the proposed development, the developer must upgrade the 
existing facilities to enhance the capacity of the utility systems. 

The proposed development has access to City utilities and is consistent with Utility Access 
policies. 

Public Space 

● Appropriately scaled public spaces including small parks, plazas, parklets, regional trail 
connections, and walking paths. Pedestrian amenities are commonly integrated into 
public and private projects.  

The development is consistent with the Mixed-Use Land Use policy because the development 
site proposes walkways, playgrounds, and a community garden. 

Neighborhood and/or Special Area Plans 
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This location is not within a Neighborhood or Special Planning Area. 

UTILITIES 

AIM NORMAN PLAN CONFORMANCE 

Proposed development is in accordance with AIM Water and Wastewater Utility Master Plans. 

SOLID WASTE MANAGEMENT  

Proposed development meets requirements for City streets and provides access for solid waste 
services. 

WATER/WASTEWATER AVAILABILITY 

Water Availability  

Adequate capacity within the water system exists to serve the proposed development.  

Wastewater Availability  

Adequate capacity within the wastewater system exists to serve the proposed development.  
 
ALTERNATIVES/ISSUES:      
 
IMPACTS: This amendment to the existing PUD proposes changes to the Site Development 
Plan that would increase the number of residential structures on the development site while 
increasing the number of residential units from 20 to 22. The proposed amendment to the Site 
Development Plan is not expected to generate significantly more traffic than what was 
originally approved.  
 
Mission Norman is an existing development that was approved by the City of Norman City 
Council prior to the adoption of the AIM Norman Comprehensive Land Use Plan. As such, the 
original design does not fully align with all AIM Norman policies. The proposed development is 
consistent with the AIM Norman Comprehensive Land Use Plan in several ways, including 
promoting a mix of uses, incorporating internal pedestrian walkways, providing landscaping 
along East Lindsey Street, offering housing opportunities, and preserving open space. 
However, the development is inconsistent with the Plan in that it includes single-use buildings 
and proposes a higher ratio of residential uses relative to non-residential structures. 
 
CONCLUSION:  
Staff forwards this request for amendment to PUD, Planned Unit Development District, O-
0910-24, to a PUD, Planned Unit Development District, O-2526-24, for consideration by City 
Council. 
 
PLANNING COMMISSION RESULTS:  
At their meeting of December 11, 2025, the Planning Commission recommended approval of 
Ordinance O-2526-24 by a vote of 6-0. 
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O-2526-24 
 

AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, AMENDING SECTION 36-201 OF 
THE CODE OF THE CITY OF NORMAN SO AS TO 
REMOVE PART OF THE SOUTHWEST QUARTER (SW/4) 
OF THE SOUTHWEST QUARTER (SW/4) OF SECTION 
THIRTY-FOUR (34), TOWNSHIP NINE (9) NORTH, RANGE 
TWO (2) WEST OF THE INDIAN MERIDIAN, TO NORMAN, 
CLEVELAND COUNTY, OKLAHOMA, FROM A PUD, 
PLANNED UNIT DEVELOPMENT, AND PLACE SAME IN A 
PUD, PLANNED UNIT DEVELOPMENT; AND PROVIDING 
FOR THE SEVERABILITY THEREOF.  (2525 E. LINDSEY 
STREET, WARD 1) 
 

§ 1. WHEREAS, Mission Norman, Inc., the owners of the hereinafter described 
property, have made application to have the subject property removed 
from a PUD, Planned Unit Development and placed in a PUD, Planned 
Unit Development District; and 

 
§ 2. WHEREAS, said application has been referred to the Planning 

Commission of said City and said body has, after conducting a public 
hearing on December 11, 2025 as required by law, considered the same 
and recommended that the same should be granted and an ordinance 
adopted to effect and accomplish such rezoning; and 

 
§ 3. WHEREAS, the City Council of the City of Norman, Oklahoma, has 

thereafter considered said application and has determined that said 
application should be granted and an ordinance adopted to effect and 
accomplish such rezoning. 

 
NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA: 
 
§ 4. That Section 36-201 of the Code of the City of Norman, Oklahoma, is 

hereby amended so as to remove the following described property from a 
PUD, Planned Unit Development and place the same in a PUD, Planned 
Unit Development District, to wit: 

 
Part of the southwest quarter (SW/4) of the southwest quarter (SW/4) of 
Section Thirty-Four (34), Township Nine (9) North, Range Two (2) West 
of the Indian Meridian, Cleveland County, Oklahoma, being more 
particularly described as follows: 
 
Beginning at the southwest corner of Section 34; thence N89°58'00"E, a 
distance of 570.00 feet for a point of beginning; thence N00°25'00"W, a 
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distance of 660.00 feet; thence N89°58'00"E, a distance of 420.36 feet; 
thence S00°25'00"E, a distance of 497.40 feet; thence S89°58'00"W, a 
distance of 161.36 feet; thence S00°25'00"E, a distance of 162.60 feet; 
thence S89°58'00"W, a distance of 259.00 feet to the point of 
beginning. 
 
Containing 5.75 acres, more or less.   

 
§ 5. Further, pursuant to the provisions of Section 36-509 of the Code of the 

City of Norman, as amended, the following condition is hereby attached to 
the zoning of the tract: 

 
a. The site shall be developed in accordance with the PUD 

Narrative, Site Development Plan, and supporting 
documentation, which are made a part hereof.  

 
§ 6. Severability.  If any section, subsection, sentence, clause, phrase, or 

portion of this ordinance is, for any reason, held invalid or unconstitutional 
by any court of competent jurisdiction, such portion shall be deemed a 
separate, distinct, and independent provision, and such holding shall not 
affect the validity of the remaining portions of this ordinance. 

 
 
ADOPTED this                             day of NOT ADOPTED this                 day of 
 
                                                      , 2026.          ______________________, 2026. 
 
 
                                                                                                              
(Mayor)   (Mayor) 
 
ATTEST: 
 
                                         
(City Clerk) 
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I. INTRODUCTION 

 

Mission Norman, Inc. (the “Applicant”) seeks to amend the existing Planned Unit 

Development (“PUD”) for its property currently located in Ward 1 of the City of 

Norman. The site is approximately 5.75 acres and is located at 2525 East Lindsey, 

Norman, Oklahoma, as more particularly described on Exhibit A, attached hereto (the 

“Property”). This Mission Norman project is intended to serve Norman residents by 

providing a variety of uses including church worship, fellowship, office, and related 

functions, transitional housing, playgrounds, food pantry, a storage barn, and other 

compatible uses on the Property. The transitional housing component is planned to 

include nine (9) duplex structures and one (1) quadplex, providing a total of 

approximately twenty-two (22) dwelling units.  

 

The Applicant is requesting an amendment to the existing PUD to update the approved 

site plan and permitted uses while maintaining the overall intent and character of the 

original PUD.  

 

II. PROPERTY DESCRIPTION/GENERAL SITE CONDITIONS 
 

A. Location 

 

The Property is located generally at 2525 E. Lindsey Street, Norman, OK. A 

location map is included on the Preliminary Site Development Plan, attached hereto 

as Exhibit B.   

 

B. Existing Land Use and Zoning  

 

The Property is currently zoned as a PUD; Planned Unit Development. The 

Property’s AIM Character Area designation is Suburban and AIM Future Land Use 

designation is Mixed Use.  

 

C. Elevation and Topography 

 

The Property is partially developed with existing buildings. The Property is 

generally flat, with existing drainage patterns and infrastructure in place to serve 

the Property.   

 

D. Drainage 

 

A drainage report will be prepared as required by the City Staff to illustrate the 

storm water requirements and solutions planned. The Applicant shall comply with 

all City ordinances and regulations unless otherwise indicated on the attached 

development plans.  

 

 E.  Utility Services 
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The necessary utility services for this project are already located in relative 

proximity to the Property or shall be extended to the Property, as necessary.  

   

F. Fire Protection Services 

 

Fire Protection services will be provided by the City of Norman Fire Department 

and by the Applicant as such are required by adopted City codes. 

 

G. Traffic Circulation and Access 

 

Access to the Property shall be permitted in the manner depicted on the attached 

Preliminary Site Development Plan. 

 

 III. DEVELOPMENT PLAN AND DESIGN CONCEPT 

 

The Property is comprised of several different buildings that provide a variety of uses and 

characteristics such as church worship, fellowship, office, and related functions, 

transitional housing, playgrounds, food pantry, and a storage barn.   

 

Development of the Property shall be in compliance with the Preliminary Site 

Development Plan attached hereto, subject to final design development and the 

modifications permitted under Section 36-509(g) of the City of Norman’s PUD Ordinance, 

as amended from time to time. The Exhibits attached hereto, and as submitted on behalf of 

the Applicant, are incorporated herein by reference and further depict the development 

criteria for the Property. 

 

A. Uses Permitted: 

 

A complete list of the allowable uses is attached as Exhibit C. 

 

B. Area Regulations: 

 

The setbacks and locations of buildings shall be shown on the accompanying 

Preliminary Site Plan submittal. The front yard setback shall be a minimum of twenty-

five (25) feet. The side yard setback shall be a minimum of five (5) feet. The rear yard 

setback shall be a minimum of ten (10) feet. If a utility or other public easement is not 

located within the required building setbacks enumerated above, all buildings shall 

maintain a minimum setback of one (1’) foot from the easement line. 

 

                  C. Parking: 
 

Parking for the Property may be developed in general compliance with the parking 

layout shown on Exhibit E, attached hereto, subject to final design development and 

the changes allowed under Section 36-509(g) of the City of Norman’s PUD Ordinance, 

as amended from time to time. The Property shall comply with Norman’s applicable 

parking ordinances, as amended from time to time.  
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D. Dumpster and Trash Enclosures 

 

Trash may be handled through on-site dumpsters. Trash dumpster will be located as 

depicted on the Preliminary Site Development Plan or in locations as modified or 

approved by City sanitation services. A trash compactor(s) and its enclosure(s) may 

also be located on site to facilitate trash removal.  Any dumpster or trash facilities shall 

be screened within enclosures that are built of materials to be compatible with the 

building exteriors in the main building. 

 

E. Miscellaneous Development Criteria 

 

1. Site Plan 

  

The Preliminary Site Development Plan for the Property is concurrently 

submitted with this PUD and shall be incorporated herein as an integral part 

of the PUD. The development of the Property shall be constructed as 

presented thereon, subject to final design development and the changes 

allowed Section 36-509(g) of the City of Norman’s PUD Ordinance, as 

amended from time to time. 

 

2. Open Space/Landscaping 

 

Open space and landscaping shall be located throughout the Property as 

shown on the Preliminary Open Space Exhibit, attached hereto as Exhibit 

D. The Property is expected to contain approximately three (3) acres of open 

space comprising approximately sixty percent (60%) of the Property. The 

Property shall contain drainage and detention solutions that adequately 

control, contain, and channel stormwater runoff from the Property in 

accordance with all applicable City ordinances and regulations. Landscape 

buffers within the Property may be located within and/or may contain utility 

easements, waterline easements, and drainage easements. Landscaping shall 

be provided in conformity with the City of Norman ordinances, as amended 

from time to time. Final landscaping types, quantities, and locations may 

change during final design and construction.  

 

3. Signage  

 

Signage for all lots shall comply with the City of Norman’s applicable 

commercial signage restrictions, as amended from time to time.  

 

 4.          Traffic access/circulation/parking and sidewalks 

 

Access to the Property shall be permitted in the manner depicted on the 

attached Preliminary Site Development Plan. The Property shall comply 
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with the City of Norman standards to allow for emergency access and fire 

access as necessary, as such standards may be amended from time to time.  

 

5. Lighting 

 

All exterior lighting shall be installed in conformance with any applicable 

City of Norman Commercial Outdoor Lighting Standards, as such may be 

amended from time to time. 

 

6. Fencing 

 

Fencing, such as, by way of example and not limitation, wrought iron, 

stockade wood, composite, and other fencing types, is permissible but is not 

required within the Property. The Applicant may file restrictive covenants 

against the Property to more narrowly tailor architectural review of fencing 

within the development. The Property may, but is not required to, install 

perimeter fencing along all or portion of the Property. 

 

7. Phasing 

 

It is anticipated that the Property will be developed in multiple phases. The 

timing and number of future phases will be determined by market demand 

and absorption rates. 

 

8. Exterior Materials 

Exterior materials of the buildings to be constructed on the Property may 

be a minimum of eighty percent (80%) brick, wood, glass, stone, synthetic 

stone, stucco, EIFS, masonry, metal accents, composition shingles, 

synthetic slate shingles, metal roofs, or other comparable roofing 

materials, and any combination thereof. The Applicant may file restrictive 

covenants against the Property to more narrowly tailor architectural review 

within the development. 
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EXHIBIT A 

Legal Description of the Property 

 

Part of the southwest quarter (SW/4) of the southwest quarter (SW/4) of Section Thirty-Four (34), 

Township Nine (9) North, Range Two (2) West of the Indian Meridian, Cleveland County, 

Oklahoma, being more particularly described as follows: 

 

Beginning at the southwest corner of Section 34; thence N89°58'00"E, a distance of 570.00 feet 

for a point of beginning; thence N00°25'00"W, a distance of 660.00 feet; thence N89°58'00"E, a 

distance of 420.36 feet; thence S00°25'00"E, a distance of 497.40 feet; thence S89°58'00"W, a 

distance of 161.36 feet; thence S00°25'00"E, a distance of 162.60 feet; thence S89°58'00"W, a 

distance of 259.00 feet to the point of beginning. 
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EXHIBIT B 

 Site Development Plan 

Full Size Documents Submitted to City Staff 
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EXHIBIT C 

Allowable Uses 

 Church worship, fellowship, office, and related functions 

 Counseling, Bible study, and ministry activities 

 Transitional housing for individuals and families 

 Duplex and quadplex residential units 

 On-site resident manager housing 

 Food storage, preparation, and distribution, including a food pantry 

 Laundry facilities serving on-site residents 

 Restrooms and shower facilities  

 Storage and maintenance facilities for vehicles, equipment, and donations 

 Playground and outdoor recreation areas 

 Greenhouse and landscaping support activities 

 Storage barn and accessory structures related to the permitted uses 

 Automobile parking lots 
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EXHIBIT D 

Open Space Exhibit 
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EXHIBIT E 

Property Parking Areas 
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City of Norman Predevelopment  November 20, 2025  
  

Applicant: Mission Norman, Inc.  
 

Project Location: 2525 E Lindsey St. 
 
Case Number: PD25-31 
 
Time: 5:30 p.m.   
 
Applicant Representative:  
Gunner Joyce 
 
Attendees: 
Patrick Schrank 
Elsie Gowens 
Michael Brown 
Heidi Smith 
 
City Staff:  
Kelly Abell, Planner I 
Logan Gray, Planner II 
 
Application Summary:  
The applicant, Mission Norman Inc, is requesting an amendment to the existing PUD, 
Planned Unit Development (O-0910-24). The applicant is proposing a redesign of the 
previously approved Site Development Plan. This redesign would change the number, 
location, and type of structures throughout the project site. The proposed amendment 
would remove one three-bedroom fourplex, three two-bedroom fourplexes, and a barn 
from the development site. The applicant proposes replacing these buildings with nine 
duplexes and two playgrounds. The parking spaces along the private road running 
through the middle of the development site, as well as the parking area on the east side 
of the property, have been removed.  
 
Neighbors’ Comments/Concerns/Responses: 
Several neighboring residents were in attendance. Attendees asked if the proposed 
dwellings were intended for permanent residency or transitional housing, to which the 
applicant’s representative replied that the dwelling units are intended as transitional 
housing. An attendee asked what the property’s current zoning allowed. The applicant’s 
representative explained that similar multifamily uses are currently allowed, but the 
proposed changes to the site development plan have prompted this rezoning request. 
An attendee expressed concern that more transitional housing units may attract 
unwanted nuisances and disruptive individuals to the area. Others commented that the 
type of housing proposed is necessary and needed in Norman for those with unstable 
housing or those experiencing homelessness. Another attendee asked if approval of 
this proposal would make it easier for nearby properties to similarly rezone. The 
applicant’s representative explained that any other properties that wished to rezone 
would need to go through the same rezoning process. 
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 12/11/2025 

REQUESTER: Mission Norman, Inc 

PRESENTER: Justin Fish, Planner I 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF ORDINANCE O-2526-24: 
AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF THE CITY 
OF NORMAN SO AS TO REMOVE PART OF THE SOUTHWEST 
QUARTER (SW/4) OF THE SOUTHWEST QUARTER (SW/4) OF 
SECTION THIRTY-FOUR (34), TOWNSHIP NINE (9) NORTH, RANGE 
TWO (2) WEST OF THE INDIAN MERIDIAN, TO NORMAN, CLEVELAND 
COUNTY, OKLAHOMA, FROM A PUD, PLANNED UNIT DEVELOPMENT, 
AND PLACE SAME IN A PUD, PLANNED UNIT DEVELOPMENT; AND 
PROVIDING FOR THE SEVERABILITY THEREOF.  (2525 E. LINDSEY 
STREET, WARD 1) 

  
 
APPLICANT/REPRESENTATIVE Mission Norman, Inc/Rieger Sadler Joyce 

LLC 
 
LOCATION  2525 E Lindsey Street 
  
WARD  1 
 
CORE AREA No 
 
EXISTING ZONING PUD, Planned Unit Development 
 
EXISTING LAND USE DESIGNATION Mixed-Use 
 
CHARACTER AREA Suburban Neighborhood  
 
PROPOSED ZONING PUD, Planned Unit Development 
 
PROPOSED LAND USE No Change 
 
REQUESTED ACTION   Amend the existing PUD Narrative and Site 

Development Plan 
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SUMMARY: 
The applicant, Mission Norman Inc, is requesting an amendment to the existing PUD, Planned 
Unit Development (O-0910-24). The applicant is proposing a redesign of the previously 
approved Site Development Plan. This redesign would change the number, location, and type 
of structures throughout the project site. The proposed amendment would remove one three-
bedroom fourplex, three two-bedroom fourplexes, and a barn from the development site. The 
applicant proposes replacing these buildings with nine duplexes and two playgrounds.  
 
EXISTING CONDITIONS: 
 
SIZE OF SITE: 5.75 Acres 
 
SURROUNDING PROPERTIES 

 Subject 
Property North East South West 

Zoning PUD A-2 A-2 A-2, C-1, & 
R-1-A A-2 

Land Use Mixed-Use Mixed-Use 
Mixed-Use & 

Urban 
Medium 

Mixed-Use Mixed-Use 

Current Use 
Residential, 

Office & 
Church 

Church 
Residential 

(Single-
Family) 

Church Vacant 

  
EXISTING ZONING DESIGNATION  
PUD, Planned Unit Developments 
It is the intent of this section to encourage developments with a superior built environment 
brought about through unified development and to provide for the application of design 
ingenuity in such developments while protecting existing and future surrounding areas in 
achieving the goals of the comprehensive plan of record. The PUD, Planned Unit Development 
District herein established is intended to provide for greater flexibility in the design of buildings, 
yards, courts, circulation, and open space than would otherwise be possible through the strict 
application of other district regulations. In this way, applicants may be awarded certain 
premiums in return for assurances of overall planning and design quality, or which will be of 
exceptional community benefit, and which are not now required by other regulations. By 
permitting and encouraging the use of such procedures, the Planning Commission and City 
Council will be able to make more informed land use decisions and thereby guide development 
more effectively in the best interest of the health, safety, and welfare of the City. Specifically, 
the purposes of this section are to encourage: 

(1) A maximum choice in the types of environment and living units available to the public. 
(2) Provision of more usable and suitably located open space, recreation areas, or other 

common facilities than would otherwise be required under conventional land 
development regulations. 
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(3) Maximum enhancement and minimal disruption of existing natural features and 
amenities. 

(4) Comprehensive and innovative planning and design of diversified developments which 
are consistent with the Comprehensive Plan, including the Land Use Plan, and remain 
compatible with surrounding developments. 

(5) More efficient and economic use of land resulting in smaller networks of utilities and 
streets, thereby lowering costs. 

(6) Preparation of more complete and useful information which will enable the Planning 
Commission and City Council to make more informed decisions on land use. The PUD, 
Planned Unit Development regulations are designed to provide for small- and large-
scale developments incorporating a single type or a variety of residential, commercial, 
industrial and related uses which are planned and developed as a unit. Such 
development may consist of individual lots, or it may have common building sites. 
Private or public common land and open space must be an essential, major element of 
the development, which is related to, and affects, the long-term value of the homes and 
other development. A planned unit development shall be a separate entity with a distinct 
character that respects and harmonizes with surrounding development. 

 
LAND USE DESIGNATION    
Mixed-Use (MX) 
Urban, compact, walkable pattern. Low to no building spacing and separation of 
uses. Cultivates vibrant urban areas with an intense mix of uses that not only support 
residents and employers but leverage their location to attract visitors from throughout 
the region. For areas requiring retrofit or redevelopment, neighborhood or site master 
plans should be developed to encourage more efficient and attractive land use along 
with higher densities. 
 

• Mixed-use areas should have a slightly higher non-residential to residential mix and a 
predominance of mixed-use structures. 

• Gross densities in any single development should be greater than 18 units per acre. 
 
CHARACTER AREA DESIGNATIONS 
Suburban Neighborhood Area 
Suburban Neighborhood Areas are where suburban residential subdivision development has 
or is likely to occur (due to availability of water and sewer service). This area is characterized 
by low pedestrian orientation, existing but limited public transit access, high to moderate 
degree of building and use separation, predominantly residential with scattered civic buildings 
and varied street patterns, often curvilinear.  
 
In the future, the neighborhoods with good trail access and connections to surrounding 
services will likely continue to be highly attractive neighborhoods. Future development should 
elevate connectivity and traditional neighborhood design (TND). 
 
NEAREST PUBLIC PARK 
Creekside Bike Park is located less than half a mile from the site. Eastridge Park is located 
less than a mile south of the site. Both parks can be accessed using existing sidewalks and 
crosswalks along East Lindsey Street and 24th Avenue Southeast. 
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PROCEDURAL REQUIREMENTS: 
 
PRE-DEVELOPMENT:    PD25-31  November 20, 2025 
Several neighboring residents were in attendance. Attendees asked if the proposed dwellings 
were intended for permanent residency or transitional housing, to which the applicant’s 
representative replied that the dwelling units are intended as transitional housing. An attendee 
asked what the property’s current zoning allowed. The applicant’s representative explained 
that similar multifamily uses are currently allowed, but the proposed changes to the site 
development plan have prompted this rezoning request. An attendee expressed concern that 
more transitional housing units may attract unwanted nuisances and disruptive individuals to 
the area. Others commented that the proposed housing type is necessary in Norman for 
people with unstable housing or experiencing homelessness. Another attendee asked if 
approval of this proposal would make it easier for nearby properties to similarly rezone. The 
applicant’s representative explained that any other properties that wished to rezone would 
need to go through the same rezoning process.  
 
REVIEW COMMENTS:   
This application was submitted to the following agencies, departments, and/or divisions for 
review and comment. An asterisk (*) indicates that the agency, department, and/or division 
responded with review comments “inconsistent” with AIM Norman Plan. Items italicized and 
blue in these sections represent City Staff analysis. 
 
CITY DEPARTMENTS 
1. Fire Department 
2. Building Permitting Review 
3. Public Works/Engineering 
4. Transportation Engineer 
5. Planning 
6. Utilities 
 
FIRE DEPARTMENT 
Items related to Fire codes will be addressed at the building permit stage.  

BUILDING REVIEW 

Building codes and all applicable trades will be addressed at the building permit stage.   

PUBLIC WORKS/ENGINEERING 

The subject property is platted as part of Mission Norman Addition. No additional subdivision is 
required. 

TRANSPORTATION ENGINEER 

The subject property is platted, therefore a report from the Transportation Engineer is not 
required for this development. 

PLANNING 

ZONING CODE CONSIDERATIONS 

Purpose – PUD, Planned Unit Development 
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It is the intent of this section to encourage developments with a superior built environment 
brought about through unified development and to provide for the application of design 
ingenuity in such developments while protecting existing and future surrounding areas in 
achieving the goals of the comprehensive plan of record. The PUD, Planned Unit Development 
District herein established is intended to provide for greater flexibility in the design of buildings, 
yards, courts, circulation, and open space than would otherwise be possible through the strict 
application of other district regulations. In this way, applicants may be awarded certain 
premiums in return for assurances of overall planning and design quality, or which will be of 
exceptional community benefit, and which are not now required by other regulations. By 
permitting and encouraging the use of such procedures, the Planning Commission and City 
Council will be able to make more informed land use decisions and thereby guide development 
more effectively in the best interest of the health, safety, and welfare of the City. Specifically, 
the purposes of this section are to encourage: 

● A maximum choice in the types of environment and living units available to the public.  
● Provision of more usable and suitably located open space, recreation areas, or other 

common facilities than would otherwise be required under conventional land 
development regulations.  

● Maximum enhancement and minimal disruption of existing natural features and 
amenities.  

● Comprehensive and innovative planning and design of diversified developments which 
are consistent with the Comprehensive Plan, including the Land Use Plan, and remain 
compatible with surrounding developments.  

● More efficient and economic use of land resulting in smaller networks of utilities and 
streets, thereby lowering costs. 

● Preparation of more complete and useful information which will enable the Planning 
Commission and City Council to make more informed decisions on land use. The PUD, 
Planned Unit Development regulations are designed to provide for small- and large-
scale developments incorporating a single type or a variety of residential, commercial, 
industrial and related uses which are planned and developed as a unit. Such 
development may consist of individual lots, or it may have common building sites. 
Private or public common land and open space must be an essential, major element of 
the development, which is related to, and affects, the long-term value of the homes and 
other development. A planned unit development shall be a separate entity with a distinct 
character that respects and harmonizes with surrounding development. 

The applicant requests an amendment to the property’s existing PUD to redesign the 
previously approved Site Development Plan. The most significant changes to the Site 
Development Plan are the removal of a barn, multiple residential buildings, and parking 
spaces. The amendment to the Site Development Plan would replace these structures with 
several duplexes. This proposal remains consistent with the surrounding area.  

Uses Permitted 

● The intended uses for the project site include, but are not limited to church worship, 
transitional housing, a food pantry, and office uses. A complete list of allowable uses 
can be found within the attached PUD Narrative as Exhibit C. 

This PUD, Planned Unit Development, proposes a mixed-use development that includes 
church, residential, and office uses. All the proposed uses will support Mission Norman's 
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operations. This proposal is consistent with the surrounding area, as there are existing 
churches to the north of this subject tract and to the south across East Lindsey Street. Multi-
family residential uses do not abut the subject property; however, they are present in the 
surrounding area. 

Area Regulations  

● All setbacks and coverages for the property will conform to the requirements of the RM-
2, Low-Density Apartment District (as amended from time to time).  

o The front yard setback shall be a minimum of 25’.  
o The side yard setback shall be a minimum of 5’.  
o The rear yard setback shall be a minimum of 10’.  
o If a utility or other public easement is not located within the required building 

setbacks enumerated above, all buildings shall maintain a minimum setback of one 
foot from the easement line. 
 

The proposed development is to conform to the area regulations of the RM-2, Low-Density 
Apartment District, with the exception of an ten-foot rear yard setback. For this reason, the 
proposed area regulations are inconsistent with the surrounding properties, which are zoned 
C-1, Local Commercial District, and R-1-A, Single-Family Attached Dwelling District, and A-2, 
Rural Agricultural District. Building setbacks under these districts are greater than those 
proposed for this development.    

Height Regulations 

● Height regulations for this site will conform to the requirements of the RM-2, Low-
Density Apartment District.  

The proposed development will conform to the requirements of the RM-2, Low-Density 
Apartment District. The RM-2 District allows for a maximum allowable height of three stories. 
Varied heights are allowed in the surrounding area, ranging from three stories in the R-1-A 
District, two and a half stories or 35’ in the C-1 District, and no maximum height requirement in 
the A-2 District. The proposed development is consistent with the surrounding allowances in 
the area. 

Open Space 

● The Property is expected to contain approximately three acres of open space 
comprising approximately sixty percent of the property. 

Approximately 60% of the development site will be open space. The proposed amount of open 
space exceeds the required minimum of 10% to 15% under the City’s Section 36-509, PUD, 
Planned Unit Developments. This open space proposal is consistent with surrounding 
developments. 

Traffic Access, Circulation, Parking and Sidewalks 

● Access to the property shall be permitted in the manner depicted on the attached Site 
Development Plan. The property shall comply with the City of Norman standards to 
allow for emergency access and fire access as necessary, as such standards may be 
amended from time to time. Parking for the Property shall be developed in compliance 
with the parking layout shown on Exhibit E, attached hereto, subject to final design 
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development and the changes allowed under Section 36-509(g) of the City of Norman’s 
PUD Ordinance. The Property shall comply with Norman’s applicable parking 
ordinances. 

There is one access point from East Lindsey Street shown on the Site Development Plan. 
Walkways and a parking area are also shown on the Site Development Plan. For these 
reasons, the proposal is consistent with City regulations. Parking is shown on Exhibit E of the 
PUD Narrative.  

Landscaping 

● Landscaping shall be in conformity with the City of Norman ordinances, as amended 
from time to time. 

The proposed development is consistent with the regulations found under Section 36-551, 
Landscaping Requirements For Off-Street Parking Facilities. 

Lighting 

● All exterior lighting shall be installed in conformance with any applicable City of Norman 
Commercial Outdoor Lighting Standards, as such may be amended from time to time. 

The proposed development is consistent with the regulations found under Section 36-549, 
Commercial Outdoor Lighting Standards. 

Signage 

● Signage for all lots shall comply with the City of Norman’s applicable commercial 
signage restrictions, as amended from time to time. 

The proposed development is consistent with the regulations found under Chapter 28, Sign 
Regulations.  

Screening 

● Fencing may be installed but is not required within the property. The applicant may file 
restrictive covenants against the property to more narrowly tailor architectural review of 
fencing within the development. The subject tract may install perimeter fencing along all 
or portion of the property but the PUD does not require it.  

The proposed development does not require fencing; however, fencing may be permitted, 
provided it complies with the regulations under Section 36-552, Fencing, Walls, And 
Screening.  

Exterior Materials 

● Exterior materials of the building to be constructed on the property may be brick, wood, 
glass, stone, synthetic stone, stucco, EIFS, masonry, metal accents, composition 
shingles, synthetic slate shingles, metal roofs, or other comparable roofing materials, 
and any combination thereof. The applicant may file restrictive covenants against the 
subject property to more narrowly tailor architectural review within the development. 

The listed materials and percentages are consistent with the requirements found within 
Section 36-547, Exterior Appearance of the Zoning Ordinance. 
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Sanitation/Utilities 

● Trash may be handled through on-site dumpsters. Trash dumpster will be located as 
depicted on the Preliminary Site Development Plan or in locations as modified or 
approved by City sanitation services. A trash compactor(s) and its enclosure(s) may 
also be located on site to facilitate trash removal. Any dumpster or trash facilities shall 
be screened within enclosures that are built of materials to be compatible with the 
building exteriors in the main building. Locations of dumpsters and/or compactors shall 
be such that allows for proper ingress and egress for City sanitation vehicles in 
accordance with the EDC. 

The locations and designs of sanitation facilities are consistent with the requirements of the 
City of Norman’s Engineering & Design Criteria and Utilities Department.  

Phasing 

● It is anticipated that the property will be developed in multiple phases. The timing and 
number of future phases will be determined by market demand and absorption rates.  

The applicant stated that the property will be developed in multiple phases; however, no 
timeline has been presented. Additionally, the applicant has not produced an exhibit depicting 
the development's expected phasing. For these reasons, the development is inconsistent with 
the phasing requirements of Section 36-509, PUD, Planned Unit Developments.  

COMPREHENSIVE PLAN CONSIDERATIONS 

Character Area Policies 

General Policies 

Residential Policies 

● New residential development should blend with existing housing, incorporating tools such 
as buffering requirements and right-sized public spaces as defined in land use categories. 

● Accommodate a variety of housing styles, sizes, densities, and price points to suit diverse 
housing needs. 

● New residential development should use a variety of techniques to avoid the appearance 
of identical homes, increasing vibrancy and diversity in the built environment. 

The development will feature transitional multi-family residential structures containing 22 
dwelling units in approximately ten buildings, with a maximum height of three stories. There will 
be one quadplex and nine duplex structures. The development is consistent with the 
Residential Character Area General Policies.  

Non-Residential  

● New non-residential development should use high quality building materials such as 
glass, brick, stone, wood or cementitious siding.  

● Require that loading areas be located to the rear and sides of buildings and screened 
from view. 

