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CITY OF NORMAN, OK 
CITY COUNCIL REGULAR MEETING 

Municipal Building, Council Chambers, 201 West Gray, Norman, OK 73069 
Tuesday, August 22, 2023 at 6:30 PM 

AMENDED 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 contact the ADA 
Technician at 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 3 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 
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APPROVAL OF MINUTES 

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

AND/OR POSTPONEMENT OF THE MINUTES AS FOLLOWS: 

CITY COUNCIL CONFERENCE MINUTES OF SEPTEMBER 14, 2021 

CITY COUNCIL STUDY SESSION MINUTES OF DECEMBER 20, 2022 

CITY COUNCIL STUDY SESSION MINUTES OF JANUARY 3, 2023 

CITY COUNCIL CONFERENCE MINUTES OF FEBRUARY 14, 2023 

CITY COUNCIL SPECIAL MEETING MINUTES OF JUNE 13, 2023 

NORMAN UTILITIES AUTHORITY SPECIAL MEETING MINUTES OF JUNE 13, 2023 

NORMAN MUNICIPAL AUTHORITY SPECIAL MEETING MINUTES OF JUNE 13, 

2023 

NORMAN TAX INCREMENT FINANCE AUTHORITY SPECIAL MEETING MINUTES 

OF JUNE 13, 2023 

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 2 through Item 39 be placed on the consent docket. 

Appointments 

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

POSTPONEMENT OF THE 2023-2024 CITY OF NORMAN YOUTH COUNCIL 

NOMINATIONS 

Reports/Communications 

3. CONSIDERATION OF ACKNOWLEDGEMENT, APPROVAL, ACCEPTANCE, 

REJECTION, AMENDMENT, AND/OR POSTPONEMENT OF RECEIPT OF THE 

FINANCE DIRECTOR'S INVESTMENT REPORT AS OF JULY 31, 2023, AND 

DIRECTING THE FILING THEREOF. 

4. CONSIDERATION OF ACKNOWLEDGEMENT, APPROVAL, REJECTION, 

AMENDMENT, AND/OR POSTPONEMENT OF THE MONTHLY DEPARTMENTAL 

REPORTS FOR THE MONTH OF JULY, 2023. 
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5. CONSIDERATION OF ACKNOWLEDGEMENT, APPROVAL, ACCEPTANCE, 

REJECTION, AMENDMENT, AND/OR POSTPONEMENT OF THE NORMAN 

CONVENTION AND VISITORS BUREAU, INC., (VISIT/NORMAN) ANNUAL REPORT 

FROM JULY 1, 2022 THROUGH JUNE 30, 2023. 

6. CONSIDERATION OF ACKNOWLEDGEMENT, APPROVAL, REJECTION, 

AMENDMENT, AND/OR POSTPONEMENT OF THE CITY MANAGER’S CONTRACT 

AND CHANGE ORDER REPORT. 

7. SUBMISSION AND ACKNOWLEDGEMENT OF RECEIPT OF OKLAHOMA 
DEPARTMENT OF ENVIRONMENTAL QUALITY CONSTRUCTION PERMIT 
ST000014230183 FOR CONSTRUCTION OF NORMAN WATER RECLAMATION 
FACILITY DEWATERING SYSTEM IMPROVEMENTS (WW0236). 

Request for Payment 

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

AND/OR POSTPONEMENT OF THE CITY’S APPLICATION FOR PERMISSION TO 

CARRY ITS OWN RISK WITHOUT WORKERS’ COMPENSATION INSURANCE IN 

THE AMOUNT OF $1,000.  

Donation 

9. CONSIDERATION OF THE ACCEPTANCE, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF A DONATION OF A MURAL ENTITLED “HUICHOL BOY” 

VALUED AT $5,000 TO BE PLACED ON THE WALL NEAR THE WEST-FACING 

DOORS AT THE NORMAN FIREHOUSE ARTS CENTER, 444 SOUTH FLOOD 

AVENUE. 

Easement 

10. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF EASEMENT E-2324-6: a PERMANENT RIGHT OF 
WAY EASEMENT DONATED BY ELIE ABOU-NASSAR FOR THE CONSTRUCTION 
OF THE SIDEWALK ALONG CLASSEN BOULEVARD IN NORMAN. 

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

AND/OR POSTPONEMENT OF EASEMENT E-2324-8: A PERMANENT UTILITY 

EASEMENT GRANTED BY THE CITY OF NORMAN TO OKLAHOMA GAS AND 

ELECTRIC COMPANY FOR THE JAMES GARNER PHASE 2 NORMAN FORWARD 

PROJECT. 

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

AND/OR POSTPONEMENT OF EASEMENT E-2324-9: A PERMANENT UTILITY 

EASEMENT GRANTED BY THE CITY OF NORMAN TO OKLAHOMA GAS AND 

ELECTRIC COMPANY FOR THE JAMES GARNER PHASE 2 NORMAN FORWARD 

PROJECT. 

 

3



CITY COUNCIL REGULAR MEETING - Tuesday, August 22, 2023 P a g e  | 4 

Certificate of Survey 
13. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF NORMAN RURAL CERTIFICATE OF SURVEY 

COS-2223-6:  FOR GOLDEN VALLEY RANCH (GENERALLY LOCATED ON THE 

NORTH SIDE OF WEST ROCK CREEK ROAD AND ONE-HALF MILE WEST OF 48TH 

AVENUE NW). 

Final Plat 

14. CONSIDERATION OF AUTHORIZATION, ACCEPTANCE, APPROVAL, REJECTION, 

AMENDMENT, AND/OR POSTPONEMENT OF A FINAL SITE DEVELOPMENT PLAN 

AND FINAL PLAT FOR UNIVERSITY NORTH PARK, SECTION XI (A PLANNED UNIT 

DEVELOPMENT). (GENERALLY LOCATED AT THE SOUTHEAST CORNER OF THE 

INTERSECTION OF 24TH AVENUE NW AND LEGACY PARK DRIVE). 

15. CONSIDERATION OF AUTHORIZATION, ACCEPTANCE, APPROVAL, REJECTION, 

AMENDMENT, AND/OR POSTPONEMENT OF A FINAL SITE DEVELOPMENT PLAN 

AND FINAL PLAT FOR UNIVERSITY NORTH PARK, SECTION XXI (A PLANNED 

UNIT DEVELOPMENT). (GENERALLY LOCATED AT THE SOUTHEAST CORNER OF 

THE INTERSECTION OF 24TH AVENUE NW AND ROCK CREEK ROAD). 

16. CONSIDERATION OF AWARDING, ACCEPTANCE, APPROVAL, REJECTION, 

AMENDMENT, AND/OR POSTPONEMENT OF FP-2324-3: A FINAL PLAT FOR SIENA 

SPRINGS, SECTION 2, (A PLANNED UNIT DEVELOPMENT). (GENERALLY 

LOCATED ONE HALF MILES EAST OF 24TH AVENUE SE AND ONE HALF MILE 

NORTH OF EAST LINDSEY STREET). 

Certificate of Plat Correction 

17. CONSIDERATION FOR APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF CERTIFICATE OF PLAT CORRECTION CPC-2324-2 

FOR THE ABSENTEE SHAWNEE HEALTH CENTER 

Surplus/Obsolete Items 
18. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF DECLARATION OF SURPLUS AND/OR OBSOLETE 

EQUIPMENT AND MATERIALS AND AUTHORIZING THE SALE OR DISPOSAL 

THEREOF. 

Contracts 
19. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF AMENDMENT THREE TO CONTRACT K-1819-99:  

BY AND BETWEEN THE CITY OF NORMAN, OKLAHOMA, THE NORMAN 

MUNICIPAL AUTHORITY, AND THE MCKINNEY PARTNERSHIP ARCHITECTS 

INCREASING THE CONTRACT IN AN AMOUNT NOT-TO-EXCEED $53,431 FOR A 

REVISED CONTRACT AMOUNT OF $1,085,556 FOR ADDITIONAL SERVICES 

RELATED TO PHASE 1 OF THE NORMAN MUNICIPAL COMPLEX RENOVATION 

PROJECT (DEVELOPMENT CENTER, MUNICIPAL COURT, AND BUILDING 201). 
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20. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF CHANGE ORDER NO. TWO TO CONTRACT 

K-2122-24: BY AND BETWEEN THE NORMAN UTILITIES AUTHORITY AND 

SOUTHWEST WATER WORKS, LLC DECREASING THE CONTRACT AMOUNT BY 

$30,895.36 FOR A REVISED CONTRACT AMOUNT OF $3,294,623.14 AND ADDING 

114 CALENDAR DAYS TO THE CONTRACT FOR THE FLOOD AVENUE WATERLINE 

REPLACEMENT PROJECT, FINAL ACCEPTANCE OF THE PROJECT, AND FINAL 

PAYMENT IN THE AMOUNT OF $125,725.09 AS OUTLINED IN THE STAFF 

REPORT.  

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

POSTPONEMENT OF AMENDMENT NO. FOUR TO CONTRACT K-2122-81: BY AND 

BETWEEN THE NORMAN MUNICIPAL AUTHORITY AND CROSSLAND 

CONSTRUCTION COMPANY, INC., INCREASING THE CONTRACT AMOUNT BY 

$331,031 FOR A REVISED AMOUNT $8,862,833 FOR THE CONSTRUCTION 

MANAGEMENT AT-RISK SERVICES FOR THE NORMAN FORWARD GRIFFIN PARK 

REMODEL PROJECT.  

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

AND/OR POSTPONEMENT OF AMENDMENT TWO TO CONTRACT K-2122-115: BY 

AND BETWEEN THE NORMAN UTILITIES AUTHORITY AND CROSSLAND 

CONSTRUCTION COMPANY, INC., DECREASING THE CONTRACT AMOUNT BY 

$100,000 FOR A REVISED CONTRACT AMOUNT OF $8,407,307.32 FOR THE NEW 

LINE MAINTENANCE BUILDING AS OUTLINED IN THE STAFF REPORT. 

 

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

AND/OR POSTPONEMENT OF CHANGE ORDER ONE TO CONTRACT K-2223-58: 

BY AND BETWEEN THE CITY OF NORMAN, OKLAHOMA, AND NASH 

CONSTRUCTION COMPANY DECREASING THE CONTRACT AMOUNT BY 

$3,206.70 FOR A REVISED CONTRACT AMOUNT OF $248,338.30 FOR THE 24TH 

AVE. NW ADA AND SIDEWALKS IMPROVEMENT PROJECT, FINAL ACCEPTANCE 

OF THE PROJECT, AND FINAL PAYMENT IN THE AMOUNT OF $12,416.92 AS 

OUTLINED IN THE STAFF REPORT. 

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

AND/OR POSTPONEMENT OF CHANGE ORDER NO. 2 TO CONTRACT K-2223-77: 

BY AND BETWEEN THE CITY OF NORMAN AND ARROYO’S CONCRETE, LLC, 

DECREASING THE CONTRACT AMOUNT BY $12,790.17 FOR A REVISED AMOUNT 

OF $508,003.84 AND THE FINAL ACCEPTANCE AND FINAL PAYMENT FOR THE 

STREET MAINTENANCE ALLEY PROGRAM-CONCRETE PAVEMENT PROJECT AS 

OUTLINED IN THE STAFF REPORT. 
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25. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF CHANGE ORDER ONE TO CONTRACT K-2324-8: BY 

AND BETWEEN THE CITY OF NORMAN, OKLAHOMA, AND INNOVATIVE 

ROADWAY SOLUTIONS, LLC, IN THE AMOUNT OF $179,221.26 FOR A REVISED 

AMOUNT OF $507,752.84 FOR THE ASPHALT PREVENTIVE MAINTENANCE, FYE 

2024 LOCATIONS PROJECT AND AUTHORIZE APPROPRIATION OF $179,221.26 

FROM THE CAPITAL FUND, STREET MAINTENANCE BOND FUND BALANCE AS 

OUTLINED IN THE STAFF REPORT. 

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

AND/OR POSTPONEMENT OF CONTRACT K-2324-48: BY AND BETWEEN THE 

CITY OF NORMAN, OKLAHOMA, AND ANAGO CLEANING SYSTEMS TO PROVIDE 

CUSTODIAL SERVICES FOR THE CITY'S FLEET MAINTENANCE FACILITIES AND 

THE NORMAN TRANSIT CENTER FOR THE TOTAL MONTHLY FEE OF $1,736.52.   

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

AND/OR POSTPONEMENT OF CONTRACT K-2324-56: A CONTRACT BY AND 

BETWEEN THE CITY OF NORMAN, OKLAHOMA, AND CYBER WATCH SYSTEMS, 

IN THE AMOUNT OF $89,105 TO PROVIDE MANAGEMENT, DETECTION, AND 

NOTIFICATION OF MALICIOUS CYBER ACTIVITY TO THE CITY OF NORMAN 

NETWORK. 

28. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT OR 

POSTPONEMENT OF CONTRACT K-2324-57: BY AND BETWEEN THE CITY OF 

NORMAN, OKLAHOMA, AND COPELAND DESIGN COLLECTIVE, PLLC, IN THE 

AMOUNT OF $50,000 FOR THE ANDREWS PARK MASTER PLAN PROJECT AS 

OUTLINED IN THE STAFF REPORT. 

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

AND/OR POSTPONEMENT OF CONTRACT K-2324-60: BY AND BETWEEN THE 

NORMAN MUNICIPAL AUTHORITY AND KANSAS STATE BANK FOR THE 

PURCHASE OF COMMERCIAL FITNESS EQUIPMENT AT THE ADULT WELLNESS 

AND EDUCATION CENTER IN THE AMOUNT OF $304,092.48 AS OUTLINED IN THE 

STAFF REPORT; AND APPROPRIATION OF $71,692.90 OF CAPITAL FUND 

BALANCE. 

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

AND/OR POSTPONEMENT OF ACCESS AND CONSTRUCTION AGREEMENT 

CONTRACT K-2324-61: BY AND BETWEEN THE CITY OF NORMAN/NORMAN 

UTILITIES AUTHORITY AND THE UNITED STATES ENVIRONMENTAL 

PROTECTION AGENCY. 

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

AND/OR POSTPONEMENT OF MEMORANDUM OF UNDERSTANDING CONTRACT 

K-2324-62: BY AND BETWEEN THE CITY OF NORMAN/NORMAN UTILITIES 

AUTHORITY AND THE UNITED STATES ENVIRONMENTAL PROTECTION 

AGENCY. 
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Resolutions 

32. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF RESOLUTION R-2324-32:  A RESOLUTION OF THE COUNCIL 
OF THE CITY OF NORMAN, OKLAHOMA, APPROPRIATING $56,146.16 FROM THE 
REFUNDS/REIMBURSEMENTS MISCELLANEOUS RISK MANAGEMENT ACCOUNT 
RECEIVED FROM INSURANCE COMPANIES TO REPAIR AND REPLACE TRAFFIC 
SIGNAL EQUIPMENT OR TRAFFIC SIGNS DAMAGED IN TRAFFIC COLLISIONS. 

33. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF RESOLUTION R-2324-34: A RESOLUTION OF THE COUNCIL 
OF THE CITY OF NORMAN, OKLAHOMA REQUESTING $4,197,553.76 in STBG-UZA 
FUNDING FOR WIDENING OF ROCK CREEK ROAD WITH NEW TRAFFIC SIGNALS 
AT 12TH AVENUE NW AND AT TRAILWOODS DRIVE IN NORMAN. 

34. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF RESOLUTION R-2324-35: A RESOLUTION OF THE COUNCIL 
OF THE CITY OF NORMAN, OKLAHOMA REQUESTING $3,446,653.60 in STBG-UZA 
FUNDING FOR WIDENING OF CONSTITUTION STREET BETWEEN JENKINS 
AVENUE AND CLASSEN BOULEVARD IN NORMAN. 

35. CONSIDERATION OF   ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF RESOLUTION R-2324-37:  A RESOLUTION OF THE COUNCIL 
OF THE CITY OF NORMAN, OKLAHOMA REQUESTING $1,120,944 IN STBG-UZA 
FUNDING FOR IMPROVEMENTS AND SIGNALIZATION AT THE 36TH AVENUE NW 
INTERSECTION WITH CRAIL DRIVE IN NORMAN. 

36. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF RESOLUTION R-2324-38: A RESOLUTION OF THE COUNCIL 
OF THE CITY OF NORMAN, OKLAHOMA REQUESTING $1,586,552 IN STBG-UZA 
FUNDING FOR INTERSECTION IMPROVEMENTS AND TRAFFIC SIGNAL 
MODIFICATIONS AT THE 36TH AVENUE NW INTERSECTION WITH TECUMSEH 
ROAD IN NORMAN. 

37. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF RESOLUTION R-2324-39: A RESOLUTION OF THE COUNCIL 
OF THE CITY OF NORMAN, OKLAHOMA REQUESTING $7,494,351.20 IN STBG-UZA 
FUNDING FOR THE WIDENING OF CEDAR LANE ROAD FROM BLACK LOCUST TO 
36TH AVENUE SE IN NORMAN. 

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

POSTPONEMENT OF RESOLUTION R-2324-40: A RESOLUTION OF CITY COUNCIL 

OF THE CITY OF NORMAN, OKLAHOMA APPROPRIATING $12,456.22 FROM THE 

CAPITAL FUND BALANCE TO THE TRANSIT CENTER PROJECT TO BE USED FOR 

ADDITIONAL EXPENSES ASSOCIATED WITH THE PROJECT. 
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39. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF RESOLUTION R-2324-52: A RESOLUTION OF THE COUNCIL 
OF THE CITY OF NORMAN, OKLAHOMA CREATING AN AD HOC STEERING 
COMMITTEE TO WORK WITH THE CITY OF NORMAN’S CONSULTANTS IN THE 
CREATION OF THE CITY’S AREA AND INFRASTRUCTURE MASTER PLAN (“AIM 
NORMAN”). 

NON-CONSENT ITEMS 

Second Reading Ordinance 

40. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF ORDINANCE O-2324-2 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 NORTHEAST QUARTER (NE/4) OF 
SECTION NINE (9), TOWNSHIP NINE (9) NORTH, RANGE THREE (3) WEST OF THE 
INDIAN MERIDIAN, TO NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM THE 
A-2, RURAL AGRICULTURAL DISTRICT, AND PUD, PLANNED UNIT 
DEVELOPMENT, AND PLACE SAME IN THE PUD, PLANNED UNIT DEVELOPMENT 
DISTRICT; AND PROVIDING FOR THE SEVERABILITY THEREOF.  (West of 48th 
Avenue N.W. between Franklin Road and Tecumseh Road) 

41. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF A PRELIMINARY PLAT PP-2324-2: FOR RED SKY 
RANCH ADDITION, A PLANNED UNIT DEVELOPMENT (GENERALLY LOCATED 
1,600 FEET SOUTH OF EAST FRANKLIN ROAD ON THE WEST SIDE OF 48TH 
AVENUE NW). 

42. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF ORDINANCE O-2324-4 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 NORTHWEST QUARTER (NW/4) OF 
SECTION SIX (6), TOWNSHIP EIGHT (8) NORTH, RANGE TWO (2) WEST OF THE 
INDIAN MERIDIAN, CLEVELAND COUNTY, OKLAHOMA, FROM THE R-1, SINGLE 
FAMILY DWELLING DISTRICT, AND PLACE SAME IN THE SPUD, SIMPLE 
PLANNED UNIT DEVELOPMENT DISTRICT; AND PROVIDING FOR THE 
SEVERABILITY THEREOF. (1104 WEST LINDSEY STREET) 
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43. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF ORDINANCE O-2223-31 UPON SECOND AND FINAL 

READING:  AN ORDINANCE AMENDING THE CENTER CITY FORM BASED CODE, 

ADOPTED BY REFERENCE IN CHAPTER 36 (“ZONING”) AT SECTION 36-540, OF 

THE CODE OF THE CITY OF NORMAN, IN ORDER TO REMOVE DUPLICATIVE 

LANGUAGE, CLARIFY LANGUAGE, AND CORRECT MISTAKES, OMISSIONS OR 

ERRORS, UPDATE REFERENCES TO THE RECODIFIED MUNICIPAL CODE, 

REFERENCE UPDATED ENGINEERING DESIGN CRITERIA, TO AMEND THE 

CERTIFICATE OF COMPLIANCE APPLICATION REQUIREMENTS FOR SITE PLAN 

REQUIREMENTS, AND TO AMEND TO ADD ADMINISTRATIVE ADJUSTMENT 

AUTHORITY TO ADDRESS UTILITY AND RELATED INFRASTRUCTURE 

CONFLICTS; AND PROVIDING FOR THE SEVERABILITY THEREOF. 

44. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF ORDINANCE O‑ 2223-47 UPON SECOND AND FINAL 
READING:  AN ORDINANCE AMENDING THE CENTER CITY FORM BASED CODE, 
ADOPTED BY REFERENCE IN CHAPTER 36 (“ZONING”) AT SECTION 36-540, OF 
THE CODE OF THE CITY OF NORMAN, TO AMEND THE CENTER CITY 
REGULATING PLAN MAP TO AMEND THE REQUIRED BUILD LINE ALONG THE 
NORTH SIDE OF BOYD STREET FROM A POINT STARTING WEST OF MONNETT 
AVENUE AND CONTINUING TO THE BNSF RAILROAD RIGHT-OF-WAY; AND 
PROVIDING FOR THE SEVERABILITY THEREOF. 

Preliminary Plats 

45. CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF A PRELIMINARY PLAT PP-2223-8: FOR SIMPLE 
STORAGE ADDITION (GENERALLY LOCATED NEAR THE NORTHEAST CORNER 
OF THE INTERSECTION OF 24TH AVENUE SE AND IMHOFF ROAD). 

 

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 three minutes or less.  

ADJOURNMENT 
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CITY OF NORMAN, OK 
CITY COUNCIL SPECIAL MEETING  

 FYE 2024 BUDGET ADOPTION 
Municipal Building, Council Chambers, 201 West Gray, Norman, OK 73069 

Tuesday, June 13, 2023 at 2:00 PM 

MINUTES 
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 contact the ADA 
Technician at 405-366-5446, Relay Service: 711. To better serve you, five (5) business days' 
advance notice is preferred. 
 
CALL TO ORDER 
 
PRESENT 
Mayor Larry Heikkila 
Councilmember Ward 2 Lauren Schueler 
Councilmember Ward 3 Bree Montoya – sworn-in in Item 3 
Councilmember Ward 4 Helen Grant 
Councilmember Ward 5 Rarchar Tortorello 
Councilmember Ward 6 Elizabeth Foreman 
Councilmember Ward 7 Stephen Holman 
Councilmember Ward 8 Matthew Peacock 
 
ABSENT 
Councilmember Ward 1 Austin Ball 
 
AGENDA ITEMS 

1. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF A DECLARATION OF VACANCY IN WARD THREE UNDER 
ARTICLE II, SECTION 22, OF THE NORMAN CITY CHARTER. 
 
Motion made by Councilmember Ward 6 Foreman, Seconded by Councilmember Ward 
2 Schueler. 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 4 
Grant, Councilmember Ward 5 Tortorello, Councilmember Ward 6 Foreman, 
Councilmember Ward 7 Holman, Councilmember Ward 8 Peacock 
 
The vacancy was declared. 
 

* * * * * 
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2. CONSIDERATION OF ACKNOWLEDGEMENT, APPROVAL, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF NOMINATION AND APPOINTMENT 
OF AN ELIGIBLE PERSON TO FILL THE COUNCIL VACANCY IN WARD THREE. 
 
Motion made by Councilmember Ward 6 Foreman, Seconded by Councilmember Ward 
2 Schueler. 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 4 
Grant, Councilmember Ward 5 Tortorello, Councilmember Ward 6 Foreman, 
Councilmember Ward 7 Holman, Councilmember Ward 8 Peacock 
 
Bree Montoya was appointed to fill the vacancy in Ward 3. 
 

* * * * * 

3. ADMINISTERING THE OATH OF OFFICE TO AND SEATING OF COUNCILMEMBER-
ELECT BREE MONTOYA, WARD THREE. 
 
Judge Drew Nichols, City of Norman Municipal Court Presiding Judge, administered the  
Oath of Office to Councilmember-Elect Bree Montoya. 
 
Councilmember Ward 3 Montoya took her Seat at the Dias. 

 
* * * * * 

AGENDA ITEMS 
4. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, OR 

POSTPONEMENT OF THE NORMAN CONVENTION AND VISITORS BUREAU, INC., 
BUDGET WITH DETAILED ANNUAL PLAN OF WORK. 
 
Motion made by Councilmember Ward 7 Holman, Seconded by Councilmember Ward 
5 Tortorello. 
 
Motion to amend made by Councilmember Ward 3 Montoya, Seconded by 
Councilmember Ward 2 Schueler. 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 3 
Montoya, Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, 
Councilmember Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember 
Ward 8 Peacock 
 
Items submitted for the record 
1. Memorandum dated June 13, 2023, from Anthony Francisco, Finance Director, to 

Honorable Mayor and City Council Members 
Participants in discussion 
1.  Mr. Anthony Francisco, Director of Finance 
 
The NCVB Budget was amended to increase projected Room Tax revenue for Visit 
Norman by $918,000 and allocations to Visit Norman be increased by $918,000 
with recommended changes to their Scope of Work.  
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Item 4, continued 
 

Main motion on the floor made by Councilmember Ward 7 Holman, Seconded by 
Councilmember Ward 5 Tortorello. 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 3 
Montoya, Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, 
Councilmember Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember 
Ward 8 Peacock 

 
Items submitted for the record 
1. FYE 2024 Visit Norman Budget 
2. Visit Norman Sports Commission FYE 2024 Budget 
3. Visit Norman Detailed Annual Plan of Work 
4. Revised Visit Norman Detailed Annual Plan of Work 
5. Memorandum dated June 13, 2023, from Anthony Francisco, Finance Director, to 

Honorable Mayor and City Council Members 
Participants in discussion 
1. Mr. Stephen Ellis, Ward 4, made comments 
2. Ms. Cynthia Rogers, Ward 4, made comments 
3. Mr. Anthony Francisco, Director of Finance 
4. Ms. Kathryn Walker, City Attorney 
5. Ms. Erinn Gavaghan, Norman Arts Council Chief Executive Officer 
6. Mr. Dan Schemm, Visit Norman Chief Executive Officer 
7. Ms. Mary Francis, Ward 7, made comments 
 
The Norman Convention and Visitors Bureau, Inc., Budget (NCVB) with detailed 
annual plan of work was approved as amended. 
 

* * * * * 

5. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF THE FYE 2024 CITY OF NORMAN PROPOSED OPERATING 
AND CAPITAL BUDGETS. 
 
Motion made by Councilmember Ward 7 Holman, Seconded by Councilmember Ward 
8 Peacock to approve the budget. 
 
Motion to amend made by Councilmember Ward 2 Schueler, Seconded by 
Councilmember Ward 8 Peacock. 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 3 
Montoya, Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, 
Councilmember Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember 
Ward 8 Peacock 
 
Items submitted for the record 
1. Memorandum dated June 13, 2023, from Anthony Francisco, Finance Director, to 

Honorable Mayor and City Council Members 
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Item 4, continued 
 

Participants in discussion 
1. Mr. Stephen Ellis, Ward 4, proponent 
 
Grammatical and typographical corrections to the Budget documents, with no 
financial impact, were approved as necessary.  
 

* 

 
Motion to amend made by Councilmember Ward 7 Holman, Seconded by 
Councilmember Ward 2 Schueler 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 3 
Montoya, Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, 
Councilmember Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember 
Ward 8 Peacock 
 
Items submitted for the record 
1. Memorandum dated June 13, 2023, from Anthony Francisco, Finance Director, to 

Honorable Mayor and City Council Members 
Participants in discussion 
1. Mr. Anthony Francisco, Director of Finance 
 
Projected Debt Service Fund revenues were increased by $1,342,250 and 
allocations for Interest Payments in the Debt Service Fund by $1,342,250 for debt 
service payments on the Series 2023A and 2023B General Obligation Bonds. 
 

* 

 
Motion to amend made by Councilmember Ward 3 Montoya, Seconded by 
Councilmember Ward 6 Foreman 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 3 
Montoya, Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, 
Councilmember Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember 
Ward 8 Peacock 
 
Items submitted for the record 
1. Memorandum dated June 13, 2023, from Anthony Francisco, Finance Director, to 

Honorable Mayor and City Council Members 
Participants in discussion 
1. Mr. Stephen Ellis, Ward 4, made comments 
 
Projected Room Tax Fund revenue was increased by $357,000, and allocations to 
General Fund Room Tax Administration by $51,000 and to the Norman Arts Council 
by $306,000. 
 

* 
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Item 4, continued 
 

 Motion to amend made by Councilmember Ward 5 Tortorello, Seconded by 

Councilmember Ward 7 Holman 

 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 3 
Montoya, Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, 
Councilmember Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember 
Ward 8 Peacock 
 
Items submitted for the record 
1. Memorandum dated June 13, 2023, from Anthony Francisco, Finance Director, to 

Honorable Mayor and City Council Members 
Participants in discussion 
1. Mr. Stephen Ellis, Ward 4, asked questions 
2. Mr. Chris Mattingly, Director of Utilities 
 
Electricity account allocations in the Water Fund were increased by $16,500 and in 
the Wastewater Reclamation Fund by $33,500 for solar generation administrative 
fees. 
 

* 

 
Motion to amend made by Councilmember Ward 4 Grant, Seconded by Councilmember 
Ward 2 Schueler 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 3 
Montoya, Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, 
Councilmember Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember 
Ward 8 Peacock 
 
Items submitted for the record 
1. Memorandum dated June 13, 2023, from Anthony Francisco, Finance Director, to 

Honorable Mayor and City Council Members 
Participants in discussion 
1. Mr. Stephen Ellis, Ward 4, asked questions 
2. Mr. Shawn O’Leary, Director of Public Works 
 
General Fund allocations were increased by $25,000 to be transferred to the Capital 
Fund for engineering design of capital improvements in the vicinity of Reed Avenue 
between Main Street and Eufaula Street. 
 

* 
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Item 4, continued 
 

Motion to amend made by Councilmember Ward 7 Holman, Seconded by 
Councilmember Ward 6 Foreman 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 3 
Montoya, Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, 
Councilmember Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember 
Ward 8 Peacock 
 
Items submitted for the record 
1. Memorandum dated June 13, 2023, from Anthony Francisco, Finance Director, to 

Honorable Mayor and City Council Members 
Participants in discussion 
1. Ms. Mary Francis, Ward 7, asked questions 

 
General Fund allocations to the City Council Department were increased by $4,000 
for the provision of passenger greeting and other services at the Norman Santa Fe 
Depot. 
 

* 

 
Motion to amend made by Councilmember Ward 4 Grant, Seconded by Councilmember 
Ward 6 Foreman 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 3 
Montoya, Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, 
Councilmember Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember 
Ward 8 Peacock 
 
Items submitted for the record 
1. Memorandum dated June 13, 2023, from Anthony Francisco, Finance Director, to 

Honorable Mayor and City Council Members 
Participants in discussion 
1. Mr. Stephen Ellis, Ward 4, proponent 
2. Mr. Shawn O’Leary, Director of Public Works 
3. Ms. Cynthia Rogers, Ward 4, proponent 
4. Ms. Mary Francis, Ward 7, proponent 

 
General Fund allocations were increased by $300,000 to be transferred and allocated 
within the Capital Fund for continuation of an Americans with Disabilities Act 
Compliance capital program. 
 

* 
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Item 4, continued 
 

Motion to amend made by Councilmember Ward 8 Peacock, Seconded by 
Councilmember Ward 2 Schueler 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 3 
Montoya, Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, 
Councilmember Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember 
Ward 8 Peacock 
 
Items submitted for the record 
1. Memorandum dated June 13, 2023, from Anthony Francisco, Finance Director, to 

Honorable Mayor and City Council Members 
Participants in discussion 
1. Mr. Stephen Ellis, Ward 4, asked questions 
2. Ms. Cynthia Rogers, Ward 4, asked questions 
3. Mr. Paul Wilson, Ward 1, protestant 
 
Public Transportation and Parking Fund allocations were decreased by $99,768 to 
eliminate the Proposed Downtown Parking Meter Program. 

 
* 

 
Motion to amend made by Councilmember Ward 7 Holman, Seconded by 
Councilmember Ward 2 Schueler 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 3 
Montoya, Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, 
Councilmember Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember 
Ward 8 Peacock 
 
Items submitted for the record 
1. Memorandum dated June 13, 2023, from Anthony Francisco, Finance Director, to 

Honorable Mayor and City Council Members 
Participants in discussion 
1. Mr. Stephen Ellis, Ward 4, asked questions 
2. Mr. Shawn O’Leary, Director of Public Works 
 
Public Transportation and Parking Fund was increased by $12,460 for estimated 
utility costs at the new City Transit Center. 
 

* 
 
Motion to amend made by Councilmember Ward 5 Tortorello, Seconded by 
Councilmember Ward 8 Peacock 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 3 
Montoya, Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, 
Councilmember Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember 
Ward 8 Peacock 
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Item 4, continued 
 
Items submitted for the record 
1. Memorandum dated June 13, 2023, from Anthony Francisco, Finance Director, to 

Honorable Mayor and City Council Members 
Participants in discussion 
1. Ms. Cynthia Rogers, Ward 4, proponent 
2. Ms. Mary Francis, Ward 7, proponent 
3. Mr. Travis King, Fire Chief 
4. Mr. Russell Rice, Ward 2, proponent 
5. Mr. Anthony Francisco, Director of Finance  
 
Public Safety Sales Tax Fund allocations were increased by $2,100,000 for the 
purchase of a ladder truck. 

 
* 

 
Motion to amend made by Councilmember Ward 7 Holman, Seconded by 
Councilmember Ward 6 Foreman 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 3 
Montoya, Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, 
Councilmember Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember 
Ward 8 Peacock 
 
Items submitted for the record 
1. Memorandum dated June 13, 2023, from Anthony Francisco, Finance Director, to 

Honorable Mayor and City Council Members 
Participants in discussion 
1. Ms. Cynthia Rogers, Ward 4, proponent 
 
General Fund allocations were increased by $216,635 to be transferred and 
allocated within the Capital Fund for additional sidewalk improvements. 

 
* 

 
Motion to amend made by Councilmember Ward 2 Schueler, Seconded by 
Councilmember Ward 7 Holman 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 3 
Montoya, Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, 
Councilmember Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember 
Ward 8 Peacock 
 
General Fund allocations were increased by $200,000 to be transferred and 
allocated within the Capital Fund for an Association of Central Oklahoma 
Governments sidewalk matching grant program. 
 

* 
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Item 4, continued 
 

Motion to amend made by Councilmember Ward 6 Foreman, Seconded by 
Councilmember Ward 2 Schueler 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 3 
Montoya, Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, 
Councilmember Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember 
Ward 8 Peacock 
 
Items submitted for the record 
1. Memorandum dated June 13, 2023, from Anthony Francisco, Finance Director, to 

Honorable Mayor and City Council Members 
Participants in discussion 
1. Mr. Paul Wilson, Ward 1, asked questions 
 
Norman Forward Sales Tax Fund allocations were increased by $788,352 for 
improvements at the Griffin Park Soccer Complex. 
 

* 
 
Motion to amend made by Councilmember Ward 7 Holman, Seconded by 
Councilmember Ward 6 Foreman 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 3 
Montoya, Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, 
Councilmember Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember 
Ward 8 Peacock 
 
Items submitted for the record 
1. Memorandum dated June 13, 2023, from Anthony Francisco, Finance Director, to 

Honorable Mayor and City Council Members 
 
Norman Forward Sales Tax Fund allocations were decreased by $429,436 in the 
Neighborhood Park Development Project to correct the total project allocation. 

 
* 

 
Motion to amend made by Councilmember Ward 6 Foreman, Seconded by 
Councilmember Ward 2 Schueler 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 3 
Montoya, Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, 
Councilmember Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember 
Ward 8 Peacock 
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Item 4, continued 
 

Items submitted for the record 
1. Memorandum dated June 13, 2023, from Anthony Francisco, Finance Director, to 

Honorable Mayor and City Council Members 
 
Projected Wastewater Reclamation Fund Sewer Replacement Charge revenues 
were decreased by $533,041. 

 
* 

 
Motion to amend made by Councilmember Ward 8 Peacock, Seconded by 
Councilmember Ward 6 Foreman 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 3 
Montoya, Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, 
Councilmember Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember 
Ward 8 Peacock 
 
Items submitted for the record 
1. Memorandum dated June 13, 2023, from Anthony Francisco, Finance Director, to 

Honorable Mayor and City Council Members 
 
General Fund allocations were increased by $150,000 to be transferred and 
allocated within the Capital Fund for a two-year pilot Public Mural Art program. 

 
* 

 
Motion to amend made by Councilmember Ward 4 Grant, Seconded by Councilmember 
Ward 2 Schueler 
 
Voting Yea: Councilmember Ward 2 Schueler, Councilmember Ward 3 Montoya, 
Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, Councilmember 
Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember Ward 8 Peacock 
 
Voting Nay: Mayor Heikkila 
 
Items submitted for the record 
1. Memorandum dated June 13, 2023, from Anthony Francisco, Finance Director, to 

Honorable Mayor and City Council Members 
Participants in discussion 
1. Mr. Russell Rice, Ward 2, proponent 
2. Ms. Cynthia Rogers, Ward 4, proponent 
3. Ms. Mary Francis, Ward 7, proponent 
4. Mr. Darrel Pyle, City Manager 
5. Ms. April Doshier, A Friends House 
 
General Fund allocations by $500,000 to be transferred and allocated within the 
Capital Fund for improvements to 718 N. Porter. 
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Item 4, continued 
 
Main motion on the floor made by Councilmember Ward 7 Holman, Seconded by 
Councilmember Ward 8 Peacock. 
 
Voting Yea: Mayor Heikkila, Councilmember Ward 2 Schueler, Councilmember Ward 3 
Montoya, Councilmember Ward 4 Grant, Councilmember Ward 5 Tortorello, 
Councilmember Ward 6 Foreman, Councilmember Ward 7 Holman, Councilmember 
Ward 8 Peacock 

 
Items submitted for the record 
1. Staff Report dated June 13, 2023, from Anthony Francisco, Finance Director 
2. City of Norman, Oklahoma, Fiscal Year Ending 2024 Annual Budget, Summary of 

Fund Balances 
3. Preliminary City of Norman FYE 2024 Budget 
4. Preliminary City of Norman FYE 2024 Capital Budget 
5. Memorandum dated June 13, 2023, from Anthony Francisco, Finance Director, to 

Honorable Mayor and City Council Members 
 
The FYE 2024 City of Norman Proposed Operating and Capital Budgets were 
approved as amended. 

 
* * * * * 

 
ADJOURNMENT 
 
The meeting was adjourned at 3:25 p.m. 
 
 
ATTEST: 
 
 
 
___________________________     _________________________ 
City Clerk           Mayor 
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 

REQUESTER: Jeanne Snider 

PRESENTER: Jeanne Snider, Assistant City Attorney 

ITEM TITLE: CONSIDERATION OF CONFIRMATION, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF THE 2023-2024 CITY OF NORMAN 
YOUTH COUNCIL NOMINATIONS 

  

BACKGROUND: 

On February 9, 2010, City Council adopted Resolution R-0910-92 creating the Norman Youth 
Council to promote civic engagement among youth, give youth a formal role in local decision-
making, and offer real world experiences with elected and advisory bodies. 

DISCUSSION: 

The recommendations of the following nominations to the Norman Youth Council for 2023-2024 
are Peyton Barbour, Britton Carroll, Zoey Davenport, Langli Davis, Brayvan Delgado, Macy 
Fiebrich, Rafael Gomez, Selah Kennedy, Kai Kostamo, Alexis Kotoucek, Eve Walker, Jessie 
Wong, Ryan Zimmerer, and Zachary Zimmerer. 

RECOMMENDATION: 

Staff recommends the above nominations be appointed to the 2023-2024 Norman Youth 
Council. 
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File Attachments for Item:

3. CONSIDERATION OF ACKNOWLEDGEMENT, APPROVAL, ACCEPTANCE, 

REJECTION, AMENDMENT, AND/OR POSTPONEMENT OF RECEIPT OF THE 

FINANCE DIRECTOR'S INVESTMENT REPORT AS OF JULY 31, 2023, AND 

DIRECTING THE FILING THEREOF.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 
 

REQUESTER: Anthony Francisco, Director of Finance 
 

PRESENTER: Anthony Francisco, Director of Finance 
 

ITEM TITLE: CONSIDERATION OF ACKNOWLEDGEMENT, APPROVAL, 
ACCEPTANCE, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF RECEIPT OF THE FINANCE DIRECTOR'S 
INVESTMENT REPORT AS OF JULY 31, 2023, AND DIRECTING THE 
FILING THEREOF. 

  

 

41

Item 3.



42

Item 3.



43

Item 3.



File Attachments for Item:

4. CONSIDERATION OF ACKNOWLEDGEMENT, APPROVAL, REJECTION, 

AMENDMENT, AND/OR POSTPONEMENT OF THE MONTHLY DEPARTMENTAL 

REPORTS FOR THE MONTH OF JULY, 2023.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 

REQUESTER: Stacey Parker, Executive Assistant 

PRESENTER: Stacey Parker, Executive Assistant 

ITEM TITLE: CONSIDERATION OF ACKNOWLEDGEMENT, APPROVAL, 
REJECTION, AMENDMENT, AND/OR POSTPONEMENT OF THE 
MONTHLY DEPARTMENTAL REPORTS FOR THE MONTH OF JULY, 
2023. 
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City of Norman 

Monthly Departmental 

Report 

July 2023
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File Attachments for Item:

5. CONSIDERATION OF ACKNOWLEDGEMENT, APPROVAL, ACCEPTANCE, 

REJECTION, AMENDMENT, AND/OR POSTPONEMENT OF THE NORMAN 

CONVENTION AND VISITORS BUREAU, INC., (VISIT/NORMAN) ANNUAL REPORT 

FROM JULY 1, 2022 THROUGH JUNE 30, 2023.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 

REQUESTER: Brenda Hall 

PRESENTER: Brenda Hall, City Clerk 

ITEM TITLE: CONSIDERATION OF ACKNOWLEDGEMENT, APPROVAL, 
ACCEPTANCE, REJECTION, AMENDMENT, AND/OR POSTPONEMENT 
OF THE NORMAN CONVENTION AND VISITORS BUREAU, INC., 
(VISIT/NORMAN) ANNUAL REPORT FROM JULY 1, 2022 THROUGH 
JUNE 30, 2023. 
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The VisitNorman Fiscal Year 2023 
Semi-Annual Report details the time 
period of July 1 through Dec. 31, 2022. 
  
VisitNorman finished the Fiscal Year 
2022 rebounding in most key perfor-
mance areas based on the ARPA grant 
the City Council awarded VisitNorman in 
late 2021. The first six months of FY23 
continued to show strong performances 
in many key areas.

Significant (more than 30 percent) inc-
creases include:
• Media placements
• Advertising equivalency
• Number of estimated booked nights

The most significant increases took 
place in number of groups serviced (120 
percent), Instagram impressions (174 
percent), advertising equivalency (190 
percent), earned media impressions 
(200 percent) and number of booked 
leads (1,300 percent).

Qualified leads sent to hoteliers and av-
erage daily rate also reflected increases 
year to year.

Dan Schemm
VisitNorman Executive Director

Fiscal Year 2023 VisitNorman Executive Board
Chair: James Howard

Vice Chair: Scott Kovalick
Treasurer: Angel Green
Past Chair: Amish Zaver

Fiscal Year 2023 VisitNorman Board of Directors
 Kyle Allison Cameron Brewer 
 Carol Dillingham Caitlin Fournier 
 Steve Gillis Helen Green 
 Jerry Hatter Mandy Haws 
 Amy Million Wes Moody
 Jeff Stewart            
   
Fiscal Year 2023 VisitNorman Ex-Officio Members

Brenda Hall, City of Norman
Helen Grant, Norman City Council Member

Lawrence McKinney, Norman Economic Development Coalition
Scott Martin, Norman Chamber of Commerce

Fiscal Year 2023 VisitNorman Staff
Dan Schemm
Executive Director

Trent Brown  
Sales Manager

Taylor Mauldin Wagner
Sales & Special Event Manager

Stefanie Brickman
Communications Manager

Ryan Smith
Digital Media Coordinator

185

Item 5.



Six months ending Six months ending Six months ending Six months ending Six months ending
Fiscal Year 2019 Fiscal Year 2020 Fiscal Year 2021 Fiscal Year 2022 Fiscal Year 2023
    
207  118  114  171  112
11,256,328 10,248,056 10,722,971 19,693,769 6,693,495
10,205  9,419  3,000  3,282  3,292
51,541  80,422  45,634  89,793  72,576
    
    
310  331  137  162  211
116 million 154.9 million 13.63 million 205 million 618 million
$1,160,658.94 $1,178,499.40 $210,784.39 $313,947.11 $922,929.01
    
    
40  56  13  17  20
24,012  20,219  2,182  3,947  5,885
11  13  0  1  14
5,236  9,934  0  2,400  1,040
11  17  2  5  11
    
    
$500,330.01  $499,975.65 $493,710.74 $547,740.57  $417,929.64
60.40%  58.98%  41.58%1  55.57%  54.23%
$82.23   $88.79   $75.84  $97.78   $105.04
$921,181.00 $958,310.79 $521,895.00 $907,309.00  $1,155,607.00
$27,983,134.00 $31,445,872.64 $39,862,202.00 $36,046,197.00  $35,601,993.00

1 Number of properties included in the report did not remain constant in FY21 for an exact equal comparison

Leisure Travel Advertisement & Communication 
 Number of programs
 Number of gross impressions
 Visitor Guides distributed
 Unique visits to VisitNorman.com
 
Leisure Travel Media Relations 
 Media Placements
 Number of impressions
 Advertising equivalency
 
Convention/Sports Performance Measures 
	 Number	of	Qualified	Leads
 Number of potential room nights
 Number of bookings
 Booked room nights
 Number of groups serviced
 
Visitor Volume Measures 
 Bureau expenditures
 Occupancy of hotels, motels & B&Bs
 Average daily rate
 Transient Guest Tax collection
 Sales tax collection
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File Attachments for Item:

6. CONSIDERATION OF ACKNOWLEDGEMENT, APPROVAL, REJECTION, 

AMENDMENT, AND/OR POSTPONEMENT OF THE CITY MANAGER’S CONTRACT 

AND CHANGE ORDER REPORT.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 

REQUESTER: Brenda Hall, City Clerk 

PRESENTER: Brenda Hall, City Clerk 

ITEM TITLE: CONSIDERATION OF ACKNOWLEDGEMENT, APPROVAL, 
REJECTION, AMENDMENT, AND/OR POSTPONEMENT OF THE CITY 
MANAGER’S CONTRACT AND CHANGE ORDER REPORT. 
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File Attachments for Item:

7. SUBMISSION AND ACKNOWLEDGEMENT OF RECEIPT OF OKLAHOMA 

DEPARTMENT OF ENVIRONMENTAL QUALITY CONSTRUCTION PERMIT 

ST000014230183 FOR CONSTRUCTION OF NORMAN WATER RECLAMATION 

FACILITY DEWATERING SYSTEM IMPROVEMENTS (WW0236).
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 

REQUESTER: Kenneth J. Giannone, Capital Projects Engineer 

PRESENTER: Kenneth J. Giannone, Capital Projects Engineer 

ITEM TITLE: 
 
SUBMISSION AND ACKNOWLEDGEMENT OF RECEIPT OF 
OKLAHOMA DEPARTMENT OF ENVIRONMENTAL QUALITY 
CONSTRUCTION PERMIT ST000014230183 FOR CONSTRUCTION 
OF NORMAN WATER RECLAMATION FACILITY DEWATERING 
SYSTEM IMPROVEMENTS (WW0236). 

  

BACKGROUND:  

Wastewater generated within the City of Norman is conveyed to the Norman Water Reclamation 

Facility (WRF) located at 3450 S Jenkins Avenue where it is treated and discharged to the 

Canadian River.  Multiple treatment processes are used to produce the high-quality effluent 

water that is eventually discharged.  As a byproduct of these treatment processes, biosolids are 

generated that go through a separate process of thickening, digestion, dewatering, and land 

application for final disposal.  The land-application of biosolids provides a benefit both to the land 

owner by providing a free organic amendment to his topsoil and to the City of Norman by 

providing the lowest cost disposal option.   

As part of the biosolids process, the WRF currently uses centrifuges that spin at a high rate of 

speed to remove excess water from the biosolids.  This process reduces the total volume of 

biosolids that must be disposed, and makes the biosolids easier to load, transport and land 

apply.  This, in turn, reduces the number of trucks and staff needed to dispose of biosolids.     

DISCUSSION: 

The existing centrifuges at the WRF are approaching the end of their useful lives, and, 
consequently, they need excessive maintenance, regular major repairs and increasing polymer 
feed rates to achieve necessary biosolids quality.  Moreover, poor service provided by 
manufacturer often results in extended downtime before necessary repairs are completed.  As 
a result, NUA approved a Contract with Garver, LLC on December 8, 2020 to prepare a design 
to replace centrifuges, and design for this project commenced immediately thereafter.  The 
design phase, which included evaluation of available products and manufacturers for both 
equipment quality and service capability, is now nearly complete and this project is anticipated 
to be advertised for bid in the Autumn of 2023.  .  
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As part of the project requirements and per State regulations, a construction permit from the 
Oklahoma Department of Environmental Quality (ODEQ) is required.  The plans and 
specifications for the project were submitted to the ODEQ on March 8, 2023, and the plans and 
specifications were approved and Permit No. ST000014230183 was issued on April 17, 2023.  
As noted on the attached copy of the permit, ODEQ requires that receipt of the permit by Owner 
be made a matter of permanent record in the City Council’s minutes. 

RECOMMENDATION: 

Staff recommends that the receipt of ODEQ Permit No. ST000014230183, dated April 17, 2023, 

be noted and made a matter of permanent record in the minutes for the City Council/Norman 

Utilities Authority. 
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April 17, 2023 

Mr. Kenneth Giannone, Capital Projects Engineer 
Norman Utilities Authority 
P. O. Box 370  
Norman, Oklahoma 73069 

Re: Permit No. ST000014230183 
Norman WRF Dewatering Improvements System Improvements 
Facility No. S-20616    

Dear Mr. Giannone: 

Enclosed is Permit No. ST000014230183 for the construction of replacement of two (2) existing sludge 
dewatering centrifuges with two (2) new sludge dewatering centrifuges, new polymer feed system, and all 
appurtenances to serve the Norman WRF Dewatering Improvements, Cleveland County, Oklahoma. 

The project authorized by this permit should be constructed in accordance with the plans approved by this 
Department on April 17, 2023.  Any deviations from the approved plans and specifications affecting 
capacity, flow or operation of units must be approved, in writing, by the Department before changes are 
made. 

Receipt of this permit should be noted in the minutes of the next regular meeting of the Norman Utilities 
Authority, after which it should be made a matter of permanent record. 

We are returning one (1) set of the approved plans to you, one set (1) to your engineer and retaining one 
(1) set for our files.

Respectfully, 

D. Adam Divine, P.E.
Construction Permit Section
Water Quality Division

AD/RC/md 

Enclosure 

c: Zachary McIntosh, Regional Manager, DEQ 
OKLAHOMA CITY DEQ OFFICE 
Steven J. Schultz, P.E., Garver, LLC 
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 PERMIT No. ST000014230183 
 

SEWAGE TREATMENT 
 

FACILITY No. S-20616 
 

PERMIT TO CONSTRUCT 

 

April 17, 2023 
 
Pursuant to O.S. 27A 2-6-401, the Norman Utilities Authority is hereby granted this Tier I Permit to 
construct replacement of two (2) existing sludge dewatering centrifuges with two (2) new sludge 
dewatering centrifuges, new polymer feed system, and all appurtenances to serve the Norman WRF 
Dewatering Improvements, located in SE 1/4 of SE 1/4 of SE 1/4 of Section 7, T-8-N, R-2-W, Cleveland 
County, Oklahoma, in accordance with the plans approved on April 17, 2023. 
 
By acceptance of this permit, the permittee agrees to operate and maintain the facility in accordance with 
the Discharge - OPDES (NPDES) rules OAC 252:605 and to comply with the State Certification laws, Title 
59, Section 1101-1116 O.S. and the rules and regulations adopted thereunder regarding the requirements 
for certified operators. 
 
This permit is issued subject to the following provisions and conditions. 
 
1) That the recipient of the permit is responsible that the project receive supervision and inspection 

by competent and qualified personnel. 
 
2) That construction of all phases of the project will be started within one year of the date of approval 

or the phases not under construction will be resubmitted for approval as a new project. 
 
3) That no significant information necessary for a proper evaluation of the project has been omitted 

or no invalid information has been presented in applying for the permit. 
 
4) That the Oklahoma Department of Environmental Quality shall be kept informed of occurrences 

which may affect the eventual performance of the works or that will unduly delay the progress of 
the project. 

 
5) That the issuing of this permit does not relieve the responsible parties from any damage which may 

accrue as the result of the location and operation of the plant in this area. 
 
6) That the recipient of the permit is responsible for the continued operation and maintenance of these 

facilities in accordance with the rules and regulations adopted by the Environmental Quality Board 
and that this Department will be notified in writing of any sale or transfer of ownership of the 
facilities. 

 
7) Before additional loading is connected to the system, plans for suitable enlargement of the facilities 

shall be submitted to the Oklahoma Department of Environmental Quality for approval. 
 
8) That the permittee is responsible for complying fully with NPDES permit provisions and submitting 

a permit renewal application 180 days prior to permit expiration. 
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 PERMIT No. ST000014230183 
 

SEWAGE TREATMENT 
 

FACILITY No. S-20616 
 

PERMIT TO CONSTRUCT 

 

9) That any deviations from approved plans or specifications affecting capacity, flow or operation of 
units must be approved by the Department before any such deviations are made in the construction 
of this project. 

 
10) That any notations or changes recorded on the official approved set of plans and specifications in 

the Oklahoma Department of Environmental Quality files shall be a part of the plans as approved. 
 
11) As-built plans of this project shall be placed on file with this Department within two months of the 

completion of the work or a certification by the engineer shall be submitted certifying that no 
changes have been made in the work as approved. 

 
12) The issuance of this permit does not relieve the responsible parties of any obligations or liabilities 

which the permittee may be under pursuant to prior enforcement action taken by the Department. 
 
 
Failure to appeal the conditions of this permit in writing within 30 days from the date of issue will constitute 
acceptance of the permit and all conditions and provisions. 
 
 
 

                                      AD                                 
 Rocky Chen, P.E., Engineering Manager, Construction Permit Section 
 Water Quality Division  
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File Attachments for Item:

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

AND/OR POSTPONEMENT OF THE CITY’S APPLICATION FOR PERMISSION TO 

CARRY ITS OWN RISK WITHOUT WORKERS’ COMPENSATION INSURANCE IN 

THE AMOUNT OF $1,000.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 

REQUESTER: Clint Mercer, Chief Accountant 

PRESENTER: Anthony Francisco, Director of Finance 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF THE CITY’S 
APPLICATION FOR PERMISSION TO CARRY ITS OWN RISK WITHOUT 
WORKERS’ COMPENSATION INSURANCE IN THE AMOUNT OF $1,000.  

  

BACKGROUND: 
 
Title 85A of Oklahoma Statutes requires the City, as an employer, to provide Workers’ 
Compensation to its employees who are injured on the job.  Workers’ Compensation can be 
provided by buying private workers’ compensation insurance, applying for coverage under a 
state-run insurance plan (now “CompSource”), or carrying its own risk as a self-insured 
employer.   
 

The City has elected to operate as a self-insured employer covering its own risk associated with 
workers’ compensation losses at least since 1988.  By electing to “self-insure,” the City does not 
purchase insurance from an outside insurance agency but rather pays such claims as they are 
ordered by the Court or agreed to by the City.  To make sure funds are available to compensate 
injured workers fairly, the City budgets annually for anticipated workers’ compensation claims.  
The budgets are established through internal service charge “premiums” in each departmental 
budget based on the number of employees in the department/division.  The “premiums” are then 
paid to the Worker’s Compensation revenue account (439-371732) in the City’s Risk 
Management Fund.    
 

The decision of previous Councils to self-insure has been strictly a financial decision resulting in 
cost savings to the City.  Over the years, it has been more cost effective for the City to carry its 
own risk of workers’ compensation claims than to buy insurance coverage.   
 

In order to self-insure, it is necessary each year for the City to complete an application to the 
State of Oklahoma Worker’s Compensation Commission for permission to be “own risk” (i.e., 
self-insure) and pay a $1,000 fee.  The City’s current own risk permit will expire on November 1, 
2023 but application for renewal must be submitted 60 days prior to the expiration date. 

DISCUSSION: 

Please find included with this agenda item the City’s application for permission to carry its “own 
risk” for Worker’s Compensation (with attachments).  The information contained in the 
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application is designed to help the Workers’ Compensation Commission Administrator assess 
the City’s ability, through budgeting of adequate reserves, to financially manage the anticipated 
workers’ compensation claims that may be incurred over the permit period.  The application asks 
for similar information that is requested by the Workers’ Compensation Commission annually.  It 
is anticipated the City’s application will be approved by the Workers’ Compensation Commission 
Administrator, if the Council authorizes the City to present it.  

RECOMMENDATION: 
 
It is recommended that the City Council approve this application for submission to the State of 
Oklahoma Workers’ Compensation Commission and pay the $1,000 fee.  Funding is available 
in the Risk Management Fund, Other Professional Services (43330104-44099). 
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File Attachments for Item:

9. CONSIDERATION OF THE ACCEPTANCE, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF A DONATION OF A MURAL ENTITLED “HUICHOL BOY” 

VALUED AT $5,000 TO BE PLACED ON THE WALL NEAR THE WEST-FACING 

DOORS AT THE NORMAN FIREHOUSE ARTS CENTER, 444 SOUTH FLOOD 

AVENUE.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/23 

REQUESTER: Veronica Tracy, Recreation Manager   

PRESENTER: Jason Olsen, Director of Parks and Recreation  

ITEM TITLE: CONSIDERATION OF THE ACCEPTANCE, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF A DONATION OF A MURAL ENTITLED 
“HUICHOL BOY” VALUED AT $5,000 TO BE PLACED ON THE WALL 
NEAR THE WEST-FACING DOORS AT THE NORMAN FIREHOUSE 
ARTS CENTER, 444 SOUTH FLOOD AVENUE. 

  

BACKGROUND: 
 
The Norman Firehouse Arts Center approached the City of Norman regarding a mural project at 
the City-owned facility within Lion’s Park at 444 South Flood Avenue. The donation of the art 
with supplies and honorarium is valued at $5,000.  
 
The Norman Board of Park Commissioners recommended on August 3, 2023, that the City 
accept this donation and place the mural at the Firehouse Art Center.  
 
DISCUSSION: 
 
Chapter 12, Section 12-110 states that City Council must first accept any item donated to the 
City with a value above $250. Furthermore, Chapter 2, Section 2-311 states that “the City shall 
accept all donations of public art, as defined herein, that are made in accordance with section 4 
of the Charter. . .” Article I, Section 4 of the City Charter allows that the “City may receive 
bequests, gifts, and donations of all kinds of property in fee simple or trust for charitable or public 
purposes and perform all acts necessary to carry out the purposes of such bequests, gifts, 
donations or trusts, with power to manage, sell, lease or otherwise dispose of same in 
accordance with the terms of the bequest, gift, donation, or trust.” 
 
The proposed mural depicts a young Huichol boy in front of the composition. In the background, 
there is a sun in the typical Wixárika style. A yellow parrot is posing on his shoulder. In Huichol 
culture, the parrot is seen as one of the most positive and uplifting animals you can come across 
in a dream; flowers representing life and abundance surround the boy.  
 
The mural artist, Qvetzal, recently graduated from the University of Guadalajara in Puerto 
Vallarta and will be visiting The Firehouse Arts Center for two weeks in September. All costs for 
supplies and honorarium will be paid through corporate sponsorships, in-kind gifts, and grants 
received for the exhibition WAKING UP on display from September 14- November 4, 2023. The 
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Norman Firehouse Arts Center anticipates that they will need to loan or rent a few supplies, such 
as scaffolding they intend to fund in-house.  
 
The proposed location for the mural at The Norman Firehouse Arts Center is the wall next to the 
West facing doors used as the main entry and within the patio courtyard used by many Norman 
Firehouse Arts Center patrons.  
 
RECOMMENDATION: 
 
Staff recommends acceptance of the donation valued at $5,000 of a mural to be placed on the 
wall near the West facing doors at Firehouse Arts Center entitled “Huichol Boy.”  
 

215

Item 9.



216

Item 9.



217

Item 9.



File Attachments for Item:

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

AND/OR POSTPONEMENT OF EASEMENT E-2324-6: a PERMANENT RIGHT OF 

WAY EASEMENT DONATED BY ELIE ABOU-NASSAR FOR THE CONSTRUCTION 

OF THE SIDEWALK ALONG CLASSEN BOULEVARD IN NORMAN.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: August 22, 2023 

REQUESTER: Katherine Coffin 

PRESENTER: Jami Short, Transportation Management Center Engineer 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF EASEMENT E-2324-6:  A 
PERMANENT RIGHT OF WAY EASEMENT DONATED BY ELIE ABOU-
NASSAR FOR THE CONSTRUCTION OF THE SIDEWALK ALONG 
CLASSEN BOULEVARD IN NORMAN. 

 
  

BACKGROUND: 
The project consists of two gaps of five-foot wide sidewalks for pedestrians.  The first gap, on the 

west side of the street, starts at the southwest corner of the intersection of Classen Boulevard 

and 12th Avenue SE and extends northwest to a new development and further northwest to the 

Edge Apartment complex south of Lindsey Street.  The second gap, on the east side of the street, 

is further north along Classen Boulevard and starts at the northeast corner of the intersection with 

Enid Street and extends northwest along the east side of Classen Boulevard to the southeast 

corner of the intersection with Shawnee Street.  This project is 100% locally funded.  A vicinity 

map of the area showing the sidewalk gaps is attached. 

Construction of the new sidewalk is anticipated to begin in the spring of 2024 and be completed 

by the end of the summer. The sidewalk will be constructed to meet ADA requirements. 

DISCUSSION: 
The City must secure three parcels of permanent right-of-way, for the placement of the new 

sidewalk and modification of existing driveways. Staff requested donations prior to making any 

offers of fair market value.  One of the easements, Parcel No. 3, have been donated by the 

property owner and is included in this agenda item for Council acceptance. An attachment 

provides the details of the easement as well as depicts its location.  Another attachment shows 

the easement document signed by the property owner. The final attachment is a table showing 

the summary of each easement at this time. 

RECOMMENDATION: 
Staff recommends acceptance of Easement No. E-2324-6 and that staff be authorized to file the 

easements as is appropriate.  
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EXHIBIT “A” 
 

Parcel 3.0 
Proposed Right of Way 

Classen Sidewalk Project 
Norman, Cleveland Co., Oklahoma 

May 18, 2023 
 

 
A tract of land being a part of Lots One (1) and Two (2), Block One (1) of HIGHWAY HEIGHTS, an 
addition to the City of Norman, Cleveland County, Oklahoma, being more particularity described as 
follows:  
 
COMMENCING at the Northeast Corner of said Lot One (1); 
 
THENCE S 89°37'17" W, along the North line of said Lot One (1), a distance of 2.25 feet to a point on 
the West Right-of-way line of Classen Boulevard, said point being the POINT OF BEGINNING; 
 
THENCE S 27°36'25" E, along said West Right-of-way line, a distance of 111.53 feet to a point 20.00 
feet North of the South line of Lot Two (2), Block One (1) of said HIGHWAY HEIGHTS, 
 
THENCE S 62°23'35" W, parallel and 20.00 feet North of said South line, a distance of 15.00 feet;  
 
THENCE N 27°36'25" W, parallel with said West Right-of-way line, a distance of 119.25 feet to a point 
on said North line; 
 
THENCE N 89°37'17" E, along said North line, a distance of 16.87 feet to the POINT OF BEGINNING. 
 
Said parcel of land containing 1730.82 square feet or 0.04 acres, more or less 
 
All bearings contained in this description are based on the Oklahoma State Plane Coordinate System 
and are not astronomical bearings. 
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Easement No. Parcel No. Grantors Document Cost
* 1 Mr. Kung Ting Right‐of‐Way Easement‐ 229.81 sq. ft. ?
* 2 Savannah Custom Builders Right‐of‐Way Easement‐ 19.13 sq. ft. ?

E‐2324‐6 3 Mr. Elie Abou‐Nassar Right‐of‐Way Easement‐ 1730.82 sq. ft. Donated
$0.00

*Still Waiting to hear back from the property owner
Sub‐Total  

Classen Sidewalk Project Easement Summary
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File Attachments for Item:

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

AND/OR POSTPONEMENT OF EASEMENT E-2324-8: A PERMANENT UTILITY 

EASEMENT GRANTED BY THE CITY OF NORMAN TO OKLAHOMA GAS AND 

ELECTRIC COMPANY FOR THE JAMES GARNER PHASE 2 NORMAN FORWARD 

PROJECT.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 8/22/2023 

REQUESTER: Paul D’Andrea, Capital Projects Engineer 

PRESENTER: Shawn O’Leary, Public Works Director 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF EASEMENT E-2324-8: A 
PERMANENT UTILITY EASEMENT GRANTED BY THE CITY OF 
NORMAN TO OKLAHOMA GAS AND ELECTRIC COMPANY FOR THE 
JAMES GARNER PHASE 2 NORMAN FORWARD PROJECT. 

  

BACKGROUND: 

On October 13, 2015, Norman Voters approved the $150 million, 15-year, Norman Forward 
Sales Tax initiative.  The program outlined various citywide projects to improve the quality of 
life for the citizens of Norman.  One of these projects is the James Garner Avenue – Acres 
Street to Flood Avenue project.  This project was to be allotted a budget from Norman Forward 
funds of $6,000,000. 

On November 8, 2016, the Norman City Council approved programming Resolution No. R-
1617-49 requesting federal funds to extend James Garner Avenue from Acres Street to Flood 
Avenue.  This Resolution states the City’s commitment to adhere to the terms and conditions 
of a federally funded project.  Through the Association of Central Oklahoma Governments 
(ACOG), the Oklahoma Department of Transportation (ODOT) agrees to provide 80% of the 
cost of construction with a 20% matching share from the City of Norman.  In order to receive 
the federal funding, the City of Norman is required to enter in an agreement with ODOT to 
complete the design, acquire all rights-of-way and relocate existing utilities/encroachments at 
City’s cost. 
This Norman Forward Street Improvement Project will create a new entry into downtown and will 

help alleviate traffic on both Flood Avenue and Porter Avenue. The scope of this project includes: 

 Construction of a new two-lane extension of James Garner Avenue from Acres Street to 

Flood Avenue 

 New roadway bridge over Robinson Street 

 New two-lane modern roundabout intersection at Flood Avenue 

 Landscaping and Low Impact Development measures in roadway medians 

 Reconstruction and extension of a portion of the Legacy Trail to accommodate the new 

roadway. 

 New lighting along the street and Legacy Trail. 
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 Reconstruction of local residential streets as necessary. 

 

In March of 2017, the Norman City Council approved the design contract (K-1617-105) with 
Cabbiness Engineering, in the amount of $427,000.00, for the James Garner Avenue Project 
from Acres Street to Flood Avenue, and Cabbiness began preliminary design for the project. 

On August 27, 2019, the Norman City Council approved Contract Amendment No. One for 
contract No. K-1617-105, between the City of Norman and Cabbiness Engineering, in the 
amount of $2,275.00, for the design of the James Garner Avenue Project from Acres Street to 
Flood Avenue. 

On March 23, 2021, the Norman City Council approved Contract Amendment No. Two for 
contract No. K-1617-105, between the City of Norman and Garver, LLC, in the amount of 
$5,675.00, for the design of the James Garner Avenue Project from Acres Street to Flood 
Avenue. 

On January 26, 2022, the City of Norman purchased property North of Robinson Street from 
the Judith E. Drabek Foundation Trust, in the amount of $81,936.00, for the construction of the 
James Garner Avenue Phase II from Acres Street to Flood Avenue Norman Forward Project. 

On February 28, 2022, the City of Norman obtained property North of Robinson Street, from 
the University of Oklahoma, for the construction of the James Garner Avenue Phase II from 
Acres Street to Flood Avenue Norman Forward Project. 

On April 12, 2022, the Norman City Council approved Contract Amendment No. Three for 
contract No. K-1617-105, between the City of Norman and Garver, LLC, in the amount of 
$34,400.00, for the design of the James Garner Avenue Project from Acres Street to Flood 
Avenue. 

On May 24, 2022, the Norman City Council accepted easement E-2122-65, establishing a 
roadway, sidewalk, and utility easement across the lands purchased for construction of the 
James Garner Phase II-Acres Street to Flood Avenue Norman Forward Project. 

On June 14, 2022, the City of Norman entered into funding agreement (K-2122-135 & R-2122-
129) for the James Garner Avenue-Acres Street to Flood Avenue Norman Forward Project.  
The agreement split the project construction costs between City of Norman funds and federal 
funds administered by ODOT.  The federal share was capped at $4,825,733, leaving the City 
to pay $1,664,597.00 based on the engineer’s estimate at the time of the agreement. 

On August 17, 2022, the City was invoiced by ODOT for its portion of the construction cost 
based on new estimates.  The City’s portion of construction at that time was estimated to be 
$1,662,153.00.  The City paid that amount, as invoiced, to ODOT per the project funding 
agreement. 

On November 22, 2022, the Norman City Council appropriated additional funding, in the 
amount of $2,281,034.00 from the Norman Forward Fund Balance account to the James 
Garner Phase 3 Project, to cover the construction cost based on the low-bid received by 
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ODOT on October 20,2022, allowing for the award of the construction contract to Redlands 
Contracting, LLC for a total cost of $7,820,546.33. 

DISCUSSION: 

After construction began on the James Garner Phase 2 Norman Forward Project, the 
contractor brought up concerns regarding the proximity of an overhead electric line to the 
location of the new James Garner bridge over Robinson Street. 

This electric line was reviewed during pre-construction utility meetings, but at that time it was 
determined that the line did not conflict with the roadway, so it was not necessary to relocate 
the line.  However, after further coordination between the bridge contractor and OG&E, it was 
decided that due to the amount of power the line carries and for the safety of the bridge crews, 
the line would best be located to the west of its current location. 

Although the relocation of the electric line will delay the start of the bridge construction, it is not 
anticipated to affect the overall construction schedule for the project.  Furthermore, there is no 
cost to the City of Norman for the associated relocation. 

Two portions of the line to be relocated fall within City owned property but outside of present 
roadway right-of-way.  For this reason, it is necessary to grant easements to OG&E for these 
portions of the line.  This agenda item is for the required easement located on the north side of 
Robinson Street just west of the new James Garner alignment. 

RECOMMENDATION No. 1: 
Staff recommends acceptance of Permanent Utility Easement E-2324-8 granted to Oklahoma Gas and 

Electric Company for providing electric service to the James Garner Phase 2 Norman Forward Project. 
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File Attachments for Item:

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

AND/OR POSTPONEMENT OF EASEMENT E-2324-9: A PERMANENT UTILITY 

EASEMENT GRANTED BY THE CITY OF NORMAN TO OKLAHOMA GAS AND 

ELECTRIC COMPANY FOR THE JAMES GARNER PHASE 2 NORMAN FORWARD 

PROJECT.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 8/22/2023 

REQUESTER: Paul D’Andrea, Capital Projects Engineer 

PRESENTER: Shawn O’Leary, Public Works Director 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF EASEMENT E-2324-9: A 
PERMANENT UTILITY EASEMENT GRANTED BY THE CITY OF 
NORMAN TO OKLAHOMA GAS AND ELECTRIC COMPANY FOR THE 
JAMES GARNER PHASE 2 NORMAN FORWARD PROJECT. 

  

BACKGROUND: 

On October 13, 2015, Norman Voters approved the $150 million, 15-year, Norman Forward 
Sales Tax initiative.  The program outlined various citywide projects to improve the quality of 
life for the citizens of Norman.  One of these projects is the James Garner Avenue – Acres 
Street to Flood Avenue project.  This project was to be allotted a budget from Norman Forward 
funds of $6,000,000. 

On November 8, 2016, the Norman City Council approved programming Resolution No. R-
1617-49 requesting federal funds to extend James Garner Avenue from Acres Street to Flood 
Avenue.  This Resolution states the City’s commitment to adhere to the terms and conditions 
of a federally funded project.  Through the Association of Central Oklahoma Governments 
(ACOG), the Oklahoma Department of Transportation (ODOT) agrees to provide 80% of the 
cost of construction with a 20% matching share from the City of Norman.  In order to receive 
the federal funding, the City of Norman is required to enter in an agreement with ODOT to 
complete the design, acquire all rights-of-way and relocate existing utilities/encroachments at 
City’s cost. 
This Norman Forward Street Improvement Project will create a new entry into downtown and will 

help alleviate traffic on both Flood Avenue and Porter Avenue. The scope of this project includes: 

 Construction of a new two-lane extension of James Garner Avenue from Acres Street to 

Flood Avenue 

 New roadway bridge over Robinson Street 

 New two-lane modern roundabout intersection at Flood Avenue 

 Landscaping and Low Impact Development measures in roadway medians 

 Reconstruction and extension of a portion of the Legacy Trail to accommodate the new 

roadway. 

 New lighting along the street and Legacy Trail. 

234

Item 12.



Page 2 of 3 

 Reconstruction of local residential streets as necessary. 

 

In March of 2017, the Norman City Council approved the design contract (K-1617-105) with 
Cabbiness Engineering, in the amount of $427,000.00, for the James Garner Avenue Project 
from Acres Street to Flood Avenue, and Cabbiness began preliminary design for the project. 

On August 27, 2019, the Norman City Council approved Contract Amendment No. One for 
contract No. K-1617-105, between the City of Norman and Cabbiness Engineering, in the 
amount of $2,275.00, for the design of the James Garner Avenue Project from Acres Street to 
Flood Avenue. 

On March 23, 2021, the Norman City Council approved Contract Amendment No. Two for 
contract No. K-1617-105, between the City of Norman and Garver, LLC, in the amount of 
$5,675.00, for the design of the James Garner Avenue Project from Acres Street to Flood 
Avenue. 

On January 26, 2022, the City of Norman purchased property North of Robinson Street from 
the Judith E. Drabek Foundation Trust, in the amount of $81,936.00, for the construction of the 
James Garner Avenue Phase II from Acres Street to Flood Avenue Norman Forward Project. 

On February 28, 2022, the City of Norman obtained property North of Robinson Street, from 
the University of Oklahoma, for the construction of the James Garner Avenue Phase II from 
Acres Street to Flood Avenue Norman Forward Project. 

On April 12, 2022, the Norman City Council approved Contract Amendment No. Three for 
contract No. K-1617-105, between the City of Norman and Garver, LLC, in the amount of 
$34,400.00, for the design of the James Garner Avenue Project from Acres Street to Flood 
Avenue. 

On May 24, 2022, the Norman City Council accepted easement E-2122-65, establishing a 
roadway, sidewalk, and utility easement across the lands purchased for construction of the 
James Garner Phase II-Acres Street to Flood Avenue Norman Forward Project. 

On June 14, 2022, the City of Norman entered into funding agreement (K-2122-135 & R-2122-
129) for the James Garner Avenue-Acres Street to Flood Avenue Norman Forward Project.  
The agreement split the project construction costs between City of Norman funds and federal 
funds administered by ODOT.  The federal share was capped at $4,825,733, leaving the City 
to pay $1,664,597.00 based on the engineer’s estimate at the time of the agreement. 

On August 17, 2022, the City was invoiced by ODOT for its portion of the construction cost 
based on new estimates.  The City’s portion of construction at that time was estimated to be 
$1,662,153.00.  The City paid that amount, as invoiced, to ODOT per the project funding 
agreement. 

On November 22, 2022, the Norman City Council appropriated additional funding, in the 
amount of $2,281,034.00 from the Norman Forward Fund Balance account to the James 
Garner Phase 3 Project, to cover the construction cost based on the low-bid received by 
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ODOT on October 20,2022, allowing for the award of the construction contract to Redlands 
Contracting, LLC for a total cost of $7,820,546.33. 

DISCUSSION: 

After construction began on the James Garner Phase 2 Norman Forward Project, the 
contractor brought up concerns regarding the proximity of an overhead electric line to the 
location of the new James Garner bridge over Robinson Street. 

This electric line was reviewed during pre-construction utility meetings, but at that time it was 
determined that the line did not conflict with the roadway, so it was not necessary to relocate 
the line.  However, after further coordination between the bridge contractor and OG&E, it was 
decided that due to the amount of power the line carries and for the safety of the bridge crews, 
the line would best be located to the west of its current location. 

Although the relocation of the electric line will delay the start of the bridge construction, it is not 
anticipated to affect the overall construction schedule for the project.  Furthermore, there is no 
cost to the City of Norman for the associated relocation. 

Two portions of the line to be relocated fall within City owned property but outside of present 
roadway right-of-way.  For this reason, it is necessary to grant easements to OG&E for these 
portions of the line.  This agenda item is for the required easement located on the south side of 
Robinson Street just west of the new James Garner alignment. 

RECOMMENDATION No. 1: 
Staff recommends acceptance of Permanent Utility Easement E-2324-9 granted to Oklahoma Gas and 

Electric Company for providing electric service to the James Garner Phase 2 Norman Forward Project. 
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File Attachments for Item:

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

AND/OR POSTPONEMENT OF NORMAN RURAL CERTIFICATE OF SURVEY 

COS-2223-6:  FOR GOLDEN VALLEY RANCH (GENERALLY LOCATED ON THE 

NORTH SIDE OF WEST ROCK CREEK ROAD AND ONE-HALF MILE WEST OF 48TH 

AVENUE NW).

241

Item 13.



Page 1 of 2 

 

 
CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 
 

REQUESTER: Ken Danner, Subdivision Development Manager 
 

PRESENTER: Shawn O’Leary, Director of Public Works 
 

TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF NORMAN RURAL 
CERTIFICATE OF SURVEY COS-2223-6:  FOR GOLDEN VALLEY 
RANCH (GENERALLY LOCATED ON THE NORTH SIDE OF WEST 
ROCK CREEK ROAD AND ONE-HALF MILE WEST OF 48TH AVENUE 
NW). 
 

  

BACKGROUND: 

This item is Norman Rural Certificate of Survey No. COS-2223-6 for Golden Valley and is 
generally located on the north side of West Rock Creek Road and one-half mile west of 48th 
Avenue N.W. 
 
Norman Rural Certificate of Survey COS-2223-6 for Golden Valley Ranch was approved by 
Planning Commission at its meeting of July 13, 2023.  
 
DISCUSSION: 
 
Many of the tracts are located within the flood plain.  Flood plain permits will be required to be 
submitted to the Flood Plain Permit Committee before building permit applications can be issued 
for Tracts 1 through 3 and possibly Tract 4 depending the location of the structure.  The Flood 
Plain Permit Committee approved Flood Plain Permit No. 671 regarding the construction of a 
private road. 
 
Currently there are two active oil wells.  One oil well is located on Tract 3 and the other is located 
on Tract 4.  Proper radius building setback requirements are shown on the certificate of survey. 
 
The property consists of a total of 115.49 acres. Tract 1 is 20.22 acres, Tract 2 is 20.01 acres, 
Tract 3 is 20.15 acres, Tract 4 is 20.08 and Tract 5 is 35.03. 
 
RECOMMENDATION: 
 
Based upon the above information, staff recommends approval of Norman Rural Certificate of 
Survey No. COS-2223-6 for Golden Valley Ranch. 
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Planning Commission Agenda

July 13,2023

CERTIFICATE OF SURVEY
cos-2123-6

ITEM NO.2

LOCATION: Generally located on the north side of West Rock Creek Road and one-half mile
west of 48th Avenue N.W.

INFORI\IATION:

1. Owners. Logan Wright Foundation

2. Developer. Logan Wright Foundation.

3. Survevor/Ensineer. Pollard & Whited Survef ng, Inc.

HISTORY:

L October 2 l l96l . City Council adopted Ordinance No. 1320 annexing this property
into the Corporate City limits without zoning.

2. December 19 196 I Planning Commission recommended to City Council that this
property be placed in A-2, Rural Agricultural District.

l. Fire Protection Fire protection will be provided by the Norman Fire Department.

2. Sani Sewer. Individual septic systems will be installed in accordance with City
and Oklahoma Department of Environmental Quality standards.

3. Water. Individual water wells will be installed in accordance with City and
Oklahoma Department of Environmental Quality standards.

4. Private Road. The proposed five (5) tracts will be served by a private road maintained
by Homeowners Association. Required covenants address maintenance of the private
road.

STAFF REPORT

ITEI\I: Consideration of NORMAN RURAL CERTIFICATE OF SURVEY COS-2223-6
FOR GOLDEN VALLEY RANCH.

3. January 23.1962. City Council adopted Ordinance No. 1339 placing this property in
A-2, Rural Agricultural District.

INTPROVENIENT PROGRANI/INFORNTATION :
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P.C. Agenda 6-13-2023
Certificate of Survey No. COS-2223-6 for Golden Valley Ranch
Page 2

IMPROVEMENT PROGRAM/INFORMATION

4. Easements. The owner has submitted an easement for additional roadway, drainage
and utilities in connection with Rock Creek Road.

5. Flood Plain. Many of the tracts are within the flood plain. Flood plain permits will
be required to be submitted to the Flood Plain Permit Committee before building
permit applications can be issued for Tracts I through 3 and possibly Tract 4
depending the location of the structure. The Flood Plain Permit Committee approved
Flood Plain Permit No. 671 regarding the construction of a private road.

6. Oil Wells. Currently there are two active oil wells. One oil well is located on Tract 3

and the other is located on Tract 4. Proper radius building setback requirements are

shown on the certificate of survey.

7. Acrease. The property consists ofa total of I15.49 acres. Tract I is 20.22 acres, Tract
2 is 20.01 acres, Tract 3 is 20.15 acres, Tract 4 is 20.08 and Tract 5 is 35.03.

SUPPLEMENTAL MATERIAL: Copies of a location map and Norman Rural Certificate of
Survey No. COS-2223-6 are included in the Agenda Book.

STAFF COMMENTS AND RECOMMENDATION: The owners propose to subdivide their
approximately 115.49 acres into five tracts. Based on the fact this certificate of survey
meets the minimum 20 acres requirement, Staff recommends approval of Norman Rural
Certificate of Survey No. COS-2223-6 for Golden Valley Ranch.

ACTION NEEDED: Approve or disapprove Norman Rural Certificate of Survey No. COS-2223-
6 for Golden Valley Ranch and submit to City Council for its consideration.

ACTION TAKEN:
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City Council Agenda    COS-2223-6   August 22, 2022 

 

ITEM: CONSIDERATION OF NORMAN RURAL CERTIFICATE OF SURVEY NO. COS-2223-6 

FOR GOLDEN VALLEY RANCH. 

 

LOCATION:  Generally located on the north side of West Rock Creek Road and one-half mile west of 

48th Avenue N.W. 

 

INFORMATION: 

 

1.  Owners.  Logan Wright Foundation. 

 

2.  Developer.  Logan Wright Foundation. 

 

3.  Surveyor. Pollard & Whited, Surveying, Inc.. 

 

HISTORY: 

 

1. Refer to the Planning Commission Staff Report, July 13, 2023. 

 

2. July 13, 2023.  Planning Commission, on a vote of 7-0, recommended to City Council that 

Certificate of Survey No. COS-2223-6 for Golden Valley Ranch be approved. 

 

SUPPLEMENTAL MATERIAL: Copies of an advisory memorandum, location map, certificate of 

survey, Staff Report recommending approval and pertinent excerpts from the Planning 

Commission minutes are included in the Agenda Book. 

 

ACTION NEEDED:  Motion to approve or reject Certificate of Survey No. COS-2223-6 for Golden 

Valley Ranch, and, if approved, direct the filing of Certificate of Survey No. COS-2223-6 for 

Golden Valley Ranch with the Cleveland County Clerk. 

 

ACTION TAKEN: __________________________________________________________________ 
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File Attachments for Item:

14. CONSIDERATION OF AUTHORIZATION, ACCEPTANCE, APPROVAL, 

REJECTION, AMENDMENT, AND/OR POSTPONEMENT OF A FINAL SITE 

DEVELOPMENT PLAN AND FINAL PLAT FOR UNIVERSITY NORTH PARK, 

SECTION XI (A PLANNED UNIT DEVELOPMENT). (GENERALLY LOCATED AT THE 

SOUTHEAST CORNER OF THE INTERSECTION OF 24TH AVENUE NW AND 

LEGACY PARK DRIVE).
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 8/22/2023 

REQUESTER: Ken Danner, Subdivision Development Manager 

PRESENTER: Shawn O’Leary, Director of Public Works 

TITLE: CONSIDERATION OF AUTHORIZATION, ACCEPTANCE, APPROVAL, 
REJECTION, AMENDMENT, AND/OR POSTPONEMENT OF A FINAL 
SITE DEVELOPMENT PLAN AND FINAL PLAT FOR UNIVERSITY 
NORTH PARK, SECTION XI (A PLANNED UNIT DEVELOPMENT). 
(GENERALLY LOCATED AT THE SOUTHEAST CORNER OF THE 
INTERSECTION OF 24TH AVENUE NW AND LEGACY PARK DRIVE). 

  

BACKGROUND: 

This item is a final plat for University North Park Addition, Section XI, a Planned Unit 
Development, and is located at the southeast corner of the intersection of 24th Avenue N.W. and 
Legacy Park Drive.  This property consists of 2.12 acres and two (2) lots.  The proposed use will 
be restaurants and/or retail.  The Norman Development Committee, at its meeting of August 3, 
2023, reviewed and approved the program of public improvements, final site development plan 
and final plat for University North Park Addition, Section XI, a Planned Unit Development and 
submitted to City Council for consideration. 

DISCUSSION: 

The public improvements required of this plat consist of sanitary sewer main that will be extended 
to serve the north lot.  Water improvements are existing.  Storm water will be conveyed to an off 
plat existing privately maintained detention facility through an underground system.  Twenty-
fourth Avenue N.W. and Legacy Park Drive paving is existing.  Sidewalks are existing adjacent 
to 24th Avenue N.W. and Legacy Park Drive.  Sidewalks will be installed adjacent to the private 
drive located on the east side of the property. 

RECOMMENDATION: 

Based upon the above information, staff recommends acceptance of the public dedications, 
approval of the final site development plan and final plat and the filing of the final plat, subject to 
completion of public improvements or bonding of the public improvements through the 
concurrent construction process. 

250

Item 14.



251

Item 14.



252

Item 14.



253

Item 14.



254

Item 14.



255

Item 14.



256

Item 14.



257

Item 14.



City Council Agenda FP-2324-1 August 22, 2023 

 

ITEM: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT 

AND/OR POSTPONEMENT OF A FINAL SITE DEVELOPMENT PLAN AND 

FINAL PLAT FOR UNIVERSITY NORTH PARK ADDITION, SECTION XI, A 

PLANNED UNIT DEVELOPMENT AND THE ACCEPTANCE OF PUBLIC 

DEDICATIONS CONTAINED THEREIN. 

LOCATION: Generally located at the southeast corner of the intersection of 24th Avenue N.W. 

and Legacy Park Drive 

INFORMATION: 

 
1. Owner. University Town Center, L.L.C. 

 

2. Developer. University Town Center, L.L.C. 
 

3. Engineer. Kimley-Horn. 

HISTORY: 

 
1. Refer to the Norman Development Committee Staff Report, August 22, 2023. 

 
2. August 3, 2023. The Norman Development Committee reviewed and approved the 

program of improvements, final site development plan and final plat for University North 

Park Addition, Section XX, a Planned Unit Development and submit it to City Council 

for consideration. 
 

IMPROVEMENT PROGRAM: 
 

1. Refer to the Norman Development Committee Staff Report, August 3, 2022. 
 

PUBLIC DEDICATIONS: 

2. Refer to the Norman Development Committee Staff Report, August 3, 2022. 

 
SUPPLEMENTAL MATERIAL: Copies of an advisory memorandum, location map, 

preliminary plat, final site development plan, final plat, Staff Report recommending 

approval and Development Committee form are included in the Agenda Book. 

 

ACTION NEEDED: Motion to approve or reject the final site development plan and final plat; 

and, if approved, accept the public dedications contained within the final plat; and direct 

the filing of the final site development plan and final plat and authorize the Mayor to 

sign the final plat subject to completion and the City Development Committee’s 

acceptance of the public improvements or securing the public improvements through the 

concurrent construction process. 

ACTION TAKEN:   
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File Attachments for Item:

15. CONSIDERATION OF AUTHORIZATION, ACCEPTANCE, APPROVAL, 

REJECTION, AMENDMENT, AND/OR POSTPONEMENT OF A FINAL SITE 

DEVELOPMENT PLAN AND FINAL PLAT FOR UNIVERSITY NORTH PARK, 

SECTION XXI (A PLANNED UNIT DEVELOPMENT). (GENERALLY LOCATED AT 

THE SOUTHEAST CORNER OF THE INTERSECTION OF 24TH AVENUE NW AND 

ROCK CREEK ROAD).
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 8/22/2023 

REQUESTER: Ken Danner, Subdivision Development Manager 

PRESENTER: Shawn O’Leary, Director of Public Works 

TITLE: CONSIDERATION OF AUTHORIZATION, ACCEPTANCE, APPROVAL, 
REJECTION, AMENDMENT, AND/OR POSTPONEMENT OF A FINAL 
SITE DEVELOPMENT PLAN AND FINAL PLAT FOR UNIVERSITY 
NORTH PARK, SECTION XXI (A PLANNED UNIT DEVELOPMENT). 
(GENERALLY LOCATED AT THE SOUTHEAST CORNER OF THE 
INTERSECTION OF 24TH AVENUE NW AND ROCK CREEK ROAD). 

  

BACKGROUND: 

This item is a final plat for University North Park Addition, Section XXI, a Planned Unit 
Development, and is located at the southeast corner of the intersection of 24th Avenue N.W. and 
Rock Creek Road.  This property consists of 6.24 acres and six (6) lots.  The proposed use will 
be restaurants and/or retail.  The Norman Development Committee, at its meeting of August 3, 
2023, reviewed and approved the program of public improvements, final site development plan 
and final plat for University North Park Addition, Section XXI, a Planned Unit Development and 
submitted to City Council for consideration. 

DISCUSSION: 

The public improvements required of this plat consist of water mains with fire hydrants.  Sanitary 
sewer main will be extended to serve the lots.  Storm water will be conveyed to an off plat existing 
privately maintained detention facility through an underground system.  Trae Young Drive will 
be constructed to City paving standards.  Twenty-fourth Avenue N.W. and Rock Creek Road 
paving is existing.  Sidewalks will be constructed adjacent to Trae Young Drive.  Sidewalks are 
existing adjacent to 24th Avenue N.W. and Rock Creek Road. 

The developer may submit a concurrent construction request to the Norman Development 
Committee in the near future. 

RECOMMENDATION: 

Based upon the above information, staff recommends acceptance of the public dedications, 
approval of the final site development plan and final plat and the filing of the final plat, subject to 
completion of public improvements or bonding of the public improvements through the 
concurrent construction process. 
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City Council Agenda FP-2324-2 August 22, 2023 

 

ITEM: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT 

AND/OR POSTPONEMENT OF A FINAL SITE DEVELOPMENT PLAN AND 

FINAL PLAT FOR UNIVERSITY NORTH PARK ADDITION, SECTION XXI, A 

PLANNED UNIT DEVELOPMENT AND THE ACCEPTANCE OF PUBLIC 

DEDICATIONS CONTAINED THEREIN. 

LOCATION: Generally located at the southeast corner of the intersection of 24th Avenue N.W. 

and Rock Creek Road. 

INFORMATION: 

 
1. Owner. University Town Center, L.L.C. 

 

2. Developer. University Town Center, L.L.C. 
 

3. Engineer. Kimley-Horn. 

HISTORY: 

 
1. Refer to the Norman Development Committee Staff Report, August 3, 2023. 

 
2. August 3, 2023. The Norman Development Committee reviewed and approved the 

program of improvements, final site development plan and final plat for University North 

Park Addition, Section XXI, a Planned Unit Development and submit it to City Council 

for consideration. 
 

IMPROVEMENT PROGRAM: 
 

1. Refer to the Norman Development Committee Staff Report, August 3, 2022. 
 

PUBLIC DEDICATIONS: 

2. Refer to the Norman Development Committee Staff Report, August 3, 2022. 

 
SUPPLEMENTAL MATERIAL: Copies of an advisory memorandum, location map, , final site 

development plan, final plat, Staff Report recommending approval and Development 

Committee form are included in the Agenda Book. 

 

ACTION NEEDED: Motion to approve or reject the final site development plan and final plat; 

and, if approved, accept the public dedications contained within the final plat; and direct 

the filing of the final site development plan and final plat and authorize the Mayor to 

sign the final plat subject to completion and the City Development Committee’s 

acceptance of the public improvements or securing the public improvements through the 

concurrent construction process. 

ACTION TAKEN:   
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File Attachments for Item:

16. CONSIDERATION OF AWARDING, ACCEPTANCE, APPROVAL, REJECTION, 

AMENDMENT, AND/OR POSTPONEMENT OF FP-2324-3: A FINAL PLAT FOR 

SIENA SPRINGS, SECTION 2, (A PLANNED UNIT DEVELOPMENT). (GENERALLY 

LOCATED ONE HALF MILES EAST OF 24TH AVENUE SE AND ONE HALF MILE 

NORTH OF EAST LINDSEY STREET).
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 8/22/2023 

REQUESTER: Ken Danner, Subdivision Development Manager 

PRESENTER: Shawn O’Leary, Director of Public Works 

TITLE: CONSIDERATION OF AWARDING, ACCEPTANCE, APPROVAL, 
REJECTION, AMENDMENT, AND/OR POSTPONEMENT OF FP-2324-3: 
A FINAL PLAT FOR SIENA SPRINGS, SECTION 2, (A PLANNED UNIT 
DEVELOPMENT). (GENERALLY LOCATED ONE HALF MILES EAST OF 
24TH AVENUE SE AND ONE HALF MILE NORTH OF EAST LINDSEY 
STREET). 

  

BACKGROUND: 

This item is a final site development plan/final plat for Siena Springs Addition, Section 2, a 
Planned Unit Development and is generally located ½ mile east of 24th Avenue S.E. and ½ mile 
north of East Lindsey Street.  Siena Springs Addition, Section 2, a Planned Unit Development is 
a 24.80 acres subdivision consisting of 81 single-family residential lots and an existing common 
open space property.   This will complete the residential development. 

City Council, at its meeting of October 26, 2021, amended Ordinance No. O-0607-9, placing this 
property in the Planned Unit Development.  In addition, City Council, at its meeting of October 
26, 2021, approved the preliminary plat for Siena Springs Addition, Section 2, a Planned Unit 
Development. 

The Norman Development Committee, on August 3, 2023, approved the program of public 
improvements, final site development plan/final plat and recommended the final site 
development plan/final plat for the Siena Springs Addition, Section 2, a Planned Unit 
Development be submitted to City Council for consideration. 

DISCUSSION: 

Construction plans have been accepted for the required public improvements for this 
development.  Some of the public improvements are under construction.  These improvements 
consist of water mains with fire hydrants, sanitary sewer mains, storm drainage, street paving 
and sidewalks.  Stormwater runoff will be conveyed to a existing privately maintained detention 
facility. 
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Park land requirements have been fulfilled. 

A traffic impact fee in the amount of $2,832.57 will be required to be paid prior to filing the final 
plat with the Cleveland County Clerk.  

STAFF RECOMMENDATION: 

The final plat is consistent with the approved preliminary plat and completes the development.  
Based on the above information, staff recommends acceptance of the public dedications, 
approval of the final site development plan/final plat and filing of the final site development 
plan/final plat subject to completion of public improvements.  The City Development Committee 
must accept all required public improvements or bonds/cash sureties securing public 
improvements.  This action authorizes the Mayor to sign the final plat and bonds. 
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File Attachments for Item:

17. CONSIDERATION FOR APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF CERTIFICATE OF PLAT CORRECTION CPC-2324-2 FOR 

THE ABSENTEE SHAWNEE HEALTH CENTER
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 

REQUESTER: Ken Danner, Subdivision Development Manager 

PRESENTER: Shawn O’Leary, Director of Public Works 

TITLE: CONSIDERATION FOR APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF CERTIFICATE OF PLAT 
CORRECTION CPC-2324-2 FOR THE ABSENTEE SHAWNEE HEALTH 
CENTER 

  

BACKGROUND: 

The final plat for Absentee Shawnee Health Center was filed of record April 2, 2012 with the 
Cleveland County Clerk in Plat Book 23, Pages 17 and 18.  Since that time, it has been 
determined that certain scrivener's errors of existing specific language has been found within 
the plat.  Title 11.0S, 1981, §41-115 permits or provides a method of amending or correcting 
final plats subject to the governing body of a City approving such changes. 

DISCUSSION: 

The specific errors relate to certain distances within the plat.  

The errors impact this property.  

RECOMMENDATION: 

Staff is not opposed to the changes, and since a procedure has been established without the 
requirement for District Court action, Staff recommends City Council approval of Certificate of 
Plat Correction No. CPC-2324-2 for the above-mentioned addition. 
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City Council Agenda August 22, 2023, 2023 

 
ITEM: CONSIDERATION OF APPROVAL OF THE FOLLOWING CERTIFICATE OF PLAT 

CORRECTION 

 
NUMBER SUBDIVISION 

CPC-2324-2 ABSENTEE SHAWNEE HEALTH CENTER aaaaaa 

 

INFORMATION: The above final plat was filed with the Cleveland County Clerk in Plat Book 23, Pages 17- 

18.  Since that filing, it has been determined that there are draftsmen's or scrivener's errors within the 

body of the plat.  The owner’s surveyors have submitted for City Council's approval a correction of 

some existing specific language within the plat.  Staff has reviewed the certificate of plat correction 

and found it to be in order and proper as to form. Staff is not opposed to the certificate of plat 

correction.  Copies of an advisory memorandum, certificate of plat correction, and location map are 

included in the Agenda Book. 

 

ACTION NEEDED: Motion to approve or reject Certificate of Plat Correction No. CPC-2324-2 in 

connection with Absentee Shawnee Health Center, and, if approved, direct the filing thereof with the 

Cleveland County Clerk. 

 

ACTION TAKEN:   
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File Attachments for Item:

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

POSTPONEMENT OF DECLARATION OF SURPLUS AND/OR OBSOLETE 

EQUIPMENT AND MATERIALS AND AUTHORIZING THE SALE OR DISPOSAL 

THEREOF.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 
 

REQUESTER: Frederick Duke 
 

PRESENTER: Frederick Duke, Procurement Analyst 
 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF DECLARATION OF SURPLUS AND/OR 
OBSOLETE EQUIPMENT AND MATERIALS AND AUTHORIZING THE 
SALE OR DISPOSAL THEREOF. 

  

BACKGROUND: 
 
Section 8-301 of the Code of Ordinances of the City of Norman provides that “The City Council 
must declare surplus or obsolete any supplies, materials, or equipment where the valuation 
exceeds one thousand dollars ($1,000) prior to the selling of such supplies, materials, or 
equipment.”  The Auction will be conducted by Big Iron.  Big Iron upon sale of any item sold will 
retain as total commission and compensation 7% of gross sales less sales tax.  All items sold at 
auction are understood to be sold as is.  The auction date is to be determined. 
 
DISCUSSION: 
 
The attached list is the supplies, materials, or equipment identified as surplus or obsolete, and 
is therefore being prepared for sale at auction. 
 
RECOMMENDATION: 
 
It is recommended that the attached list of supplies, materials, or equipment be declared surplus 
or obsolete, and approved for sale at public auction or disposal. 
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File Attachments for Item:

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

AND/OR POSTPONEMENT OF AMENDMENT THREE TO CONTRACT K-1819-99:  

BY AND BETWEEN THE CITY OF NORMAN, OKLAHOMA, THE NORMAN 

MUNICIPAL AUTHORITY, AND THE MCKINNEY PARTNERSHIP ARCHITECTS 

INCREASING THE CONTRACT IN AN AMOUNT NOT-TO-EXCEED $53,431 FOR A 

REVISED CONTRACT AMOUNT OF $1,085,556 FOR ADDITIONAL SERVICES 

RELATED TO PHASE 1 OF THE NORMAN MUNICIPAL COMPLEX RENOVATION 

PROJECT (DEVELOPMENT CENTER, MUNICIPAL COURT, AND BUILDING 201).
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 
 

REQUESTER: Brenda Hall, City Clerk 
 

PRESENTER: Brenda Hall, City Clerk 
 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF AMENDMENT THREE TO 
CONTRACT K-1819-99:  BY AND BETWEEN THE CITY OF NORMAN, 
OKLAHOMA, THE NORMAN MUNICIPAL AUTHORITY, AND THE 
MCKINNEY PARTNERSHIP ARCHITECTS INCREASING THE 
CONTRACT IN AN AMOUNT NOT-TO-EXCEED $53,431 FOR A 
REVISED CONTRACT AMOUNT OF $1,085,556 FOR ADDITIONAL 
SERVICES RELATED TO PHASE 1 OF THE NORMAN MUNICIPAL 
COMPLEX RENOVATION PROJECT (DEVELOPMENT CENTER, 
MUNICIPAL COURT, AND BUILDING 201). 

  

BACKGROUND:  
 
City Council, in its meeting of January 22, 2019, approved Contract K-1819-99 with The 
McKinney Partnership Architects (McKinney), which provided for design services in the amount 
of $215,000, including initial assessment and schematic design, related to the renovation of the 
Norman Municipal Complex as authorized by Norman voters as part of the 2008 General 
Obligation Bond (GOB) referendum.  In addition to designing the facilities, the services included 
in the contract authorized the assessment of current needs of each primary department within 
the Municipal Complex.  As part of the contract, McKinney was required to coordinate with the 
City to review the 2015 Updated Municipal Complex Study to provide an updated space 
utilization study and phased Master Plan including projected areas and proposed locations of 
each department, with a preliminary cost estimate. 
 
After full assessment, an update of the Municipal Complex Space Utilization Study/Master Plan 
was presented to Council in a study session in September 2019.  The overall scope of the project 
was expanded from $11.2 million to $16.4 million due to the additional modifications to the 
buildings not included in the 2008 study or 2015 update. 
 
City Council, in its meeting of March 24, 2020, approved Amendment One to Contract K-1819-
99, providing for architectural/design services for Phase One of the construction portion of the 
project, which included the Development Center (“Building D”) and Municipal Court (“Building A”) 
to be paid with funding from the 2008 GO Bond authorization.  Additionally, Building 201 was 
also included in Phase One of the Municipal Complex construction, with funding allocated from 
the Capital Fund. 
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Amendment Two to Contract K-1819-99 approved by City Council on April 11, 2023, provided 
for architectural/design services for Phase Two of the construction portion of the project; Human 
Resources/Information Technology (“Building C”), and increased the contract by $187,500 for 
an overall contract amount of $1,044,500.  
 
DISCUSSION:  
 
Amendment Three to Contract K-1819-99 provides for additional costs for extended and 
enhanced Construction Site Observation for Phase 1 of the project due to extra observation 
requirements necessitated by asbestos remediation and other project challenges, and is 
proposed to increase the contract by $53,431 for an overall contract amount of $1,097,931.  
 
Funding for Amendment Three is available in, Municipal Complex Renovation, Design (Account 
50196644-46201; Project BP0045). 
 
RECOMMENDATION: 
 
It is staff’s recommendation that City Council approve Amendment Three to Contract K-1819-99 
with McKinney Partnership Architects for additional extended enhanced Construction Site 
Observation provided for Phase 1 portion of the Norman Municipal Complex Renovation Project 
in the amount of $53,431. 
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File Attachments for Item:

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

AND/OR POSTPONEMENT OF CHANGE ORDER NO. TWO TO CONTRACT K-2122-

24: BY AND BETWEEN THE NORMAN UTILITIES AUTHORITY AND SOUTHWEST 

WATER WORKS, LLC DECREASING THE CONTRACT AMOUNT BY $30,895.36 FOR

A REVISED CONTRACT AMOUNT OF $3,294,623.14 AND ADDING 114 CALENDAR 

DAYS TO THE CONTRACT FOR THE FLOOD AVENUE WATERLINE 

REPLACEMENT PROJECT, FINAL ACCEPTANCE OF THE PROJECT, AND FINAL 

PAYMENT IN THE AMOUNT OF $125,725.09 AS OUTLINED IN THE STAFF 

REPORT.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 8/22/2023 

REQUESTER: Rachel Croft 

PRESENTER: Rachel Croft, Capital Projects Engineer 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF CHANGE ORDER NO. 
TWO TO CONTRACT K-2122-24: BY AND BETWEEN THE NORMAN 
UTILITIES AUTHORITY AND SOUTHWEST WATER WORKS, LLC 
DECREASING THE CONTRACT AMOUNT BY $30,895.36 FOR A 
REVISED CONTRACT AMOUNT OF $3,294,623.14 AND ADDING 114 
CALENDAR DAYS TO THE CONTRACT FOR THE FLOOD AVENUE 
WATERLINE REPLACEMENT PROJECT, FINAL ACCEPTANCE OF THE 
PROJECT, AND FINAL PAYMENT IN THE AMOUNT OF $125,725.09 AS 
OUTLINED IN THE STAFF REPORT.  

  

BACKGROUND: 

This project replaced approximately 12,800 feet of 16-inch waterline from Robinson Street to 
Tecumseh Road, and about 2,900 feet of 12-inch waterline from Tecumseh to Franklin Road 
with 12, 8, and 6-inch C900 PVC pipe. In addition, approximately 983 feet of 8-inch waterline 
along Goddard Avenue was added to the project, originally designed as part of project SA0021 
– New Sanitation Facility. The facility was still in the design phase during bidding of this 
project, so the new waterline was incorporated into this project in order to maintain water 
service to the North Base Complex while contractors removed and replaced the existing 16-
inch waterline along Flood Avenue. 

The construction contract, K-2122-24, for the construction of the Flood Avenue Waterline 
Replacement project was awarded to Southwest Water Works, LLC by the NUA on September 
14, 2021, in the amount of $2,854,724.50. Change Order No. 1 in the amount of $470,794.00 
was approved on February 10, 2022, and adjusted pay items to account for additional pay 
items and increases in existing quantities for the installation of a 16-inch waterline from the 
Central Library north to Robinson Street before the new James Garner street is built by the 
Public Works Department.  

DISCUSSION: 

The proposed final Change Order No. 2 includes four items: 

1. Bid quantities will be reconciled to match final as-built quantities. 
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2. New pay item created for the removal of an existing blow off and extra gravel needed 
for a tie-in much deeper than plans specified.  
  

3. New pay item created for the increased excavation location of future utilities and street 
near the water tower to meet the design requirements for the James Garner Extension 
project and additional work at a tie-in due to a failed water outage at no fault of the 
contractor.  
 

4. Additional contract time needed for restoration for the base bid, alternate, and the 
James Garner waterline (Change Order 1), in addition to time needed for flushing and 
bacteriological testing due to low chlorine residuals in the area. 

As shown in the change order, the overall project cost will decrease by a total of $30,895.36 or 
approximately 1.08% below the original contract amount.  

Approval of Change Order No. 2, acceptance of the project, and payment of the final claim are 
recommended by the Engineer.  

RECOMMENDATION: 

Staff recommends the NUA approve Change Order No. 2, accept the Flood Avenue Waterline 
Replacement Project (WA0328) as complete, and authorize final payment in the amount of 
$125,725.09 to Southwest Water Works, LLC.  
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File Attachments for Item:

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

POSTPONEMENT OF AMENDMENT NO. FOUR TO CONTRACT K-2122-81: BY AND 

BETWEEN THE NORMAN MUNICIPAL AUTHORITY AND CROSSLAND 

CONSTRUCTION COMPANY, INC., INCREASING THE CONTRACT AMOUNT BY 

$331,031 FOR A REVISED AMOUNT $8,862,833 FOR THE CONSTRUCTION 

MANAGEMENT AT-RISK SERVICES FOR THE NORMAN FORWARD GRIFFIN PARK

REMODEL PROJECT. 

311

Item 21.



Page 1 of 2 

 

 
CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 8/22/2023 

REQUESTER: Wade Thompson, Parks and Facilities Manager 

PRESENTER: Jason Olsen, Parks and Recreation Director 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AND/OR POSTPONEMENT OF AMENDMENT NO. FOUR TO 
CONTRACT K-2122-81: BY AND BETWEEN THE NORMAN MUNICIPAL 
AUTHORITY AND CROSSLAND CONSTRUCTION COMPANY, INC., 
INCREASING THE CONTRACT AMOUNT BY $331,031 FOR A 
REVISED AMOUNT $8,862,833 FOR THE CONSTRUCTION 
MANAGEMENT AT-RISK SERVICES FOR THE NORMAN FORWARD 
GRIFFIN PARK REMODEL PROJECT.  

  

BACKGROUND: 

On October 13, 2015, Norman citizens passed the Norman Forward Initiative, which will fund 
various projects through a ½ % sales tax increase over 15 years. The Norman Forward Initiative 
includes an upgrade of the Griffin Park Soccer Complex. Eventually, all of the Griffin Park sports 
fields will be converted to soccer and will consist of 22 youth fields. The Griffin Park fields were 
built originally with a crowned or curved surface, which was the preferred construction at that 
time. The Norman Youth Soccer Association approached the City of Norman with this project, 
requesting a more current soccer field design that calls for a flat playing surface. A flat surface 
enhances the flow and speed of the game. Changing the grade and resurfacing, as well as 
removing the old drainage areas and addition of ADA accessibility between the fields, enhancing 
the visibility and overall experience for fans and players 

DISCUSSION: 

On December 14, 2021, City Council approved Contract K-2122-81 with Crossland Construction 
to provide construction management at-risk (CMaR) service for the Griffin Park Remodel Project. 
The initial contract amount of $14,450 was approved to provide pre-construction services, which, 
to date, have included plan review, scheduling, and bidding services. 

On February 8, 2022, NMA/City Council approved Amendment / Guaranteed Maximum Price 
(GMP) #1, which included earthwork, demolition, site concrete, painting, fencing, and 
landscaping; estimating and construction contingencies; general conditions for the entire project; 
and indirect costs, which included bonding, insurance, and CMaR fees. The total for GMP #1 
was $1,370,970, which included pre-construction services in the amount of $14,450.   
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On July 26, 2022, NMA/City Council Approved Amendment / Guaranteed Maximum Price (GMP) 
#2, which included demolition, concrete, masonry, structural steel, door assemblies supply, 
flooring and wall tile, painting, signage, plumbing, HVAC, electrical, earthwork, site concrete, 
asphalt, fencing, irrigation, sprigging, sod & mulch, site furnishings, site utilities, and storm sewer 
systems. The total for the work bid was $6,576,243 (making the then-cumulative total for 
Contract K-2122-81 equaling $7,947,213). 

On January 24, 2023, NMA/City Council Approved Amendment/Guaranteed Maximum Price 
(GMP) #3 included a drive connecting the southeast parking lot to the High Meadows Dr. 
intersection. The was identified as part of the traffic study specifically for the Griffin Park Remodel 
in 2017, and it outlined this section of road to be added to increase the flow of traffic entering 
and exiting Griffin Park. The Total for GMP #3 was $568,189 (making the then-cumulative total 
for contract K-2122-81 equaling $8,515,402). 

Guaranteed Maximum Price (GMP) No. #4 is for a road and round-a-bout connecting the Griffin 
Community Dog Park and Griffin Disc Golf Course to the High Meadows Dr. intersection and 
removing the entrance into Griffin Park north of High Meadows Dr. It will also connect to the 
previously approved East Park Road GMP #3. This was also identified as part of the traffic study 
specifically for the Griffin Park Remodel in 2017, and it outlined this section of road to be added 
to increase the flow of traffic entering and exiting Griffin Park. Bid Package included earthwork, 
site concrete, asphalt, and demolition. The total for the work bid is $331,031.  

The total for GMP/Amendment #4 is $331,031, including the indirect costs and fees of ($81,276) 
making the current cumulative total $8,862,883 for contract K-2122-81. 

Our Project Consultants from ADG have participated throughout the entire process up to our 
current point of the beginning construction of the project. Further, the City Attorney’s office has 
reviewed and approved the amendment documents. 

Adequate funds are available for this contract in the Griffin Park Remodel project, Construction 
(account 51796639-46101; project NFB001). 

RECOMMENDATION: 

It is recommended that the City Council, acting as the Norman Municipal Authority, approve 
Amendment No. 4 to Contract K-2122-81 with Crossland Construction Company, Inc., in the 
amount of $331,031 for a total contract of $8,848,433 for the Griffin Park Remodel Project. 
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Contract No. K-2122-81 

Amendment No. 4 

AMENDMENT NO 4 TO CONSTRUCTION MANAGER AT RISK AGREEMENT 

BETWEEN THE NORMAN MUNICIPAL AUTHORITY AND CROSSLAND 

CONSTRUCTION COMPANY 

THIS AMENDMENT NO. 4 TO CONSTRUCTION MANAGER AT RISK 

AGREEMENT (this “Fourth Amendment”) is made as of August 8th, 2023, between the Norman 

Municipal Authority, and Crossland Construction Company, Inc. a Kansas corporation (the 

“Construction Manager”). 

RECITALS: 

A. The Norman Municipal Authority and the Construction Manager entered into that

certain Construction Manager at Risk Agreement (Contract No. K-2122-81), dated March 24, 

2020, (the “Agreement”), for construction management services for the Griffin Community Park 

project including plan review, design assistance, bidding services, and value engineering. 

B. Pursuant to Section 2.2 of the Agreement, (i) once the drawings and specifications

are complete, and after the award of subcontracts to subcontractors, the Construction Manager 

shall propose a guaranteed maximum price (“GMP”), which shall be the sum of all subcontracts, 

lump sum self-perform amounts, including allowances and contingencies, and the Construction 

Manager’s fee. 

C. The Construction Manager submitted the third of four anticipated GMP Proposals

to the City Council. The original contract value for preconstruction services was $14,450. GMP 

No. 1 was approved on February 8th, 2022, for a total contract amount of $1,370,970 (derived from 

the total cost of work for the Construction Phase of $1,074,392 + the indirect Cost and Fee of 

$296,578). GMP No. 2 was approved on July 26th, 2022, for a total contract amount of $6,576,243 

(derived from the total cost of work for the Construction Phase of $5,566,310 + the Indirect Cost 

and Fee of $1,009,933). GMP No. 3 was approved on January 10th, 2023, for a total contract 

amount of $568,189 (derived from the total cost of work for the Construction Phase of $518,374 

+ the Indirect Cost and Fee of $49,815. The total amount of all amendments combined represent

the total contract amount of $8,862,883. Preconstruction Services were billed separately and are

not included in GMP per previous Council approval attributed to the Griffin Park Project.

D. The Construction Manager now submits the fourth of the final anticipated GMP

Proposals based on bids received. 

AGREEMENT: 

NOW, THEREFORE, in consideration of the foregoing recitals, which are incorporated 

herein by reference, other such good and valuable consideration, the receipts, and sufficiency of 

which are hereby acknowledged, and the promises and covenants set forth below, The Norman 

Municipal Authority and the Construction Manager hereby agree as follows: 

1. Fourth GMP Established.  The Construction Manager’s guaranteed maximum price

for the Work inclusive of all subcontracts, lump sum self-perform amounts, including allowances 

and contingencies and the Construction Manager’s fee, is hereby agreed to be $333,031 (derived 
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Contract No. K-2122-81 
Amendment No. 4 

 

from the total cost of work for the Construction Phase of $251,755 + the Indirect Cost and Fee of 

$81,276. Preconstruction Services were billed separately not included in GMP per previous 

Council approval attributable to the Griffin Park Project).  The GMP is the total compensation 

from the City to the Construction Manager for its fee for the performance of the work in accordance 

with Contract Documents and Pursuant to any of the following documents, as applicable: 

A. Basis for GMP.  Refer Exhibit _A_ to GMP #4 Letter  

B. Contract Document Log. Refer to Exhibit _B_ for a list of the Drawings 

and Specifications, including all addenda that were used in preparation of the GMP Proposal, is 

attached hereto as Exhibit _B_ and incorporated herein by reference. 

C. Allowances.  Refer to Exhibit _C_ for a list of allowances included by the 

Construction Manager in preparation of this GMP Proposal, is attached hereto as Exhibit _C_ and 

incorporated herein by reference. 

D. Assumptions.  Refer to Exhibit _D_ for a list of the assumptions and 

clarifications made by the Construction Manager in the preparation of the GMP Proposal to 

supplement the information contained in the Drawings and Specifications is attached hereto as 

Exhibit _D_ and incorporated herein by reference. 

E. Proposed GMP.  Refer to Exhibit _E_ for the proposed GMP, including a 

statement of the estimated cost organized by trade categories, allowances, contingency, General 

Conditions, and other items and the Fee that comprise the GMP is attached hereto as Exhibit _E_ 

and incorporated herein by reference. 

F. Substantial Completion.  Refer to Exhibit _F_ for Substantial Completion 

date upon which the GMP Proposal is based and a schedule of the Construction Documents 

issuance dates upon which the date of Substantial Completion is based is attached hereto as Exhibit 

_F_ and incorporated herein by reference. 

G. Acceptance Period.  The time limit for acceptance of the GMP Proposal is 

attached hereto as part of Exhibit _G_. 

2. Effect of Amendment.  In all other respects, the Agreement is affirmed and ratified 

and, except as expressly modified herein, all terms and conditions of the Agreement shall remain 

in full force and effect. 

3. Non-Default. By executing this Fourth Amendment, the Construction Manager 

affirmatively asserts that (i) The Norman Municipal Authority is not currently in default, nor has 

been in default at any time prior to this Fourth Amendment, under any of the terms or conditions 

of this Agreement and (ii) any and all claims, known and unknown, relating to the Agreement and 

existing on or before the date of this Fourth Amendment are forever waived. 