● Ensure that all sides of a parking garage that are visible from public view are 
architecturally consistent with the buildings it serves.  

● Buildings in a corporate campus setting should have an internal pedestrian network 
between buildings. 
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The development proposes an 80% masonry requirement for all structures built within the 
development site. Additionally, internal pedestrian networks between buildings are shown on the 
Site Development Plan. For these reasons, the proposed development is consistent with the 
non-residential Character Area General Policies.  

Suburban Neighborhood Areas Policies 

● Infrastructure extensions should occur incrementally, and new developments must 
connect to City water and sewer, which may require extension of lines. 

● Protect drainageways in accordance with WQPZ ordinance within new development and 
expand their use for public trail access. 
o Treat water quality volume from runoff for volume recommended in stormwater master 

plan and in accordance with EDC Section 7000. 
o The open spaces created around drainageways should be connected when feasible 

to create wildlife corridors. 
● Reduce the impact of higher intensity uses to adjacent lower intensity uses with screening 

and landscaping. Native landscaping is encouraged. 
o Prioritize preservation of existing mature street trees. 

● Promote a mix of housing types, including accessory dwelling units, and new, well-
designed similarly scaled multi-unit residences to increase neighborhood density and 
income diversity. 
o Priority for higher density, mixed-income, and affordable housing opportunities should 

be assigned to locations with multi-modal transportation access and capacity. 
o Based on associated Land Use, housing typologies of all intensity levels are 

appropriate within the Suburban Character area.  
● Encourage: 

o More mixing of uses, including neighborhood services, job centers, and residential 
uses of similar intensities.  

o Retrofitting existing commercial and retail strip development in areas that are likely to 
undergo renovation or potential demolition in the life of this plan.  

o Civic, cultural uses, entertainment establishments that will promote community 
interaction and public open space.  

● As streets move further from the center of the Core Neighborhood Character Area and 
parcel sizes and development patterns work against pedestrian circulation, focus should 
shift to vehicular safety, corridor appearance and traffic speeds while still providing basic 
access and safety for pedestrians and bicyclists. Transportation accommodations should: 
o Ensure interconnectivity between developments for local and collector streets.  
o Provide access to trails with all new development, when feasible to integrate trail plans 

outlined in the Transportation and Park Master Plans into developments.  
o Connect streets between land uses and include complete street approaches for 

undeveloped sites.  
o Use the most recent Transportation Master Plan to fill pedestrian system gaps along 

streets, to trails, and within developments.  
o Encourage network of multi-modal transportation options to neighborhood centers and 

local mixed-use developments. 

The proposed development is consistent with the Suburban Neighborhood Area Policies 
because it promotes a mix of uses, connects to City infrastructure, and provides housing in the 
area, thereby increasing neighborhood density and diversity.  
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Land Use Development Policies 

Mixed-Use Land Use 

● Urban, compact, walkable pattern. Low to no building spacing and separation of uses. 
Cultivates vibrant urban areas with an intense mix of uses that not only support 
residents and employers but leverage their location to attract visitors from throughout 
the region. For areas requiring retrofit or redevelopment, neighborhood or site master 
plans should be developed to encourage more efficient and attractive land use along 
with higher densities.  
o Mixed-use areas should have a slightly higher non-residential to residential mix and 

a predominance of mixed-use structures. 
o Gross densities in any single development should be greater than 18 units per acre. 

The proposed development is inconsistent with the Mixed-Use Land Use policies. While the 
development includes a mix of church, office, and residential uses, it does not feature a higher 
number of non-residential uses to residential uses. This development has existed since before 
the adoption of the AIM Norman Comprehensive Land Use Plan and is not able to meet the 
Mixed-Use Land Use policies without significant revisions to the originally approved 
development concept.  

Building Types 

● Medium and Small-scale 3 to 5-story buildings are common. Within existing developed 
areas, buildings may go up to 2-stories higher than surrounding properties. 

● Multi-unit structures are the priority, but a variety of residential uses including 
townhomes, walk-ups, apartments, lofts, condominiums are present. 

● Mixed-use buildings that include retail, work-spaces, and residences are the most 
common. 

● Public and private spaces (i.e. balconies, recreational roof decks, outdoor dining, etc.) 
are clearly defined and cultivate a sense of place. 

● Single-use buildings are limited. Large single-use, single-story structures are not 
appropriate. 

The proposed development is inconsistent with the Mixed-Use Land Use policies because it 
primarily features single-use buildings rather than having residential uses located in the same 
buildings as the church and office uses. As stated before, this development has existed since 
before the adoption of the AIM Norman Comprehensive Land Use Plan and is not able to meet 
the Mixed-Use Land Use policies without significant revisions to the originally approved 
development concept.     

Site Design 

● The scale and layout of the built environment is conducive to walking. Trails and 
pathways are integrated throughout developments to connect to parks, neighborhoods, 
and community destinations.  

● Single-use commercial and single-use multi-unit residential developments without 
connections to neighboring properties and uses disturb the development pattern and 
should be limited or avoided altogether.  

● Design features, such as street/sidewalk level windows, should make larger scale 
structures appropriate at the pedestrian level.  
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● Street trees should form a continuous urban canopy over public areas and rights of-
way.  

● Residential developments should include trails or side paths that facilitate resident 
movement and encourage resident interactions. 

● Stormwater to be addressed at the project level, but designed as part of a larger 
neighborhood or sub-basin system and, when possible, function as an amenity to the 
development.  

● Site layout should take every opportunity to maximize the public infrastructure available 
in this area. 

The development proposes interconnectivity through walkways shown on the Site 
Development Plan. The west side of the development contains office uses, church uses, and a 
community garden. The east side of the development contains transitional housing uses and 
two playgrounds. Parking is present throughout the development as shown on Exhibit E of the 
PUD Narrative. The development is consistent with the Mixed-Use Land Use policies.  
Transportation 

● This area features a dense grid of streets and sidewalks. A full street hierarchy provides a 
variety of connections and route choices to people moving to, through, and within the 
area. Parking should not be prominent, but rather it should be obvious that this area is 
designed to be a park-once environment. Shared parking is prevalent, with limited private 
parking options, which are screened from view of the right-of-way. Most of these areas 
have, or will have, easy access to public transportation (adjacent to or less than one 
quarter-mile walk of a stop). A future rail transit service is possible near some locations. It 
should be comfortable for users of all ages and abilities to move through this area safely. 
Access and connections to the regional trail network are vital assets to this land use. 

The development is inconsistent with the Mixed-Use Land Use Transportation policy because 
it does not provide connections to adjacent properties as a single-site development. The 
nearest transit stop is a half mile from the development.   

Utility Access 

● A full range of utilities should be available. If services are not already in place, they must 
be extended by the developer during the platting process to be suitable for development. 
If development occurs adjacent to existing facilities that are determined to be insufficient 
to meet the demands of the proposed development, the developer must upgrade the 
existing facilities to enhance the capacity of the utility systems. 

The proposed development has access to City utilities and is consistent with Utility Access 
policies. 

Public Space 

● Appropriately scaled public spaces including small parks, plazas, parklets, regional trail 
connections, and walking paths. Pedestrian amenities are commonly integrated into 
public and private projects.  

The development is consistent with the Mixed-Use Land Use policy because the development 
site proposes walkways, playgrounds, and a community garden. 
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Neighborhood and/or Special Area Plans 

This location is not within a Neighborhood or Special Planning Area. 

UTILITIES 

AIM NORMAN PLAN CONFORMANCE 

Proposed development is in accordance with AIM Water and Wastewater Utility Master Plans. 

SOLID WASTE MANAGEMENT  

Proposed development meets requirements for City streets and provides access for solid waste 
services. 

WATER/WASTEWATER AVAILABILITY 

Water Availability  

Adequate capacity within the water system exists to serve the proposed development.  

Wastewater Availability  

Adequate capacity within the wastewater system exists to serve the proposed development.  
 
ALTERNATIVES/ISSUES:      
 
IMPACTS: This amendment to the existing PUD proposes changes to the Site Development 
Plan that would increase the number of residential structures on the development site while 
maintaining the same number of dwelling units as the original proposal. The proposed 
amendment to the Site Development Plan is not expected to generate more traffic than what 
was originally approved. This is because the changes to the Site Development Plan do not 
increase the total number of dwelling units for the development.   
Mission Norman is an existing development that was approved by the City of Norman’s City 
Council prior to the adoption of the AIM Norman Comprehensive Land Use Plan. The original 
design of the development does not entirely align with the policies of AIM Norman. The 
proposed development is consistent with the AIM Norman Comprehensive Land Use Plan by 
promoting a mix of uses, internal walkways, providing landscaping along East Lindsey Street, 
including housing opportunities, and preserving open space. However, the development is 
inconsistent with the AIM Norman Comprehensive Land Use Plan in that it proposes single-
use buildings and a higher ratio of residential to non-residential structures.   
CONCLUSION:  
Staff forwards this request for amendment to PUD, Planned Unit Development District, O-
0910-24, to a PUD, Planned Unit Development District, O-2526-24, to the Planning 
Commission for consideration and recommendation to City Council. 
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Mission Norman Rezoning 

6. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF ORDINANCE O-2526-24: AN ORDINANCE OF THE 
COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, AMENDING SECTION 36-201 
OF THE CODE OF THE CITY OF NORMAN SO AS TO REMOVE PART OF THE 
SOUTHWEST QUARTER (SW/4) OF THE SOUTHWEST QUARTER (SW/4) OF 
SECTION THIRTY-FOUR (34), TOWNSHIP NINE (9) NORTH, RANGE TWO (2) WEST 
OF THE INDIAN MERIDIAN, TO NORMAN, CLEVELAND COUNTY, OKLAHOMA, 
FROM A PUD, PLANNED UNIT DEVELOPMENT, AND PLACE SAME IN A PUD, 
PLANNED UNIT DEVELOPMENT; AND PROVIDING FOR THE SEVERABILITY 
THEREOF.  (2525 E. LINDSEY STREET, WARD 1) 

 ITEMS SUBMITTED FOR THE RECORD 
1. Staff Report 
2. Location Map 
3. PUD Narrative 
4. Property Parking Areas 
5. Open Space Exhibit 
6. Pre-Development Summary 

Staff Presentation 

Lora Hoggatt, Planning Services Manager, presented the staff report. 

Commissioner Jablonski stated that the application does not appear to meet the City’s phasing 
requirements and asked how far it is from meeting those requirements. Ms. Hoggatt explained 
that, by ordinance, applicants are required to outline a phasing plan in a Planned Unit 
Development (PUD). She noted that this can be challenging because Mission Norman relies on 
donations for funding, but staff is still required to identify what requirements are and are not 
being met. 

Applicant Presentation 

Ben LaCourse, representative of the applicant, provided an overview of the project. 

Commissioner Jablonski stated that the plan looks very nice, with wonderful green space and a 
high level of quality. He then asked, in relation to phasing, whether Mission Norman had a rough 
idea of how quickly the project might be built out. Mr. LaCourse responded that there is no exact 
timeline, but that Mission Norman is a very healthy organization and intends to move forward 
quickly. 

Public Comments 

There were no public comments.  

Planning Commission Discussion 

Motion made by Commissioner McKown, Seconded by Commissioner McClure. 
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Voting Yea:  Commissioner Brewer, Commissioner McClure, Commissioner McKown, 
Commissioner Bird, Commissioner Jablonski, Commissioner McDaniel 
 
Planning Commission recommended approval of Ordinance O-2526-24. 

36th North, LLC Rezoning and Utility Easement Closure 

8. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF ORDINANCE O-2526-25: AN ORDINANCE OF THE 
COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, AMENDING SECTION 36-201 
OF THE CODE OF THE CITY OF NORMAN SO AS TO REMOVE THE LOT 1, BLOCK 
1 OF 36TH NORTH BUSINESS PARK AND A REPLAT OF LOT 1, BLOCK 1 OF 
S.C.M.C. ADDITION AND LOT 6, BLOCK 1, OF BROCE INDUSTRIAL PARK OF THE 
INDIAN MERIDIAN, TO NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM A 
PUD, PLANNED UNIT DEVELOPMENT, AND PLACE SAME IN A PUD, PLANNED 
UNIT DEVELOPMENT; AND PROVIDING FOR THE SEVERABILITY THEREOF.  
(GENERALLY LOCATED EAST OF 36TH AVENUE N.W. APPROXIMATELY ONE-
HALF MILE NORTH OF ROCK CREEK ROAD; WARD 8) 

 ITEMS SUBMITTED FOR THE RECORD 
1. Staff Report 
2. Location Map 
3. PUD Narrative 
4. Site Development Plan 
5. Development Area Exhibit 
6. Pre-Development Summary 

9. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMNENDMENT, 
AND/OR POSTPONEMENT OF ORDINANCE O-2526-26: AN ORDINANCE OF THE 
COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, CLOSING SPECIFIC FIFTEEN-
FOOT (15’) UTILITY EASEMENTS WITHIN LOT 1, BLOCK 1, 36TH NORTH 
BUSINESS PARK, A PLANNED UNIT DEVELOPMENT, NORMAN, CLEVELAND 
COUNTY, OKLAHOMA; AND PROVIDING FOR THE SEVERABILITY THEREOF.  
(EAST OF 36TH AVENUE N.W. APPROXIMATELY ONE-HALF MILE NORTH OF 
ROCK CREEK ROAD; WARD 8) 

 ITEMS SUBMITTED FOR THE RECORD 
1. Staff Report 
2. Request to Close Platted Utility Easements Memo 

Staff Presentation 

Lora Hoggatt, Planning Services Manager, presented the staff report. 

Applicant Presentation 

Sean Rieger, representative of the applicant, provided an overview of the project. 
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File Attachments for Item:

38. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-25 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF THE CITY OF 

NORMAN SO AS TO REMOVE  LOT 1, BLOCK 1 OF 36TH NORTH BUSINESS PARK

AND A REPLAT OF LOT 1, BLOCK 1 OF S.C.M.C. ADDITION AND LOT 6, BLOCK 1, 

OF BROCE INDUSTRIAL PARK OF THE INDIAN MERIDIAN, TO NORMAN, 

CLEVELAND COUNTY, OKLAHOMA, FROM A PUD, PLANNED UNIT 

DEVELOPMENT, AND PLACE SAME IN A PUD, PLANNED UNIT DEVELOPMENT; 

AND PROVIDING FOR THE SEVERABILITY THEREOF.  (GENERALLY LOCATED 

EAST OF 36TH AVENUE N.W. APPROXIMATELY ONE-HALF MILE NORTH OF 

ROCK CREEK ROAD; WARD 8)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: 36 North, LLC 

PRESENTER: Jane Hudson, Planning & Community Development Director 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF ORDINANCE O-2526-25 UPON SECOND AND 
FINAL READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF 
THE CITY OF NORMAN SO AS TO REMOVE  LOT 1, BLOCK 1 OF 36TH 
NORTH BUSINESS PARK AND A REPLAT OF LOT 1, BLOCK 1 OF 
S.C.M.C. ADDITION AND LOT 6, BLOCK 1, OF BROCE INDUSTRIAL 
PARK OF THE INDIAN MERIDIAN, TO NORMAN, CLEVELAND COUNTY, 
OKLAHOMA, FROM A PUD, PLANNED UNIT DEVELOPMENT, AND 
PLACE SAME IN A PUD, PLANNED UNIT DEVELOPMENT; AND 
PROVIDING FOR THE SEVERABILITY THEREOF.  (GENERALLY 
LOCATED EAST OF 36TH AVENUE N.W. APPROXIMATELY ONE-HALF 
MILE NORTH OF ROCK CREEK ROAD; WARD 8) 

  

 
APPLICANT/REPRESENTATIVE 36 North, LLC/Rieger Sadler Joyce, LLC 
 
LOCATION  East of 36th Ave. NW approximately one-half 

mile north of Rock Creek Rd. 
  
WARD  8 
 
CORE AREA No 
 
EXISTING ZONING PUD, Planned Unit Development 
 
EXISTING LAND USE DESIGNATIONS Commercial and Interchange Mixed Use 
 
CHARACTER AREA Corridor (In-Town) 
 
PROPOSED ZONING PUD, Planned Unit Development 
 
PROPOSED LAND USE No Change 
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REQUESTED ACTION   Amend the existing PUD to allow more 
commercial uses, allow more multi-family 
residential units, and amend the adopted 
site plan. 

 
SUMMARY: 
The applicant, 36 North, LLC, is requesting an amendment to the existing PUD, Planned Unit 
Development (O-1314-16). The proposed amendment will change the site plan to allow for a 
modernized layout. It will also update the development regulations, allow more commercial and 
office uses, including gas stations, short-term rentals, and vocational and trade schools, allow 
more multi-family residential units, and amend the Revised Final Site Development Plan. 
 
EXISTING CONDITIONS: 
 
SIZE OF SITE: 19.96 Acres 
 
SURROUNDING PROPERTIES 

 
Subject 
Property 

North East South West 

Zoning PUD I-1 I-1  A-2 & I-1   R-1 & R-M-6 

Land Use 

Commercial 
& 

Interchange 
Mixed Use  

Commercial 
& 

Interchange 
Mixed Use 

Interchange 
Mixed Use 

Commercial 
& 

Interchange 
Mixed Use 

Urban 
Medium 

Current Use Commercial Industrial 
Commercial, 
Industrial, & 

Civic 

Industrial & 
Commercial 

Residential 
(Single-
Family)  

  
EXISITING ZONING DESIGNATION  
PUD, Planned Unit Development 
It is the intent of this section to encourage developments with a superior built environment 
brought about through unified development and to provide for the application of design 
ingenuity in such developments while protecting existing and future surrounding areas in 
achieving the goals of the comprehensive plan of record. The PUD, Planned Unit Development 
District herein established is intended to provide for greater flexibility in the design of buildings, 
yards, courts, circulation, and open space than would otherwise be possible through the strict 
application of other district regulations. In this way, applicants may be awarded certain 
premiums in return for assurances of overall planning and design quality, or which will be of 
exceptional community benefit, and which are not now required by other regulations. By 
permitting and encouraging the use of such procedures, the Planning Commission and City 
Council will be able to make more informed land use decisions and thereby guide development 
more effectively in the best interest of the health, safety, and welfare of the City. Specifically, 
the purposes of this section are to encourage: 

 A maximum choice in the types of environment and living units available to the public. 

 Provision of more usable and suitably located open space, recreation areas, or other 
common facilities than would otherwise be required under conventional land 
development regulations. 
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 Maximum enhancement and minimal disruption of existing natural features and 
amenities. 

 Comprehensive and innovative planning and design of diversified developments which 
are consistent with the City's long-range plan and remain compatible with surrounding 
developments. 

 More efficient and economic use of land resulting in smaller networks of utilities and 
streets, thereby lowering costs. 

 Preparation of more complete and useful information which will enable the Planning 
Commission and City Council to make more informed decisions on land use. The PUD, 
Planned Unit Development regulations are designed to provide for small- and large-
scale developments incorporating a single type or a variety of residential, commercial, 
industrial and related uses which are planned and developed as a unit. Such 
development may consist of individual lots, or it may have common building sites. 
Private or public common land and open space must be an essential, major element of 
the development, which is related to, and affects, the long-term value of the homes and 
other development. A planned unit development shall be a separate entity with a distinct 
character that respects and harmonizes with surrounding development. 

 
LAND USE DESIGNATIONS    
Interchange Mixed-Use 
Characterized by major community and regional commercial developments that are large in 
scale and have high traffic impact. Efficient, walkable pattern of development with variety in 
commercial arrangements. Moderate building spacing and separation of uses. Allowances for 
commercial activities that draw from a regional level; neighborhood services are less common. 

 Interchange Mixed-Use areas should be predominately non-residential with minimal 
residential uses at compatible densities. 

 Gross densities in any single development should be greater than 18 units per acre. 
 
Commercial 
Efficient, walkable pattern of development with a variety in commercial arrangements. 
Moderate building spacing and separation of uses. Allowances for commercial activities that 
draw from a regional level, while still supporting neighborhood services. Primarily featuring 
retail establishments that have a large trade area and are auto-centric in design. The large 
retail site often acts as an attractor to other activities that rely on pass-by vehicle trips. 

 Predominately non-residential uses with a smaller percentage of residential uses at 
compatible densities and scales. 

 
CHARACTER AREA DESIGNATION 
Corridor Areas 
Corridor Areas are developed or undeveloped land on both sides of a roadway; primarily 
designated, although not limited to, commercial and mixed-use development with auto-centric 
design. Scale and location affect the type and intensity of these uses. Corridor character is 
determined by scale and is recognized in three main areas. (Gateway, In-Town, and 
Downtown)  
 
In-Town Corridors 
Arterial streets servicing neighborhood needs including commercial, residential, civic, and 
recreational uses. Already or likely to experience uncontrolled strip development if growth is 
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not properly managed. Anticipating high public transit access, including stops and shelters in 
locations safe for passengers and operations. These corridors are managed under Suburban 
Neighborhood Character Area policies and Action Items. 
 
NEAREST PUBLIC PARK 
Berkeley Park is located approximately 0.2 miles west of the development site within the 
Berkeley Addition neighborhood, which is across 36th Ave. NW from the subject property. The 
park is on the south side of Astor Dr. There does not appear to be a designated safe 
pedestrian crossing at this location on 36th Ave. NW. 
 
The Norman Board of Parks Commissioners, on March 6, 2008, recommended fee in lieu of 
park land if any of the proposed residential development occurs. This decision still applies to 
the proposed development. 
 
PROCEDURAL REQUIREMENTS: 
 
PRE-DEVELOPMENT:    PD25-22  August 28, 2025 
Several neighboring residents were in attendance and shared concerns primarily related to 
traffic, lighting, and the green space located south of the project site. Specifically, neighbors 
expressed that introducing additional commercial uses could exacerbate existing traffic 
congestion in the area. There were also numerous questions regarding lighting, particularly the 
potential impact of commercial and parking area lights, including light spillover into adjacent 
residential properties. In addition, residents raised concerns about the small green space 
immediately south of the site, with particular attention to the preservation of existing trees and 
vegetation. The applicant’s representative acknowledged these concerns and committed to 
relaying them to the developer for further consideration. City staff also clarified that, at the 
building permit stage, compliance with commercial lighting standards will be required, including 
the use of full cut-off fixtures and submission of a photometric plan to prevent light spillover 
onto adjacent properties. 
 
REVIEW COMMENTS:   
This application was submitted to the following agencies, departments, and/or divisions for 
review and comment. An asterisk (*) indicates that the agency, department, and/or division 
responded with review comments “inconsistent” with AIM Norman Plan. Items italicized and 
blue in these sections represent City Staff analysis. 
 
CITY DEPARTMENTS 
1. Fire Department 
2. Building Permitting Review 
3. Public Works/Engineering 
4. Transportation Engineer 
5. Planning 
6. Utilities 
 
FIRE DEPARTMENT 

Items related to Fire codes will be addressed at the building permit stage.  

BUILDING REVIEW 
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Building codes and all applicable trades will be addressed at the building permit stage.   

PUBLIC WORKS/ENGINEERING 

The subject property is platted as 36th North Business Park. No additional subdivision is 
requested. There are no additional comments from Public Works/Engineering. 

TRANSPORTATION ENGINEER 

The subject property is platted, therefore a report from the Transportation Engineer is not 
required for this development. There are no additional comments from the Transportation 
Engineer. 

PLANNING 

ZONING CODE CONSIDERATIONS 
PUD, Planned Unit Development 
It is the intent of this section to encourage developments with a superior built environment 
brought about through unified development and to provide for the application of design 
ingenuity in such developments while protecting existing and future surrounding areas in 
achieving the goals of the comprehensive plan of record. The PUD, Planned Unit Development 
District herein established is intended to provide for greater flexibility in the design of buildings, 
yards, courts, circulation, and open space than would otherwise be possible through the strict 
application of other district regulations. In this way, applicants may be awarded certain 
premiums in return for assurances of overall planning and design quality, or which will be of 
exceptional community benefit, and which are not now required by other regulations. By 
permitting and encouraging the use of such procedures, the Planning Commission and City 
Council will be able to make more informed land use decisions and thereby guide development 
more effectively in the best interest of the health, safety, and welfare of the City. Specifically, 
the purposes of this section are to encourage: 

 A maximum choice in the types of environment and living units available to the public. 

 Provision of more usable and suitably located open space, recreation areas, or other 
common facilities than would otherwise be required under conventional land 
development regulations. 

 Maximum enhancement and minimal disruption of existing natural features and 
amenities. 

 Comprehensive and innovative planning and design of diversified developments which 
are consistent with the City's long-range plan and remain compatible with surrounding 
developments. 

 More efficient and economic use of land resulting in smaller networks of utilities and 
streets, thereby lowering costs. 

 Preparation of more complete and useful information which will enable the Planning 
Commission and City Council to make more informed decisions on land use. The PUD, 
Planned Unit Development regulations are designed to provide for small- and large-
scale developments incorporating a single type or a variety of residential, commercial, 
industrial and related uses which are planned and developed as a unit. Such 
development may consist of individual lots, or it may have common building sites. 
Private or public common land and open space must be an essential, major element of 
the development, which is related to, and affects, the long-term value of the homes and 
other development. A planned unit development shall be a separate entity with a distinct 
character that respects and harmonizes with surrounding development. 
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The applicant requests an amendment to the existing PUD to expand the allowed commercial 
and office uses, including gas stations, short-term rentals, and vocational and trade schools, 
allow more multi-family residential units, and amend the adopted site development plan. This 
proposal remains consistent with the purpose of the existing PUD. 

Uses Permitted 

 The Property will be developed as a mixed-use development, featuring commercial, 
office, retail, and multi-family residential uses. A complete list of the allowable uses may 
be found in Exhibit C of the PUD Narrative. 

The proposed PUD amendment proposes a mixed-use development of 21 buildings in addition 
to the three existing, allowing for commercial, office, and multi-family residential uses. The 
submitted Revised Final Site Development Plan shows 15 buildings with 220 total multi-family 
residential units. The remaining five buildings are located along the northern edge of the 
development site and may contain commercial, office, or residential uses. The proposed PUD 
amendment removes the current PUD’s restriction of commercial uses to the ground floor only. 
The proposed uses are consistent with surrounding zoning, as the development site abuts 
industrial and commercial uses to the north, south, and east, and single-family residential uses 
to the west across 36th Ave. NW. 

Area Regulations  

 Setback off 36th Ave NW: 

All buildings within the Property that front 36th Ave NW shall have a minimum twenty-

five (25’) foot building setback from the property line fronting 36th Ave NW. 

 Setback off of North Property Line: 

All buildings within the Property that abut the neighboring property located to the North 

of the Property shall have a minimum fifteen (15’) foot building setback from the North 

property line.  

 Setback off of South Property Line: 

All buildings within the Property that abut the neighboring property located to the South 

of the Property shall have a minimum fifteen (15’) foot building setback from the South 

property line. 

 Setback off of East Property Line: 

All buildings within the Property that abut the neighboring property located to the East of 

the Property shall have a minimum twenty-five (25’) foot building setback from the East 

property line. 

 Setback off of Utility Easements: 

If a utility or other public easement is not located within the required building setbacks 

enumerated above, all buildings shall maintain a minimum setback of one (1’) foot from 

the easement line. 

 No Other Setbacks: 

Except for the building setbacks enumerated above, there shall be no other required 

setbacks for the buildings located within the Property to allow for a flexible development 

of the Property over time. 
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The proposed front setback from the western property line, which abuts 36th Ave. NW, is 25’. 

The proposed side setbacks from the north and south property lines are 15’. The proposed 

rear setback from the east property line is 25’. The proposed setback from utility easements is 

1’ from the easement line. These setbacks are largely consistent with the surrounding zoning 

districts, meeting or exceeding most of their setback regulations with the exception of the A-2 

district to the south of the subject property, which has greater setbacks than those proposed by 

this PUD amendment. 

Height Regulations 

 The maximum height for any building on the Property shall be five (5) stories. 

The proposed five-story building height maximum is consistent with the height regulations for 
the surrounding zoning districts with the exception of R-1, which does not allow for building 
heights over three stories.  

Open Space 

 Open space and landscaping shall be located throughout the Property as shown on the 
attached Green Space Exhibit, Exhibit D of the PUD Narrative. The Property shall 
contain drainage and detention solutions that adequately control, contain, and channel 
stormwater runoff from the Property in accordance with all applicable City ordinances 
and regulations.  
 

Open space in the proposed development is detailed in the Green Space Exhibit, attached to 
the proposed PUD Narrative. The total proposed open space is 27% of the total area. This 
exceeds the required 10% to 15% open space requirement under Section 36-509, PUD, 
Planned Unit Developments. The open space will contain stormwater drainage and detention 
to control runoff in accordance with City regulations. For these reasons, the open space is 
consistent with the surrounding area. 
 
Traffic Access, Circulation, Parking and Sidewalks 

 Access to the property shall be permitted in the manner depicted in the attached 
Revised Final Site Development Plan. Sidewalks shall be provided in conformity with 
the City of Norman ordinances. 

 The Property shall comply with Norman’s applicable parking ordinances. 

The proposed development will be accessed by the two existing drives on 36th Ave NW, and 
by a connection to Broce Ct. to the east. There are 783 parking spaces shown on the Revised 
Final Site Development Plan, which exceeds the minimum recommended off-street parking 
spaces of Section 36-548, Off-Street Parking Requirements. Although the proposed off-street 
parking aligns closely with the required off-street parking spaces for single and two-family 
residential uses, Section 36-509, PUD, Planned Unit Developments, states that off-street 
parking should generally follow the regulations outlined in Section 36-548, Off-Street Parking. 
Sidewalks will be provided throughout the development and will connect the multi-family 
residential uses to existing public pedestrian infrastructure. For these reasons, the proposed 
development is consistent with City regulations. 
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Landscaping 

 Open space and landscaping shall be located throughout the Property as shown on the 
attached Green Space Exhibit, Exhibit D of the PUD Narrative. The Property shall 
contain drainage and detention solutions that adequately control, contain, and channel 
stormwater runoff from the Property in accordance with all applicable City ordinances 
and regulations.  
 

Landscaping will be provided throughout the development site. The proposed landscaping and 
open space are consistent with City regulations. 

Signage 

 Signage for the Property shall comply with the City of Norman’s applicable commercial 
signage restrictions, as amended from time to time. In addition to the signages allowed 
by the applicable commercial signage restrictions, the Property may contain a maximum 
of four (4) development signs advertising the name of the development and/or any 
tenants, owners, users, services, or locations within the development (the “Development 
Signs”). Two of the Development Signs are existing and are shown on the Revised Final 
Site Development Plan. The two additional Development Signs may be placed 
anywhere within the Property as long as such sign is not located within an applicable 
sight triangles or City easement (unless permission has been granted by the City 
through a consent to encroachment or similar instrument). Each Development Sign may 
be a maximum of 150 square feet per side, each sign having no more than two (2) 
sides. 

The proposed development is consistent with the City’s signage regulations, as it is proposing 
commercial signage regulations for commercial uses. 

Screening 

 The Property may, but is not required to, install perimeter fencing along all or portion of 
the Property. Fencing, if any, shall not exceed eight (8) feet in height, unless the written 
consent of the abutting property owner is secured, or the Board of Adjustment approves 
the height, location, and materials as a special exception. 

The proposed development is consistent with the requirements under Section 36-552, 
Fencing, Walls, And Screening, as the development does not abut any districts or uses that 
would require screening. 

Exterior Materials 

 Exterior materials of the building to be constructed on the Property may be a minimum 
of eighty percent (80%) brick, wood, glass, stone, synthetic stone, stucco, EIFS, 
masonry, metal accents, composition shingles, synthetic slate shingles, metal roofs, or 
other comparable roofing materials, and any combination thereof.  

The proposed exterior materials are consistent with the requirements under Section 36-547, 
Exterior Appearance of the Zoning Ordinance, which states that commercial or non-residential 
buildings within a PUD must have exterior walls of at least 80% masonry or other structural 
material of equal durability and architectural effect. 
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Sanitation/Utilities 

 The necessary utility services for this project are already located in relative proximity to 
the Property or shall be extended to the Property, as necessary. 

 Trash may be handled through on-site dumpsters. A trash compactor(s) and its 
enclosure(s) may also be located on site to facilitate trash removal. Any dumpster or 
trash facilities shall be screened within closures that are built of materials to be 
compatible with the building exteriors in the main building and constructed to City 
Standards. 

The proposed development will be consistent with all applicable City of Norman utilities 
standards. 

COMPREHENSIVE PLAN CONSIDERATIONS 

Character Area Policies 

General Policies 

Residential Policies 

 New residential development should blend with existing housing, incorporating tools 
such as buffering requirements and right-sized public spaces as defined in land use 
categories. 

 Accommodate a variety of housing styles, sizes, densities, and price points to suit 
diverse housing needs. 

 New residential development should use a variety of techniques to avoid the 
appearance of identical homes, increasing vibrancy and diversity in the built 
environment. 

The proposed development is consistent with the Character Area General Residential Policies 
because it promotes a type of housing and density that is not common in the surrounding area. 
The multi-family residential portion of the development proposes multi-family housing with open 
space in between to avoid the appearance of identical homes. 

Non-Residential Policies 

 New non-residential development should use high quality building materials such as 
glass, brick, stone, wood or cementitious siding. 

 Require that loading areas be located to the rear and sides of buildings and screened 
from view. 

 Ensure that all sides of a parking garage that are visible from public view are 
architecturally consistent with the buildings it serves. 

 Buildings in a corporate campus setting should have an internal pedestrian network 
between buildings. 

The proposed development is consistent with the Character Area General Non-Residential 
Policies, as it will incorporate high-quality building materials, and any loading areas will be 
located to the rear of buildings. The development does not propose any parking garages. 
Sidewalks will be provided throughout the development for pedestrian circulation and connection 
to existing public pedestrian infrastructure. 

Corridor Areas (In Town) Policies 
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 Infrastructure extensions should occur incrementally, and new developments must 
connect to City water and sewer, which may require extension of lines. 

 Protect drainageways in accordance with WQPZ ordinance within new development 
and expand their use for public trail access. 
o Treat water quality volume from runoff for volume recommended in stormwater 

master plan and in accordance with EDC Section 7000. 
o The open spaces created around drainageways should be connected when feasible 

to create wildlife corridors. 

 Reduce the impact of higher intensity uses to adjacent lower intensity uses with 
screening and landscaping. Native landscaping is encouraged. 
o Prioritize preservation of existing mature street trees. 

 Promote a mix of housing types, including accessory dwelling units, and new, well-
designed similarly scaled multi-unit residences to increase neighborhood density and 
income diversity. 
o Priority for higher density, mixed-income, and affordable housing opportunities 

should be assigned to locations with multi-modal transportation access and capacity. 
o Based on associated Land Use, housing typologies of all intensity levels are 

appropriate within the Suburban Character area. 

 Encourage: 
o More mixing of uses, including neighborhood services, job centers, and residential 

uses of similar intensities. 
o Retrofitting existing commercial and retail strip development in areas that are likely 

to undergo renovation or potential demolition in the life of this plan. 
o Civic, cultural uses, entertainment establishments that will promote community 

interaction and public open space. 

 As streets move further from the center of the Core Neighborhood Character Area and 
parcel sizes and development patterns work against pedestrian circulation, focus should 
shift to vehicular safety, corridor appearance and traffic speeds while still providing 
basic access and safety for pedestrians and bicyclists. Transportation accommodations 
should: 
o Ensure interconnectivity between developments for local and collector streets. 
o Provide access to trails with all new development, when feasible to integrate trail 

plans outlined in the Transportation and Park Master Plans into developments. 
o Connect streets between land uses and include complete street approaches for 

undeveloped sites. 
o Use the most recent Transportation Master Plan to fill pedestrian system gaps along 

streets, to trails, and within developments. 
o Encourage network of multi-modal transportation options to neighborhood centers 

and local mixed-use developments. 
 

The proposed development is consistent with the policies of the Corridor Area (In Town) 
policies, as it is a mixed-use development that provides a type of housing that is lacking in the 
area, utilizes existing utilities infrastructure, and encourages multimodal transportation due to 
its proposed connection to nearby public pedestrian infrastructure. 

Land Use Development Policies 

Commercial Policies 
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 Efficient, walkable pattern of development with a variety in commercial arrangements. 
Moderate building spacing and separation of uses. Allowances for commercial activities 
that draw from a regional level, while still supporting neighborhood services. Primarily 
featuring retail establishments that have a large trade area and are auto-centric in 
design. The large retail site often acts as an attractor to other activities that rely on 
pass-by vehicle trips. 

o Predominantly non-residential uses with a smaller percentage of residential 
uses at compatible densities and scales. 

The proposed development is mixed-use, but largely multi-family residential in nature, as it 
consists of 15 multi-family residential buildings with 220 total units out of the 21 proposed 
buildings. Because it is higher percentage of residential uses, it is inconsistent with this 
Commercial Land Use policy. However, this project is providing needed housing and is 
providing the allowance for mixed-use in all residential structures.  

Building Types 

 Focus on big-box retail, office, small-scale manufacturing, and distribution. 

 Developments are mostly non-residential. Multi-unit residential can be a transitional use 

to a lower intensity residential neighborhood as part of employer housing. 

The proposed development does not focus on big-box retail, small-scale manufacturing, or 
distribution uses, but rather commercial, office, and multi-family residential uses. There are 15 
proposed multi-family residential buildings, which will occupy a large portion of the 
development site. For these reasons, the proposed development is inconsistent with this 
Commercial Land Use policy. 

Site Design 

 Parking lots may be converted into buildable sites. 

 Some locations may warrant 2-3 story parking decks serving multiple campuses or 
areas. 

 Special attention to pedestrian circulation from tenant to tenant. 

 Shared waste streams for garbage and grease, limited off-hour deliveries, and inclusion 
of other design features that mitigate service and loading impacts on adjacent lower 
intensity uses. 

 Landscaping should be thoughtfully planned and maintained to cultivate an attractive 
environment. 

 Stormwater management should be integrated into projects and designed, when 
possible, as a site or district amenity. 

The development proposes landscaping and stormwater management in compliance with City 
regulations. These features will serve the entire development site. Sidewalks will be included 
throughout the development. For these reasons, the proposed development is consistent with 
this Commercial Land Use policy. 

Transportation 

 High-connectivity grid pattern providing viable locations for higher intensity land uses, 
and allowing multiple access points and routes between uses. Most of the arterials have 
or will have adequate pedestrian facilities, giving people the option of walking to get to 
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and from these locations. Existing surface parking lots at these locations often present 
an opportunity to modify the circulation pattern, improve access, and add other benefits. 
Improving access for pedestrians and bicyclists will be a priority, including modernizing 
multi-modal infrastructure. Locations at major transit stations highly preferred, transit 
accommodations should be integrated, if not already established. 

The proposed development is consistent with this Commercial Land Use policy because it 
promotes interconnectivity through its proximity to multi-modal transit infrastructure, including a 
sidewalk on 36th Ave. NW with access to an Embark bus stop. Sidewalks will be provided 
throughout the development and will connect to existing public pedestrian infrastructure. 

Utility Access 

 A full range of utilities should be available. If services are not already in place, they must 
be extended by the developer during the platting process to be suitable for 
development. If development occurs adjacent to existing facilities that are determined to 
be insufficient to meet the demands of the proposed development, the developer must 
upgrade the existing facilities to enhance the capacity of the utility systems. 

The development site has access to public water and sanitary sewer facilities. The 
development is consistent with this Commercial Land Use policy. 

Public Space 

 Plazas, café seating, and other small, well-designed outdoor spaces. Traditional public 
parks are not appropriate. Pedestrian amenities and connections to regional trails are 
commonly integrated. 

The proposed development provides a swimming pool in the multi-family residential portion. 
While the submitted Revised Final Site Development Plan does not show amenities such as 
plazas, café seating, or other outdoor spaces, the site may allow for such amenities, should 
commercial or office tenants wish to install them. Sidewalks will also be provided throughout 
the development and will connect to existing public pedestrian infrastructure. For these 
reasons, the development is consistent with this Commercial Land Use Policy. 

Interchange Mixed-Use Policies 

 Characterized by major community and regional commercial developments that are 
large in scale and have high traffic impact. Efficient, walkable pattern of development 
with variety in commercial arrangements. Moderate building spacing and separation of 
uses. Allowances for commercial activities that draw from a regional level; 
neighborhood services are less common. 

o Interchange Mixed-Use areas should be predominately non-residential with 
minimal residential uses at compatible densities. 

o Gross densities in any single development should be greater than 18 units 
per acre. 

The proposed development does not feature large-scale commercial development, and is 
largely multi-family residential in nature, with 220 multi-family residential units in 15 buildings. 
The gross density for the multi-family residential development is only 11 units per acre. For 
these reasons, the proposal is inconsistent with this Interchange Mixed-Use Land Use policy. 

Building Types 
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 Taller buildings (3+ stories), especially close to the Interstate itself, are appropriate. 

 All building sizes can be accommodated. 

 Buildings should be custom designed to be sensitive to the context of their site and the 

surrounding development and/or open space. 

 High density housing types are present. These uses can be mixed in with commercial, 

but should be clearly incidental to the commercial use and are not appropriate on the 

ground floor of a mixed-use building.  

 Single-use, medium density residential structures may be appropriate with extensive 

review along edges transitioning to residential areas. 

The proposed development is consistent with this Interchange Mixed-Use Land Use policy, 
because while it proposes medium density, rather than high-density, residential structures, the 
proposed density is more sensitive, and acts as a transition to, to the nearby single-family 
residential areas. While this proposed building height is taller than the single-family residential 
developments to the west of the site, they are buffered by the existing, two-story commercial 
structures located along the frontage of 36th Ave. NW. 

Site Design 

 Sites in this land use should be carefully planned to be attractive, especially from both 
Interstate-35 and potential turnpike corridors. 
o Building design, articulation, and landscaping should contribute to the attractiveness 

of sites from the major roadways. 
 Parking areas should be oriented away from sight lines from both Interstate-35 

and potential Turnpike corridors. 

 Site layout should make it comfortable to walk throughout the area and experience the 
unique place. 

 Adjacent buildings and uses should be clearly integrated with thoughtful design such as 
cross-access, shared parking, driveway closures, and connected pathways. 
o Special attention to pedestrian circulation from tenant to tenant is important. 

 Accommodates a wide variety of activities that support commercial uses. Components 
such as well-designed outdoor seating, landscaping, bike and pedestrian 
improvements, site lighting improvements, diversified tenant mix, and other 
placemaking opportunities must be incorporated into proposed developments. 

The proposed development is consistent with this Interchange Mixed-Use Land Use policy 
because it features an attractive design using high-quality building materials, and a large 
portion of its parking facilities are located internally and are not visible from the right of way. 
Additionally, the proposed development features internal pedestrian infrastructure with a 
connection to existing public pedestrian infrastructure, and its allowed uses support a diverse 
mix of tenants, contributing to a unique sense of place. 

Transportation 

 Existing surface parking lots at these locations often present an opportunity to modify 
the circulation pattern, improve access, and add other benefits. New and redeveloped 
parking should be a secondary component, unless provided as public street parking, 
located in the rear, in alleys, screened from view of the right of way, and/or in large 
shared parking facilities or decks. A highly connected multi-modal network is required to 
support current and future needs of these important areas. Improving access for 
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pedestrians and bicyclists will be a priority, including modernizing multi-modal 
infrastructure. Public transit accommodations should be integrated, if not already 
established. 

The proposed development utilizes existing parking areas on the site. The majority of these 
parking facilities will serve the proposed multi-family residential development, and are partially 
screened from the right of way by existing commercial buildings along the frontage of 36th Ave. 
NW. There is a transit stop approximately 0.7 miles north of the development site, accessible 
via a sidewalk along 36th Ave. NW. For these reasons, the proposed development is 
consistent with this Interchange Mixed-Use Land Use Policy. 

Utility Access 

 A full range of utilities should be available. If services are not already in place, they must 
be extended by the developer during the platting process to be suitable for 
development. If development occurs adjacent to existing facilities that are determined to 
be insufficient to meet the demands of the proposed development, the developer must 
upgrade the existing facilities to enhance the capacity of the utility systems. 

The development site has access to public water and sanitary sewer facilities. The proposed 
development is consistent with this Interchange Mixed-Use Land Use policy. 

Public Space 

 Plazas, café seating, and other outdoor spaces of significance should be present. 

Traditional public parks are not appropriate. Private parks within housing developments 

are permissible. Pedestrian amenities and connections to regional trails are commonly 

integrated. 

The proposed development provides a swimming pool in the multi-family residential portion. 
While the submitted Revised Final Site Development Plan does not show amenities such as 
plazas, café seating, or other outdoor spaces, the site may allow for such amenities, should 
commercial or office tenants wish to install them. Sidewalks will also be provided throughout 
the development and will connect to existing public pedestrian infrastructure. For these 
reasons, the development is consistent with this Interchange Mixed-Use Land Use Policy. 

Neighborhood and/or Special Area Plans 

This location is not within a Neighborhood or Special Planning Area. 

UTILITIES 

AIM NORMAN PLAN CONFORMANCE 

Proposed development is in accordance with AIM Water and Wastewater Utility Master Plans. 

SOLID WASTE MANAGEMENT  

Proposed development meets requirements for City streets and provides access for solid waste 
services. 

WATER/WASTEWATER AVAILABILITY 
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Water Availability  

Adequate capacity within the water system exists to serve the proposed development.  

Wastewater Availability  

Adequate capacity within the wastewater system exists to serve the proposed development.  
 
ALTERNATIVES/ISSUES:      
The PUD Narrative proposes amending the currently approved PUD to expand the allowed 
commercial uses, allow for multi-family residential development, and amend the Revised Final 
Site Development Plan. The proposed development will include 21 new buildings in addition to 
the three existing. Of the 21 new buildings, 15 will be multi-family residential in use, with 220 
units in total. The remaining five new buildings may be commercial, office, or residential in use. 
The proposed development will include 783 parking spaces. The development site abuts 
industrial, commercial, and civic properties to the north, east, and south. There are single-
family residential dwellings to the west of the development site, across 36th Ave. NW. The 
proposed development will provide a greater variety of housing options and densities to this 
area. 
 
The proposed development aligns with the AIM Norman Comprehensive Land Use Plan by 
providing a greater variety of housing options and densities to this area of Norman, in an area 
with existing utilities infrastructure and multimodal transportation connections. 
 
ANALYSIS: 
While the proposed development is inconsistent with some of the Land Use and Character 
Area policies under the AIM Norman Comprehensive Land Use Plan, it should be noted that 
the existing PUD was adopted, platted, and partially developed under the previous 
comprehensive plan, NORMAN 2025 Land Use and Transportation Plan. The proposed 
development is consistent with the original intent of the existing PUD, and the new design will 
also provide medium density, multi-family residential options along 36th Ave. NW., contributing 
to Norman’s undersupplied housing stock. 
 
CONCLUSION: Staff forwards this request to amend the existing PUD, Planned Unit 
Development (O-1314-16), to a new PUD, Planned Unit Development District (O-2526-25), for 
consideration by City Council. 
 
PLANNING COMMISSION RESULTS: At their meeting of December 11, 2025, the Planning 
Commission recommended approval of Ordinance O-2526-25 by a vote of 6-0. 
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O-2526-25 
 

AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, AMENDING SECTION 36-201 OF 
THE CODE OF THE CITY OF NORMAN SO AS TO 
REMOVE LOT 1, BLOCK 1 OF 36th NORTH BUSINESS 
PARK AND A REPLAT OF LOT 1, BLOCK 1 OF S.C.M.C. 
ADDITION AND LOT 6, BLOCK 1, OF BROCE 
INDUSTRIAL PARK OF THE INDIAN MERIDIAN, TO 
NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM A 
PUD, PLANNED UNIT DEVELOPMENT, AND PLACE 
SAME IN A PUD, PLANNED UNIT DEVELOPMENT; AND 
PROVIDING FOR THE SEVERABILITY THEREOF.  
(GENERALLY LOCATED EAST OF 36TH AVENUE N.W. 
APPROXIMATELY ONE-HALF MILE NORTH OF ROCK 
CREEK ROAD; WARD 8) 
 

§ 1. WHEREAS, 36 North, LLC, the owners of the hereinafter described 
property, have made application to have the subject property removed 
from a PUD, Planned Unit Development and placed in a PUD, Planned 
Unit Development; and 

 
§ 2. WHEREAS, said application has been referred to the Planning 

Commission of said City and said body has, after conducting a public 
hearing on December 11, 2025 as required by law, considered the same 
and recommended that the same should be granted and an ordinance 
adopted to effect and accomplish such rezoning; and 

 
§ 3. WHEREAS, the City Council of the City of Norman, Oklahoma, has 

thereafter considered said application and has determined that said 
application should be granted and an ordinance adopted to effect and 
accomplish such rezoning. 

 
NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA: 
 
§ 4. That Section 36-201 of the Code of the City of Norman, Oklahoma, is 

hereby amended so as to remove the following described property from a 
PUD, Planned Unit Development and place the same in a PUD, Planned 
Unit Development, to wit: 

 
LOT 1, BLOCK 1 OF 36th NORTH BUSINESS PARK 
 
A REPLAT OF LOT 1, BLOCK 1 OF S.C.M.C. ADDITION AND LOT 6, 
BLOCK 1, OF BROCE INDUSTRIAL PARK, according to the recorded 
plat thereof, 
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Ordinance No. O-2526-25 
Page 2 
 

 
Containing 19.96 acres, more or less.   

 
§ 5. Further, pursuant to the provisions of Section 36-509 of the Code of the 

City of Norman, as amended, the following condition is hereby attached to 
the zoning of the tract: 

 
a. The site shall be developed in accordance with the PUD 

Narrative, Site Development Plan, and supporting 
documentation, which are made a part hereof.  

 
§ 6. Severability.  If any section, subsection, sentence, clause, phrase, or 

portion of this ordinance is, for any reason, held invalid or unconstitutional 
by any court of competent jurisdiction, such portion shall be deemed a 
separate, distinct, and independent provision, and such holding shall not 
affect the validity of the remaining portions of this ordinance. 

 
 
ADOPTED this                             day of NOT ADOPTED this                 day of 
 
                                                      , 2026.          ______________________, 2026. 
 
 
                                                                                                              
(Mayor)   (Mayor) 
 
ATTEST: 
 
                                         
(City Clerk) 
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I. INTRODUCTION 

 

36 North, LLC (the “Applicant”) seeks to amend the existing Planned Unit 

Development (“PUD”) for property currently located in Ward 8 of the City of Norman. 

More particularly, the site is located on the East side of 36th Ave NW, approximately 

one-half mile North of Rock Creek Road, as more particularly described on the attached 

Exhibit A (collectively referred to herein as the “Property”). 

 

The intent of this rezoning is to amend the existing PUD in order to expand the 

commercial allowances on the Property, include allowances for multi-family 

residential uses, and update the prior site plan.  

 

II. PROPERTY DESCRIPTION/GENERAL SITE CONDITIONS 
 

A. Location           

 

The Property is located on the East side of 36th Ave NW, approximately one-half 

mile North of Rock Creek Road. A location map is included on the attached 

Revised Final Site Development Plan on the attached Exhibit B.   

 

B. Existing Land Use and Zoning  

 

The Property is currently zoned PUD, Planned Unit Development. The Property’s 

AIM Norman Character Area designation is Corridor and Land Use designations 

are Commercial and Interchange Mixed Use. 

 

The properties to the North and East are zoned I-1, Light Industrial District. The 

properties to the south are zoned A-2, Rural Agricultural District and I-1, Light 

Industrial District. The properties directly across 36th Ave NW are R-1, Single-

Family Dwelling District, and RM-6, Medium-Density Apartment District.  

 

                C.  Elevation and Topography 

 

The Property is partially developed with three (3) existing commercial buildings 

located along 36th Ave NW. Several additional platted lots remain undeveloped but 

are suitable for future commercial construction. The Property is generally flat, with 

existing drainage patterns and infrastructure in place to serve the Property.  

 

D. Drainage 

 

A drainage memo has been provided by the Applicant to City Staff. The Applicant 

shall comply with all City ordinances and regulations unless otherwise indicated on 

the attached site plans. 

 

F. Utility Services 
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The necessary utility services for this project are already located in relative 

proximity to the Property or shall be extended to the Property, as necessary.  

 

F. Fire Protection Services 

 

Fire Protection services will be provided by the City of Norman Fire Department 

and by the Applicant as such are required by adopted City codes. 

 

G. Traffic Circulation and Access 

 

Access to the Property shall be permitted in the manner depicted on the attached 

Revised Final Site Development Plan. 

 

 III. DEVELOPMENT PLAN AND DESIGN CONCEPT 

 

The Property is planned to accommodate a combination of commercial and multi-family 

residential uses, creating a cohesive mixed-use development. The western portion of the 

Property includes commercial buildings and associated site improvements, while the 

remaining areas are intended for future commercial and multi-family residential 

development. 

 

Development of the Property shall be in compliance with the Revised Final Site 

Development Plan attached hereto, subject to final design development and the 

modifications permitted under Section 36-509(g), Administration, of the City of Norman’s 

PUD Ordinance, as amended from time to time. The Exhibits attached hereto, and as 

submitted on behalf of the Applicant, are incorporated herein by reference and further 

depict the development criteria for the Property. 

 

A. Uses Permitted: 

 

The Property will be developed as a mixed-used development, featuring 

commercial, office, retail, and multi-family residential uses. The development of the 

Property shall be divided into two (2) Development Areas. A complete list of the 

allowable uses is attached as Exhibit C. It is understood and acknowledged that the 

boundaries of the individual tracts and development areas have not been finalized as 

this development is at a preliminary development stage. The final development areas 

shall generally remain as depicted; however, subject to Section 36-509(g) of the City 

of Norman’s PUD Ordinance, minor adjustments to the boundaries of the development 

areas may occur so long as such modification does not result in a substantial deviation 

from the Revised Final Site Development Plan. 

 

B. Area Regulations: 

 

1. Setback off of 36th Ave NW: 
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All buildings within the Property that front 36th Ave NW shall have a minimum 

twenty-five (25’) foot building setback from the property line fronting 36th Ave 

NW. 

 

2. Setback off of North Property Line: 

 

All buildings within the Property that abut the neighboring property located to 

the North of the Property shall have a minimum fifteen (15’) foot building 

setback from the North property line.  

 

3. Setback off of South Property Line: 

 

All buildings within the Property that abut the neighboring property located to 

the South of the Property shall have a minimum fifteen (15’) foot building 

setback from the South property line. 

 

4. Setback off of East Property Line: 

 

All buildings within the Property that abut the neighboring property located to 

the East of the Property shall have a minimum twenty-five (25’) foot building 

setback from the East property line. 

 

5. Setback off of Utility Easements: 

 

If a utility or other public easement is not located within the required building 

setbacks enumerated above, all buildings shall maintain a minimum setback of 

one (1’) foot from the easement line. 

 

6. No Other Setbacks: 

 

Except for the building setbacks enumerated above, there shall be no other 

required setbacks for the buildings located within the Property to allow for a 

flexible development of the Property over time. 

 

7. Height: 

 

The maximum height for any building on the Property shall be five (5) stories. 

 

C. Parking: 
 

Parking for the Property may be developed in compliance with the parking layout 

shown on the Revised Final Site Development Plan, subject to final design 

development and the changes allowed under Section 36-509(g) of the City of 

Norman’s PUD Ordinance, as amended from time to time. The Property shall 

comply with Norman’s applicable parking ordinances, as amended from time to 

time.  
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D. Dumpster and Trash Enclosures 

 

Trash may be handled through on-site dumpsters. A trash compactor(s) and its 

enclosure(s) may also be located on site to facilitate trash removal. Any dumpster or 

trash facilities shall be screened within enclosures that are built of materials to be 

compatible with the building exteriors in the main building and constructed to City 

standards. 

 

E. Miscellaneous Development Criteria 

 

1. Site Plan 

  

The Revised Final Site Development Plan for the Property is concurrently 

submitted with this PUD and shall be incorporated herein as an integral part 

of the PUD. The development of the Property shall be constructed as 

presented thereon, subject to final design development and the changes 

allowed Section 36-509(g) of the City of Norman’s PUD Ordinance, as 

amended from time to time. 

 

2. Open Space/Landscaping 

 

Open space and landscaping shall be located throughout the Property as 

shown on the attached Green Space Exhibit, attached as Exhibit D. The 

Property shall contain drainage and detention solutions that adequately 

control, contain, and channel stormwater runoff from the Property in 

accordance with all applicable City ordinances and regulations. Landscape 

buffers within the Property may be located within and/or may contain utility 

easements, waterline easements, and drainage easements. In such event, use 

of those landscape buffers with applicable easements may not interfere with 

the applicable rights conveyed through such easement. Landscaping shall 

be provided in conformity with the City of Norman ordinances, as amended 

from time to time. Final landscaping types, quantities, and locations may 

change during final design and construction.  

 

3. Signage  

 

Signage for the Property shall comply with the City of Norman’s applicable 

commercial signage restrictions, as amended from time to time. In addition 

to the signages allowed by the applicable commercial signage restrictions, 

the Property may contain a maximum of four (4) development signs 

advertising the name of the development and/or any tenants, owners, users, 

services, or locations within the development (the “Development Signs”). 

Two of the Development Signs are existing and are shown on the Revised 

Final Site Development Plan. The two additional Development Signs may 

be placed anywhere within the Property as long as such sign is not located 
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within an applicable sight triangles or City easement (unless permission has 

been granted by the City through a consent to encroachment or similar 

instrument). Each Development Sign may be a maximum of 150 square feet 

per side, each sign having no more than two (2) sides.  

 

                 4.     Traffic access/circulation/parking and sidewalks      

 

Access to the Property shall be permitted in the manner depicted on the 

attached Revised Final Site Development Plan. The Property shall comply 

with the City of Norman standards to allow for emergency access and fire 

access as necessary, as such standards may be amended from time to time. 

Sidewalks shall be provided in conformity with the City of Norman 

ordinances, as amended from time to time 

 

5. Lighting 

 

All exterior lighting shall be installed in conformance with any applicable 

City of Norman Commercial Outdoor Lighting Standards, as such may be 

amended from time to time. 

 

6. Fencing 

 

Fencing, such as, by way of example and not limitation, wrought iron, 

stockade wood, composite, and other fencing types, is permissible but is not 

required within the Property. The Applicant may file restrictive covenants 

against the Property to more narrowly tailor architectural review of fencing 

within the development. The Property may, but is not required to, install 

perimeter fencing along all or portion of the Property. Fencing, if any, shall 

not exceed eight (8) feet in height, unless the written consent of the abutting 

property owner is secured, or the Board of Adjustment approves the height, 

location, and materials as a special exception.  

 

7. Phasing 

    

It is anticipated that the Property will be developed in multiple phases. The 

western portion of the Property contains existing commercial buildings and 

associated site improvements. The timing and number of future phases will 

be determined by market demand and absorption rates. 

 

8. Exterior Materials 

Exterior materials of the building to be constructed on the Property shall 

be a minimum of eighty percent (80%) brick, wood, glass, stone, synthetic 

stone, stucco, EIFS, masonry, metal accents, composition shingles, 

synthetic slate shingles, metal roofs, or other comparable roofing 

materials, and any combination thereof. The Applicant may file restrictive 
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covenants against the Property to more narrowly tailor architectural review 

within the development. 
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EXHIBIT A 

Legal Description of the Property 

 

Lot One (1), in Block One (1), of 36TH NORTH BUSINESS PARK, a Replat of Lot 1 of S.C.M.C. 

Addition and Lot 6, Block 1, of Broce Industrial Park a Planned Unit Development and a part of 

the SW/4 of Section 14, T9N, R3W, I.M., Norman, Cleveland County, Oklahoma according to the 

recorded Plat thereof. 
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EXHIBIT B 

 Revised Final Site Development Plan 

Full Size Documents Submitted to City Staff 
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EXHIBIT C 

Allowable Uses 

 

Development Area 1 

 Gas Station/Convenience. 

 Art Gallery/Studio. 

 Assembly Halls of non-profit corporations. 

 Libraries. 

 Museums. 

 Music Conservatories. 

 Office buildings and office uses. 

 Trade schools and schools for vocational training. 

 Churches. 

 Short-term rentals. 

 Antique shop. 

 Appliance Store. 

 Artist materials supply, or studio. 

 Automobile parking lots. 

 Automobile supply store. 

 Baby shop. 

 Bakery/Baked Goods store. 

 Bank. 

 Barber shop, or beauty parlor. 

 Book or stationery store. 

 Camera shop. 

 Candy store. 

 Catering establishment. 

 Child Care / Day Care establishment. 

 Clothing or apparel store. 

 Coffee house or coffee shop. 

 Commercial uses/shops/or services. 

 Dairy products or ice cream store. 

 Delicatessen store. 

 Dress shop. 

 Drug store or fountain. 

 Dry Cleaning and Laundry Establishment. 

 Dry goods store. 

 Fabric or notion store. 

 Florist/Flower Shop. 

 Furniture Store. 

 Gift Shop. 
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 Grocery or supermarket. 

 Hardware store. 

 Hotel. 

 Interior decorating store. 

 Jewelry shop. 

 Key shop. 

 Leather Store and/or Leather Goods Store. 

 Locksmith. 

 Medical Marijuana Dispensary, as allowed by state law. 

 Medical Uses, including, but not limited to, general medical offices, dentist, ortho, 

clinics, and similar minor procedure medical offices.  

 Music, Radio, Electronics, Telephone, or Television Store. 

 Outdoor Patio. 

 Painting and decorating shop. 

 Pet shop/or Small Animal Hospital. 

 Pharmacy. 

 Photographer's studio. 

 Restaurant/Bar/Lounge/Tavern 

o may include live entertainment and/or a dance floor, (all such activity fully within 

an enclosed building) provided the kitchen remains open with full food service 

whenever live entertainment is offered. 

 Retail Shops or Stores. 

 Retail spirits store/Liquor store. 

 Spa or Similar Establishment. 

 Smoke, Tobacco, Vape, or Similar Shop. 

 Self-service laundry. 

 Sewing machine sales. 

 Sporting goods sales. 

 Shoe store or repair shop. 

 Sign Store/Printing Store. 

 T-Shirt Printing or Similar Sales or Services. 

 Tanning Spa or Tanning Establishment. 

 Tailor shop. 

 Theater (excluding drive-in theaters), Bowling Alley, Arcade, or Similar Establishments, 

including those that sell alcoholic beverages in compliance with state law. 

 Tier I Medical Marijuana Processor, as allowed by state law. 

 Tier II Medical Marijuana Processor, as allowed by state law. 

 Toy store. 

 Multi-family Residential Uses, which includes apartment buildings and similar associated 

uses such as, but not limited to, a clubhouse, leasing office, fitness center, and garage 

buildings, provided that at least the first-floor use is a permitted use in this PUD.  
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 Accessory buildings and uses customarily incidental to any of the above uses when located 

on the same lot.  

 

Development Area 2 

 Attached single family dwellings or detached zero lot line single family dwellings, 

provided that such uses comply with the area regulations in NCC 36-515(d); 

 Two-family dwelling (duplex), or a single-family dwelling with a garage apartment; 

 Apartment buildings, together with clubhouse, leasing office, fitness center, garage 

buildings, and similar associated uses; 

 Townhouse Development;  

 Short-term rentals; and 

 Accessory buildings and uses customarily incidental to any of the above uses when located 

on the same lot. 

 Additionally, commercial uses are allowed for the following on the first floors of the 

buildings: 

o Antique shop. 

o Art Gallery/Studio. 

o Artist materials supply, or studio. 

o Baby shop. 

o Bakery/Baked Goods store. 

o Bank. 

o Barber shop, or beauty parlor. 

o Book or stationery store. 

o Camera shop. 

o Candy store. 

o Child Care / Day Care establishment. 

o Clothing or apparel store. 

o Coffee house or coffee shop. 

o Commercial uses/shops/or services. 

o Dairy products or ice cream store. 

o Delicatessen store. 

o Dress shop. 

o Drug store or fountain. 

o Dry cleaning retail pickup and drop off. 

o Dry goods store. 

o Fabric or notion store. 

o Florist/Flower Shop. 

o Furniture Store. 

o Gift Shop. 

o Grocery or supermarket. 

o Interior decorating store. 

o Jewelry shop. 

o Key shop. 

o Leather Store and/or Leather Goods Store. 

o Libraries. 

o Medical uses. 
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o Museums. 

o Music, Radio, Electronics, Telephone, or Television Store. 

o Office uses. 

o Outdoor Patio. 

o Painting and decorating shop. 

o Pharmacy. 

o Photographer's studio. 

o Restaurant/Bar/Lounge/Tavern 

 may include live entertainment and/or a dance floor, (all such activity fully 

within an enclosed building) provided the kitchen remains open with full food 

service whenever live entertainment is offered. 

o Retail Shops or Stores. 

o Retail spirits store/Liquor store. 

o Spa or Similar Establishment. 

o Sewing machine sales. 

o Sporting goods sales. 

o Shoe store or repair shop. 

o Sign Store/Printing Store. 

o T-Shirt Printing or Similar Sales or Services. 

o Tanning Spa or Tanning Establishment. 

o Tailor shop. 

o Toy store. 

o Accessory buildings and uses customarily incidental to any of the above uses when 

located on the same lot. 
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EXHIBIT D 

 

GREEN SPACE EXHIBIT 

Full Size Documents Submitted to City Staff 
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EXHIBIT E 

DEVELOPMENT AREA EXHIBIT 
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City of Norman Predevelopment  August 28, 2025  
  

Applicant: 36 North LLC.  
 