[REMAINDER OF THIS PAGE LEFT INTENTIONALLY BLANK] 

[SIGNATURE ON FOLLOWING PAGE] 
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K-2122-81 Griffin Park – Exhibit A 
 

 

 www.crosslandconstruction.com  

  
K-2122-81 Griffin Park - Exhibit A 

August 8th, 2023 
 
Wade Thompson 
Parks Superintendent 
City of Norman 
 
RE: City of Norman – Griffin Park Phase 6-C 
East Road North Extension 
Recommendation Award Letter #4 
 
Dear Mr. Wade Thompson, 
 
For the above referenced project, we are proposing a guaranteed maximum price (GMP) of three 
hundred thirty-three thousand thirty-one dollars ($333,031).  
 
These funds are to be utilized as an allowance. The intent is to price with existing subcontractors 
to award as change orders. All contractual limits to be in accordance with the Oklahoma Public 
Competitive Bidding Act, 61 O.S. 1974, §101 
 
Crossland Construction Company has reviewed the bids for qualifications, completeness, 
responsiveness, cost, & best value to the owner. For additional information, see breakout pages 
& summaries below. 
 
Exhibit E is the basis for the GMP. This budget was figured from the Griffin Soccer Complex 
Phase 6 - East Road North Extension plans dated 07-20-2023.  
 
Please contact me should you have any questions. 
 
 
Sincerely,  
 
 
 
 
Ethan James 
Preconstruction Engineer 
Crossland Construction Company 
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K-2122-81 Griffin Park 
 

City of Norman 
Griffin Park Phase 6-C  GMP Amendment No. 4 

EXHIBIT B 
GMP AMENDMENT NO. 4 

LIST OF DRAWINGS/SPECIFICATIONS 

 LIST OF DRAWINGS 

C6.0 Paving General Layout  

C6.1 Paving Plan and Profile  

C6.2 Paving Plan and Profile 

C6.3 Paving Plan 

C6.4 Paving Plan 

C6.5 Paving Details 

 

LIST OF SPECIFICATIONS 
 

Division 1 - General: 
01050 Field Engineering 

01152 Application for Payment 
01200 Project Meetings 

01340 Submittals 

01380 Pre-Construction Photographs 
01500 Temporary Facilities and Controls 

01510 Site Access 
01700 Contract Closeout 

01720 Project Record Documents 
01730 Operation and Maintenance Data 

 

Division 2 - Site Work: 
02000 Site Work 

02070 Selective Demolition 
02100 Site Preparation 

02211 Rough Grading 

02220 Earthwork 
02265 Finish Grading 

02400 Site Drainage 
02445 Vinyl Coated Chain Link Fencing 

02810 Irrigation 
02934 Sodding 

02939 Sprigging 

 
Division 3 - Concrete: 

03100 Concrete Formwork 
03210 Steel Reinforcement 

03300 Cast-In-Place Concrete 

03345 Concrete Finishing 
 

Division 7 – Moisture Protection: 
07900 Sealants 

 

Structural Specifications: 
-  Table of Contents 

042200 Concrete Unit Masonry 
061000 Rough Carpentry 

061753 Shop Fabricated Wood Trusses 
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K-2122-81 Griffin Park 
 

City of Norman  
Griffin Park Phase 6-C  GMP Amendment No. 4 

EXHIBIT C 

GMP AMENDMENT NO. 4 LIST OF 

ALLOWANCES 

 
All GMP line items to be utilized as an allowance. Pricing to be approved by City of Norman. 
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K-2122-81 Griffin Park 
 

City of Norman 
Griffin Park Phase 6-C  GMP Amendment No. 4 

EXHIBIT D 

GMP AMENDMENT NO. 4 Assumptions  

1. City of Norman to provide and install all landscaping. 

2. City of Norman to complete demolition as required per plans and specifications.  

3. Specifications and materials submitted for Griffin Park Phase 6 are to be used for the East Road – North 

Extension. 
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K-2122-81 Griffin Park 
 

City of Norman  
Griffin Park Phase 6-C  GMP Amendment No. 4 

EXHIBIT E 

GMP AMENDMENT NO. 4  

 

GMP Summary 
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K-2122-81 Griffin Park 
 

City of Norman  
Griffin Park Phase 6-C  GMP Amendment No. 4 

Bid Tab 
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K-2122-81 Griffin Park 
 

City of Norman  
Griffin Park Phase 6-C  GMP Amendment No. 4 

Bid Tab 
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K-2122-81 Griffin Park 
 

City of Norman  
Griffin Park Phase 6-C  GMP Amendment No. 4 

 

General Conditions 
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K-2122-81 Griffin Park 
 

City of Norman  
Griffin Park Phase 6-C  GMP Amendment No. 4 

 

 

Project Requirements 
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K-2122-81 Griffin Park 
 
 

City of Norman  
Griffin Park Phase 6-C  GMP Amendment No. 4 

EXHIBIT F 

GMP AMENDMENT NO. 4 SUBSTANTIAL 

COMPLETION 

Substantial Completion date for Griffin Park Phase 6 – North Extension is October 11th of 2023.  
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K-2122-81 Griffin Park 
 
 

City of Norman  
Griffin Park Phase 6-C  GMP Amendment No. 4 

EXHIBIT G 

GMP AMENDMENT NO. 4 

ACCEPTANCE PERIOD 

1. Acceptance of GMP No. 4 is required on or before August 22nd, 2023. 
 

2. Should the pricing and terms of the GMP Amendment No. 4 not be accepted prior to the above 
referenced date, the pricing for the scope of work included with GMP Amendment No. 4 will be null 
and void and the work will be re-advertised and re-bid. 
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File Attachments for Item:

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

AND/OR POSTPONEMENT OF AMENDMENT TWO TO CONTRACT K-2122-115: BY 

AND BETWEEN THE NORMAN UTILITIES AUTHORITY AND CROSSLAND 

CONSTRUCTION COMPANY, INC., DECREASING THE CONTRACT AMOUNT BY 

$100,000 FOR A REVISED CONTRACT AMOUNT OF $8,407,307.32 FOR THE NEW 

LINE MAINTENANCE BUILDING AS OUTLINED IN THE STAFF REPORT.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 

REQUESTER: Rachel Croft, Capital Projects Engineer 

PRESENTER: Rachel Croft, Capital Projects Engineer 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF AMENDMENT TWO TO 
CONTRACT K-2122-115: BY AND BETWEEN THE NORMAN UTILITIES 
AUTHORITY AND CROSSLAND CONSTRUCTION COMPANY, INC., 
DECREASING THE CONTRACT AMOUNT BY $100,000 FOR A REVISED 
CONTRACT AMOUNT OF $8,407,307.32 FOR THE NEW LINE 
MAINTENANCE BUILDING AS OUTLINED IN THE STAFF REPORT. 

  

BACKGROUND: 
 
A new Line Maintenance Facility will allow the Water and Sewer Line Maintenance Divisions to 
more efficiently accomplish their mission. The facility will be located northwest of the Water 
Treatment Plant on the former Hall Park wastewater lagoon site, which was recently platted to 
accommodate the new Emergency Communication and Operations Center (ECOC). The 
existing facility is located on the North Base property adjacent to the Fleet offices and vehicle 
servicing areas. Vacation of the existing Line Maintenance space may help alleviate demands 
by Fleet and other City departments for additional space at the North Base property. 
 
The Line Maintenance Division currently consists of 59 existing employees including 6 
administrative staff, 25 water line maintenance employees, 18 sewer line maintenance, and 10 
water meter employees. The project will consider expected growth of the division over the next 
20 years. The existing main building (11,000 square feet) contains administrative offices, an 
employee breakroom and training area, as well as inadequate restroom and laundry facilities. 
Separate buildings are provided for storage and repair of (1) wastewater pumps, piping and 
repair parts (2,000 SF), (2) fire hydrants, water meters, piping and repair parts (1,200 SF) and 
(3) emergency generation equipment (400 SF).  
 
Contract K-1920-109 was negotiated and approved by the Norman Utilites Authority (NUA) on 
January 28, 2020 with Barrett L. Williamson Architects in the amount of $124,550. Amendment 
1 to this contract in the amount of $261,800 was approved by the NUA on September 28, 2021 
which included proceeding to final design, bidding, construction, and record document services 
and to account for the increased size of the facility.  
 
On January 18, 2022, the Norman Municipal Authority/City of Norman awarded Contract K-2122-
88 with Crossland Construction Company, Inc. for the ECOC facility.  On April 26, 2022, the 
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NUA/City of Norman awarded Contract K-2122-115 to Crossland Construction Company, Inc., 
in the amount of $14,650 for preconstruction services for the Line Maintenance Facility.  
Crossland was selected for the Line Maintenance Facility due to their expertise and due to their 
work on the adjacent ECOC that will result in efficiencies between the projects.   
 
Following bidding, staff approved Alternate 1 on October 7, 2022 to Contract K-2122-115 for a 
Guaranteed Maximum Price (GMP) of $8,492,657.32 that incorporated the base bid plus 
Alternates 1, 2, and 9. The additional bays provide sufficient space for the facility now and into 
the future and this will be the most economical time for this work.  Alternate 9 will be jointly 
funded by NUA and the ECOC project so it was bid as an alternate for transparency but is a 
needed item for completion of the project since it is the main drive to the Line Maintenance and 
ECOC facilities, and stormwater detention is required for any construction. 
 
DISCUSSION: 
 
Following approval of Amendment 1 to K-2122-115 in October 2022, construction on this project 
began and has been ongoing since. The entire project is slated to be complete in November 
2023. Amendment 1 included contingency and allowances for the project which, based on the 
current stage of the contract, don’t appear to be necessary for completion of the project.   
 
Additionally, this contract did not include services for security cameras, access control, and low 
voltage. Staff obtained a proposal from TransTel to do the low voltage work for this project in the 
amount of $81,646.43. There is $1,933.75 and $7,604.61 currently available in the project 
Construction accounts in the Water Fund (Account 31995521-46101; Project WA0329) and 
Wastewater Reclamation Fund (Account 32995521-46101; Project WW0329), respectively, 
which is not sufficient for funding this work. In order to fund the low voltage requirements, staff 
has proposed to decrease the Construction Manager at Risk (CMaR) contract with Crossland by 
$100,000 ($25,000 from Contingency and $75,000 from Allowance) and pay Trans-Tel with the 
freed up funds.The following describes this in greater detail: 
 

1. Decrease CMAR contract K-2122-115 by $100,000 
a. Original contract: $8,507,307.32 
b. Revised contract if approved: $8,407,307.32 

2. Water Fund Line Maintenance Facility Construction Account 
a. Current Balance - $1,933.75 
b. Revised Balance if approved: $51,933.75 

3. Wastewater Reclamation fund Line Maintenance Facility Construction Account 
a. Current Balance - $7,604.61 
b. Revised Balance if approved - $57,604.61 

 
RECOMMENDATION: 
 
Staff recommends the NUA approve Amendment 2 decreasing Contract K-2122-115 with 
Crossland Construction Company, Inc., in the amount of $100,000 for a revised contract amount 
of $8,407,307.32 for the Line Maintenance Facility Construction Project 
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File Attachments for Item:

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

AND/OR POSTPONEMENT OF CHANGE ORDER ONE TO CONTRACT K-2223-58: 

BY AND BETWEEN THE CITY OF NORMAN, OKLAHOMA, AND NASH 

CONSTRUCTION COMPANY DECREASING THE CONTRACT AMOUNT BY 

$3,206.70 FOR A REVISED CONTRACT AMOUNT OF $248,338.30 FOR THE 24TH 

AVE. NW ADA AND SIDEWALKS IMPROVEMENT PROJECT, FINAL ACCEPTANCE 

OF THE PROJECT, AND FINAL PAYMENT IN THE AMOUNT OF $12,416.92 AS 

OUTLINED IN THE STAFF REPORT.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 8/22/2023 

REQUESTER: Steve Guizzo, Engineering Assistant 

PRESENTER: Shawn O’Leary, Public Works Director 

 

ITEM TITLE: 
CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF CHANGE ORDER ONE 
TO CONTRACT K-2223-58: BY AND BETWEEN THE CITY OF NORMAN, 
OKLAHOMA, AND NASH CONSTRUCTION COMPANY DECREASING 
THE CONTRACT AMOUNT BY $3,206.70 FOR A REVISED CONTRACT 
AMOUNT OF $248,338.30 FOR THE 24TH AVE. NW ADA AND 
SIDEWALKS IMPROVEMENT PROJECT, FINAL ACCEPTANCE OF THE 
PROJECT, AND FINAL PAYMENT IN THE AMOUNT OF $12,416.92 AS 
OUTLINED IN THE STAFF REPORT. 

 
  

BACKGROUND: 

The 24th Ave NW ADA & Sidewalks Improvement Project consisted of removal and replacement 
of sidewalks and handicap ramps as needed along the east and west sides of 24th Ave. NW from 
Lindsey Street to Main Street. 

The 24th Ave NW ADA & Sidewalks Improvement Project (K-2223-58) bids were opened on 
November 3, 2022 with Nash Construction Company submitting the winning bid of $251,545. 
The contract was approved by City Council on December 13, 2022. Work began on March 20, 
2023 and was completed on July 18, 2023. 

DISCUSSION: 

Sidewalk and handicap ramp projects are awarded to the lowest responsible bidder. Contractor 

bids are determined using plan quantities multiplied by the contractor’s unit prices for all bid 

items of the contract. 

Of the fifteen (15) bid items, fifteen (15) had a quantity change. Four (4) quantity changes 

resulted in an increased cost, while eleven (11) bid items resulted in a decreased cost for an 

overall contract decrease of $3,206.70 or .01%. The contract amount decreased from $251,545 

to $248,338.30. Major overrun items included concrete sidewalk removals, concrete sidewalk 

placement and 6” barrier curb. Major underrun items included installation of curb ramp transitions 
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and installation of concrete sidewalk ramps (see attached Change Order 1 for a list of decreased 

bid items). 

Since Change Order No.1 resulted in a contract decrease, funds are still available for the final 

payment amount of $12,416.92 in the original contract purchase order.  

FISCAL IMPACT: 

A summary table showing the change in the project cost is shown below: 

Item Cost Amount Used Remaining 

Original Contract $251,545.00 $248,338.30 $3,206.70 

 Total $251,545.00 $248,338.30 $3,206.70 

 

This project is being accounted for in ADA Sidewalk Compliance, Construction (Project 

TC0038, Account 50592206-46101).  If this Change Order is approved, the remaining funds 

will be returned to the FYE 2024 Capital Fund balance. 

Staff has found the work to be complete and acceptable with all punch list items addressed 

and is proposing the closing of this contract (K-2223-58) with Nash Construction Company. 

RECOMMENDATION NO. 1: 

Staff recommends that Change Order 1 decreasing contract K-2223-58 with Nash 
Construction Company by $3,206.70 be approved. 
 

RECOMMENDATION NO. 2: 

Staff further recommends final acceptance of the 24th Ave. NW ADA & Sidewalks Improvements 
Project, Contract K-2223-58, and final payment to Nash Construction Company in the amount 
of $12,416.92.  

 

 
 
Reviewed by: Scott Sturtz, City Engineer 
   Shawn O’Leary, Director of Public Works  
   Clint Mercer, Chief Accountant 
   Anthony Francisco, Director of Finance 
   Jane Hudson, Inter. Dir. of Planning and Comm.  Development 
   Kathryn Walker, City Attorney 
   Darrel Pyle, City Manager 
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sguizzo
Architect
24th Avenue SWADA and Sidewalk ImprovementProject
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File Attachments for Item:

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

AND/OR POSTPONEMENT OF CHANGE ORDER NO. 2 TO CONTRACT K-2223-77: 

BY AND BETWEEN THE CITY OF NORMAN AND ARROYO’S CONCRETE, LLC, 

DECREASING THE CONTRACT AMOUNT BY $12,790.17 FOR A REVISED AMOUNT

OF $508,003.84 AND THE FINAL ACCEPTANCE AND FINAL PAYMENT FOR THE 

STREET MAINTENANCE ALLEY PROGRAM-CONCRETE PAVEMENT PROJECT AS 

OUTLINED IN THE STAFF REPORT.

345

Item 24.



Page 1 of 3 

 

 
CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 

REQUESTER: Joseph Hill, Streets Program Manager 

PRESENTER: Shawn O’Leary, Director of Public Works 

TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF CHANGE ORDER NO. 2 
TO CONTRACT K-2223-77: BY AND BETWEEN THE CITY OF NORMAN 
AND ARROYO’S CONCRETE, LLC, DECREASING THE CONTRACT 
AMOUNT BY $12,790.17 FOR A REVISED AMOUNT OF $508,003.84 
AND THE FINAL ACCEPTANCE AND FINAL PAYMENT FOR THE 
STREET MAINTENANCE ALLEY PROGRAM-CONCRETE PAVEMENT 
PROJECT AS OUTLINED IN THE STAFF REPORT. 

  

BACKGROUND: 

The City of Norman funds a portion of its annual repair and maintenance plan through the City’s 
Capital Improvement Program Budget.  There are five categories that are funded annually for 
CIP street maintenance activities including Asphalt Maintenance, Concrete Maintenance, Crack 
Sealing, Valley Gutter Maintenance and Alley Maintenance.  

The City of Norman has an inventory of 171 alleys totaling nearly 14 miles in length which require 
regular maintenance activities. Staff recently conducted an inventory verification and condition 
rating of these alleys in order to determine priorities necessary to address this large volume of 
secondary routes. The conditions this survey took into account where existing surface type and 
condition, commercial or residential corridor, whether the route included sanitation services, 
property access and assumed traffic volumes.  

With this information, Public Works staff began planning maintenance activities which include 
general surface grading, minor patching or repair on concrete and asphalt surfaces and full depth 
repair of existing pavement. 

City Council awarded K-2223-77 to Arroyo’s Concrete LLC on February 28, 2023 in the amount 
of 499,172.70.  This project included extensive panel replacement of existing concrete alleys in 
four urban alleys with high traffic access.  A change order was administratively approved on 
June 9, 2023 which added concrete panel replacement in the Campus Corner area in 
preparation for installation of traffic bollards, increasing the total contract to $520,794.01. 
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DISCUSSION: 

 

Construction projects are awarded to the lowest responsible bidder. Contractor bids are 

determined using estimated plan quantities multiplied by the contractor’s unit prices for all bid 

items of the contract. The total of all of these costs represents the contractor’s bid. During 

construction, each quantity is verified in the field and the contractor is to be reimbursed based 

on the actual quantity of materials and/or labor used. 

 

Of the fifteen (15) bid items, thirteen (13) items had a quantity change. Four (4) quantity changes 

resulted in increased cost, while nine (9) quantity changes resulted in decreased cost for an 

overall contract decrease of $12,790.17 or 2.46%. The contract decreased from $520,794.01 to 

$508,003.84. Please see the attached Change Order 2 for a complete list of bid item cost 

increases and decreases. 

The final payment amount owed to Arroyo’s Concrete, LLC is $25,400.19, which includes the 

full 5% retainage. 

The project was funded as follows: 

Project Number and Construction Account Amount 

   

Alley Repair FYE 2022 SC0725 ACCT#50593369-46101 $377,640.71 

Alley Repair FYE 2021 SC0700 ACCT#50593369-46101 $6,640.09 

Alley repair FYE 2018 SC0622 ACCT#50593369-46101 $6,365.45 

Valley Gutter FYE 2019 SC0654 ACCT#50590051-46101 $23,991.16 

Valley Gutter FYE 2021 SC0698 ACCT#50590051-46101 $75,000.00 

Festival Street Bollards Pilot TC0284 ACCT#50596688-46101 $18,366.43 

   

Total:  $508,003.84 

 

RECOMMENDATION 1: 

Staff recommends that Change Order 2, decreasing Contract K-2223-77 for the Street 
Maintenance Alley Program-Concrete Pavement project with Arroyo’s Concrete, LLC by 
$12,790.17 from $520,794.01 to $508,003.84 be approved. 
 
RECOMMENDATION 2: 
Staff further recommends final acceptance of the Street Maintenance Alley Program-Concrete 
Pavement project, Contract K-2223-77, and final payment to Arroyo’s Concrete, LLC be 
approved in the amount of $25,400.19. 
 
Reviewed by: Joseph Hill, Streets Program Manager 
  Scott Sturtz, City Engineer 
  Shawn O’Leary, Director of Public Works  

347

Item 24.



Page 3 of 3 

  Clint Mercer, Chief Accountant 
  Anthony Francisco, Director of Finance 
  Kathryn Walker, City Attorney 
  Darrel Pyle, City Manager 
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File Attachments for Item:

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

AND/OR POSTPONEMENT OF CHANGE ORDER ONE TO CONTRACT K-2324-8: BY

AND BETWEEN THE CITY OF NORMAN, OKLAHOMA, AND INNOVATIVE 

ROADWAY SOLUTIONS, LLC, IN THE AMOUNT OF $179,221.26 FOR A REVISED 

AMOUNT OF $507,752.84 FOR THE ASPHALT PREVENTIVE MAINTENANCE, FYE 

2024 LOCATIONS PROJECT AND AUTHORIZE APPROPRIATION OF $179,221.26 

FROM THE CAPITAL FUND, STREET MAINTENANCE BOND FUND BALANCE AS 

OUTLINED IN THE STAFF REPORT.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 

REQUESTER: Joseph Hill, Streets Program Manager 

PRESENTER: Shawn O’Leary, Director of Public Works 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF CHANGE ORDER ONE 
TO CONTRACT K-2324-8: BY AND BETWEEN THE CITY OF NORMAN, 
OKLAHOMA, AND INNOVATIVE ROADWAY SOLUTIONS, LLC, IN THE 
AMOUNT OF $179,221.26 FOR A REVISED AMOUNT OF $507,752.84 
FOR THE ASPHALT PREVENTIVE MAINTENANCE, FYE 2024 
LOCATIONS PROJECT AND AUTHORIZE APPROPRIATION OF 
$179,221.26 FROM THE CAPITAL FUND, STREET MAINTENANCE 
BOND FUND BALANCE AS OUTLINED IN THE STAFF REPORT. 

  

BACKGROUND: 

On Tuesday, April 6, 2021, Norman residents voted to approve the issuance of $27 million in 
bonds to fund the resurfacing, rehabilitation and reconstruction of neighborhood streets as part of 
a 5-year, 5-category program. The five categories include (1) Asphalt Pavement Street 
Rehabilitation, (2) Urban Concrete Street Rehabilitation, (3) Urban Road Reconstruction, (4) Rural 
Road Rehabilitation, and (5) Preventive Maintenance. 

Asphalt preventive maintenance in general consists of a variety of relatively inexpensive methods 
that extend the life of pavement that is still in fair condition.  Extending the life of the existing 
pavement delays the need for expensive repaving or reconstruction.  The City of Norman has 
utilized crack filling for many years.  This project will add another method called a slurry seal.  A 
slurry seal places a thin layer of fine aggregates, polymers, and asphalt emulsion over the entire 
surface of the pavement sealing it against moisture intrusion and protecting against ultraviolet 
degradation.  All of the locations have recently been crack filled in preparation for the slurry seal 
process.  City Council awarded contract K-2324-8 to Innovative Roadway Solutions at the July 
25, 2023 meeting in the amount of $328,531.58. The current project covers four miles of urban 
asphalt roadway in Norman. 

DISCUSSION: 

In addition to the described program, the City of Norman also employs an annual crack seal 
program as one of the most commonly practiced preventive maintenance methods for pavement 
preservation. Throughout this last season of the crack seal program, staff subsequently identified 
additional streets within our inventory that will benefit from additional preventive maintenance 
treatment and allow for further preservation of the city’s road inventory.  These streets are shown 
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in the attached maps and constitute an additional 2.3 miles of roadway for this year’s preventive 
maintenance program.  Savings from completed projects are available in the Street Maintenance 
Bond Fund Balance to fund this additional work.  
 

If approved, the additional streets will be funded as follows: 

FYE 2024 Change Order #1 Locations: 

Project Project Number and Account Amount 

Carrington Lane BP0605 50593399 $46,990.51 

Cannon Drive BP0606 50593399 $27,729.54 

Eagle Cliff Drive BP0607 50593399 $93,441.65 

Mountain Brook Drive BP0608 50593399 $11,059.26 

Total:  $179,221.26 

If approved, construction of the Street Maintenance Bond Program –Asphalt Preventive 
Maintenance – Change Order 1 Locations will begin in the fall of 2023.  The work would be 
completed in approximately two weeks. 

RECOMMENDATION 1: 

Staff recommends authorization of the appropriation of $179,221.26 from the Capital Fund, Street 
Maintenance Bond Fund Balance (Account 50-29000) to the projects listed above.   

RECOMMENDATION 2: 

Staff recommends the approval of Change Order 1 to Contract K-2324-8 with Innovative Roadway 
Solutions, LLC in the amount of $179,221.26 for a revised contract amount of $507,752.84 for 
construction of the Street Maintenance Bond Program –Asphalt Preventive Maintenance - FYE 
2024 Locations Project. 
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File Attachments for Item:

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

AND/OR POSTPONEMENT OF CONTRACT K-2324-48: BY AND BETWEEN THE 

CITY OF NORMAN, OKLAHOMA, AND ANAGO CLEANING SYSTEMS TO PROVIDE 

CUSTODIAL SERVICES FOR THE CITY'S FLEET MAINTENANCE FACILITIES AND 

THE NORMAN TRANSIT CENTER FOR THE TOTAL MONTHLY FEE OF $1,736.52.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 8/22/2023 

REQUESTER: Mike White, Fleet Program Manager 

PRESENTER: Shawn O'Leary, Director of Public Works 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF CONTRACT K-2324-48: BY 
AND BETWEEN THE CITY OF NORMAN, OKLAHOMA, AND ANAGO 
CLEANING SYSTEMS TO PROVIDE CUSTODIAL SERVICES FOR THE 
CITY'S FLEET MAINTENANCE FACILITIES AND THE NORMAN TRANSIT 
CENTER FOR THE TOTAL MONTHLY FEE OF $1,736.52.   

  

BACKGROUND: 

On July 24, 2021, City Council approved contract K-2122-32 with TRT Enterprises L.L.C. This 
contract consisted of janitorial services for the City's Fleet Facilities located at 1301 Da Vinci 
Street and the Transit/Public Safety Facility at 1310 Da Vinci Street. Terms of the contract for 
both facilities are set to end on August 24, 2023. The total monthly fee for this service is 
$4,395.00. With the addition of the Norman Transit Center located at 320 E. Comanche to be 
opened later this summer and our current janitorial contract up for renewal, staff felt this was a 
good opportunity to rebid this service to include all three facilities.     

DISCUSSION: 

The City sought proposals through Request for Proposal RFP-2223-58. A mandatory in-person 
facilities walk-through was held on June 20, 2023, with four cleaning services attending. AHI of 
Dallas, Capital Cleaners of OKC, Anago Cleaning Systems of OKC, and Alliance Maintenance 
of Norman. On July 5, 2023. One proposal was received by Anago Cleaning Systems. This 
proposal was reviewed and evaluated by Mike White; Fleet Program Manager, Brian Churchwell; 
Fleet Equipment Support Supervisor, Jeff Parker; Fleet Transit Repair Supervisor and Taylor 
Johnson, Transit and Parking Program Manager, based on price, quality, and experience 
providing similar services. Anago Cleaning Systems was the only bid and proposed the lowest 
cost for services to clean all three (3) facilities. Anago provided ten references in their proposal. 
Fleet staff found all ten (10) to be satisfied with the services provided under their various 
agreements with Anago Cleaning Systems. If approved, services provided by Anago is expected 
to save the City up to $2,658.00 monthly.   
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Fleet Facility Cleaning Services - $475.10 

The proposal submitted by Anaog Cleaning Systems also includes a flat fee of $475.10 for 1301 
Da Vinci St. per month for the following services for the Fleet Facility hallways, office, conference 
room, restroom, and breakroom/locker room areas:   

 Daily (5 times/week) – vacuum and/or sweep flooring, empty all trash cans, clean 
receptacles, reline trash cans with fresh liners, remove any loose items from the floor, 
remove debris from flooring and seating as needed, sweep and mop the floors, clean and 
disinfect the restrooms, and replace all paper towels, toiletries, and soaps as needed, 
and complete post-cleaning inspection form provided by the City. 

 Weekly (on Thursdays) –mop hard floors; clean all facility windows to a streak-free finish. 
Administer a hospital/industrial-grade disinfectant to the interior of the facility. 

 Monthly (Last Thursday of the month) -Polish hard flooring with a buffing machine with 
appropriate chemicals. Remove any expired items in the breakroom refrigerators.  

Transit/Public Safety Facility Cleaning Services - $880.43 

The proposal submitted by Anago Cleaning Systems also includes a flat fee of $880.43 for 1310 
Da Vinci St. per month to provide the following services for the new EVT/Transit Maintenance 
Facility hallways, office, conference room, restroom and breakroom/locker room areas:  

 Daily (6 times/week)– vacuum and/or sweep flooring, empty all trash cans, clean 
receptacles, reline trash cans with fresh liners, remove any loose items from the floor, 
remove debris from flooring and seating as needed, sweep and mop floor, clean and 
disinfect the restrooms, and replace all paper towels, toiletries, and soaps as needed. 

 Weekly (on Thursdays) –mop hard floors; clean all facility windows to a streak-free finish. 
Administer a hospital/industrial-grade disinfectant to the interior of the facility. 

 Monthly (Last Thursday of the month) -Polish hard flooring with a buffing machine with 
appropriate chemicals. Remove any expired items in the breakroom refrigerators.  

 
Transit Center -  $380.99 
 
The proposal submitted by Anago Cleaning Systems also includes a flat fee of $380.99 for 320 
E. Comanche St. per month to provide the following services for the new Transit Center hallways, 
office, waiting room, restrooms, and breakroom areas:  

 Daily (6 times/week)– vacuum and/or sweep flooring, empty all trash cans, clean 
receptacles, reline trash cans with fresh liners, remove any loose items from the floor, 
remove gum or like debris from flooring and seating as needed, sweep and mop floor, 
clean and disinfect the restrooms, and replace all paper towels, toiletries, and soaps as 
needed. Clean public restroom twice daily, Monday through Saturday. 

 Weekly (on Thursdays) –mop hard floors; clean all facility windows to a streak-free finish. 
Administer a hospital/industrial-grade disinfectant to the interior of the facility. 

 Monthly (Last Thursday of the month) -Polish hard flooring with a buffing machine with 
appropriate chemicals. Remove any expired items from the breakroom's refrigerator.  
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The vendor's monthly fee includes all cleaning supplies not supplied by the City, such as 
equipment, cleaners, disinfectants, and trash liners. The vendor will provide a weekly supply list 
of consumables that the Fleet Division will purchase to save on the markup cost of sanitation 
supplies. The FYE 2024 Budget includes funding for these services and is budgeted in Fleet 
Transit Maintenance & Repair Contract Other (Account 27550276-44227), Fleet Business 
Services-Other Business (Account 10550170-44199), Transit Administration Maintenance & 
Repair Contract Building (Account 27550277-44227), and Fleet Heavy Equipment Business 
Services-Janitorial (Account 15550172-44199). 

The agreement's effective date will be August 25, 2023, and extend through August 23, 2024, 
subject to the annual appropriation of sufficient funding by City Council. The agreement is auto-
renewable subject to a yearly allocation of adequate funding and includes a sixty (60) day written 
notice for termination provision. 

 

RECOMMENDATION: 
Staff recommends that Contract K-2324-48 with Anago Cleaning Systems be approved. 
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Janitorial Services Proposal

City of Norman Fleet Division

Oklahoma City

Version: 1.0.1Version: 1.0.1 373
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INTRODUCTIONINTRODUCTION

July 18, 2023

Dear Major Heikkila,

We are pleased to have you as a potential client at Anago® and are confident our franchisees can provide you with 
exceptional service. We understand that the cleanliness and disinfection of your facility are very important because 
people are simply more comfortable and productive in an environment where they feel safe. Selecting the right 
partner for your janitorial needs is the first line of defense in employee healthcare.

With Anago’s proven program, you receive a customized schedule of cleaning based on your priorities and 
budget. Our rotational, systematic service ensures the highest level of cleanliness for the health of your 
employees and clients and also provides an unbeatable first impression!

Your business benefits from unique features that set Anago franchisees apart from other janitorial services including 
the use of Anago CleanCom® for instant communications, the Anago Protection+ Disinfection plans for infection 
prevention, our budget-friendly SmartCleanSM program, solid client support, advanced cleaning methods and 
equipment, EPA-registered disinfectants, and commitment to cleaning green. You can focus on your business, while 
our franchise owners keep your working environment safe and clean at a price you can afford.

The following information was prepared to help guide you in your decision about a janitorial service 
procurement agreement with us. Please feel free to reach out to me directly or to our Regional Office.

Sincerely,

Eric Adame
President

VERSION: 1.1.0VERSION: 1.1.0

Oklahoma City 
405.724.4433 ext 1004 
6303 N Portland Ave Suite 201 
Oklahoma City, Oklahoma 73112 

anagookc.comanagookc.comVersion: 1.0.0Version: 1.0.0
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THE THE SUPERIORSUPERIOR CHOICE FOR COMMERCIAL CLEANING. CHOICE FOR COMMERCIAL CLEANING.

Our quote is based on time values outlined by the Building Service Contractors Association International and the
International Sanitary Standards Association. These time values are standards within our industry utilized in
estimating Housekeeping Tasks. In the summary that follows, a custom-tailored program has been compiled for
your facility. All supervision, labor, supplies and equipment, payroll taxes, and insurance have been included in
the pricing schedule.
" "

We look forward to working with you in the near future!

Protection+ Disinfection®
Using EPA approved disinfectants, Anago
franchisees provide a germ-busting clean
that looks great but desinfects and
sanitizes, which helps to minimize the
spread of illnesses and limits sick-time.

Instant Communications
Anago provides a direct communication
platform to stay in close contact with
franchise owners regarding all services
performed, through Anago CleanCom .

The Third Pass
Anago’s franchise owners take extra
measures with nightly checklists to ensure
your facility is properly secured upon
completion of duties to give you peace of
mind.

®

2-Hour Response Guarantee
Because of our commitment to your
custom-tailored cleaning needs we offer
our 2-Hour Response Guarantee
following the reporting of any items not
completed to your satisfaction.

Insurance & Bonding
Our franchisees’ services are covered
under an insurance policy for bodily
injury, property damage, public liability,
and workers compensation (where
required).

Franchising Concept
The franchising concept works because of
the simple principle that the owner of the
business is the supervisor of, and
participant in, the actual cleaning and
maintenance of your facility.

anagookc.comanagookc.comVersion: 1.0.0Version: 1.0.0
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" "

" "

" "

" "AREA SPECIFICATIONSAREA SPECIFICATIONS

We are pleased to submit this Proposal to procure Janitorial Services for
the following location:

City of Norman Fleet Division 
1310 Da Vinci Street 
Norman, OK 73069 

Service Areas

1. Office(s)
2. Restroom(s)
3. Common Area(s)
4. Stairwell(s)

5. Break Area(s)
6. Warehouse(s)
7. Conference Room(s)

The specifications and the terms as set forth describe the Services to be
performed, frequency, and conditions of the Agreement. The Client
requests that products, equipment, and materials used are those that
are recommended by Oklahoma City.

TESTETESTECLEANING SPECIFICATIONSCLEANING SPECIFICATIONS

Special Notes

See client provided scope of work (attached). Service Providers to report any maintenance and/or
security issues to the building manager.

anagookc.comanagookc.comVersion: 1.0.0Version: 1.0.0
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" "" "Quote 1: 6x Weekly Service

" "" "MONTHLY SERVICE PRICINGMONTHLY SERVICE PRICING

Frequency Days Serviced Time Window Monthly Price

6x Weekly Mon-Sat 3:30PM-3:30AM $880.43

anagookc.comanagookc.comVersion: 1.0.0Version: 1.0.0
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" "

" "

" "

" "AREA SPECIFICATIONSAREA SPECIFICATIONS

We are pleased to submit this Proposal to procure Janitorial Services for
the following location:

City of Norman Fleet Division - 1301 
1301 Da Vinci Street 
Norman, OK 73069 

Service Areas

1. Office(s)
2. Restroom(s)
3. Common Area(s)
4. Stairwell(s)

5. Break Area(s)
6. Warehouse(s)
7. Conference Room(s)

The specifications and the terms as set forth describe the Services to be
performed, frequency, and conditions of the Agreement. The Client
requests that products, equipment, and materials used are those that
are recommended by Oklahoma City.

TESTETESTECLEANING SPECIFICATIONSCLEANING SPECIFICATIONS

Special Notes

See client provided scope of work (attached). Service Providers to report any maintenance and/or
security issues to the building manager.

anagookc.comanagookc.comVersion: 1.0.0Version: 1.0.0
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" "" "Quote 1: 5x Weekly Service

" "" "MONTHLY SERVICE PRICINGMONTHLY SERVICE PRICING

Frequency Days Serviced Time Window Monthly Price

5x Weekly Mon-Fri 3:30PM-3:30AM $475.10

anagookc.comanagookc.comVersion: 1.0.0Version: 1.0.0
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" "

" "

" "

" "AREA SPECIFICATIONSAREA SPECIFICATIONS

We are pleased to submit this Proposal to procure Janitorial Services for
the following location:

City of Norman - Transit Center 
320 E Comanche St 
Norman, OK 73069 

Service Areas

1. Office(s)
2. Restroom(s)
3. Common Area(s)
4. Stairwell(s)

5. Break Area(s)
6. Warehouse(s)
7. Conference Room(s)

The specifications and the terms as set forth describe the Services to be
performed, frequency, and conditions of the Agreement. The Client
requests that products, equipment, and materials used are those that
are recommended by Oklahoma City.

TESTETESTECLEANING SPECIFICATIONSCLEANING SPECIFICATIONS

Special Notes

See client provided scope of work (attached). Service Providers to report any maintenance and/or
security issues to the building manager.

anagookc.comanagookc.comVersion: 1.0.0Version: 1.0.0
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" "" "Quote 1: 6x Weekly Service

" "" "MONTHLY SERVICE PRICINGMONTHLY SERVICE PRICING

Frequency Days Serviced Time Window Monthly Price

6x Weekly Mon-Sat 3:30PM-3:30AM $380.99

anagookc.comanagookc.comVersion: 1.0.0Version: 1.0.0
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SERVICE PROCUREMENT AGREEMENTSERVICE PROCUREMENT AGREEMENT
UCG2, LLC d/b/a Anago® of Oklahoma City (“Company”) is a subfranchisor of Anago
Franchising, Inc. and, as such, is in the business of procuring independently owned
and operated franchise owners and contractors (“Service Providers”) to provide its
clients with maintenance and janitorial services under the trade name and operating
style unique to the Anago® brand as described herein (the “Services”). City of
Norman Fleet Division (“Client”) desires to contract with Company to arrange for
Service Providers to provide the Services for Client’s premises. In consideration of
the foregoing, the covenants contained herein, and other valuable consideration,
receipt and sufficiency of which are acknowledged, Company and Client agree as
follows:

I . Company agrees to arrange for Service Providers to provide the Services as
described herein, with each Service Provider to furnish all tools and equipment
necessary to provide the Services as outlined in the Cleaning Specifications attached
hereto and made a part hereof.

II. Company will require Service Providers to render the Services as described in the
Cleaning Specifications to the areas listed in Area Specifications at the set frequency
and days selected by Client in the Monthly Service Pricing and Specialty Service(s)
sections, respectively. Holidays excluded shall be New Year's Day, Memorial Day,
Independence Day, Labor Day, Thanksgiving Day, and Christmas Day.

III. Client agrees to pay Company each month the total sum stated in attached
Monthly Service Pricing. Payment shall be due on or before the TENTH day of each
month for that month’s Services. A late charge of 1.5% per month will be assessed
on all invoices that are 30 days past due. Requests to adjust pricing to reflect
additions to or deletions from the Services or for change in frequency of Services
shall be made in writing and shall only be binding if signed by both parties. Upon
prior written notice to Client, Company may increase the Monthly Service Pricing
annually by a percentage not to exceed the annual increase of the Consumer Price
Index as most recently published in the Wall Street Journal or to allow Service
Providers to adhere to local wage regulations applicable to their employees.

IV. It is expressly agreed that Company, the Service Providers, and their respective
employees and contractors will not, by virtue of providing the Services under this
Agreement, be employees of Client, but are independent contractors and no
withholding of Social Security, Federal, or State Income Tax or other deductions shall
be made from the sums agreed to be paid by Client to Company herein. All such
payments are contract payments and not wages.

V . Client agrees that Company will have the sole discretion to select the Service
Providers who will perform the Services. Client agrees that during the term of this
Agreement and for 180 days after expiration or termination, it will not employ any
Service Provider or any employee, agent, or associate of a Service Provider to
perform the same or substantially the same type of Services. Company agrees that
during the term of this Agreement and for 180 days after expiration or termination, it
will not employ any employee, agent, or associate of Client. Client acknowledges and
agrees that this Agreement may be assigned by Company to the Service Provider
performing the Services, but, in that event, all payments to be made under this
Agreement shall continue to be made to Company, as described herein, as the
collection servicing agent of the Service Provider.

V I . The term of this Agreement shall be for one (1) year from the Service
Commencement Date, and thereafter shall automatically be extended under the
same terms and conditions for successive 1-year periods, unless either party gives
written notice of non-renewal at least 60 days prior to expiration of the then-expiring
term. Otherwise, Client may terminate this Agreement only for non-performance as
set out herein. Before any such termination is effective, Client agrees to notify
Company in writing of the non-performance items and to give Company fifteen (15)
days to cure said items. If satisfaction is not achieved after the fifteenth day, Client
must give Company a sixty (60) day written notice via certified mail with return
receipt requested, stating the non-performance items. Notwithstanding the
foregoing, in the event the company deems that this agreement is no longer
financially feasible, the company can provide the Client 30 days’ notice to
discontinue services.

VII. Client agrees and understands that it is impossible to determine the actual
damages caused by its breach of this Agreement. Therefore, any amount due and
owed under this Agreement for any remaining part of the term of this Agreement (as
though the Agreement had not been terminated) shall be accelerated liquidated
damages.

VIII. Client agrees not to withhold any portion of the monthly Agreement amount for
any reason, unless prior written permission is obtained from Company, as the
obligation to make payments hereunder is an independent obligation. In the event
that enforcement of any obligation owed to Company, is placed in the hands of an
attorney for collection, compromise or any other action, Client agrees to pay the
reasonable attorney’s fees, cost and necessary disbursements, in addition to any
other relief that may be granted.

IX. This Agreement will be governed by the laws of the state of OKlahoma. The parties
hereto submit to jurisdiction in Canadian, Oklahoma, Logan, Cleveland, Pottawatomie,
Mcclain, Grady, Kingfisher, Lincoln, and Payne Counties, Oklahoma. All actions
brought pursuant to this Agreement shall be brought in Canadian, Oklahoma, Logan,
Cleveland, Pottawatomie, Mcclain, Grady, Kingfisher, Lincoln, and Payne Counties,
Oklahoma. The parties further agree to service of any action filed in Canadian,
Oklahoma, Logan, Cleveland, Pottawatomie, Mcclain, Grady, Kingfisher, Lincoln, and
Payne Counties, Oklahoma, via certified mail.

anagookc.comanagookc.comVersion: 1.0.0Version: 1.0.0
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By signing this agreement, I represent and warrant that I am duly authorized and have the legal capacity 
to execute and deliver this agreement. 

Loca�ons (3): 

City of Norman Fleet Division 
1310 Da Vinci Street 
Norman, OK 73069 
6 �me per week service (Mon-Sat) 
$880.43 per month 

City of Norman Fleet Division 
1301 Da Vinci Street 
Norman, OK 73069 
5 �me per week service (Mon-Fri) 
$475.10 per month 

City of Norman - Transit Center 
320 E. Comanche St 
Norman, OK 73069 
6 �me per week service (Mon-Sat) 
Restrooms 2 �mes per day 
$380.99 per month 

Authorized Client Representa�ve: 

____________________________   ____________ 
   Mayor Larry Heikkila           Date 

  ____________ 

Company Representa�ve:

____________________________ 
       Eric E. Adame           Date 

07/18/23
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AGREEMENT FOR PROFESSIONAL CUSTODIAL SERVICES FOR 
CITY OF NORMAN PUBLIC TRANSPORTATION FLEET AND 

FLEET FACILITIES 

THIS AGREEMENT is entered into between the City of Norman (City) and Anago 
Cleaning Systems (Anago) for the following reasons: 

1. The City requires custodial services for the City of Norman Public Transportation Fleet;

and 

2. Anago is prepared to provide such custodial services as outlined herein.

WHEREFORE, in consideration of the promises contained in this Agreement, City and
Anago agree as follows: 

ARTICLE 1 - EFFECTIVE DATE AND TERM 

The effective date of this Agreement shall be determined due to construction. 

ARTICLE 2 - GOVERNING LAW AND JURISDICTION 

This Agreement shall be governed by the laws of the State of Oklahoma, without giving 
force and effect to its choice of law provisions, and the United States of America. Any legal action 
in connection with this Agreement shall be filed in the District Court of Cleveland County, State 
of Oklahoma, or the United States District Court for the Western District of Oklahoma. 

ARTICLE 3 - SCOPE OF SERVICES 

Strategic, as a separate and independent contractor, shall provide cleaning services to the 
City’s public transportation fleet six (6) times weekly as follows: 

SECTION I 

North Base Facilities 1301 & 1310 Da Vinci Street 

DAILY: 

- Sweep/vacuum and mop flooring in offices, conference rooms,
stairs, hallways and other common areas.
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- Dust window ledges, tables, work stations, phones, etc. while making every
attempt not to disturb the items contained on and around any work station.

- Remove any half or more full trash can liners and deliver to appropriate large refuse
receptacle. Reline trash can liner, supplied by the winning contract cleaning
company.

- Ensure walkways and common areas are free of trash and/or debris. To include
any trip or health hazard.

- Wipe down with an appropriate disinfectant cleaner the restrooms sinks,
counters, breakroom tables, toilet and toilet area, shower stall and the door handle
areas and other associated areas

- Mop with disinfectant cleaner the flooring in the restrooms, breakrooms and
lounges.

- Replace toilet paper rolls, paper hand towels, soap and other consumables. In the
breakrooms, sink areas and restrooms as needed.

- Fill out the provided daily facility cleaning check sheet and deliver to the Fleet
Support Supervisors office mailbox. One sheet will need to be filled out for each
facility cleaned. (Attachment A).

- Use provided floor machine and appropriate chemical to clean shop areas
walkways.

WEEKLY: 

- Clean all accessible windows to a streak free finish. Clean and disinfect counter tops,
eating surfaces and microwaves.

- Inspect supply storage closet for needed inventory items. Fill out inventory request form
and deliver to Fleet Support Supervisor’s office mailbox. A separate form will be required
for each facility. (Attachment B).

- Administer an industrial/hospital grade disinfecting agent to interior of building via
fogging unit or other aerosol method. This agent should leave no residue on surfaces or
an overly dissatisfying aroma that lingers for more than a reasonable amount of time after
being administered. This will include all interior door handles and common touched
surfaces, etc.

MONTHLY: 

- Polish by means of a floor buffing machine and appropriate chemical, all hard
flooring surfaces in the “office area” of the Fleet facilities. (or as often as agreed
upon in writing).

-Remove any expired item in the breakroom refrigerator.
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Transit Center 320 E. Comanche 
 
DAILY: 

 

- Sweep/vacuum and mop flooring 

- Dust Window ledges, tables, phones, etc.. 

- Remove any partially full trash can liners and haul to appropriate large refuse 
receptacle located at the Transit/Public Safety Maintenance Facility. Reline trash can 
liner, supplied by the winning contract cleaning company. 

- Ensure walkways and common areas are free of trash and/or debris. To include any 
trip or health hazard. 

- Wipe down with an appropriate disinfectant cleaner the restrooms sinks, counters, 
breakroom tables, toilet and toilet area, shower stall and the door handle areas and 
other associated areas to a satisfying finish. 

- Mop with disinfectant cleaner the flooring in the restrooms. 

- Replace toilet paper rolls, paper hand towels, soap and other consumables. In the 
breakrooms, sink areas and restrooms as needed. 

- Fill out the provided daily facility cleaning check sheet and deliver to the Equipment 
Support Supervisors office mailbox. One sheet will need to be filled out for each 
facility cleaned. (Attachment A). 

 

OPTION:  
 

- Cleaning the restrooms at the Transit Center twice daily. Once in the morning hours 
and again in the afternoon. Times may vary depending on time of year and customer 
requirements. These times are to be determined and approved by Fleet Division Staff. 
(Price assuming a twice daily cleaning Monday – Saturday for a month). 

 
 
 

WEEKLY: 
 

- Clean all windows to a streak free finish. Clean and disinfect counter tops, work 
surfaces and microwaves. 

 
- Fill out inventory request sheet and deliver to Equipment Support Supervisors 

office mailbox. A separate form will be required for each facility. (Thursday’s) 
(Attachment B). 

386

Item 26.



- Administer an industrial/hospital grade disinfecting agent to interior of building 
via fogging unit or other aerosol method. This agent should leave no residue on 
surfaces or an overly dissatisfying aroma that lingers for a reasonable amount of 
time after being administered. This will include all interior door handles and 
commonly touched surfaces, etc. 

 
NOTE: 

 

1) Transit Station located at 320 E. Comanche is currently under renovation and will not be completed 
until later this year. Janitorial services will not be needed at this facility until it becomes occupied 
and should be bid accordingly. 

 
2) The Transit Center at 320 E. Comanche has a restroom that is open to the public. In an effort to 
keep this clean and sanitary, the City has asked for an option to have the restrooms there cleaned 
twice daily. It will be the responsibility of City staff to accept this option or not, depending on annual 
budget allocation and/or facility requirements. The times of day, and days of the week this will occur 
will be determined by Fleet staff and shall be submitted to the Proposer in writing. 

 
3) Winning contractor shall supply all needed cleaning chemicals outside of the product Fleet 
currently provides, trash can liners, towels, vacuums & attachments, as well as any other tool and/or 
consumables needed to complete the above requests to the standards agreed upon with Fleet Division 
staff. 

 
4) The CON will supply the winning contractor with reasonable storage space for onsite tooling and 
chemical storage. 

 
5) Contractor will not be required to clean the “shop area”, only the walkways around it to include 
emptying the shop trash receptacles as needed and relining the bins with heavy duty trash liners. 

 
6) All aspects may not be included in this RFP. It is understood, that reasonable services may be 
deleted or added as long as they are mutually agreed upon in writing. 

 
7) See Attachment A below for the Federal Transit Administration (FTA) requirements as it pertains 
to the Transit portion of this bid packet. 

 
8) If the City becomes dissatisfied with the service provided by the winning contractor, the City will 
issue a 60 day letter of termination of service notification. The winning contractor will then have 60 
days to remove all property, return keys, key fobs and/or any other CON owned property to the Fleet 
Support Supervisor and vacate the premises. 

 
9) The winning contactor shall use staff only employed directly through its business and not use 
subcontractors, third party partners or outside vendors unless approved in writing by the Fleet 
Division. 
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10) The winning contractor will supply an organizational chart of employees providing service to the 
City of Norman by location with bid packet. This chart will list full names, phone number, area or 
area’s employee is assigned to under this proposal, rank in company and years of service with the 
company. 

 
11) Winning Bidder shall have staff onsite not later than 3:30p.m. M-F and 7:00 p.m. Saturdays. 

 
12) All janitorial staff shall have photo ID badge displayed and wear a company labeled uniform 
shirt at all times when onsite. 

 
13) All persons employed by Proposer shall be treated equally by Proposer without regard to or 
because of race, color, religion, ancestry, national origin, age, place of birth, disability, sex, sexual 
orientation, gender identity or expression, familial status, or marital status, including marriage to a 
person of the sex, or any other status protected by law, and in compliance with all antidiscrimination 
laws of the United States of America, the State of Oklahoma, and City. 

 
14) All employees of Proposer will be required to pass a background check and drug screening equal 
to that provided to City of Norman employees. 

 
 
Order of Precedence: This proposal and corresponding agreement shall take precedence over any 
other preceding agreement, contract or change unless specified in writing and agreed upon by the 
Fleet Program Manager or their designee. 

 
 

ARTICLE 4 – FORCE MAJEURE 

Anago will not be held in default of this Agreement if services are prevented from being 
performed hereunder by conditions beyond its control, such as, but not limited to, acts of God, 
strikes, war, terrorism, or other emergencies making performance impossible or illegal. 

 
 

ARTICLE 5 – COMPENSATION 

Anago shall provide all cleaning supplies and chemicals, including all equipment, cleaners, and 
disinfectant, and trash liners at its sole expense. City shall furnish all paper towels, toilet issue, and 
hand soap at its sole expense 

In consideration for these services provided, City shall pay to Anago the sum of: 

1301 Da Vinci Street, Fleet Facility Cleaning Services: 

- Four Hundred Seventy Five Dollars and Ten Cents - $475.10 

1310 Da Vinci Street, Transit/Public Safety Facility Cleaning Services: 

- Eight Hundred Eighty Dollars and Forty Three Cents - $880.43 

320 E. Comanche St., Transit Center: 
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- Three Hundred Eighty Dollars and Ninety Nine Cents - $380.99 

City shall pay this invoice within thirty (30) days after receipt. 

 

ARTICLE 6 – INDEMNIFICATION AND LIABILITY 

Indemnification. Anago agrees to defend, indemnify, and hold harmless the City, its 
officers, servants, and employees, from and against any and all liability, loss, damage, cost, and 
expense (including attorneys’ fees and accountants’ fees) caused by an error, omission, or 
negligent act of Anago in the performance of services under this Agreement. The City agrees to 
defend, indemnify, and hold harmless Anago, its officers, servants, and employees, from and 
against any and all liability, loss, damage, cost, and expense (including attorneys’ fees and 
accountants’ fees) caused by an error, omission, or negligent act of the City in the performance of 
services under this Agreement, provided such indemnification shall be applicable only to the 
extent sovereign immunity has been waived pursuant to Oklahoma law. Anago and the City each 
agree to promptly serve notice on the other party of any claims arising hereunder and shall 
cooperate in the defense of such claims. The acceptance by the City or its representatives of any 
certification of insurance providing for coverage other than as required in this Agreement to be 
furnished by Anago shall in no event be deemed a waiver of any of the provisions of this indemnity 
provision. None of the foregoing provisions shall deprive the City of any action, right, or remedy 
otherwise available to the City at common law. 

Survival. The terms and conditions of this Article shall survive completion of the Services 
or any termination of this Agreement. 

 
 

ARTICLE 7 – INSURANCE 

During the performance of the Services under this Agreement, Anago shall maintain 
Workers’ Compensation insurance in accordance with State of Oklahoma Laws and Employer’s 
Liability Insurance in the following amounts: 

(a) Property Damage Liability – Limits shall be carried in the amount of not less than 
Twenty-Five Thousand Dollars ($25,000.00) to any one person for any number of claims for 
damage to or destruction of property including but not limited to consequential damages arising 
out of a single accident or occurrence. 

(b) All Other Liability – In an amount not less than One Hundred Twenty-Five Thousand 
Dollars ($125,000.00) for claims including accidental death, personal injury, and all other claims 
to any one person out of a single accident or occurrence. 

(c) Single Occurrence or Accident Liability – In an amount not less than One Million Dollars 
($1,000,000.00) for any number of claims arising out of a single occurrence or accident. 

The insurance policies shall be issued by a company approved by the City of Norman. 
The City shall be furnished with a Certificate of Insurance which shall provide that such 
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insurance shall not be changed or canceled without ten (10) days prior written notice to the City 
of Norman. Certificates of Insurance shall be delivered to the City of Norman prior to the 
commencement of the agreement. 

 
 

Subcontractors shall not be used unless Anago has received prior written approval from 
the City of Norman Public Works Director or his designee for the use of the subcontractors. Failure 
of Anago to comply with this subsection shall constitute cause for termination of the contract. 
Approved subcontractors shall be required to submit the same insurance certificate required of 
Anago. It is Anago’s responsibility to notify subcontractors of the City’s insurance requirements 
and obtain and submit the insurance certificate to the City of Norman prior to any services being 
provided. It is Anago’s responsibility to ensure any approved subcontractors abide by all terms 
and conditions of this agreement. 

 
 
 
 
 

below: 

CITY: 

ARTICLE 8 – NOTICES 

Any notice required by this Agreement shall be made in writing to the address specified 
 
 
 
Darrel Pyle 
City Manager 
City of Norman 
P.O. Box 370 
Norman, OK 73070 
(405) 366-540 

 

ANAGO: 
Eric Adame 
President of Anago of Oklahoma City 
6303 N Portland Ave, Suite 201 
Oklahoma City, OK 73112 
(405) 724-4433 

 
 

Nothing contained in this Article shall be construed to restrict the transmission of routine 
communications between representatives of the City and Anago 

 
 

ARTICLE 9 – Disputes 

In the event of a dispute between City and Anago arising out of or related to this Agreement, 
the aggrieved party shall notify the other party of the dispute within a reasonable 
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time after such dispute arises. If the parties cannot thereafter resolve the dispute, each party shall 
nominate a senior officer of its management to meet to resolve the dispute by direct negotiation 
or mediation. 

 
 

Should the parties to this Agreement be unable to resolve between themselves any dispute 
arising from any of the provisions of this Agreement, each party shall have recourse under 
applicable law. In the event that either party commences an action in law or in equity to enforce 
any provision of this Agreement, the losing party shall pay to the prevailing party reasonable 
attorneys’ fees as set by a court of competent jurisdiction. 

 
 

ARTICLE 10 – EQUAL EMPLOYMENT OPPORTUNITY 

Anago agrees not to discriminate against any employee or applicant for employment 
because of race, color, religion, ancestry, national origin, age, place of birth, disability, sex, sexual 
orientation, gender identity or expression, familial status, or marital status, including marriage to 
a person of the same sex. Such actions shall include, but not be limited to, the following: 
employment, upgrading, demotion or transfer, recruiting or recruitment, advertising, lay-off, 
termination, rates of pay or other forms of compensation, and selection for training, including 
apprenticeship. Anago hereby agrees to post in a conspicuous place, available to employees and 
applicants for employment, notices setting forth the provisions in this section. In the event of 
Anago’s noncompliance with this nondiscrimination clause, the contract may be canceled or 
terminated, and Anago may be declared by City ineligible for further contracts until satisfactory 
proof of intent to comply shall be made by Anago. Anago agrees to include this nondiscrimination 
clause in any subcontracts connected with the performance of this agreement. 

As applicable, the provisions of Exec. Order No. 11246, as amended by Exec. Order No. 
11375, Exec. Order No. 11141, Exec. Order No. 13665 and as supplemented in Department of 
Labor Regulations, 41 C.F.R. §§ 60 et seq., are incorporated into this Agreement and must be 
included in any subcontracts awarded involving this Agreement. The parties represent that they are 
in compliance with all applicable federal and state laws and regulations and do not discriminate on 
the basis of race, color, national origin, sex, sexual orientation, genetic information, gender identity, 
gender expression, age (40 or older), religion, disability, political beliefs, or status as a veteran in 
any of their respective policies, practices, or procedures. In addition, the parties agree to comply 5 
with the applicable provisions of Section 504 of the 
Rehabilitation Act of 1973, 29 U.S.C. § 701, and the Vietnam Era Veterans’ Readjustment 
Assistance Act of 1974, 38 U.S.C. § 4212. 

Anago hereby certifies that it does not and will not employ any individual registered under 
the Sex Offenders Registration Act, 57 O.S. §§ 581, et seq., or the Mary Rippy Violent Crime 
Offenders Registration Act, 57 O.S. §§ 591, et seq. Anago agrees to obtain signed statements from 
all employees and agents preforming services pursuant to this agreement that 
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such employee or agent is not currently required to register under the provisions of the Sex 
Offenders Registration Act, 57 O.S. §§ 581, et seq., or the Mary Rippy Violent Crime Offenders 
Registration Act, 57 O.S. §§ 591, et seq. 

 
 

Anago certifies that it and all proposed subcontractors, whether known or unknown at the 
time this contract is executed or awarded, are in compliance with 25 O.S. §1313 and participate 
in the Status Verification System. The Status Verification System is defined in 25 
O.S. §1312 and includes but is not limited to the free Employee Verification Program (E-Verify) 
available at www.dhs.gov/e-verify. 

 
 

ARTICLE 11 – WAIVER 

A waiver by either City or Anago of any breach of this Agreement shall be in writing. 
Such a waiver shall not affect the waiving party's rights with respect to any other or further breach. 

 
 

ARTICLE 12 – SEVERABILITY 

The invalidity, illegality, or unenforceability of any provision of this Agreement or the 
occurrence of any event rendering any portion or provision of this Agreement void shall in no way 
affect the validity or enforceability of any other portion or provision of this Agreement. Any void 
provision shall be deemed severed from this Agreement, and the balance of this Agreement shall 
be construed and enforced as if it did not contain the particular portion or provision held to be void. 
The parties further agree to amend this Agreement to replace any stricken provision with a valid 
provision that comes as close as possible to the intent of the stricken provision. The provisions of 
this Article shall not prevent this entire Agreement from being void should a provision which is of 
the essence of this Agreement be determined void. 

 
 

ARTICLE 13 – ENTIRE AGREEMENT/AMENDMENTS 

This Agreement contains all the terms and conditions agreed upon by the parties hereto 
and supersedes all prior and/or contemporaneous discussions, representations, or agreements of 
the parties relating the work to be performed, whether written or oral. This Agreement may only 
be modified by prior mutual written approval of the parties to any such amendment. 

 
 

ARTICLE 14 – ASSIGNMENT 

Neither City nor Anago shall assign any rights or duties under this Agreement without the 
prior written consent of the other party. 
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ARTICLE 15 – NO THIRD PARTY RIGHTS 

The Services provided for in this Agreement are for the sole use and benefit of City and 
Strategic. Nothing in this Agreement shall be construed to give any rights or benefits to anyone 
other than City and Strategic. 

 
 
 
 
 
 
 
 
 
 
 
 
 

[The remainder of this page is intentionally left blank.] 
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COMPANY NAME CONTACT NAME PHONE NUMBER EMAIL ADDRESS

ANAGO Cleaning Systems, OKC Eric Aname 405-724-4453 eric@anagookc.com

AHI, Dallas Teresa Estrada 214-497-2586 teresaestrada@ahifs.com

Capitol Cleaners, OKC Tiffany 405-410-5998 tiff.mcintirels@gmail.com

Alliance Maintenance, Norman Colby Burress 405-863-3005 colby.burress@alliancemaintenance.com

9:30 AM

1:00 PM

City of Norman - Sign in Sheet 

RFP NO. 2223-58 Janitorial Services Contract 

Tuesday, June 20, 2023

1310 Da Vinci St. - Transit/Public Saftey Conference Room
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CITY OF NORMAN

BID ITEM: RFP - JANITORIAL SERVICES 

RFP NO. 2223-58

DATE: 07/05/2023 Anago Cleaning Systems of OKC

Fleet Facility - 1301 Da Vinci St. 475.10$                                                    

Transit/Public Safety Facility - 1310 Da Vinci St. 880.43$                                                    

Transit Center - 320 E. Comanche St. $380.99

Monthly Total 1,736.52$                                                 

Annual Total 20,838.24$                                               

Received & opened Wednesday, July 5, 2023
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File Attachments for Item:

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

AND/OR POSTPONEMENT OF CONTRACT K-2324-56: A CONTRACT BY AND 

BETWEEN THE CITY OF NORMAN, OKLAHOMA, AND CYBER WATCH SYSTEMS, 

IN THE AMOUNT OF $89,105 TO PROVIDE MANAGEMENT, DETECTION, AND 

NOTIFICATION OF MALICIOUS CYBER ACTIVITY TO THE CITY OF NORMAN 

NETWORK.

417

Item 27.



Page 1 of 1 

 

 
CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 

REQUESTER: Robert Gruver 

PRESENTER: Tim Powers, Director of IT 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF CONTRACT K-2324-56: A 
CONTRACT BY AND BETWEEN THE CITY OF NORMAN, OKLAHOMA, 
AND CYBER WATCH SYSTEMS, IN THE AMOUNT OF $89,105 TO 
PROVIDE MANAGEMENT, DETECTION, AND NOTIFICATION OF 
MALICIOUS CYBER ACTIVITY TO THE CITY OF NORMAN NETWORK. 

  

BACKGROUND: 

In fiscal year 2023-2024 (FYE2024), Council approved an appropriation of $93,000 into the 
General Fund, Information Technology Telecom Equipment-Computer Software (Account 
10123121-45304; funds to be provided by the Capital Sales Tax Fund) for a managed Incident 
Detection & Response (IDR) / Security Information and Event Management (SIEM) system. 

DISCUSSION: 
Cyber Watch Systems is proposed to provide management and monitoring using the software-

as-a-service (SAAS) Rapid7 Incident Detection & Response (IDR). The Rapid7 IDR is a tool 

used to collect logs, detect malicious activity and respond accordingly. Cyber Watch will provide 

8am-8pm CST real time monitoring with on-call alerts after hours. Cyber Watch Systems will be 

monitoring for various abnormalities within the network infrastructure to help in the prevention, 

isolation and remediation of any malicious activity. This will replace our current SIEM solution 

used to aggregate and monitor our logs from various systems. 

Cyber Watch Systems and the SAAS are available via the State Contract section allowed for 

use on the Texas DIR Contract DIR-TSO-4388. 

RECOMMENDATION: 
 
Staff recommends the approval of contract K-2324-56 with Cyber Watch Systems and the City 
of Norman, OK in the amount of $89,105.  Funds are available in General Fund, Information 
Technology Telecom Equipment-Computer Software (Account 10123121-45304; funding to be 
provided by the Capital Sales Tax Fund) to provide the necessary software licensing, 
management, detection, and notification of malicious cyber activity to the City of Norman 
network. 
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File Attachments for Item:

28. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT OR 

POSTPONEMENT OF CONTRACT K-2324-57: BY AND BETWEEN THE CITY OF 

NORMAN, OKLAHOMA, AND COPELAND DESIGN COLLECTIVE, PLLC, IN THE 

AMOUNT OF $50,000 FOR THE ANDREWS PARK MASTER PLAN PROJECT AS 

OUTLINED IN THE STAFF REPORT.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 8/22/2023 

REQUESTER: James Briggs, Park Development Manager 

PRESENTER: Jason Olsen, Director of Parks and Recreation 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT OR 
POSTPONEMENT OF CONTRACT K-2324-57: BY AND BETWEEN THE 
CITY OF NORMAN, OKLAHOMA, AND COPELAND DESIGN 
COLLECTIVE, PLLC, IN THE AMOUNT OF $50,000 FOR THE ANDREWS 
PARK MASTER PLAN PROJECT AS OUTLINED IN THE STAFF 
REPORT. 

  

BACKGROUND: 

The 2023-24 Capital Improvement Plan included funding from the Community Park Land 
Development Fund for a project to hire a design consultant to create a Master Plan for Andrews 
Park in downtown Norman. Andrews Park is Norman's oldest park, which was included in the 
first plat of the original town site of Norman in 1889. It has served the community for over 100 
years and includes WPA-Era structures such as the amphitheater, the stone buildings, and the 
rock-lined channel that passes through the park's south edge. It is also home to sports courts, 
practice spaces, and more recent features, such as the first splash pad built in Norman in the 
early 2000s, the newly constructed Blake Baldwin Skatepark, public art installations, and our 
most recent, inclusive playground. There is a mixture of old and new walking trails and several 
mature trees, although several others were lost to the tornado that damaged the park in 2012. 
After decades of use and countless events, concerts, and festivals, staff has determined that it 
is time to plan for the next 100 years of development of Norman’s “central park” — starting with 
this design phase.  

DISCUSSION: 

 
In June 2023, Request for Proposal RFP-2223-80 for Professional Design Services for the 

Andrews Park Master Plan was advertised in the Norman Transcript and on the City of Norman 

website. The RFP was picked up by several landscape architecture firms throughout the state 

and regional area. Completed proposals were received from 9 design teams.  

The Review committee selected five firms for interviews and subsequently recommended 
engaging the Copeland Design Collective, PLLC (CDC) services from Oklahoma City for this 
project. The CDC team is comprised of Copeland Design Collective (landscape architects from 
Oklahoma City); RDG Planning + Design (land use planners recently hired for the Norman 
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Comprehensive Plan); Butzer Architects and Urbanism (architecture firm that designed the 
Murrah Building Memorial, Skydance Bridge and current Inman Page-Carter Woodson Memorial 
Plaza in Oklahoma City, among several other local projects); and Garver Engineering (for civil 
engineering services). 

 
The recommended process to develop the master plan will include utilizing a project steering 

committee, a public input process, and a review by the Norman Board of Park Commissioners, 

Parks and Recreation Staff, and the City Council. A vital part of the plan will be to get a current 

opinion of probable costs, funding sources, and phasing plan, so any details of the project which 

can be done in the near future can be proposed as part of the annual budget and work plan for 

the Parks and Recreation staff.   

The contract with CDC includes a schedule of input, design, and deliverables, giving the city a 

clear vision for renovating this beloved downtown recreational space. The proposed contract 

indicates that CDC will provide the following services: 

Task 1:   Kickoff Meeting and Project Orientation   $2,500 

Task 2:  Public Outreach       $3,500   

Task 3:  3-Day Design Workshop      $36,000 

(includes pre-workshop input, Master Plan draft & feedback sessions)   

Task 4:  Final Master Plan Report Documents & cost estimate $8,000 

TOTAL:         $50,000 

A more detailed breakdown of each task, along with proposed dates for all meetings, workshops, 

public presentations, and document deliveries, is included in the attached contract documents 

(Attachment A to Contract K-2324-57). 

RECOMMENDATION: It is recommended that City Council approve Contract Number K-2324-
57 to Copeland Design Collective in the total amount of $50,000 for the Andrews Park Master 
Plan Project. Funding is available in Andrews Park Master Plan, Design (Account 52790050-
46201; Project PR0023). 

 

436

Item 28.



437

Item 28.



438

Item 28.



439

Item 28.



440

Item 28.



441

Item 28.



442

Item 28.



443

Item 28.



444

Item 28.



445

Item 28.



446

Item 28.



447

Item 28.



448

Item 28.



File Attachments for Item:

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

AND/OR POSTPONEMENT OF CONTRACT K-2324-60: BY AND BETWEEN THE 

NORMAN MUNICIPAL AUTHORITY AND KANSAS STATE BANK FOR THE 

PURCHASE OF COMMERCIAL FITNESS EQUIPMENT AT THE ADULT WELLNESS 

AND EDUCATION CENTER IN THE AMOUNT OF $304,092.48 AS OUTLINED IN THE

STAFF REPORT; AND APPROPRIATION OF $71,692.90 OF CAPITAL FUND 

BALANCE.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/23 

REQUESTER: Veronica Tracy, Recreation Manager   

PRESENTER: Jason Olsen, Director of Parks and Recreation  

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF CONTRACT K-2324-60: 
BY AND BETWEEN THE NORMAN MUNICIPAL AUTHORITY AND 
KANSAS STATE BANK FOR THE PURCHASE OF COMMERCIAL 
FITNESS EQUIPMENT AT THE ADULT WELLNESS AND EDUCATION 
CENTER IN THE AMOUNT OF $304,092.48 AS OUTLINED IN THE STAFF 
REPORT; AND APPROPRIATION OF $71,692.90 OF CAPITAL FUND 
BALANCE. 

  

BACKGROUND: 
 
In October 2015, Norman citizens passed the NORMAN FORWARD initiative, funding various 
quality-of-life projects through a one-half percent (½%) sales tax increase over 15 years. The 
NORMAN FORWARD Initiative included authorization for a project to construct a new Senior 
Citizen's Recreation Center. After ongoing community input, the project's scope was expanded 
into a Senior Wellness Center, later named the Adult Wellness and Education Center (AWE). 
 
The AWE will be located on City-owned land on the southeast corner of Norman Regional Health 
System's (NRHS) Porter Wellness Village, off North Findlay Avenue. The new AWE will include 
an indoor, heated saltwater pool with lap swimming, water walking, and hydrotherapy seating; 
an indoor walking track and training space; a fitness-classroom area; lounge and game rooms; 
both wet and dry craft areas; a small prep and demonstration kitchen; and multipurpose rooms 
that can be used for eating, events, classes, theatrical plays, games, and much more.  
 
The AWE was authorized in the NORMAN FORWARD initiative in 2015 but was unfunded at 
that time. The AWE was later funded through two Council actions: re-allocation of Norman 
Forward funds through securing the Griffin Park land with a long-term land lease instead of a 
land purchase ($7.4 million); an allocation of $4.8 million from federal Coronavirus Aid, Relief & 
Economic Security (CARES) Act reimbursements (Resolution R-2021-63); and a land exchange 
with the Norman Regional Hospital System where the City received $426,000 in cash and what 
was then appraised for $1.2 million in property (718 N. Porter) for a total of a $14 million budget 
for construction and design.  On December 13, 2022, the Council appropriated $1.2 million in 
General Fund balance to up-front the anticipated revenue from the sale of the 718 N. Porter 
property.  The sale proceeds have not been reimbursed to the General Fund; effectively the 
General Fund has contributed $1.2 million to the AWE project.  
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Oklahoma City architectural and engineering (A/E) firm Frankfurt, Short, Bruza (FSB) was 
selected as the A/E consultant for this project in March 2018. FSB has completed the project's 
schematic design and construction documents and is assisting with construction administration 
through the project's completion. The AWE project is scheduled to open in late Fall of this year; 
final furniture, fixture, and equipment purchases are being made. A sub-consultant assigned to 
this project has designed the fitness area of the facility and specified appropriate fitness 
equipment. Staff requested three quotes for the specified machines and have selected the 
lowest and best quote available.  
 
DISCUSSION: 
 
The equipment specified in this project includes Stairmasters, treadmills, cross trainers, 
recumbent and upright bikes, as well as weight machines like a chest press, a leg curl machine, 
and a pulldown machine, and free weights were selected for aesthetics, durability and ease of 
use, to accommodate the needs of the AWE patrons. The price for this equipment for the Adult 
Wellness and Education Center is $304,092.48, which will be financed through the Norman 
Municipal Authority and repaid over five years.  The equipment will be subject to warranty for the 
entire period of the financing agreement and a remaining value may be credited against future 
equipment purchases, should the current equipment be traded for newer models subject to 
future warranty.  The first year of debt service payments is requested to be paid from the Capital 
Sales Tax Fund, with future year payments to be allocated in Norman Forward Sales Tax Fund 
budgets. 
 
RECOMMENDATION 1: 
 
It is recommended that City Council approve the purchase of fitness equipment in the amount 
of $304,092.48 to be used at the Adult Wellness and Education Center as follows:  
 
Vendor for Equipment Financing:  Kansas State Bank 
Contract amount:   $304,092.48 
Annual Payment:     $71,692.90 (5 annual payments) 
Requested Amount in FYE 2024:  $71,692.90 
Account:     Debt Service – Principal (Account 50930149-47001) 
 
RECOMMENDATION 2:   
 
Staff further recommends an appropriation of Capital Fund Balance in the amount of $71,692.50 
(Account 50-29000) to Debt Service - Principal (Account 50930149-47001). 
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File Attachments for Item:

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

AND/OR POSTPONEMENT OF ACCESS AND CONSTRUCTION AGREEMENT 

CONTRACT K-2324-61: BY AND BETWEEN THE CITY OF NORMAN/NORMAN 

UTILITIES AUTHORITY AND THE UNITED STATES ENVIRONMENTAL 

PROTECTION AGENCY.

473

Item 30.



Page 1 of 2 

 

 
CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 

REQUESTER: Chris Mattingly, Utilities Director 

PRESENTER: Chris Mattingly, Utilities Director 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF ACCESS AND 
CONSTRUCTION AGREEMENT CONTRACT K-2324-61: BY AND 
BETWEEN THE CITY OF NORMAN/NORMAN UTILITIES AUTHORITY 
AND THE UNITED STATES ENVIRONMENTAL PROTECTION AGENCY. 

  

BACKGROUND: 

The Water Reclamation Facility (WRF) recently completed a pilot project that investigated 
treatment technologies to advance-treat Norman’s wastewater to a quality that could be possibly 
recycled one day to Lake Thunderbird as an augmentation source. The pilot was very successful 
and our consultant is finalizing the report findings.  The Bureau of Reclamation (BOR) funded 
$700,000 of this project and are very interested in this pilot project since it is for one of the inland 
states that doesn’t have the luxury such as coastal states that use reverse osmosis with the 
ability to discharge waste brine water to the ocean.     

Additionally, the Bureau of Reclamation began working with the City of Norman to research the 
potential for constructed wetlands to be used in Norman to benefit Lake Thunderbird.  They 
realize Lake Thunderbird is impaired from nutrients being washed in via stormwater.  They also 
see how constructed wetlands could possibly play a role in treating wastewater as part of the 
desire to recycle water.  Through their Science and Technology funding, they have compiled a 
partnership and research team between federal, state, and local agencies as well as our local 
university that are investigating how constructed wetlands could be implemented to achieve dual 
water supply and stormwater treatment benefits for the City of Norman and Lake Thunderbird.   

The City of Norman owns land south of the WRF that is in the river alluvium and is being looked 
at to possibly install a miniature wetlands to perform treatment research.  It is strategically 
located along the stream where the WRF currently discharges into the Canadian River.  The 
University of Oklahoma has had one of their capstone classes perform preliminary soil sampling 
and water sampling and designed some potential miniature wetland layouts.   

NUA staff is excited that all of this research is happening for free which only benefits our 
community with very valuable information that we can use to make educated decisions on the 
plans to recycle water and reduce nutrients entering our lake.   
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DISCUSSION: 

The United States Environmental Protection Agency (EPA) has been participating with the BOR 
wetlands project and now has offered to perform research on the site where miniature wetlands 
might be installed.  They propose to install up to ten (10) shallow monitoring wells to coordinate 
with the overall BOR effort.  They also will install up to ten (10) mini piezometers and want to 
collect surface water, groundwater, and soil samples on a quarterly to monthly basis.   

This is all proposed at no cost to the City of Norman.  The EPA has worked with our legal team 
and constructed an Access and Construction Agreement and a Memorandum of Understanding 
that this work will operate under.  Staff is in full support of this Agreement and looks forward to 
the future data that will be collected.    

RECOMMENDATION: 

Staff recommends the NUA enter into this Access and Construction Agreement and the 
companion Memorandum of Understanding with the U.S. Environmental Protection Agency.   
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 

REQUESTER: Chris Mattingly, Utilities Director 

PRESENTER: Chris Mattingly, Utilities Director 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF MEMORANDUM OF 
UNDERSTANDING CONTRACT K-2324-62: BY AND BETWEEN THE 
CITY OF NORMAN/NORMAN UTILITIES AUTHORITY AND THE UNITED 
STATES ENVIRONMENTAL PROTECTION AGENCY. 

  

BACKGROUND: 

The Water Reclamation Facility (WRF) recently completed a pilot project that investigated 
treatment technologies to advance-treat Norman’s wastewater to a quality that could be possibly 
recycled one day to Lake Thunderbird as an augmentation source. The pilot was very successful 
and our consultant is finalizing the report findings.  The Bureau of Reclamation (BOR) funded 
$700,000 of this project and are very interested in this pilot project since it is for one of the inland 
states that doesn’t have the luxury such as coastal states that use reverse osmosis with the 
ability to discharge waste brine water to the ocean.     

Additionally, the Bureau of Reclamation began working with the City of Norman to research the 
potential for constructed wetlands to be used in Norman to benefit Lake Thunderbird.  They 
realize Lake Thunderbird is impaired from nutrients being washed in via stormwater.  They also 
see how constructed wetlands could possibly play a role in treating wastewater as part of the 
desire to recycle water.  Through their Science and Technology funding, they have compiled a 
partnership and research team between federal, state, and local agencies as well as our local 
university that are investigating how constructed wetlands could be implemented to achieve dual 
water supply and stormwater treatment benefits for the City of Norman and Lake Thunderbird.   

The City of Norman owns land south of the WRF that is in the river alluvium and is being looked 
at to possibly install a miniature wetlands to perform treatment research.  It is strategically 
located along the stream where the WRF currently discharges into the Canadian River.  The 
University of Oklahoma has had one of their capstone classes perform preliminary soil sampling 
and water sampling and designed some potential miniature wetland layouts.   

NUA staff is excited that all of this research is happening for free which only benefits our 
community with very valuable information that we can use to make educated decisions on the 
plans to recycle water and reduce nutrients entering our lake.   
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DISCUSSION: 

The United States Environmental Protection Agency (EPA) has been participating with the BOR 
wetlands project and now has offered to perform research on the site where miniature wetlands 
might be installed.  They propose to install up to ten (10) shallow monitoring wells to coordinate 
with the overall BOR effort.  They also will install up to ten (10) mini piezometers and want to 
collect surface water, groundwater, and soil samples on a quarterly to monthly basis.   

This is all proposed at no cost to the City of Norman.  The EPA has worked with our legal team 
and constructed a Memorandum of Understanding (MOU) and an Access Agreement that this 
work will operate under.  Staff is in full support of this MOU and looks forward to the future data 
that will be collected.    

RECOMMENDATION: 

Staff recommends the NUA enter into this Memorandum of Understanding and the companion 
Access Agreement with the U.S. Environmental Protection Agency.   
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Table 1. Acronyms 

EPA Environmental Protection Agency 

ORD Office of Research Development 

CESER 
Center for Environmental Solutions and 
Emergency Response 

GCRD 
Groundwater Characterization and 
Remediation Division 

TSERB 
Technical Support and Environmental 
Restoration Branch 

OK Oklahoma 

UC Davis University of California, Davis 

SOP Standard Operating Procedure 

QAPP Quality Assurance Project Plan 

QAM Quality Assurance Manager 

QA Quality Assurance 

QL Quantitative Limit 

RPD Relative Percent Difference 

GC Gas Chromatography 

IRMS Isotope Ratio Mass Spec 

DEA Denitrification Enzyme Activity 

PDB PeeDee Belemnite 

VSMOW Vienna Standard Mean Ocean Water 

NIST 
National Institute of Standards and 
Technology 

IAEA International Atomic Energy Agency 

STICS 
Scientific and Technical Information 
Clearance System 

ANOVA Analysis of Variance 

GLM ANOVA General Linear Model Analysis of Variance 

GF/F Glass Fiber Filter 

HDPE High-Density Polyethylene  

ORP Oxidation-Reduction Potential 

LDO Luminescent Dissolved Oxygen 

FS Field Sheet 
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SECTION A – PROJECT MANAGEMENT 
 
(A.1 and A.2 are previously provided as Approvals page and Table of Contents) 
 
A.3 Distribution List 
 

Quality Assurance (QA) Project Plans and Standard Operating Procedures (SOPs) shall be 

controlled (through documented approvals) as required by Section 5.3 of the Office of Research 

and Development (ORD) Quality Management Plan. The project lead will be responsible for 

distribution of the current signed approved version of the QA Project Plan to project participants 

shown in Section A.4. Signed approved versions of SOPs will be available to project staff 

through the ORD@Work SOP intranet site. Signature approved electronic copies of this QA 

Project Plan, SOPs, and any associated QA assessment reports, will also be maintained in ORD 

QA Track.  

 

The project lead will also be responsible for timely communications with all involved 

participants and will retain copies of all management reports, memoranda, and facilitate 

correspondence between research task personnel. Table 2 serves as the distribution list and 

summary of project participants. Table 2 also lists responsibilities of the participants. 

 

Ken Forshay, Research Ecologist 

U.S. Environmental Protection Agency, Office of Research and Development 

Center for Environmental Solutions and Emergency Response 

Groundwater Characterization and Remediation Division 

Technical Support and Environmental Restoration Branch 

919 Kerr Research Dr. 

Ada, OK 74820 

 

David Burden, Branch Chief  

U.S. Environmental Protection Agency, Office of Research and Development 

Center for Environmental Solutions and Emergency Response 

Groundwater Characterization and Remediation Division 

Technical Support and Environmental Restoration Branch 

919 Kerr Research Dr. 

Ada, OK 74820 

 

Russell Neill, Field Director 

U.S. Environmental Protection Agency, Office of Research and Development 

Center for Environmental Solutions and Emergency Response 

Groundwater Characterization and Remediation Division 

Technical Support and Environmental Restoration Branch 

919 Kerr Research Dr. 

Ada, OK 74820 

 

Katherine Buckler, Research Assistant 

U.S. Environmental Protection Agency, Office of Research and Development 
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Center for Environmental Solutions and Emergency Response 

Groundwater Characterization and Remediation Division 

Technical Support and Environmental Restoration Branch 

919 Kerr Research Dr. 

Ada, OK 74820 

 

Mustafa Bob, QA Manager 

U.S. Environmental Protection Agency, Office of Research and Development 

Center for Environmental Solutions and Emergency Response 

Groundwater Characterization and Remediation Division 

919 Kerr Research Dr. 

Ada, OK 74820 

 

Cherri Adair, Health and Safety Manager 

U.S. Environmental Protection Agency, Office of Research and Development 

Center for Environmental Solutions and Emergency Response 

Groundwater Characterization and Remediation Division 

919 Kerr Research Dr. 

Ada, OK 74820 

 

 

A.4 Project/Task Organization 
 

Table 2. Project Participants and Responsibilities 

Name Organization Role Responsibility 
Distribution 

List 

Ken Forshay EPA/ORD/CESER/ 

GCRD/TSERB 

Project Lead • Principal Investigator 

• Project Management 

• QAPP preparation 

• Sample collection and analysis 

• Data reduction/validation/ 

analysis 

• Report preparation 

• Ensuring the project adheres to 

the project QA requirements 

as described in this QAPP 

Yes 

Mustafa Bob EPA/ORD/CESER/ 

GCRD/IO 

QA Manager • Oversight of QA program 

implementation 

Yes 

Cherri Adair EPA/ORD/CESER/ 

GCRD/IO 

Health and 

Safety Manager  
• Oversight of health and safety 

implementation 

Yes 

David Burden EPA/ORD/CESER/ 

GCRD/TSERB 

Branch Chief • Project administration 

• Budget oversight 

Yes 

Russell Neill 

 

EPA/ORD/CESER/ 

GCRD/TSERB 

Field Director • Field sampling 

• Equipment maintenance 

• Data collection 

Yes 

Katherine 

Buckler 

 

ORAU NSSC • Field Preparation 

• Field sampling 

• Equipment maintenance  

• Data collection 

Yes 
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Experimental and analytical support for this project is provided by US Environmental Protection 

Agency, Office of Research and Development, Groundwater Characterization and Remediation 

Devision (GCRD). Analytical support for general parameter measures will be performed by 

GCRD General Parameters lab, gas analyses will be performed by the GCRD General 

Parameters, and isotope measures will be performed by GCRD (stable isotopes of H and O in 

water) and the UC Davis stable isotope facility (stable isotopes of N, O, and C). We will 

coordinate with other institutions and amend the QAPP as needed. 

 

A.5 Problem Definition and Background 
 
The use of nature-based infrastructure including naturally occurring, restored, or constructed 

wetlands in and around river floodplains are thought to provide beneficial ecosystem services 

that can improve water quality (e.g. Forshay and Stanley 2005, Narr et al. 2019, Forshay et al. 

2022). Municipalities across the U.S. are challenged with the ongoing demand for safe and 

sustainable potable water as well as ever increasing requirements to improve wastewater quality 

to near potable levels. This has stimulated the consideration of reuse of treated wastewater 

effluent for credit toward potable reuse. By moving highly treated effluent through nature-based 

infrastructure the potential for indirect potable reuse is possible with nature-based infrastructure 

that can facilitate the reuse of discharged water.  The City of Norman is working to improve the 

quality of their wastewater discharge and desire to increase water availability and quantity by 

moving discharge from one receiving system, the Canadian River to an existing multi use 

reservoir. Lake Thunderbird provides municipal and industrial water to approximately 250,000 

customers in Norman, Midwest City, and Del City, Oklahoma. During times of drought, water 

reserves in Lake Thunderbird become depleted, potentially leaving the reservoir too low to 

provide for the designated use. One proposed method to combat deficiency is an Indirect Potable 

Reuse (IPR) project where treated municipal wastewater is diverted into Lake Thunderbird from 

the City of Norman Water Reclamation Facility via Dave Blue Creek, then blended with existing 

reserves before redistribution to the Water District. A constructed floodplain wetland may be 

constructed to connect treated effluent with biogeochemically active wetland system before 

entering Lake Thunderbird. (Figure 1) 
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Figure 1. Approximate area of research. Green markers indicate the treatment facility, Dave Blue 

Creek, and Lake Thunderbird. 

 

 

The concern is that excess nutrients including nitrate-nitrogen (NO3
--N) and phosphate (PO4

-) 

threaten ecosystem and human health. River ecosystems and lakes, like Dave Blue Creek and 

Lake Thunderbird, are subject to elevated nitrogen (N) and phosphorus (P) inputs and possess 

limited capacity to remove nutrients within the main channel or within inland groundwater 

systems due to hydrologic flow paths that allow limited contact with reactive substrates (benthic 

sediments or plant root zones). Floodplain wetlands are critical habitats that may support 

elevated nutrient retention of enriched watersheds by effectively increasing contact of NO3
--N 

and nutrients with areas of biogeochemically active sediments or plant root zones. Both surface 

sediments and subsurface hyporheic sediments within floodplain wetlands can increase surface 

area for N removal by connecting hydrologic flow paths carrying NO3
--N rich waters with active 

denitrification zones. Floodplain wetlands can also be zones of P uptake due to plant growth and 

abiotic retention. Restoration of large river floodplains and installation of wetlands is a potential 

means for increasing this interaction between NO3
--N, P, and nutrient rich water with 

biogeochemically active substrates.  

 

The expansion of floodplain wetland areas during restoration increases interaction between water 

inputs from both upland and river sources, but also provides opportunities for municipal 

discharge to floodplain areas. For example, when wastewater treatment plants are located near 

restored floodplains, they may choose to discharge onto the floodplain rather than directly into 

the river. This can add diverse ecosystem services and water purifying benefits. However, the 

result of these restoration practices and discharge on nutrient pollution is still uncertain. 

Understanding the biogeochemical repercussions of redirecting wastewater treatment effluent 

onto floodplains is a primary goal in assessing the consequences of floodplain restoration. These 
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restoration activities (including the discharge of treated effluent onto the floodplain), provide a 

valuable opportunity to assess restoration consequences for N and P removal in floodplain 

ecosystems. The goal of this research is to provide information about how floodplain restoration 

and modifications of hydrologic connectivity may enhance ecosystem services related to 

nutrients and the overall ecological condition of stream and river ecosystems. We will identify 

biogeochemical N removing hotspots in a floodplain-river system based on denitrification 

potential and hydrologic connectivity that may create large N or P sinks that could be 

implemented along large river floodplain complexes to enhance ecosystem services when 

restoration is desired with the goal of evaluating the benefits of nature-based infrastructure to 

support indirect potable reuse.  

 

There is a critical need to determine how N and other nutrient removal ecosystem services occur 

in response to floodplain wetland construction, as the results of these nature-based practices on 

nutrient processing are not well established. This study will be conducted along Dave Blue Creek 

and the Canadian River in Norman, Oklahoma. Dave Blue Creek is a tributary of Lake 

Thunderbird in Oklahoma. Land use around Dave Blue Creek consists of primarily agricultural 

and urban land uses. The restoration is managed primarily by the City of Norman. We will 

evaluate nutrient composition in the surface water and shallow groundwater and measure the 

denitrification potential of several of these key habitats before and after restoration.  

 

 

A.6 Project Description and Objectives 
 

 

The objective of this work is to use quantitative and qualitative methods to determine N and P 

nutrient dynamics in the surface and subsurface, perform denitrification and other 

biogeochemical measurements, soil respiration measurements, nutrient monitoring, hydrologic 

monitoring, estimates of N and P removal rates at the surface and subsurface will be developed, 

and determine what controls denitrification and P retention in river floodplains undergoing 

restoration and treated effluent discharge. We will 1) identify critical floodplain wetland 

characteristics that support N and P retention in the surface and subsurface sediments that can be 

promoted in these novel nature-based solutions with treated effluent discharge, 2) develop 

denitrification and respiration estimates within select habitats of the Dave Blue Creek floodplain, 

and 3) determine limiting factors such as nitrate, carbon, and/or hydrological factors that dictate 

the capacity of these habitats to support N and P retention. These results are intended to 

contribute to the development of approaches to quantify, protect, and manage ecosystem services 

(the outputs of ecosystem processes that contribute to human well-being) derived from nature-

based infrastructure. 

 

Specific questions 

• Does a nature-based wetland system enhance nutrient removal? 

• Do wetland areas of a floodplain act as sources of organic carbon and thus hotspots of 

nutrient retention or sources of greenhouse gasses like nitrous oxide and methane in 

floodplain ecosystems? 

• Does surface and groundwater hydrology control nutrient processing in these systems? 

• Does discharge of treated effluent to floodplains alter water quality?  

499

Item 31.



Nature based infrastructure for water reuse in floodplain river systems K-GCRD-0033866-QP-1-2 

10 

 

Hypotheses 

• Organic carbon availability will correlate with bioavailable N negatively and P positively 

in shallow groundwater due to biogeochemically mediated redox relationships. 

• The less frequently wetted areas will have lower carbon content, which will cause 

incomplete denitrification and decrease available ortho phosphorus. 

• Variability in annual hydrologic regime alters hyporheic flowpath both in and out of the 

floodplain hyporheic zone, which controls nutrient concentration in the subsurface.  

• Geomorphic structures that retain carbon and receive nitrate are capable of elevated 

denitrification rates but may release ortho phosphorus. 

• Denitrification in newly constructed floodplain wetlands will develop quickly and 

provide enhanced N retention as organic carbon accumulates, where retention is defined 

as the difference between inflow and outflow of N moving through the aquatic system.  

• Hotspots of denitrification and other biogeochemical activity will occur in the subsurface 

because they concentrate organic matter and substrate for retention of N. 

• Nature-based wetland construction activities that enhance organic carbon accumulation 

and improve denitrifying substrates may enhance denitrification but increase dissolved P 

therefore attention to P retaining processes like plant uptake will be critical for success. 

 

TABLE 3. Gantt chart of expected timeline. 

Activity 2023 2023-2024 
(Following QAPP 

Approval) 

2025-2029 

QAPP Preparation and 

Approval 

   

Site Selection/ Method 

Development 

   

Sample Collection 

 

   

Data Analysis 

 

   

Writing 

 

   

 

QAPP Preparation and Approval will be completed March 2023. Sample collection at the 
Norman Water Reclamation Facility and Dave Blue Creek constructed wetland sites will begin in 
~the summer of 2023 and will continue for approximately 20 quarterly sample periods (~5 
years), followed by data analysis and writing. (Table 3) 
 

 

A.7 Special Training/Certification 
 

No special training or certifications will be required for completion of this project. Sampling 

methodologies will be found in subsequent sections of this QAPP. Additional guidance can be 

found in Standard Operating Procedures (SOPs), listed in this QAPP.  
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A.8 Documents and Records 
 
Research activities must be documented according to the requirements of ORD QA Policies 

titled Scientific Recordkeeping: Paper, Scientific Recordkeeping: Electronic, and Quality 

Assurance/ Quality Control Practices for ORD Laboratory and Field-Based Research, as well as 

requirements defined in this QA Project Plan. The ORD QA Policies require the use of research 

notebooks and the management of research records, both paper and electronic, such that project 

research data generation may continue even if a researcher or an analyst participating in the 

project leaves the project staff. 

 

Electronic Records shall be maintained in a manner that maximizes the confidentiality, 

accessibility, and integrity of the data. ORD PPM Section 13.6 provides guidance on the 

maintenance of electronic records for ORD. 

 

Electronic project records will be maintained by the project lead on the ORD network drive: 

 

https://usepa.sharepoint.com/:f:/r/sites/ForshayResearchGroupEnhancementTeam/Shared%20Do

cuments/General/NormanWetland?csf=1&web=1&e=Dax7Er  

Environmental Protection Agency (EPA)/Forshay Research Group Enhancement Team – 

Documents/General/NormanWetland 

 

Records retention: 

Records that are generated under this research effort will be retained in accordance with EPA 

Records Schedule 1035, and as required by Section 5.1 of the ORD Quality Management Plan 

for QA Category B Projects. 

 

Paper records will be generated using data sheets found in Appendix 2 and will be stored in a 

records binder, currently located in RSKERC 356.  

 

SECTION B – DATA GENERATION & AQCUISITION 
 

B.1 Experimental Design 

 

The research at the City of Norman Water Reclamation Facility at the Canadian river and along 

Dave Blue Creek will provide a unique opportunity to study river floodplain wetland 

infrastructure and provide insight to the nutrient and biogeochemical composition of sediment 

and water in nature-based systems. This site can be used to inform decision making with respect 

to ecosystem services, particularly water quality management. The Dave Blue Creek site is near 

the City of Norman Water Reclamation Facility and actively being developed for research and 

teaching by the University of Oklahoma. Floodplain wetland construction to first include pilot 

scale installations will occur at the site as well as the movement of effluent discharge as part of 
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the construction activities. This discharge will travel across the floodplain to a pond wetland near 

the river instead of being released in the center of the channel.  

 

During each of the water / sediment sampling events at the Norman floodplain on the Canadian 

River and Dave Blue Creek site, the sampling strategy will include up to 50 sediment samples to 

estimate denitrification rates within the floodplain (n = 50), up to 20 quarterly events. Surface 

and well water from up to 30 locations and sediment from cores will be collected with an 

additional 10% (~every 10th sample) collected as duplicates for QC of each sample. Surface 

water sites are to be determined in the field as available, up to 10 locations, but will be 

preferentially collected near ground water monitoring well locations. 

 

In order to evaluate the influence of habitat type on denitrification and nutrient composition in 

sediments and soils as well as deeper samples, the sampling strategy will include collecting 

samples from the top 10 cm and deeper core samples at up to 50 sites, stratified across dry and 

wet habitats. The sediment sample locations will be determined in the field to collect 

representative samples based on field observed factors. Sediment will be sampled at the site near 

Dave Blue Creek as shallow cores to compose an elevation gradient that includes diverse 

geomorphic structures. Actual sample collection location will be based on professional judgment 

in the field to include: 1) surface, shallow aquifer, and wet habitats inside/outside the 

construction or discharge areas.  

 

The number of groundwater-monitoring wells and surface water sites at the Norman location has 

yet to be determined, but we will likely sample up to 20 wells and 10 surface water sites after 

and prior to construction. The location of the wells will include areas inside and outside the 

constructed wetland, both upstream and downstream along anticipated flowpath based on 

topographical observation. Wells in Norman will have 2” pvc well casings with 6” boreholes that 

are sand packed and sealed with bentonite. Samples will be collected once each season after 

installation (~ summer 2023) for 5 years (n = 20 collection periods) in Norman.  

 

See Appendix 2 for description of numbers of bottles, bottle types, and QC samples to be taken 

for water samples. 

 

Sediments, soils, ground water, and surface water in and around the floodplain represent the 

possible nutrient pools for excess nutrients and provide insight into the dynamics of nutrient 

processing that occurs within the floodplain. Although direct process measures in the field are 

developing, episodic sample collection and laboratory-based assays can provide broad insight 

into the nutrient and biogeochemical dynamics occurring in the floodplain. 

 

B.2 Process Measurements 

 

Process measurements will follow those described in QAPP_K-GCRD-0018423. Methods are as 

follows: 

 

Denitrification estimates 

Denitrifying Enzyme Activity in Sediments: Sediment denitrification assays will be performed 

using the denitrification enzyme activity method, acetylene block technique (Tiedje et al. 1989, 
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Holmes et al. 1996, Groffman et al. 1999). This approach has been used successfully in previous 

floodplain studies (e.g. Forshay and Stanley 2005). The procedure is described in K-GCRD-

SOP-1398-0. We will use 4.7 cm diameter cores to transfer the top 5 cm for surface sediments 

and 5 cm at known depth for hyporheic zone measurements into 250ml microcosms fitted with a 

gas-tight lid and gas sampling septum. To estimate denitrification rates, ambient river water or 

deionized water will be used during sediment incubations. Amendments of organic carbon 

(dextrose), and NO3
--N (KNO3) will be added in a factorial design to determine potential 

denitrification and limiting nutrient. We will use chloramphanicol to inhibit de-novo enzyme 

production, which provides a reasonable estimate of in-situ denitrification rates in NO3
--N rich 

systems (Bernot et al. 2003, Groffman et al. 2006). Nitrous oxide gas will be sampled at 

approximately 10 minutes and one hour to determine denitrification rates during the linear phase 

of nitrous oxide evolution. Sediment will be dried and weighed to determine denitrification rates 

on a per unit sediment mass basis.  

 

Sediment from each site will also be KCl extracted to determine bound nitrate and ammonium 

and dissolved organic carbon content using aqueous extracts from the sediment. To determine 

organic matter fraction of sediments the dried sediments will be combusted at 500oC and 

weighed. The loss of mass is the organic matter fraction and will be correlated with organic 

carbon samples from those sediments. For up to four seasonal sampling dates we will collect 

cores from habitat types that incorporate elevation gradient. Incubations will be carried out at 

temperatures within 2 ° C of field temperatures.  

 

Respiration estimates in Sediments 

 

Sediment respiration rates will be measured using a modified version of the Denitrification 

Enzyme Activity (DEA) assay K-GCRD-SOP-1398-0. An SOP will be developed specifically 

for this measurement or the DEA method will be modified to include this approach. In brief, 

sediment samples will be used to perform slurry incubations with deionized water in sealed jars 

with septa lids. CO2 accumulation over time will provide the indicator of respiration rate. CO2 

samples will be collected and handled much like the N2O samples in the DEA assays without 

additional chemicals other than water added to the slurry and without evacuation* (* TBD 

depending on sensitivity of the assay). Those CO2 samples will be collected in gas tight vials and 

analyzed as bulk CO2 to provide an indicator of aerobic respiration. The calculations for total 

respiration will be developed as part of the SOP. Rates will likely be reported as mass per unit 

dry weight or unit area. 

 

Isotopes of Nitrate and Water  

Denitrification can cause enrichment of 15N in nitrate. Oxygen and hydrogen isotopes in water 

can be used to indicate the source (river or groundwater) of the shallow groundwater. Therefore, 

comparisons of 15N in nitrate and both hydrogen and oxygen isotopic ratios of hyporheic water, 

groundwater, and the river channel produce an indicator of where the water in shallow 

groundwater wells is coming from and how much denitrification is occurring. These measures 

are mostly qualitative with respect to actual denitrification rates, but relative comparisons 

between hyporheic water sites or along hyporheic flowpaths can provide evidence for the 

occurrence of denitrification. This information will supplement our understanding of 

denitrification rates based on the more quantitative, but also more labor-intensive acetylene 
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block measures of denitrification. We will collect samples from each well, the main channel of 

the river, and if available, surface water from the habitat types to be analyzed for 15N of nitrate 

and both O and H isotopes of water. See table 5. 

 

Push-pull (in-situ) Method  

Denitrification rates will be measured in groundwater by quantifying in situ the conversion of 

isotopically enriched nitrate to gaseous forms (Addy, 2002, J-WECD-ECB-SOP-990-1). Mini-

peizometers will be installed using a Bosch Hammer Drill in 12 locations at each site in Norman 

that encompass an elevation gradient in addition to other relevant site-specific gradients. 10.5 L 

of groundwater will be pumped from each well on day 1. On day 2, ambient 15N will be sampled 

and dissolved oxygen concentrations will be measured in each well. 160 ml of a ‘master 

solution’ (128 ml of 28.873 g KNO3 in 2 L of deionized water + 32 ml of 13.48g 15N-KNO3 in 1 

L of deionized water) will be added to 9.84 L of the previously collected ground water sample to 

create a ‘dosing solution’. This solution will be bubbled with sulfur hexafluoride for 

approximately 20 minutes to reduce the dissolved oxygen concentrations to those of the ambient 

ground water and then slowly pumped into the mini-piezometer. The dosing solution will be 

sampled 1/3 and 2/3 of the way through the ‘push’ process to ensure ambient DO is maintained. 

After 4 hours, 3 L of groundwater will be slowly pumped back out of the well and sampled at 0.5 

L intervals. Helium will be added to the headspace of all samples directly after the ‘push’ and 

‘pull’. Nitrogen may be substituted for He in headspace in the field when denitrification rates are 

expected to be low because the enrichment of gas is compared by difference and very low 

concentrations of N2 may limit isotopic analysis.  After allowing the headspace to equilibrate for 

24 hours at 4 ˚C, the headspace will be sampled, placed into a pre-evacuated, 6 ml exetainer, and 

sent to Kerr Lab for GC/μECD analysis of nitrous oxide and sulfur hexafluoride in gaseous 

samples (K-GCRD-SOP-3458-0) and to UC Davis for isotopic analysis of 15N2O and 15N2. Either 

two 6ml aliquots (2 vials) or one 12ml vial are over pressurized to 14ml to facilitate the 1-2ml 

sample collected for GC. The sample is then brought back to 4OC and vented prior to analysis at 

UC Davis. The venting would approximate one atm of pressure remaining in the vial and allow 

the complete vial purge used by the stable isotope analysis to represent the mass and volume of 

the headspace subsample of push-pull solution equilibration.   Nine to 12 additional liters of 

groundwater will be removed from each well after the ‘pull’ and stored in a carboy to ensure that 

all the tracer is removed from the well. Estimates of in situ denitrification rates will be calculated 

based on the production of enriched 15N2O and 15N2 gases relative to sulfur hexafluoride 

retrieval.   

 

B.3 Sampling Methods 

 

Sampling methods will follow those described in QAPP_K-GCRD-0018423. Methods are as 

follows: 

 

Ground Water 

See Appendix 1, ‘Ground Water Monitoring Sampling’ for a detailed description of the sampling 

procedure. Groundwater samples will be collected via peristaltic pump from wells directly into 

HCl acid washed and DI rinsed polyethylene bottles and are filtered or not, depending on the 

sample, and preserved as described in Appendix 2.  
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Water samples for dissolved gas samples will be collected directly into sealed septa vials (e.g. 

exetainers or serum bottles) in the field without headspace and without filtering. 

 

Samples with 48 hour holding times (i.e. ortho phosphorus and nitrate) may be frozen for 

preservation if analyses cannot be completed in 48 hours which has been shown to be effective in 

low calcium carbonate and low DOC waters (Avanzino and Kennedy 1993, Fellman et al. 2008) 

and we will document a frozen vs. unfrozen comparison of several representative samples if 

needed.   

 

 

Surface Water 

Surface water samples will be collected by submerging bottles in water avoiding sediment 

plumes. Three rinses of source water will be done in the field for each sample collection. Sample 

bottles and preservation as well as filtration will be identical to ground water samples. 

 

Sediment 

Sediment samples for denitrification assays will be collected as 4.7 cm diameter x 5-10 cm deep 

cores or surface shoveled from the top 10 cm and subsamples for sediment analyses will be taken 

from those cores or bags. Deeper cores will be collected by geoprobe drill rig and sectioned for 

analyses. Samples will either be placed in plastic bags on ice or left intact depending on the need 

for discrete depth identification. 

 

Sample containers 

See Appendix 2 (water only) 

 

Sample preservation requirements  

See table 2 (includes sediment) and Appendix 2. 

 

Sample identification 

Samples will be noted with a unique site ID, date, replicate number, and initialed in the field 

upon collection or in the lab when appropriate.  

 

B.4 Measurement Procedures 

 

Measurement Procedures will follow those described in QAPP_K-GCRD-0018423. Procedures 

are as follows: 

 

See Table 5 for SOPs and methods to be used. 

 

See B.2 for discussion of procedures for Denitrifying Enzyme Activity, Respiration Estimates, 

and Push-Pull. 

 

Hydrologic water level 

 

Water level in monitoring wells will be monitored manually via electric tape to the nearest 3 

millimeters prior to sampling.  Water level loggers will also be used for continuous monitoring 

505

Item 31.



Nature based infrastructure for water reuse in floodplain river systems K-GCRD-0033866-QP-1-2 

16 

between sampling events, models to be determined based on availability (K-GCRD-SOP-1132-0 

and K-GCRD-SOP-1134-0 will be used). See Appendix 1.  

 

Water and dissolved gas sample protocols and analysis 

 

Measures of pH, ORP, Temp, Specific Conductance, DO, and turbidity will be performed in the 

field using handheld meters calibrated daily. In-house analyses by the RSKERC General 

Parameters lab will be performed on aqueous samples for general parameters (Br-, Cl-, I-, o-P, 

SO4, NO3, NO2, NH4, TKN, TDN, TP, TDP, TOC, DOC, DIC, TIC, alkalinity) (See Table 5). 

Dissolved metals will be collected and analyzed using K-GCRD-SOP-1154-1. Dissolved gas 

samples (N2O, CH4, CO2, and H2) will be collected from wells and surface water brought to the 

lab in gas-tight septa vials (12 mL exetainers or 60 mL serum bottles) and analyzed under K-

GCRD-SOP-1160-0 and K-GCRD-SOP-1088-5.  Total organic carbon (TOC), Total inorganic 

carbon (TIC), dissolved organic carbon (DOC) and dissolved inorganic carbon (DIC) will be 

analyzed using K-GCRD-SOP-1165-0. TOC and TIC water samples will be placed in a 40 mL 

VOA vial, while DOC and DIC samples will be passed through a pre-combusted nominal 0.7 µm 

GF/F filter before being poured into a VOA vial. As a note, glass fiber filters are used because 

other membrane filters may contaminate due to the intrinsic carbon content of the filter. See 

Table 5. 

 

Carbon, Nitrogen, and Stable Isotope Analyses  

 

Stable isotopes of water (H and O) will be determined using K-GCRD-SOP-1137-1 with a 

Picarro cavity ring-down spectrometer. Stable isotopes of 15N from nitrate will be analyzed using 

biotic conversion of nitrate to nitrous oxide. This will provide 18O and 15N from nitrate. 

Currently, there is no internationally accepted N2O standard for isotope ratios, thus the ratios of 
15N and 18O from a reaction N2 with CO2 based on PDB (PeeDee Belemnite) and Air standards at 

the UC Davis stable isotope lab will be used. Two working standards are analyzed every 10 

samples. The working standards are mixtures of N2 and N2O (e.g., 3% N2 + 1 ppm N2O with the 

balance He or 1 ppm N2O with balance N2). The N2 is calibrated against an Oztech N2 standard 

(delta 15N vs air = -0.74). UC Davis calibrated 15N and 18O by reacting the N2O with glassy 

carbon at 1400°C to convert N2O to N2 + CO. The resulting N2 was calibrated against the Oztech 

N2 standard and the CO was calibrated against an Oztech CO2 standard (after converting CO2 to 

CO in a similar manner).  

 

Sediment samples are dried and then analyzed for POC (particulate organic carbon), PN 

(particulate nitrogen), 13C, and 15N content. Bulk PC, POC (with acidification thereby converting 

inorganic carbon to CO2), and PN samples are analyzed on a Europa Hydra 20-20 continuous 

flow isotope ratio mass spectrometer at the University of California Davis Stable Isotope 

Facility. Before analysis, the sediment samples will be dried at 50 °C for 48 hours and stored in 

desiccators prior to shipping. Prior to sample processing Leco brand soil standard samples for 

%C and %N are included every 10-15 samples. During analysis, samples are interspersed with 

several replicates of at least two different laboratory standards by UC Davis. These laboratory 

standards, which are selected to be compositionally similar to the samples being analyzed, have 

been previously calibrated against NIST Standard Reference Materials (IAEA-N1, IAEA-N2, 

IAEA-N3, USGS-40, and USGS-41). UC Davis uses laboratory standards suitable for the types 
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of samples and their C and N content, including NIST 1547 peach leaves, NIST 1577b bovine 

liver, acetanilide, cellulose, glycine, sucrose, and ammonium sulfate. It is possible to measure 

each sample package only once so replicate measurements require replicate samples. 

 

All isotope ratios 13C:12C, 2H:1H,18O:16O,and 15N:14N will reported as a per-mil difference 

between the ratio of the sample to the standard (PDB, VSMOW, and AIR depending on the 

media): 

δ‰= [Rsample/Rstd -1] X 1000.  

 

Calibration Procedures 

 

Calibration procedures as well as quality control measures for lab-based measurements are 

discussed in their respective SOPs, see Table 5.  

 

Field measures of dissolved oxygen, ORP, specific conductance, temperature, and pH, will be 

performed using a handheld meter using the protocol specified in the meter manufacturer’s 

documentation and K-IO-SOP-1260-2. Meters are calibrated daily before use and calibration is 

checked at the end of the day. See attached ‘Calibration Data Sheet’ for these checks and associated 

acceptance criteria. Also see attachment, ‘Calibration Solutions Used’ to document lot numbers, 

expiration dates, etc. 

 

B.5 Quality Control 

 

Table 4. Field QC 

QC Sample Purpose Method Frequency 

Acceptance 

Criteria/ 

Corrective 

Actions 

Equipment Blanks 

 

Assess 

contamination from 

field equipment, 

sampling 

procedures, decon 

procedures, sample 

container, 

preservative, and 

shipping. 

Apply only to 

samples collected 

via equipment, such 

as those pumped 

from wells or 

filtered samples: 

Reagent water is 

pumped through 

sampling 

equipment, filtered, 

if required, and 

collected into 

bottles and 

preserved same as 

samples. 

One per sample 

event 

< QL: Sample will 

be flagged if >QL 

and analyte 

concentration     < 

10x concentration in 

blank. 

Field Duplicates  

Represent precision 

of field sampling, 

analysis, and site 

heterogeneity. 

One or more 

samples collected 

immediately after 

original sample. 

One in every 10 

samples, or if <10 

samples collected 

collect one 

duplicate sample. 

Report duplicate 

data:  RPD < 30 for 

results greater than 

5xQL.  The affected 

data will be flagged 

as needed. 
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QC Sample Purpose Method Frequency 

Acceptance 

Criteria/ 

Corrective 

Actions 

Temperature Blanks 

Measure 

temperature of 

samples in the ice 

chest. 

Water sample that is 

transported in ice 

chest to lab. 

Not required, but if 

used place one per 

ice chest. 

Record temperature; 

condition noted on 

Sample Log-In form 

Field Blanks  

Assess 

contamination 

introduced from 

sample container 

with applicable 

preservative. 

In the field, RO 

water is collected 

into sample 

containers with 

preservatives. 

One per sample 

event 

< QL: Sample will 

be flagged if >QL 

and analyte 

concentration     < 

10x concentration in 

blank. 

Trip Blanks 

(dissolved gas only) 

Assess 

contamination 

during 

transportation. 

Fill bottles with 

reagent water, take 

to field and returned 

without opening.   

One in each ice 

chest with dissolved 

gas samples. 