Project Location: 2721 36th Avenue NW 
 
Case Number: PD25-22 
 
Time: 5:30 p.m.   
 
Applicant Representative:  
Gunner Joyce 
Ben LaCourse 
 
Attendees: 
Kenneth Orr 
Tricia Carelton 
Sheri Vera 
Erica Bird  
 
City Staff:  
Kelly Abell, Planner I 
 
Application Summary:  
The applicant is requesting to amend the existing Planned Unit Development (PUD) to 
modernize the development criteria, expand the range of permitted uses, and update the 
site plan. The intent of these changes is to encourage additional commercial activity and 
support the full build-out of the property. Currently, there are three mixed-use buildings 
along 36th Avenue NW, with commercial uses located on the ground floor, residential on 
the top floor. The proposed amendment would allow commercial uses throughout these 
buildings, not limited to the ground level. Located behind the commercial frontage is a 
multifamily residential component, for which the applicant is also seeking to modernize 
development standards to better align with current market demands and design 
expectations 
  
Neighbors’ Comments/Concerns/Responses: 
Several neighboring residents were in attendance and shared concerns primarily related 
to traffic, lighting, and the green space located south of the project site. Specifically, 
neighbors expressed that introducing additional commercial uses could exacerbate 
existing traffic congestion in the area. There were also numerous questions regarding 
lighting, particularly the potential impact of commercial and parking area lights, including 
light spillover into adjacent residential properties. In addition, residents raised concerns 
about the small green space immediately south of the site, with particular attention to 
the preservation of existing trees and vegetation. The applicant’s representative 
acknowledged these concerns and committed to relaying them to the developer for 
further consideration. City staff also clarified that, at the building permit stage, 
compliance with commercial lighting standards will be required, including the use of full 
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cut-off fixtures and submission of a photometric plan to prevent light spillover onto 
adjacent properties. 
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 12/11/2025 

REQUESTER: 36 North, LLC 

PRESENTER: Logan Gray, Planner II 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF ORDINANCE O-2526-25: 
AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA, AMENDING SECTION 36-201 OF THE CODE OF THE CITY 
OF NORMAN SO AS TO REMOVE THE LOT 1, BLOCK 1 OF 36TH 
NORTH BUSINESS PARK AND A REPLAT OF LOT 1, BLOCK 1 OF 
S.C.M.C. ADDITION AND LOT 6, BLOCK 1, OF BROCE INDUSTRIAL 
PARK OF THE INDIAN MERIDIAN, TO NORMAN, CLEVELAND COUNTY, 
OKLAHOMA, FROM A PUD, PLANNED UNIT DEVELOPMENT, AND 
PLACE SAME IN A PUD, PLANNED UNIT DEVELOPMENT; AND 
PROVIDING FOR THE SEVERABILITY THEREOF.  (GENERALLY 
LOCATED EAST OF 36TH AVENUE N.W. APPROXIMATELY ONE-HALF 
MILE NORTH OF ROCK CREEK ROAD; WARD 8) 

  
 
APPLICANT/REPRESENTATIVE 36 North, LLC/Rieger Sadler Joyce, LLC 
 
LOCATION  East of 36th Ave. NW approximately one-half 

mile north of Rock Creek Rd. 
  
WARD  8 
 
CORE AREA No 
 
EXISTING ZONING PUD, Planned Unit Development 
 
EXISTING LAND USE DESIGNATIONS Commercial and Interchange Mixed Use 
 
CHARACTER AREA Corridor (In-Town) 
 
PROPOSED ZONING PUD, Planned Unit Development 
 
PROPOSED LAND USE No Change 
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REQUESTED ACTION   Amend the existing PUD to allow more 
commercial uses, allow more multi-family 
residential units, and amend the adopted 
site plan. 

 
SUMMARY: 
The applicant, 36 North, LLC, is requesting an amendment to the existing PUD, Planned Unit 
Development (O-1314-16). The proposed amendment will change the site plan to allow for a 
modernized layout. It will also update the development regulations, allow more commercial and 
office uses, including gas stations, short-term rentals, and vocational and trade schools, allow 
more multi-family residential units, and amend the Revised Final Site Development Plan. 
 
EXISTING CONDITIONS: 
 
SIZE OF SITE: 19.96 Acres 
 
SURROUNDING PROPERTIES 

 Subject 
Property North East South West 

Zoning PUD I-1 I-1  A-2 & I-1   R-1 & R-M-6 

Land Use 

Commercial 
& 

Interchange 
Mixed Use  

Commercial 
& 

Interchange 
Mixed Use 

Interchange 
Mixed Use 

Commercial 
& 

Interchange 
Mixed Use 

Urban 
Medium 

Current Use Commercial Industrial 
Commercial, 
Industrial, & 

Civic 

Industrial & 
Commercial 

Residential 
(Single-
Family)  

  
EXISITING ZONING DESIGNATION  
PUD, Planned Unit Development 
It is the intent of this section to encourage developments with a superior built environment 
brought about through unified development and to provide for the application of design 
ingenuity in such developments while protecting existing and future surrounding areas in 
achieving the goals of the comprehensive plan of record. The PUD, Planned Unit Development 
District herein established is intended to provide for greater flexibility in the design of buildings, 
yards, courts, circulation, and open space than would otherwise be possible through the strict 
application of other district regulations. In this way, applicants may be awarded certain 
premiums in return for assurances of overall planning and design quality, or which will be of 
exceptional community benefit, and which are not now required by other regulations. By 
permitting and encouraging the use of such procedures, the Planning Commission and City 
Council will be able to make more informed land use decisions and thereby guide development 
more effectively in the best interest of the health, safety, and welfare of the City. Specifically, 
the purposes of this section are to encourage: 

• A maximum choice in the types of environment and living units available to the public. 
• Provision of more usable and suitably located open space, recreation areas, or other 

common facilities than would otherwise be required under conventional land 
development regulations. 
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• Maximum enhancement and minimal disruption of existing natural features and 
amenities. 

• Comprehensive and innovative planning and design of diversified developments which 
are consistent with the City's long-range plan and remain compatible with surrounding 
developments. 

• More efficient and economic use of land resulting in smaller networks of utilities and 
streets, thereby lowering costs. 

• Preparation of more complete and useful information which will enable the Planning 
Commission and City Council to make more informed decisions on land use. The PUD, 
Planned Unit Development regulations are designed to provide for small- and large-
scale developments incorporating a single type or a variety of residential, commercial, 
industrial and related uses which are planned and developed as a unit. Such 
development may consist of individual lots, or it may have common building sites. 
Private or public common land and open space must be an essential, major element of 
the development, which is related to, and affects, the long-term value of the homes and 
other development. A planned unit development shall be a separate entity with a distinct 
character that respects and harmonizes with surrounding development. 

 
LAND USE DESIGNATIONS    
Interchange Mixed-Use 
Characterized by major community and regional commercial developments that are large in 
scale and have high traffic impact. Efficient, walkable pattern of development with variety in 
commercial arrangements. Moderate building spacing and separation of uses. Allowances for 
commercial activities that draw from a regional level; neighborhood services are less common. 

• Interchange Mixed-Use areas should be predominately non-residential with minimal 
residential uses at compatible densities. 

• Gross densities in any single development should be greater than 18 units per acre. 
 
Commercial 
Efficient, walkable pattern of development with a variety in commercial arrangements. 
Moderate building spacing and separation of uses. Allowances for commercial activities that 
draw from a regional level, while still supporting neighborhood services. Primarily featuring 
retail establishments that have a large trade area and are auto-centric in design. The large 
retail site often acts as an attractor to other activities that rely on pass-by vehicle trips. 

• Predominately non-residential uses with a smaller percentage of residential uses at 
compatible densities and scales. 

 
CHARACTER AREA DESIGNATION 
Corridor Areas 
Corridor Areas are developed or undeveloped land on both sides of a roadway; primarily 
designated, although not limited to, commercial and mixed-use development with auto-centric 
design. Scale and location affect the type and intensity of these uses. Corridor character is 
determined by scale and is recognized in three main areas. (Gateway, In-Town, and 
Downtown)  
 
In-Town Corridors 
Arterial streets servicing neighborhood needs including commercial, residential, civic, and 
recreational uses. Already or likely to experience uncontrolled strip development if growth is 
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not properly managed. Anticipating high public transit access, including stops and shelters in 
locations safe for passengers and operations. These corridors are managed under Suburban 
Neighborhood Character Area policies and Action Items. 
 
NEAREST PUBLIC PARK 
Berkeley Park is located approximately 0.2 miles west of the development site within the 
Berkeley Addition neighborhood, which is across 36th Ave. NW from the subject property. The 
park is on the south side of Astor Dr. There does not appear to be a designated safe 
pedestrian crossing at this location on 36th Ave. NW. 
 
The Norman Board of Parks Commissioners, on March 6, 2008, recommended fee in lieu of 
park land if any of the proposed residential development occurs. This decision still applies to 
the proposed development. 
 
PROCEDURAL REQUIREMENTS: 
 
PRE-DEVELOPMENT:    PD25-22  August 28, 2025 
Several neighboring residents were in attendance and shared concerns primarily related to 
traffic, lighting, and the green space located south of the project site. Specifically, neighbors 
expressed that introducing additional commercial uses could exacerbate existing traffic 
congestion in the area. There were also numerous questions regarding lighting, particularly the 
potential impact of commercial and parking area lights, including light spillover into adjacent 
residential properties. In addition, residents raised concerns about the small green space 
immediately south of the site, with particular attention to the preservation of existing trees and 
vegetation. The applicant’s representative acknowledged these concerns and committed to 
relaying them to the developer for further consideration. City staff also clarified that, at the 
building permit stage, compliance with commercial lighting standards will be required, including 
the use of full cut-off fixtures and submission of a photometric plan to prevent light spillover 
onto adjacent properties. 
 
REVIEW COMMENTS:   
This application was submitted to the following agencies, departments, and/or divisions for 
review and comment. An asterisk (*) indicates that the agency, department, and/or division 
responded with review comments “inconsistent” with AIM Norman Plan. Items italicized and 
blue in these sections represent City Staff analysis. 
 
CITY DEPARTMENTS 
1. Fire Department 
2. Building Permitting Review 
3. Public Works/Engineering 
4. Transportation Engineer 
5. Planning 
6. Utilities 
 
FIRE DEPARTMENT 

Items related to Fire codes will be addressed at the building permit stage.  

BUILDING REVIEW 
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Building codes and all applicable trades will be addressed at the building permit stage.   

PUBLIC WORKS/ENGINEERING 

The subject property is platted as 36th North Business Park. No additional subdivision is 
requested. There are no additional comments from Public Works/Engineering. 

TRANSPORTATION ENGINEER 

The subject property is platted, therefore a report from the Transportation Engineer is not 
required for this development. There are no additional comments from the Transportation 
Engineer. 

PLANNING 

ZONING CODE CONSIDERATIONS 
PUD, Planned Unit Development 
It is the intent of this section to encourage developments with a superior built environment 
brought about through unified development and to provide for the application of design 
ingenuity in such developments while protecting existing and future surrounding areas in 
achieving the goals of the comprehensive plan of record. The PUD, Planned Unit Development 
District herein established is intended to provide for greater flexibility in the design of buildings, 
yards, courts, circulation, and open space than would otherwise be possible through the strict 
application of other district regulations. In this way, applicants may be awarded certain 
premiums in return for assurances of overall planning and design quality, or which will be of 
exceptional community benefit, and which are not now required by other regulations. By 
permitting and encouraging the use of such procedures, the Planning Commission and City 
Council will be able to make more informed land use decisions and thereby guide development 
more effectively in the best interest of the health, safety, and welfare of the City. Specifically, 
the purposes of this section are to encourage: 

• A maximum choice in the types of environment and living units available to the public. 
• Provision of more usable and suitably located open space, recreation areas, or other 

common facilities than would otherwise be required under conventional land 
development regulations. 

• Maximum enhancement and minimal disruption of existing natural features and 
amenities. 

• Comprehensive and innovative planning and design of diversified developments which 
are consistent with the City's long-range plan and remain compatible with surrounding 
developments. 

• More efficient and economic use of land resulting in smaller networks of utilities and 
streets, thereby lowering costs. 

• Preparation of more complete and useful information which will enable the Planning 
Commission and City Council to make more informed decisions on land use. The PUD, 
Planned Unit Development regulations are designed to provide for small- and large-
scale developments incorporating a single type or a variety of residential, commercial, 
industrial and related uses which are planned and developed as a unit. Such 
development may consist of individual lots, or it may have common building sites. 
Private or public common land and open space must be an essential, major element of 
the development, which is related to, and affects, the long-term value of the homes and 
other development. A planned unit development shall be a separate entity with a distinct 
character that respects and harmonizes with surrounding development. 
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The applicant requests an amendment to the existing PUD to expand the allowed commercial 
and office uses, including gas stations, short-term rentals, and vocational and trade schools, 
allow more multi-family residential units, and amend the adopted site development plan. This 
proposal remains consistent with the purpose of the existing PUD. 

Uses Permitted 

• The Property will be developed as a mixed-use development, featuring commercial, 
office, retail, and multi-family residential uses. A complete list of the allowable uses may 
be found in Exhibit C of the PUD Narrative. 

The proposed PUD amendment proposes a mixed-use development of 21 buildings in addition 
to the three existing, allowing for commercial, office, and multi-family residential uses. The 
submitted Revised Final Site Development Plan shows 15 buildings with 220 total multi-family 
residential units. The remaining five buildings are located along the northern edge of the 
development site and may contain commercial, office, or residential uses. The proposed PUD 
amendment removes the current PUD’s restriction of commercial uses to the ground floor only. 
The proposed uses are consistent with surrounding zoning, as the development site abuts 
industrial and commercial uses to the north, south, and east, and single-family residential uses 
to the west across 36th Ave. NW. 

Area Regulations  

• Setback off 36th Ave NW: 
All buildings within the Property that front 36th Ave NW shall have a minimum twenty-
five (25’) foot building setback from the property line fronting 36th Ave NW. 

• Setback off of North Property Line: 
All buildings within the Property that abut the neighboring property located to the North 
of the Property shall have a minimum fifteen (15’) foot building setback from the North 
property line.  

• Setback off of South Property Line: 
All buildings within the Property that abut the neighboring property located to the South 
of the Property shall have a minimum fifteen (15’) foot building setback from the South 
property line. 

• Setback off of East Property Line: 
All buildings within the Property that abut the neighboring property located to the East of 
the Property shall have a minimum twenty-five (25’) foot building setback from the East 
property line. 

• Setback off of Utility Easements: 
If a utility or other public easement is not located within the required building setbacks 
enumerated above, all buildings shall maintain a minimum setback of one (1’) foot from 
the easement line. 

• No Other Setbacks: 
Except for the building setbacks enumerated above, there shall be no other required 
setbacks for the buildings located within the Property to allow for a flexible development 
of the Property over time. 
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The proposed front setback from the western property line, which abuts 36th Ave. NW, is 25’. 
The proposed side setbacks from the north and south property lines are 15’. The proposed 
rear setback from the east property line is 25’. The proposed setback from utility easements is 
1’ from the easement line. These setbacks are largely consistent with the surrounding zoning 
districts, meeting or exceeding most of their setback regulations with the exception of the A-2 
district to the south of the subject property, which has greater setbacks than those proposed by 
this PUD amendment. 

Height Regulations 

• The maximum height for any building on the Property shall be five (5) stories. 

The proposed five-story building height maximum is consistent with the height regulations for 
the surrounding zoning districts with the exception of R-1, which does not allow for building 
heights over three stories.  

Open Space 

• Open space and landscaping shall be located throughout the Property as shown on the 
attached Green Space Exhibit, Exhibit D of the PUD Narrative. The Property shall 
contain drainage and detention solutions that adequately control, contain, and channel 
stormwater runoff from the Property in accordance with all applicable City ordinances 
and regulations.  
 

Open space in the proposed development is detailed in the Green Space Exhibit, attached to 
the proposed PUD Narrative. The total proposed open space is 27% of the total area. This 
exceeds the required 10% to 15% open space requirement under Section 36-509, PUD, 
Planned Unit Developments. The open space will contain stormwater drainage and detention 
to control runoff in accordance with City regulations. For these reasons, the open space is 
consistent with the surrounding area. 
 
Traffic Access, Circulation, Parking and Sidewalks 

• Access to the property shall be permitted in the manner depicted in the attached 
Revised Final Site Development Plan. Sidewalks shall be provided in conformity with 
the City of Norman ordinances. 

• The Property shall comply with Norman’s applicable parking ordinances. 

The proposed development will be accessed by the two existing drives on 36th Ave NW, and 
by a connection to Broce Ct. to the east. There are 783 parking spaces shown on the Revised 
Final Site Development Plan, which exceeds the minimum recommended off-street parking 
spaces of Section 36-548, Off-Street Parking Requirements. Although the proposed off-street 
parking aligns closely with the required off-street parking spaces for single and two-family 
residential uses, Section 36-509, PUD, Planned Unit Developments, states that off-street 
parking should generally follow the regulations outlined in Section 36-548, Off-Street Parking. 
Sidewalks will be provided throughout the development and will connect the multi-family 
residential uses to existing public pedestrian infrastructure. For these reasons, the proposed 
development is consistent with City regulations. 
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Landscaping 

• Open space and landscaping shall be located throughout the Property as shown on the 
attached Green Space Exhibit, Exhibit D of the PUD Narrative. The Property shall 
contain drainage and detention solutions that adequately control, contain, and channel 
stormwater runoff from the Property in accordance with all applicable City ordinances 
and regulations.  
 

Landscaping will be provided throughout the development site. The proposed landscaping and 
open space are consistent with City regulations. 

Signage 

• Signage for the Property shall comply with the City of Norman’s applicable commercial 
signage restrictions, as amended from time to time. In addition to the signages allowed 
by the applicable commercial signage restrictions, the Property may contain a maximum 
of four (4) development signs advertising the name of the development and/or any 
tenants, owners, users, services, or locations within the development (the “Development 
Signs”). Two of the Development Signs are existing and are shown on the Revised Final 
Site Development Plan. The two additional Development Signs may be placed 
anywhere within the Property as long as such sign is not located within an applicable 
sight triangles or City easement (unless permission has been granted by the City 
through a consent to encroachment or similar instrument). Each Development Sign may 
be a maximum of 150 square feet per side, each sign having no more than two (2) 
sides. 

The proposed development is consistent with the City’s signage regulations, as it is proposing 
commercial signage regulations for commercial uses. 

Screening 

• The Property may, but is not required to, install perimeter fencing along all or portion of 
the Property. Fencing, if any, shall not exceed eight (8) feet in height, unless the written 
consent of the abutting property owner is secured, or the Board of Adjustment approves 
the height, location, and materials as a special exception. 

The proposed development is consistent with the requirements under Section 36-552, 
Fencing, Walls, And Screening, as the development does not abut any districts or uses that 
would require screening. 

Exterior Materials 

• Exterior materials of the building to be constructed on the Property may be a minimum 
of eighty percent (80%) brick, wood, glass, stone, synthetic stone, stucco, EIFS, 
masonry, metal accents, composition shingles, synthetic slate shingles, metal roofs, or 
other comparable roofing materials, and any combination thereof.  

The proposed exterior materials are consistent with the requirements under Section 36-547, 
Exterior Appearance of the Zoning Ordinance, which states that commercial or non-residential 
buildings within a PUD must have exterior walls of at least 80% masonry or other structural 
material of equal durability and architectural effect. 
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Sanitation/Utilities 

• The necessary utility services for this project are already located in relative proximity to 
the Property or shall be extended to the Property, as necessary. 

• Trash may be handled through on-site dumpsters. A trash compactor(s) and its 
enclosure(s) may also be located on site to facilitate trash removal. Any dumpster or 
trash facilities shall be screened within closures that are built of materials to be 
compatible with the building exteriors in the main building and constructed to City 
Standards. 

The proposed development will be consistent with all applicable City of Norman utilities 
standards. 

COMPREHENSIVE PLAN CONSIDERATIONS 

Character Area Policies 

General Policies 

Residential Policies 

• New residential development should blend with existing housing, incorporating tools 
such as buffering requirements and right-sized public spaces as defined in land use 
categories. 

• Accommodate a variety of housing styles, sizes, densities, and price points to suit 
diverse housing needs. 

• New residential development should use a variety of techniques to avoid the 
appearance of identical homes, increasing vibrancy and diversity in the built 
environment. 

The proposed development is consistent with the Character Area General Residential Policies 
because it promotes a type of housing and density that is not common in the surrounding area. 
The multi-family residential portion of the development proposes multi-family housing with open 
space in between to avoid the appearance of identical homes. 

Non-Residential Policies 

• New non-residential development should use high quality building materials such as 
glass, brick, stone, wood or cementitious siding. 

• Require that loading areas be located to the rear and sides of buildings and screened 
from view. 

• Ensure that all sides of a parking garage that are visible from public view are 
architecturally consistent with the buildings it serves. 

• Buildings in a corporate campus setting should have an internal pedestrian network 
between buildings. 

The proposed development is consistent with the Character Area General Non-Residential 
Policies, as it will incorporate high-quality building materials, and any loading areas will be 
located to the rear of buildings. The development does not propose any parking garages. 
Sidewalks will be provided throughout the development for pedestrian circulation and connection 
to existing public pedestrian infrastructure. 

Corridor Areas (In Town) Policies 

1015

Item 38.



Page 10 of 15 

• Infrastructure extensions should occur incrementally, and new developments must 
connect to City water and sewer, which may require extension of lines. 

• Protect drainageways in accordance with WQPZ ordinance within new development 
and expand their use for public trail access. 
o Treat water quality volume from runoff for volume recommended in stormwater 

master plan and in accordance with EDC Section 7000. 
o The open spaces created around drainageways should be connected when feasible 

to create wildlife corridors. 
• Reduce the impact of higher intensity uses to adjacent lower intensity uses with 

screening and landscaping. Native landscaping is encouraged. 
o Prioritize preservation of existing mature street trees. 

• Promote a mix of housing types, including accessory dwelling units, and new, well-
designed similarly scaled multi-unit residences to increase neighborhood density and 
income diversity. 
o Priority for higher density, mixed-income, and affordable housing opportunities 

should be assigned to locations with multi-modal transportation access and capacity. 
o Based on associated Land Use, housing typologies of all intensity levels are 

appropriate within the Suburban Character area. 
• Encourage: 

o More mixing of uses, including neighborhood services, job centers, and residential 
uses of similar intensities. 

o Retrofitting existing commercial and retail strip development in areas that are likely 
to undergo renovation or potential demolition in the life of this plan. 

o Civic, cultural uses, entertainment establishments that will promote community 
interaction and public open space. 

• As streets move further from the center of the Core Neighborhood Character Area and 
parcel sizes and development patterns work against pedestrian circulation, focus should 
shift to vehicular safety, corridor appearance and traffic speeds while still providing 
basic access and safety for pedestrians and bicyclists. Transportation accommodations 
should: 
o Ensure interconnectivity between developments for local and collector streets. 
o Provide access to trails with all new development, when feasible to integrate trail 

plans outlined in the Transportation and Park Master Plans into developments. 
o Connect streets between land uses and include complete street approaches for 

undeveloped sites. 
o Use the most recent Transportation Master Plan to fill pedestrian system gaps along 

streets, to trails, and within developments. 
o Encourage network of multi-modal transportation options to neighborhood centers 

and local mixed-use developments. 
 

The proposed development is consistent with the policies of the Corridor Area (In Town) 
policies, as it is a mixed-use development that provides a type of housing that is lacking in the 
area, utilizes existing utilities infrastructure, and encourages multimodal transportation due to 
its proposed connection to nearby public pedestrian infrastructure. 

Land Use Development Policies 

Commercial Policies 
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• Efficient, walkable pattern of development with a variety in commercial arrangements. 
Moderate building spacing and separation of uses. Allowances for commercial activities 
that draw from a regional level, while still supporting neighborhood services. Primarily 
featuring retail establishments that have a large trade area and are auto-centric in 
design. The large retail site often acts as an attractor to other activities that rely on 
pass-by vehicle trips. 

o Predominantly non-residential uses with a smaller percentage of residential 
uses at compatible densities and scales. 

The proposed development is mixed-use, but largely multi-family residential in nature, as it 
consists of 15 multi-family residential buildings with 220 total units out of the 21 proposed 
buildings. Because it is higher percentage of residential uses, it is inconsistent with this 
Commercial Land Use policy. However, this project is providing needed housing and is 
providing the allowance for mixed-use in all residential structures.  

Building Types 

• Focus on big-box retail, office, small-scale manufacturing, and distribution. 
• Developments are mostly non-residential. Multi-unit residential can be a transitional use 

to a lower intensity residential neighborhood as part of employer housing. 

The proposed development does not focus on big-box retail, small-scale manufacturing, or 
distribution uses, but rather commercial, office, and multi-family residential uses. There are 15 
proposed multi-family residential buildings, which will occupy a large portion of the 
development site. For these reasons, the proposed development is inconsistent with this 
Commercial Land Use policy. 

Site Design 

• Parking lots may be converted into buildable sites. 
• Some locations may warrant 2-3 story parking decks serving multiple campuses or 

areas. 
• Special attention to pedestrian circulation from tenant to tenant. 
• Shared waste streams for garbage and grease, limited off-hour deliveries, and inclusion 

of other design features that mitigate service and loading impacts on adjacent lower 
intensity uses. 

• Landscaping should be thoughtfully planned and maintained to cultivate an attractive 
environment. 

• Stormwater management should be integrated into projects and designed, when 
possible, as a site or district amenity. 

The development proposes landscaping and stormwater management in compliance with City 
regulations. These features will serve the entire development site. Sidewalks will be included 
throughout the development. For these reasons, the proposed development is consistent with 
this Commercial Land Use policy. 

Transportation 

• High-connectivity grid pattern providing viable locations for higher intensity land uses, 
and allowing multiple access points and routes between uses. Most of the arterials have 
or will have adequate pedestrian facilities, giving people the option of walking to get to 
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and from these locations. Existing surface parking lots at these locations often present 
an opportunity to modify the circulation pattern, improve access, and add other benefits. 
Improving access for pedestrians and bicyclists will be a priority, including modernizing 
multi-modal infrastructure. Locations at major transit stations highly preferred, transit 
accommodations should be integrated, if not already established. 

The proposed development is consistent with this Commercial Land Use policy because it 
promotes interconnectivity through its proximity to multi-modal transit infrastructure, including a 
sidewalk on 36th Ave. NW with access to an Embark bus stop. Sidewalks will be provided 
throughout the development and will connect to existing public pedestrian infrastructure. 

Utility Access 

• A full range of utilities should be available. If services are not already in place, they must 
be extended by the developer during the platting process to be suitable for 
development. If development occurs adjacent to existing facilities that are determined to 
be insufficient to meet the demands of the proposed development, the developer must 
upgrade the existing facilities to enhance the capacity of the utility systems. 

The development site has access to public water and sanitary sewer facilities. The 
development is consistent with this Commercial Land Use policy. 

Public Space 

• Plazas, café seating, and other small, well-designed outdoor spaces. Traditional public 
parks are not appropriate. Pedestrian amenities and connections to regional trails are 
commonly integrated. 

The proposed development provides a swimming pool in the multi-family residential portion. 
While the submitted Revised Final Site Development Plan does not show amenities such as 
plazas, café seating, or other outdoor spaces, the site may allow for such amenities, should 
commercial or office tenants wish to install them. Sidewalks will also be provided throughout 
the development and will connect to existing public pedestrian infrastructure. For these 
reasons, the development is consistent with this Commercial Land Use Policy. 

Interchange Mixed-Use Policies 

• Characterized by major community and regional commercial developments that are 
large in scale and have high traffic impact. Efficient, walkable pattern of development 
with variety in commercial arrangements. Moderate building spacing and separation of 
uses. Allowances for commercial activities that draw from a regional level; 
neighborhood services are less common. 

o Interchange Mixed-Use areas should be predominately non-residential with 
minimal residential uses at compatible densities. 

o Gross densities in any single development should be greater than 18 units 
per acre. 

The proposed development does not feature large-scale commercial development, and is 
largely multi-family residential in nature, with 220 multi-family residential units in 15 buildings. 
The gross density for the multi-family residential development is only 11 units per acre. For 
these reasons, the proposal is inconsistent with this Interchange Mixed-Use Land Use policy. 

Building Types 
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• Taller buildings (3+ stories), especially close to the Interstate itself, are appropriate. 
• All building sizes can be accommodated. 
• Buildings should be custom designed to be sensitive to the context of their site and the 

surrounding development and/or open space. 
• High density housing types are present. These uses can be mixed in with commercial, 

but should be clearly incidental to the commercial use and are not appropriate on the 
ground floor of a mixed-use building.  

• Single-use, medium density residential structures may be appropriate with extensive 
review along edges transitioning to residential areas. 

The proposed development is consistent with this Interchange Mixed-Use Land Use policy, 
because while it proposes medium density, rather than high-density, residential structures, the 
proposed density is more sensitive, and acts as a transition to, to the nearby single-family 
residential areas. While this proposed building height is taller than the single-family residential 
developments to the west of the site, they are buffered by the existing, two-story commercial 
structures located along the frontage of 36th Ave. NW. 

Site Design 

• Sites in this land use should be carefully planned to be attractive, especially from both 
Interstate-35 and potential turnpike corridors. 
o Building design, articulation, and landscaping should contribute to the attractiveness 

of sites from the major roadways. 
 Parking areas should be oriented away from sight lines from both Interstate-35 

and potential Turnpike corridors. 
• Site layout should make it comfortable to walk throughout the area and experience the 

unique place. 
• Adjacent buildings and uses should be clearly integrated with thoughtful design such as 

cross-access, shared parking, driveway closures, and connected pathways. 
o Special attention to pedestrian circulation from tenant to tenant is important. 

• Accommodates a wide variety of activities that support commercial uses. Components 
such as well-designed outdoor seating, landscaping, bike and pedestrian 
improvements, site lighting improvements, diversified tenant mix, and other 
placemaking opportunities must be incorporated into proposed developments. 

The proposed development is consistent with this Interchange Mixed-Use Land Use policy 
because it features an attractive design using high-quality building materials, and a large 
portion of its parking facilities are located internally and are not visible from the right of way. 
Additionally, the proposed development features internal pedestrian infrastructure with a 
connection to existing public pedestrian infrastructure, and its allowed uses support a diverse 
mix of tenants, contributing to a unique sense of place. 

Transportation 

• Existing surface parking lots at these locations often present an opportunity to modify 
the circulation pattern, improve access, and add other benefits. New and redeveloped 
parking should be a secondary component, unless provided as public street parking, 
located in the rear, in alleys, screened from view of the right of way, and/or in large 
shared parking facilities or decks. A highly connected multi-modal network is required to 
support current and future needs of these important areas. Improving access for 
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pedestrians and bicyclists will be a priority, including modernizing multi-modal 
infrastructure. Public transit accommodations should be integrated, if not already 
established. 

The proposed development utilizes existing parking areas on the site. The majority of these 
parking facilities will serve the proposed multi-family residential development, and are partially 
screened from the right of way by existing commercial buildings along the frontage of 36th Ave. 
NW. There is a transit stop approximately 0.7 miles north of the development site, accessible 
via a sidewalk along 36th Ave. NW. For these reasons, the proposed development is 
consistent with this Interchange Mixed-Use Land Use Policy. 

Utility Access 

• A full range of utilities should be available. If services are not already in place, they must 
be extended by the developer during the platting process to be suitable for 
development. If development occurs adjacent to existing facilities that are determined to 
be insufficient to meet the demands of the proposed development, the developer must 
upgrade the existing facilities to enhance the capacity of the utility systems. 

The development site has access to public water and sanitary sewer facilities. The proposed 
development is consistent with this Interchange Mixed-Use Land Use policy. 

Public Space 

• Plazas, café seating, and other outdoor spaces of significance should be present. 
Traditional public parks are not appropriate. Private parks within housing developments 
are permissible. Pedestrian amenities and connections to regional trails are commonly 
integrated. 