< QL: Sample will 

be flagged if >QL 

and analyte 

concentration     < 

10x concentration in 

blank. 
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Table 5. SOPs and Methods for All Measurements and Matrices  

Matrix 

Target 
analyte/ 

measure/ 
parameter 

Units 
Size (mass 
or Volume) 

Preservation 
Method 

Collection 
Frequency 

Total 
number 

of 
samples 

Holding time 
SOP or 

Method 

Comments 

Surface and 
Ground 
Water 

Alkalinity mg/L 
See 

Appendix 2  
See 

Appendix 2  
4 per 
year 

up to 
30 per 
event 

See 
Appendix 2  

K-GCRD-
SOP-1151-1 

 

Surface and 
Ground 
Water 

Br, Cl, I, o-P, 
SO4, NO3, 

NO2 
mg/L 

See 
Appendix 2  

See 
Appendix 2  

4 per 
year 

up to 
30 per 
event 

See 
Appendix 2  

Br, Cl, I, SO4, 
NO3, NO2 by 
IC K-GCRD-
SOP-3329-2 

 
o-P by 

Lachat K-
GCRD-SOP-

1151-1 

 

Surface and 
Ground 
Water 

CO2, N2O, 
CH4 

µg/L 
See 

Appendix 2  
See 

Appendix 2  
4 per 
year 

up to 
30 per 
event 

See 
Appendix 2  

K-GCRD-
SOP-1160-0 
& K-GCRD-
SOP-1088-5 

 

Surface and 
Ground 
Water 

Dissolved 
Metals 

mg/L 
See 

Appendix 2  
See 

Appendix 2 
4 per 
year 

up to 
30 per 
event 

See 
Appendix 2  

K-GCRD-
SOP-1154-1 

 

Surface and 
Ground 
Water 

NH4, 

NO2+NO3 
mg/L 

See 
Appendix 2  

See 
Appendix 2  

4 per 
year 

up to 
30 per 
event 

See 
Appendix 2  

K-GCRD-
SOP-1151-1 

 

Surface and 
Ground 
Water 

TKN, TP mg/L 
See 

Appendix 2  
See 

Appendix 2  
4 per 
year 

up to 
30 per 
event 

See 
Appendix 2  

K-GCRD-
SOP-1151-1 

 

Surface and 
Ground 
Water 

TDN, TDP mg/L 
See 

Appendix 2  
See 

Appendix 2  
4 per 
year 

up to 
30 per 
event 

See 
Appendix 2  

K-GCRD-
SOP-1151-1 

 

Surface and 
Ground 
Water 

TOC/DOC mg/L 
See 

Appendix 2  
See 

Appendix 2  
4 per 
year 

up to 
30 per 
event 

See 
Appendix 2  

K-GCRD-
SOP-1165-0 

 

Surface and 
Ground 
Water 

TIC/DIC mg/L 
See 

Appendix 2  
See 

Appendix 2  
4 per 
year 

up to 
30 per 
event 

See 
Appendix 2  

K-GCRD-
SOP-1165-0 

 

Surface and 
Ground 
Water 

15N and 18O 
from nitrate 

per mil 
See 

Appendix 2  
See 

Appendix 2  
4 per 
year 

up to 
30 per 
event 

See 
Appendix 2 

IRMS 
(Isotope 

Ratio Mass 
Spec)  

 

Sediment 
Carbon and 

Nitrogen 
g/g 5 grams 

Dried at 50 
C and 

stored dry 

4 per 
year 

up to 
30 per 
event 

28 day for 
sediments 
stored at 
<6 deg C, 

indefinitely  
for dried 
samples 

See Sec. B4 
on Carbon, 
Nitrogen, 
and Stable 

Isotope 
Analysis 

Capsule 
blanks, 
organic 
carbon 

standard 

Sediment 15N and 13C Per mil 5 grams 
Dried at 50 

C and 
stored dry 

4 per 
year 

up to 
30 per 
event 

28 day for 
sediments 
stored at 
<6 deg C, 

indefinitely  
for dried 
samples 

IRMS  

Capsule 
blanks, 
organic 
carbon 

standard 
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Surface and 
Ground 
Water 

H and O 
isotopes 

per mil 
See 

Appendix 2  
See 

Appendix 2  
4 per 
year 

up to 
30 per 
event 

See 
Appendix 2  

K-GCRD-
SOP-1137-0 

 

Sediment 
Slurries 

Denitrificatio
n Rate 
(N2O) 

N/g/day 
based on 

N2O 
100 grams 

1-6 °C on 
ice or 

refrigeratio
n prior to 

processing 
Do Not 
Freeze 

4 per 
year 

up to 
200 
per 

event 

Assays 
begin 

within 14 
days of 

collection  

K-GCRD-
SOP-1398-0 

 
K-GCRD-

SOP-1098-3 

Gas samples 
stored at 

room temp 
in 5.9ml 

exetainer 
vials 

Sediment 
slurries 

Respiration 
rate 
(CO2) 

N/g/day 
based on 

CO2 
100 grams 

1-6 °C on 
ice or 

refrigeratio
n prior to 

processing 
Do Not 
Freeze 

4 per 
year 

up to 
200 
per 

event 

Assays 
begin 

within 14 
days of 

collection  

SOP TBD 
modified 

from  
K-GCRD-

SOP-1398-0 
and 

 K-GCRD-
SOP-1098-3 

Gas samples 
stored at 

room temp 
in 5.9ml 

exetainer 
vials 

Ground 
water  

Denitrificatio
n rate  

(N2O and SF6) 

N/ml/da
y based 
on N2O 

125 ml 

1-6°C for 
24 hours 
prior to 

processing 

1 per 
year 

Up to 
12 per 
event 

24 hours 

J-WECD-
ECB-SOP-

990-1 & K-
GCRD-SOP-

3458-0 

Gas samples 
stored at 

room temp 
in 5.9ml or 

12ml  
exetainer 

vials 

Sediment OM fraction g/g 100 grams 

1-6 °C on 
ice or 

refrigeratio
n prior to 

processing 

4per 
year 

up to 
50 per 
event 

Sediments 
should be 

dried 
within 21 
days of 
assay 

K-GCRD-
SOP-1111-0 

part of DeN 
measureme
nts gathered 

as 4 reps 
per sample 

Sediment 
extracts 

Aqueous 
extractions 

of DOC 
mg/Kg 10 grams 

1-6 °C on 
ice or 
colder  

prior to 
processing 

4 per 
year 

up to 
50 per 
event 

14 days 

K-GCRD-
SOP- 1130-0 
& K-GCRD-
SOP-1165-0 

Sediment 
may be 

frozen for 
storage 

Sediment 
extracts 

KCl 
extractions 

for NH4, 
NO3+NO2 

mg/Kg 10 grams 

1-6 °C on 
ice or 
colder 

prior to 
processing 

4 per 
year 

up to 
50 per 
event 

14 days 

K-GCRD-
SOP-1130-0 
& K-GCRD-
SOP-1151-1  

Sediments 
may be 

frozen for 
storage 

Surface and 
Ground 
Water 

Dissolved 
Oxygen 

mg/L NA NA 
4 per 
year 

up to 
30 per 
event 

NA** 

Measured in 
the field  

K-IO-SOP-
1260-2 

Based on 
EPA Method 

360.1 

Surface and 
Ground 
Water 

pH pH NA NA 
4 per 
year 

up to 
30 per 
event 

NA** 

Measured in 
the field  

K-IO-SOP-
1260-2 

Based on 
EPA Method 

150.2 

Surface and 
Ground 
Water 

Temperature °C NA NA 
4 per 
year 

up to 
30 per 
event 

NA** 

Measured in 
the field  

K-IO-SOP-
1260-2 

Based on 
EPA Method 

170.1 
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Surface and 
Ground 
Water 

ORP mV NA NA 
4 per 
year 

up to 
30 per 
event 

NA** 

Measured in 
the field  

K-IO-SOP-
1260-2 

No EPA 
Method 

Surface and 
Ground 
Water 

Sp. Cond µS/cm NA NA 
4 per 
year 

up to 
30 per 
event 

NA** 

Measured in 
the field  

K-IO-SOP-
1260-2 

Based on 
EPA Method 

120.1 

**Analyze immediately during sample collection. 

 

B.6 Sample Shipment 

 

Samples will be driven to RSKERC via field crew. If shipment is required, ship overnight to: 

Kenneth J. Forshay 

U.S. Environmental Protection Agency 

Robert S. Kerr Environmental Research Center 

919 Kerr Research Drive 

Ada, Oklahoma 74820 

(580) 436-8912 (phone) 

forshay.ken@epa.gov 

 

Shipping and handling procedures 

Samples will be packed in ice chests and driven back to Kerr Lab on ice. Samples to be sent to 

other labs, such as UC Davis, will be shipped from Kerr Lab. 

Samples collected that have finite holding times will not be archived beyond one year. 

Filtered N and O isotopes of nitrate in water and soil samples following denitrification assay 

sample removal will be stored frozen at -10 to -20ºC at Kerr Lab. 

Upon collection, samples will be documented, and all transfers of custody will be noted to 

include sample login (Analytical Sample Record) form in each ice chest. 
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SECTION C – ASSESSMENT AND OVERSIGHT 
 
C.1 Assessments and Response Actions 
 
For QA Category B projects, QA audits are conducted at the discretion of management and/or 

the QA Manager.  QA audits will be conducted in accordance with ORD QA Policy titled Audits 

of Technical and Quality Systems.   

 

Draft publications resulting from this project will undergo ORD clearance in STICS prior to 

dissemination as required by ORD Policy titled ORD Clearance Policy and Procedures and 

CESER SOP titled Standard Operating Procedure for Product Clearance.   

 

C.2 Reports to Management 
 
Results of QA audits will be reported in accordance with ORD QA Policy titled Audits of 

Technical and Quality Systems.  Implementation of corrective actions for audit findings will be 

verified by the QA Manager, and status of implementation tracked through closure.  

 

Publications resulting from this project will undergo ORD clearance in STICS and external peer-

review of the journal article(s)..  

 

 

SECTION D – DATA VALIDATION AND USABILITY 
 
D.1 Data Review, Verification and Verification Methods 
 
Data sets will be verified for completeness, correctness, and conformance with the methods. Data 

verification will begin with the analysts in the laboratory and the personnel in the field conducting 

field measurements, monitoring the results in real-time or near real-time. For the GCRD Labs at 

RSKERC, data verification includes peer analysts in the labs and the team leader. The GCRD 

Lab process will evaluate the data at the analyte and sample level by comparing results of the QC 

checks against the SOP performance criteria. 

For field measurements, the Project Lead will verify the field data collected to ensure they meet 

requirements as defined in the QAPP. 

Any data that does not conform will be flagged to alert the PI.  The PI will further examine flagged 

data to determine if it is acceptable.  While [ K-GCRD-SOP-1130-0 RSKSOP-322] (for KCl 

extraction of sediments) has acceptance limits at 80-120% recovery for matrix spikes, for the 

purposes of this project, 70-130% recovery is acceptable. The PI will evaluate or validate project data 

to ensure they meet project requirements. This may include range checking for outliers, reviewing 

project notebooks, etc.  

 

The highest probability for data integrity problems is likely to arise from data transcription 

errors. Data integrity will be controlled via a 10% check conducted after all data transcriptions. 

This will follow transcription from both paper records (Appendix) and electronic data reports. 

All checks will be documented by the reviewer.   
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Statistical Analyses 

 

Statistical analyses will be performed on the data sets to compare means and make inferences. 

For example, denitrification rate data structured by season, treatments, and habitat types will be 

compared using general linear model analysis of variance (GLM ANOVA) based on a factorial 

design and Tukey’s pairwise post-hoc test in SPSS for within factor comparisons. Comparisons 

of water chemistry parameters will be done using analysis of variance (ANOVA) with 

appropriate post-hoc tests (probably Tukey’s HSD, but it depends on variance in the data) to 

compare geomorphic structures, and season, regression analyses will be performed on 

denitrification rates, physical, and chemical parameters to determine other potential drivers of 

denitrification. These parameters may be added to the GLM ANOVA as covariates as needed 

depending on colinearity.  Descriptive statistics including mean and standard deviation will also 

be calculated for all appropriate measures. There is possibility that the analytical software will 

change to R or something else. We will report this in publication documents. 

 A variety of statistical analyses and methods to be determined will be used to describe the 

diverse data, the previous description is just one example.  

 

 

D.2 Reconciliation with User Requirements 
 

Data will be presented in tabular format or in figures. The data will be evaluated by the project 

lead to ensure they conform to the QA objectives of the project.  Results from all analyses will be 

required to meet data quality objectives or marked with appropriate data qualifiers.   

 

The project lead shall use the results of the data review, verification, and validation process to 

assess whether the data quality meets the project requirements and thereby the user requirements. 

If there are data quality issues that may impact their use, the impact will be evaluated by the project 

lead. The project lead may seek assistance from QA staff as needed. 
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Appendix 1: Groundwater Monitoring Sampling  

Groundwater monitoring wells are sensitive to contamination and water removal. Excessive 

pumping rates or disturbance may alter water levels, degrade the integrity and quality of samples 

for other users, and/or require re-development of the well. Therefore, it is critical to follow the 

protocol and sampling schedule described below. Only those individuals familiar with this 

protocol shall collect samples.  

 

The sampling team includes the following individuals: 

Ken Forshay, EPA, GCRD, Ada, OK 

Katie Buckler, EPA, GCRD, Ada, OK 

Russell Neill, EPA, GCRD, Ada, OK 

 

 

Sampling Schedule: 

The wells shall be installed in 2023 then developed and sampled on a quarterly basis. 

 

Equipment and supplies needed for well sample collection: 

All equipment shall be clean and de-contaminated using DI water prior to arrival in the field or 

in the field between well sites. 

 

1. Cole Parmer peristaltic pump with clean silicone, and polyethylene tubing for each well 

sampled. 

2. Multimeter (Hydrolab or YSI as available) with appropriate flow cell  

3. Electric tape for measuring water level (Solinst, model 101 mini with mm increments) 

4. DI squirt bottle 

5. Nitrile gloves for handling samples and sample equipment 

6. Field Notebook and pen 

7. Sample bottles and filters (Appendix 2).  

8. Large carboy for purge water 

9. Copy of this QAPP and SOPs listed in this QAPP.  

Well Sampling Order of Data Collection: 

1. Inspect the exterior and interior of the well for damage. Note any irregularities. 

2. Open the well and measure water table depth with electric tape if sondes or loggers are 

not present, otherwise remove sondes or loggers and allow water level to equilibrate (2 

minutes) then measure water level. 

3. Determine purge volume 

4. Purge then measure field parameters  

5. Collect samples 

6. Measure total volume extracted 

7. Deploy new sondes and loggers 

8. Lock well and pick up any debris 

9. Notes on sample handling 

10. Decontamination 

 

1. Inspection: Inspect wells to assure that they have not been tampered with, the locks are 

secure, and the seal at the well pipe-ground contact is intact. Note any irregularities. 
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2. Water Level Measurement: Prior to sampling, obtain water level with a water tape [K-

GCRD-SOP-1132-0  as depth below top of PVC well casing. Record the date, time to the 

minute, well identification number, depth below top of PVC well casing. At certain 

specified sampling times (up to 4 per year), deploy self-contained water level/temperature 

loggers [K-GCRD-SOP-1134-0 )] to 5 cm above bottom of each well. At certain 

specified sampling times (up to 4 per year), retrieve water level/temperature data loggers 

note logger id on data sheet, stop the logger(s) using either the Solinst Levelogger (v. 

3.1.1 or later) or the Diver-Office Software (v. 2012.1 or later), and store the data files to 

OneDrive 

https://usepa.sharepoint.com/:f:/r/sites/ForshayResearchGroupEnhancementTeam/Shared

%20Documents/General/NormanWetland?csf=1&web=1&e=Dax7Er  

a. If no sondes are present, measure depth to water with pre-cleaned, two-wire depth 

gauge by two consecutive readings that agree to the nearest 1 mm. 

b. If sondes or loggers are present, remove the devices and allow the well to 

equilibrate (~ 2 minutes), then measure as described in 2a.  

 

 

3. Well Extraction Volume Calculation: Use the following equation to determine purge 

volume. 

𝑃𝑢𝑟𝑔𝑒 𝑉𝑜𝑙𝑢𝑚𝑒 𝑖𝑛 𝑚𝐿 = 3 × 𝜋𝑟2H                   Equation 1 

 

Where:  H = height of water in cm 

 r = ½ diameter of well casing in cm 

 

 

 

4. Well Purging and field-parameter measurement: Monitoring wells will be purged 

using a peristaltic pump. Purging shall proceed until three (3) well volumes are removed 

(see Eqn. 1). Do not pump at flow rates above 500 ml min-1 

a. Calibrate Hydrolab or YSI probes following user’s manual  

b. Rinse probes and flow cell, including threads with DI or distilled water 

c. Attach peristaltic pump head to clean polyethylene tubing and insert into the well. 

Set the tubing inlet approximately 6 inches from the bottom. 

d. Begin pumping / purging, set pump to flow rate of <500 ml min-1, collect effluent 

in carboy or bucket.  

e. There will often be sediment on the bottom of the well. Allow sediment to clear 

out of well and tubing. If sediment does not clear, lower the tube into the 

sediment to remove sediment source and purge until the water runs clear. 

f. Rinse tubing with sample water 

g. Begin filling flow cell  

h. Turn on stir bar if present when cell is full  

i. Allow probe values to equilibrate, i.e. temp, pH, DO (> 1 minute) 

j. Measure pH, temperature, dissolved oxygen, Oxidation Reduction Potential 

(ORP) and specific conductivity continuously. After at least three (3) well 

volumes are removed, record probe parameters when readings of all three 
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parameters have stabilized to within 0.5 degrees C, 0.1 pH unit, and 5% for other 

parameters.  

5. Fill sample bottle at flow rate < 500 ml/min 

a. See appendix 2 for details on samples that need to be collected 

b. Rinse sample bottles with sample water 

c. Collect samples 

d. Filter and acidify as needed 

e. Place water samples on ice and refrigerate at 1-6ºC as soon as possible. 

f. Notes should be taken on the visible condition of the water extracted- cloudy, 

rusty, muddy, presence of an odor, etc. 

6. Extraction volume measurement: The total volume of water extracted shall be 

measured by filling and emptying a large container such as a 20 liter carboy or other 

suitable measuring device. After each fill, the water should be disposed at least 3 meters 

from the pumping well. The total volume extracted should be entered in the field notes as 

the sum of all sample and purge water. 

7. Deploy new sondes and loggers: Be sure to record time of deployment and place the 

removed sondes or loggers in a labeled bag. 

8. Lock the well cap and clean up.  Make any additional notes. 

9. Details on sample and data handling and shipping: Sample-holding times should be 

limited to those required by the Ada EPA lab for particular sample types. Sample 

collection date and shipping should be coordinated with the Ada lab to assure that these 

times are met.  Samples for dissolved analyses should be filtered through a pre-

combusted GF/F filter. Approximately 5 milliliters of filtered sample should be 

discharged through the filter before filling the sample bottle. Samples should be packed 

in ice in a cooler immediately after collection. Samples should be shipped the day of or 

day after collection and shipped to the lab to arrive within 24 hours because some holding 

times are as short as 48 hours. See the attached sample collection protocol (appendix 2) 

and data sheet (appendix A2). Note the following on the data sheet for each well 

(appendix A2). 

a. Date  

b. Well identification number 

c. Time the well is opened 

d. Personnel 

e. Data recorded as described above: Start and end time for purging  

f. Purge method and total volume removed 

g. All measurements as described in the protocol 

 

 

The remaining water samples shall be shipped or delivered overnight to: 

Kenneth J. Forshay 

U.S. Environmental Protection Agency 

Robert S. Kerr Environmental Research Center 

919 Kerr Research Drive 

Ada, Oklahoma  74820 

(580) 436-8912 (phone) 

(580) 436-8703 (fax) 
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forshay.ken@epa.gov 

  

 

10. Equipment decontamination: The equipment should be cleaned and rinsed with DI 

water. 

  

520

Item 31.



Nature based infrastructure for water reuse in floodplain river systems K-GCRD-0033866-QP-1-2 

31 

Appendix 2: Requirements and protocol for water sample collection 

 

Several sample types will be collected during this effort. Some samples will require direct 

collection into sample vials, others will require filtering and some type of preservation prior to 

leaving the field, and others only require that the sample be placed on ice prior to shipping to the 

lab. 
 Sample Bottle type Bottle Volume Prep and 

Preservation 

Analytes Holding 

Time 

Destination Comments 

Alkalinity HPDE 125 ml Not filtered 

Store cold 1-6 deg 

C 

Alkalinity up to 14 

days 

EPA General 

Parameters 

Lab Ada, OK 

  

Total Nutrients (not 

filtered, acidified) 

HPDE 125 ml Not filtered, 

Acidified to pH <2 

with sulphuric acid. 

Store cold 1-6 deg 

C 

Total P, Total 

N 

up to 28 

days 

EPA General 

Parameters 

Lab Ada, OK 

  

Dissolved 

Nutrients(Filtered & 

Acidified) 

HPDE 125 ml Filtered and 

Acidified to pH <2 

with sulphuric acid. 

Store cold 1-6 deg 

C 

TDN, TDP, 

NH4+, 

(NO2+NO3-) 

up to 28 

days 

EPA General 

Parameters 

Lab Ada, OK 

  

Nutrients and Anions 

(Filtered Only) 

HPDE 125 ml Filtered not 

Acidified. Store 

cold 1-6 deg C 

Br-, NO2-(N), 

NO3-(N), Cl-, 

I-, SO4
2- and 

PO4
3- 

48 Hrs 

for N 

and P, 28 

days for 

others 

EPA General 

Parameters 

Lab Ada, OK 

  

Dissolved Organic 

Carbon 

Glass VOA vials Two x's 40 ml Filtered not 

Acidified. Store 

cold –1-6 deg C 

Dissolved 

Organic 

Carbon 

up to 7 

days 

EPA General 

Parameters 

Lab Ada, OK 

  

Total Organic 

Carbon 

Glass VOA vials Two x's 40 ml Not filtered not 

Acidified. Store 

cold –1-6 deg C 

Total Organic 

Carbon 

up to 7 

days 

EPA General 

Parameters 

Lab Ada, OK 

  

Dissolved Metals HPDE 60 ml Filtered and 

Acidified to pH <2 

with nitric acid. 

Store room temp 

"Full Suite" to 

include Fe, 

Na, Ca, Mg, 

Mn,  

6 mos  GCRD metals 

lab 

  

Dissolved Gas Glass Serum vials 

with crimp caps 

Three x’s 60 ml Not filtered 

Capped with teflon-

lined  butyl rubber 

septa without 

bubbles. Store cold 

1-6 deg C 

CO2, N2O, 

CH4 and H2 

7 days Current – EPA 

General 

parameters lab 

Ada, OK 

Crimp vials until 

the cap cannot be 

turned by hand 

Nitrate Isotopes HPDE 125 ml Filtered 

Freeze to -20 deg C 

del15N and del 
18O 

Stable 

Holding 

time not 

known 

Ken Forshay, 

EPA Lab Ada, 

OK 

  

Water Isotopes Glass VOA vials 

Or conical cap 

scintillation vials 

40 ml Not filtered 

Room temp or 1-6 

deg C 

Isotopes of 

water, H & O 

Stable EPA GP lab 

Lab Ada, OK 

  

Total Inorganic 

Carbon 

Glass VOA vials 

Same vials as 

TOC 

Two x's 40 ml Not filtered not 

Acidified. Store 

cold 1-6 deg C 

Total 

Inorganic 

Carbon 

14days EPA General 

Parameters 

Lab Ada, OK 

  

Dissolved Inorganic 

Carbon 

Glass VOA vials 

Same vials  as 

DOC 

Two x's 40 ml Filtered not 

Acidified. Store 

cold 1-6 deg C 

Dissolved 

Inorganic 

Carbon 

14days EPA General 

Parameters 

Lab Ada, OK 

  

  

 

Once readings from the multi-parameter probe are stable and have been recorded, continue 

pumping at the same rate, but remove the inflow to the meter and use this line to fill sample 

bottles below in the following sequence. 
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1. Directly filled bottles: 

a. Dissolved gas: collect water directly into 60ml serum bottle to the very top. Allow 

water to overflow, then seal with the teflon-lined/butyl rubber cap and crimp cap, 

avoiding any air bubbles and delay in sealing. Test seal by twisting crimp cap. If 

it moves re-crimp, if it continues to move a new capper is needed. If necessary, 

the small vials can be filled and sealed under water in a larger container to avoid 

gas bubbles. These samples will be shipped to GCRD for N2O, CH4, and CO2 

analysis. 

 

b. Total Nutrients (Total N, Total P): collect total nutrient samples in the field in 125 

ml certified clean nutrient bottles (HDPE) or HCl washed and DI rinsed HDPE 

bottles. These samples will be preserved with H2SO4 at pH < 2 and kept on ice or 

refrigerated. Bottles should only be filled to the shoulder in case they are frozen. 

 

c. Total Organic Carbon & Total Inorganic Carbon (TOC&TIC): collect water 

directly into two 40 ml VOA vials (certified clean glass vials with Teflon septa).  

 

d. A 125 ml polyethylene bottle should be filled and sent for analyses at GCRD 

including alkalinity. 

 

e. Water Isotopes: fill a 40 ml glass isotope vial with cap with unfiltered water until 

overflowing before capping. Try to eliminate any headspace in the vial. This 

sample does not need to be held on ice.   

 

2. Filtered samples: 

a. Dissolved nutrients and anions (TDN, TDP, SRP (o-PO4), NH4, NO3, NO2, Br, Cl, 

I, and SO4), collect in the field directly in a large (1-4 liter) certified clean or HCl 

washed and DI rinsed polyethylene bottle in the field or filter all samples directly. 

From the container, water for filtering can be gathered, except for Carbon and 

metals (which should be filtered immediately). Filter using pre-combusted 

Whatman GF/F filters in acid washed syringe holders (typically 25mm diameter) 

or Inject filtered sample directly into two 125 ml clean HDPE bottles. Fill to the 

shoulder. One of these bottles should be acidified with H2SO4 pH< 2. The other 

should be left without acid. The samples should be shipped immediately, but can 

be frozen and stored for later shipment if necessary. Holding times for Nitrate and 

SRP are 48 hours unless frozen. 

 

b. Stable isotopes of Nitrate: Collect one 125 ml clean HDPE (polyethylene) bottle 

filled to the shoulder with syringe-filtered water as described above. Freeze this 

sample as soon as possible. Holding time is not documented, but Nitrate is quite 

stable in frozen solution (Avanzino and Kennedy 1993) particularly in low 

calcium waters (Gardolinski et al. 2001). 

 

c. Dissolved Metals:  Using a syringe and filter, filter water directly into a 125 ml 

HDPE bottle up to the shoulder. Add HNO3 to bring pH < 2. Filter immediately 

because oxidation may cause precipitation of metals that will be filtered out. 
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Holding time is 28 days after preservation for mercury and six months for other 

metals, but should be sent to GCRD immediately. This sample does not need to be 

held on ice. 

 

d. Dissolved Organic Carbon and Dissolved Inorganic Carbon (DOC & DIC): Filter 

40 ml directly into two 40 ml VOA vials using a syringe filter. Holding time is 7 

days, should be sent to GCRD immediately on ice. 

 

3. QA/QC: Collect field duplicates every 10th point (well or surface water) sample and an 

additional duplicate every 20th sample for lab spikes and recovery for carbon samples 

only. The sample volumes are sufficient for spikes for other parameters. Create 

Equipment Blanks using DI or ultrapure water, processed through sampling apparatus, 

filtered, acidified and collected into sample bottles on each day of sampling as done for 

the constituents of interest. Provide samples of the original blank water without running 

through equipment for each week of equipment blanks to total three samples. These 

samples should be bottled and preserved like field samples and designated as Blank 

Source Water or Field Blanks and identify the source.  A Trip Blank will be included in 

each ice chest with samples for dissolved gases (bottles are filled with blank water in lab 

prior to shipment to field). 

4. Storage: All samples should be collected, transported on ice (ice is not required for 

metals and water isotope samples), and shipped to GCRD. The samples with short 

holding times (i.e. un acidified samples of nitrate, nitrite, and phosphate) must be sent as 

soon as possible. 
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FS.1 NORMAN FLOODPLAIN FIELD SHEET 

  Field ID________________     GPS__________                                                                                                       Page ______ of ______ 

Sampling 

Date 

Sample 

Type 
Comments  Samples Collected Field Measurements 

 

 

 

Surface 

Water 

 

or 

 

Ground 

Water  

 

or  

 

Blank 

Water 

 

 

 

 

 

 

Water (F-filtered or NF-nonfiltered): 

____  Nutrients Dissolved; 125ml HDPE; Acidified (H2SO4); F 

____  Nutrients Dissolved; 125ml HDPE; Not Acidified; F 

____  Nutrients Total; 125ml HDPE; Acidified (H2SO4); NF 

 ____ Alkalinity; 125ml HDPE; NF 

____  Dissolved gas; 2-60 ml glass bottles; NF  

____  Metals; 60 ml round HDPE; Acidified ( HNO3 ); F 

____  Water isotopes; 40 ml glass vial; NF 

____  TOC/TIC; 2-40 ml glass vial; NF 

____  DOC/DIC; 2-40 ml glass vial; F 

____  N and O isotopes; 60 ml round HDPE; F 

Temp (°C):    

BP (mmHg): 

Sp.Cond. 

(µS/cm): 

DO (%sat): 

DO (mg/L): 

pH: 

ORP (mV): 

Turbidity (NTU):  

Inspection Notes:  

Note of sondes/data loggers present:  Time removed:_________________  Time redeployed: __________________ 

Time Well Opened____________ &  Closed _________ Depth to well bottom (m): ___________ 

Depth to water (m):          ___________ 

Height of water    (m):       ___________ 

Total Volume of water 

removed from well (est. L): 

Purge Time Start ______________ & End ___________ 

Personnel: Purge Volume (L):  
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FS.2 Calibration Data Sheet 

Date: ________________________ 

Project: ____________________________________________ 

Sonde Description:____________________________(Serial # ) 

Barometric pressure from Airport:______inches  of Hg = _________X 25.4 mm of Hg = ______mm of Hg 

Temperature: _________________ (no calibration needed) 

  Calibration 

Standard Value  

AM reading 

after 

calibration 

QA Requirement  

(differences are AM 

vs. PM)  

PM reading 

after last 

sample 

QA Check 

AM vs.PM  

Sp. Con (DI 

Water) 

0 (blank)  <5 µS/cm   

Sp. Cond  

(~1000 

microseimens) 

  +/- 10% difference   

LDO %              

@______mmHg 

 +/- 10% difference 
 

  

LDO (with DI 

water) 

  +/- 10% difference   

pH 4 4.00  +/- 0.5   

pH 7 7.00  +/- 0.5   

pH 10 10.00  +/- 0.5   

ORP   +/- 10% difference   

Turbidity  

(DI Water) 

0 (blank)  <5 NTU   

Turbidity 

(~1000 NTU) 

  +/- 10% difference   
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FS.3 Calibration Solution Data Sheet 

Personnel: ________________________________________________ 

Calibration Solutions Used 

Project: ____________________________________________    Date:________________ 

Personnel: ________________________________________________ 

1. Conductivity Solutions  

Lot #_________________Part#_____________for   ________________microsiemens  

Expiration Date: _________________________________ 

Lot #_________________Part#_____________for   ________________microsiemens  

Expiration Date: _________________________________ 

Lot #_________________Part#_____________for   ________________microsiemens  

Expiration Date: _________________________________ 

Vendor/Company Name: ___________________________________________________ 

2. ORP Solutions 

Lot #_________________Part# _____________  Expiration Date:__________________ 

Vendor/Company Name: ___________________________________________________ 

3. pH Buffer Solutions 

Lot #_________________Part# _____________ for   ________________pH   

Expiration Date__________ 

 

Lot #_________________Part# _____________ for   ________________pH   

Expiration Date__________ 

 

Lot #_________________Part# _____________ for   ________________pH   

Expiration Date__________ 

Vendor/Company Name: ___________________________________________________          

4. Turbidity Solutions 

Lot#________________Part#           ____________for________________NTU 

Expiration Date_________ 

 

Lot#________________Part#           ____________for________________NTU 

Expiration Date_________ 

Vendor/Company Name: ___________________________________________________ 
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REFUNDS/REIMBURSEMENTS MISCELLANEOUS RISK MANAGEMENT ACCOUNT 

RECEIVED FROM INSURANCE COMPANIES TO REPAIR AND REPLACE TRAFFIC SIGNAL 

EQUIPMENT OR TRAFFIC SIGNS DAMAGED IN TRAFFIC COLLISIONS.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: August 22, 2023 

REQUESTER: Katherine Coffin 

PRESENTER: Awet Frezgi, Traffic Engineer 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF RESOLUTION R-2324-32:  A RESOLUTION OF THE 
COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, APPROPRIATING 
$56,146.16 FROM THE REFUNDS/REIMBURSEMENTS 
MISCELLANEOUS RISK MANAGEMENT ACCOUNT RECEIVED FROM 
INSURANCE COMPANIES TO REPAIR AND REPLACE TRAFFIC SIGNAL 
EQUIPMENT OR TRAFFIC SIGNS DAMAGED IN TRAFFIC COLLISIONS. 

  

  

BACKGROUND: 
 

The City’s Traffic Control Division maintains more than 170 traffic and pedestrian signals 
citywide using $105,291 in the Division’s operating budget (approximately $620 per signalized 
intersection per year). These funds are used for the purchase of replacement traffic signal 
system components needed for the safe and efficient operation of our traffic signals.  In addition, 
the Division also maintains approximately 30,000 traffic control signs throughout the City of 
Norman using $44,480 in the Division’s operating budget (approximately $1.49 per sign per 
year).  These funds are used for the purchase of the replacement sign components needed for 
the safe and efficient navigation of our roadways. 
 

On May 3, 2020, a traffic collision occurred at the intersection of Lindsey Street and McGee 
Drive causing damage to a pedestrian traffic pole installation.  The responsible driver was 
identified for collection purposes. City forces repaired the damage at the location totaling 
$5,783.25.  On June 2, 2023, a $300 cash was collected from the responsible party for partial 
payments and a balance of $2,103.25 remains.  The $300 check was deposited into the 
Refunds/Reimbursements Risk Management account. 
 
On October 15, 2020, a traffic collision occurred at the northwest corner of Pickard Avenue 
intersection with Boyd Street damaging a stop sign installation.  The responsible driver was 
identified for collection purposes. City forces contracted repair of the damage at this location.  
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On May 22, 2023, a $141.47 check was collected from the insurance company of the responsible 
party.  The check was deposited into the Refunds/Reimbursements Risk Management account. 
 
On December 27, 2020, a traffic collision occurred at the southeast corner of 36th Avenue NW 
intersection with Franklin Road damaging a stop sign installation.  The responsible driver was 
identified for collection purposes. City forces contracted repair of the damage at this location.  
On May 30, 2023, a $258.36 check was collected from the insurance company of the responsible 
party.  The check was deposited into the Refunds/Reimbursements Risk Management account. 
 
On April 5, 2021, a traffic collision occurred at the southeast corner of 26th Avenue SW 
intersection with Main Street damaging a stop sign installation.  The responsible driver was 
identified for collection purposes. City forces contracted repair of the damage at this location.  
On June 1, 2023, a $175.96 check was collected from the insurance company of the responsible 
party.  The check was deposited into the Refunds/Reimbursements Risk Management account. 
 
On December 23, 2021, a traffic collision occurred at the southeast corner of 60th Avenue NW 
intersection with Robinson Street damaging a stop sign and two (2) chevron signs installation. 
The responsible driver was identified for collection purposes. City forces contracted repair of the 
damage at this location.  On June 6, 2023, a $317.64 check was collected from the insurance 
company of the responsible party.  The check was deposited into the Refunds/Reimbursements 
Risk Management account. 
 
On October 11, 2022, a traffic collision occurred near the intersection of State Highway 9 and 
12th Avenue SE causing damage to a traffic signal cabinet and pedestal pole assembly at the 
southeast corner.  The responsible driver was identified for collection purposes. City forces 
repaired the damage at this location.  On June 1, 2023 a $22,837.99 check was collected from 
the insurance company of the responsible party. The check was deposited into the 
Refunds/Reimbursements Risk Management account. 
 
On December 17, 2022, a traffic collision occurred at the northeast corner of Robinson Street 
intersection with Crossroads Boulevard damaging a pedestal pole assembly installation. The 
responsible driver was identified for collection purposes. City forces contracted repair of the 
damage at this location.  On June 1, 2023, a $1,011.16 check was collected from a personal 
check of the responsible party.  The check was deposited into the Refunds/Reimbursements 
Risk Management account. 
 
On January 13, 2023, a traffic collision occurred at the northwest corner of Tecumseh Road 
intersection with the northbound I-35 off-ramp damaging a traffic signal pole installation. The 
responsible driver was identified for collection purposes. City forces contracted repair of the 
damage at this location.  On June 1, 2023, a $252.67 check was collected from the insurance 
company of the responsible party.  The check was deposited into the Refunds/Reimbursements 
Risk Management account. 
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On January 27, 2023, a traffic collision occurred at the north side of Tecumseh Road, west of 
60th Avenue NW causing damage to a speed limit sign installation.  The responsible driver was 
identified for collection purposes.  City forces repaired the damage at the location.  On June 6, 
2023, a check in the amount of $229.51 was collected from the insurance company for the 
responsible party.  The check was deposited into the Refunds/Reimbursements Risk 
Management account. 
 
On February 25, 2023, a traffic collision occurred near the intersection of Chautauqua Avenue 
at Imhoff Road causing damage to a traffic signal cabinet assembly at the southwest corner.  
The responsible driver was identified for collection purposes. City forces repaired the damage 
at this location.  On July 5, 2023 a $30,621.40 check was collected from the insurance company 
of the responsible party. The check was deposited into the Refunds/Reimbursements Risk 
Management account. 
 
DISCUSSION: 
 
The continuing number of traffic collisions involving damage to traffic control equipment depletes 
the City’s inventory of spare units.  Replacement units are necessary in order to address future 
emergency situations.  The Division does not have adequate funding in its operating budget to 
purchase replacements units and needs to access the funds collected from the insurance 
companies in order to do so. 
 
Funds collected to date from the previously described incidents total $55,023.22 for damages to 
traffic signal/street light equipment and $1,122.94 for damages to traffic signs. 
 
RECOMMENDATION: 
 
Staff recommends the approval of Resolution R-2324-32 for the appropriation of $55,023.22 
from Refunds/Reimbursements Risk Management (Account 439-365264) to Traffic Maintenance 
Supplies-Traffic Signal Parts (Account 10550223-43212).  These funds will be used for the 
purchase of replacements for the equipment damaged in the respective collisions.  In addition, 
staff recommends the appropriation of $1,122.94 from Refunds/Reimbursements Risk 
Management (Account 439-365264) to Traffic Maintenance Supplies-Traffic & Street Signs 
(Account 10550223-43213).  These funds will be used for the purchase of replacements for the 
signs damaged in the respective collisions. 
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33. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
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FUNDING FOR WIDENING OF ROCK CREEK ROAD WITH NEW TRAFFIC SIGNALS 
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: August 22, 2023 

REQUESTER: Katherine Coffin 

PRESENTER: David Riesland, Transportation Engineer 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF RESOLUTION R-2324-34:  A RESOLUTION OF THE 
COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, REQUESTING 
$4,197,553.76 IN STBG-UZA FUNDING FOR WIDENING OF ROCK CREEK 
ROAD WITH NEW TRAFFIC SIGNALS AT 12TH AVENUE NW AND AT 
TRAILWOODS DRIVE IN NORMAN. 

 
  

BACKGROUND: 
The 2022 –Infrastructure Investment and Jobs Act (IIJA Act) federal transportation funding bill 

allocates approximately $40 million in Federal funds per year for the implementation of eligible 

transportation improvements in the Oklahoma City metropolitan area. Ten percent of this 

appropriation is used to fund safety projects at 100% of their construction cost. 

Every year, the Association of Central Oklahoma Governments (ACOG) coordinates a regional 

evaluation process that identifies transportation improvements eligible for federal funding. 

Individual projects are rated and compared to one another using a pre-established criterion. The 

process ends with the formulation of the region’s transportation improvement program and the 

decision to use federal funds to pay for a significant portion of the cost of the higher priority 

projects. 

DISCUSSION: 
On or before October 31, 2023, staff will submit the twenty highest ranked projects for 
consideration in the formulation of ACOG’s 2026-2027 Transportation Improvement Program 
update.  To be eligible, each submitted project must have a programming resolution submitted for 
the project.  The resolution that is submitted must match the most recent cost estimate and, if 
approved, will be resubmitted to ACOG at that time. 

RECOMMENDATION: 
Staff recommends approval of Resolution R-2324-34, requesting $4,197,553.76 in federal 
Surface Transportation Block Grant/Urbanized Area (STBG/UZA) funds for 80% of the 
construction cost of the Rock Creek Road Widening with New Traffic Signals at 12th Avenue NW 
and at Trailwoods Drive project. 
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                                                                                                                                                   R-2324-34 
 

A RESOLUTION OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, REQUESTING $4,197,553.76 IN STBG-
UZA FUNDING FOR WIDENING OF ROCK CREEK ROAD WITH 
NEW TRAFFIC SIGNALS AT 12TH AVENUE NW AND AT 
TRAILWOODS DRIVE IN NORMAN. 
 

§ 1. WHEREAS, Federal STP/UZA funds have been made available for the construction of 
eligible urban projects; and 

 
§ 2. WHEREAS, the Council of the City of Norman has selected a roadway improvement project 

described as follows: 
 

Widening of Rock Creek Road and traffic signal installation at 12th Avenue NW 
and at Trailwoods Drive  
 

§ 3. WHEREAS, the engineer's preliminary estimate of total construction cost is $5,246,942.20 
and Federal participation under the terms of the 2022 –Infrastructure Investment and Jobs Act 
(IIJA Act), relating to STP/UZA funds is hereby requested in the amount of $4,197,553.76 or 
80.00% of the construction cost. 

 
§ 4. WHEREAS, the City of Norman will arrange for a qualified engineer to furnish engineering 

services for the preparation of detailed plans, specifications, and estimates; and 
 
§ 5. WHEREAS, the City of Norman agrees to provide satisfactory maintenance after completion; 

and 
 
§ 6. WHEREAS, the City of Norman agrees to provide, at its sole cost, all required right-of-way 

necessary and to relocate any utilities required/affected by this project; and 
 
§ 7. WHEREAS, the City of Norman agrees, as a condition to receiving any Federal financial 

assistance from the Oklahoma Department of Transportation, that it will comply with Title VI 
of the Civil Rights Act of 1964, 78 Stat. 252, 42. U.S.C. 2000d et seq., and all requirements 
imposed by or pursuant to Title 49, Code of Federal Regulations, Department of 
Transportation, Subtitle A, Office of the Secretary, Part 21, "Nondiscrimination of Federally-
Assisted Programs of the Oklahoma Department of Transportation-Effectuation of Title VI of 
the Civil Rights Act of 1964"; and 

 
§ 8. WHEREAS, the City of Norman agrees to become jointly responsible, with the Oklahoma 

Department of Transportation and the contractor as co-applicants, for meeting all 
Environmental Protection Agency (E.P.A.) requirements for storm water runoff from this 
project. Further, if required, the City agrees to file jointly with the Department and the 
contractor, the general National Pollutant Discharge Elimination System (N.P.D.E.S.) permit   
with the E.P.A. which authorizes the storm water discharges associated with activity from        
the  construction site identified in this resolution; and 
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R-2324-34 
 
 
NOW, THEREFORE, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA: 
 
 
§ 9. That the State Transportation Commission is hereby requested to concur in the selection of 

this project for construction and to submit same to the Federal Highway Administration for 
their approval. 

 
 
PASSED AND ADOPTED THIS _________________ day of _____________________, 2023. 
 
 
 
 
                                                                                                 ___________________________ 

                                                                                            Mayor 
 
 
ATTEST: 
 
 
 
__________________________________ 
City Clerk 
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: August 22, 2023 

REQUESTER: Katherine Coffin 

PRESENTER: David Riesland, Transportation Engineer 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF RESOLUTION R-2324-35:  A RESOLUTION OF THE 
COUNCIL OF THE CITY OF NORMAN, OKLAHOMA REQUESTING 
$3,446,653.60 IN STBG-UZA FUNDING FOR WIDENING OF 
CONSTITUTION STREET BETWEEN JENKINS AVENUE AND CLASSEN 
BOULEVARD IN NORMAN. 

 
  

BACKGROUND: 
The 2022 –Infrastructure Investment and Jobs Act (IIJA Act) federal transportation funding bill 

allocates approximately $40 million in Federal funds per year for the implementation of eligible 

transportation improvements in the Oklahoma City metropolitan area. Ten percent of this 

appropriation is used to fund safety projects at 100% of their construction cost. 

Every year, the Association of Central Oklahoma Governments (ACOG) coordinates a regional 

evaluation process that identifies transportation improvements eligible for federal funding. 

Individual projects are rated and compared to one another using a pre-established criterion. The 

process ends with the formulation of the region’s transportation improvement program and the 

decision to use federal funds to pay for a significant portion of the cost of the higher priority 

projects. 

DISCUSSION: 
On or before October 31, 2023, staff will submit the twenty highest ranked projects for 
consideration in the formulation of ACOG’s 2026-2027 Transportation Improvement Program 
update.  To be eligible, each submitted project must have a programming resolution submitted for 
the project.  The resolution that is submitted must match the most recent cost estimate and, if 
approved, will be resubmitted to ACOG at that time. 

RECOMMENDATION: 
Staff recommends approval of Resolution R-2324-35  requesting $3,446,653.60 in Federal 
Surface Transportation Block Grant/Urbanized Area (STBG/UZA) funds for 80% of the 
construction cost of the Constitution Street Widening between Jenkins Avenue and Classen 
Boulevard project. 
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                                                                                                                                                   R-2324-35 
 

A RESOLUTION OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, REQUESTING $3,446,653.60 IN STBG-
UZA FUNDING  FOR WIDENING OF CONSTITUTION STREET 
BETWEEN JENKINS AVENUE AND CLASSEN BOULEVARD IN 
NORMAN. 
 

§ 1. WHEREAS, Federal STP/UZA funds have been made available for the construction of 
eligible urban projects; and 

 
§ 2. WHEREAS, the Council of the City of Norman has selected a roadway improvement project 

described as follows: 
 

Widening of Constitution Street between Jenkins Avenue and Classen 
Boulevard 
 

§ 3. WHEREAS, the engineer's preliminary estimate of total construction cost is $4,308,317.00 
and Federal participation under the terms of the 2022 –Infrastructure Investment and Jobs Act 
(IIJA Act), relating to STP/UZA funds is hereby requested in the amount of $3,446,653.60 or 
80.00% of the construction cost. 

 
§ 4. WHEREAS, the City of Norman will arrange for a qualified engineer to furnish engineering 

services for the preparation of detailed plans, specifications, and estimates; and 
 
§ 5. WHEREAS, the City of Norman agrees to provide satisfactory maintenance after completion; 

and 
 
§ 6. WHEREAS, the City of Norman agrees to provide, at its sole cost, all required right-of-way 

necessary and to relocate any utilities required/affected by this project; and 
 
§ 7. WHEREAS, the City of Norman agrees, as a condition to receiving any Federal financial 

assistance from the Oklahoma Department of Transportation, that it will comply with Title VI 
of the Civil Rights Act of 1964, 78 Stat. 252, 42. U.S.C. 2000d et seq., and all requirements 
imposed by or pursuant to Title 49, Code of Federal Regulations, Department of 
Transportation, Subtitle A, Office of the Secretary, Part 21, "Nondiscrimination of Federally-
Assisted Programs of the Oklahoma Department of Transportation-Effectuation of Title VI of 
the Civil Rights Act of 1964"; and 

 
§ 8. WHEREAS, the City of Norman agrees to become jointly responsible, with the Oklahoma 

Department of Transportation and the contractor as co-applicants, for meeting all 
Environmental Protection Agency (E.P.A.) requirements for storm water runoff from this 
project. Further, if required, the City agrees to file jointly with the Department and the 
contractor, the general National Pollutant Discharge Elimination System (N.P.D.E.S.) permit   
with the E.P.A. which authorizes the storm water discharges associated with activity from        
the  construction site identified in this resolution; and 

 
            

538

Item 34.



R-2324-35 
 
 
NOW, THEREFORE, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA: 
 
 
§ 9. That the State Transportation Commission is hereby requested to concur in the selection of 

this project for construction and to submit same to the Federal Highway Administration for 
their approval. 

 
 
PASSED AND ADOPTED THIS _________________ day of _____________________, 2023. 
 
 
 
 
                                                                                                 ___________________________ 

                                                                                            Mayor 
 
 
ATTEST: 
 
 
 
__________________________________ 
City Clerk 
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35. CONSIDERATION OF   ADOPTION, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF RESOLUTION R-2324-37:  A RESOLUTION OF THE COUNCIL

OF THE CITY OF NORMAN, OKLAHOMA REQUESTING $1,120,944 IN STBG-UZA 

FUNDING FOR IMPROVEMENTS AND SIGNALIZATION AT THE 36TH AVENUE NW 

INTERSECTION WITH CRAIL DRIVE IN NORMAN.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: August 22, 2023 

REQUESTER: Katherine Coffin 

PRESENTER: David Riesland, Transportation Engineer 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF RESOLUTION R-2324-37:  A RESOLUTION OF THE 
COUNCIL OF THE CITY OF NORMAN, OKLAHOMA REQUESTING 
$1,120,944 IN STBG-UZA FUNDING FOR IMPROVEMENTS AND 
SIGNALIZATION AT THE 36TH AVENUE NW INTERSECTION WITH CRAIL 
DRIVE IN NORMAN. 

  

BACKGROUND: 
The 2022 –Infrastructure Investment and Jobs Act (IIJA Act) federal transportation funding bill 

allocates approximately $40 Million in Federal funds per year for the implementation of eligible 

transportation improvements in the Oklahoma City Metropolitan Area. 

Every year, the Association of Central Oklahoma Governments (ACOG) coordinates a regional 

evaluation process that identifies transportation improvements eligible for federal funding. 

Individual projects are rated and compared to one another using a pre-established criterion. The 

process ends with the formulation of the region’s transportation improvement program and the 

decision to use federal funds to pay for a significant portion of the cost of the higher priority 

projects. 

DISCUSSION: 
On or before October 31, 2023, staff will submit the twenty highest ranked projects for 
consideration in the formulation of ACOG’s 2026-2027 Transportation Improvement Program 
update.  To be eligible, each submitted project must have a programming resolution submitted for 
the project.  The Resolution that is submitted must match the most recent cost estimate and, if 
approved, will be resubmitted to ACOG at this time. 

RECOMMENDATION: 
Staff recommends approval of Resolution R-2324-37 (Intersection Improvements and 
Signalization at the 36th Avenue NW Intersection with Crail Drive—a location map is attached) 
requesting $1,120,944 in Federal Surface Transportation Block Grant/Urbanized Area 
(STBG/UZA) funds for 80 percent of the construction cost. 
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                                                                                                                                                   R-2324-37 
 

A RESOLUTION OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA REQUESTING $1,120,944 IN STBG-UZA 
FUNDING FOR IMPROVEMENTS AND SIGNALIZATION AT 
THE 36TH AVENUE NW INTERSECTION WITH CRAIL DRIVE 
IN NORMAN. 
 

§ 1. WHEREAS, Federal STP/UZA funds have been made available for the construction of 
eligible urban projects; and 

 
§ 2. WHEREAS, the Council of the City of Norman has selected a roadway improvement project 

described as follows: 
 

Intersection Improvements and Signalization at the 36th Avenue NW 
Intersection with Crail Drive 
 

§ 3. WHEREAS, the engineer's preliminary estimate of total construction cost is $1,101,180.00 
and Federal participation under the terms of the 2022 –Infrastructure Investment and Jobs Act 
(IIJA Act), relating to STP/UZA funds is hereby requested in the amount of $1,120,944.00 or 
80.00% of the construction cost. 

 
§ 4. WHEREAS, the City of Norman will arrange for a qualified engineer to furnish engineering 

services for the preparation of detailed plans, specifications, and estimates; and 
 
§ 5. WHEREAS, the City of Norman agrees to provide satisfactory maintenance after completion; 

and 
 
§ 6. WHEREAS, the City of Norman agrees to provide, at its sole cost, all required right-of-way 

necessary and to relocate any utilities required/affected by this project; and 
 
§ 7. WHEREAS, the City of Norman agrees, as a condition to receiving any Federal financial 

assistance from the Oklahoma Department of Transportation, that it will comply with Title VI 
of the Civil Rights Act of 1964, 78 Stat. 252, 42. U.S.C. 2000d et seq., and all requirements 
imposed by or pursuant to Title 49, Code of Federal Regulations, Department of 
Transportation, Subtitle A, Office of the Secretary, Part 21, "Nondiscrimination of Federally-
Assisted Programs of the Oklahoma Department of Transportation-Effectuation of Title VI of 
the Civil Rights Act of 1964"; and 

 
§ 8. WHEREAS, the City of Norman agrees to become jointly responsible, with the Oklahoma 

Department of Transportation and the contractor as co-applicants, for meeting all 
Environmental Protection Agency (E.P.A.) requirements for storm water runoff from this 
project. Further, if required, the City agrees to file jointly with the Department and the 
contractor, the general National Pollutant Discharge Elimination System (N.P.D.E.S.) permit   
with the E.P.A. which authorizes the storm water discharges associated with activity from        
the  construction site identified in this resolution; and 
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R-2324-37 
 
 
NOW, THEREFORE, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA: 
 
 
§ 9. That the State Transportation Commission is hereby requested to concur in the selection of 

this project for construction and to submit same to the Federal Highway Administration for 
their approval. 

 
 
PASSED AND ADOPTED THIS _________________ day of _____________________, 2023. 
 
 
 
 
                                                                                                 ___________________________ 

                                                                                            Mayor 
 
 
ATTEST: 
 
 
 
__________________________________ 
City Clerk 
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36. CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 

POSTPONEMENT OF RESOLUTION R-2324-38: A RESOLUTION OF THE COUNCIL 

OF THE CITY OF NORMAN, OKLAHOMA REQUESTING $1,586,552 IN STBG-UZA 

FUNDING FOR INTERSECTION IMPROVEMENTS AND TRAFFIC SIGNAL 

MODIFICATIONS AT THE 36TH AVENUE NW INTERSECTION WITH TECUMSEH 

ROAD IN NORMAN.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: August 22, 2023 

REQUESTER: Katherine Coffin 

PRESENTER: David Riesland, Transportation Engineer 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF RESOLUTION R-2324-38:  A RESOLUTION OF THE 
COUNCIL OF THE CITY OF NORMAN, OKLAHOMA REQUESTING 
$1,586,552 IN STBG-UZA FUNDING FOR INTERSECTION 
IMPROVEMENTS AND TRAFFIC SIGNAL MODIFICATIONS AT THE 36TH 
AVENUE NW INTERSECTION WITH TECUMSEH ROAD IN NORMAN. 

 
  

BACKGROUND: 
The 2022 –Infrastructure Investment and Jobs Act (IIJA Act) federal transportation funding bill 

allocates approximately $40 Million in Federal funds per year for the implementation of eligible 

transportation improvements in the Oklahoma City metropolitan area. 

Every year, the Association of Central Oklahoma Governments (ACOG) coordinates a regional 

evaluation process that identifies transportation improvements eligible for federal funding. 

Individual projects are rated and compared to one another using a pre-established criterion. The 

process ends with the formulation of the region’s transportation improvement program and the 

decision to use federal funds to pay for a significant portion of the cost of the higher priority 

projects. 

DISCUSSION: 
On or before October 31, 2023, staff will submit the twenty highest ranked projects for 
consideration in the formulation of ACOG’s 2026-2027 Transportation Improvement Program 
update.  To be eligible, each submitted project must have a programming resolution submitted for 
the project.  The Resolution that is submitted must match the most recent cost estimate and, if 
approved, will be resubmitted to ACOG at this time. 

RECOMMENDATION: 
Staff recommends approval of Resolution R-2324-38 (Intersection Improvements and Traffic 
Signal Modification at the 36th Avenue NW Intersection with Tecumseh Road—a location map is 
attached) requesting $1,586,552 in Federal Surface Transportation Block Grant/Urbanized Area 
(STBG/UZA) funds for eighty percent (80%) of the construction cost. 
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                                                                                                                                                   R-2324-38 
 

A RESOLUTION OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA REQUESTING $1,586,552 IN STBG-UZA 
FUNDING FOR INTERSECTION IMPROVEMENTS AND 
TRAFFIC SIGNAL MODIFICATIONS AT THE 36TH AVENUE NW 
INTERSECTION WITH TECUMSEH ROAD IN NORMAN. 
 

§ 1. WHEREAS, Federal STP/UZA funds have been made available for the construction of 
eligible urban projects; and 

 
§ 2. WHEREAS, the Council of the City of Norman has selected a roadway improvement project 

described as follows: 
 

Intersection Improvements and Traffic Signal Modifications at the 36th Avenue 
NW Intersection with Tecumseh Road 
 

§ 3. WHEREAS, the engineer's preliminary estimate of total construction cost is $1,983,190.00 
and Federal participation under the terms of the 2022 –Infrastructure Investment and Jobs Act 
(IIJA Act), relating to STP/UZA funds is hereby requested in the amount of $1,586,552.00 or 
80.00% of the construction cost. 

 
§ 4. WHEREAS, the City of Norman will arrange for a qualified engineer to furnish engineering 

services for the preparation of detailed plans, specifications, and estimates; and 
 
§ 5. WHEREAS, the City of Norman agrees to provide satisfactory maintenance after completion; 

and 
 
§ 6. WHEREAS, the City of Norman agrees to provide, at its sole cost, all required right-of-way 

necessary and to relocate any utilities required/affected by this project; and 
 
§ 7. WHEREAS, the City of Norman agrees, as a condition to receiving any Federal financial 

assistance from the Oklahoma Department of Transportation, that it will comply with Title VI 
of the Civil Rights Act of 1964, 78 Stat. 252, 42. U.S.C. 2000d et seq., and all requirements 
imposed by or pursuant to Title 49, Code of Federal Regulations, Department of 
Transportation, Subtitle A, Office of the Secretary, Part 21, "Nondiscrimination of Federally-
Assisted Programs of the Oklahoma Department of Transportation-Effectuation of Title VI of 
the Civil Rights Act of 1964"; and 

 
§ 8. WHEREAS, the City of Norman agrees to become jointly responsible, with the Oklahoma 

Department of Transportation and the contractor as co-applicants, for meeting all 
Environmental Protection Agency (E.P.A.) requirements for storm water runoff from this 
project. Further, if required, the City agrees to file jointly with the Department and the 
contractor, the general National Pollutant Discharge Elimination System (N.P.D.E.S.) permit   
with the E.P.A. which authorizes the storm water discharges associated with activity from        
the  construction site identified in this resolution; and 
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R-2324-38 
 
 
NOW, THEREFORE, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA: 
 
 
§ 9. That the State Transportation Commission is hereby requested to concur in the selection of 

this project for construction and to submit same to the Federal Highway Administration for 
their approval. 

 
 
PASSED AND ADOPTED THIS _________________ day of _____________________, 2023. 
 
 
 
 
                                                                                                 ___________________________ 

                                                                                            Mayor 
 
 
ATTEST: 
 
 
 
__________________________________ 
City Clerk 
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File Attachments for Item:

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

POSTPONEMENT OF RESOLUTION R-2324-39: A RESOLUTION OF THE COUNCIL 

OF THE CITY OF NORMAN, OKLAHOMA REQUESTING $7,494,351.20 IN STBG-

UZA FUNDING FOR THE WIDENING OF CEDAR LANE ROAD FROM BLACK 

LOCUST TO 36TH AVENUE SE IN NORMAN.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: September 12, 2023 

REQUESTER: Katherine Coffin 

PRESENTER: David Riesland, Transportation Engineer 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF RESOLUTION R-2324-39:  A RESOLUTION OF THE 
COUNCIL OF THE CITY OF NORMAN, OKLAHOMA REQUESTING 
$7,494,351.20 IN STBG-UZA FUNDING FOR THE WIDENING OF CEDAR 
LANE ROAD FROM BLACK LOCUST TO 36TH AVENUE SE IN NORMAN. 

  

BACKGROUND: 
The 2022 –Infrastructure Investment and Jobs Act (IIJA Act) federal transportation funding bill 

allocates approximately $40 Million in Federal funds per year for the implementation of eligible 

transportation improvements in the Oklahoma City metropolitan area. 

Every year, the Association of Central Oklahoma Governments (ACOG) coordinates a regional 

evaluation process that identifies transportation improvements eligible for federal funding. 

Individual projects are rated and compared to one another using a pre-established criterion. The 

process ends with the formulation of the region’s transportation improvement program and the 

decision to use federal funds to pay for a significant portion of the cost of the higher priority 

projects. 

DISCUSSION: 
On or before October 31, 2023, staff will submit the twenty highest ranked projects for 
consideration in the formulation of ACOG’s 2026-2027 Transportation Improvement Program 
update.  To be eligible, each submitted project must have a programming resolution submitted for 
the project.  The Resolution that is submitted must match the most recent cost estimate and, if 
approved, will be resubmitted to ACOG at this time. 

RECOMMENDATION: 
Staff recommends approval of Resolution R-2324-39 (Widening of Cedar Lane Road from Black 
Locust to 36th Avenue SE—a location map is attached) requesting $7,494,351.20 in Federal 
Surface Transportation Block Grant-Urbanized Area (STBG/UZA) funds for 80 percent of the 
construction cost. 
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                                                                                                                                                   R-2324-39 
 

A RESOLUTION OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA REQUESTING $7,494,351.20 IN STBG-
UZA FUNDING FOR THE WIDENING OF CEDAR LANE ROAD 
FROM BLACK LOCUST TO 36TH AVENUE SE IN NORMAN. 
 

§ 1. WHEREAS, Federal STP/UZA funds have been made available for the construction of 
eligible urban projects; and 

 
§ 2. WHEREAS, the Council of the City of Norman has selected a roadway improvement project 

described as follows: 
 

Widening of Cedar Lane Road from Black Locust to 36th Avenue SE 
 

§ 3. WHEREAS, the engineer's preliminary estimate of total construction cost is $9,367,939.00 
and Federal participation under the terms of the 2022 –Infrastructure Investment and Jobs Act 
(IIJA Act), relating to STP/UZA funds is hereby requested in the amount of $7,494,351.20 or 
80.00% of the construction cost. 