The proposed development provides a swimming pool in the multi-family residential portion. 
While the submitted Revised Final Site Development Plan does not show amenities such as 
plazas, café seating, or other outdoor spaces, the site may allow for such amenities, should 
commercial or office tenants wish to install them. Sidewalks will also be provided throughout 
the development and will connect to existing public pedestrian infrastructure. For these 
reasons, the development is consistent with this Interchange Mixed-Use Land Use Policy. 

Neighborhood and/or Special Area Plans 

This location is not within a Neighborhood or Special Planning Area. 

UTILITIES 

AIM NORMAN PLAN CONFORMANCE 

Proposed development is in accordance with AIM Water and Wastewater Utility Master Plans. 

SOLID WASTE MANAGEMENT  

Proposed development meets requirements for City streets and provides access for solid waste 
services. 

WATER/WASTEWATER AVAILABILITY 
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Water Availability  

Adequate capacity within the water system exists to serve the proposed development.  

Wastewater Availability  

Adequate capacity within the wastewater system exists to serve the proposed development.  
 
ALTERNATIVES/ISSUES:      
The PUD Narrative proposes amending the currently approved PUD to expand the allowed 
commercial uses, allow for multi-family residential development, and amend the Revised Final 
Site Development Plan. The proposed development will include 21 new buildings in addition to 
the three existing. Of the 21 new buildings, 15 will be multi-family residential in use, with 220 
units in total. The remaining five new buildings may be commercial, office, or residential in use. 
The proposed development will include 783 parking spaces. The development site abuts 
industrial, commercial, and civic properties to the north, east, and south. There are single-
family residential dwellings to the west of the development site, across 36th Ave. NW. The 
proposed development will provide a greater variety of housing options and densities to this 
area. 
 
The proposed development aligns with the AIM Norman Comprehensive Land Use Plan by 
providing a greater variety of housing options and densities to this area of Norman, in an area 
with existing utilities infrastructure and multimodal transportation connections. 
 
ANALYSIS: 
While the proposed development is inconsistent with some of the Land Use and Character 
Area policies under the AIM Norman Comprehensive Land Use Plan, it should be noted that 
the existing PUD was adopted, platted, and partially developed under the previous 
comprehensive plan, NORMAN 2025 Land Use and Transportation Plan. The proposed 
development is consistent with the original intent of the existing PUD, and the new design will 
also provide medium density, multi-family residential options along 36th Ave. NW., contributing 
to Norman’s undersupplied housing stock. 
 
CONCLUSION: Staff forwards this request to amend the existing PUD, Planned Unit 
Development (O-1314-16), to a new PUD, Planned Unit Development District (O-2526-25), to 
the Planning Commission for consideration and recommendation to City Council. 
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Voting Yea:  Commissioner Brewer, Commissioner McClure, Commissioner McKown, 
Commissioner Bird, Commissioner Jablonski, Commissioner McDaniel 
 
Planning Commission recommended approval of Ordinance O-2526-24. 

36th North, LLC Rezoning and Utility Easement Closure 

8. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF ORDINANCE O-2526-25: AN ORDINANCE OF THE 
COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, AMENDING SECTION 36-201 
OF THE CODE OF THE CITY OF NORMAN SO AS TO REMOVE THE LOT 1, BLOCK 
1 OF 36TH NORTH BUSINESS PARK AND A REPLAT OF LOT 1, BLOCK 1 OF 
S.C.M.C. ADDITION AND LOT 6, BLOCK 1, OF BROCE INDUSTRIAL PARK OF THE 
INDIAN MERIDIAN, TO NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM A 
PUD, PLANNED UNIT DEVELOPMENT, AND PLACE SAME IN A PUD, PLANNED 
UNIT DEVELOPMENT; AND PROVIDING FOR THE SEVERABILITY THEREOF.  
(GENERALLY LOCATED EAST OF 36TH AVENUE N.W. APPROXIMATELY ONE-
HALF MILE NORTH OF ROCK CREEK ROAD; WARD 8) 

 ITEMS SUBMITTED FOR THE RECORD 
1. Staff Report 
2. Location Map 
3. PUD Narrative 
4. Site Development Plan 
5. Development Area Exhibit 
6. Pre-Development Summary 

9. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMNENDMENT, 
AND/OR POSTPONEMENT OF ORDINANCE O-2526-26: AN ORDINANCE OF THE 
COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, CLOSING SPECIFIC FIFTEEN-
FOOT (15’) UTILITY EASEMENTS WITHIN LOT 1, BLOCK 1, 36TH NORTH 
BUSINESS PARK, A PLANNED UNIT DEVELOPMENT, NORMAN, CLEVELAND 
COUNTY, OKLAHOMA; AND PROVIDING FOR THE SEVERABILITY THEREOF.  
(EAST OF 36TH AVENUE N.W. APPROXIMATELY ONE-HALF MILE NORTH OF 
ROCK CREEK ROAD; WARD 8) 

 ITEMS SUBMITTED FOR THE RECORD 
1. Staff Report 
2. Request to Close Platted Utility Easements Memo 

Staff Presentation 

Lora Hoggatt, Planning Services Manager, presented the staff report. 

Applicant Presentation 

Sean Rieger, representative of the applicant, provided an overview of the project. 
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Commissioner Jablonski asked how much concrete would be changed or left in place. Mr. Rieger 
explained that some of the existing concrete areas will instead be developed as apartment 
buildings. 

Commissioner Brewer asked whether all of the existing concrete would remain or if new concrete 
would be installed. Mr. Rieger responded that they will evaluate the concrete as work proceeds 
to determine whether the existing concrete can be reused. 

Public Comments 

There were no public comments.  

Planning Commission Discussion 

Motion made by Commissioner McClure, Seconded by Commissioner Brewer. 
 
Voting Yea: Commissioner Brewer, Commissioner McClure, Commissioner McKown, 
Commissioner Bird, Commissioner Jablonski, Commissioner McDaniel 

Planning Commission recommended approval of Ordinance O-2526-25 & O-2526-26. 

MISCELLANEOUS COMMENTS OF PLANNING COMMISSION AND STAFF 

There were no miscellaneous comments.  

ADJOURNMENT 

The meeting was adjourned at 6:17 p.m. 

Passed and approved this ____________ day of ______________ 2026. 

 
Planning Commission Officer 
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File Attachments for Item:

39. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-26 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, FOR CLOSURE OF SPECIFIC FIFTEEN-FOOT (15’) WIDE 

EASEMENTS LOCATED WITHIN LOT 1, BLOCK 1, 36TH NORTH BUSINESS PARK, A

PLANNED UNIT DEVELOPMENT. (WARD 8).
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01-27-26 

REQUESTER: Ken Danner, Subdivision Development Manager 

PRESENTER: Scott Sturtz, Director of Public Works 

TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF ORDINANCE O-2526-26 UPON SECOND AND 
FINAL READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, FOR CLOSURE OF SPECIFIC FIFTEEN-FOOT 
(15’) WIDE EASEMENTS LOCATED WITHIN LOT 1, BLOCK 1, 36TH 
NORTH BUSINESS PARK, A PLANNED UNIT DEVELOPMENT. (WARD 
8). 

  

BACKGROUND: 

This is a request for closing certain/specific 15’ width easements located in Lot 1, Block 1, 36th 
North Business Park, a Planned Unit Development.  The final plat for 36th North Business Park, 
a Planned Unit Development was filed of record with the Cleveland County Clerk on March 20, 
2015.  

DISCUSSION: 

The attorney for the applicant has submitted a request to close and potentially vacate specific 
described easements that will conflict with the proposed development.  The easements that 
contain any public water lines will be reserved until they are abandoned or relocated. 

Planning Commission, at its meeting of December 11, 2025, recommended adoption by a vote 
of 6-0. 

RECOMMENDATION: 

Based on the fact any public utility will be protected until such time as they are relocated or 
abandoned, staff can support adoption of Ordinance No. O-2526-26. 
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O-2526-26

AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, FOR CLOSURE OF SPECIFIC 
FIFTEEN-FOOT (15') WIDE UTILITY EASEMENTS LOCATED 
WITHIN LOT 1, BLOCK 1, 36TH NORTH BUSINESS PARK, A 
PLANNED UNIT DEVELOPMENT,  TO NORMAN, 
CLEVELAND COUNTY, OKLAHOMA; AND PROVIDING 
FOR THE SEVERABILITY THEREOF.   

BE IT ORDAINED BY THE COUNCIL OF THE CITY OF NORMAN, OKLAHOMA: 

§ 1.

§ 2.

§ 3.

§ 4.

§ 5.

That, pursuant to Resolution Number R-8182-66, 36 North LLC, the owner of the subject 
property, has petitioned the City to have specific fifteen foot wide utility easements 
located within Lot 1, Block 1, 36th North Business Park, A Planned Unit Development, 
closed; and,

That, also pursuant to Resolution Number R-8182-66, the proper notice has been given, 
and the maps, memorandums and other items required by said Resolution have been 
presented to this Council; and  

That, also pursuant to Resolution Number R-8182-66, a public hearing has been held by 
the Planning Commission on December 11, 2025 regarding said closing; and 

That, the specific fifteen-foot wide utility easements, as described more specifically in the 
owner's application for closure, are hereby closed, subject to the City's continuing right 
to access the existing water line until such time that the water line is removed pursuant to the 
construction plans for the subject property.

Severability.  If any section, subsection, sentence, clause, phrase, or portion of this 
ordinance is, for any reason, held invalid or unconstitutional by any court of competent 
jurisdiction, such portion shall be deemed a separate, distinct, and independent provision, 
and such holding shall not affect the validity of the remaining portions of this ordinance. 

ADOPTED this  day of NOT ADOPTED this  day of 

, 2026. , 2026. 

(Mayor) (Mayor) 

ATTEST: 

(City Clerk) 
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 12/11/2025 

REQUESTER: 36 North LLC 

PRESENTER: Ken Danner, Subdivision Development Manager 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMNENDMENT, AND/OR POSTPONEMENT OF ORDINANCE O-2526-
26: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA, CLOSING SPECIFIC FIFTEEN-FOOT (15’) UTILITY 
EASEMENTS WITHIN LOT 1, BLOCK 1, 36TH NORTH BUSINESS PARK, 
A PLANNED UNIT DEVELOPMENT, NORMAN, CLEVELAND COUNTY, 
OKLAHOMA; AND PROVIDING FOR THE SEVERABILITY THEREOF.  
(EAST OF 36TH AVENUE N.W. APPROXIMATELY ONE-HALF MILE 
NORTH OF ROCK CREEK ROAD; WARD 8) 

  

 

GENERAL INFORMATION 
 
APPLICANT 36 North LLC 

Sean Rieger/Gunner Joyce  
       

REQUESTED ACTION Closure of specific fifteen-foot (15’) utility 
easements within Lot 1, Block 1, 36th North 
Business Park, a Planned Unit 
Development. 

 
         

BACKGROUND:   The applicant has requested closing and potential vacating platted fifteen-
foot (15’) utility easements located within Lot 1, Block 1, 36th North Business Park, a Planned 
Unit Development.  36th North Business Park, a Planned Unit Development was filed of record 
with the Cleveland County Clerk on March 20, 2015. 
 
DISCUSSION:  With the closure and potential vacation of specific described utility easements, 
the applicant would be able to construct proposed structures within those areas. 
 
Staff did not receive any objections from the utility companies.   
 

RECOMMENDATION:  Staff recommends approval of the request to close specific fifteen-foot 
(15’) utility easements located within Lot 1, Block 1, 36th North Business Park, a Planned Unit 
Development.  
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ACTION NEEDED:  Recommend approval or disapproval of the request to close specific fifteen-
foot (15’) utility easements within Lot 1, Block 1, 36th North Business Park, a Planned Unit 
Development. 
 

ACTION TAKEN: ___________________________________________________________ 
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Voting Yea:  Commissioner Brewer, Commissioner McClure, Commissioner McKown, 
Commissioner Bird, Commissioner Jablonski, Commissioner McDaniel 
 
Planning Commission recommended approval of Ordinance O-2526-24. 

36th North, LLC Rezoning and Utility Easement Closure 

8. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF ORDINANCE O-2526-25: AN ORDINANCE OF THE 
COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, AMENDING SECTION 36-201 
OF THE CODE OF THE CITY OF NORMAN SO AS TO REMOVE THE LOT 1, BLOCK 
1 OF 36TH NORTH BUSINESS PARK AND A REPLAT OF LOT 1, BLOCK 1 OF 
S.C.M.C. ADDITION AND LOT 6, BLOCK 1, OF BROCE INDUSTRIAL PARK OF THE 
INDIAN MERIDIAN, TO NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM A 
PUD, PLANNED UNIT DEVELOPMENT, AND PLACE SAME IN A PUD, PLANNED 
UNIT DEVELOPMENT; AND PROVIDING FOR THE SEVERABILITY THEREOF.  
(GENERALLY LOCATED EAST OF 36TH AVENUE N.W. APPROXIMATELY ONE-
HALF MILE NORTH OF ROCK CREEK ROAD; WARD 8) 

 ITEMS SUBMITTED FOR THE RECORD 
1. Staff Report 
2. Location Map 
3. PUD Narrative 
4. Site Development Plan 
5. Development Area Exhibit 
6. Pre-Development Summary 

9. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMNENDMENT, 
AND/OR POSTPONEMENT OF ORDINANCE O-2526-26: AN ORDINANCE OF THE 
COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, CLOSING SPECIFIC FIFTEEN-
FOOT (15’) UTILITY EASEMENTS WITHIN LOT 1, BLOCK 1, 36TH NORTH 
BUSINESS PARK, A PLANNED UNIT DEVELOPMENT, NORMAN, CLEVELAND 
COUNTY, OKLAHOMA; AND PROVIDING FOR THE SEVERABILITY THEREOF.  
(EAST OF 36TH AVENUE N.W. APPROXIMATELY ONE-HALF MILE NORTH OF 
ROCK CREEK ROAD; WARD 8) 

 ITEMS SUBMITTED FOR THE RECORD 
1. Staff Report 
2. Request to Close Platted Utility Easements Memo 

Staff Presentation 

Lora Hoggatt, Planning Services Manager, presented the staff report. 

Applicant Presentation 

Sean Rieger, representative of the applicant, provided an overview of the project. 
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Commissioner Jablonski asked how much concrete would be changed or left in place. Mr. Rieger 
explained that some of the existing concrete areas will instead be developed as apartment 
buildings. 

Commissioner Brewer asked whether all of the existing concrete would remain or if new concrete 
would be installed. Mr. Rieger responded that they will evaluate the concrete as work proceeds 
to determine whether the existing concrete can be reused. 

Public Comments 

There were no public comments.  

Planning Commission Discussion 

Motion made by Commissioner McClure, Seconded by Commissioner Brewer. 
 
Voting Yea: Commissioner Brewer, Commissioner McClure, Commissioner McKown, 
Commissioner Bird, Commissioner Jablonski, Commissioner McDaniel 

Planning Commission recommended approval of Ordinance O-2526-25 & O-2526-26. 

MISCELLANEOUS COMMENTS OF PLANNING COMMISSION AND STAFF 

There were no miscellaneous comments.  

ADJOURNMENT 

The meeting was adjourned at 6:17 p.m. 

Passed and approved this ____________ day of ______________ 2026. 

 
Planning Commission Officer 
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File Attachments for Item:

40. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-29 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, AUTHORIZING THE CALLING AND HOLDING OF A SPECIAL 

ELECTION IN THE CITY OF NORMAN, STATE OF OKLAHOMA (THE “CITY”), ON 

THE 7th DAY OF APRIL, 2026, FOR THE PURPOSE OF SUBMITTING TO THE 

REGISTERED QUALIFIED ELECTORS OF SAID CITY THE QUESTION OF THE 

ISSUANCE OF THE BONDS OF SAID CITY IN AN AMOUNT NOT TO EXCEED THE 

SUM OF THIRTY-FIVE MILLION DOLLARS ($35,000,000) TO BE ISSUED IN SERIES 

TO PROVIDE FUNDS FOR THE PURPOSES OF RECONSTRUCTING, REPAIRING, 

IMPROVING, AND REHABILITATING EXISTING STREETS, ROADS, AND 

INTERSECTIONS IN THE CITY (INCLUDING LIGHTING, SIDEWALKS/BIKEPATHS, 

LANDSCAPING, RELATED DRAINAGE IMPROVEMENTS, DRIVEWAY 

RECONSTRUCTION, AND OTHER RELATED IMPROVEMENTS); AND LEVYING 

AND COLLECTING AN ANNUAL TAX, IN ADDITION TO ALL OTHER TAXES, UPON 

ALL THE TAXABLE PROPERTY IN SAID CITY FOR THE PAYMENT OF THE 

INTEREST AND PRINCIPAL ON SAID BONDS; PROVIDING FOR ELECTION 

PROCEDURES; AND CONTAINING OTHER PROVISIONS RELATED THERETO.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Scott Sturtz, Director of Public Works 

PRESENTER: Joseph Hill, Streets Program Manager  

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 
POSTPONEMENT OF ORDINANCE O-2526-29 UPON SECOND AND 
FINAL READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, AUTHORIZING THE CALLING AND HOLDING 
OF A SPECIAL ELECTION IN THE CITY OF NORMAN, STATE OF 
OKLAHOMA (THE “CITY”), ON THE 7th DAY OF APRIL, 2026, FOR THE 
PURPOSE OF SUBMITTING TO THE REGISTERED QUALIFIED 
ELECTORS OF SAID CITY THE QUESTION OF THE ISSUANCE OF THE 
BONDS OF SAID CITY IN AN AMOUNT NOT TO EXCEED THE SUM OF 
THIRTY-FIVE MILLION DOLLARS ($35,000,000) TO BE ISSUED IN 
SERIES TO PROVIDE FUNDS FOR THE PURPOSES OF 
RECONSTRUCTING, REPAIRING, IMPROVING, AND REHABILITATING 
EXISTING STREETS, ROADS, AND INTERSECTIONS IN THE CITY 
(INCLUDING LIGHTING, SIDEWALKS/BIKEPATHS, LANDSCAPING, 
RELATED DRAINAGE IMPROVEMENTS, DRIVEWAY 
RECONSTRUCTION, AND OTHER RELATED IMPROVEMENTS); AND 
LEVYING AND COLLECTING AN ANNUAL TAX, IN ADDITION TO ALL 
OTHER TAXES, UPON ALL THE TAXABLE PROPERTY IN SAID CITY 
FOR THE PAYMENT OF THE INTEREST AND PRINCIPAL ON SAID 
BONDS; PROVIDING FOR ELECTION PROCEDURES; AND 
CONTAINING OTHER PROVISIONS RELATED THERETO. 

  

BACKGROUND: 

The City of Norman first implemented a Street Maintenance Bond program funded through 
general obligation bonds in 2005. The citizens of Norman approved the Street Maintenance bond 
Program in 2005 (53.6% voter approval), 2010 (64.7% voter approval), 2016 (67% voter 
approval), and 2021 (66.2% voter approval). Each iteration of the Street Maintenance Bond 
Program has been a 5-year, multi-phase program to address maintenance needs in 
neighborhood streets. The categories have included Urban Asphalt Street Rehabilitation, Urban 
Concrete Street Rehabilitation, Urban Road Reconstruction, Rural Road Rehabilitation, and 
beginning with the 2021 program, Preventative Maintenance. Prior to each election, the City 
provided a list of all streets included in the program based upon the pavement condition date 
from the City’s Pavement Management System. The renewal of the program in 2010, 2016, and 
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2021 did not increase the property tax mill levy. With the 2021 program ending in 2026, it is time 
to forward the question of renewing the program for an additional 5 years to the voters.  

DISCUSSION: 

Ordinance O-2526-29 poses the question to the voters of incurring indebtedness of $35 million 
to provide funds for the Street Maintenance Bond Program among four categories of 
improvements: (1) Rural Road Improvements, (2) Urban Asphalt Pavement Rehabilitation, (3) 
Urban Concrete Pavement Rehabilitation, and (4) Preventative Maintenance. The $35 million 
program will be funded within the existing property tax mill levy. Section 2 of Ordinance O-2526-
29 lists all of the streets slated for maintenance, rehabilitation, and/or improvements. A map is 
also attached to this item for reference. The ordinance directs the setting of a special election 
for the purpose of proposing renewal of the program to the voters on April 7, 2026.  In order to 
meet the deadlines set forth for calling the election, the Ordinance is scheduled for First Reading 
on January 13, 2026 and Second and Final Reading on January 27, 2026.  

RECOMMENDATION: 

Staff recommends approval on Second and Final Reading of Ordinance O-2526-29.  
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Ordinance No. O-2526-29 

 

 PURSUANT TO THE LEGAL NOTICE AS IS REQUIRED BY THE OKLAHOMA 

OPEN MEETING ACT INCLUDING THE POSTING OF NOTICE AND AGENDA AS IS 

REQUIRED BY THE TERMS THEREOF, THE MAYOR AND THE CITY COUNCIL OF THE 

CITY OF NORMAN, OKLAHOMA (THE “CITY”) MET IN REGULAR SESSION AT THE 

MUNICIPAL BUILDING COUNCIL CHAMBERS, 201 WEST GRAY, IN NORMAN, 

OKLAHOMA, ON THE 27TH DAY OF JANUARY, 2026 AT 6:30 O’CLOCK P.M. 

 

 PRESENT:   Councilmembers  

 

 ABSENT:   None 

 

Notice of the schedule of regular meetings of the governing body of The City of Norman, 

Oklahoma for the calendar year 2026 having been given in writing to the City Clerk of said City at 

___ o’clock __.m. on ________, 2025, and public notice of this meeting, setting forth the date, time, 

place and agenda was posted at ___ o’clock __.m. on the ___ day of January, 2026, by posting on 

the City’s Internet website (www.normanok.gov) and by posting at the entry to the Municipal 

Building, 201 W. Gray, Norman, Oklahoma, 73069, the place of this meeting in prominent view and 

open to the public twenty-four (24) hours each day, seven (7) days each week, being twenty-four (24) 

hours or more prior to this meeting, excluding Saturdays, Sundays and State designated legal holidays, 

all in compliance with the Oklahoma Open Meeting Act (as attached hereto).  Further, as required by 

Title 25 Oklahoma Statutes § 311A(9)(a)(1), the City made the notice of a public meeting available 

to the public in the principal office of the public body (201 W. Gray, Norman, Oklahoma, 73069) 

during normal business hours at least twenty–four (24) hours prior to the meeting. 

 (OTHER PROCEEDINGS) 

 

 THEREUPON, the Mayor introduced an Ordinance, which was read in full by the Clerk and 

considered by sections, and upon motion by Councilmember _________________, seconded by 

Councilmember______________, said Ordinance was adopted by the following vote: 

 

 YEAS:    Councilmembers  

 

 NAYS:         None 

 

 Said Ordinance was thereupon signed by the Mayor, attested by the Clerk, sealed with the 

seal of said municipality, and is as follows: 
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ORDINANCE NO. O-2526-29 

AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, AUTHORIZING THE CALLING AND HOLDING OF A 

SPECIAL ELECTION IN THE CITY OF NORMAN, STATE OF OKLAHOMA 

(THE “CITY”), ON THE 7th DAY OF APRIL, 2026, FOR THE PURPOSE OF 

SUBMITTING TO THE REGISTERED QUALIFIED ELECTORS OF SAID 

CITY THE QUESTION OF THE ISSUANCE OF THE BONDS OF SAID CITY 

IN AN AMOUNT NOT TO EXCEED THE SUM OF THIRTY-FIVE MILLION 

DOLLARS ($35,000,000) TO BE ISSUED IN SERIES TO PROVIDE FUNDS 

FOR THE PURPOSES OF RECONSTRUCTING, REPAIRING, IMPROVING, 

AND REHABILITATING EXISTING STREETS, ROADS, AND 

INTERSECTIONS IN THE CITY (INCLUDING LIGHTING, 

SIDEWALKS/BIKEPATHS, LANDSCAPING, RELATED DRAINAGE 

IMPROVEMENTS, DRIVEWAY RECONSTRUCTION, AND OTHER 

RELATED IMPROVEMENTS); AND LEVYING AND COLLECTING AN 

ANNUAL TAX, IN ADDITION TO ALL OTHER TAXES, UPON ALL THE 

TAXABLE PROPERTY IN SAID CITY FOR THE PAYMENT OF THE 

INTEREST AND PRINCIPAL ON SAID BONDS; PROVIDING FOR 

ELECTION PROCEDURES; AND CONTAINING OTHER PROVISIONS 

RELATED THERETO. 

WHEREAS, it is deemed advisable by The City of Norman, State of Oklahoma 

(the “City”) to reconstruct, repair, improve, and rehabilitate existing streets, roads, and 

intersections in the City (including lighting, sidewalks/bikepaths, landscaping, related drainage 

improvements, driveway reconstruction, and other related improvements); and 

WHEREAS, the estimated amount necessary for such purposes is Thirty-Five Million 

Dollars ($35,000,000); and 

WHEREAS, there are no funds in the treasury for such purposes, and power is granted said 

City by Section 27, Article 10, of the Oklahoma Constitution and laws of the State of Oklahoma, 

to issue bonds to provide funds for such purposes, provided the same is authorized by the registered 

qualified voters thereof, voting at an election held for such purpose. 

BE IT ORDAINED BY THE COUNCIL OF THE CITY OF NORMAN, OKLAHOMA: 

Section 1.  Propositions.  That the Mayor of the City, or in his absence or incapacity, the 

duly qualified Mayor Pro Tempore, be and hereby is authorized and directed to call a special 

election to be held in the City on the 7th day of April, 2026, for the purpose of submitting to the 

registered qualified voters of the City, for their approval or rejection, the following proposition: 

PROPOSITION 1 

Shall the City of Norman, State of Oklahoma, incur an indebtedness by issuing its 

bonds in the sum of Thirty-Five Million Dollars ($35,000,000) to provide funds for 

the purpose of reconstructing, repairing, improving, and rehabilitating existing 

streets, roads, and intersections in the City of Norman, Oklahoma (including 
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lighting, sidewalks/bikepaths, landscaping, related drainage improvements, 

driveway reconstruction, and other related improvements); and levy and collect an 

annual tax, in addition to all other taxes, upon all the taxable property in said City 

sufficient to pay the interest on said bonds as it falls due, and also to constitute a 

sinking fund for the payment of the principal thereof when due, said bonds to be 

competitively sold and bear interest at the lowest rate not to exceed the rate of ten 

percentum (10%) per annum, payable semi-annually and to become due serially 

within five (5) years from their date? 

 

Section 2.  Description of Projects and Use of Proceeds. 

(Proposition) 

Street and Road Project 

The rural road improvements, the urban asphalt pavement rehabilitation, the urban concrete 

pavement rehabilitation, preventative maintenance and the roadway reconstruction, all represent 

improvements to roads and streets in The City of Norman, Oklahoma, including but not limited to 

those roads and streets listed below.  The costs of the projects are based on engineering estimates, 

with engineering to be completed as the street and road bonds are issued and with the 

improvements to be made as needed.  The specific projects for which at least seventy percent 

(70%) of the proceeds of the aforesaid street and road bonds shall be expended and the dollar 

amount of each such project shall be as follows: 

Rural Road Improvements 

Project will improve rural roads.  Improvements to roadway can include but 

are not limited to milling of pavement surface, deep patching, new 

pavement surface or surface treatment, and shoulder or ditch improvements.  

The following rural roads are to be improved:   

STREET NAME FROM/TO 

12th Avenue NW Rock Creek Road/Tecumseh Road 

72nd Avenue SE Alameda Drive/State Highway 9 

156th Avenue NE State Highway 9/Rock Creek Road 

156th Avenue NE Rock Creek Road/Tecumseh Road 

156th Avenue NE Tecumseh Road/Franklin Road 

156th Avenue NE Franklin Road/Indian Hills Road 

Franklin Road 12th Avenue NE/24th Avenue NE 

Franklin Road 12th Avenue NW/12th Avenue NE 
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Urban Asphalt Pavement Rehabilitation 

Project will improve urban streets.  Improvements to roadway can include 

but are not limited to milling of asphalt surface, deep patching, and 

resurfacing of asphalt.  The following streets are to be improved: 

STREET NAME FROM/TO 

48th Avenue NW Main Street/Robinson Street 

36th Avenue NW  Main Street/Robinson Street 

Johnson Street Porter Avenue/Crawford Avenue 

Oakcreek Drive Oakside Drive/Oakhurst Avenue 

Oakhollow Drive Oakside Drive/Oakhurst Avenue 

Oakmeadows Drive Oakside Drive/Oakhurst Avenue 

Oakside Drive Oakhollow Drive/Oakcreek Drive 

Arizona Avenue Dakota Street/Kansas Street 

Cherokee Lane Lindsey Street/Russell Circle 

Delaware Lane  Lindsey Street/Owl Street 

Owl Street Cherokee Lane/Delaware Lane 

Dustin Drive Boyd Street/Melisa Drive 

Melisa Drive Boyd Street/Dustin Drive 

Gray Street  University Boulevard/Pickard Avenue 

Peters Avenue Robinson Street/Frank Street 

Keith Street  Ponca Avenue/Classen Boulevard 

Miller Avenue Classen Boulevard/Alameda Street 

Ponca Avenue Acres Street/Frank Street 

Ponca Avenue Frank Street/North 700 ft (end of Ponca) 

Timberdell Road Pickard Avenue/Chautauqua Avenue 

Virginia Street Lindsey Street/Brooks Street 

Webster Avenue Duffy Street/Main Street  

Bonnybrook Lane Castlebay Street/Glen Oaks Drive 

Castlebay Street Bonnybrook Lane/Glen Oaks Drive 

Larkhaven Street Bonnybrook Lane/Castlebay Street 

Bryant Circle Robinson Street/Cul-de-sac 

Lewis Street Bryant Circle/Cul-de-sac 

Auburn Court Wheaton Drive/Cul-de-sac 

Timbercrest Place North Cul-de-sac/South Cul-de-sac 

Wellesley Court Creighton Drive/Cul-de-sac 

Windham Court Creighton Drive/Cul-de-sac 

Oak Forrest Drive 24th Avenue NE/Wood Hollow Court 

Burning Tree 24th Avenue NE/Oak Forrest Drive 

Park Place Burning Tree/Cul-de-sac 

Five Oaks Street Oak Forrest Drive/Cul-de-sac 

Timberwood Court Oak Forest Drive/Cul-de-sac 

1053

Item 40.