 
§ 4. WHEREAS, the City of Norman will arrange for a qualified engineer to furnish engineering 

services for the preparation of detailed plans, specifications, and estimates; and 
 
§ 5. WHEREAS, the City of Norman agrees to provide satisfactory maintenance after completion; 

and 
 
§ 6. WHEREAS, the City of Norman agrees to provide, at its sole cost, all required right-of-way 

necessary and to relocate any utilities required/affected by this project; and 
 
§ 7. WHEREAS, the City of Norman agrees, as a condition to receiving any Federal financial 

assistance from the Oklahoma Department of Transportation, that it will comply with Title VI 
of the Civil Rights Act of 1964, 78 Stat. 252, 42. U.S.C. 2000d et seq., and all requirements 
imposed by or pursuant to Title 49, Code of Federal Regulations, Department of 
Transportation, Subtitle A, Office of the Secretary, Part 21, "Nondiscrimination of Federally-
Assisted Programs of the Oklahoma Department of Transportation-Effectuation of Title VI of 
the Civil Rights Act of 1964"; and 

 
§ 8. WHEREAS, the City of Norman agrees to become jointly responsible, with the Oklahoma 

Department of Transportation and the contractor as co-applicants, for meeting all 
Environmental Protection Agency (E.P.A.) requirements for storm water runoff from this 
project. Further, if required, the City agrees to file jointly with the Department and the 
contractor, the general National Pollutant Discharge Elimination System (N.P.D.E.S.) permit   
with the E.P.A. which authorizes the storm water discharges associated with activity from        
the  construction site identified in this resolution; and 
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R-2324-39 
 
 
NOW, THEREFORE, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA: 
 
 
§ 9. That the State Transportation Commission is hereby requested to concur in the selection of 

this project for construction and to submit same to the Federal Highway Administration for 
their approval. 

 
 
PASSED AND ADOPTED THIS _________________ day of _____________________, 2023. 
 
 
 
 
                                                                                                 ___________________________ 

                                                                                            Mayor 
 
 
ATTEST: 
 
 
 
__________________________________ 
City Clerk 
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Cedar Lane Road from Black Locust Court to east of 36th Avenue SE
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File Attachments for Item:

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

POSTPONEMENT OF RESOLUTION R-2324-40: A RESOLUTION OF CITY COUNCIL

OF THE CITY OF NORMAN, OKLAHOMA APPROPRIATING $12,456.22 FROM THE 

CAPITAL FUND BALANCE TO THE TRANSIT CENTER PROJECT TO BE USED FOR

ADDITIONAL EXPENSES ASSOCIATED WITH THE PROJECT.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 8/22/2023 

REQUESTER: Taylor Johnson, Transit and Parking Program Manager 

PRESENTER: Shawn O’Leary, Public Works Director 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF RESOLUTION R-2324-40: A RESOLUTION OF 
CITY COUNCIL OF THE CITY OF NORMAN, OKLAHOMA 
APPROPRIATING $12,456.22 FROM THE CAPITAL FUND BALANCE TO 
THE TRANSIT CENTER PROJECT TO BE USED FOR ADDITIONAL 
EXPENSES ASSOCIATED WITH THE PROJECT. 

  

BACKGROUND: 

In August of 2018, University of Oklahoma officials advised City of Norman staff of their desire 

to transfer non-campus bus services in Norman to another operator by the end of the 2019 fiscal 

year. The City of Norman took over the operations of the City public transportation system on 

June 1, 2019, from the University of Oklahoma. Since then, staff has worked diligently to 

maintain operation of the service and to evaluate how to better serve Norman’s citizens. This 

work has included collaborating with EMBARK for day to day operations, pursuing grant 

opportunities to maximize local funding, and developing and implementing the Go Norman 

Transit Plan.  

During the education campaign for the Public Transit Sales Tax in September-November 2019, 
staff heard from the community and Council about the need to update our long-term vision for 
the transit system in Norman since the City took over operations. 
 
Using Request for Qualifications RFQ-1920-60, City staff solicited proposals to update the City’s 
Long Range Transit Plan. There were many key objectives proposed in RFQ-1920-60, with one 
being “provide recommendations on a new transfer station location/area and recommend route 
changes to accommodate the new location/area”. An evaluation committee made up of City staff, 
stakeholders, and community members scored and ranked the proposals received in response 
to RFQ-1920-60. At the conclusion of the evaluation process, Nelson\Nygaard Consulting 
Associates, Inc. (Nelson\Nygaard) was selected as the most qualified firm for the proposed 
project. 
 
Project kickoff occurred in August 2020 and following an 11-month process of evaluation, 
including receiving community and stakeholder feedback, the Go Norman Transit Plan was 
developed. The finalized plan, which was unanimously adopted by Council on June, 22, 2021, 
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serves as a guide for improving Norman’s public transportation system in the immediate, near, 
and long term. Along with evaluations of the existing route system and fare analysis, the plan 
made recommendations for location of a new transit center, route changes and expansions, bus 
stop locations, and capital replacement. An adopted, current plan also makes the City more 
competitive with securing grant funding for improvements. 
 
The City has made progress on multiple projects that work towards the initial recommendations 
in the Go Norman Transit Plan. Those concerning the proposed new transit center include the 
following: 
 
Evaluation and acquisition of property at 320 East Comanche Street to be renovated as the new 
City Transit Center. Council approved the purchase sale agreement on January 19, 2022 and 
the City assumed ownership on March 4, 2022. 
 
Council then approved a contract with McKinney Architects to provide Architectural and 
Engineering services for the property on May 10, 2022.  
 
In order to integrate the property at 320 East Comanche Street into the recommendations of the 
Go Norman Transit Plan, a contract amendment with Nelson/Nygaard was proposed and 
approved by Council on March 8, 2022. This work included updating the system and route maps 
to realign with the new property, developing transit center bus bay requirements and transfer 
matrix and a new downtown transit center map, and assisting with identifying potential transit 
center amenities. This work was completed and presented to the City Council Community 
Planning and Transportation Committee on June 23, 2022. Separate from this amendment, 
Nelson/Nygaard provided technical expertise to the architect for the transit center renovations. 
 
Throughout fall 2022, Staff worked with the architect to finalize designs. Once finalized, in 
December 2022, bid documents were then solicited and a mandatory pre-bid meeting was 
conducted. On January 4, 2023, the City of Norman opened bids for the City Transit Center 
Remodel project.  The low bid from Stronghold Construction was $875,334.  On February 14, 
2023 City Council approved Contract K-2223-72 with Stronghold Construction. A notice to 
proceed was given on February 28, 2023 and construction officially began March 1, 2023. 
 
On April 11, 2023 Council approved Change Order #1 for this project in the amount of 
$52,980.13 in order to cover the cost of additional, new drywall and flooring once asbestos 
removal was completed. This change order also included the cost of $726.12 to provide power 
to the main door access control. 
 
On May 15, 2023 the City Manager approved Change Order #2 for this project in the amount of 
$5,935.13 in order to cover design changes to the main, exterior signs for the Transit Center that 
incorporated both the City and EMBARK Norman logos, ensuring that those wanting to access 
City transit services are aware of the facility and its function. 
 
On June 2, 2023 the City Manager approved Change Order #3 for this project in the amount of 
$6,150.51 in order to cover ADA access issues associated with the front (north side sidewalk 
located within the property) leading to and from the sidewalk that will be installed in the right-of-
way along Comanche Street. Originally, the design called for a step down from the property 
sidewalk to the street sidewalk. While ADA access was accomplished by way of another avenue 
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on the east side of the property from the Porter Avenue sidewalk, after reviewing this with the 
contractor and designer all parties felt it was prudent to correct this and install ramps in these 
areas instead. 
 
To date, all approved change orders listed above (1-3) have increased the project cost by 
$65,065.77 or 7.43%. Without the unforeseen asbestos remediation that needed to take place 
(accounting for change orders 2 and 3), the project cost has increased by $12,085.64 or 1.38%, 
which would have been covered by the initial 5% contingency allocated to the project. 
 
DISCUSSION: 

While the contractor has worked through the project, some additional items have been brought 
to the attention of staff for reconsideration. These changes are to be expected when remodeling 
an older facility to serve a new function. These changes are listed below: 
 

 Basement repairs due to asbestos remediation  

 Pressure tank install  

 Building curb and tactile warning strips  

 Masonry infill spray foam  

 Additional storefront framing 

 Increasing pony wall height and reinforcing pony wall  

 Adding a wall cap and additional countertop 

Without the unforeseen asbestos remediation that needed to take place the project cost has 
increased by $32,017.11 or 3.54%, which would have been covered by the initial 5% contingency 
allocated to the project. 

While staff have been diligent with the remaining project budget, after accounting for remaining 
costs including the changes listed above as well as furniture, fixtures, and equipment, the project 
is expected to exceed the existing budget by $12,456.22. If the project had not encountered the 
need for asbestos remediation, the project would still be under budget by $11,750.09 (26.84% 
of the contingency funds) even after accounting for the remaining costs.   

Staff proposes an appropriation of $12,456.22 from the Capital Fund Balance (Account 50-
29000) to the Transit Center Project, Construction (Account 50593379-462101; Project 
BG0254), to cover these additional costs. 

RECOMMENDATION: 

Approval of a budget appropriation in the amount of $12,456.22 from the Capital Fund Balance 

to the Transit Center Project, Construction Account. 
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R-2324-40 

 

A RESOLUTION OF CITY COUNCIL OF THE CITY OF 

NORMAN, OKLAHOMA APPROPRIATING $12,456.22 

FROM THE CAPITAL FUND BALANCE TO THE 

TRANSIT CENTER PROJECT (BG0254) TO BE USED FOR 

ADDITIONAL EXPENESES ASSOCIATED WITH THE 

PROJECT. 

 

§ 1. WHEREAS, on February 14, 2023 City Council approved a contract to remodel the facility located 

at 320 E. Comanche Street into a City of Norman Transit Center; and 

 

§ 2. WHEREAS, since that time staff have worked diligently with the contractor to remain in budget, 

despite having to pay for unforeseen asbestos remediation services and other additional costs; and 

 

§ 3. WHEREAS, staff has estimated an additional $12,456.22 will be needed to complete the project 

given current cost estimates for changes to the contractors contract and for furniture, fixtures, and 

equipment; and  

 

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

 

§ 4. That the following appropriations be made for the reason stated above:  

 

Losing Account Gaining Account  Amount 

Capital Fund Balance 

20-29000 

Transit Center Project, BG0254 

Construction Account, 50593379-462101 

$12,456.22 

 

 

PASSED AND ADOPTED this 22nd day of August, 2023. 

 

 

        ________________________________  

ATTEST:      Mayor 

 

 

__________________________________  

City Clerk 
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File Attachments for Item:

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

POSTPONEMENT OF RESOLUTION R-2324-52: A RESOLUTION OF THE COUNCIL 

OF THE CITY OF NORMAN, OKLAHOMA CREATING AN AD HOC STEERING 

COMMITTEE TO WORK WITH THE CITY OF NORMAN’S CONSULTANTS IN THE 

CREATION OF THE CITY’S AREA AND INFRASTRUCTURE MASTER PLAN (“AIM 

NORMAN”).
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R-2324-52 

 

 

 

A RESOLUTION OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA CREATING AN AD HOC STEERING COMMITTEE TO 

WORK WITH THE CITY OF NORMAN’S CONSULTANTS IN THE 

CREATION OF THE CITY’S AREA AND INFRASTRUCTURE 

MASTER PLAN (“AIM NORMAN”). 

 

 

§ 1. WHEREAS, the City of Norman’s current Comprehensive Plan, the Norman 2025 Land 

Use and Transportation Plan, was adopted November 16, 2004 by Resolution R-0405-39, 

as an update to the 2020 Land Use and Transportation Plan, adopted in 1997. 

 

§ 2. WHEREAS, the City has not updated its Comprehensive Plan in 19 years and the City has 

seen substantial growth since 2004, from 105,336 to 132,290, according to projected 

population through December 2022 based on permit records.  The city has seen 9,820 acres 

developed since the 2025 Plan was adopted, and during the last 15 years multi-family and 

student-housing products have increased dramatically. 

 

§ 3. WHEREAS, Norman’s growth has spurred the development, update and adoption of 

multiple related master plans including storm water, water supply, parks, open space and 

transportation, as well as updates to the City’s 2001 Wastewater Master Plan. 

 

§ 4. WHEREAS, the City is now in possession of critical 2020 Census data, a tool not available 

during previous comprehensive planning efforts, and now acknowledges the passage of 

time since updates of these many master plans.   

 

§ 5. WHEREAS, the City has declared its commitment to efforts to develop updated master 

plans, to support a new Comprehensive Land Use Plan, that will provide a unified vision 

to match the growth of Norman as well as the quality of life that its citizens deserve and 

expect by selecting RDG Planning & Design, Inc. and its team pursuant to Request for 

Proposal 2223-29 on July 25, 2023, by Contract K-2324-46, to create the following new 

and updated plans: 

 

•  Comprehensive Plan 

•  Housing Market Analysis and Affordability Strategy 

•  Comprehensive Transportation Plan Update 

•  Stormwater Master Plan Update 

•  Water Hydraulic Modeling Update 

•  Wastewater Master Plan 

 

§ 6. WHEREAS, going forward these services will collectively be referred to as the Norman 

Area and Infrastructure Master Plan (“AIM Norman”). 
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R-2324-52 

 

§ 7. WHEREAS, the Mayor (and City Council?) has(have?) identified ___ persons, 

representing the various wards in Norman, as well as providing a diverse field of 

background, knowledge, skill and expertise, for appointment to an ad hoc committee, to 

work with RDG in the creation of the AIM Norman Plan. 

 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 

NORMAN, OKLAHOMA, AS FOLLOWS: 

 

§ 8. That, the AIM Norman Ad Hoc Steering Committee (“AIM Norman Steering Committee”) 

shall be created on an ad hoc basis to provide guidance and input regarding the creation of 

the AIM Norman Plan. 

 

§ 9. That, the following persons shall be appointed as voting members to the Committee:  

 

From Ward 1: Mitch Biesmeyer and Patrick Schrank 

From Ward 2: Alex Lanphere and Terry Van Winkle 

From Ward 3:  Elizabeth McKinney and Evan Nixon 

From Ward 4: Derek Rosenthal and Lee Hall 

From Ward 5: Shavonne Evans, Lanny Smith and Dan Bergey 

From Ward 6: Amanda Nairn and Inger Giuffrida 

From Ward 7: Jayke Flaggert and Tara Casillas 

From Ward 8:  Jim Adair and Richard McKown 

 

§ 10. A person from each of the following entities, agencies or groups shall serve as non-voting 

advisors (“Partners”) to the AIM Norman Steering Committee voting members: 

 

 University of Oklahoma 

 Cleveland County Commissioners 

 Norman Chamber of Commerce 

 Visit Norman 

Sooner Mall 

Sooner Centurians 

Moore Norman Technology Center 

Norman Public Schools 

The Oklahoma Academy 

OU Corporate Partnerships and Economic Development 

Hitachi-Vantara 

Absentee Shawnee Tribe 

Norman Economic Development Coalition 

 

§ 11. That Elizabeth McKinney shall serve as Chair of the AIM Norman Steering Committee. 

 

§ 12. That the AIM Norman Steering Committee shall create sub-committees to assist in these 

tasks, and that a member of the AIM Norman Steering Committee shall serve as a Chair to 

each of these sub-committees. 
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§ 13. That each sub-committee member shall be vetted according to their knowledge, skill, 

background or expertise in the subject to be addressed in each subcommittee, and that all 

sub-committee members shall be approved by a simple majority vote of the AIM Norman 

Steering Committee. 

 

§ 14. That said AIM Norman Steering Committee should meet no less than once a month to 

fulfill its purpose, and shall disband upon completion of the tasks set forth herein. 

 

§ 15. That said sub-committees shall meet as frequently as necessary to complete their tasks in 

assistance to the AIM Norman Steering Committee, and shall disband upon the AIM 

Norman Steering Committee disbanding. 

 

PASSED AND ADOPTED this _______ day of ____________________, 2023. 

 

 

 

                

        Mayor 

 ATTEST: 

 

 

          

 City Clerk 
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File Attachments for Item:

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

POSTPONEMENT OF ORDINANCE O-2324-2 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 NORTHEAST QUARTER (NE/4) OF 

SECTION NINE (9), TOWNSHIP NINE (9) NORTH, RANGE THREE (3) WEST OF THE

INDIAN MERIDIAN, TO NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM THE 

A-2, RURAL AGRICULTURAL DISTRICT, AND PUD, PLANNED UNIT 

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

DISTRICT; AND PROVIDING FOR THE SEVERABILITY THEREOF.  (West of 48th 

Avenue N.W. between Franklin Road and Tecumseh Road)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 

REQUESTER: West Franklin Holding Co., L.L.C. 

PRESENTER: Jane Hudson, Director of Planning and Community Development 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF ORDINANCE O-2324-2 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 
NORTHEAST QUARTER (NE/4) OF SECTION NINE (9), TOWNSHIP 
NINE (9) NORTH, RANGE THREE (3) WEST OF THE INDIAN MERIDIAN, 
TO NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM THE A-2, 
RURAL AGRICULTURAL DISTRICT, AND PUD, PLANNED UNIT 
DEVELOPMENT, AND PLACE SAME IN THE PUD, PLANNED UNIT 
DEVELOPMENT DISTRICT; AND PROVIDING FOR THE SEVERABILITY 
THEREOF.  (West of 48th Avenue N.W. between Franklin Road and 
Tecumseh Road) 

  

 

PROJECT OVERVIEW: This proposal is a continuation of Red Sky Ranch Section 1, approved 

by the City of Norman via Ordinance No. O-2021-47. The applicant intends to rezone from the 

existing single-family PUD, Planned Unit Development (O-2021-47) and A-2, Rural Agricultural 

District, to a PUD, Planned Unit Development, to develop 10 single-family residential lots and allow 

the continued use of the existing athletic facility until such time of redevelopment.   

The subject property is 26.23 acres of land located on the west side of 48th Avenue NW, situated 

between Franklin Road and Tecumseh Road. As seen on the attached site plan, the property fronts 

48th Avenue NW.  

PROCEDURAL REQUIREMENTS:   

GREENBELT MEETING:                      GBC23-13      June 20, 2023   

Greenbelt forwards this item with no additional comments.  

PRE-DEVELOPMENT MEETING:  PD 23-22 May 25, 2023  

After a discussion with the applicant, the neighbors understood the project and its scope but still had 

concerns about sanitation, water wells, and flooding. They are worried about the extra runoff that the 

new houses will produce. The applicant explained how the engineering team calculated the runoff to 

provide the necessary measures to prevent the area from flooding. However, this remains a primary 

565

Item 40.



Page 2 of 4 

concern because the site is already dealing with flooding issues, and previous experiences make 

the neighbors skeptical about preventive measures. 

BOARD OF PARKS COMMISSIONERS: Due to one dwelling unit per 1.45 +/- acres, this item 

is not required to appear before the Board of Parks Commissioners.  

ZONING ORDINANCE CITATION:  

SEC. 36-509 – PLANNED UNIT DEVELOPMENT   

1.  Statement of Purpose.  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) A maximum choice in the types of environment and living units available to the public. 

(b) 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. 

(c) Maximum enhancement and minimal disruption of existing natural features and 

amenities. 

(d) 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. 

(e) More efficient and economic use of land resulting in smaller networks of utilities and 

streets, thereby lowering costs. 

(f) 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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STAFF ANALYSIS:     The particulars of this PUD include: 

USE: This PUD, Planned Unit Development, will allow the development of single-family residential 

and compatible uses, as well as an allowance for the existing athletic complex until the final phase 

of development. The Narrative also allows for accessory dwelling units. A complete list of the 

allowable uses is attached as Exhibit D in the PUD narrative.         

OPEN SPACE/PARKLAND: A minimum of 25% of the Property shall be used as open green 

space. Each individual residential lot shall have a maximum of 65% impervious area. 

SITE PLAN/ACCESS: Access to the Property shall be permitted in the manner depicted on the 

attached Preliminary Site Development Plan attached in PUD Narrative. Sidewalks are not required 

along Red Sky Ranch Drive. 

AREA REGULATIONS:  The applicant is requesting the following area regulations for the 

development: 

The residential lots within the Property shall comply with the following regulations: 

Setbacks:  

 Front Yard: The minimum front yard setback shall be 25 feet. 

 Side Yard: The minimum side yard shall be 10 feet. Unattached one-story buildings of 
accessory use shall be located at least ten feet from the side property line, or fifteen (15) feet 
if more than one-story, provided such structures are located within the rear half of the 
buildable area outside of any flood zone or detention area.  

 Rear Yard: There shall be a rear yard having a depth of at least twenty (20) feet. Unattached 
one-story buildings of accessory use shall be set back at least ten (10) feet from the rear 
property line, or fifteen feet if more than one story, provided such structures are located within 
the rear half of the buildable area. Notwithstanding the foregoing, no portion of the dwelling 
may be located within the floodplain. 

All lots:  

 Intensity & Lot Size: There shall be a minimum lot width of one hundred and five feet at the 
front building line of each platted lot. Each platted lot shall be a minimum of 1.45 acres. No 
more than one principal dwelling unit shall be constructed on any one platted lot. Separate 
accessory dwelling units (ADUs) will be allowed to have living accommodations, including full 
kitchens. Each residential lot owner may add additional accessory buildings, including pool 
houses, barns, sheds, and other buildings as long as they do not include full kitchens. The 
locations of accessory buildings are subject to modification during final development of each 
residential lot. 

 

SANITATION/UTILITIES: The development will be served by Private Water Wells and Private 

Sanitary Sewer Systems. 

PHASING: The applicant requests the existing athletic complex remain operational until the final 

phase of development of the Property. The initial phase of development is anticipated to be the 

platting of Lot 1. Next will be a partial extension of Red Sky Ranch Drive for the platting of Lot 2. 

Phase 3 will be the construction of the north south leg of Red Sky Ranch Drive for the platting of 

Lots 5, 6, 7, 8, 9, & 10. The final phase is anticipated to be the platting of Lots 3 & 4 with the removal 
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of the athletic complex, as shown on the Site Development Plan. The timing of development phases 

will be determined by market demand and absorption rates. 

EXISTING ZONING: The current zoning of the subject property is PUD, Planned Unit Development 

and A-2, Rural Agricultural District. The 2004 adoption of the NORMAN 2025 followed the previously 

adopted floodplain maps and included this property in the Ten Mile Flat area; however, in 2021 the 

FEMA floodplain maps were updated removing the floodplain designation from the greater majority 

of this property making it more suitable for development. Due to the removal from the floodplain 

designation and the requested PUD, the 20-acre minimum no longer applies to this property.  

Current Comprehensive Plan Designation – NORMAN 2025: This project is located in the 

Suburban Residential Growth Boundary Designation. Within the Suburban Residential Growth 

boundary, the area is recognized as suitable for development from an environmental standpoint, but 

not planned for sanity sewer service.  

The Plan recommends but does not require development at suburban densities, one unit per two 

acres. This proposal is scheduled for one unit per 1.45 acres with the possibility of a single ADU to 

allow for aging in place. Development will generally require individual water wells and sewage 

treatment systems, which this proposal included.  

ALTERNATIVES/ISSUES:      

IMPACTS: This development will have access off Red Sky Ranch Drive only. There will be no 

access from 48th Ave. N.W. The single-family development may represent a minimal impact on the 

traffic volume of the area. Red Sky Ranch Section 2 will be located east of the FEMA floodplain.  

OTHER AGENCY COMMENTS: 

FIRE DEPARTMENT: If additional Phases are planned to exceed 30 dwelling units, a plan to 

add an additional entrance is required per IFC adopted appendix D107.1. 

PUBLIC WORKS/ENGINEERING: A new detention pond will be constructed to control storm water 

runoff.  

TRAFFIC ENGINEER: Every lot should take access off Red Sky Ranch Dr.; access to 48th 

Ave. N.W. will be in violation of the access requirements defined in the City’s Engineering Design 

Criteria.     

UTILITIES:  No comments. 

CONCLUSION: Staff forwards this request for rezoning to a PUD, Planned Unit Development, 

and Ordinance O-2324-2 for consideration by City Council. 

At their July 13, 2023 meeting, Planning Commission unanimously recommended adoption of 
Ordinance O-2324-2, by a vote of 6-0. 
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O-2324-2 
 

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 NORTHEAST QUARTER (NE/4) OF SECTION 
NINE (9), TOWNSHIP NINE (9) NORTH, RANGE THREE (3) 
WEST OF THE INDIAN MERIDIAN, TO NORMAN, 
CLEVELAND COUNTY, OKLAHOMA, FROM THE A-2, 
RURAL AGRICULTURAL DISTRICT, AND PUD, PLANNED 
UNIT DEVELOPMENT, AND PLACE SAME IN THE PUD, 
PLANNED UNIT DEVELOPMENT DISTRICT; AND 
PROVIDING FOR THE SEVERABILITY THEREOF.  (West of 
48th Avenue N.W. between Franklin Road and Tecumseh Road) 
 

§ 1. WHEREAS, West Franklin Holding Co., L.L.C., the owners of the hereinafter 
described property, have made application to have the subject property removed 
from the A-2, Rural Agricultural District, and PUD, Planned Unit Development, 
and placed in the 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 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 PUD, Planned Unit Development, and place the same in 
the PUD, Planned Unit Development District, to wit: 

 
A tract of land being a part of the Northeast Quarter (N.E. ¼) of Section 9, 
Township 9 North (T9N), Range 3 West (R3W), of the Indian Meridian, Norman, 
Cleveland County, Oklahoma, being more particularly described as follows: 
 
COMMENCING at the Southeast corner of said NE/4; THENCE South 89°32'52" 
West along the South line of said NE/4 a distance of 700.00 feet to the POINT OF 
BEGINNING, said point also being the Southwest corner of a tract of land 
described in Quit Claim Deed recorded in Book 6047, Page 1399; 
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THENCE continuing South 89°32'52" West along said South line a distance of 
860.13 feet; THENCE North 00°03'53" East a distance of 990.60 feet to a point 
on the South line of a tract being the N/2, N/2, S/2, of said NE/4, as recorded in 
Book 6170, Page 534; THENCE North 89°35'55" East along said South line a 
distance of 1549.69 feet to the Southeast corner of said N/2, N/2, S/2, NE/4; 
THENCE South 00°32'21" East along the East line of said NE/4 a distance of 
268.41 feet; THENCE North 89°47'56" West a distance of 433.55 feet; THENCE 
South 00°53'24" East a distance of 412.41 feet to a point on the North line of said 
tract of land described in Quit Claim Deed recorded in Book 6047, Page 1399, 
said point also being the Southwest corner of RED SKY RANCH PHASE 1, a 
platted subdivision to the City of Norman recorded in Plat Book 25, Page 184; 
THENCE South 89°32'52" West along the North line of said tract of land 
described in Quit Claim Deed recorded in Book 6047, Page 1399, a distance of 
269.01 feet to the Northwest corner thereof; THENCE South 00°32'21" East along 
the West line of said tract of land described in Quit Claim Deed recorded in Book 
6047, Page 1399, a distance of 313.33 feet to the POINT OF BEGINNING; 
 
Said tract containing 1,142,653 square feet, or 26.232 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, approved by 
the Planning Commission on July 13, 2023, and 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_____, 2023 NOT ADOPTED this         day of____, 2023 
 
 
                                                                                                              
(Mayor)   (Mayor) 
 
ATTEST: 
 
                                         
(City Clerk) 
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I. INTRODUCTION 

 

West Franklin Holding Company LLC (the “Applicant”) seeks to rezone a tract of 

property, containing approximately 26.232 acres, located in Ward 3 of the City of 

Norman. The site is generally located West of 48th Avenue NW, South of West Franklin 

Road, and North of West Tecumseh Road. The property is more particularly described 

on the attached Exhibit A (the “Property”). The Property is currently zoned A-2, Rural 

Agricultural and PUD via Ordinance No. O-2021-47. Three lots were previously 

rezoned to PUD, via Ordinance No. O-2021-47, and included as part of Red Sky Ranch 

Section 1. Two of those lots were not final platted. As proposed, a street connection is 

routed through those two remaining lots to access the new Property proposal; therefore, 

they are being incorporated into this request. 

 

The Applicant seeks to rezone the Property to this Planned Unit Development (“PUD”) 

in order to put forth the parameters for the phased development of the Property. The 

purpose of this PUD is to allow the Applicant to develop ten (10) single-family 

residential lots in accordance with the terms and conditions contained herein. The 

proposed development of the Property will bring new residential opportunities to the 

community. The existing barn and athletic complex will be allowed to remain and 

continue operating as it is currently until the final phase of development, as outlined 

below. 

 

II. PROPERTY DESCRIPTION/GENERAL SITE CONDITIONS 
 

A. Location           

 

The Property is generally located West of 48th Avenue NW, South of West 

Franklin Road, and North of West Tecumseh Road.  

 

B. Existing Land Use and Zoning  

 

The Property is currently zoned A-2, Rural Agricultural and PUD, Ordinance No. 

O-2021-47, and it has a NORMAN 2025 designation of Very Low Density 

Residential. This property was designated as floodplain with the adoption of the 

NORMAN 2025; however, with the amendments to the FEMA Floodplain Maps, 

the floodplain designation was removed from the greater majority of the property. 

The western edge still carries floodplain but no development is proposed in this 

area. With this PUD request and removal of the floodplain, the area is no longer 

impacted by the twenty-acre minimum. As noted above this is a continuation of the 

previously adopted PUD for Red Sky Ranch, Section 1. 

 

The property to the North is zoned A-2, Rural Agricultural. The properties to the 

West are zoned A-2, Rural Agricultural. The properties to the South are zoned A-

2, Rural Agricultural and A-1, General Agricultural. The properties to the East are 

zoned PUD, Planned Unit Development, A-2, Rural Agricultural, and RE, 

Residential Estates. 
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Generally, the surrounding NORMAN 2025 designations are Very Low Density 

Residential, with Floodplain designation located to the West. 

 

                C.  Elevation and Topography 

 

The Property consists of largely unimproved land and the athletic complex. The 

Property is generally flat and slopes slightly from the east to the west. 

 

D. Drainage 

 

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

Preliminary Plat application. A detention pond will be constructed to handle storm 

water runoff. 

 

D. Utility Services 

 

These lots will be served by Private Water Wells and Private Sanitary Sewer Septic 

Systems. 

 

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, ordinances, 

and/or regulations. 

 

G. Traffic Circulation and Access 

 

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

Site Development Plan. 

 

 III. DEVELOPMENT PLAN AND DESIGN CONCEPT 

 

The Property is planned to accommodate ten (10) single-family residential lots. The 

Property shall be developed in general compliance with the Site Development Plan, 

attached hereto as Exhibit B. The Exhibits attached hereto, and as submitted on behalf 

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

development criteria for the Property.   

 

A. Uses Permitted: 

 

Generally, the Property will be allowed to develop with a principal single-family 

dwelling unit and compatible uses, such as an accessory dwelling unit (ADU), and 

barn/storage buildings, as well as an allowance for the existing athletic complex, until 

the final phase of development. A complete list of the allowable uses for the Property 

is attached as Exhibit D.  
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B. Area Regulations: 

 

The residential lots within the Property shall comply with the following regulations: 

 

Setbacks:  

 

Front Yard: The minimum front yard setback shall be twenty-five (25) feet. 

 

Side Yard: The minimum side yard shall be ten (10) feet. Unattached one-story 

buildings of accessory use shall be located at least ten (10) feet from the side 

property line, or fifteen (15) feet if more than one-story, provided such 

structures are located within the rear half of the buildable area outside of any 

flood zone or detention area.  

 

Rear Yard: There shall be a rear yard having a depth of at least twenty (20) 

feet. Unattached one-story buildings of accessory use shall be set back at least 

ten (10) feet from the rear property line, or fifteen (15) feet if more than one 

story, provided such structures are located within the rear half of the buildable 

area. Notwithstanding the foregoing, no portion of the dwelling may be located 

within the floodplain. 

 

All lots:  

 

Intensity & Lot Size: There shall be a minimum lot width of one hundred and 

five (105) feet at the front building line of each platted lot. Each platted lot shall 

be a minimum of 1.45 acres.  

 

No more than one (1) principal single-family dwelling unit shall be constructed 

on any one platted lot. No more than one (1) Accessory Dwelling Unit (ADU) 

shall be constructed on any one platted lot. Accessory Dwelling Units may have 

living accommodations to include a full kitchen. Each lot will be allowed to 

have one (1) principal single-family dwelling unit and one (1) ADU in 

accordance with the terms of this PUD. This shall not preclude owners from 

constructing accessory buildings such as: pool houses, barns or sheds so long 

as they are not used as residential dwelling units with full kitchens. The 

locations of accessory buildings are subject to modification during final 

development of each residential lot. 

 

Each individual residential lot shall have a maximum of 65% impervious area.  

 

C. Additional Development Criteria: 

 

1. Site Plan 
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The 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 generally constructed as 

presented thereon, subject to final design development and the changes 

allowed by Section (36-509 (g)) of the City of Norman’s PUD Ordinance. 

 

2. Open Space 

 

A minimum of 25% (6.77 acres) of the Property shall be used as open green 

space.  

 

3. Traffic access/circulation/parking and sidewalks      

 

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

attached Site Development Plan. Red Sky Ranch Drive, as depicted on the 

Site Development Plan, will be constructed to provide access to the 

residential lots. Sidewalks are not required along Red Sky Ranch Drive. 

 

  4. Phasing of Development 

 

As shown on the Site Development Plan, the existing athletic complex is 

allowed to continue operating in the same manner it currently operates until 

the final phase of development of the Property. It is expected that the initial 

phase of development is anticipated to be the platting of Lot 1. It is expected 

that the second phase will be a partial extension of Red Sky Ranch Drive 

for the platting of Lot 2. Phase 3 is expected to be the construction of the 

north south leg of Red Sky Ranch Drive for the platting of Lots 5, 6, 7, 8, 

9, & 10. The final phase is anticipated to be the platting of Lots 3 & 4 with 

the removal of the athletic complex, as shown on the Site Development 

Plan. The actual sequencing and timing of development phases will be 

determined by market demand and absorption rates. 
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EXHIBIT A 
Legal Description of the Property 

 

LEGAL DESCRIPTION 

RED SKY RANCH 2 PROPERTY 

NORMAN, OKLAHOMA 

 
 

A tract of land being a part of the Northeast Quarter (N.E. ¼) of Section 9, Township 9 North 

(T9N), Range 3 West (R3W), of the Indian Meridian, Norman, Cleveland County, Oklahoma, 

being more particularly described as follows: 

 

COMMENCING at the Southeast corner of said NE/4; THENCE South 89°32'52" West along the 

South line of said NE/4 a distance of 700.00 feet to the POINT OF BEGINNING, said point also 

being the Southwest corner of a tract of land described in Quit Claim Deed recorded in Book 6047, 

Page 1399; 

 

THENCE continuing South 89°32'52" West along said South line a distance of 860.13 feet; 

THENCE North 00°03'53" East a distance of 990.60 feet to a point on the South line of a tract 

being the N/2, N/2, S/2, of said NE/4, as recorded in Book 6170, Page 534; THENCE North 

89°35'55" East along said South line a distance of 1549.69 feet to the Southeast corner of said N/2, 

N/2, S/2, NE/4; THENCE South 00°32'21" East along the East line of said NE/4 a distance of 

268.41 feet; THENCE North 89°47'56" West a distance of 433.55 feet; THENCE South 00°53'24" 

East a distance of 412.41 feet to a point on the North line of said tract of land described in Quit 

Claim Deed recorded in Book 6047, Page 1399, said point 

also being the Southwest corner of RED SKY RANCH PHASE 1, a platted subdivision to the City 

of Norman recorded in Plat Book 25, Page 184; THENCE South 89°32'52" West along the North 

line of said tract of land described in Quit Claim Deed recorded in Book 6047, Page 1399, a 

distance of 269.01 feet to the Northwest corner thereof; THENCE South 00°32'21" East along the 

West line of said tract of land described in Quit Claim Deed recorded in Book 6047, Page 1399, a 

distance of 313.33 feet to the POINT OF BEGINNING; 

 

Said tract containing 1,142,653 square feet, or 26.232 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 

Open Space Plan 
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EXHIBIT D 

Allowable Uses 

 

Allowable Uses for the Final Platted Lots: 

 

• Detached single-family principal dwelling unit;  

• Family day care home; 

• General purpose farm or garden; 

• Type 1 Mobile Home; 

• Accessory buildings, including barns, sheds and other farm buildings which are not a part 

of the main building and shall not contain a full kitchen.  

• One accessory dwelling unit (ADU) may be developed on each lot within the Property 

provided (a) it is clearly secondary to the larger principal dwelling; (b) the structure is not 

rented or leased separate from the entire lot; (c) is not a mobile home; 

o The ADU may be used as a permanent residence and may contain its own attached 

garage, kitchen, and similar components to allow the occupant to maintain 

autonomy while allowing for creative housing opportunities, such as, by way of 

example, aging in place. 

o The ADU may be contained within a larger shop, barn, or warehouse, as designed 

by the owner 

• Short-term rentals 

 

Temporary Allowances for Lots 3 & 4 until Final Phase of Development and Final Plat of Lots 3 

& 4: 

 

• Athletic Complex, will be allowed to remain and continue operating as it is currently until 

the final phase of development 

o Current Use Includes: 

 Various Indoor and Outdoor Athletic Fields and Training Areas 

 Gym and Workout Facilities 

• Guard/Night Watchman House 
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EXHIBIT E 

Preliminary Plat 
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 Planning Commission Agenda 

 July 13, 2023 

         

 

 ORDINANCE NO. O-2324-2  ITEM NO. 10 

           

 
STAFF REPORT 

 
GENERAL INFORMATION 

 

 APPLICANT West Franklin Holding Co., L.L.C. 

 

 REQUESTED ACTION Rezoning to PUD, Planned Unit 

Development District 

 

 EXISTING ZONING PUD, Planned Unit Development and A-2, 

Rural Agricultural District 

 

 SURROUNDING ZONING North: A-2, Rural Agricultural District 

   East: A-2, Rural Agricultural District 

   South: A-2, Rural Agricultural District 

   West: A-2, Rural Agricultural District 

 

 LOCATION West of 48th Avenue N.W. between W. 

Franklin Road and W. Tecumseh Road 

 

 WARD  3 

 

 CORE AREA No 

  

 AREA/SF 26.232 acres, more or less 

 

 PURPOSE Ten (10) single-family residential lots 

 

 EXISTING LAND USE Agricultural 

 

 SURROUNDING LAND USE North: Agricultural/residential 

   East:  Residential 

   South:  Agricultural/residential 

   West: Agricultural 

 

 

 LAND USE PLAN DESIGNATION Very Low Density Residential 

 

 PROPOSED LAND USE DESIGNATION Very Low Density Residential (No change) 

 

 GROWTH AREA DESIGNATION Suburban Residential   
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PROJECT OVERVIEW: This proposal is a continuation of Red Sky Ranch Section 1, 

approved by the City of Norman via Ordinance No. O-2021-47. The applicant intends to 

rezone from the existing single-family PUD, Planned Unit Development (O-2021-47) and A-2, 

Rural Agricultural District, to a PUD, Planned Unit Development, to develop 10 single-family 

residential lots and allow the continued use of the existing athletic facility until such time of 

redevelopment.   

 

The subject property is 26.23 acres of land located on the west side of 48th Avenue NW, 

situated between Franklin Road and Tecumseh Road. As seen on the attached site plan, the 

property fronts 48th Avenue NW.  

 
PROCEDURAL REQUIREMENTS:   
GREENBELT MEETING:                      GBC23-13      June 20, 2023   

Greenbelt forwards this item with no additional comments.  

 
PRE-DEVELOPMENT MEETING:  PD 23-22 May 25, 2023  

After a discussion with the applicant, the neighbors understood the project and its scope but 

still had concerns about sanitation, water wells, and flooding. They are worried about the 

extra runoff that the new houses will produce. The applicant explained how the engineering 

team calculated the runoff to provide the necessary measures to prevent the area from 

flooding. However, this remains a primary concern because the site is already dealing with 

flooding issues, and previous experiences make the neighbors skeptical about preventive 

measures. 

 
BOARD OF PARKS COMMISSIONERS: Due to one dwelling unit per 1.45 +/- acres, this item 
is not required to appear before the Board of Parks Commissioners.  
 
ZONING ORDINANCE CITATION:  

SEC. 36-509 – PLANNED UNIT DEVELOPMENT   

1.  Statement of Purpose.  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) A maximum choice in the types of environment and living units available to the 

public. 

(b) 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. 

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

(d) 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. 

(e) More efficient and economic use of land resulting in smaller networks of utilities and 

streets, thereby lowering costs. 

(f) 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. 
 

STAFF ANALYSIS:     The particulars of this PUD include: 
 

USE: This PUD, Planned Unit Development, will allow the development of single-family 

residential and compatible uses, as well as an allowance for the existing athletic complex until 

the final phase of development. The Narrative also allows for accessory dwelling units. A 

complete list of the allowable uses is attached as Exhibit D in the PUD narrative.         
 

OPEN SPACE/PARKLAND: A minimum of 25% of the Property shall be used as open green 

space. Each individual residential lot shall have a maximum of 65% impervious area. 
 

SITE PLAN/ACCESS: Access to the Property shall be permitted in the manner depicted on the 

attached Preliminary Site Development Plan attached in PUD Narrative. Sidewalks are not 

required along Red Sky Ranch Drive. 
 

AREA REGULATIONS:  The applicant is requesting the following area regulations for the 

development: 

 

The residential lots within the Property shall comply with the following regulations: 
 
Setbacks:  

• Front Yard: The minimum front yard setback shall be 25 feet. 

• Side Yard: The minimum side yard shall be 10 feet. Unattached one-story buildings of 

accessory use shall be located at least ten feet from the side property line, or fifteen 

(15) feet if more than one-story, provided such structures are located within the rear 

half of the buildable area outside of any flood zone or detention area.  

• Rear Yard: There shall be a rear yard having a depth of at least twenty (20) feet. 

Unattached one-story buildings of accessory use shall be set back at least ten (10) feet 

from the rear property line, or fifteen feet if more than one story, provided such 

structures are located within the rear half of the buildable area. Notwithstanding the 

foregoing, no portion of the dwelling may be located within the floodplain. 
All lots:  

• Intensity & Lot Size: There shall be a minimum lot width of one hundred and five feet at 

the front building line of each platted lot. Each platted lot shall be a minimum of 1.45 
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acres. No more than one principal dwelling unit shall be constructed on any one 

platted lot. Separate accessory dwelling units (ADUs) will be allowed to have living 

accommodations, including full kitchens. Each residential lot owner may add 

additional accessory buildings, including pool houses, barns, sheds, and other buildings 

as long as they do not include full kitchens. The locations of accessory buildings are 

subject to modification during final development of each residential lot. 
 

SANITATION/UTILITIES: The development will be served by Private Water Wells and Private 

Sanitary Sewer Systems. 
 

PHASING: The applicant requests the existing athletic complex remain operational until the 

final phase of development of the Property. The initial phase of development is anticipated to 

be the platting of Lot 1. Next will be a partial extension of Red Sky Ranch Drive for the platting 

of Lot 2. Phase 3 will be the construction of the north south leg of Red Sky Ranch Drive for the 

platting of Lots 5, 6, 7, 8, 9, & 10. The final phase is anticipated to be the platting of Lots 3 & 4 

with the removal of the athletic complex, as shown on the Site Development Plan. The timing 

of development phases will be determined by market demand and absorption rates. 

 

EXISTING ZONING: The current zoning of the subject property is PUD, Planned Unit 

Development and A-2, Rural Agricultural District. The 2004 adoption of the NORMAN 2025 

followed the previously adopted floodplain maps and included this property in the Ten Mile 

Flat area; however, in 2021 the FEMA floodplain maps were updated removing the floodplain 

designation from the greater majority of this property making it more suitable for 

development. Due to the removal from the floodplain designation and the requested PUD, 

the 20-acre minimum no longer applies to this property.  

 

Current Comprehensive Plan Designation – NORMAN 2025: This project is located in the 

Suburban Residential Growth Boundary Designation. Within the Suburban Residential Growth 

boundary, the area is recognized as suitable for development from an environmental 

standpoint, but not planned for sanity sewer service.  

 

The Plan recommends but does not require development at suburban densities, one unit per 

two acres. This proposal is scheduled for one unit per 1.45 acres with the possibility of a single 

ADU to allow for aging in place. Development will generally require individual water wells and 

sewage treatment systems, which this proposal included.  

 
ALTERNATIVES/ISSUES:      
 

IMPACTS: This development will have access off Red Sky Ranch Drive only. There will be no 

access from 48th Ave. N.W. The single-family development may represent a minimal impact 

on the traffic volume of the area. Red Sky Ranch Section 2 will be located east of the FEMA 

floodplain.  

 
OTHER AGENCY COMMENTS: 
 

FIRE DEPARTMENT: If additional Phases are planned to exceed 30 dwelling units, a plan to 

add an additional entrance is required per IFC adopted appendix D107.1. 

 

PUBLIC WORKS/ENGINEERING: A new detention pond will be constructed to control storm 

water runoff.  
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TRAFFIC ENGINEER: Every lot should take access off Red Sky Ranch Dr.; access to 48th Ave. 

N.W. will be in violation of the access requirements defined in the City’s Engineering Design 

Criteria. 
      

UTILITIES:  No comments. 
 

CONCLUSION: Staff forwards this request for rezoning to a PUD, Planned Unit 

Development, and Ordinance No. O-2324-2 to the Planning Commission for consideration and 

recommendation to City Council. 
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Louise Higginbotham

4201 48d Avenue Northwest

Norman, OK73072

TF^"d:i \4 .

lrnm

BY,-[&!& N.

Subject: Opposition to Rezoning for Proposed Development

Dear Members of the Zoning Commission,

I write to you today with great concem regarding the proposed development projea and the potential

rezoning that accompanies it. I ulge you to carefuIly consider the following poins before making a

decision that could have irreversible consequences for our community.

Firstly, I would like to draw attention to the plan to raise land by hauling in dirt. While this may seem

like a viable solution for the developers, it poses significant risks for nearby property owners. Such

elevation changes have the potential to disrupt natural fuainage pattems, causing water to redirect

towards existing properties. This alteration increases the likelihood of flooding and poses a threat to the

safety and well-being of our community members.

Additionally, the proposed retaining pond is insufficient to address the drainage problems that will arise

from the innoduction of additional hard surfaces. The City of Norman's own website highlights the

vital role of the affeaed floodplains in flood storage, conveyance, and reduction of flood velocities and

peaks.

- httos://www.normanok. gov/vour-govemmenV ents/oublic-works-deDartrnent/stormwater-

division/fl ood-hazard-Drotection

July 9, 2023

City of Nonnan Planning Services Division

225 N Webster Ave

Norman, OK 73059

'Floodplains and wetlands provide breeding and feeding grounds for fish anil wilillife, create and

enhance waterfowl hobitat, and proted habitats for rare anil endangered species. The floodplains are

an important asset to the City of Norman. Thq provide open space, aesthetic pleasure, and areas for
active uses such as park. "

By allowing more hard surfaces to replace these crucial floodplains, we risk diminishing their

effectiveness in flood prevention and compromising the water quality of our city.
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Moreover, the runoff of residential lawn chemicals resulting from this development poses a serious

threat to existing agricultual land use. The City of Nonnan has recognized the importance of
protecting water quality through the enactrnent of the Manufacnrred Fertilizer Ordinance and the Water

Quality Protection Zone Ordinance. These measures aim to improve water quality and prevent

pollution caused by the runoff of harmful substances. Allowing this proposed development to proceed

would contradict the city's own efforts and put our agricultual land and livestock at risk.

Lastly, the introduction of additional septic unks and water wells associated with the proposed

development poses considerable risks to the supply and quality of water for both existing agricultural

and residential use. The potential for contamination and depletion of our valuable water resources

cimnot be overlooked. Our community depends on access to clean and sufficient water, and we should

prioritize its preservation for the benefit of current and future generations.

I implore you to review the City of Norman's own website and consider the strong case it makes

against the proposed development. Our floodplains, wetlands, and agricultual lands provide essential

benefits to our community, induding flood control, water filtration, wildlife habitat, and open spaces.

Rezoning for this development would jeopardize these vital assets that contribute to the health, beauty,

and ecological balance of our city.

In light of these concems, I respecdully request that you reconsider the rezoning proposal and carefuIly

evaluate its potential impacts on our community and environnent. Let us prioritize sustainable

development practices that protect our naturd resources and preserve the well-being of our residents.

Thank you for your attention to this matter. I rust that you will make a decision that reflecs the best

interests of our community and upholds the values outlined on the City of Norman's website.

Sincerely,

Louise Higginbotham
\

tre ^l

rl.Jl 1 0 2023

BY,-li9,tgh N

zt)-(
m
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File Attachments for Item:

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

AND/OR POSTPONEMENT OF A PRELIMINARY PLAT PP-2324-2: FOR RED SKY 

RANCH ADDITION, A PLANNED UNIT DEVELOPMENT (GENERALLY LOCATED 

1,600 FEET SOUTH OF EAST FRANKLIN ROAD ON THE WEST SIDE OF 48TH 

AVENUE NW).
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Page 1 of 2 

 

 
CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 
 

REQUESTER: Ken Danner, Subdivision Development Manager 
 

PRESENTER: Shawn O’Leary, Director of Public Works 
 

TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF A PRELIMINARY PLAT 
PP-2324-2:  FOR RED SKY RANCH ADDITION, A PLANNED UNIT 
DEVELOPMENT (GENERALLY LOCATED 1,600 FEET SOUTH OF EAST 
FRANKLIN ROAD ON THE WEST SIDE OF 48TH AVENUE NW). 
 

  

BACKGROUND: 
 
This item is a revised preliminary plat for Red Sky Ranch Addition, a Planned Unit Development 
and is generally located 1,600-feet south of East Franklin Road on the west side of 48th Avenue 
N.W.  The revision consists of a larger development.  Previously three (3) lots on 19.46 acres 
were proposed. This revised preliminary plat consists of 26.23 acres.  Each tract is 1.47 acres 
or greater.  There are ten (10) proposed single-family residential lots.  All of the residential lots 
will take access from the interior street Red Sky Ranch Drive. 
 
Planning Commission, at its meeting of July 13, 2023, recommended that this property be placed 
in the PUD, Planned Unit Development and removed from A-2, Rural Agricultural District.  In 
addition, Planning Commission recommended to City Council the approval of the revised 
preliminary plat for Red Sky Ranch Addition, a Planned Unit Development. 
 
DISCUSSION: 
 
The proposed 10 single family dwelling units in this Addition is expected to generate 
approximately 94 trips per day, 7 AM peak hour trips, and 9 PM peak hour trips. The 
development is proposed for location on the west side of 48th Avenue NW south of Franklin 
Road. Obviously being well below the threshold for when a traffic impact study is required (>100 
peak hour trips is the threshold), the developer was asked to submit a traffic memo to document 
the trip generation potential for this application. On behalf of the developer Traffic Engineering 
Consultants, Inc. submitted the traffic impact analysis memorandum. No traffic operational 
issues are anticipated due to the development. 
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Page 2 of 2 

 
 
STREET 

 
 

NO. 
OF 

LANES 

 
EXISTING 
TRAFFIC 
(Veh/day) 

 
PROJECTED 

TRAFFIC 
(Veh/day) 

 
TOTAL 

PROJECTED 
TRAFFIC 
(Veh/day) 

 
ROADWAY 
CAPACITY 
L.O.S. “E” 

 
% 

CAPACITY 
USED 

(EXISTING) 

 
% 

CAPACITY 
USED 

(PROJECTED) 

48th Avenue 
NW 

2 3,387 94 3,481 17,100 19.81 20.36 

 
The proposed development will access 48th Avenue NW from the west by the proposed public 
street intersection (Red Sky Ranch Drive). This proposed intersection on 48th Avenue NW will 
be designed for full access. Each of the residential lots have frontage along Red Sky Ranch 
Drive and should take access from this new, local street.  Capacity exceeds demand in this area.  
As such, no additional off-site improvements are anticipated.    
 
PUBLIC IMPROVEMENTS: 
 
1.  Fire Protection.  Fire protection will be provided by the Norman Fire Department. 
 
2.  Sanitary Sewers.  Individual sanitary sewer systems will be installed in accordance with City 

and Oklahoma Department of Environmental Quality standards. 
 
3.  Drainage.  A detention facility is proposed to control storm water runoff.  An easement 

covering the detention pond will be required with final platting. 
 
4.  Sidewalks.  Sidewalks are required adjacent to 48th Avenue N.W. based on the fact 48th 

Avenue N.W. is designated as an urban street.  Staff will recommend deferral with final 
platting.  Sidewalks are not required adjacent to the interior street Red Sky Ranch Drive 
based on the fact it is classified as a rural street. 

 
5.  Street.  Forty-eighth Avenue N.W. is designated as a Minor Urban Arterial Street by the CTP 

(Comprehensive Transportation Plan).  As a result, street improvements will be required.  
Staff will recommend deferral of 48th Avenue N.W. paving improvements with the final plat.  
The interior street will be constructed as a rural public street. 

 
6.  Water.  Individual water wells will be installed in accordance with City and Oklahoma 

Department of Environmental Quality standards. 
 
PUBLIC DEDICATIONS.  
 
1. Rights-of Way and Easements.  All rights-of-way and easements will be dedicated to the 

City with final platting. 
 
2. Flood Plain.  Lots 6 through 10 contains Flood Plain however there is sufficient area to 

construct the structure, private sanitary system and water well outside of the Flood Plain. 
 
RECOMMENDATIONS: 
 
Staff recommends approval of the revised preliminary plat for Red Sky Ranch Addition, a 
Planned Unit Development. 
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BOOK 4472, PAGE 1095
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WARRANTY DEED
BOOK 5302, PAGE 5

4

©
LEGAL DESCRIPTION
A tract of land being a part of the Northeast Quarter (N.E. ¼) of Section 9, Township 9 North (T9N), Range 3 West (R3W),
of the Indian Meridian, Norman, Cleveland County, Oklahoma, being more particularly described as follows:

COMMENCING at the Southeast corner of said NE/4; THENCE South 89°32'52" West along the South line of said NE/4 a
distance of 700.00 feet to the POINT OF BEGINNING, said point also being the Southwest corner of a tract of land
described in Quit Claim Deed recorded in Book 6047, Page 1399;

THENCE continuing South 89°32'52" West along said South line a distance of 860.13 feet; THENCE North 00°03'53" East
a distance of 990.60 feet to a point on the South line of a tract being the N/2, N/2, S/2, of said NE/4, as recorded in Book
6170, Page 534; THENCE North 89°35'55" East along said South line a distance of 1549.69 feet to the Southeast corner
of said N/2, N/2, S/2, NE/4; THENCE South 00°32'21" East along the East line of said NE/4 a distance of 268.41 feet;
THENCE North 89°47'56" West a distance of 433.55 feet; THENCE South 00°53'24" East a distance of 412.41 feet to a
point on the North line of said tract of land described in Quit Claim Deed recorded in Book 6047, Page 1399, said point
also being the Southwest corner of RED SKY RANCH PHASE 1, a platted subdivision to the City of Norman recorded in
Plat Book 25, Page 184; THENCE South 89°32'52" West along the North line of said tract of land described in Quit Claim
Deed recorded in Book 6047, Page 1399, a distance of 269.01 feet to the Northwest corner thereof; THENCE South
00°32'21" East along the West line of said tract of land described in Quit Claim Deed recorded in Book 6047, Page 1399,
a distance of 313.33 feet to the POINT OF BEGINNING;

Said tract containing 1,142,653 square feet, or 26.232 acres, more or 
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             CITY OF NORMAN  
                   Development Review Form 
                           Transportation Impacts 

 
 

DATE:  June 22, 2023    STAFF REVIEW BY:   Awet Frezgi, P.E.     
           City Traffic Engineer 
 
PROJECT NAME:  Red Sky Ranch Section 2   PROJECT TYPE: Residential 
 Owner:    Mckown Family, LLC 
 Developer’s Engineer:  SMC 
 Developer’s Traffic Engineer: TEC 
 
SURROUNDING ENVIRONMENT (Streets, Developments) 
Very low density residential surrounds the proposed site on 48th Avenue NW with significant floodplain to the west of the site 
in the Ten Mile Flat Conservation Area. 
 
ALLOWABLE ACCESS: 
The site proposes one access point.  The access point will be a new public street, Red Sky Ranch Drive, intersection 48th Ave-
nue NW from the west.  The location of this access point meets the applicable requirements in the Engineering Design Crite-
ria. 
 
EXISTING STREET CHARACTERISTICS (Lanes, Speed Limits, Sight Distance, Medians) 
48th Avenue NW: 2 lanes (existing). Speed Limit - 50 mph. No sight distance problems. No median. 
 
ACCESS MANAGEMENT CODE COMPLIANCE:  YES    NO  
 
Proposed number of access points for the development is in compliance with what is allowed in the subdivision regulations. 
 
TRIP GENERATION 
 
 
 
 
 
 
 
TRANSPORTATION IMPACT STUDY REQUIRED?  YES   NO  
 
Obviously being well below the threshold for when a traffic impact study is required (>100 peak hour trips is the threshold), 
the developer was asked to submit a traffic memo to document the trip generation potential for this application. On behalf of 
the developer Traffic Engineering Consultants, Inc. submitted the traffic impact analysis memorandum. No traffic operational 
issues are anticipated due to the development. 
  
 
RECOMMENDATION: APPROVAL                  DENIAL                                            N/A                             STIPULATIONS  
 
Recommendations for Approval refer only to the transportation impact and do not constitute an endorsement from City Staff. 
 

The proposed development will access 48th Avenue NW from the west by the proposed public street intersection (Red Sky 
Ranch Drive). This proposed intersection on 48th Avenue NW will be designed for full access. Each of the residential lots 
have frontage along Red Sky Ranch Drive and should take access from this new, local street.  Capacity exceeds demand in 
this area.  As such, no additional off-site improvements are anticipated.  

Time Period Total In Out 
Weekday 94 47 47 
A.M. Peak Hour 7 2 5 
P.M. Peak Hour 9 6 3 
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 Planning Commission Agenda 

  July 13, 2023 

        

 

PRELIMINARY PLAT ITEM NO. 11 

 PP-2324-2            

 
STAFF REPORT 

 

ITEM:  Consideration of a Revised Preliminary Plat for RED SKY RANCH ADDITION, A 

PLANNED UNIT DEVELOPMENT. 

  

LOCATION:  Generally located 1,600-feet south of West Franklin Road on the west side of 48th 

Avenue N.W.  

 

INFORMATION: 

 

1.  Owner.  McKown Family, L.L.C. 

 

2.  Developer.  McKown Family, L.L.C. 

 

3.  Surveyor.  SMC Consulting Engineers, PC. 

 

HISTORY: 

1.  October 21, 1961.  City Council adopted Ordinance No. 1320 annexing this property into 

the Norman City Limits without zoning. 

 

2.  December 19, 1961.  Planning Commission recommended placing this property in the A-

2, Rural Agricultural District. 

 

3.  January 23, 1962.  City Council adopted Ordinance No. 1339 placing this property in A-2, 

Rural Agricultural District. 

 

 4. June 10, 2021.  Planning Commission, on a vote of 7-0, recommended placing a portion of 

this property in the PUD, Planned Unit Development and removing it from A-2, Rural 

Agricultural District. 

 

5. June 10, 2021.  Planning Commission, on a vote of 7-0, recommended to City Council the 

approval of the preliminary plat of Red Sky Ranch Addition, a Planned Unit Development. 

 

6. July 27, 2021.  City Council adopted Ordinance No. O-2021-47 placing a portion of this 

property in the PUD, Planned Unit Development and removing it from A-2, Rural 

Agricultural District. 

 

7. July 27, 2021.  City Council approved the preliminary plat for Red Sky Ranch Addition, a 

Planned Unit Development. 
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P.C. AGENDA 07/13/2023 

REVISED PRELIMINARY PLAT FOR RED SKY RANCH ADDITION, A PLANNED UNIT DEVELOPMENT 

Page 2 

 

8. July 13, 2023.  The applicant has made a request to rezone this property from A-2, Rural 

Agricultural District and PUD, Planned Unit Development to PUD, Planned Unit 

Development. 

 

IMPROVEMENT PROGRAM: 

 

1.  Fire Protection.  Fire protection will be provided by the Norman Fire Department. 

 

2.  Sanitary Sewers.  Private individual sanitary sewer systems will be installed in 

accordance with City and Oklahoma Department of Environmental Quality standards. 

 

 3. Drainage.  A detention facility is proposed to control storm water runoff.  An easement 

covering the detention pond will be required with final platting. 

 

 4. Sidewalks.  Sidewalks are required adjacent to 48th Avenue N.W. based on the fact 48th 

Avenue N.W. is designated as a Minor Urban Arterial.  Staff will recommend deferral 

with final platting.  Sidewalks are not required adjacent to the interior street Red Sky 

Ranch Drive based on the fact it is classified as a rural residential street. 

 

5. Street.  Forty-eighth Avenue N.W. is designated as a Minor Urban Arterial Street by the 

CTP (Comprehensive Transportation Plan).  As a result, street improvements will be 

required.  Staff will recommend deferral of 48th Avenue N.W. paving improvements with 

the final plat.  The interior street will be constructed as a rural public street. 

 

6. Water.  Private individual water wells will be installed in accordance with City and 

Oklahoma Department of Environmental Quality standards. 

 

PUBLIC DEDICATIONS: 

 

1.  Easements.  All required easements will be dedicated to the City on the final plat. 

 

2.  Right-of-Way.  Street right-of-way will be dedicated to the City on the final plat. 

 

 3. Flood Plain.  Lots 6 through 10 contains Flood Plain however there is sufficient area to 

construct the structure, private sanitary system and water well outside of the Flood Plain. 

 

SUPPLEMENTAL MATERIAL:  Copies of a location map, preliminary site development plan and 

revised preliminary plat are included in the Agenda Book. 

 

STAFF COMMENTS AND RECOMMENDATION:  This property consists of 26.23 acres.  Each 

tract is 1.47 acres or greater.  There are ten (10) proposed single-family residential lots.  All 

of the lots will take access from the interior street Red Sky Ranch Drive.  The existing PUD 

zoned property is being incorporated into this preliminary plat.  Staff recommends approval 

of the revised preliminary plat for Red Sky Ranch Addition, a Planned Unit Development. 

 

ACTION NEEDED:  Recommend approval or disapproval of the revised preliminary plat for Red 

Sky Ranch Addition, a Planned Unit Development to City Council.   
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P.C. AGENDA 07/13/2023 

REVISED PRELIMINARY PLAT FOR RED SKY RANCH ADDITION, A PLANNED UNIT DEVELOPMENT 

Page 3 

 

ACTION TAKEN:__________________________________________________________________  
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City Council Agenda   PP-2324-2    August 22, 2023 

 

ITEM: CONSIDERATION OF ACCEPTANCE, APPROVAL, REJECTION, 

AMENDMENT, AND/OR POSTPONEMENT OF A REVISED PRELIMINARY 

PLAT FOR RED SKY RANCH ADDITION, A PLANNED UNIT DEVELOPMENT.  

 

LOCATION:  Generally located 1,600-feet south of East Franklin Road on the west side of 48th 

Avenue N.W. 

 

INFORMATION:  

 

1.  Owner.  McKown Family, L.L.C. 

 

2.  Developer.  McKown Family, L.L.C. 

 

3.  Engineer.  SMC Consulting Engineers, PC. 

 

HISTORY: 

 

1. Refer to the Planning Commission Staff, July 13, 2023. 

 

2. July 13, 2023.  Planning Commission, on a vote of 6-0, recommended placing this 

property in the PUD, Planned Unit Development and removing it from A-2, Rural 

Agricultural District. 

 

3. July 13, 2023.  Planning Commission, on a vote of 6-0, recommended to City Council the 

approval of the revised preliminary plat of Red Sky Ranch Addition, a Planned Unit 

Development. 

 

IMPROVEMENT PROGRAM: 

 

1. Refer to the Planning Commission Staff Report, July 13, 2023. 

 

PUBLIC DEDICATIONS:  

 

1. Refer to the Planning Commission Staff Report, July 13, 2023.  

 

SUPPLEMENTAL MATERIAL:  Copies of an advisory memorandum; location map; 

preliminary plat; Staff Report recommending approval; and pertinent excerpts from Planning 

Commission minutes are included in the Agenda Book.   

 

ACTION NEEDED:  Approve or reject the revised preliminary plat for Red Sky Ranch 

Addition, a Planned Unit Development subject to the approval of O-2324-2. 

 

ACTION TAKEN:              
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File Attachments for Item:

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

POSTPONEMENT OF ORDINANCE O-2324-4 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 NORTHWEST QUARTER (NW/4) OF 

SECTION SIX (6), TOWNSHIP EIGHT (8) NORTH, RANGE TWO (2) WEST OF THE 

INDIAN MERIDIAN, CLEVELAND COUNTY, OKLAHOMA, FROM THE R-1, SINGLE 

FAMILY DWELLING DISTRICT, AND PLACE SAME IN THE SPUD, SIMPLE 

PLANNED UNIT DEVELOPMENT DISTRICT; AND PROVIDING FOR THE 

SEVERABILITY THEREOF. (1104 WEST LINDSEY STREET)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 

REQUESTER: Hunter Miller Family, L.L.C.  

PRESENTER: Jane Hudson, Director of Planning & Community Development 

ITEM TITLE: 
 
CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, 
AND/OR POSTPONEMENT OF ORDINANCE O-2324-4 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 
NORTHWEST QUARTER (NW/4) OF SECTION SIX (6), TOWNSHIP 
EIGHT (8) NORTH, RANGE TWO (2) WEST OF THE INDIAN MERIDIAN, 
CLEVELAND COUNTY, OKLAHOMA, FROM THE R-1, SINGLE FAMILY 
DWELLING DISTRICT, AND PLACE SAME IN THE SPUD, SIMPLE 
PLANNED UNIT DEVELOPMENT DISTRICT; AND PROVIDING FOR 
THE SEVERABILITY THEREOF.  (1104 WEST LINDSEY STREET) 
 

  

 

PROJECT OVERVIEW:  The applicant is requesting a rezoning from R-1, Single-Family 
Dwelling District, to SPUD, Simple Planned Unit Development, for 1.5 acres at 1104 W. Lindsey 
Street.  This SPUD seeks to allow the applicant to split and develop the Property as three single-
family residential lots. The applicant must request a SPUD for this development/design 
because the proposed lot configuration, particularly for Lot 3, does not meet current R-1 
requirements for lot width along the street frontage.  

 

PROCEDURAL REQUIREMENTS 

 
GREENBELT COMMISSION: N/A for this item 

PRE-DEVELOPMENT MEETING: PD 23-23 

After a discussion with the applicant’s representative, attendees understood the project and its 

scope but still had questions about traffic flow, fencing by adjacent properties (namely Penny 

Hill), and lot sizes. Attendees asked if vehicles will be backing out onto W. Lindsey St. The 

applicant’s engineer explained there will be enough space on the development to turn around 

and exit the driveway with no need for reversing into the street. Attendees asked if all the trees 

will be removed. The applicant explained they are going to keep trees as shown on the site plan; 
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they tried to save the large trees on the lot but trees will be removed to allow for the placement 

of homes and pavement.  

 

ZONING ORDINANCE CITATION:  

SEC 36-510 – SIMPLE PLANNED UNIT DEVELOPMENTS 

1.  General Description.  The Simple Planned Unit Development referred to as SPUD, is a special 

zoning district that provides an alternate approach to the conventional land use controls and to 

a PUD, Planned Unit Development to maximize the unique physical features of a particular site 

and produce unique, creative, progressive, or quality land developments.   

The SPUD may be used for particular tracts or parcels of land that are to be developed, 

according to a SPUD Narrative and a Development Plan Map and contains less than five (5) 

acres. 

The SPUD is subject to review procedures by Planning Commission and adoption by City 

Council. 

2.  Statement of Purpose.  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 comprehensive plan of record.  In addition the SPUD 

provides for the following: 

Encourage efficient, innovative use of land in the placement and/or clustering of buildings in a 

development and protect the health, safety and welfare of the community.  

Contribute to the revitalization and/or redevelopment of areas where decline of any type has 

occurred.  Promote infill development that is compatible and harmonious with adjacent uses and 

would otherwise not be an area that could physically be redeveloped under conventional zoning.  

Maintain consistency with the City’s Zoning Ordinance, and other applicable plans, policies, 

standards and regulations on record.   

Approval of a zone change to a SPUD adopts the Master Plan prepared by the applicant and 

reviewed as a part of the application.  The SPUD establishes new and specific requirements for 

the amount and type of land use, residential densities, if appropriate, development regulations 

and location of specific elements of the development, such as open space and screening.   

STAFF ANALYSIS:     The particulars of this SPUD include: 

USE: The SPUD Narrative includes the allowable uses for this proposal as Exhibit C. The 

proposed uses are the same as the uses permitted in R-1.   

OPEN SPACE: Open space shall be utilized on the Property as shown on the Site 

Development Plan. The impervious area and building coverage for the Property shall not exceed 

65% per lot.  
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SITE PLAN/ACCESS: The proposed site plan has one access point, a private drive, off W. 

Lindsey Street. The driveway shown on the site development plan provides access to each of 

the three lots. The driveway is 26’ wide to allow for additional parking and two-way traffic. The 

existing house on the property will remain and each of the two new lots will have a single-family 

home. The site development plan shows two proposed rain gardens – one on Lot 2 near W. 

Lindsey Street and one on Lot 3 along the eastern property line behind the residence.  

The following shall be the required building setbacks: 

• The front setback shall be a minimum of twenty-five (25) feet. 

• All other building setbacks shall be a minimum of five (5) feet.  
 

The proposed lot width for Lot 3 is only 30’ wide. The typical R-1 lot width is 35’ where abutting 

a street and 50’ at the building line.  

LANDSCAPING: Landscaping shall be installed and maintained in order to meet or exceed 

the City of Norman’s applicable landscaping requirements for single-family residential lots, as 

amended from time to time. The locations and types of landscaping are subject to modification 

during final site development.  

SIGNAGE: All signs shall comply with the sign standards of the City of Norman Sign Code as 

applicable to a zoning of R-1, Single-Family Dwelling District. 

HEIGHT: No buildings will be taller than 3.5 stories or 35’ in height, excluding any necessary 

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

LIGHTING: The Property shall comply with the City of Norman’s applicable lighting 

requirements for single-family residential lots, as amended from time to time.  

SANITATION: Polycarts will be used by each residence for trash collection.  

PARKING:   The property will comply with the City’s applicable parking ordinances. Each 

single-family residence will be required to provide two spaces per dwelling unit.  

SIDEWALKS: A five (5) foot sidewalk will be installed in the location shown on the Site 

Development Plan and will meet or exceed the City of Norman’s applicable standards and 

ordinances for sidewalk design and construction, as amended from time to time. 

FENCING: The SPUD Narrative states fencing is allowed but not required. Fencing, if 

installed, may be brick, stone, wood, wrought iron, or other material. The maximum fence height 

for the property will be 8’.  

EXTERIOR BUILDING MATERIALS: The exterior materials of the building to be constructed 

on the Property may be brick, 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. 

EXISTING ZONING: The current zoning for the subject property is R-1, Single-Family 

Dwelling District. This zoning district allows for the development of single-family homes and 

accessory structures.  
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ALTERNATIVES/ISSUES:     

IMPACTS: The proposed uses for this development are similar or less intense than the 

surrounding area.  

OTHER AGENCY COMMENTS: 

FIRE DEPARTMENT: No comments.  

PUBLIC WORKS/ENGINEERING: The subject property will be subdivided by a Short 

Form Plat (SFP). The zoning must be in place before the SFP can go forward.  

TRAFFIC ENGINEER: No comments.      

UTILITIES: Residents of all lots will be required to take polycarts to Lindsey Street for trash 

and recycling services. The City has requested the applicant have an agreement filed of record 

for Lot 3 regarding the trash/recycling requirements and a long private water service and an 

agreement filed of record for Lot 2 regarding a long private water service. This is to ensure the 

current and future owners understand the requirements for services and what their 

responsibilities are for development.  

CONCLUSION: Staff forwards this request for rezoning to SPUD, Simple Planned Unit 

Development, and Ordinance O-2324-4 for consideration by City Council.  

At their July 13, 2023 meeting, Planning Commission unanimously recommended adoption of 
Ordinance O-2324-4, by a vote of 7-0.   
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O-2324-4 
 

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 NORTHWEST QUARTER (NW/4) OF SECTION 
SIX (6), TOWNSHIP EIGHT (8) NORTH, RANGE TWO (2) 
WEST OF THE INDIAN MERIDIAN, CLEVELAND COUNTY, 
OKLAHOMA, FROM THE R-1, SINGLE FAMILY DWELLING 
DISTRICT, AND PLACE SAME IN THE SPUD, SIMPLE 
PLANNED UNIT DEVELOPMENT DISTRICT; AND 
PROVIDING FOR THE SEVERABILITY THEREOF.  (1104 
WEST LINDSEY STREET) 
 

§ 1. WHEREAS, Hunter Miller Family, L.L.C., the owners of the hereinafter 
described property, have made application to have the subject property removed 
from the R-1, Single Family Dwelling District and placed in the SPUD, Simple 
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 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 R-1, Single 
Family Dwelling District and place the same in the SPUD, Simple Planned Unit 
Development District, to wit: 

 
A part of the Northwest Quarter (NW1/4) of Section Six (6), Township Eight 
(8) North, Range Two (2) West of the Indian Meridian, described as follows: 
Beginning at a point 33 feet South and 133 feet East of the Northwest corner of 
said Quarter Section; thence South 200 feet; thence East 94.5 feet; thence 
South 222.8 feet; thence East 117.5 feet; thence North 422.8 feet; thence West 
212 feet to place of beginning. 
 
Containing 67,352.87 Sq. Ft. or 1.5462 Acres, more or less. 
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Ordinance No. O-2324-4 
Page 2 
 
§ 5. Further, pursuant to the provisions of Section 36-510 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 SPUD Narrative, 

Site Development Plan, and supporting documentation approved by 
the Planning Commission on July 13, 2023, and 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 
 
                                                      , 2023.           , 2023. 
 
 
                                                                                                              
(Mayor)   (Mayor) 
 
ATTEST: 
 
                                         
(City Clerk) 
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ESHELMAN PLACE 
SIMPLE PLANNED UNIT DEVELOPMENT 

 
 
 

APPLICANT: 
 

HUNTER MILLER FAMILY, LLC 
 
 
 
 
 
 
 
 
 
 
 

APPLICATION FOR: 

PRELIMINARY PLAT AND 
SIMPLE PLANNED UNIT DEVELOPMENT  

 
SUBMITTED: June 1, 2023 

REVISED: June 29, 2023 
 
 

PREPARED BY: 
 

RIEGER LAW GROUP PLLC 
136 Thompson Drive 

Norman, Oklahoma 73069 
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I. INTRODUCTION 
 

This Simple Planned Unit Development (the “SPUD”) is being submitted for the property 
located at 1104 W. Lindsey Street, as more particularly described on Exhibit A (the 
“Property”). This SPUD seeks to rezone the Property from the existing R-1, Single Family 
Dwelling designation to allow the applicant to split and develop the Property as three single 
family residential lots. 

 
II. PROPERTY DESCRIPTIONS; EXISTING CONDITIONS 

 

A. Location 
 

The Property is located at 1104 W. Lindsay Street, which is near the intersection of 
W. Lindsey Street and S. Berry Road. 

 
B. Existing Land Use and Zoning 

 
The existing zoning is R-1, Single Family Dwelling, and the existing NORMAN 
2025 Land Use Plan designation is Low Density Residential. 

 
C. Elevation and Topography 

 
The Property is largely undeveloped, with the exception of a single-family 
residential structure, and the topography of the Property slopes gradually from West 
to East. 

 
D. Utility Services 

 
All necessary utilities for this project (including water, sewer, gas, 
telecommunications, and electric) are currently located within the necessary 
proximity to serve the Property, or they will be extended by the Applicant, as 
necessary. 

 
E. 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, ordinances, 
and/or regulations. 

F. Traffic Circulation and Access 
 

Traffic circulation and access to the Property shall be allowed in the manner shown 
on the attached Site Development Plan. 

 
III. DEVELOPMENT PLAN AND DESIGN CONCEPT 

 

A. Uses Permitted 
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This SPUD seeks to retain the Property’s existing allowable uses under R-1, Single 
Family Dwelling to allow for the development of three single family residential 
structures on the Property, as well as accompanying uses. A complete list of 
allowable uses on the Property is attached as Exhibit C. 

B. Site Plan 
 

The Property shall be developed as depicted on the Site Development Plan, attached 
hereto as Exhibit B, subject to final design development and the changes allowed 
by Section 36-510 (k) of the City of Norman’s SPUD Ordinance, as may be 
amended from time to time. 

 
The following shall be the required building setbacks: 

• The front setback shall be a minimum of twenty-five (25) feet. 
• All other building setbacks shall be a minimum of five (5) feet. 

 
C. Traffic access/circulation/sidewalks 

 
Traffic circulation and access to the Property shall be allowed in the manner shown 
on the attached Site Development Plan. 

 
D. Open Space 

 
Open space shall be utilized on the Property as shown on the Site Development 
Plan. The impervious area and building coverage for the Property shall not exceed 
65% per lot. 

 
E. Signage 

 
All signs shall comply with the sign standards of the City of Norman Sign Code as 
applicable to a zoning of R-1, Single Family Dwelling designation. 

 
F. Height 

 
No buildings shall exceed three and one-half (3-1/2) stories or thirty-five (35) feet 
in height, excluding any necessary roof top mechanical units, equipment, screening, 
or parapet walls. 

 
G. Parking 

 
The Property shall comply with Norman’s applicable parking ordinances, as 
amended from time to time. 

 
H. Exterior Materials 

 
The exterior materials of the building to be constructed on the Property may be 
brick, glass, stone, synthetic stone, stucco, EIFS, masonry, metal accents, 
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composition shingles, synthetic slate shingles, metal roofs, or other comparable 
roofing materials, and any combination thereof. 

 
I. Fencing 

 
Fencing is permissible along the perimeter of the Property but is not required. 
Fencing may be brick, stone, wood, wrought iron, or other material. The maximum 
fence height for the Property shall be eight (8) feet. 

 
J. Drainage 

 
A preliminary drainage report has been provided to City Staff. The development of 
the Property shall meet or exceed the applicable ordinances and standards of the 
City, as amended from time to time. Low Impact Development Techniques (“LIDs”) 
will be used in the development of the Property to further assist in drainage 
management on site. The locations and types of LIDs are subject to modification 
during final site development. 

 
K. Landscaping 

 
Landscaping shall be installed and maintained in order to meet or exceed the City of 
Norman’s applicable landscaping requirements for single-family residential lots, as 
amended from time to time. The locations and types of landscaping are subject to 
modification during final site development. 
 

L. Lighting 
 
The Property shall comply with the City of Norman’s applicable lighting requirements 
for single-family residential lots, as amended from time to time. 
 

M. Sidewalks 
 
A five (5) foot sidewalk will be installed in the location shown on the Site 
Development Plan and will meet or exceed the City of Norman’s applicable 
standards and ordinances for sidewalk design and construction, as amended from 
time to time.  
 

N. Sanitation 
 
Sanitation services for the Property shall be consistent with the City of Norman’s 
applicable sanitation standards and regulations applicable to single family residential 
lots, as amended from time to time, such as poly cart service for each lot. 
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EXHIBIT A 

Legal Description of the Property 
 
A part of the Northwest Quarter (NW1/4) of Section Six (6), Township Eight (8) North, Range 
Two (2) West of the Indian Meridian, described as follows: Beginning at a point 33 feet South 
and 133 feet of the Northwest corner of said Quarter Section; thence South 200 feet; thence East 
94.5 feet; thence South 222.8 feet; thence East 117.5 feet; thence North 422.8 feet; thence West 
212 feet to place of beginning. 
Containing 67,352.87 Sq. Ft. or 1.5462 Acres, more or less. 
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EXHIBIT B 
 

Site Development Plan 
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EXHIBIT C 
Allowable Uses 

Allowable Uses: 
(a) Detached one family dwelling. 
(b) Family day care home. 
(c) General purpose farm or garden. 
(d) Home occupation. 
(e) Municipal recreation or water supply. 
(f) Accessory buildings. 
(g) Commercial parking only on days when the University of Oklahoma football team 

plays at home, subject to the following restrictions and conditions: 
(1) On all sides of the parking area abutting other property a barrier shall be 

erected so as to prevent vehicles from damaging fences, trees, shrubs or other 
improvements on the adjoining property, such barrier to be at least two (2) 
feet within the property line of the property used for parking. All vehicles 
shall be parked within the property line of such property. 

(2) An attendant over 18 years of age shall be on duty at all times when vehicles 
are parked on the property. 

(3) All papers, containers and other trash shall be removed from the 
premises immediately after the vehicles have been removed. 

(4) No vehicle shall ever be parked between the property line and any 
adjoining street. 

(5) Unless a driveway is provided, a wooden or metal incline shall be placed in 
the gutter next to the curb on any street where there is a concrete curb, and the 
same shall be removed immediately after the last parked vehicle has 
departed. Such incline shall not exceed 25 feet in length or 12 inches in 
width. 

(6) Any violation of the foregoing restrictions, whether by the owner of the 
property, driver of a vehicle, or other person, shall constitute an offense, and 
in addition to the other penalties provided by law, the owner or operator of 
such property so used for parking, upon conviction of such offense, shall not 
use said property for such purpose for the remainder of the year during which 
such violation occurs. 

(h) Model home, subject to an annual permit, as defined in NCC 36-101, for no more 
than four years. 

(i) Short-term rentals.  
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 Planning Commission Agenda 
 July 13, 2023 
         
 
 ORDINANCE NO. O-2324-4  ITEM NO: 15 
           
 

STAFF REPORT 
 
GENERAL INFORMATION 
 
 APPLICANT Hunter Miller Family, L.L.C. 
 
 REQUESTED ACTION Rezoning to SPUD, Simple Planned Unit 

Development District 
 
 EXISTING ZONING R-1, Single Family Dwelling District 
 
 SURROUNDING ZONING North: CO, Suburban Commercial Office 

District and R-1, Single-Family 
Dwelling District 

                                                                                          East: R-1, Single-Family Dwelling District                                                                                       
   South: CO, Suburban Commercial Office 

District and R-1, Single-Family 
Dwelling District 

   West: C-2, General Commercial District 
and CO, Suburban Commercial 
Office 

 
 LOCATION 1104 W. Lindsey Street 
 
 WARD  4 
 
 CORE AREA Yes 
  
 AREA/SF 1.5 acres, more or less 
 
 PURPOSE Three single-family residential lots 
 
 EXISTING LAND USE Residential 
 
 SURROUNDING LAND USE North: Office/Vacant  
   East:  Residential  
   South:  Residential 
   West: Commercial 
  
 LAND USE PLAN DESIGNATION Low Density Residential  
 
 PROPOSED LAND USE DESIGNATION Low Density Residential (No change) 
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 GROWTH AREA DESIGNATION Current Urban Service Area   
 
PROJECT OVERVIEW:  The applicant is requesting a rezoning from R-1, Single-Family Dwelling 
District, to SPUD, Simple Planned Unit Development, for 1.5 acres at 1104 W. Lindsey Street.  
This SPUD seeks to allow the applicant to split and develop the Property as three single-family 
residential lots. The applicant must request a SPUD for this development/design because the 
proposed lot configuration, particularly for Lot 3, does not meet current R-1 requirements for 
lot width along the street frontage.  
 
PROCEDURAL REQUIREMENTS 
 
GREENBELT COMMISSION: N/A for this item 
 
PRE-DEVELOPMENT MEETING: PD 23-23 
After a discussion with the applicant’s representative, attendees understood the project and 
its scope but still had questions about traffic flow, fencing by adjacent properties (namely 
Penny Hill), and lot sizes. Attendees asked if vehicles will be backing out onto W. Lindsey St. The 
applicant’s engineer explained there will be enough space on the development to turn 
around and exit the driveway with no need for reversing into the street. Attendees asked if all 
the trees will be removed. The applicant explained they are going to keep trees as shown on 
the site plan; they tried to save the large trees on the lot but trees will be removed to allow for 
the placement of homes and pavement.  
 
ZONING ORDINANCE CITATION:  
SEC 36-510 – SIMPLE PLANNED UNIT DEVELOPMENTS 
1.  General Description.  The Simple Planned Unit Development referred to as SPUD, is a 
special zoning district that provides an alternate approach to the conventional land use 
controls and to a PUD, Planned Unit Development to maximize the unique physical features of 
a particular site and produce unique, creative, progressive, or quality land developments.   
 
The SPUD may be used for particular tracts or parcels of land that are to be developed, 
according to a SPUD Narrative and a Development Plan Map and contains less than five (5) 
acres. 
 
The SPUD is subject to review procedures by Planning Commission and adoption by City 
Council. 
 
2.  Statement of Purpose.  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 comprehensive plan of record.  In addition the 
SPUD provides for the following: 
 
Encourage efficient, innovative use of land in the placement and/or clustering of buildings in 
a development and protect the health, safety and welfare of the community.  
 
Contribute to the revitalization and/or redevelopment of areas where decline of any type has 
occurred.  Promote infill development that is compatible and harmonious with adjacent uses 
and would otherwise not be an area that could physically be redeveloped under 
conventional zoning.  
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Maintain consistency with the City’s Zoning Ordinance, and other applicable plans, policies, 
standards and regulations on record.   
 
Approval of a zone change to a SPUD adopts the Master Plan prepared by the applicant and 
reviewed as a part of the application.  The SPUD establishes new and specific requirements for 
the amount and type of land use, residential densities, if appropriate, development 
regulations and location of specific elements of the development, such as open space and 
screening.   
 
STAFF ANALYSIS:     The particulars of this SPUD include: 
 
USE: The SPUD Narrative includes the allowable uses for this proposal as Exhibit C. The 
proposed uses are the same as the uses permitted in R-1.   

 
OPEN SPACE: Open space shall be utilized on the Property as shown on the Site Development 
Plan. The impervious area and building coverage for the Property shall not exceed 65% per 
lot.  

 
SITE PLAN/ACCESS: The proposed site plan has one access point, a private drive, off W. 
Lindsey Street. The driveway shown on the site development plan provides access to each of 
the three lots. The driveway is 26’ wide to allow for additional parking and two-way traffic. The 
existing house on the property will remain and each of the two new lots will have a single-
family home. The site development plan shows two proposed rain gardens – one on Lot 2 near 
W. Lindsey Street and one on Lot 3 along the eastern property line behind the residence.  
 
The following shall be the required building setbacks: 

• The front setback shall be a minimum of twenty-five (25) feet. 
• All other building setbacks shall be a minimum of five (5) feet.  

 
The proposed lot width for Lot 3 is only 30’ wide. The typical R-1 lot width is 35’ where abutting 
a street and 50’ at the building line.  

 
LANDSCAPING: Landscaping shall be installed and maintained in order to meet or 
exceed the City of Norman’s applicable landscaping requirements for single-family residential 
lots, as amended from time to time. The locations and types of landscaping are subject to 
modification during final site development.  
 
SIGNAGE: All signs shall comply with the sign standards of the City of Norman Sign Code as 
applicable to a zoning of R-1, Single-Family Dwelling District. 
 
HEIGHT: No buildings will be taller than 3.5 stories or 35’ in height, excluding any 
necessary roof top mechanical units, equipment, screening, or parapet walls.  
 
LIGHTING: The Property shall comply with the City of Norman’s applicable lighting 
requirements for single-family residential lots, as amended from time to time.  
 
SANITATION: Polycarts will be used by each residence for trash collection.  
 
PARKING:   The property will comply with the City’s applicable parking ordinances. Each 
single-family residence will be required to provide two spaces per dwelling unit.  
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SIDEWALKS: A five (5) foot sidewalk will be installed in the location shown on the Site 
Development Plan and will meet or exceed the City of Norman’s applicable standards and 
ordinances for sidewalk design and construction, as amended from time to time. 
 
FENCING: The SPUD Narrative states fencing is allowed but not required. Fencing, if 
installed, may be brick, stone, wood, wrought iron, or other material. The maximum fence 
height for the property will be 8’.  
 
EXTERIOR BUILDING MATERIALS: The exterior materials of the building to be constructed on 
the Property may be brick, 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. 
 
EXISTING ZONING: The current zoning for the subject property is R-1, Single-Family Dwelling 
District. This zoning district allows for the development of single-family homes and accessory 
structures.  
 
ALTERNATIVES/ISSUES:     
 
IMPACTS: The proposed uses for this development are similar or less intense than the 
surrounding area.  
 
OTHER AGENCY COMMENTS: 
 
FIRE DEPARTMENT: No comments.  
 
PUBLIC WORKS/ENGINEERING: The subject property will be subdivided by a Short Form Plat 
(SFP). The zoning must be in place before the SFP can go forward.  

 
TRAFFIC ENGINEER: No comments.  

      
UTILITIES: Residents of all lots will be required to take polycarts to Lindsey Street for trash 
and recycling services. The City has requested the applicant have an agreement filed of 
record for Lot 3 regarding the trash/recycling requirements and a long private water service 
and an agreement filed of record for Lot 2 regarding a long private water service. This is to 
ensure the current and future owners understand the requirements for services and what their 
responsibilities are for development.  
 
CONCLUSION: Staff forwards this request for rezoning to SPUD, Simple Planned Unit 
Development, and Ordinance No. O-2324-4 for consideration by the Planning Commission 
and recommendation to City Council.  
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File Attachments for Item:

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

POSTPONEMENT OF ORDINANCE O-2223-31 UPON SECOND AND FINAL 

READING:  AN ORDINANCE AMENDING THE CENTER CITY FORM BASED CODE, 

ADOPTED BY REFERENCE IN CHAPTER 36 (“ZONING”) AT SECTION 36-540, OF 

THE CODE OF THE CITY OF NORMAN, IN ORDER TO REMOVE DUPLICATIVE 

LANGUAGE, CLARIFY LANGUAGE, AND CORRECT MISTAKES, OMISSIONS OR 

ERRORS, UPDATE REFERENCES TO THE RECODIFIED MUNICIPAL CODE, 

REFERENCE UPDATED ENGINEERING DESIGN CRITERIA, TO AMEND THE 

CERTIFICATE OF COMPLIANCE APPLICATION REQUIREMENTS FOR SITE PLAN 

REQUIREMENTS, AND TO AMEND TO ADD ADMINISTRATIVE ADJUSTMENT 

AUTHORITY TO ADDRESS UTILITY AND RELATED INFRASTRUCTURE 

CONFLICTS; AND PROVIDING FOR THE SEVERABILITY THEREOF.
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Page 1 of 2 

 

 
CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 

REQUESTER: City of Norman 

PRESENTER: Jane Hudson, Director of Planning & Community Development 

ITEM TITLE: 
CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF ORDINANCE O-2223-31 UPON SECOND AND 
FINAL READING:  AN ORDINANCE AMENDING THE CENTER CITY 
FORM BASED CODE, ADOPTED BY REFERENCE IN CHAPTER 36 
(“ZONING”) AT SECTION 36-540, OF THE CODE OF THE CITY OF 
NORMAN, IN ORDER TO REMOVE DUPLICATIVE LANGUAGE, 
CLARIFY LANGUAGE, AND CORRECT MISTAKES, OMISSIONS OR 
ERRORS, UPDATE REFERENCES TO THE RECODIFIED MUNICIPAL 
CODE, REFERENCE UPDATED ENGINEERING DESIGN CRITERIA, TO 
AMEND THE CERTIFICATE OF COMPLIANCE APPLICATION 
REQUIREMENTS FOR SITE PLAN REQUIREMENTS, AND TO AMEND 
TO ADD ADMINISTRATIVE ADJUSTMENT AUTHORITY TO ADDRESS 
UTILITY AND RELATED INFRASTRUCTURE CONFLICTS; AND 
PROVIDING FOR THE SEVERABILITY THEREOF. 

  

BACKGROUND: 

On June 14, 2022, City Council adopted its most recent amendments to the Center City Form 

Based Code (CCFBC).  These amendments to the CCFBC were forwarded to Planning 

Commission and City Council with a recommendation of support from the Center City 

Administrative Delay Ad Hoc Committee.  The development community and staff have been 

working with this round of amendments for about a year and have found that corrections and 

clean-up of the document are needed.   

For this round of amendments, the proposal are as follows: 

 Removal of duplicative language found in Part 604, Special Parking Standard, Off-
Site Parking and M. Tandem Parking. The exact same language exists in Part 603, J. 
Off-Site and K. Tandem Parking.  

 Update references to the recently recodified Municipal Code. City Council adopted 
Ordinance O-2223-23 on February 8, 2023, which recodified municipal codes to a new 
platform in Municode. This would correct code reference sections throughout the 
CCFBC document.  

 Reference updated Engineering Design Criteria. City Council adopted O-2223-24 on 
February 28, 2023 which adopted the new Engineering Design Criteria for the City. 
This would add the correct references to the newly adopted Engineering Design 
Criteria throughout the CCFBC document. 
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 Amend Part 204.B.2, Certificate of Compliance Site Plan Requirements. The 
requirements listed for the CCFBC Certificate of Compliance site plans submissions 
do not include property lines, Required Build Lines (RBLs), impervious surface 
coverage and Parking Setback Requirements. This amendment would rectify this 
oversight.  

 Amend Part 206.C, Administrative Adjustment Standards, to allow for relief from siting 
requirements to resolve utility and infrastructure conflicts.  

 Update internal references within the CCFBC to accommodate the above 
amendments. 

 Correction of mistakes, omissions and errors that are needed to avoid conflict or 
provide clarity to the code. These items are shown in the annotated copy of the 
CCFBC that is attached to this report. 

 

DISCUSSION: 
 
Staff is bringing the requested amendments forward for review and adoption to have a “clean” 
Center City Form Based Code document for staff and the development community to use.  The 
requested amendments do not change the original intent of the CCFBC, they simply provide for 
a clear and concise CCFBC document along with administrative relief for siting issues due to 
utility/infrastructure conflicts.  
 
Staff, the development community, and the community as a whole have always acknowledged 
this is a living document.  As we collectively move forward with additional development in this 
area, it should be acknowledged there will be sections of the Code which necessitate further 
revisions to bring the development and the Code in line with the community’s vision for the 
Center City.  
 
CONCLUSION: 

The proposed amendments to the Center City Form Based Code are noted in red and blue text 

for easier review of the document.   

Staff forwards this proposal for amendments to the CCFBC as Ordinance No. O-2223-31 for 

consideration by City Council. 

At their meeting of July 13, 2023, Planning Commission unanimously recommended adoption 
of Ordinance No. O-2223-31, by a vote of 7-0.   
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Ordinance No. O-2223-31 

AN ORDINANCE AMENDING THE CENTER CITY FORM BASED CODE, ADOPTED BY 
REFERENCE IN CHAPTER 36 (“ZONING”) AT SECTION 36-540, OF THE CODE OF THE CITY 
OF NORMAN, IN ORDER TO REMOVE DUPLICATIVE LANGUAGE, CLARIFY LANGUAGE, 
AND CORRECT MISTAKES, OMISSIONS OR ERRORS, UPDATE REFERENCES TO THE 
RECODIFIED MUNICIPAL CODE, REFERENCE UPDATED ENGINEERING DESIGN 
CRITERIA, TO AMEND THE CERTIFICATE OF COMPLIANCE APPLICATION 
REQUIREMENTS FOR SITE PLAN REQUIREMENTS, AND TO AMEND TO ADD 
ADMINISTRATIVE ADJUSTMENT AUTHORITY TO ADDRESS UTILITY AND RELATED 
INFRASTRUCTURE CONFLICTS; AND PROVIDING FOR THE SEVERABILITY THEREOF. 

§ 1. WHEREAS, Ordinance O-1617-35, adopted by City Council on May 23, 2017, adopted in its 
entirety and incorporated by reference into the Zoning Ordinance the document entitled, “Center 
City Form-Based Code” dated April 2017 and consisting of a cover page, Pages iii-vi, Pages 1-70, 
and Center City Planned Unit Development – Appendix B, Pages 1-7; and  

§ 2. WHEREAS, Council adopted Ordinance O-1718-47 on June 26, 2018 making limited amendments 
to the Center City Form Based Code to require two-family structures (duplexes) with four or more 
bedrooms to be sprinkled per applicable building code requirements; and  

§ 3. WHEREAS, Council adopted Ordinance O-1718-51 on July 24, 2018 to allow for the sale of 
alcoholic beverages in theaters in compliance with State law; and  

§ 4. WHEREAS, Council adopted Ordinance O-1920-3 on July 23, 2019, following a six (6) month 
administrative delay, implementing various amendments to address the issues giving rise to the 
need for the administrative delay; and 

§ 5. WHEREAS, Council adopted Ordinance O-2122-47 on June 14, 2022, again following a six (6) 
month administrative delay, implementing various amendments to address the issues giving rise to 
that second administrative delay; and 

§ 6. WHEREAS, since adoption of O-2122-47, the City of Norman adopted Ordinance O-2223-23 on 
February 28, 2023, which recodified Norman’s municipal code, resulting in new references and 
citations for most of the existing municipal code.  As part of the recodification, the Zoning 
Ordinance was incorporated into the main municipal code document, and adopted fully at Chapter 
36 therein, necessitating updates to various citations and references within the Center City Form 
Based Code document; and  

§ 7. WHEREAS, since adoption of O-2122-47, the City of Norman also adopted Ordinance O-2223-24 
on February 28, 2023, which incorporated revisions to City of Norman Engineering Design Criteria 
and Standard Specifications and Construction Drawings, further necessitating updates to citations 
and references within the Center City Form Based Code document; and 

§ 8. WHEREAS, since adoption of O-2122-47, City Staff has identified duplicative language, and has 
determined the need to amend the Certificate of Compliance application document to account for 
site plan requirements; and  
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Ordinance No. O-2223-31 
Page 2 
 
 
 

2 

§ 9. WHEREAS, other areas within the CCFBC language have been identified as requiring correction 
and clarification to avoid the potential for confusion in future application and interpretation; and 

§10. WHEREAS, having reviewed the substance of these proposed updates and corrections, Council 
desires to replace the Center City Form Based Code in its entirety with a revised Code inclusive of 
previous amendments and current amendments.   

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

§ 11. That Section 36-540 of Chapter 36 of the Code of the City of Norman shall be amended to read as 
follows, and may be accessed at:    

(a) The Center City Form-Based Code, as expressly adopted by reference herein, shall be hereby 
amended as follows: In Part I, General Provisions, section 104 (Other Applicable 
Regulations), on Page 2, to add the following subsection C: 
 
Within the Center City Form-Based Code Area of Norman exhibited in this section, and as 
that area is contained within the Central Core Area of Norman (see map exhibit to NCC 36-
550) any two-family (duplex) structure with four or more bedrooms per unit is required to be 
sprinkled per the requirement in section P2904 of the International Residential Code (IRC) or 
NFPA 13D, or as these documents are amended.  

In Appendix B, section 3 (Standards of Development), to add the following subsection (h):  
 
(h) Central Core Area of Norman sprinkling requirements. Within the Center City Form-Based 
Code Area of Norman exhibited in this section, and as that area is contained within the Central 
Core Area of Norman (see map exhibit to NCC 36-550) any two-family (duplex) structure 
with four or more bedrooms per unit is required to be sprinkled per the requirement in section 
P2904 of the International Residential Code (IRC) or NFPA 13D, or as these documents are 
amended.  

(b) The Center City Form-Based Code, as expressly adopted by reference herein, shall be hereby 
amended as follows:  

 
In Appendix B, section 3 (Standards of Development), to add the following subsection (i): 
 
(i) A theater, including one that sells alcoholic beverages in compliance with State law, may be 
incorporated into appropriate CCPUDs. 
 
Normanok.gov, “Norman Center City Vision” 

https://www.normanok.gov/your-government/departments/planning-and-community-
development/planning-projects/norman-center-city 
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Center City Form Based Code Area Map 
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Ordinance No. O-2223-31 
Page 4 
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§ 12. 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      , 2023.  of     , 2023. 

 

             
(Mayor)      (Mayor) 

 

ATTEST: 

 

      
(City Clerk) 
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 Planning Commission Agenda 
 July13, 2023 
         
 
 ORDINANCE NO. O-2223-31  ITEM NO. 16  
           
 

STAFF REPORT 
 
ITEM:  AN ORDINANCE AMENDING THE CENTER CITY FORM BASED CODE, ADOPTED BY 
REFERENCE IN CHAPTER 36 (“ZONING”) AT SECTION 36-540, OF THE CODE OF THE CITY OF 
NORMAN, IN ORDER TO REMOVE DUPLICATIVE LANGUAGE, CLARIFY LANGUAGE, AND 
CORRECT MISTAKES, OMISSIONS OR ERRORS, UPDATE REFERENCES TO THE RECODIFIED 
MUNICIPAL CODE, REFERENCE UPDATED ENGINEERING DESIGN CRITERIA, TO AMEND THE 
CERTIFICATE OF COMPLIANCE APPLICATION REQUIREMENTS FOR SITE PLAN REQUIREMENTS, 
AND TO AMEND TO ADD ADMINISTRATIVE ADJUSTMENT AUTHORITY TO ADDRESS UTILITY AND 
RELATED INFRASTRUCTURE CONFLICTS; AND PROVIDING FOR THE SEVERABILITY THEREOF. 
 
BACKGROUND: 
On June 14, 2022, City Council adopted its most recent amendments to the Center City Form 
Based Code (CCFBC).  These amendments to the CCFBC were forwarded to Planning 
Commission and City Council with a recommendation of support from the Center City 
Administrative Delay Ad Hoc Committee.  The development community and staff have been 
working with this round of amendments for about a year and have found that corrections and 
clean-up of the document are needed.   
 
For this round of amendments, the proposal are as follows: 
 

• Removal of duplicative language found in Part 603, J. Off-Site and K. Tandem 
Parking. The exact same language exists in Part 604, Special Parking Standard, Off-
Site Parking and M. Tandem Parking.  

• Update references to the recently recodified Municipal Code. City Council 
adopted Ordinance O-2223-23 on February 8, 2023, which recodified municipal 
codes to a new platform in Municode. This would correct code reference sections 
throughout the CCFBC document.  

• Reference updated Engineering Design Criteria. City Council adopted O-2223-24 
on February 28, 2023 which adopted the new Engineering Design Criteria for the 
City. This would add the correct references to the newly adopted Engineering 
Design Criteria throughout the CCFBC document. 

• Amend Part 204.B.2, Certificate of Compliance Site Plan Requirements. The 
requirements listed for the CCFBC Certificate of Compliance site plans submissions 
do not include property lines, Required Build Lines (RBLs) and Parking Setback 
Requirements. This amendment would rectify this oversight.  

• Amend Part 206.C, Administrative Adjustment Standards, to allow for relief from 
siting requirements to resolve utility and infrastructure conflicts.  

• Update internal references within the CCFBC to accommodate the above 
amendments. 

• Correction of mistakes, omissions and errors that are not substantive, but are 
needed to provide clarity to the code. These items are shown in the annotated 
copy of the CCFBC that is attached to this report. 
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DISCUSSION: 
Staff is bringing the requested amendments forward for review and adoption to have a 
“clean” Center City Form Based Code document for staff and the development community 
to use.  The requested amendments do not change the original intent of the CCFBC, they 
simply provide for a clear and concise CCFBC document along with administrative relief for 
siting issues due to utility/infrastructure conflicts.  
 
Staff, the development community, and the community as a whole have always 
acknowledged this is a living document.  As we collectively move forward with additional 
development in this area, it should be acknowledged there will be sections of the Code 
which necessitate further revisions to bring the development and the Code in line with the 
community’s vision for the Center City.  
 
CONCLUSION: 
The proposed amendments to the Center City Form Based Code are noted in red and blue 
text for easier review of the document.   
 
Staff forwards this proposal for amendments to the CCFBC as Ordinance No. O-2223-31 for 
consideration by the Planning Commission and a recommendation to City Council. 
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How to Use this Code

Why are some words shown in small capital letters?
The Norman Center City Form-Based Code (CCFBC) includes terms with special meanings and their definitions are 
included in Part 9. Definitions. Defined terms are shown throughout the document in small capital letters.

I want to know what is allowed for my property:

1. Look at the adopted regulating plan in Part 3. The Regulating Plan and determine if property in question is 
located within the Center City Form District. (CC Form District) If not, this Code is not applicable.

2. Find the specific property in question on the adopted regulating plan. Note the required building line 
and the parking setback line.  Note the color of the fronting street-space—this determines the applicable 
building form standard (see the key located on the regulating plan).  

3. Find the applicable building form standard in Part 4. Building Form Standards. (Note the General Provisions in 
Section 402 that apply to all properties in the district.) The building form standard will tell you the parameters 
for development on the site in terms of height, siting, elements, and use.  

4. Additional regulations regarding streets and other public spaces surrounding the property, parking requirements, 
and permitted building functions are found in the following sections: Part 5. Urban Space Standards; Part 6. 
Parking and Loading Standards; and Part 7. Building Functions.

5. See Part 2. Administration, Application Process & Appeals for information on the development review process. 

 NOTE: Where a non-conforming structure or non-conforming use may continue in compliance with 
Part 2. Section 208. Non-Conforming Structures and Uses, the allowances of a Legacy Zoning District may also 
control what is allowed for a particular property.

I want to modify an existing building:

1. If this code is applicable to your property, determine whether your intended changes would trigger a level of code 
compliance by looking at the Part 2. Section 208. Non-Conforming Structures and Uses.

2. If yes, follow the process delineated therein.

I want to establish a new use in an existing building:

1. Find the property on the regulating plan and determine the applicable building form standard.

2. Determine whether the use is allowed by looking at Part 7. Building Functions. If the use is allowed within the 
applicable CCFBC BFS Part 2. Section 208. Non-Conforming Structures and Uses to determine whether the use 
may be carried on within a non-conforming structure. If Section 208 does not permit the use to be carried 
on within a non-conforming structure, refer to the specific performance standards set forth in the applicable 
BFS. 

I want to change the Regulating Plan regarding my property:
See Part 2. Section 207. Amendments to the Center City Form-Based Code. 

I want to subdivide my property:

1. Property can only be subdivided in accordance with the procedures of the Norman Municipal Code. 

2. Any such subdivision of a property within the Center City Form District shall also meet the standards of this Code.
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Part 1. General Provisions 
101. Title 
This Code is known as the Norman Center City Form-Based Code (CCFBC). 

102. Applicability 
A. The CCFBC is in effect for that part of the City of Norman, Oklahoma, 

designated on the Regulating Plan in Part 3. The Regulating Plan as the 
Center City Form District (CC Form District), and as set forth in Part 2. 
Section 208. Non-conforming Structures and Uses.

B. The area generally known as Campus Corner that is geographically located 
within the larger CC Form District boundaries, as designated on the 
Regulating Plan in Part 3, is excluded from the CC Form District, but 
may be added to the district in the future, by determination of the City 
Council. 

C. The process for developing or redeveloping within the CC Form District 
is delineated in Part 2. Administration and Appendix A of this Code.

103. Purposes
A. The goal of Norman Center City Vision Project and Plan was to reset 

the conversation and provide guidance for future development and 
redevelopment in Center City.1 This CCFBC is intended to implement the 
purpose and goals of that Plan by providing strong implementation tools for 
the Center City area.

B. The CCFBC shall be applied to new, infill development, and 
redevelopment within the district both in order to achieve the vision set 
forth for the Center City and to provide a mechanism for implementing the 
following specific goals, using both public and private sector investments:

1. Capitalize on public investment in existing infrastructure

2. Stabilize and strengthen mixed-use commercial centers and residential 
neighborhoods

3. Create a pedestrian-oriented and multi-modal district 

4. Promote, create, and expand housing options

5. Ensure transit-supportive and transit-serviceable development

6. Ensure a complementary relationship with surrounding neighborhoods 

C. The creation of transit- and pedestrian-oriented development and 
redevelopment is dependent on three factors: density, diversity of uses, 
and design. This Code places greatest emphasis on design, or physical form, 
because of its importance in defining neighborhood and district character.  
All places evolve—density and uses can be expected to change over time as 
the area continues to grow and mature. 

1 From the Norman City Center Vision Summary Charrette Report, May 2014.
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104. Other Applicable Regulations
A. All development and redevelopment must comply with relevant Federal, 

State and City regulations. Whenever any provision of this Code imposes 
a greater requirement or a higher standard than is required in any State or 
Federal statute or other City ordinance or regulation, the provisions of this 
Code shall govern unless preempted by State or Federal law.

B. Where apparent conflicts exist between the provisions of the CCFBC 
and other existing ordinances, regulations, or permits, or by easements, 
covenants, or agreements, the Director shall determine, based on which best 
meets the requirements of this Code and Vision plan, which provisions shall 
govern within the Center City Form District.

C. Within the Center City Form-Based Code Area of Norman exhibited in 
Norman Code 22-429.736-540, and contained within the Central Core 
Area of Norman (see map exhibit to Norman Code 22-431.736-550) 
any two-family (duplex) structure with four or more bedrooms per unit 
is required to be sprinkled per the requirement in Section P2904 of the 
International Residential Code (IRC) or NFPA 13D, or as these documents 
are amended.    

105. Minimum Requirements
In interpreting and applying the provisions of the CCFBC, they are the 
minimum requirements for development under this Code.

106. Severability
Should any provision of the CCFBC be decided by the courts to be 
unconstitutional or invalid, that decision shall not affect the validity of the 
CCFBC other than the part decided to be unconstitutional or invalid.

107. Components of the Code 
The CCFBC places a primary emphasis on physical form and placemaking, with 
a secondary focus on land uses.  The principal regulatory sections of this Code 
are described below. 

A. Administration
Administration covers application and review process for development 
project approval. 

B. The Regulating Plan
The regulating plan is the application key for the CCFBC. It provides 
a public space master plan with specific information on development 
parameters for each parcel and shows how each lot relates to the street-
space (streets, squares/civic greens, plazas, pedestrian pathways, etc.) 
and the surrounding neighborhood. The regulating plan may identify 
additional regulations and/or opportunities for lots in specific locations. 

C. The Building Form Standards
The building form standards establish basic parameters governing 
building form, including the buildable envelope (in three dimensions) 
and certain permitted and/or required elements—such as shopfronts, 
balconies, and street walls.  The building form standards establish 
both the boundaries within which things may be done and specific things 
that must be done. 
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The primary intent of the building form standards (bfs) is to shape the 
street-space, or public realm, through placement and form controls on 
buildings. Their secondary intent is to ensure that the buildings cooperate 
to form a functioning, sustainable, block structure. The applicable standard 
for a building site is determined by the street frontage designated on the 
regulating plan. 

D. The Urban-Space Standards
The purpose of the Urban-Space Standards is to ensure coherent street-
space and to assist builders and owners with understanding the relationship 
between the public realm and their own building.  These standards set 
the parameters for the placement of street trees, sidewalks, and other 
amenities or furnishings within the street-space.  They set recommended 
configurations for the vehicular part of the street as well as other public 
spaces such as greens, squares, and plazas.  

E. Building Function Standards 
The Building Function Standards define the uses allowed and/or required 
on ground floors and in upper floors, correlated with each building form 
standard.  Because the CCFBC emphasizes form more than use, it includes 
fewer, broader categories than those provided elsewhere in the Norman 
Zoning Ordinance.  

F. Parking and Loading Standards
Parking and loading standards provide goals and requirements to promote 
a “park once” environment through shared parking and encourage a 
pedestrian-friendly, walkable CC Form District.

G. Definitions
Certain terms in the CCFBC are used in very specific ways, often excluding 
some of the meanings of common usage. Wherever a word is in small 
capitals format, consult Part 9. Definitions for its specific and limited 
meaning.  Where there is an apparent contradiction between the definitions 
in the CCFBC and those in the Norman Zoning Ordinance, the definitions 
in this Code shall prevail. Words used in the CCFBC, but not defined by 
this Code, but that are defined in the Norman Zoning Ordinance, shall have 
the meanings set forth therein. 
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Part 2. Administration, Application 
Process & Appeals  

201. Applicability
Development and redevelopment proposals within the Center City Form 
District shall be subject to the provisions of this Part 2 and/or Appendix A.

202. Director

A. Authority
The Director of Planning and Community Development (“Director”) and 
the Development Review Team (DRT) are authorized to review and approve 
applications for Certificates of Compliance and Administrative Adjustments. 

B. Delegation of Authority
The Director may designate any member of the staff of the City’s Planning 
and Community Development Department to represent the Director in any 
function assigned by the Center City Form-Based Code (CCFBC).  The 
Director, however, shall remain responsible for any final action taken under 
this Section. 

203. FBC Development Review Team
The existing Development Review Team (DRT) with an additional citizen 
member who is a resident of the Center City Form District will provide a 
coordinated and centralized technical review process to ensure compliance 
with the requirements of the CCFBC. The Development Review Team is 
comprised of personnel from the City departments that have an interest in the 
development review and approval process.  

A. Powers and Duties

1. The Development Review Team shall be responsible for the review 
of Concept Plans, Site Plans and any other development related 
applications that may be required by the CCFBC.

2. The Development Review Team shall be responsible for making 
determinations on the application and interpretation of guidelines, 
standards, and requirements of the CCFBC.

3. The Development Review Team may require the applicant to submit 
additional information not otherwise specifically required by the 
CCFBC, which is reasonably necessary to review and determine whether 
the proposed development complies with the requirements of the 
CCFBC.

4. The Development Review Team shall not be authorized to waive or vary 
requirements of the CCFBC or any other applicable ordinance of the 
City of Norman unless specifically allowed in the CCFBC.

B. Operational Procedures
The Development Review Team shall meet on their regularly scheduled 
meeting dates to review development applications.  It shall be the 
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responsibility of the Planning Director, or the Director’s designee, to collect 
the comments of the DRT, prepare a written staff analysis of the outstanding 
issues related to each application, and provide it to the applicant in a timely 
manner. 

204. Certificate of Compliance
An application for approval of a Certificate of Compliance, demonstrating 
compliance with the provisions contained in the CCFBC and the regulating 
plan shall be submitted to the Director. At the time an application is submitted 
for a Certificate of Compliance for a Center City Form District property, the 
property shall be posted by staff with a sign provided by the City of Norman 
identifying that such a request has been received. A fully refundable $20.00 sign 
deposit is required.

A. Pre-Application Conference
A pre-application conference with a member of the professional planning staff of 
the Department of Planning and Community Development is required prior to 
the submission of any application for a Certificate of Compliance. The applicant 
shall provide a concept site plan and conceptual drawings of the facades of any 
building at a scale of at least 1”=100’ for consideration by the staff. The 
discussions and any conclusions based on the pre-application conference are not 
binding on any party thereto.

B. Certificate of Compliance Application Requirements
The application for a Certificate of Compliance shall include:

1. A brief narrative describing the Development Proposal;

2. Two (2) sets of completed plans for the Development Proposal at a scale 
sufficient to read [Site Plans at 1”= 50’, Building Plans and Elevations at 
1”= 20’, Details as necessary to demonstrate form-based code (“FBC”) 
compliance at 1”=4’ to 1”=10’] as required by the City and including 
the following information, which shall be submitted on the following 
sheets:
(i) a.   Location and dimensions of all proposed buildings and other 

construction;
(ii) b.   Internal roadways, streets and/or STREET-SPACES, ALLEYS, 

common access easements, and access ways to adjacent public 
roadways;

(iii) c.   Utilities - Sanitation/polycarts and service courts;
d. Property lines;
e. Utility, drainage and any other easement conveyances affecting 
the property;
f. Required Build Line (BFS) and Parking Setback Line;

(iv) g.    Location and dimensions of all parking areas and striping plan,;
(v) h.    Utility Strategy,;
(vi) i.     Architectural drawings of all proposed building facades,;
(vii)j.     Floor plan,;
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e. k.    Landscape plan,;
f. l.     Stormwater calculations and impervious surface coverage,;

3. A completed Form-Based District Review Checklist, the form of which
shall be developed, maintained, and made available by the Director,
demonstrating compliance with the provisions of the FBC; and

4. Any other documents and/or materials required by the Director to
determine compliance with the FBC.

C. Certificate of Compliance Review

1. The Director of Planning and Community Development may
administratively provide for submission and review deadlines for
materials and studies required in support of any application for a
Certificate of Compliance.  The need for technical studies shall be at the
Director’s discretion or as required by City ordinances.

2. Applicants shall be notified at the Development Review Team meeting if
additional materials, studies, and meetings will be required in order for
review of their application to commence.

3. After the effective date of the CCFBC, no property which has been
zoned under the CC Form District may be developed or redeveloped
without: (a) approval of a Certificate of Compliance from the Director
of Planning and Community Development, (b) approval of an
application to voluntarily participate in any Pattern Zoning program or
overlay adopted for applicable CC Form District properties, or (c) an
approved rezoning to Center City Planned Unit Development (CCPUD)
as established in Appendix B.

205. Effect of Certificate of Compliance Issuance
The Certificate of Compliance shall incorporate the approved site plan, elevation 
drawings and/or floor plan drawings, as determined by the Director, and shall 
be binding as to the elements demonstrated therein. Issuance of a Certificate 
of Compliance by the Director allows an applicant to apply for other necessary 
permits and approvals which include, but are not limited to, those permits and 
approvals required under the City Building Code. Certificate of Compliance 
site plan, elevation drawings and floor plans must be submitted with permit 
requests, and the Director may decline to issue a Certificate of Occupancy where 
construction is not completed in compliance with the Certificate of Compliance 
and its referenced attachments, in the absence of a valid material modification or 
Administrative Adjustment.