Ordinance No. 0-2526-29 

5 

STREET NAME FROM/TO 

Wood Hollow Court Oak Forrest Drive/Cul-de-sac 

Westport Drive 24th Avenue NW/Fairway Drive 

Fairway Drive North Cul-de-sac/South cul-de-sac 

Dakota Street Barbour Avenue/Berry Road 

Alameda Street Shiloh Drive/East 2200 Block 

Oklahoma Avenue Boyd Street/Morningside Drive 

Morningside Drive Oklahoma Avenue/Shulze Drive 

Knollwood Street Cimarron Drive/Tropicana Avenue 

Tropicana Avenue Overbrook Drive/Stonebridge Drive 

Cimarron Drive Tropicana Avenue/Knollwood Street 

Stonebridge Drive 24th Avenue SE/Stonebridge Court 

Camelia Street Cimarron Drive/Tropicana Avenue  

24th Avenue SE Lindsey Street/Imhoff Road 

West Interstate Drive Robinson Street/Tecumseh Road 

 

Urban Concrete Pavement Rehabilitation 

Project will improve urban concrete streets and can include but not limited 

to removal and replacement of broken, damaged, and displaced concrete 

panels on the urban street system, as well as joint and crack sealing.  The 

following streets are to be improved: 

STREET NAME FROM/TO 

Albany Place Beaumont Street/Cul-de-sac 

Brandywine Lane Beaumont Drive/Lindsey Street 

22nd Street  Nashville Drive/Beaumont Drive 

23rd Street Nashville Drive/Beaumont Drive 

Nashville Drive 22nd Street/23rd Street  

Charleston Court Richmond Street/Cul-de-sac 

Charlotte Court Sunrise Street/Cul-de-sac 

Columbia Court Richmond Drive/Cul-de-sac 

Meridian Drive East Cul-de-sac/West Cul-de-sac 

Mobile Circle Louisiana Street/Cul-de-sac 

Shelby Court West Cul-de-sac/East Cul-de-sac 

Biloxi Drive Lindsey Street/Beaumont Street 

Holliday Drive Sherry Avenue/Foreman Avenue 

Scott Drive Claremont Drive/Cul-de-sac 

Sherry Avenue Iowa Street/Westchester Avenue 

Avondale Drive Berry Road/McGee Drive 

Beverly Hills Street Pecan Drive/24th Avenue SW 

Foxborough Court West Cul-de-sac/East Cul-de-sac 
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STREET NAME FROM/TO 

Brookside Drive Elmwood Street/Pickard Avenue 

Cherokee Lane Barkley Street/Russell Circle  

Russell Circle Cherokee Lane/Cul-de-sac 

South Lahoma Avenue Lindsey Street/Cruce Street 

Hughbert Street University Boulevard/Lahoma Avenue 

Merrywood Lane Boyd Street/Cul-de-sac 

Ponca Avenue  Robinson Street/Primrose Drive 

South Lahoma Avenue Cruce Street/Boyd Street 

Stanton Drive Morren Drive/Atterbury Drive 

Morren Drive 12th Avenue SE/Crest Place 

Orr Drive Morren Drive/Overton Drive 

Quanah Parker Trail Cedar Crest Street/Cul-de-sac 

Sequoyah Trail 12th Avenue NE/9th Avenue NE 

Wyandotte Way Rock Creek Road/Sequoyah Trail 

Farmer Street Lincoln Avenue/George Avenue 

Garfield Avenue Lindsey Street/Stinson Street 

George Avenue Lindsey Street/Stinson Street  

Inwood Drive Bedford Lane/Parkview Terrace  

Crawford Avenue Mimosa Drive/Crystal Circle 

Mimosa Drive Crawford Avenue/Peters Avenue 

Mimosa Drive Peters Avenue/Stubbeman Avenue 

Crestmont Avenue Sherry Avenue/Westchester Avenue 

Foreman Avenue Main Street/Holiday Drive 

Marian Drive Rowena Lane/McGee Drive 

Crestmont Street Royal Oak Drive/Forest Drive 

Brookside Drive Pickard Avenue/Elmwood Street 

Sheffield Circle  West Cul-de-sac/East Cul-de-sac 

Acacia Court Magnolia Street/Cul-de-sac 

Castlewood Drive Imhoff Road/Cul-de-sac 

Garrison Drive Melrose Drive/Windsor Way 

Connelly Lane Pickard Avenue/Cul-de-sac 

Belaire Drive Barkley Avenue/Melisa Drive 

Atterbury Drive Morren Drive/Stanton Drive 

Westbrooke Terrace Berry Road/Cul-de-sac 

Willowcreek Court Sequoyah Trail/Woodview Drive 

24th Avenue NW Main Street/Palmer Circle  
 

Preventative Maintenance 

Project may include any combination of the following preventative 

maintenance strategies,  crack sealing, chip sealing,  slurry seal, and asphalt 
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surface rejuvenators to extend the lift of pavement by protecting the street 

surface from the effects of aging, cracking, deterioration and water 

infiltration. The following streets are to be improved in this manner:  

STREET NAME FROM/TO 

Willowbend Road 36th Avenue/Southern End 

Windjammer Street Willowbend Road/Prestwick Street 

Prestwick Street Windjammer Street/Willowbend Road 

Banister Street Willowbend Road/Cul-de-sac 

Riverwalk Drive 36th Avenue SW/Willowbrook Road 

Scott’s Bluff Riverwalk Drive/Willowbend Road 

Shadowview Court Riverwalk Drive/Cul-de-sac 

Rivermont Circle Riverwalk Drive/Cul-de-sac 

Riverwalk Court Riverwalk Drive/Cul-de-sac 

Trailwood Drive Rock Creek Road/Lerkim Lane 

Lerkim Lane Trailwood Drive/Montane Drive 

Piper Street 12th Avenue NW/Lerkim Lane 

Zara Street Piper Street/Gulliver Street 

Gulliver Street Piper Street/Cul-de-sac 

Grickle Drive Trailwood Drive – Humming Fish Drive  

Humming Fish Drive Trailwood Drive/Grickle Drive 

Ga Zump Drive Trailwood Drive/Leopard Lily Drive 

Tufts Lane Ga Zump Drive/Ga Zump Drive 

Truffula Circle Tufts Lane/Cul-de-sac 

Mossy Road Trailwood Drive/Leopard Lily Drive 

Barbaroot Drive Trailwood Drive/Leopard Lily Drive 

Bluefish Drive Trailwood Drive/Leopard Lily Drive 

Butterfly Way  Bluefish Drive/Cul-de-sac 

Red Fish Road Leopard Lily Drive/Sharpish Way 

Sharpish Way Redfish Road/Leopard Lily Drive 

Waterleaf Drive English Elm Lane/Leopard Lily Drive 

English Elm Lane Rock Creek Road/Poppy Lane 

Poppy Lane Waterleaf Drive/Rock Creek Road  

Dayflower Lane Waterleaf Drive/Leopard Lily Drive 

Calla Lily Lane Waterleaf Drive/Dayflower Lane 

Leopard Lily Drive Dayflower Lane/Bluefish Drive 

Tecumseh Ridge Rd. Porter Avenue/Cul-de-sac 

Dollina Drive Tecumseh Ridge Road/Derek Lane 

Dollina Court Derek Lane/Cul-de-sac 

Derek Lane Tecumseh Road/Shona Way 

Shona Way Tecumseh Ridge Road/Dollina Court 

Tecumseh Ridge Court Tecumseh Ridge Road/Cul-de-sac 
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STREET NAME FROM/TO 

Pine Hill Road Astor Drive/Dornoch Lane 

Dornoch Lane Tayport Street/Pine Hill Road 

Troon Street Pinehill Road/Pinehill Road  

Eden Court Troon Street/Cul-de-sac 

Cruden Drive Cascade Boulevard/Irvine Drive 

Tayport Street Cruden Drive/Irvine Drive 

Elie Street Cruden Drive/Irvine Drive 

Irvine Drive Cruden Drive/Tayport Drive 

Carnoustie Drive Cascade Boulevard/Ladybank Lane  

Ladybank Lane Carnoustie Drive/Carnoustie Drive 

Jubilee Street Carnoustie Drive/Ladybank Lane 

Gullane Drive Carnoustie Drive/Ladybank Lane 

Tecumseh Meadows Dr Porter Avenue/Cul-de-sac 

Tecumseh Meadows 
Way 

Tecumseh Meadow Drive/Ness Drive 

Ness Drive Tecumseh Meadow Way/Skye Ridge Drive 

Ness Circle Ness Drive/Cul-de-sac 

Perth Drive/Court Skye Ridge Drive/Cul-de-sac 

Skye Ridge Drive Perth Drive/Highland Village Drive 

Timber Shadows Drive Perth Drive/Highland Village Drive 

Terrace Park Trail Tecumseh Meadows Drive/Highland Village 
Drive 

Turnberry Drive/Court Skye Ridge Drive/Cul-de-sac 

Highland Terrace Highland Ridge Drive/Cul-de-sac 

Purchase Court Hamden Avenue/Cul-de-sac 

Shady Ridge Court Hamden Avenue/Cul-de-sac 

Glade Court Hamden Avenue/Cul-de-sac 

Lake Grove Court Hamden Avenue/Cul-de-sac 

Marbel Drive Pecan Valley/Highland Terrace 

Greens Parkway Hamden Avenue/Pecan Valley 

Pecan Valley Marbel Drive/Greens Parkway 

Village Lake Drive Hamden Avenue/Greens Parkway 

Hamden Avenue Highland Village Drive/Greens Parkway 

Hallbrooke Drive Rock Creek Road/Marymount Road 

Ithaca Drive Burning Tree/Marymount Road 

Bates Way Burning Tree/Bates Court 

Bates Court Burning Tree/Bates Way 

Ingels Place/Circle Cul-de-sac/Cul-de-sac 

Marymount Road Providence Drive/Cul-de-sac 

Burning Tree 24th Avenue NE/Providence Drive 

Turtle Creek Way Hallbrooke Drive/Turtle Creek Drive 
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STREET NAME FROM/TO 

Turtle Creek Drive Hallbrooke Drive/Turtle Creek Way 

Williams Circle Hallbrooke Drive/Cul-de-sac 

Hallbrooke Court Hallbrooke Drive/Cul-de-sac 

Hollister Trail Tecumseh Road/Santa Rose Ct. 

Palomino Way Tecumseh Road/Hollister Trail 

Pamelo Circle Hollister Trail/Cul-de-sac 

Santa Rosa Court Cul-de-sac/Cul-de-sac 

Moorgate Drive Franklin Road/Carrington Lane 

Kensal Rise Place  Moorgate Drive/Carrington Lane 

Black Horse Road Moorgate Drive/Moorgate Drive 

Kensal Rise Circle Kensal Rise Place/Cul-de-sac 

Ravenscourt Lane Kensal Rise Place/Kensal Rise Place 

Carrington Court Carrington Lane/Cul-de-sac 

Hackney Wick Rd.  Carrington Lane/Moorgate Road 

Hackney Wick Way Hackney Wick Road/Cannon Drive 

Pimlico Drive Cannon Drive/Canonbury Road 

Pimlico Avenue Pimlico Drive/Franklin Road 

Dalston Circle Pimlico Drive/Cul-de-sac 

Canonbury Road Pimlico Drive/Cannon Drive 

Canonbury Circle Canonbury Road/Cul-de-sac 

Warrington Way Cannon Drive/Stansbury Road 

Pennington Circle Carrington Lane/Cul-de-sac 

Sandstone Circle Sandstone Drive/East 2900 Block 

Lochwood Drive Alameda/North 200 Block 

Coalbrook Drive Devonshire Drive/Coach Court 

Warrington Way Cannon Drive/Stansbury Road 

Pennington Circle Carrington Lane/Cul-de-sac 

Whitmore Court Carrington Lane/Cul-de-sac 

Whitmore Lane Carrington Lane/Lorings Road 

Lorings Road/Circle Brownwood Lane/Cul-de-sac 

Stansbury Road Brownwood Lane/Whitmere Lane 

Warrington Circle Warrington Way/Cul-de-sac 

Newman Street 24th Avenue NE/Lone Oak Drive 

Lone Oak Drive White Oak Drive/Boardwalk Oaks Drive 

White Oak Drive Lone Oak Drive/Lone Oak Drive 

Black Oak Circle  White Oak Drive/Cul-de-sac 

Arbor Drive Lone Oak Drive/Cul-de-sac 

Broadwell Oaks Drive Lone Oak Drive/Bethany Oak Drive 

Bethany Oak Drive Arbor Drive/Broadwell Oaks Drive 

Woodsong Drive Bethany Oak Drive/Broadwell Oaks Drive  

Jackson Drive 24th Avenue NE/Lone Oak Drive 
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STREET NAME FROM/TO 

Vista Springs Drive 72nd Avenue NE/Robinson Street 

Spring View Drive 72nd Avenue NE/Vista Springs Drive 

Turkey Run Court Springview Drive/Cul-de-sac 

Doe Ridge Court Springview Drive/Cul-de-sac 

Beaumont Square Beaumont Drive/Beaumont Drive 

Candlewood Drive Brandywine Lane/Cul-de-sac 

Peppertree Place Candlewood Drive/Beaumont Drive 

Highland Hills Drive Lindsey Street/Cul-de-sac 

Laird’s Woods Circle Highland Hills Drive/Highland Hills Drive 

Sky Court Highland Hills Drive/Cul-de-sac 

Highland Hills Circle Highland Hills Drive/Highland Hills Circle 

Highland Lake Drive Highland Hills Drive/48th Avenue SE 

Olde Oak Court Highland Lake Drive/Cul-de-sac 

Cobblestone Creek Dr. 12th Avenue SE/Pebble Beach Drive 

Spyglass Drive Cobblestone Creek Drive/Sawgrass Drive 

Sawgrass Drive Spyglass Drive/Cul-de-sac 

Pebble Beach Drive Cobblestone Creek Drive/Cul-de-sac 

Augusta Drive Cobblestone Creek Drive/Cul-de-sac 

Southern Hills Circle Augusta Drive/Cul-de-sac 

Monterey Drive 12th Avenue SE/East End 

Presidio Drive Skyler Way/East End  

Torrey Pines Road Presidio Drive/1305 Torrey Pines Rd.  

Catalina Court Torrey Pines Road/Cul-de-sac 

Pasatiempo Way  Monterey Drive/Presidio Drive 

Everton Lane 24th Avenue SE/Everton Court 

Waterford Court Everton Lane/Cul-de-sac 

Langley Drive Everton Lane/Birmingham Drive 

Everton Court Langley Drive/Cul-de-sac 

Langley Court Langley Drive/Birmingham Drive 

Charlton Drive Langley Drive/Birmingham Drive 

Birmingham Drive 24th Avenue SE/South End 

Stonebridge Drive 24th Avenue SE/Stonebridge Court 

Stonebridge Court Stonebridge Drive/North Cul-de-sac 

Stonebridge Court Stonebridge Drive/South Cul-de-sac 

Tropicana Avenue Cimarron Drive/Overbrook Drive  

Cimarron Drive Tropicana Avenue/Tropicana Drive 

Camelia Street Tropicana Avenue/Cimarron Drive 

Knollwood Street Tropicana Avenue/Cimarron Drive 

Overbrook Drive 24th Avenue SE/East End 

South Lake Boulevard 24th Avenue SE/Chadford Drive 

Chadford Drive  South Lake Boulevard/Chadwick Drive 
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STREET NAME FROM/TO 

Bretford Way South Lake Boulevard/South Hampton Drive 

South Hampton Drive Bretford Way/Kimball Drive 

Kimball Drive South Hampton Drive/Bretford Drive 

Chadwick Drive Chadford Drive/Kimball Drive 

Chadwick Court Chadwick Drive/Cul-de-sac 

Hamden Avenue Terrace Park Trail/Thornebrook Drive 

Paxton Court Pecan Valley/Highland Terrace 

Towry Drive Hamden Avenue/Pecan Valley 

Nathan Drive Hamden Avenue/Towry Drive 

Thornebrook Drive Hamden Avenue/Towry Drive 

Queenston Avenue Rock Creek Road/Rangeline Road 

Ridgeline Road Queenston Avenue/Caribou Court 

Caribou Court Fawn Run Crossing/North End 

Fawn Run Crossing Queenston Avenue/Rangeline Road 

Bruckner Drive Rock Creek Road/Central Parkway 

Spoonwood Drive Bruckner Drive/Bruckner Drive  

Deer Chase Drive Queenston Avenue/Cul-de-sac 

Deer Run Drive Elk Horn Road/Deer Chase Drive 

Elk Horn Road 12th Avenue NE/Deer Chase Drive 

Northern Hills Road Queenston Avenue/12th Avenue NE 

Northern Hills Lane Northern Hills Road/Northern Hills Road  

Central Parkway 12th Avenue NE/North End  

Baycharter Street Pelham Drive/Central Parkway 

Chambers Street Pelham Drive/Central Parkway 

Pelham Drive Baycharter Street/Cul-de-sac 

Newbury Drive 12th Avenue NE/Broone Drive 

Broone Drive Delancey Drive/Newbury Drive 

Delancey Drive Broone Drive/Newbury Drive 

Inglewood Drive Central Parkway/Newbury Drive 

Brookhaven Blvd. Robinson Street/Ives Way 

Ives Way East Cul-de-sac/West Cul-de-sac 

Havenbrook Street/Cir. 36th Avenue NW/Cul-de-sac 

Cobble Circle Brookhaven Blvd./Cul-de-sac 

Tudor Circle Brookhaven Blvd./Cul-de-sac 

Cord Circle Brookhaven Blvd./Cul-de-sac 

Havenbrook Street 36th Avenue NW/Rambling Oaks Drive 

Branchwood Drive Havenbrook Street/Caddo Lane 

Branchwood Court  Branchwood Drive/Cul-de-sac 

Ash Lane Branchwood Drive/Caddo Lane 

Ash Court Ash Lane/Cul-de-sac 

Rye Road Ash Lane/Rambling Oaks Drive 
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STREET NAME FROM/TO 

Bass Court Ash Lane/Cul-de-sac 

Resh Court Branchwood Drive/Cul-de-sac 

Springwood Lane Ash Lane/Caddo Lane 

Caddo Lane Branchwood Drive/Rambling Oaks Drive 

Rambling Oaks Drive Robinson Street/North 500 Block 
 

Road Reconstruction 

Project will completely reconstruct urban streets and will include removal 

of existing pavement, curb and/or gutter, stabilization of subgrade, 

construction of new curb and/or gutter and driveway approaches, full depth 

paving, and drainage improvements, if required.  The following streets are 

to be improved:  

STREET NAME FROM/TO 

Halray Drive Barkley Street/Brooks Street  

Keith Street Crawford Avenue/Classen Boulevard 

Meadowbrook Drive Walnut Road/Lakewood Drive 

Symmes Street Peters Avenue/Crawford Avenue 

Abbey Drive Boyd Street/Cul-de-sac 

Mimosa Drive Porter Avenue/Crawford Avenue  

Atlanta Circle Biloxi Street/Cul-de-sac 

Coronado Avenue  Boyd Street/Abbey Drive 

Columbia Circle  Biloxi Street/Cul-de-sac 

Windward Avenue Crossroads Boulevard/Cul-De-Sac 

Park Avenue Daws Street/Division Street 
 

  Total Street and Road Projects  $35,000,000 

Section 3.  That such call for said election shall be by proclamation, signed by the Mayor 

or Mayor Pro Tempore and attested by the City Clerk, setting forth the propositions to be voted 

upon, a statement regarding the specific projects for which the proceeds of each of the aforesaid 

Bonds shall be expended and the dollar amount to be expended on such projects; that the ballots 

shall set forth the propositions to be voted upon substantially as set out in Section 1 hereof; and 

that the returns of said election shall be made to and canvassed by the Cleveland County Election 

Board. 

Section 4.  That the number and location of the polling places and the persons who shall 

conduct the election shall be the same as the regular polling places and persons prescribed and 

selected by the Cleveland County Election Board, for elections in The City of Norman, Oklahoma. 

As provided in Title 26, Oklahoma Statutes Section 13-103, the City authorizes the Cleveland 
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County Election Board to open all precinct polling places located within the municipal boundaries of 

the City.  

Section 5.  That the Special Election Proclamation and Notice of even date, a copy of which 

is on file with the City Clerk and which is incorporated herein by reference, calling said election 

is hereby approved in all respects, and the Mayor or Mayor Pro Tempore is hereby authorized to 

execute said Special Election Proclamation and Notice on behalf of the City, and the City Clerk is 

hereby authorized to attest and affix the seal of the City to said Special Election Proclamation and 

Notice, and to cause a copy of said Special Election Proclamation and Notice to be published as 

required by law, and a copy thereof delivered to the Cleveland County Election Board. 

Section 6.  That the City Clerk shall serve or cause to be served, a copy of this Ordinance 

and the Special Election Proclamation and Notice upon the office of the Cleveland County Election 

Board, at least sixty (60) days prior to the date of the election. 

Section 7.  Pursuant to Title 62, Section 896.1, the City Clerk is hereby directed to publish 

such project information related to the City’s outstanding general obligation bonds, and project 

information related to the proposed general obligation bonds to be voted upon on April 7, 2026, in 

accordance with the Bond Transparency Act of 2017. 

 

[Remainder of Page Intentionally Left Blank] 
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 PASSED AND ADOPTED AND SIGNED BY THE MAYOR THIS 27TH DAY OF 

JANUARY, 2026. 

 

 THE CITY OF NORMAN, OKLAHOMA 

 

 

 

(SEAL) ____________________________________ 

 Mayor 

 

ATTEST: 

 

 

 

____________________________ 

City Clerk 
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STATE OF OKLAHOMA ) 

 ) SS 

COUNTY OF CLEVELAND ) 

 

 I, the undersigned, the duly qualified and acting Clerk of The City of Norman, Oklahoma 

hereby certify that the foregoing is a true and complete copy of an Ordinance authorizing the 

calling and holding of an election for the purpose therein set out adopted by the governing body 

of said municipality and Transcript of Proceedings of said governing body at a regular meeting 

thereof held on the date therein set out, insofar as the same relates to the introduction, reading and 

adoption thereof as the same appears of record in my office. 

 

 I further certify that attached hereto is a true and complete copy of the Notice of the 

schedule of regular meetings of the governing body of The City of Norman, Oklahoma for the 

calendar year 2026 having been given in writing to the City Clerk of said City at ___ o’clock __.m. 

on ________, 2025, and public notice of this meeting, setting forth the date, time, place and agenda 

was posted at ___ o’clock __.m. on the ___ day of January, 2026, by posting on the City’s Internet 

website (www.normanok.gov) and by posting at the entry to the Municipal Building, 201 W. Gray, 

Norman, Oklahoma, 73069, the place of this meeting in prominent view and open to the public 

twenty-four (24) hours each day, seven (7) days each week, being twenty-four (24) hours or more 

prior to this meeting, excluding Saturdays, Sundays and State designated legal holidays, all in 

compliance with the Oklahoma Open Meeting Act.  Further, as required by Title 25 Oklahoma 

Statutes § 311A(9)(a)(1), the City made the notice of a public meeting available to the public in the 

principal office of the public body (201 W. Gray, Norman, Oklahoma, 73069) during normal 

business hours at least twenty–four (24) hours prior to the meeting. 

 

 

 

 WITNESS my hand and the seal of said City this_____ day of ________________, 20___. 

 

 

 

(SEAL)  ____________________________________ 

  City Clerk 
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SPECIAL ELECTION 
PROCLAMATION AND NOTICE OF ELECTION 

            
Under and by virtue of the Statutes of the State of Oklahoma and acts complimentary, 

supplementary and enacted pursuant thereto, and Ordinance Nos. O-2526-29, O-2526-33, O-
2526-35 and O-2526-36 dated  January 27, 2026, authorizing the calling of an election on the 
Propositions hereinafter set forth, I, the undersigned Mayor of the City of Norman, Oklahoma, 
hereby call a special election and give notice thereof to be held in the City of Norman, 
Oklahoma, on the 7th day of April, 2026, for the purpose of submitting to the registered qualified 
voters in said City the proposed Propositions: 

 
PROPOSITION I 

 
  Shall the City of Norman, State of Oklahoma, incur an indebtedness by 
issuing its bonds in the sum of Thirty-Five Million Dollars ($35,000,000) to 
provide funds for the purpose of reconstructing, repairing, improving, and 
rehabilitating existing streets, roads, and intersections in the City of Norman, 
Oklahoma (including lighting, sidewalks/bikepaths, landscaping, related drainage 
improvements, driveway reconstruction, and other related improvements); and 
levy and collect an annual tax, in addition to all other taxes, upon all the taxable 
property in said City sufficient to pay the interest on said bonds as it falls due, and 
also to constitute a sinking fund for the payment of the principal thereof when 
due, said bonds to be competitively sold and bear interest at the lowest rate not to 
exceed the rate of ten percentum (10%) per annum, payable semi-annually and to 
become due serially within five (5) years from their date? 

 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
          
 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 

PROPOSITION 2 
 

Shall Ordinance O-2526-32 of the Council of the City of Norman, Oklahoma, increasing 
the Transient Guest Room Tax Rate by two percent (2%) to a total of ten percent (10%) 
and expanding the application of the tax rate to include spaces temporarily rented for 
overnight stays in a recreational vehicle, effective on July 1, 2026, be approved?  

 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
          
 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 

PROPOSITION 3 
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Shall Section 2 of Article II of the Charter of the City of Norman be amended to change 
the beginning of Councilmember and Mayoral terms from the first Tuesday in July to the 
first Tuesday following scheduled run-off elections beginning in 2028 for 
Councilmembers representing even-numbered wards, 2029 for Councilmembers 
representing odd-numbered wards, and 2031 for the Mayor position, as more particularly 
described in Ordinance O-2526-34?  

 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
          
 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 

PROPOSITION 4 
 

Shall Section 2 of Article V of the Charter of the City of Norman be amended to allow 
for alternative professional certifications other than Certified Public Accountant, 
including Certified Internal Auditor, Certified Fraud Examiner, or equivalent 
certifications to qualify for the position of City Auditor, as more particularly described in 
Ordinance O-2526-34? 
 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
          
 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 

  
PROPOSITION 5 

 
Shall The City of Norman, State of Oklahoma, incur an indebtedness by issuing 
its general obligation bonds in the sum of Eight Million Dollars ($8,000,000) to 
provide funds for the purpose of acquiring, constructing, reconstructing, 
expanding, repairing, which may also include improving, renovating, acquiring 
and equipping a homeless shelter community facility, to be owned exclusively by 
said City, to be completed with or without the use of other funds, and levy and 
collect an annual tax, in addition to all other taxes, upon all the taxable property in 
said City sufficient to pay the interest on said bonds as it falls due, and also to 
constitute a sinking fund for the payment of the principal thereof when due, said 
bonds to be competitively sold and bear interest at the lowest rate not to exceed 
the rate of ten percentum (10%) per annum, payable semi-annually and to become 
due serially within twenty (20) years from their date?  

 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
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 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 
That only the registered qualified voters of the City of Norman, Oklahoma, may vote 

upon the Propositions as above set forth. 
 
 The polls shall be opened at 7:00 o'clock a.m. and shall remain open continuously until 
and be closed at 7:00 o’clock p.m. 
 
 The special election shall be held at the same places and in the same manner prescribed 
by law for conducting county and state elections and the numbers and locations of the polling 
places and the persons who shall conduct said election shall be the same as for county and state 
elections, all as respectively designated and prescribed by the County Election Board of 
Cleveland County, Oklahoma. As provided in Title 26, Oklahoma Statutes Section 13-103, the 
City authorizes the Cleveland County Election Board to open all precinct polling places located 
within the municipal boundaries of the City. 
 
 WITNESS my hand as Mayor of the City of Norman, Oklahoma, and the Seal of said 
City affixed hereto on the _______ day of _________________________, 2026. 
 
      
              
     Mayor 
(SEAL) 
 
ATTEST: 
 
         
City Clerk 
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File Attachments for Item:

41. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-32 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE CITY OF NORMAN, OKLAHOMA AMENDING 

SECTIONS 12-501 AND 12-502 OF THE CODE OF ORDINANCES OF THE CITY OF 

NORMAN, OKLAHOMA TO AMEND THE DEFINITION OF PERMANENT RESIDENT; 

PROVIDE A DEFINITION OF RECREATIONAL VEHICLES;  INCREASE THE 

TRANSIENT GUEST ROOM TAX RATE FROM EIGHT PERCENT TO TEN PERCENT 

AND EXPAND THE APPLICATION OF THE TAX RATE TO INCLUDE SPACES 

TEMPORARILY RENTED FOR RECREATIONAL VEHICLES; ALL CONTINGENT ON 

VOTER APPROVAL OF ORDINANCE O-2526-33; PROVIDING FOR AN EFFECTIVE 

DATE FOR SAID CHANGES SUBJECT TO VOTER APPROVAL; AND PROVIDING 

FOR THE SEVERABILITY THEREOF.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Jason Olsen, Director of Parks and Recreation 

PRESENTER: Kathryn Walker, Assistant City Attorney  

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 
POSTPONEMENT OF ORDINANCE O-2526-32 UPON SECOND AND 
FINAL READING: AN ORDINANCE OF THE CITY OF NORMAN, 
OKLAHOMA AMENDING SECTIONS 12-501 AND 12-502 OF THE CODE 
OF ORDINANCES OF THE CITY OF NORMAN, OKLAHOMA TO AMEND 
THE DEFINITION OF PERMANENT RESIDENT; PROVIDE A DEFINITION 
OF RECREATIONAL VEHICLES;  INCREASE THE TRANSIENT GUEST 
ROOM TAX RATE FROM EIGHT PERCENT TO TEN PERCENT AND 
EXPAND THE APPLICATION OF THE TAX RATE TO INCLUDE SPACES 
TEMPORARILY RENTED FOR RECREATIONAL VEHICLES; ALL 
CONTINGENT ON VOTER APPROVAL OF ORDINANCE O-2526-33; 
PROVIDING FOR AN EFFECTIVE DATE FOR SAID CHANGES SUBJECT 
TO VOTER APPROVAL; AND PROVIDING FOR THE SEVERABILITY 
THEREOF. 

  

BACKGROUND: 

The voters of Norman first approved the Transient Guest Room Tax (“Room Tax”) of 4% in 1980 
for the explicit purpose of encouraging, promoting, and fostering the convention and tourism 
development within the City of Norman. The tax is applied to gross proceeds or rent derived 
from the rental of rooms or houses in Norman for less than 30 days. The tax has been increased 
two times since 1980. The revenues from the Room Tax are currently split between the Norman 
Convention and Visitors Bureau d/b/a VisitNorman (59.375%), the Norman Arts Council (25%), 
and the Norman Parks and Recreation Department (15.625%) after four percent (4%) is retained 
by the City to cover costs related to administering the tax. These allocations are set forth in 
contracts with VisitNorman and Norman Arts Council and not in the ordinance. 

Council has recently discussed the planned growth in offerings in Norman for rental of spaces 
for overnight stays in recreational vehicles. Application of the Room Tax is currently limited to 
the rental of rooms or homes and does not apply to the rental of spaces for overnight stays in 
recreational vehicles. 

Additionally, recent increases to the Room Tax in other metro area cities has raised the issue of 
whether Norman’s Room Tax could also be raised to provide additional funding for the Norman 
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Parks and Recreation Department, particularly since the department did not receive any of the 
additional funding associated with the last increase in the Room Tax rate in 2023.   

DISCUSSION: 

Ordinance O-2526-32 amends the Transient Guest Room Tax to accomplish the changes 
discussed above. First, a definition of “recreational vehicles” would be added to the Code, as 
well as an amendment to the definition of “permanent resident”. Permanent residents, as defined 
in the Code, are exempt from payment of the Room Tax. Amending the definition ensures spaces 
rented for overnight stays in recreational vehicles are taxed in the same way as other rooms or 
houses rented on a short term basis, while longer term residents (“permanent residents”) are not 
subject to Room Tax.  

The ordinance also proposes an increase in the Room Tax rate from 8% to 10%. This tax is paid 
by visitors to Norman, and not Norman residents. Both the question of applying the tax to spaces 
rented for overnight stays in recreational vehicles and the increase in tax rate are subject to voter 
approval and Ordinance O-2526-32 is contingent on the passage of Ordinance O-2526-33 which 
calls a Special Election for April 7, 2026 for this purpose and sets forth the ballot language. If 
the election is successful, the rate increase will go into effect on July 1, 2026.  

RECOMMENDATION: 

Staff recommends adoption of Ordinances O-2526-32 and O-2526-33 upon Second and Final 
Reading.  
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AN ORDINANCE OF THE CITY OF NORMAN, OKLAHOMA AMENDING 
SECTIONS 12-501 AND 12-502 OF THE CODE OF ORDINANCES OF THE 
CITY OF NORMAN, OKLAHOMA TO AMEND THE DEFINITION OF 
PERMANENT RESIDENT; PROVIDE A DEFINITION OF RECREATIONAL 
VEHICLES;  INCREASE THE TRANSIENT GUEST ROOM TAX RATE FROM 
EIGHT PERCENT TO TEN PERCENT AND EXPAND THE APPLICATION OF 
THE TAX RATE TO INCLUDE SPACES TEMPORARILY RENTED FOR 
RECREATIONAL VEHICLES; ALL CONTINGENT ON VOTER APPROVAL 
OF ORDINANCE O-2526-33; PROVIDING FOR AN EFFECTIVE DATE FOR 
SAID CHANGES SUBJECT TO VOTER APPROVAL; AND PROVIDING FOR 
THE SEVERABILITY THEREOF. 

§ 1. WHEREAS, the Norman Transient Guest Room Tax Ordinance was originally adopted in 
May 1980 with the citizens of Norman voting to enact the corresponding excise tax of four 
percent (4%) in July 1980; and  

§ 2. WHEREAS, the excise tax has been increased twice since its original adoption when it was 
increased from four percent (4%) to five percent (5%) in 2013 and from five percent (5%) 
to eight percent (8%) in 2023; and  

§ 3. WHEREAS, excise tax funds collected through this tax are used exclusively for the 
purpose of encouraging, promoting and fostering the convention and tourism development 
in the City of Norman; and 

§ 4. WHEREAS, increasing numbers of visitors to Norman are bringing recreational vehicles 
to Norman and renting space to park and stay in the vehicle during their visit to Norman;  

§ 5. WHEREAS, increased revenue collected from the Transient Guest Room Tax can enhance 
convention and tourism development through investments in City parks.   

NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA: 

§ 6. THAT, Section 12-501 of the Code of the City of Norman be amended to add the following:  

 12-501 Definitions 

The following words, terms, and phrases, when used in this article, shall have the meanings 
ascribed to them in this section, except where the context clearly indicates a different 
meaning:  

*   *   *   *  

Permanent resident means any occupant who has or shall have the right of occupancy of 
any rooms in a hotel or spaces for recreational vehicles in excess of 30 consecutive days 
during the current calendar year or preceding year. 
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Recreational vehicle (RV) means a motor vehicle or trailer equipped for living, offering 
temporary accommodations for camping, travel, and leisure, including features like beds, 
kitchens, and bathrooms, encompassing types of motorhomes (Class A, B, C) to towable 
trailers, campers, and truck campers, all designed for recreational use. 

*   *   *   *  

§ 7. THAT, Section 12-502 of the Code of the City of Norman be amended as follows:  

 12-502 Tax Rate 

There is hereby levied an excise tax of eight ten percent upon the gross proceeds or gross 
receipts derived from all rent for every occupancy of rooms in a hotel and occupancy of 
spaces rented for overnight stays in a recreational vehicle in this City except that the tax 
shall not be imposed where the rent is less than a rate of $3.00 per day.  

§ 8. Effective Date.  The rates described above shall be effective for all occupancy billings 
issued on or after the 1st day of July, 2026, and thereafter conditioned upon said rate 
increase being approved by a majority of the registered voters voting in an election called 
for the purpose of approving or rejecting said rates; Said election to be held on the 7th day 
of April, 2026. 

 
§ 9. Severability. If any section, subsection, sentence, clause, phrase or portion of this ordinance 

is for any reason, held invalid or unconstitutional by any court of competent jurisdiction, 
such portion shall be deemed a separate, distinct and independent provision and such holding 
shall not affect the validity of the remaining portions of this ordinance, except, that the 
effective date provision shall not be severable from the operative provisions of the ordinance. 

 
PASSED AND ADOPTED AND SIGNED BY THE MAYOR THIS 27TH DAY OF 

JANUARY, 2026. 
 

THE CITY OF NORMAN, OKLAHOMA 
 
 
       ____________________________________ 
       Mayor  
ATTEST: 
 
 
________________________________ 
City Clerk 
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42. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-33 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, AUTHORIZING THE CALLING AND HOLDING OF A SPECIAL 

ELECTION IN SAID CITY OF NORMAN, STATE OF OKLAHOMA ON THE SEVENTH 

DAY OF APRIL, 2026, FOR THE PURPOSE OF SUBMITTING TO THE REGISTERED,

QUALIFIED ELECTORS OF SAID CITY THE QUESTION OF APPROVING OR 

REJECTING ORDINANCE NO. O-2526-32, WHICH ORDINANCE AMENDS 

SECTIONS 12-501 AND 12-502 OF THE CODE OF ORDINANCES OF THE CITY OF 

NORMAN, OKLAHOMA BY EXPANDING THE APPLICATION OF THE TAX RATE TO 

INCLUDE SPACES RENTED FOR OVERNIGHT STAYS IN RECREATIONAL 

VEHICLES AND INCREASING THE EXCISE TAX UPON THE GROSS PROCEEDS 

OR GROSS RECEIPTS DERIVED FROM RENTS RECEIVED FROM OCCUPANCY 

OF HOTEL ROOMS AND RECREATIONAL VEHICLE SPACES FROM EIGHT 

PERCENT TO TEN PERCENT; PROVIDING AN EFFECTIVE DATE FOR SAID 

INCREASE SUBJECT TO VOTER APPROVAL; AND PROVIDING FOR THE 

SEVERABILITY THEREOF. 
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: Jason Olsen, Director of Parks and Recreation 

PRESENTER: Kathryn Walker, Assistant City Attorney  

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 
POSTPONEMENT OF ORDINANCE O-2526-33 UPON SECOND AND 
FINAL READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, AUTHORIZING THE CALLING AND HOLDING 
OF A SPECIAL ELECTION IN SAID CITY OF NORMAN, STATE OF 
OKLAHOMA ON THE SEVENTH DAY OF APRIL, 2026, FOR THE 
PURPOSE OF SUBMITTING TO THE REGISTERED, QUALIFIED 
ELECTORS OF SAID CITY THE QUESTION OF APPROVING OR 
REJECTING ORDINANCE NO. O-2526-32, WHICH ORDINANCE 
AMENDS SECTIONS 12-501 AND 12-502 OF THE CODE OF 
ORDINANCES OF THE CITY OF NORMAN, OKLAHOMA BY 
EXPANDING THE APPLICATION OF THE TAX RATE TO INCLUDE 
SPACES RENTED FOR OVERNIGHT STAYS IN RECREATIONAL 
VEHICLES AND INCREASING THE EXCISE TAX UPON THE GROSS 
PROCEEDS OR GROSS RECEIPTS DERIVED FROM RENTS 
RECEIVED FROM OCCUPANCY OF HOTEL ROOMS AND 
RECREATIONAL VEHICLE SPACES FROM EIGHT PERCENT TO TEN 
PERCENT; PROVIDING AN EFFECTIVE DATE FOR SAID INCREASE 
SUBJECT TO VOTER APPROVAL; AND PROVIDING FOR THE 
SEVERABILITY THEREOF.  

  

BACKGROUND: 

The voters of Norman first approved the Transient Guest Room Tax (“Room Tax”) of 4% in 1980 
for the explicit purpose of encouraging, promoting, and fostering the convention and tourism 
development within the City of Norman. The tax is applied to gross proceeds or rent derived 
from the rental of rooms or houses in Norman for less than 30 days. The tax has been increased 
two times since 1980. The revenues from the Room Tax are currently split between the Norman 
Convention and Visitors Bureau d/b/a VisitNorman (59.375%), the Norman Arts Council (25%), 
and the Norman Parks and Recreation Department (15.625%) after four percent (4%) is retained 
by the City to cover costs related to administering the tax. These allocations are set forth in 
contracts with VisitNorman and Norman Arts Council and not in the ordinance. 
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Council has recently discussed the planned growth in offerings in Norman for rental of spaces 
for overnight stays in recreational vehicles. Application of the Room Tax is currently limited to 
the rental of rooms or homes and does not apply to the rental of spaces for overnight stays in 
recreational vehicles. 

Additionally, recent increases to the Room Tax in other metro area cities has raised the issue of 
whether Norman’s Room Tax could also be raised to provide additional funding for the Norman 
Parks and Recreation Department, particularly since the department did not receive any of the 
additional funding associated with the last increase in the Room Tax rate in 2023.   

DISCUSSION: 

Ordinance O-2526-32 amends the Transient Guest Room Tax to accomplish the changes 
discussed above. First, a definition of “recreational vehicles” would be added to the Code, as 
well as an amendment to the definition of “permanent resident”. Permanent residents, as defined 
in the Code, are exempt from payment of the Room Tax. Amending the definition ensures spaces 
rented for overnight stays in recreational vehicles are taxed in the same way as other rooms or 
houses rented on a short term basis, while longer term residents (“permanent residents”) are not 
subject to Room Tax.  

The ordinance also proposes an increase in the Room Tax rate from 8% to 10%. This tax is paid 
by visitors to Norman, and not Norman residents. Both the question of applying the tax to spaces 
rented for overnight stays in recreational vehicles and the increase in tax rate are subject to voter 
approval and Ordinance O-2526-32 is contingent on the passage of Ordinance O-2526-33 which 
calls a Special Election for April 7, 2026 for this purpose and sets forth the ballot language. If 
the election is successful, the rate increase will go into effect on July 1, 2026.  

RECOMMENDATION: 

Staff recommends adoption of Ordinances O-2526-32 and O-2526-33 upon Second and Final 
Reading.  
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AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA, AUTHORIZING THE CALLING AND HOLDING OF A 
SPECIAL ELECTION IN SAID CITY OF NORMAN, STATE OF OKLAHOMA 
ON THE 7th DAY OF APRIL, 2026, FOR THE PURPOSE OF SUBMITTING TO 
THE REGISTERED, QUALIFIED ELECTORS OF SAID CITY THE 
QUESTION OF APPROVING OR REJECTING ORDINANCE O-2526-32, 
WHICH ORDINANCE AMENDS SECTIONS 12-501 AND 12-502 OF THE 
CODE OF ORDINANCES OF THE CITY OF NORMAN, OKLAHOMA BY 
EXPANDING THE APPLICATION OF THE TAX RATE TO INCLUDE SPACES 
RENTED FOR OVERNIGHT STAYS IN RECREATIONAL VEHICLES AND 
INCREASING THE EXCISE TAX UPON THE GROSS PROCEEDS OR GROSS 
RECEIPTS DERIVED FROM RENTS RECEIVED FROM OCCUPANCY OF 
HOTEL ROOMS AND RECREATIONAL VEHICLE SPACES FROM EIGHT 
PERCENT TO TEN PERCENT; PROVIDING AN EFFECTIVE DATE FOR 
SAID INCREASE SUBJECT TO VOTER APPROVAL; AND PROVIDING FOR 
THE SEVERABILITY THEREOF.  

§ 1.  WHEREAS, the Norman Transient Guest Room Tax Ordinance was originally adopted in 
May 1980 with the citizens of Norman voting to enact the corresponding excise tax of four 
percent (4%) in July 1980; and  

§ 2. WHEREAS, the excise tax has been increased twice since its original adoption when it was 
increased from four percent (4%) to five percent (5%) in 2013 and from five percent (5%) 
to eight percent (8%) in 2023; and  

§ 3. WHEREAS, excise tax funds collected through this tax are used exclusively for the 
purpose of encouraging, promoting and fostering the convention and tourism development 
in the City of Norman; and 

§ 4. WHEREAS, increasing numbers of visitors to Norman are bringing recreational vehicles 
to Norman and renting space to park and stay in the vehicle during their visit to Norman;  

§ 5. WHEREAS, increased revenue collected from the Transient Guest Room Tax can enhance 
convention and tourism development through investments in City parks.   

NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA: 
 

§  6. Proposition.  That the Mayor of the City of Norman, Oklahoma, or in his absence or 
incapacity, the duly qualified Mayor Pro Tem, be and hereby is authorized and directed to 
call a special election to be held in the City of Norman, Oklahoma, on the 7th day of April, 
2026 for the purpose of submitting to the registered, qualified voters of said City of 
Norman, Oklahoma, for their approval or rejection the following propositions: 
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PROPOSITION 2 

Shall Ordinance O-2526-32 of the Council of the City of Norman, Oklahoma, increasing 
the Transient Guest Room Tax Rate by two percent (2%) to a total of ten percent (10%) 
and expanding the application of the tax rate to include spaces temporarily rented for 
overnight stays in a recreational vehicle, effective on July 1, 2026, be approved?  

 
§ 7. Election Procedures. That with respect to the election to be held on April 7, 2026:  

 
a. The number and location of the polling places, the hours of opening and 

closing of the polls, and the names of the officers who shall conduct the election shall be 
the same as the regular polling places and persons prescribed and selected by the Cleveland 
County Election Board for elections in Norman, Oklahoma.  As provided in Title 26, 
Oklahoma Statutes Section 13-103, the City authorizes the Cleveland County Election Board 
to open all precinct polling places located within the municipal boundaries of the City.  

 
b. That the Special Election Proclamation and Notice of even date, a copy of 

which is on file with the City Clerk and which is incorporated herein by reference, calling 
said election is hereby approved in all respects, and the Mayor or Mayor Pro Tem is hereby 
authorized to execute said Special Election Proclamation and Notice on behalf of the City, 
and the City Clerk or Deputy City Clerk is hereby authorized to attest and affix the seal of 
the City to said Special Election Proclamation and Notice, and to cause a copy of said 
Special Election Proclamation and Notice to be published as required by law, and a copy 
thereof delivered to the Cleveland County Election Board.  

 
c. That the City Clerk shall serve or cause to be served, a copy of this 

Ordinance and the Special Election Proclamation and Notice upon the office of the 
Cleveland County Election Board at least sixty days prior to the date of the election as 
required by law.  
 

§ 8. Severability. If any section, subsection, sentence, clause, phrase, or portion of this 
Ordinance is, for any reason, held invalid or unconstitutional, such portion shall be deemed 
a separate, distinct and independent provision and such holding shall not affect the validity 
of the remaining portions of the Ordinance.  

 
[Remainder of Page Left Blank Intentionally] 
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PASSED AND ADOPTED AND SIGNED BY THE MAYOR THIS 27TH DAY OF 
JANUARY, 2026. 
 
        THE CITY OF NORMAN, OKLAHOMA 
 
 
       ____________________________________ 
       Mayor  
ATTEST: 
 
 
________________________________ 
City Clerk 
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SPECIAL ELECTION 
PROCLAMATION AND NOTICE OF ELECTION 

            
Under and by virtue of the Statutes of the State of Oklahoma and acts complimentary, 

supplementary and enacted pursuant thereto, and Ordinance Nos. O-2526-29, O-2526-33, O-
2526-35 and O-2526-36 dated  January 27, 2026, authorizing the calling of an election on the 
Propositions hereinafter set forth, I, the undersigned Mayor of the City of Norman, Oklahoma, 
hereby call a special election and give notice thereof to be held in the City of Norman, 
Oklahoma, on the 7th day of April, 2026, for the purpose of submitting to the registered qualified 
voters in said City the proposed Propositions: 

 
PROPOSITION I 

 
  Shall the City of Norman, State of Oklahoma, incur an indebtedness by 
issuing its bonds in the sum of Thirty-Five Million Dollars ($35,000,000) to 
provide funds for the purpose of reconstructing, repairing, improving, and 
rehabilitating existing streets, roads, and intersections in the City of Norman, 
Oklahoma (including lighting, sidewalks/bikepaths, landscaping, related drainage 
improvements, driveway reconstruction, and other related improvements); and 
levy and collect an annual tax, in addition to all other taxes, upon all the taxable 
property in said City sufficient to pay the interest on said bonds as it falls due, and 
also to constitute a sinking fund for the payment of the principal thereof when 
due, said bonds to be competitively sold and bear interest at the lowest rate not to 
exceed the rate of ten percentum (10%) per annum, payable semi-annually and to 
become due serially within five (5) years from their date? 

 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
          
 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 

PROPOSITION 2 
 

Shall Ordinance O-2526-32 of the Council of the City of Norman, Oklahoma, increasing 
the Transient Guest Room Tax Rate by two percent (2%) to a total of ten percent (10%) 
and expanding the application of the tax rate to include spaces temporarily rented for 
overnight stays in a recreational vehicle, effective on July 1, 2026, be approved?  

 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
          
 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 

PROPOSITION 3 
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Shall Section 2 of Article II of the Charter of the City of Norman be amended to change 
the beginning of Councilmember and Mayoral terms from the first Tuesday in July to the 
first Tuesday following scheduled run-off elections beginning in 2028 for 
Councilmembers representing even-numbered wards, 2029 for Councilmembers 
representing odd-numbered wards, and 2031 for the Mayor position, as more particularly 
described in Ordinance O-2526-34?  

 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
          
 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 

PROPOSITION 4 
 

Shall Section 2 of Article V of the Charter of the City of Norman be amended to allow 
for alternative professional certifications other than Certified Public Accountant, 
including Certified Internal Auditor, Certified Fraud Examiner, or equivalent 
certifications to qualify for the position of City Auditor, as more particularly described in 
Ordinance O-2526-34? 
 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
          
 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 

  
PROPOSITION 5 

 
Shall The City of Norman, State of Oklahoma, incur an indebtedness by issuing 
its general obligation bonds in the sum of Eight Million Dollars ($8,000,000) to 
provide funds for the purpose of acquiring, constructing, reconstructing, 
expanding, repairing, which may also include improving, renovating, acquiring 
and equipping a homeless shelter community facility, to be owned exclusively by 
said City, to be completed with or without the use of other funds, and levy and 
collect an annual tax, in addition to all other taxes, upon all the taxable property in 
said City sufficient to pay the interest on said bonds as it falls due, and also to 
constitute a sinking fund for the payment of the principal thereof when due, said 
bonds to be competitively sold and bear interest at the lowest rate not to exceed 
the rate of ten percentum (10%) per annum, payable semi-annually and to become 
due serially within twenty (20) years from their date?  

 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
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 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 
That only the registered qualified voters of the City of Norman, Oklahoma, may vote 

upon the Propositions as above set forth. 
 
 The polls shall be opened at 7:00 o'clock a.m. and shall remain open continuously until 
and be closed at 7:00 o’clock p.m. 
 
 The special election shall be held at the same places and in the same manner prescribed 
by law for conducting county and state elections and the numbers and locations of the polling 
places and the persons who shall conduct said election shall be the same as for county and state 
elections, all as respectively designated and prescribed by the County Election Board of 
Cleveland County, Oklahoma. As provided in Title 26, Oklahoma Statutes Section 13-103, the 
City authorizes the Cleveland County Election Board to open all precinct polling places located 
within the municipal boundaries of the City. 
 
 WITNESS my hand as Mayor of the City of Norman, Oklahoma, and the Seal of said 
City affixed hereto on the _______ day of _________________________, 2026. 
 
      
              
     Mayor 
(SEAL) 
 
ATTEST: 
 
         
City Clerk 
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43. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-34 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA AMENDING ARTICLE II, SECTION 2 OF THE CITY CHARTER TO 

MOVE THE BEGINNING DATE OF COUNCILMEMBER AND MAYORAL TERMS TO 

THE FIRST TUESDAY FOLLOWING SCHEDULED RUN-OFF ELECTIONS 

BEGINNING IN 2028 FOR EVEN-NUMBERED WARDS, 2029 FOR ODD-NUMBERED 

WARDS, AND 2031 FOR MAYORAL TERMS; ARTICLE V, SECTION 2 OF THE CITY 

CHARTER TO ALLOW FOR ALTERNATIVE PROFESSIONAL CERTIFICATIONS 

BEYOND CERTIFIED PUBLIC ACCOUNTANT TO QUALIFY FOR THE POSITION OF 

CITY AUDITOR; ESTABLISHING AN EFFECTIVE DATE CONTINGENT UPON 

APPROVAL BY THE VOTERS AND AS PROVIDED BY LAW; AND PROVIDING FOR 

THE SEVERABILITY THEREOF. 
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: City Council 

PRESENTER: Kathryn Walker, Assistant City Attorney 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 
POSTPONEMENT OF ORDINANCE O-2526-34 UPON SECOND AND 
FINAL READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA AMENDING ARTICLE II, SECTION 2 OF THE 
CITY CHARTER TO MOVE THE BEGINNING DATE OF 
COUNCILMEMBER AND MAYORAL TERMS TO THE FIRST TUESDAY 
FOLLOWING SCHEDULED RUN-OFF ELECTIONS BEGINNING IN 2028 
FOR EVEN-NUMBERED WARDS, 2029 FOR ODD-NUMBERED WARDS, 
AND 2031 FOR MAYORAL TERMS; ARTICLE V, SECTION 2 OF THE 
CITY CHARTER TO ALLOW FOR ALTERNATIVE PROFESSIONAL 
CERTIFICATIONS BEYOND CERTIFIED PUBLIC ACCOUNTANT TO 
QUALIFY FOR THE POSITION OF CITY AUDITOR; ESTABLISHING AN 
EFFECTIVE DATE CONTINGENT UPON APPROVAL BY THE VOTERS 
AND AS PROVIDED BY LAW; AND PROVIDING FOR THE 
SEVERABILITY THEREOF.  

  

BACKGROUND: 

During the Council Retreat this past summer, Council discussed possible upcoming election 
topics. One of the topics discussed included some changes to the Charter. These included 
changing the beginning date for Councilmember and Mayoral terms to coincide more closely 
with the election date, and the addition of possible certifications to qualify for the position of City 
Auditor beyond certified public accountant.  

Council last discussed these amendments on January 6, 2026 and provided direction to move 
forward with preparing the amendments and related ballot language for the April 7, 2026 election.  

DISCUSSION: 

Ordinance O-2526-34 proposes amendments to two sections of the Charter. Changing the 
beginning date of Councilmember terms to coincide more closely with the election requires an 
amendment to Article II, Section 2 of the Charter. Currently, Councilmember and Mayoral terms 
begin at 6:30pm on the first Tuesday of July. When a Councilmember or Mayor is elected in the 
February election, this results in an extended time between the election and the beginning of the 
term. For uniformity, the proposed amendment would move the beginning date of terms to 
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6:30pm on the first Tuesday following the run-off election so all Councilmembers will have the 
same length of terms regardless of whether there was a run-off election. Additionally, the change 
is implemented over time to ensure current terms, and terms for which an election is already 
scheduled, are not impacted by this change.  

The second proposed change to the Charter is an amendment to Article V, Section 2 related to 
the appointment of a City Auditor. The City Auditor position was first created by Charter 
amendment in 2022 and required that the person holding the position be a certified public 
accountant. After discussion, Council desired to allow for other alternative certifications in order 
to qualify for the position of City Auditor. The amendment would allow a candidate for City Auditor 
to qualify for the position if he or she holds an alternative professional certification, including 
Certified Internal Auditor, Certified Fraud Examiner, or equivalent certification.  

In order to meet election deadlines for the April election, Ordinance O-2526-34 amending the 
City Charter and Ordinance O-2526-35 calling an election for such purpose are currently slated 
for Council consideration on First Reading on January 13, 2026 and Second and Final Reading 
on January 27, 2026.  

RECOMMENDATION: 

Staff forwards Ordinances O-2526-34 and O-2526-35 for Council consideration on Second and 
Final Reading.  
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AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA AMENDING ARTICLE II, SECTION 2 OF THE CITY CHARTER 
TO MOVE THE BEGINNING DATE OF COUNCILMEMBER AND MAYORAL 
TERMS TO THE FIRST TUESDAY FOLLOWING SCHEDULED RUN-OFF 
ELECTIONS BEGINNING IN 2028 FOR EVEN-NUMBERED WARDS, 2029 
FOR ODD-NUMBERED WARDS, AND 2031 FOR MAYORAL TERMS; 
ARTICLE V, SECTION 2 OF THE CITY CHARTER TO ALLOW FOR 
ALTERNATIVE PROFESSIONAL CERTIFICATIONS BEYOND CERTIFIED 
PUBLIC ACCOUNTANT TO QUALIFY FOR THE POSITION OF CITY 
AUDITOR; ESTABLISHING AN EFFECTIVE DATE CONTINGENT UPON 
APPROVAL BY THE VOTERS AND AS PROVIDED BY LAW; AND 
PROVIDING FOR THE SEVERABILITY THEREOF.  

§ 1. WHEREAS, the City Council has discussed possible amendments to the Charter over the 
last several months; and  

§ 2. WHEREAS, City Council has deemed it advisable to move forward with submission to the 
voters a proposed amendment that would result in Councilmembers and the Mayor being 
sworn in for new terms closer to the election date; and  

§ 3. WHEREAS, said amendment to the beginning date of Councilmember and Mayoral terms 
has been crafted to ensure the current terms and terms for which elections have already 
been scheduled will not be impacted by the change; and  

§ 4.  WHEREAS, City Council has deemed it advisable to move forward with submission to the 
voters a proposed amendment that would allow for alternative professional certifications 
beyond certified public accountant in order to qualify for the position of City Auditor.  

NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA:  

§ 1. That, Section 1 of Article II of the Charter of the City of Norman, Oklahoma be amended 
to read as follows:  

  2. - Term of office. 
 

The term of Councilmembers shall be for a period of two years. The terms of 
Councilmembers chosen to represent Council wards two (2), four (4), six (6), and eight 
(8) shall expire begin on the first Tuesday of July of the next even numbered year after 
their election through July 2026. Beginning in 2028, the terms of Councilmembers 
chosen to represent even-numbered wards shall begin at six-thirty in the evening 
(6:30pm) on the first Tuesday following the date of the scheduled run-off election for 
such offices. 

 
The term of Councilmembers chosen to represent Council wards one (1), three (3), 

five (5), and seven (7) shall expirebegin on the first Tuesday of July of the next odd 
numbered year after their election through July 2027. Beginning in 2029, the terms of 
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Councilmembers chosen to represent odd-numbered wards shall begin at six-thirty in the 
evening (6:30pm) on the first Tuesday following the date of the scheduled run-off 
election for such offices. 

 
Each elected officer shall continue to hold and to perform the duties of his office 

until his successor is elected and qualified, unless he is removed or forfeits his office 
under other provisions of this Charter. 

 
The term of office of the Mayor elected at regular elections, Elections for Mayor 

shall be occur every three (3) years. The term of the Mayor shall expire begin on the first 
Tuesday of July and each three (3) years thereafter through July 2028. Beginning with 
the 2031 election, and every third year thereafter, the term of the Mayor shall begin at 
six-thirty in the evening (6:30pm) on the first Tuesday following the date of the scheduled 
run-off election for such offices. 
 

 *   *    *    * 
 

§ 2. That, Section 2 of Article V of the Charter of the City of Norman, Oklahoma be amended 
to read as follows:  

2 Appointment and Removal of City Auditor  

Council shall by an affirmative vote of five (5) members appoint a City Auditor, 
who shall serve at the pleasure of the City Council as a full-time at-will employee. He or 
she shall be chosen by the Council solely upon the basis of his or her qualifications, 
including graduation from an accredited college or university with a bachelor’s degree in 
accounting, finance or a related field, proof of having obtained one of the following 
professional certifications:  Certified Public Accountant (CPA), Certified Internal Auditor 
(CIA), Certified Fraud Examiner (CFE), or other equivalent professional certification, and 
with a minimum of five (5) years of professional level experience in auditing, and without 
regard to age, race, color, religion, ancestry, national origin, sex or place of birth, and need 
not, when appointed, be a resident of the City or State. No member of the Council shall, 
during the time for which he is elected, be chosen City Auditor, nor for two years after 
he or she ceases to be a member. In case of absence or disability of the City Auditor, the 
Council may designate some qualified person to perform the duties of the office during 
such absence or disability. The City Auditor may be removed or suspended at any time, 
upon an affirmative vote of five (5) members of the Council. Should at least four (4) 
Councilmembers desire that a majority of Council discuss removal or suspension of the 
City Auditor, then a notice of such a request shall be filed with the City Clerk, who shall 
then place an item for Executive Session for that purpose on the Agenda of the next 
regularly scheduled Council meeting or at a special meeting of the Council called for that 
purpose. In the event Council should desire to suspend or remove the City Auditor 
following the Executive Session, an additional item shall be included on the same Agenda 
of the meeting in which the Executive Session is to be held to consider immediate 
suspension or removal of the City Auditor. If the Council suspends or removes the City 
Auditor from office, the Council may provide for the temporary performance of the City 
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Auditor’s duties. The action of the Council in suspending or removing the City Auditor 
shall be final, it being the intention of this Charter to vest all authority and fix all 
responsibility for such suspension or removal in the Council. 

 

§ 3. That, the remaining portions of the Articles and Sections referred to herein shall remain 
unchanged.  

 
§4. Effective Date. This ordinance shall become effective upon approval by a majority of the 

qualified electors voting at a Special Election to be held on April 7, 2026, and as 
otherwise provided by law.   

§ 5. Severability. If any section, subsection, sentence, clause, phrase or portion of this ordinance 
is for any reason, held invalid or unconstitutional by any court of competent jurisdiction, 
such portion shall be deemed a separate, distinct and independent provision and such holding 
shall not affect the validity of the remaining portions of this ordinance, except, that the 
effective date provision shall not be severable from the operative provisions of the ordinance. 

 
 

ADOPTED this _____________ day    NOT ADOPTED this ____________  day  

of     , 2026.  Of  __     , 2026.   

 
_________________________________             ____________________________ 
Mayor        Mayor 
 
 
ATTEST: 
 
 
____________________________ 
City Clerk  
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44. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-35 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA AUTHORIZING THE CALLING AND HOLDING OF A SPECIAL 

ELECTION IN THE CITY OF NORMAN, STATE OF OKLAHOMA, ON THE 7TH DAY OF

APRIL, 2026, FOR THE PURPOSE OF SUBMITTING TO THE REGISTERED 

QUALIFIED ELECTORS OF SAID CITY THE QUESTION OF APPROVING OR 

REJECTING ORDINANCE O-2526-34, WHICH ORDINANCE AMENDS ARTICLE II, 

SECTION 2 OF THE CITY CHARTER TO MOVE THE BEGINNING DATE OF 

COUNCILMEMBER AND MAYORAL TERMS TO THE FIRST TUESDAY FOLLOWING 

SCHEDULED RUN-OFF ELECTIONS BEGINNING IN 2028 FOR EVEN-NUMBERED 

WARDS, 2029 FOR ODD-NUMBERED WARDS, AND 2031 FOR MAYORAL TERMS; 

ARTICLE V, SECTION 2 OF THE CITY CHARTER TO ALLOW FOR ALTERNATIVE 

PROFESSIONAL CERTIFICATIONS BEYOND CERTIFIED PUBLIC ACCOUNTANT 

TO QUALIFY FOR THE POSITION OF CITY AUDITOR; AND PROVIDING FOR THE 

SEVERABILITY THEREOF. 
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: City Council 

PRESENTER: Kathryn Walker, Assistant City Attorney 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 
POSTPONEMENT OF ORDINANCE O-2526-35 UPON SECOND AND 
FINAL READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA AUTHORIZING THE CALLING AND HOLDING 
OF A SPECIAL ELECTION IN THE CITY OF NORMAN, STATE OF 
OKLAHOMA, ON THE 7TH DAY OF APRIL, 2026, FOR THE PURPOSE OF 
SUBMITTING TO THE REGISTERED QUALIFIED ELECTORS OF SAID 
CITY THE QUESTION OF APPROVING OR REJECTING ORDINANCE 
O-2526-34, WHICH ORDINANCE AMENDS ARTICLE II, SECTION 2 OF 
THE CITY CHARTER TO MOVE THE BEGINNING DATE OF 
COUNCILMEMBER AND MAYORAL TERMS TO THE FIRST TUESDAY 
FOLLOWING SCHEDULED RUN-OFF ELECTIONS BEGINNING IN 2028 
FOR EVEN-NUMBERED WARDS, 2029 FOR ODD-NUMBERED WARDS, 
AND 2031 FOR MAYORAL TERMS; ARTICLE V, SECTION 2 OF THE 
CITY CHARTER TO ALLOW FOR ALTERNATIVE PROFESSIONAL 
CERTIFICATIONS BEYOND CERTIFIED PUBLIC ACCOUNTANT TO 
QUALIFY FOR THE POSITION OF CITY AUDITOR; AND PROVIDING 
FOR THE SEVERABILITY THEREOF.  

  

BACKGROUND: 

During the Council Retreat this past summer, Council discussed possible upcoming election 
topics. One of the topics discussed included some changes to the Charter. These included 
changing the beginning date for Councilmember and Mayoral terms to coincide more closely 
with the election date, and the addition of possible certifications to qualify for the position of City 
Auditor beyond certified public accountant.  

Council last discussed these amendments on January 6, 2026 and provided direction to move 
forward with preparing the amendments and related ballot language for the April 7, 2026 election.  

DISCUSSION: 

Ordinance O-2526-34 proposes amendments to two sections of the Charter. Changing the 
beginning date of Councilmember terms to coincide more closely with the election requires an 
amendment to Article II, Section 2 of the Charter. Currently, Councilmember and Mayoral terms 
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begin at 6:30pm on the first Tuesday of July. When a Councilmember or Mayor is elected in the 
February election, this results in an extended time between the election and the beginning of the 
term. For uniformity, the proposed amendment would move the beginning date of terms to 
6:30pm on the first Tuesday following the run-off election so all Councilmembers will have the 
same length of terms regardless of whether there was a run-off election. Additionally, the change 
is implemented over time to ensure current terms, and terms for which an election is already 
scheduled, are not impacted by this change.  

The second proposed change to the Charter is an amendment to Article V, Section 2 related to 
the appointment of a City Auditor. The City Auditor position was first created by Charter 
amendment in 2022 and required that the person holding the position be a certified public 
accountant. After discussion, Council desired to allow for other alternative certifications in order 
to qualify for the position of City Auditor. The amendment would allow a candidate for City Auditor 
to qualify for the position if he or she holds an alternative professional certification, including 
Certified Internal Auditor, Certified Fraud Examiner, or equivalent certification.  

In order to meet election deadlines for the April election, Ordinance O-2526-34 amending the 
City Charter and Ordinance O-2526-35 calling an election for such purpose are currently slated 
for Council consideration on First Reading on January 13, 2026 and Second and Final Reading 
on January 27, 2026.  

RECOMMENDATION: 

Staff forwards Ordinances O-2526-34 and O-2526-35 for Council consideration on Second and 
Final Reading.  
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AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA AUTHORIZING THE CALLING AND HOLDING OF A 
SPECIAL ELECTION IN THE CITY OF NORMAN, STATE OF OKLAHOMA, 
ON THE 7TH DAY OF APRIL, 2026, FOR THE PURPOSE OF SUBMITTING TO 
THE REGISTERED QUALIFIED ELECTORS OF SAID CITY THE QUESTION 
OF APPROVING OR REJECTING ORDINANCE O-2526-34, WHICH 
ORDINANCE AMENDS ARTICLE II, SECTION 2 OF THE CITY CHARTER 
TO MOVE THE BEGINNING DATE OF COUNCILMEMBER AND MAYORAL 
TERMS TO THE FIRST TUESDAY FOLLOWING SCHEDULED RUN-OFF 
ELECTIONS BEGINNING IN 2028 FOR EVEN-NUMBERED WARDS, 2029 
FOR ODD-NUMBERED WARDS, AND 2031 FOR MAYORAL TERMS; 
ARTICLE V, SECTION 2 OF THE CITY CHARTER TO ALLOW FOR 
ALTERNATIVE PROFESSIONAL CERTIFICATIONS BEYOND CERTIFIED 
PUBLIC ACCOUNTANT TO QUALIFY FOR THE POSITION OF CITY 
AUDITOR; AND PROVIDING FOR THE SEVERABILITY THEREOF .  

§ 1. WHEREAS, the City Council has discussed possible amendments to the Charter over the 
last several months; and  

§ 2. WHEREAS, City Council has deemed it advisable to move forward with submission to the 
voters a proposed amendment that would result in Councilmembers and the Mayor being 
sworn in for new terms closer to the election date; and  

§ 3. WHEREAS, said amendment to the beginning date of Councilmember and Mayoral terms 
has been crafted to ensure the current terms and terms for which elections have already 
been scheduled will not be impacted by the change; and  

§ 4.  WHEREAS, City Council has deemed it advisable to move forward with submission to the 
voters a proposed amendment that would allow for alternative professional certifications 
beyond certified public accountant in order to qualify for the position of City Auditor.  

NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA: 

§ 5.     PROPOSITION 3    

Shall Section 2 of Article II of the Charter of the City of Norman be amended to change 
the beginning of Councilmember and Mayoral terms from the first Tuesday in July to the 
first Tuesday following scheduled run-off elections beginning in 2028 for Councilmembers 
representing even-numbered wards, 2029 for Councilmembers representing odd-numbered 
wards, and 2031 for the Mayor position, as more particularly described in Ordinance O-
2526-34?  

§ 6.     PROPOSITION 4 

Shall Section 2 of Article V of the Charter of the City of Norman be amended to allow for 
alternative professional certifications other than Certified Public Accountant, including 
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Certified Internal Auditor, Certified Fraud Examiner, or equivalent certifications to qualify 
for the position of City Auditor, as more particularly described in Ordinance O-2526-34? 
 

§ 7 Election Procedures. That with respect to the election to be held on April 7, 2026:  
 

a. The number and location of the polling places, the hours of opening and 
closing of the polls, and the names of the officers who shall conduct the election shall be 
the same as the regular polling places and persons prescribed and selected by the Cleveland 
County Election Board for elections in Norman, Oklahoma.  As provided in Title 26, 
Oklahoma Statutes Section 13-103, the City authorizes the Cleveland County Election Board 
to open all precinct polling places located within the municipal boundaries of the City.  

 
b. That the Special Election Proclamation and Notice of even date, a copy of 

which is on file with the City Clerk and which is incorporated herein by reference, calling 
said election is hereby approved in all respects, and the Mayor or Mayor Pro Tem is hereby 
authorized to execute said Special Election Proclamation and Notice on behalf of the City, 
and the City Clerk or Deputy City Clerk is hereby authorized to attest and affix the seal of 
the City to said Special Election Proclamation and Notice, and to cause a copy of said 
Special Election Proclamation and Notice to be published as required by law, and a copy 
thereof delivered to the Cleveland County Election Board.  

 
c. That the City Clerk shall serve or cause to be served, a copy of this 

Ordinance and the Special Election Proclamation and Notice upon the office of the 
Cleveland County Election Board at least sixty days prior to the date of the election as 
required by law.  
 

§ 8. That the amendments of the City Charter proposed herein shall be effective provided by 
law. 

 
§ 9. Severability. If any section, subsection, sentence, clause, phrase, or portion of this 

Ordinance is, for any reason, held invalid or unconstitutional, such portion shall be deemed 
a separate, distinct and independent provision and such holding shall not affect the validity 
of the remaining portions of the Ordinance. 

 
[Remainder of Page Left Blank Intentionally] 
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PASSED AND ADOPTED AND SIGNED BY THE MAYOR THIS 27TH DAY OF 
JANUARY, 2026. 
 

 THE CITY OF NORMAN, OKLAHOMA 
 
 
       ____________________________________ 
       Mayor  
ATTEST: 
 
 
________________________________ 
City Clerk 
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SPECIAL ELECTION 
PROCLAMATION AND NOTICE OF ELECTION 

            
Under and by virtue of the Statutes of the State of Oklahoma and acts complimentary, 

supplementary and enacted pursuant thereto, and Ordinance Nos. O-2526-29, O-2526-33, O-
2526-35 and O-2526-36 dated  January 27, 2026, authorizing the calling of an election on the 
Propositions hereinafter set forth, I, the undersigned Mayor of the City of Norman, Oklahoma, 
hereby call a special election and give notice thereof to be held in the City of Norman, 
Oklahoma, on the 7th day of April, 2026, for the purpose of submitting to the registered qualified 
voters in said City the proposed Propositions: 

 
PROPOSITION I 

 
  Shall the City of Norman, State of Oklahoma, incur an indebtedness by 
issuing its bonds in the sum of Thirty-Five Million Dollars ($35,000,000) to 
provide funds for the purpose of reconstructing, repairing, improving, and 
rehabilitating existing streets, roads, and intersections in the City of Norman, 
Oklahoma (including lighting, sidewalks/bikepaths, landscaping, related drainage 
improvements, driveway reconstruction, and other related improvements); and 
levy and collect an annual tax, in addition to all other taxes, upon all the taxable 
property in said City sufficient to pay the interest on said bonds as it falls due, and 
also to constitute a sinking fund for the payment of the principal thereof when 
due, said bonds to be competitively sold and bear interest at the lowest rate not to 
exceed the rate of ten percentum (10%) per annum, payable semi-annually and to 
become due serially within five (5) years from their date? 

 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
          
 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 

PROPOSITION 2 
 

Shall Ordinance O-2526-32 of the Council of the City of Norman, Oklahoma, increasing 
the Transient Guest Room Tax Rate by two percent (2%) to a total of ten percent (10%) 
and expanding the application of the tax rate to include spaces temporarily rented for 
overnight stays in a recreational vehicle, effective on July 1, 2026, be approved?  

 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
          
 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 

PROPOSITION 3 
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Shall Section 2 of Article II of the Charter of the City of Norman be amended to change 
the beginning of Councilmember and Mayoral terms from the first Tuesday in July to the 
first Tuesday following scheduled run-off elections beginning in 2028 for 
Councilmembers representing even-numbered wards, 2029 for Councilmembers 
representing odd-numbered wards, and 2031 for the Mayor position, as more particularly 
described in Ordinance O-2526-34?  

 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
          
 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 

PROPOSITION 4 
 

Shall Section 2 of Article V of the Charter of the City of Norman be amended to allow 
for alternative professional certifications other than Certified Public Accountant, 
including Certified Internal Auditor, Certified Fraud Examiner, or equivalent 
certifications to qualify for the position of City Auditor, as more particularly described in 
Ordinance O-2526-34? 
 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
          
 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 

  
PROPOSITION 5 

 
Shall The City of Norman, State of Oklahoma, incur an indebtedness by issuing 
its general obligation bonds in the sum of Eight Million Dollars ($8,000,000) to 
provide funds for the purpose of acquiring, constructing, reconstructing, 
expanding, repairing, which may also include improving, renovating, acquiring 
and equipping a homeless shelter community facility, to be owned exclusively by 
said City, to be completed with or without the use of other funds, and levy and 
collect an annual tax, in addition to all other taxes, upon all the taxable property in 
said City sufficient to pay the interest on said bonds as it falls due, and also to 
constitute a sinking fund for the payment of the principal thereof when due, said 
bonds to be competitively sold and bear interest at the lowest rate not to exceed 
the rate of ten percentum (10%) per annum, payable semi-annually and to become 
due serially within twenty (20) years from their date?  

 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
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 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 
That only the registered qualified voters of the City of Norman, Oklahoma, may vote 

upon the Propositions as above set forth. 
 
 The polls shall be opened at 7:00 o'clock a.m. and shall remain open continuously until 
and be closed at 7:00 o’clock p.m. 
 
 The special election shall be held at the same places and in the same manner prescribed 
by law for conducting county and state elections and the numbers and locations of the polling 
places and the persons who shall conduct said election shall be the same as for county and state 
elections, all as respectively designated and prescribed by the County Election Board of 
Cleveland County, Oklahoma. As provided in Title 26, Oklahoma Statutes Section 13-103, the 
City authorizes the Cleveland County Election Board to open all precinct polling places located 
within the municipal boundaries of the City. 
 
 WITNESS my hand as Mayor of the City of Norman, Oklahoma, and the Seal of said 
City affixed hereto on the _______ day of _________________________, 2026. 
 
      
              
     Mayor 
(SEAL) 
 
ATTEST: 
 
         
City Clerk 
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45. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 

POSTPONEMENT OF ORDINANCE O-2526-36 UPON SECOND AND FINAL 

READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, AUTHORIZING THE CALLING AND HOLDING OF A SPECIAL 

ELECTION IN THE CITY OF NORMAN, STATE OF OKLAHOMA (THE “CITY”), ON 

THE 7TH DAY OF APRIL, 2026, FOR THE PURPOSE OF SUBMITTING TO THE 

REGISTERED QUALIFIED ELECTORS OF SAID CITY THE QUESTION OF THE 

ISSUANCE OF GENERAL OBLIGATION BONDS OF SAID CITY IN AN AMOUNT NOT

TO EXCEED THE SUM OF EIGHT MILLION DOLLARS ($8,000,000) TO BE ISSUED 

IN ONE OR MORE SERIES TO PROVIDE FUNDS FOR THE ACQUIRING, 

CONSTRUCTING, RECONSTRUCTING, EXPANDING, REPAIRING, WHICH MAY 

ALSO INCLUDE IMPROVING, RENOVATING, ACQUIRING  AND EQUIPPING OF A 

COMMUNITY FACILITY TO SERVE AS A HOMELESS SHELTER AND TO BE 

OWNED EXCLUSIVELY BY THE CITY; TO BE COMPLETED WITH OR WITHOUT 

THE USE OF OTHER FUNDS, AND LEVYING AND COLLECTING AN ANNUAL TAX, 

IN ADDITION TO ALL OTHER TAXES, UPON ALL THE TAXABLE PROPERTY IN 

SAID CITY FOR THE PAYMENT OF THE INTEREST AND PRINCIPAL ON SAID 

BONDS; PROVIDING FOR ELECTION PROCEDURES; PROVIDING FOR 

SEVERABILITY; AND CONTAINING OTHER PROVISIONS RELATED THERETO. 

1099



Page 1 of 2 

 

 
CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: City Council 

PRESENTER: Kathryn Walker, Assistant City Attorney 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 
POSTPONEMENT OF ORDINANCE O-2526-36 UPON SECOND AND 
FINAL READING: AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, AUTHORIZING THE CALLING AND HOLDING 
OF A SPECIAL ELECTION IN THE CITY OF NORMAN, STATE OF 
OKLAHOMA (THE “CITY”), ON THE 7TH DAY OF APRIL, 2026, FOR THE 
PURPOSE OF SUBMITTING TO THE REGISTERED QUALIFIED 
ELECTORS OF SAID CITY THE QUESTION OF THE ISSUANCE OF 
GENERAL OBLIGATION BONDS OF SAID CITY IN AN AMOUNT NOT TO 
EXCEED THE SUM OF EIGHT MILLION DOLLARS ($8,000,000) TO BE 
ISSUED IN ONE OR MORE SERIES TO PROVIDE FUNDS FOR THE 
ACQUIRING, CONSTRUCTING, RECONSTRUCTING, EXPANDING, 
REPAIRING, WHICH MAY ALSO INCLUDE IMPROVING, RENOVATING, 
ACQUIRING  AND EQUIPPING OF A COMMUNITY FACILITY TO SERVE 
AS A HOMELESS SHELTER AND TO BE OWNED EXCLUSIVELY BY 
THE CITY; TO BE COMPLETED WITH OR WITHOUT THE USE OF 
OTHER FUNDS, AND LEVYING AND COLLECTING AN ANNUAL TAX, IN 
ADDITION TO ALL OTHER TAXES, UPON ALL THE TAXABLE 
PROPERTY IN SAID CITY FOR THE PAYMENT OF THE INTEREST AND 
PRINCIPAL ON SAID BONDS; PROVIDING FOR ELECTION 
PROCEDURES; PROVIDING FOR SEVERABILITY; AND CONTAINING 
OTHER PROVISIONS RELATED THERETO.  

  

BACKGROUND: 

The City of Norman is currently partnering with City Care to operate an emergency, low-barrier 
shelter at the corner of James Garner Avenue and West Gray Street in Norman. Prior to January 
15, 2025, local non-profit Food & Shelter was contracted to manage shelter operations for the 
City of Norman. Prior to the Food & Shelter agreement, the City of Norman facilitated the 
administration and management of an emergency shelter at two locations from December 2019 
to June 2022. Community discussions regarding solutions for homelessness in Norman with City 
officials, community partners, and interested neighbors began cooperatively with long-term 
planning ideas in Spring 2020.  
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In 2022, the Norman/Cleveland County Continuum of Care received a report from Homebase, 
which included action steps to end homelessness. The plan recognized the Housing First 
approach as a key guiding principle for future action. The Housing First approach centers on 
providing people who are experiencing homelessness with housing as quickly as possible, and 
then providing services needed to maintain their housing. One of the strategies in the Homebase 
Plan included establishing a permanent year-round, low barrier housing-focused shelter with day 
and night services.  

The City endeavored to identify an appropriate site for the shelter recommended by the 
Homebase Plan and recently purchased land for such purpose just south of the current Food & 
Shelter location. An architect has been engaged to develop conceptual plans and a budget for 
the construction of a shelter in consultation with the City and CityCare. The plans and budget 
were presented to Council on January 6, 2026 along with the results of a Shelter Bond Voter 
Sentiment Survey. Direction was given to place an item authorizing an election to pose the 
question to the voters of approving general obligation bonds in the amount of $8 million to fund 
the homeless shelter on the agenda for January 13, 2026 (First Reading) and January 27, 2026 
(Second Reading) so that it could be considered by the voters at the April 7, 2026 election.  

DISCUSSION: 

Ordinance O-2526-36 authorizes the calling of an election on April 7, 2026 to pose the question 
to the voters of whether the City should incur indebtedness by issuing its general obligation 
bonds in the sum of $8,000,000 to provide funds for the homeless shelter and levy and collect 
an annual tax upon all taxable property sufficient to pay for the bonds over a twenty-year period.  

RECOMMENDATION: 

Staff forwards Ordinance O-2526-36 for Council consideration on Second and Final Reading.  
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PURSUANT TO THE LEGAL NOTICE AS IS REQUIRED BY THE OKLAHOMA OPEN 
MEETING ACT INCLUDING THE POSTING OF NOTICE AND AGENDA AS IS REQUIRED 
BY THE TERMS THEREOF, THE MAYOR AND THE CITY COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA (THE “CITY”) MET IN REGULAR SESSION AT THE 
MUNICIPAL BUILDING COUNCIL CHAMBERS, 201 WEST GRAY, IN NORMAN, 
OKLAHOMA, ON THE 27TH DAY OF JANUARY, 2026 AT 6:30 O’CLOCK P.M. 
 
 PRESENT:   Councilmembers _______________ 
 
 ABSENT:   None 
 

Notice of the schedule of regular meetings of the governing body of The City of Norman, 
Oklahoma for the calendar year 2026 having been given in writing to the City Clerk of said City at 
___ o’clock __.m. on ________, 2025, and public notice of this meeting, setting forth the date, time, 
place and agenda was posted at ___ o’clock __.m. on the ___ day of January, 2026, by posting on the 
City’s Internet website (www.normanok.gov) and by posting at the entry to the Municipal Building, 
201 W. Gray, Norman, Oklahoma, 73069, the place of this meeting in prominent view and open to 
the public twenty-four (24) hours each day, seven (7) days each week, being twenty-four (24) hours 
or more prior to this meeting, excluding Saturdays, Sundays and State designated legal holidays, all 
in compliance with the Oklahoma Open Meeting Act (as attached hereto).  Further, as required by 
Title 25 Oklahoma Statutes § 311A(9)(a)(1), the City made the notice of a public meeting available 
to the public in the principal office of the public body (201 W. Gray, Norman, Oklahoma, 73069) 
during normal business hours at least twenty–four (24) hours prior to the meeting. 
 (OTHER PROCEEDINGS) 
 
 THEREUPON, the Mayor introduced an Ordinance, which was read in full by the Clerk and 
considered by sections, and upon motion by Councilmember _________________, seconded by 
Councilmember______________, said Ordinance was adopted by the following vote: 
 
 YEAS:    Councilmembers _____________________ 
 
 NAYS:         None 
 
 Said Ordinance was thereupon signed by the Mayor, attested by the Clerk, sealed with the 
seal of said municipality, and is as follows: 
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ORDINANCE O-2526-36 

AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA, AUTHORIZING THE CALLING AND HOLDING OF A 
SPECIAL ELECTION IN THE CITY OF NORMAN, STATE OF OKLAHOMA 
(THE “CITY”), ON THE 7TH DAY OF APRIL, 2026, FOR THE PURPOSE OF 
SUBMITTING TO THE REGISTERED QUALIFIED ELECTORS OF SAID 
CITY THE QUESTION OF THE ISSUANCE OF GENERAL OBLIGATION 
BONDS OF SAID CITY IN AN AMOUNT NOT TO EXCEED THE SUM OF 
EIGHT MILLION DOLLARS ($8,000,000) TO BE ISSUED IN ONE OR MORE 
SERIES TO PROVIDE FUNDS FOR THE ACQUIRING, CONSTRUCTING, 
RECONSTRUCTING, EXPANDING, REPAIRING, WHICH MAY ALSO 
INCLUDE IMPROVING, RENOVATING, ACQUIRING AND EQUIPPING OF 
A COMMUNITY FACILITY  TO SERVE AS A HOMELESS SHELTER AND TO 
BE OWNED EXCLUSIVELY BY THE CITY; TO BE COMPLETED WITH OR 
WITHOUT THE USE OF OTHER FUNDS, AND LEVYING AND 
COLLECTING AN ANNUAL TAX, IN ADDITION TO ALL OTHER TAXES, 
UPON ALL THE TAXABLE PROPERTY IN SAID CITY FOR THE PAYMENT 
OF THE INTEREST AND PRINCIPAL ON SAID BONDS; PROVIDING FOR 
ELECTION PROCEDURES; PROVIDING FOR SEVERABILITY; AND 
CONTAINING OTHER PROVISIONS RELATED THERETO.  

 WHEREAS, it is deemed advisable by The City of Norman, State of Oklahoma (the “City”) 
to provide funds for the following purpose: 

(i) Homeless Shelter Community Facilities: To provide funds for the purpose of 
acquiring, constructing, reconstructing, expanding, repairing, which may also 
include improving, renovating, acquiring and equipping a homeless shelter 
community facility to be exclusively owned by the City.  

WHEREAS, the estimated amount necessary for such purpose as listed above is as follows:  

(i) Homeless Shelter Community Facilities:  Eight Million Dollars ($8,000,000); and  

WHEREAS, there are no funds in the treasury for such purposes, and power is granted to 
City by Section 27, Article 10, of the Oklahoma Constitution and laws of the State of Oklahoma , 
to issue bonds to provide funds for such purposes, provided the same is authorized by the registered 
qualified voters thereof, voting at an election held for such purpose.  

BE IT ORDAINED BY THE COUNCIL OF THE CITY OF NORMAN, OKLAHOMA: 

 SECTION 1.  PROPOSITION. That the Mayor of the City, or in his absence or incapacity, 
the duly qualified Mayor Pro Tempore, be and hereby is authorized and directed to call a special 
election to be held in the City on the 7th of April, 2026, for the purpose of submitting to the 
registered qualified voters of the City, for their approval or rejection, the following proposition: 
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PROPOSITION 5 

Homeless Shelter Community Facility Bond Project 

Shall The City of Norman, State of Oklahoma, incur an indebtedness by issuing its 
general obligation bonds in the sum of Eight Million Dollars ($8,000,000) to 
provide funds for the purpose of acquiring, constructing, reconstructing, expanding, 
repairing, which may also include improving, renovating, acquiring and equipping 
a homeless shelter community facility, to be owned exclusively by said City, to be 
completed with or without the use of other funds, and levy and collect an annual 
tax, in addition to all other taxes, upon all the taxable property in said City sufficient 
to pay the interest on said bonds as it falls due, and also to constitute a sinking fund 
for the payment of the principal thereof when due, said bonds to be competitively 
sold and bear interest at the lowest rate not to exceed the rate of ten percentum 
(10%) per annum, payable semi-annually and to become due serially within twenty 
(20) years from their date?  

 SECTION 2.   DESCRIPTION OF PROJECT AND USE OF PROCEEDS. 

 The Homeless Shelter Community Facility Bond Project for which the proceeds of the 
aforesaid not to exceed $8,000,000 general obligation bonds shall be expended consist of 
constructing and equipping homeless shelter community facilities, all to be owned exclusively by 
said City, and including but and limited to the homeless shelter community facility listed below. 
The costs of the project are based on engineering and/or architectural estimates, with engineering 
and/or architectural design to be completed as the bonds are issued and with the improvements to 
be made as needed. Said project may be accomplished through participation with other 
governmental agencies and others, and may be accomplished in phases. The specific projects for 
which at least seventy percent (70%) of the proceeds of the aforesaid bonds shall be expended and 
the dollar amount of each such project shall be as follows:  

Homeless Shelter facility to be designed and constructed to best meet  
the needs identified in a comprehensive homeless/housing study  
undertaken by the City           $8,000,000  
 
TOTAL: (representing 100% of $8,000,000)         $8,000,000 
 
SECTION 3.   ELECTION PROCEDURES.  That with respect to the election to be held 

on April 7, 2026:  
 
a. The number and location of the polling places, the hours of opening and closing of 

the polls, and the names of the officers who shall conduct the election shall be the same as the 
regular polling places and persons prescribed and selected by the Cleveland County Election Board 
for elections in Norman, Oklahoma.  As provided in Title 26, Oklahoma Statutes Section 13-103, 
the City authorizes the Cleveland County Election Board to open all precinct polling places located 
within the municipal boundaries of the City.  

 
b. That the Special Election Proclamation and Notice of even date, a copy of which is 

on file with the City Clerk and which is incorporated herein by reference, calling said election is 
hereby approved in all respects, and the Mayor or Mayor Pro Tem is hereby authorized to execute 
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said Special Election Proclamation and Notice on behalf of the City, and the City Clerk or Deputy 
City Clerk is hereby authorized to attest and affix the seal of the City to said Special Election 
Proclamation and Notice, and to cause a copy of said Special Election Proclamation and Notice to 
be published as required by law, and a copy thereof delivered to the Cleveland County Election 
Board.  

 
c. That the City Clerk shall serve or cause to be served, a copy of this Ordinance and 

the Special Election Proclamation and Notice upon the office of the Cleveland County Election 
Board at least sixty days prior to the date of the election as required by law.  

 
d. Pursuant to Title 62, Section 896.1, the City Clerk is hereby directed to publish such 

project information related to the City’s outstanding general obligation bonds, if any, and project 
information related to the proposed general obligation bonds to be voted upon on April 7, 2026, in 
accordance with the Bond Transparency Act of 2017.  

 
SECTION 4.  SEVERABILITY. If any section, subsection, sentence, clause, phrase, or 

portion of this Ordinance is, for any reason, held invalid or unconstitutional, such portion shall be 
deemed a separate, distinct and independent provision and such holding shall not affect the validity 
of the remaining portions of the Ordinance.  

 
 PASSED AND ADOPTED AND SIGNED BY THE MAYOR THIS 27TH DAY OF 
JANUARY, 2026.  
 
       THE CITY OF NORMAN, OKLAHOMA 
 
 
       ____________________________________ 
       Mayor  
ATTEST: 
 
 
________________________________ 
City Clerk 
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STATE OF OKLAHOMA ) 
 ) SS 
COUNTY OF CLEVELAND ) 

 
 I, the undersigned, the duly qualified and acting Clerk of The City of Norman, Oklahoma 
hereby certify that the foregoing is a true and complete copy of an Ordinance authorizing the 
calling and holding of an election for the purpose therein set out adopted by the governing body 
of said municipality and Transcript of Proceedings of said governing body at a regular meeting 
thereof held on the date therein set out, insofar as the same relates to the introduction, reading and 
adoption thereof as the same appears of record in my office. 
 
 I further certify that attached hereto is a true and complete copy of the Notice of the 
schedule of regular meetings of the governing body of The City of Norman, Oklahoma for the 
calendar year 2026 having been given in writing to the City Clerk of said City at ___ o’clock __.m. 
on ________, 2025, and public notice of this meeting, setting forth the date, time, place and agenda 
was posted at ___ o’clock __.m. on the ___ day of January, 2026, by posting on the City’s Internet 
website (www.normanok.gov) and by posting at the entry to the Municipal Building, 201 W. Gray, 
Norman, Oklahoma, 73069, the place of this meeting in prominent view and open to the public 
twenty-four (24) hours each day, seven (7) days each week, being twenty-four (24) hours or more 
prior to this meeting, excluding Saturdays, Sundays and State designated legal holidays, all in 
compliance with the Oklahoma Open Meeting Act.  Further, as required by Title 25 Oklahoma 
Statutes § 311A(9)(a)(1), the City made the notice of a public meeting available to the public in the 
principal office of the public body (201 W. Gray, Norman, Oklahoma, 73069) during normal business 
hours at least twenty–four (24) hours prior to the meeting. 
 
 WITNESS my hand and the seal of said City this_____ day of ________________, 20___. 

 
 
 
(SEAL)  ____________________________________ 
  City Clerk 
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SPECIAL ELECTION 
PROCLAMATION AND NOTICE OF ELECTION 

            
Under and by virtue of the Statutes of the State of Oklahoma and acts complimentary, 

supplementary and enacted pursuant thereto, and Ordinance Nos. O-2526-29, O-2526-33, O-
2526-35 and O-2526-36 dated  January 27, 2026, authorizing the calling of an election on the 
Propositions hereinafter set forth, I, the undersigned Mayor of the City of Norman, Oklahoma, 
hereby call a special election and give notice thereof to be held in the City of Norman, 
Oklahoma, on the 7th day of April, 2026, for the purpose of submitting to the registered qualified 
voters in said City the proposed Propositions: 

 
PROPOSITION I 

 
  Shall the City of Norman, State of Oklahoma, incur an indebtedness by 
issuing its bonds in the sum of Thirty-Five Million Dollars ($35,000,000) to 
provide funds for the purpose of reconstructing, repairing, improving, and 
rehabilitating existing streets, roads, and intersections in the City of Norman, 
Oklahoma (including lighting, sidewalks/bikepaths, landscaping, related drainage 
improvements, driveway reconstruction, and other related improvements); and 
levy and collect an annual tax, in addition to all other taxes, upon all the taxable 
property in said City sufficient to pay the interest on said bonds as it falls due, and 
also to constitute a sinking fund for the payment of the principal thereof when 
due, said bonds to be competitively sold and bear interest at the lowest rate not to 
exceed the rate of ten percentum (10%) per annum, payable semi-annually and to 
become due serially within five (5) years from their date? 

 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
          
 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 

PROPOSITION 2 
 

Shall Ordinance O-2526-32 of the Council of the City of Norman, Oklahoma, increasing 
the Transient Guest Room Tax Rate by two percent (2%) to a total of ten percent (10%) 
and expanding the application of the tax rate to include spaces temporarily rented for 
overnight stays in a recreational vehicle, effective on July 1, 2026, be approved?  

 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
          
 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 

PROPOSITION 3 
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Shall Section 2 of Article II of the Charter of the City of Norman be amended to change 
the beginning of Councilmember and Mayoral terms from the first Tuesday in July to the 
first Tuesday following scheduled run-off elections beginning in 2028 for 
Councilmembers representing even-numbered wards, 2029 for Councilmembers 
representing odd-numbered wards, and 2031 for the Mayor position, as more particularly 
described in Ordinance O-2526-34?  

 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
          
 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 

PROPOSITION 4 
 

Shall Section 2 of Article V of the Charter of the City of Norman be amended to allow 
for alternative professional certifications other than Certified Public Accountant, 
including Certified Internal Auditor, Certified Fraud Examiner, or equivalent 
certifications to qualify for the position of City Auditor, as more particularly described in 
Ordinance O-2526-34? 
 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
          
 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 

  
PROPOSITION 5 

 
Shall The City of Norman, State of Oklahoma, incur an indebtedness by issuing 
its general obligation bonds in the sum of Eight Million Dollars ($8,000,000) to 
provide funds for the purpose of acquiring, constructing, reconstructing, 
expanding, repairing, which may also include improving, renovating, acquiring 
and equipping a homeless shelter community facility, to be owned exclusively by 
said City, to be completed with or without the use of other funds, and levy and 
collect an annual tax, in addition to all other taxes, upon all the taxable property in 
said City sufficient to pay the interest on said bonds as it falls due, and also to 
constitute a sinking fund for the payment of the principal thereof when due, said 
bonds to be competitively sold and bear interest at the lowest rate not to exceed 
the rate of ten percentum (10%) per annum, payable semi-annually and to become 
due serially within twenty (20) years from their date?  

 
The ballot used at said election shall set out the Proposition as above set forth and shall 

also contain the words: 
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 1st    YES - FOR THE ABOVE PROPOSITION 

2nd    NO - AGAINST THE ABOVE PROPOSITION 
 
That only the registered qualified voters of the City of Norman, Oklahoma, may vote 

upon the Propositions as above set forth. 
 
 The polls shall be opened at 7:00 o'clock a.m. and shall remain open continuously until 
and be closed at 7:00 o’clock p.m. 
 
 The special election shall be held at the same places and in the same manner prescribed 
by law for conducting county and state elections and the numbers and locations of the polling 
places and the persons who shall conduct said election shall be the same as for county and state 
elections, all as respectively designated and prescribed by the County Election Board of 
Cleveland County, Oklahoma. As provided in Title 26, Oklahoma Statutes Section 13-103, the 
City authorizes the Cleveland County Election Board to open all precinct polling places located 
within the municipal boundaries of the City. 
 
 WITNESS my hand as Mayor of the City of Norman, Oklahoma, and the Seal of said 
City affixed hereto on the _______ day of _________________________, 2026. 
 
      
              
     Mayor 
(SEAL) 
 
ATTEST: 
 
         
City Clerk 
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 01/27/2026 

REQUESTER: City Council 

PRESENTER: Kathryn Walker, Assistant City Attorney  

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 
POSTPONEMENT OF RESOLUTION R-2526-92: A RESOLUTION OF 
THE COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, GIVING THE 
SECRETARY OF THE CLEVELAND COUNTY ELECTION BOARD 
NOTICE OF A SPECIAL ELECTION TO BE HELD ON APRIL 7, 2026.  

  

BACKGROUND: 

Title 26 of the Oklahoma Statues, Section 13-102, requires Notice of Election to be given to the 
Secretary of the Cleveland County Election Board by Resolution of the City Council. Four 
ordinances calling for an election are being considered on Second and Final Reading on January 
27, 2026 as follows:  

 Ordinance O-2526-29:  Street Maintenance Bond Program (GO Bond) 

 Ordinance O-2526-33:  Room Tax Increase; Addition of RV spaces 

 Ordinance O-2526-35: Charter Amendments 

 Ordinance O-2526-36: Homeless Shelter Community Facility (GO Bond) 

These ordinances call for an election on April 7, 2026. In order to meet the deadline provided by 
State law, Resolution R-2526-92 must be adopted by Council at least 60 days prior to the 
election.  

DISCUSSION: 

Resolution R-2526-92 provides formal notice to the Cleveland County Election Board Secretary 
of the upcoming April 7, 2026 election as required by State law.  

RECOMMENDATION: 

Staff recommends approval of Resolution R-2526-92.  
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