A. Certificate of Compliance Modification
After the Director has issued a Certificate of Compliance, any change in
the Development Proposal from Certificate of Compliance and referenced
attachments submitted to the Director, other than those permitted under
Section 206 below, shall be considered a material modification and shall be
subject to the following review procedure:
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1. A complete application for a material modification shall be referred to
the DRT at its next regularly scheduled meeting.

2. The Director may administratively provide for submission and
review deadlines for materials and studies required in support of any
application for a material modification.

3. The DRT shall determine if the proposed material modification is in
compliance with the CCFBC Code.

B. Certificate of Compliance Expiration

1. A Certificate of Compliance shall lapse twenty-four (24) months from
its issuance if an applicant does not secure a building permit.

2. Upon written communication by the applicant submitted at least thirty
(30) days prior to the expiration of the Certificate of Compliance, and
upon a showing of good cause, the Director may grant one extension
not to exceed six (6) months.  Upon an application for extension, the
Certificate of Compliance shall be deemed extended until the Director
has acted upon the request for extension.

C. Appeal
An appeal by a person aggrieved by the Director’s decision on a Certificate of
Compliance application, and situations where Administrative Adjustments
are requested, will be to City Council.

206. Administrative Adjustments

A. Purpose and Intent
The purpose and intent of this section is to provide an administrative
mechanism for allowing minor adjustments to limited and specific
requirements of the Center City Form-Based Code, with the intent of
providing relief where the application of a standard creates practical
difficulties in allowing development to proceed. These adjustments are
intended to provide relief for minor construction/survey issues; they are not
intended for deviations from the CCFBC, like those governed by Appendix
A and B. This optional process occurs only where an applicant requests an
Administrative Adjustment to a standard specified below.

B. Administrative Adjustment Application and Review Procedure

1. An application for approval of an Administrative Adjustment shall
include:
a. A brief narrative describing the Administrative Adjustment sought;
b. A completed Administrative Adjustment Checklist, the form of

which shall be developed, maintained, and made available by the
Director, demonstrating that the adjustment sought is limited to the
standards set forth below; and

c. Any other documents and/or materials required by the Director to
determine that the adjustment sought is limited to the standards set
forth below.
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2. The Director may seek assistance from the DRT in making a
determination under this Section.

3. Within ten (10) business days of receipt of a complete application,
the Director shall review the application in accordance with the
Administrative Adjustment Standards below, and take one of the
following actions:
a. Approve the application as submitted;
b. Approve the application with conditions; or
c. Deny the application.

C. Administrative Adjustment Standards
The Director is authorized to approve Administrative Adjustment
applications in strict conformance with the following standards only:

1. Height

a. Minimum and maximum height - up to five percent (5%) for any
cumulative increase or decrease in building height.

b. Street wall/fence requirements – up to ten percent (10%).
c. Finished floor elevation – up to five percent (5%).

2. Siting

a. Required building line – move forward up to six (6) inches.
b. Required building line – move backward up to three (3) feet.

Applicant must submit landscaping or balcony plan. with this
request.

c. required building line – Move backward up to five (5) feet, in
order to accommodate or resolve utility or other vital or related
infrastructure conflicts already existing.  Utility or other vital
or related infrastructure conflicts must be demonstrated by the
applicant to and verified by the Development Review Team and the
Director.
Required building line minimum percentage built-to – reduction
of up to five percent (5%) of required length.
Parking setback line – move forward up to six (6) feet.
Mezzanine floor area – up to ten percent (10%) additional area.
Street wall requirements – up to ten percent (10%) of the height/
fenestration/access gate requirements.
Entrances (maximum average spacing) – up to ten percent (10%)
increase in spacing.

3. Elements

a. Fenestration (minimum and maximum percent) – up to five
percent (5%).

b. Elements (minimum and maximum projections) – up to five
percent (5%).

c. d.

d. e.
e. f.
f. g.

g. h.
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4. Streets, Blocks and Alleys
Street center lines may be moved up to 50 feet in either direction, so
long as:
a. the street connectivity is maintained (no cul-de-sacs);
b. no street intersection occurs within 125 feet of another street

intersection; and
c. the block configuration meets the standards defined in Section

301.D.

D. Unlisted FBC Standards
Any request for relief from a required FBC standard other than those listed
above shall be made through the CCPUD procedures set forth in Appendices
A and B. (See also Section 207 below.)

E. Applicability
Any Administrative Adjustment approved under this Section shall run with
the land and not be affected by a change in ownership.

207. Amendments to the Center City FBC

A. Text Amendments
Any application for an amendment to the FBC text shall be considered an
application for a zoning text amendment subject to Section 22:442.1
36-571of the Zoning Ordinance and any other regulations applicable to
zoning text amendments.

B. Regulating Plan Amendments
Any application for an amendment to the Center City regulating plan
shall be considered an application for a zoning map amendment subject to
Zoning Ordinance Sections 22:442.1 36-571- Amendments and any other
regulations applicable to rezoning.

1. Changes to Streets, Blocks, Alleys
Any amended regulating plan shall conform to the standards defined in
Section 301.

208. Non-Conforming Structures and Uses
A. Non-conforming structures. Non-conforming structures within the

CC Form District may only be altered according to the following:

1. Repair and Remodeling. Repair and remodeling of the structures
which do not affect the structure's footprint may be made in
conformance with an applicable legacy zoning district.

2. Additions. An addition to a non-conforming structure is
permissible as long as:
a. The structure occupying the original footprint of the structure is not

demolished and remains occupied in substantially the same manner
as prior to the addition; and

b. The overall size of the structure does not increase by more than 50%
of the square footage of the non-conforming structure.

207.B.1  Illustrative intent
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3. Destruction and Replacement.

a. Destruction Generally Not Permitted. Destruction of a Non-
Conforming Structure in a manner not specifically allowed by
subpart (b) below will destroy the legal non-conforming status of
the structure and any non-conforming uses carried on within the
non-conforming structure, thus initiating complete application
of the CCFBC to the subject property(ies) going forward.

b. Generally. Non-conforming structures destroyed by fire,
explosion, act of God, or the public enemy may be:
(i) replaced with a non-conforming structure of comparable

height and siting as set forth in subpart (c) below;
(ii) Redeveloped following the CCFBC standards; or
(iii) follow the CCPUD process established in Appendices A and B.

c. Replacing a NoN-CoNformiNg StruCture.

(i) All non-conforming structures destroyed as set out in
subpart (b) above may be replaced in conformance with
a legacy zoning district only by a non-conforming
structure of comparable footprint, height and siting.

(ii) Additionally, single-family, duplex and residential accessory
non-conforming structures destroyed by fire, explosion,
act of God, or the public enemy may be replaced in
conformance with a legacy zoning district so long as the
non-conforming structure is not converted to another
non-conforming use or expanded beyond the footprint of the
destroyed non-conforming structure.

4. Non-Conforming Signage.  Non-conforming structures may
utilize existing non-conforming signage materials and framework, and
may alter the content of such non-conforming signage in compliance
with the legacy zoning district.  However, where non-conforming
signage materials or framework are substantially altered, replaced or
substituted, or where additional signage is sought, all signage must
then comply with the provisions of the CCFBC.  A non-conforming
structure may comply with CCFBC signage regulations, as required
herein, without otherwise destroying its status as a non-conforming
structure herein.

B. NoN-CoNformiNg uSeS

1. Generally.  Permitted uses and Development Standards in applicable
legacy zoning districts may continue and be carried on in non-
conforming structures, even where the CCFBC, see Part 7, Section
702. Use Table, would apply Additional Regulations that cannot be
satisfied.

2. CCFBC Uses in NoN-CoNformiNg StruCtureS.  Uses permitted
within the CCFBC, and which cannot be found in a property's
applicable legacy zoning district, are permitted in non-conforming
structures, and will not result in a destruction of legal non-
conforming status.
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Part 3. The Regulating Plan
301. Rules for Regulating Plans
A. Purpose and Intent

1. The regulating plan is the controlling document and principal tool 
for implementing the Center City Form-Based Code (CCFBC). 

2. The regulating plan makes the development standards place-specific, 
by designating the building form standards (BFS) and delineating 
the public spaces. The regulating plan identifies: the boundaries for 
the district; existing and proposed streets and alleys; the required 
building line and parking setback line throughout the plan area.  

3. The regulating plan may identify specific characteristics assigned 
to a lot or building site and may identify additional regulations (and 
opportunities) for lots in specific locations, as well as exceptions to the 
BFS or other standards. 

B. Regulating Plan Key

Neighborhood Middle 
Frontage
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C. Building Form Standards (BFS) on the Regulating Plan
a. Building form standards are designated on the regulating plan 

by street frontage.  
b. The allocation and distribution of bfs frontages—which define the 

form and character of the district—was based on the Center City 
Vision Plan and determined by the physical context (what goes next 
to what) and diversity of allowed/required uses.

D. Streets, Blocks & Alleys on the Regulating Plan
1. Streets
Recommended street configurations called out in Part 5. Urban Space 
Standards or on the regulating plan may or may not be immediately 
constructed.  They should be placed into the system such that, when 
reasonable for the City’s street maintenance/reconstruction plan, they can be 
rationally constructed.  

a. Additional streets may be added to the regulating plan to create a 
smaller block pattern; however, no streets may be deleted without 
being replaced elsewhere within the district. 

b. Where new alleys or pedestrian pathways are designated on 
the regulating plan, they are critical to the working of the CC 
Form District and shall be considered mandatory.  While the street 
infrastructure may not be constructed until some point in the 
future, the rbl, and other regulations of the regulating plan shall 
be respected. 

c. New alleys or pedestrian pathways shall be public or publicly 
accessible. 

d. All lots shall share a frontage line with a street-space.

2. Blocks
a. Maximum Size:

No block face shall have a length greater than 300 feet without 
an alley, access easement, or pedestrian pathway providing 
through-access to another street-space, alley or common drive. 
Individual lots with less than 100 feet of street frontage are 
exempt from the requirement to interrupt the block face; those 
with over 200 feet of street frontage shall meet the requirement 
within their lot, unless already satisfied within that block face. 

b. Curb Cuts:

(i) Unless otherwise specified on the regulating plan, no new 
curb cuts are permitted. 

(ii) For lots with alley access, existing curb cuts shall be 
eliminated/vacated at the time of redevelopment.

(iii) For lots without alley access, existing curb cuts may be 
maintained or relocated.

(iv) Where a parking structure is being provided with at least 
30% of its spaces publicly available, existing curb cuts may be 
relocated (even if the lot has alley access.)
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3. Alleys
a. Alleys or common drives must provide access to the rear of all 

lots, except where a lot has streets on three sides and the absence of 
an alley or common drive would not deprive an adjacent neighbor 
of rear lot access.    

b. For new alleys (or common drives), public access, public utility, 
and drainage shall be dedicated via an easement.

c. Alleys may be incorporated into (rear) parking lots as standard 
drive aisles.  Access to all properties adjacent shall be maintained.   

d. Where an alley does not exist but is identified on the 
regulating plan and it is not feasible to construct at the time 
of redevelopment, no permanent structure shall be constructed 
within the proposed alley right-of-way.  The applicant is required 
to dedicate the alley right-of-way within the rear setback to the 
City (for future construction) and maintain the area within the rear 
setback by, at a minimum:
(i) Providing routine landscape maintenance to the area. 
(ii) Keeping the area clear of debris, stored materials, and stored or 

parked vehicles.

4. Changes to Regulating Plan 
Any amendment or change to the regulating plan, beyond those 
specified in Section 301.D. above, will be a zoning map amendment of 
this Code. See Section 207.B.

E. Special Site Conditions in the Center City Form District
1. Some building height and parking requirements of this Code are not 

applicable to properties zoned C-3 at the time of CCFBC adoption. 
(See Part 4. Building Form Standards, Sections 403 & 404, and Part 6. 
Parking and Loading Standards, Section 603.A. for specific exemptions, 
and Section 302. Illustrative Form District Maps, below, for the applicable 
parcels.)

2. The following conditions are identified by numbered asterisks (*) on the 
regulating plan. They may require additional performance standards 
or provide additional development opportunities due to their unique 
context.
a. (*1) Located on Jenkins at the transition from the excluded Campus 

Corner area to Urban Residential frontage. Existing building 
form and use (at the time of CCFBC adoption) is that of strip 
commercial. Future redevelopment may continue the range of 
uses.

b. (*2) Located on Webster at Apache. Existing historic building 
form is that of neighborhood commercial. Future redevelopment 
may continue commercial use if existing buildings are maintained 
without expansion or new development remains within the limit 
of the existing building footprint and height at the time of CCFBC 
adoption.
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c. (*3) Located on Park Drive. Required building line (rbl) is a 
“zone” as defined on the regulating plan.  This is to accommodate 
the small lot/tightly curving Detached Frontage.) 

d. (*4) Located off University behind Boyd House. The lot building 
limit provides a ‘no structures’ area; an additional 30-foot deep zone 
designated with a cross-hatch on the regulating plan establishes 
an additional buffer area wherein the maximum height for any 
structure is 30 feet. 
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Note: This version of the Regulating Plan is shown for illustrative purposes only. A large-scale version of regulating plan 
can be found at: www.normanok.gov/your-government/departments/planning-and-community-development/planning-
projects/norman-center-city. Contact the Planning and Community Development Department for further information 
about the Center City Form District and regulating plan. (Individual BFS may establish superceding RBL requirements.)
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Part 4. Building Form Standards
401. Intent
A. The goal of the building form standards (bfs) is the creation of a vital, 

and coherent public realm through the creation of good street-space.  The 
intent of these form standards is to shape the street-space—the specific 
physical and functional character—of the Center City Form District. The 
form and function controls on building frontages work together to frame 
the street-space while allowing the buildings greater latitude behind their 
facades. The building form standards aim for the minimum level of 
control necessary to meet this goal.

B. The bfs set the basic parameters governing building construction, including 
the building envelope (in three dimensions) and certain required or 
permitted functional elements.

C. The bfs establish the rules for development and redevelopment on 
private lots, unless otherwise indicated on the regulating plan. 

D. The regulating plan identifies the building form standard for all private 
building sites within the CC Form District.

E. These bfs establish a range of development intensity and character within 
the CC Form District specific to each individual frontage, beginning in 
Section 403. The bfs frontages are:

1. Urban General Frontage, Section 403

2. Urban Residential Frontage, Section 403

3. Urban Storefront Frontage, Section 404

4. Detached Frontage, Section 405

402. General Provisions 
The following apply to all bfs, unless expressly stated otherwise within an 
individual bfs or otherwise designated on the regulating plan.

A. Frontage Transitions
When the bfs designation shown on the regulating plan changes along 
a property’s required building line (rbl), that property owner has the 
option, for that property’s street frontage only, of applying either bfs for a 
maximum additional distance of 50 feet, from the transition point shown on the 
regulating plan, in either direction along that rbl. 

B. Façade Composition

1. “Façade Composition” is the arrangement and proportion of facade 
materials and elements (windows, doors, columns, pilasters, bays). 
a. Each façade composition shall include a functioning street entry 

door. (Only applies to street frontage that is the same as the 
street address.)
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b. Individual infill projects on lots with street frontage of less than 
100 feet on a block face are exempted from the overall façade 
composition requirement for that block face, but shall still 
include a functioning street entry. This requirement may be satisfied 
for large footprint uses, such as large grocery stores, through the use 
of liner shops. 

2. “Complete and discrete” distinguishes one part of the facade from 
another to break down the perceived scale of large buildings and provide 
a better pedestrian experience.
a. For each block face, façades along the rbl shall present a 

complete and discrete vertical façade composition to maintain 
and/or create the pedestrian-scale for the street-space, at no 
greater than the following average street frontage lengths:
(i) 60 feet for Urban Storefront; 
(ii) 75 feet for Urban General and Urban Residential.   
(iii) A longer façade composition may be presented, as long as 

smaller compositions appear within the same block face in 
order to achieve the above-stated average. 

b. To achieve a complete and discrete vertical facade composition 
(Item 2 above) within a street frontage requires, at a minimum, 
Item i and at least two additional Items ii-v, below:
(i) Clearly different ground story façade composition (both 

framing materials and fenestration proportions) from one bay 
to the next.

(ii) Fenestration proportions differing at least 20 percent in 
height or width or height:width ratio.  (See figure 402.B.2.b.ii.)

(iii) At least two different bay configurations.  (See figure 
402.B.2.b.iii.)

(iv) Change in wall material (changes in paint color are insufficient).  
(v) Change in total fenestration percentage (minimum difference 

12 percent; ground floor façades are not included).

C. Building Size
The maximum footprint for a building is 25,000 gross square feet; for buildings 
beyond that limit, see Appendices A and B. This shall not limit parking structures 
built according to the standards of this Code.   

D. Neighborhood Manners
For the Urban General, Urban Storefront, and Urban Residential bfs frontages, 
the following rules apply:

1. Where a site shares a common lot line with a detached bfs frontage 
lot within the City Center Form District or an R-1 lot adjacent to the 
western boundary of the District:  
a. There shall be at least a 20-foot setback from the common lot line. 

(See figure 402.D.1.a.)
b. Within 50 feet of the common lot line, and within 80 feet of any 

rbl,  any structures shall have a maximum height of 30 feet. This 

402.B.2.b.ii. Facade composition illustrative intent

402.B.2.b.iii.  Facade Composition illustrative 
intent
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requirement supersedes the minimum story requirement. (See 
figure 402.D.1.b-c.)

c. Farther than 80 feet from any rbl, there shall be an additional 30 
foot setback (for a total of 50 feet) from the common lot line for 
all structures. Surface parking is allowed. (See figure 402.D.1.b-c.)  

2. Where a site has a common lot line with a Detached bfs frontage lot 
within the City Center District or an R-1 lot adjacent to the District, a 
garden wall, 4 to 6 feet in height, shall be constructed within one (1) 
foot of the common lot line. Trees from the Street Tree List shall be 
planted, on maximum 30-foot centers, within 10 feet of this wall. 

E. Height
1. The height of all buildings is measured in stories, with an ultimate 

limit in feet, measured from the average fronting public sidewalk 
elevation to the top of the wall plate, unless otherwise specified in the 
individual bfs.

2. The minimum facade height that is required at the rbl is shown on the 
individual bfs.

3. The ceiling of an english basement is at least 3 feet above sidewalk 
grade with windows above grade. English basement units do not 
count against the story height limit but do count against the ultimate 
height measurement.

4. An attic story is not included in the building height measurement. 

5. Mezzanines that have a floor area greater than 1/3rd of the floor area 
of the story in which they are located shall count as an additional full 
story in the building height measurement.

6. At least 80% of each story shall meet the minimum clear height 
prescribed in the individual bfs.  

7. The ground story finished floor elevation requirements shall be 
measured at two points:
a. from the average exterior public sidewalk elevation at the rbl, and
b. within 30 feet of any rbl. 

F. Siting
1. Building facades shall be built to the rbl as prescribed in the bfs. 

Single parcels with varied RBLs may select a single RBL and build to 
that designation.

2. The building façade shall be built to the rbl within the first 30 feet 
of a block corner, unless otherwise specified in the bfs. (See figure 
402.F.2.)  

3. The rbl, designated on regulating plan as an absolute line, 
incorporates an offset area (or depth) of 24 inches behind that line (into 
the buildable area) allowing for jogs, façade articulation, etc. unless 
otherwise designated herein.  Therefore, where the façade is placed 
within that 24-inch zone, it is considered to be “built to” the rbl. 
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4. Where a street wall is required, it shall be located along any rbl 
frontage that is not otherwise occupied by a building.

5. Buildings may only occupy that portion of the lot specified as the 
buildable area—the area behind the rbl as designated by the bfs.

6. No part of any building may be located outside of the buildable 
area except overhanging eaves, awnings, balconies, shopfronts, 
bay windows, stoops, steps, or handicapped ramps approved by the 
Director. Stoops, steps, and ramps shall not be located within the clear 
walkway. Where workable, for appropriate commerce and retail uses, 
temporary displays or cafe seating may be placed in the dooryard.

7. There is no required setback from alleys (or common drives) except 
as otherwise indicated on the individual bfs.  On lots without alley 
access, there shall be a minimum 15-foot setback from the rear lot line.

8. The parking setback line is generally 30 feet behind the rbl and 
extends, vertically from the first floor level, as a plane unless otherwise 
indicated on the regulating plan or in the individual bfs.  Vehicle 
parking shall be located behind the parking setback line, except where 
parking is provided below grade, on-street, or otherwise indicated on the 
regulating plan. 

9. All lots, including corner lots and through lots, shall satisfy the build-
to requirements for all their rbl frontages, and the dooryard and/
or front yard requirements for each designated bfs, unless otherwise 
specified in this Code.

G. Private Open Area
1. Any required private open area located on the ground shall have at 

least 1 tree per 800 square feet, of at least 2.5 inches in diameter at 
designated breast height (DBH) and at least 10 feet in overall height. 
Where new trees are planted to meet this requirement, they shall be 
no closer than five feet to any common lot line. Urban General, 
Urban Storefront, and Urban Residential lots that are reusing existing 
structures (without expansion) are exempt from this requirement.

2. Species must be selected from a list approved by the Director or their 
designee. Trees listed on the Norman Invasive Species list are prohibited 
from private open areas. 

H. Garage and Parking

1. Curb cuts or driveways, except those along alleys, shall be located at 
least 75 feet away from any block corner or parking structure entry on 
the same block face.  

2. No portion of a parking structure (except for elevator penthouses) shall 
exceed the individual bfs ultimate building height in feet; however:
a. a parking structure may include additional levels of parking in 

excess of the building height limit in stories, and
b. parking on the open, roof level is permitted.

402.F.2.  Block Corner diagram
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3. Any portion of a parking structure within 20 feet of a building 
constructed under this Code shall not exceed 40 feet or that building’s 
primary ridge or parapet height, whichever is greater.

I. Elements
1. Fenestration is regulated as a percentage of the façade between floor 

levels.  It is measured as glass area (including mullions and similar 
window frame elements with a dimension less than one inch) and/or as 
open area.

2. Fenestration shall be distributed such that no 30-foot square section 
of a facade violates the bfs percentage parameters. 

3. Unless otherwise designated in the individual bfs, no window may be at 
an angle of less than 90 degrees from a common lot line within 3 feet, 
unless: 
a. That view is contained within the lot (e.g. by a privacy fence/

garden wall, opaque glass), or 
b. The sill is at least 6 feet above its finished floor level.

4. No part of any building may project forward of the rbl except 
overhanging eaves, awnings, shopfronts, bay windows, stoops, steps,  
front porches, balconies, or handicapped ramps approved by the 
Director. 

5. Ground story awnings shall maintain a minimum horizontal 
clearance of 1 foot from any point where the tree lawn meets the 
clear walkway and shall maintain a clear height of at least 10 feet 
above the clear walkway.  

6. Balconies may not project within 5 feet of a common lot line. 
Balconies and front porches may encroach within the public right-
of-way, subject to the issuance of applicable permits and required 
permissions.

7. Where an individual bfs includes balconies as a method for achieving 
the required private open area, the balcony shall not otherwise be 
enclosed above a height of 42 inches, except with insect screening 
and/or columns/posts supporting a roof or connecting with another 
balcony above.

8. Bay windows shall have an interior clear width of between four and 
eight feet at the main wall. Bay windows shall project no more than 42 
inches beyond the rbl. 

9. Attic stories are permitted within all bfs frontages. 
a. On the rbl/facade side of the roof pitch (block interior elevations 

are not restricted) attic story windows may only be located in 
dormers and/or gable-ends.

b. Attic story dormers are permitted so long as they do not break 
the primary eave line, are individually less than 15 feet wide, and 
their collective width is not more than 60 percent of the rbl facade 
length.

c. An attic story may not occupy an area greater than 75% of the 
floor area of the story immediately below.
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d. Attic stories meeting the above standards do not count against 
the maximum building height in feet or stories.

10. At least one functioning entry door shall be provided along each 
ground story façade.  No ground story facade may include a 
section of greater than 75 feet without a functioning entry door, unless 
otherwise specified in the bfs. (Only applies to street frontage that is 
the same as the street address.) A facade entry door is not required for 
any dwelling unit with an entry door in a frontage-facing courtyard.

11. All required front porches shall be completely covered by a roof. 
Front porches may be screened when all architectural elements 
(columns, railings, etc.) occur on the outside of the screen on the side 
facing the street-space. The finished front porch floor height shall be 
no more than 8 inches below the first interior finished floor level of the 
building to which it is attached. Front porches shall not extend past 
the dooryard into the clear walkway.

12. The finished stoop floor height shall be no more than 8 inches below 
the first interior finished floor level of the building to which it is 
attached. Stoops shall not extend past the dooryard into the clear 
walkway.

13. Privacy fences may be constructed along common lot lines behind 
the rbl, and along alleys. Privacy fences shall have a maximum 
height of 8 feet.

J. Architectural Materials (exteriors)
The Center City is a compact, walkable, mixed-use urban district. Traditional, 
sustainable, durable materials appropriate to the central Oklahoma climate 
are encouraged. Innovative, energy-efficient materials detailed appropriate to a 
pedestrian-scaled urban environment are encouraged. The following materials are 
prohibited:

1. Any lap siding except natural wood or cementitious fiber board.

2. Composition roofing shingles used as a wall material

3. Exposed fastener metal panels

4. Artificial stucco or EIFS, except high impact quality

K. Roof Configurations
Where clearly visible from the street-space, pitched roofs, exclusive of roofs 
behind parapet walls, shall be pitched between 4:12 and 12:12.  Shed roofs, 
attached to the main structure, shall be pitched between 3:12 and 8:12. (See 
Section 402.O N.2. for standards for screening mechanical equipment.)

L. Civic Use Buildings
When civic use buildings are designated on the regulating plan, they are 
exempt from the bfs provisions except those required under Section 402.D. 1-2 
Neighborhood Manners.

M. Signage
The standards in this section, M. Signage, apply in the Urban General, Urban 
Storefront, and Urban Residential frontages and supersede Chapter 128 (Sign 
CodeRegulations) of the Norman Municipal Code in the areas so designated.
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1. Intent and Guiding Illustrations
Signs along commercial and mixed-use frontages should be clear, informa-
tive and should weather well. Signage is desirable for advertising shops and 
offices, and as decoration. Signs should be scaled to the District: mixed-use, 
pedestrian-oriented, with slow-moving automobile traffic. Signage that is 
glaring or too large creates distraction, intrudes into and lessens the district 
experience, and creates visual clutter. The photographs in this Section 402.M. 
Signage are advisory only. 

2. General Standards
a. Wall signs are permitted within the area between the second story 

floor line and the first floor ceiling with a horizontal band not to 
exceed 2 feet in height. In no case shall this band be higher than 20 
feet or lower than 11 feet above the adjacent sidewalk.

b. Letters shall not exceed 18 inches in height or width. Signs shall not 
come closer than 2 feet to an adjacent common lot line.

c. Additionally company logos or names may be placed within this 
horizontal band or placed or painted within ground floor or second 
story windows. 

d. A masonry or bronze plaque bearing an owner’s or building’s name 
may be placed in the building’s cornice/parapet wall or under the 
eaves, and above the upper story windows. Any such plaque shall 
be no larger than a rectangle of 18 square feet.

e. Blade signs (perpendicular to the required building line) not 
more than 5 feet wide containing a maximum of 25 square feet per 
side and minimum 9 feet clear height above the sidewalk may be 
hung from the facade, or from an overhang or awning. Vertically 
oriented blade signs less than 30 inches wide may contain up to 30 
square feet per side. No blade sign shall extend above the façade at 
the RBL.

f. Neon signs are allowed within shopfront windows throughout the 
District.

g. No more than 25% of a shop or store window may be covered by 
signage.

h. Temporary sidewalk easel signs of up to 36” in height are permitted 
within the dooryard area. They may also be considered a permitted 
obstruction to the sidewalk or right-of-way, with prior approval 
from the City.

i. All illumination of signs and buildings shall be by constant light—
flashing, traveling, animated, or intermittent lighting shall not be 
mounted on the exterior of any building, whether such lighting is 
temporary or permanent.

3. Prohibited Signs
Outdoor advertising signs, roof signs, free-standing pole signs, monument 
signs, any kind of animation, and signs painted on the exterior walls of 
buildings. No digital, flashing, scrolling, traveling, animated, or intermittent 
lighting shall be on the exterior of any building whether such lighting is of 
temporary or long-term duration. Portable or wheeled signs and advertising 

Blade sign

Painted window sign

Masonry parapet sign

Wall sign
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located outside any building are not allowed except as specifically allowed for 
in Section M.2.h.

N. Lighting & Mechanical
1. Lighting Standards1

a. Street lights shall be located between 9 feet and 12 feet above 
grade with a maximum average spacing (per block face) of 60 feet 
on center on Storefront frontage sites, 75 feet on Urban General 
frontage sites, and 100 feet on other frontage streets along the street 
tree alignment line on each side of the street-space and travel lanes 
(unless otherwise indicated on the regulating plan).  Full cut-off 
fixtures are required; design must be approved by City staff to meet 
a “uniform design” within the CCFBC District.

b. Direct light (i.e. the lighting element) shall be shielded from view 
from public spaces and adjoining properties. 

c. Any lots with alleys, except for the Detached Frontage, shall have 
full cut-off lighting fixtures. These fixtures shall illuminate the 
alley, be between 9 and 16 feet in height, and not cause glare in 
adjacent lots.  

d. Flood or up-lighting shall not be used to illuminate private 
building walls or features; except that flood or up-lighting may be 
permitted on public or private civic buildings, historic buildings, 
or monuments to highlight architectural features (such as church 
steeples or courthouse domes).

e. Any accent lighting on private structures (except those identified in 
Item d., above) shall be full cut-off.

f. Site lighting shall be of a design and height and be located so as to 
illuminate only the lot.  An exterior lighting plan shall be approved 
as consistent with these standards by the Planning and Community 
Development Staff. 

g. All illumination of signs and buildings shall be by constant light—
flashing, traveling, animated, or intermittent lighting shall not be 
mounted on the exterior of any building, whether such lighting is 
temporary or permanent.

h. Lighting for parking garages shall consider general Crime 
Prevention Through Environmental Design (CPTED) standards 
and guidelines.  

2. Mechanical Equipment Standards
Mechanical equipment is generally any Heating, Ventilation and Air Con-
ditioning (HVAC) or electrical machinery but also includes air compressors, 
mechanical pumps, exterior water heaters, water softeners, utility and tele-
phone company transformers, meters or boxes, garbage cans, storage tanks, 
and similar elements. These elements should not be located in any public 
areas or be clearly visible from the street-space. Mechanical equipment 
should not detract or interfere with the pedestrian space or block the sight 

1 Note: Need to incorporate the preferred OG&E specifications for street light standards here.

Neon sign within shopfront window
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triangle. Water storage tanks above 100 gallons must be enclosed on at least 
two sides by the main structure.

a. Ground level equipment shall be placed behind and away from 
any required building line, may not be stored or located within 
any street-space, and shall be screened, i..e. not be clearly 
visible from the street-space. Screening may be achieved by 
an approved street wall or by placement behind the building or 
part thereof. These standards apply to: air compressors, mechanical 
pumps, exterior water heaters, water softeners, utility and telephone 
company transformers, meters or boxes, garbage cans, storage tanks, 
and similar equipment. 

b. Roof mounted equipment shall be placed behind and away from 
any required building line and be screened from view from the 
street-space. 
(i) For pitched roofs, the equipment shall not be located on the 

roof pitch on the street-space side.
(ii) For flat and/or parapet roofs, the screening shall be no more 

than 5 feet in height or the equipment shall be located farther 
than 20 feet from the required building line.

669

Item 43.



27 Center City Form-Based Code August 2023

403. Urban General Frontage

Note: These are provided as illustrations of intent. The illustrations and statements on 
this page are advisory only and do not have the power of law. Refer to the standards 
on the following pages for the specific prescriptions and restrictions of this Building 
Form Standard. Where these photos or statements may be inconsistent with the 
regulations, the regulations prevail.

Urban General is the basic urban street frontage, once common across the 
United States. The purpose of this frontage is to develop multi-story buildings 
with three or more Dwelling Units within a single structure or attached 
structures and/or mixed-use placed directly at the sidewalk or behind 
small dooryards, and with one or more entrances and windows across the 
facade. The uses range from commercial to residential, municipal to retail 
and restaurants— and combinations of all of the above. There could be several 
buildings lined up shoulder to shoulder, filling out a block, or on smaller 
blocks, a single building might fill the block face. This frontage is designated in 
the most intense areas of the Center City District and it is anticipated that there 
will be significant pedestrian traffic along these blocks.

ILLUSTRATIONS AND INTENT
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Building Height 
1. The building shall be at least 2 stories in height at the 

required building line (rbl) 
2. Properties with C-3 zoning at the time of CCFBC adoption are 

exempt from maximum building height limitations. (See Sec. 
302.A. Center City Visioning Map for applicable parcels.)

3. In all other locations, the maximum height of buildings shall 
conform with the maximum height requirements identified by 
the 302.C. Center City Maximum Building Height Map.

Where designated on the regulating plan, the 5th story 
facade shall be stepped back at least 10 feet behind the rbl and 
no attic story is permitted above it.

Ground Story Height
1. Commerce, retail and civic uses
(See also Urban Storefront Standards on page 32.)

a. The ground story finished floor elevation shall be:
i. no lower than the average fronting exterior sidewalk 

elevation; 
ii. no higher than 18 inches above the average fronting 

public sidewalk elevation. 
b. The ground story shall have a clear height of at least 

12 feet along the rbl for a minimum depth of 25 feet.
2. Residential Units with rbl frontage

a. The ground story shall have a clear height of at least 
9 feet.

Upper Story Height
The minimum clear height for each upper story is 9 feet.

Façade 
1. On each lot the building façade shall be built to the required 

building line for100% of the rbl length.  
2. Within 8 feet of the block corner, the ground story 

façade may be chamfered to form a corner entry.
3. On corner lots, the 100% rbl requirement shall only apply 

to the addressed street frontage, and the rbl requirement 
for the non-addressed street frontage shall be 65%.  

Buildable Area
1. The buildable area is delineated as anywhere behind the 

rbl.
2. A private open area equal to at least 15% of the total 

buildable area shall be preserved on every lot. Up to 67% 
of the required private open area may be satisfied through 
the balconies of individual units. At least 33% of the 
private open area shall comprise no more than two separate 
contiguous areas, as follows:
a. Where located at grade, such private open area may be 

located anywhere behind the parking setback line, but 
not within any required side or rear setbacks.

b. Where provided above the ground story but below a 

HEIGHT

 Urban General

SITING 

Fenestration 
1. Blank lengths of wall exceeding 20 linear feet are prohibited on 

all required building lines (rbl), and other fronting exterior 
walls, provided the walls are not within 3 feet of the property 
line.

2. Ground story fenestration shall comprise between 33% 
and 70% of the ground story facades, and other fronting 
exterior walls, provided they are not within 5 feet of the 
property line. 

3. Upper story fenestration shall comprise between 20% and 
70% of the façade, and other fronting exterior wall area per 
story provided they are not within 5 feet of the property line. 
Upper story fenestration shall comprise between 10% 
and 70% of the upper story fronting exterior walls that are 3-5 
feet from the property line.  

 
Building Projections
1. Awnings shall project:

a.  a minimum of 4 feet from the façade
2. Awnings may have supporting posts at their outer edge 

provided that they: 
a. Have a minimum of 8 feet clear width between the façade 

and the awning support posts or columns, and
b. Provide a continuous walking path at least 5 feet wide within 

that clear width, running parallel to the awning posts/
columns.

Street Walls
1. One access gate no wider than 22 feet and one pedestrian 

entry gate no wider than 5 feet shall be permitted within any 
required street wall.

2. A street wall not less than 5 feet in height or greater than 
12 feet in height shall be required along any rbl frontage that 
is not otherwise occupied by a building on the lot.

ELEMENTS

building’s highest roof level, the private open area may be 
located forward of the parking setback line (such as in a 
raised courtyard configuration) and shall open onto no more 
than one street-space and shall be set back at least 30 feet 
from any block corner or building corner.

c. Where located on the building’s highest roof level, the 
private open area may be located anywhere on the roof.

3. A fee in lieu of the 15% minimum Private Open Area may be 
paid subject to approval by the Parks Board on a square footage 
basis of $2.00 per square foot of the 15% Private Open Area. This 
fee shall be used for Public Open Space improvements within or 
adjacent to the City Center Area (such as Andrews Park or Legacy 
Trail).

Garage and Parking 
Openings in any rbl for parking garage entries shall have a 
maximum clear height no greater than 16 feet and a clear 
width no greater than 22 feet.
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Ground Story 
The ground story may house commerce, professional 
services, or residential uses. See height specifications above for 
specific requirements unique to each use.

Upper Stories
1. The upper stories may only house residential or

commerce uses.  *No restaurant or retail sales uses shall
be allowed in upper stories unless they are second story
extensions equal to or less than the area of the ground story
use, except that restaurant uses are allowed on the roof level of
Urban Storefront frontages.

2. No commerce use, except for permitted rooftop restaurants,
is permitted above a residential use.

3. Additional habitable space is permitted within the roof where
the roof is configured as an attic story.

Urban General

USE SPECIFICS

Unit Minimums
No parcel containing a residential use shall contain less 
dwelling units than the number of stories allowed, as 
identified on the BFS Height Map minus one (1). Parcels 
without a building height limit containing a residential use 
shall have at least five (5) units. There is no maximum unit 

The use table identifies the uses allowed in the Urban General 
BFS.

RESIDENTIAL DWELLING UNITS

USE TABLE

Ground Story Upper Story

RESIDENTIAL Household Living ✓ ✓ Sec. 704.B.1-2; 704.H, J, K.

Group Living ✓

COMMERCE Office ✓ ✓ Sec. 704.D.1-2

Overnight Lodging ✓ ✓ Sec. 704.E.1-3

Recreation/Entertainment ✓ ✓ Sec. 704.F.1-5

Vehicle Sales ✓ ✓ Sec. 704.F.2 6

Passenger Terminal ✓
Child Care Center ✓ ✓ See Part 9. Definitions

Family Day Care Home ✓ ✓ See Part 9. Definitions

Retail Sales & Service ✓ ✓ Sec. 704.F.2, 6, 7

Restaurant/Bar/Lounge/Tavern ✓ ✓ Sec. 704.F.1-5

Art Studio/Artisinal 
Manufacturing ✓ ✓ Sec. 704.F.7

Research & Development ✓ ✓
Self-service storage ✓
Auto Repair ✓ Sec. 704.G.

CIVIC See Part 8 9. Definitions Sec. 704.C.

Key:  ✓= Permitted     Blank Cell = Not Permitted

Additional Regulations
USE CATEGORY

Urban General

✓

BUILDING CONSTRUCTION 
Construction Codes
1. All structures building in the Urban General BFS shall

be constructed in compliance with construction codes as
follows:

b. The Ground Story shall be constructed to
regulations of the Building Code as adopted in
Section 6-201 of the Code of the City of Norman
regardless of use.

c. All Ground Story construction shall be built
to meet the most restrictive requirements of the
following Use and Occupancy Classifications
described in the Building Code: Assembly Group A,
Business Group B, and Mercantile Group M.

2. All functioning entry doors for structures built in the
Urban General BFS, including corner entries, shall be
recessed so that the exterior landing at the door required
by the Building Code, would not extend past the
RBL.

requirement. Ground story commercial units shall count toward 
the residential dwelling unit minimum. All dwelling units 
on a parcel shall be contained within a single structure or set of 
attached structures. 
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URBAN RESIDENTIAL FRONTAGE 
DISTINCTIONS

All requirements in the Urban General BFS shall apply to the 
Urban Residential BFS with exception to the following:
1. The finished floor elevation shall be no less than 14 inches

and no more than 8 feet above the average exterior public
sidewalk elevation at the rbl.

2. The private open area is permitted anywhere behind the
rbl pursuant to applicable facade requirements.

3. On each lot, the facade shall be built to:
a. the rbl for 100% for at least 12’ in depth of the rbl

length, or
b. the rbl for at least 70% for at least 12’ in depth of the

rbl length, provided private open area fronts the
rbl and is enclosed on all other sides by a structure in a
courtyard configuration.

i. Only one frontage-facing courtyard shall be allowed
per every 50 feet of rbl frontage.

ii. Each wing of the structure surrounding the
courtyard shall have a minimum width of 30% of
the rbl length.

4. A street wall not less than 4 feet or greater than 8 feet in
height shall be required along any rbl frontage that is not
otherwise occupied by a facade or private open area.

The use table identifies the uses allowed in the Urban Residential 
BFS.

USE TABLE

 Urban Residential

Ground Story Upper Story

RESIDENTIAL Household Living ✓ ✓ Sec. 704.B.1-2; 704.H J, K.

Group Living ✓ ✓

COMMERCE Office ✓ Sec. 704.D.1-2

Overnight Lodging ✓ ✓ Sec. 704.E.1-3

Recreation/Entertainment Sec. 704.F.1-5

Vehicle Sales Sec. 704.F.2, 6

Passenger Terminal

Child Care Center See Part 9. Definitions

Family Day Care Home ✓ ✓ See Part 9. Definitions

Retail Sales & Service ✓ Sec. 704.F.2, 6, 7

Restaurant/Bar/Lounge/Tavern Sec. 704.F.1-5

Art Studio/Artisinal 
Manufacturing ✓ Sec. 704.F.7

Research & Development

Self-service storage

Auto Repair Sec. 704.G.

CIVIC See Part 8 9. Definitions Sec. 704.C.✓
Key:  ✓= Permitted     Blank Cell = Not Permitted

USE CATEGORY
Urban Residential Additional Regulations

Once live-work is designated on the regulating 
plan, these Urban General BFS standards shall apply, 
except that the ground story may be configured at 
grade, as a shopfront.  (See 404.Urban Storefront for 
specific requirements and Part 7. Building Functions for 
restrictions on uses.)

Live-Work Option

Unit Minimums
For parcels designated as Urban Residential south of Duffy 
Street, there shall be no residential dwelling unit minimum. 
For all other parcels designated as Urban Residential, there shall 
be a residential dwelling unit minimum of three (3) units. 
There is no maximum unit requirement. All dwelling units 
on a parcel shall be contained within a single structure or set of 
attached structures. (See Center City Unit Minimum Map 
on page 18.)

RESIDENTIAL DWELLING UNITS
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Where Urban Storefront BFS is designated on the regulating plan, the Urban General bfs standards (previous pages) shall apply, 
except that the ground story configuration shall be for retail—that of a shopfront.
a. ground story uses are limited to retail sales or service, or professional service within the first 20 feet behind the rbl.
b. The minimum ground story clear height is 15 feet.
c. The ground story fenestration shall comprise between 50% and 90% of the ground story facade.
d. Single panes of glass shall not be permitted larger than 10 feet in height by 6 feet in width.
e. ground story windows may not be made opaque by window treatments or tinting (except operable sunscreen devices within

the conditioned space).  A minimum of 75% of the window surface shall allow a view into the building interior for a depth of at
least 15 feet.

f. shopfronts may extend up to 24 inches beyond the façade or rbl into the dooryard, but may not project into the clear
walkway.

g. For all parcels designated as Urban Storefront, there shall be a residential dwelling unit minimum of three (3) units. Ground
story commercial units shall count toward the residential dwelling unit minimum.

404. Urban Storefront Frontage

These photos are provided as illustrations of intent. The are advisory only and do not have the power of law. Refer to the standards 
below and on the previous pages for the specific prescriptions and restrictions of this Building Form Standard. Where these photos 
or statements may be inconsistent with the regulations, the regulations prevail.

ILLUSTRATIONS AND INTENT
The Urban Storefront represents the prototypical “main street” form with shopfronts along the sidewalk and a mix of uses 
above. A high level of pedestrian activity is anticipated. It is a subset of the Urban General Frontage, with more specific 
requirements at the street level.
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405. Detached Frontage

Note: These photos and statements are provided as illustrations of intent and are 
advisory only. They do not have the power of law. Refer to the standards on the 
following pages for the specific prescriptions and restrictions of the Detached Building 
form standard. Where these photos or statements may be inconsistent with the 
regulations, the regulations prevail.

The Detached BFS Frontage is represented by the traditional one dwelling 
unit structure with small front, side, and rear yards along a tree-lined street. 
Structures are 1 to 2 stories in height with pitched roofs and front porches.  Its 
purpose is to protect the character of existing single family neighborhoods.

ILLUSTRATIONS AND INTENT
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Max width 14ft
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width
Min 8ft Max 10ft
Depth

FRONT YARD 
FENCE

permitted PRIVACY FENCE
8ft Max Height

Minimum Side SetbackBUILDABLE 
AREA within 
60ft of RBL BUILDABLE

 AREA

BUILDABLE 
AREA 

RBL

Parking Setback Line

Residential 

Residential
Accessory Unit
Parking 

Depth 
30ft

Min 9ft Clear

Min 9ft Clear

HEIGHT SITING 
Building Height 
1. Each building shall be at least 15 feet at the required

building line (rbl), but no greater than 2 stories or 27
feet in height.

2. A sidewing shall be no higher than 15 feet.
3. Any ancillary structure in the buildable area at the rear of

the lot shall be no higher than the principal structure on the
lot.

Ground Story Height
1. The finished floor elevation shall be no less than 3 feet and no

more than 8 feet above the average exterior sidewalk elevation
at the rbl.

2. The ground story shall have an interior clear height of
at least 9 feet.

Upper Story Height
Each upper story shall have an interior clear height of at 
least 9 feet.

Front Yard Fence
Any front yard fence has a minimum height of 30 inches 
and a maximum height of 40 inches. 

Façade 
1. On each lot the facade shall be built parallel to the  required

building line  (rbl) for at least 60% of the building width.
The front porch shall be built-to the rbl.

2. For corner lots the minimum 60% build-to shall include
the street frontage within 20 feet of the block corner.

Buildable Area
1. The buildable area is as defined in Diagram 405.b. above.
2. A contiguous private open area equal to at least 25% of the

total buildable area shall be preserved on every lot.  Such
contiguous area shall be located at grade, anywhere behind
the parking setback line and not include any side or rear
setbacks.

Lot Size and Setbacks
1. All lots of record are buildable under this code.
2. Newly subdivided lots shall have a minimum width at the rbl

of 32 feet, a maximum width of 55 feet, and a minimum depth
of 85 feet.

3. The minimum side lot setbacks are 5 feet or as otherwise
designated on the regulating plan.

4. Front yard setbacks: Development and redevelopment,
may construct at the setback of the existing structure or follow
an existing setback on an adjacent/neighboring property in the
Detached Frontage BFS only.
Front Yard
The front yard/dooryard shall not be paved except for 
walkways.

Garages, Parking and Alleys
1. Garage doors shall not be located on the rbl/façade.
2. There is a 2 foot required setback from alleys.

Detached

Diagram 405.b: SitingDiagram 405.a: Height
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60ft of RBL BUILDABLE

 AREA

BUILDABLE 
AREA

RBL

Parking Setback Line

Residential 

Residential
Accessory Unit
Parking 

Depth 
30ft
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ELEMENTS USE 
Fenestration 
1. Blank lengths of wall exceeding 15 linear feet are prohibited on

all  facades.
2. Fenestration shall comprise at least 25%, but not more than

70%, of all façades.

Building Projections
1. Each building facade shall include a front porch at the

rbl, between 8 feet and 10 feet deep with a width not less than
1/2 of the facade width.

2. No part of any building except the front porch roof
(overhanging eaves) and steps may encroach beyond the rbl
into the dooryard.

Doors/Entries
At least one functioning entry door shall be provided along the 
ground story façade. (Applies to street frontage, same 
as street address.)

Street Walls and Fences 
1. There is no street wall requirement.
2. Any front yard fence shall be within one foot of the clear

walkway/dooryard line parallel to the rbl and along
common lot lines to a point at least even with the facade.

3. A privacy fence may be constructed along a common lot
line behind the facade.

All Stories 
1. Only residential uses are permitted - one dwelling unit

or one dwelling unit with an accessory unit allowed.
2. Additional habitable space is permitted within the roof where

the roof is configured as an attic story.

Accessory Uses
Parking and accessory unit (maximum 650 square feet) uses 
are permitted in the buildable area at the rear of the lot.

 Detached

Diagram 405.c: Elements Diagram 405.d: Use
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Part 5. Urban Space Standards
501. Applicability 
A. The Urban Space Standards apply to new development and 

redevelopment as well as the reconstruction of existing streets and other 
public (and publicly accessible) spaces. 

B. The Urban Space Standards establish the rules and standards for the 
complete street-space (especially streets and sidewalks).

502. Intent
A. Although commonly thought of as just parks or greens, the urban space (or 

public realm) is much more; it includes the complete street-space—the 
public domain between the building façades; the travel lanes between the 
curbs as well as the sidewalks; public plazas as well as urban squares and 
civic greens.  

B. The Urban Space Standards have the following goals:

1. To establish an environment that encourages and facilitates pedestrian 
activity. “Walkable” streets are comfortable, efficient, safe, and 
interesting.

2. To ensure the coherence of the street-space, serving to assist residents, 
building owners, and managers with understanding the relationship 
between the street-space and their own properties.  

3. To contribute to ultimate sustainability.  Native (and non-native 
adapted) trees and plants contribute to privacy, the reduction of 
noise and air pollution, shade, maintenance of the natural habitat, 
conservation of water, and storm-water management.  

C. Property frontages and building façades are part of the public realm, 
literally forming the walls of the public street-space and are therefore 
subject to more regulation than the other portions of the private property.  

D. The private, interior portions of the lots (toward the alley or rear lot lines) 
are much less regulated to allow commercial operators to utilize these spaces 
as efficient working environments unseen by the public and allow residents 
to have private (semi-private for apartment and condominium dwellers) 
gardens and courtyards.
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503. Street Type Specifications
The Street Type Specifications illustrate the recommended typical configurations 
for street-spaces within the Center City Form District. The plans and sections 
specify ideal vehicular travel lane widths, curb radii, sidewalks, tree planting 
areas, and on-street parking configurations. They also provide a comparative 
pedestrian crossing time as a gauge of relative pedestrian crossing-comfort 
between the various street types. The streets within the CC Form District must 
work in conjunction with the Building Form Standards to create the type of 
walkable, mixed-use place envisioned by the community.

A. Intent and Principles
1. General Intent

a. Streets are a community’s first and foremost public spaces and 
should be just as carefully designed and planned as any park or 
public building. The character of the street-space—both its 
scale and its details—determines the pedestrian quality of a given 
location.  

b. Streets must balance the needs of all forms of traffic—auto, transit, 
bicycle and pedestrian—to maximize mobility and convenience for 
all residents and users. Their character will vary depending on their 
location: some streets will carry a large volume of traffic and provide 
a more active and intense urban pedestrian experience while others 
will provide a less active and more intimately scaled street-space.  

c. These are city streets—not highways or roads—and must be 
developed as such to create people-oriented places balancing all 
transportation modes. The neighborhood streets are designed 
primarily for walkability and pedestrian comfort, with automobile 
movement as a secondary focus.  The Main, Gray and Boyd 
specifications grant more to the free movements of vehicles, while 
maintaining fair walkability. 

2. Principles
a. The appropriate design of streets is one of the most important 

design elements for Center City place-making. 
b. To design for continuous free-flowing vehicle traffic creates 

situations where vehicles will travel at speeds greater than desirable 
for pedestrians. 

c. With appropriate design, drivers will choose slower speeds and less 
aggressive behavior, a feat typically not achieved through basic speed 
limit signage/postings.

d. Scale is a threshold design consideration for street design elements 
(from signage to crossing distances)—in a neighborhood, town or 
city it should be that of the pedestrian.

e. An interconnected street network allows traffic capacity to be 
diffused and maintained across numerous streets.

f. Emergency vehicle access must be maintained, but with an 
interconnected street network, there will always be at least two 
routes of access to any lot or parcel.
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g. Differences between “requirements” and “preferences” can be 
significant—increased lane width and the accompanying increased 
vehicle speed more often than not decrease the overall safety for 
pedestrians.

h. On-street parking slows passing vehicular traffic and acts as a buffer 
between moving vehicles and pedestrians. City staff will review and 
approve on-street parking design on a case-by-case basis depending 
on the street classification.

i. Overall function, comfort, safety and aesthetics of a street are more 
important than automobile efficiency alone.

j. In a pedestrian-oriented area, non-vehicular traffic should be 
provided with every practical advantage so long as safety is not 
adversely affected.

k. Street design should take into consideration what is reasonably 
foreseeable, not every situation that is conceivably possible.

l. Designing a street to facilitate (rather than accommodate) 
infrequent users may actually result in the wrong design for the 
frequent users of the Street-Space.

m. When the street design creates a conflict between the vehicular 
and non-vehicular user, it should be resolved in favor of the non-
vehicular user unless public safety will be truly jeopardized by the 
resolution. 

B. Street Types
1. These are the proposed street types and ideal configurations within the 

CC Form District. The numbers refer to dimensions within the street-
space.  The first number1 is the literal street-space (the distance 
between façades across the street) and the second is the distance to the 
back-of-curb (includes travel lanes, any on-street parking, and curb and 
gutter). 
a. Main Street: MS-98/43
b. Boyd Street: ST-88/43
c. Neighborhood Street: ST-80+/38 
d. Neighborhood Street: ST-66+/38 
e. Alley: A-24 
See Diagrams 503.B.1.a.-e. on the following pages.

2. On Main Street: MS - 98/43 specification, sharrows, clearly marked 
shared bicycle and automobile lanes are shown. On Boyd Street: ST - 
88/43 specification, dedicated bike lanes are shown. The other street 
types are configured such that in-lane bicycle travel is encouraged and 
appropriate. 

3. Dooryards and alleys are generally reserved for utility easements. 

1 Note: Due to the fact that the existing rights-of-way within the CC Form District vary 
dramatically, the first number for the Neighborhood Streets includes a plus (+) sign. The distance 
above the base number (either 80 or 66) is typically added to the front yard or dooryard space in 
the Neighborhood Street Type diagrams on the following pages.
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Diagram 503.B.1.a: Main Street: MS-98/43

Norman Center City Vision Summary Report  |  32  

Main Street
Existing

Sidewalk Parking Travel TravelTravel SidewalkParking

Main Street
2-way with Bicycle Sharrow Lanes

Sidewalk Parking Travel

Bike Bike

TravelTurning SidewalkParking

Figure	2.8		Existing	Main	Street	with	one-way	traffic

Figure	2.9		Main	Street	as	a	two-way	street

Charrette Vision: Convert Main St. to Two-Way Traffic - Lane Configurations

Note: Illustration is advisory only
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Diagram 503.B.1.b: Boyd Street: ST-88/43

Note: Illustration is advisory only
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Diagram 503.B.1.c: Neighborhood Street: ST-80+/38
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Diagram 503.B.1.d.:        Neighborhood Street: ST-66+/38

SI
D

EW
A

LK

SI
D

EW
A

LK

Note: Illustration is advisory only
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Diagram 503.B.1.e: Alley: A-24
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504. Streetscape Standards
A. General Provisions

1. All plant material (including trees) shall pass any inspections required 
under State regulations. 

2. All turf grass shall be solidly sodded at installation—not seeded, 
sprigged, or plugged. Vegetative groundcovers may be used in place of 
turf grass. 

3. In addition to the lot, the owner must maintain the following areas:
a. The portion of the street-space between their RBL and the back of 

the curb.
b. The portion of the alley between the lot line and the edge of the 

alley pavement.

4. Mechanical and electrical equipment including, but not limited to, air 
compressors, pumps, exterior water heaters, water softeners, private 
garbage cans (not including public sidewalk waste bins), and storage 
tanks may not be stored or located within any street-space. (Water 
pumps for public fountains or irrigation not visible are not included in 
this prohibition. Temporary placement of private garbage cans within 
the street-space may be allowed to accommodate scheduled pick-up.) 

B. Street Trees
1. Each street-space must have street trees planted along the street 

tree alignment line (generally 3 to 3½ feet from the back of the 
curb unless otherwise specified in the regulating plan or Street Type 
Specification) at an average spacing not greater than 30 feet on center 
(calculated per block face). Where necessary, spacing allowances 
may be made to accommodate curb cuts, fire hydrants and other 
infrastructure elements; however, in no location may street tree 
spacing exceed 45 feet on center except where necessary for transit 
stops or stations. Required street tree planting area configurations are 
specified in the Street Type Specifications and below.  

2. Required tree planting area minimum specifications are as follows:
a. Street tree planting areas shall be at grade or not greater than six 

inches in height above or below the sidewalk
(i) Soil surface area shall not be less than 110 square feet per 

isolated tree or 90 square feet per tree for connected (tree 
lawn) situations. (See Illustrations 504.B.2(i) and (ii.))

(ii) No dimension of the soil surface area may be less than 6 feet 
unless otherwise specified in this Code.

(iii) The Street Type Specifications above are configured for street 
tree trenches.  The above requirements may be met through 
the use of bridged slab, structural soil, or other techniques that 
clearly exceed these standards in the fostering of vital and long-
lived street trees. 504.B.2(ii) Isolated Tree Situation

Continuous Tree Lawn Individual Tree PlantingContinuous Soil Area

6.5’ min. 6.5’ min.

13
.8

’ 

bridged slab , 
structural soil, or 
pervious paving

6.5’ preferred

16
.9

’ m
in

im
um

6.
5’

 m
in

.

exposed soil, 
lawn, or 
ground cover 10.5’

10
.5

’

110 square feet minimum per tree90 square feet minimum per tree

Continuous Tree Lawn Individual Tree PlantingContinuous Soil Area

6.5’ min. 6.5’ min.

13
.8

’ 

bridged slab , 
structural soil, or 
pervious paving

6.5’ preferred

16
.9

’ m
in

im
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6.
5’
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.

exposed soil, 
lawn, or 
ground cover 10.5’

10
.5

’

110 square feet minimum per tree90 square feet minimum per tree

504.B.2(i) Connected Situation
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b. At planting, street trees shall be at least 2.5 inches in diameter
at designated breast height (DBH) and at least ten feet in overall
height. Species must be selected from the street tree list (see Tree
Lists). Consult with the designated City staff for the designated tree
species for a particular street-space.

c. Any unpaved ground area shall be planted with groundcover,
flowering vegetation, or climbing vines, not to exceed 12 inches in
height. Street trees must be “limbed up” as they gain appropriate
maturity so as to not interfere with pedestrian or truck travel
(minimum 7 feet clear over the sidewalk and 14 feet over any travel
lanes) and to maintain visibility.

C. Streetscape Elements
1. At the time of development, the developer is required to install

sidewalks, as illustrated in Street Type Specifications, on the side of the
street-space being developed.

2. Sidewalks not otherwise designated in the regulating plan or
Street Type Specifications shall be a minimum of six feet wide and be
constructed to meet all City (and ADA) standards and specifications.

3. Street furniture is an element of the overall street-space design—not
an afterthought. Street furnishings should be simple, functional, and
durable.

D. On-Street Parking
1. On-street parking spaces shall count towards parking requirements. (See

Part 6. Parking and Loading Standards Section 603.C.)

2. The parking space/tree planting pattern may be interrupted by existing
or new driveways designated in the regulating plan, streets, and
alleys, but the requirements in B.1 above shall be met, except where
necessary for any transit stops or stations.

3. Parking spaces must be constructed in a manner that allows proper
drainage (generally a “w” profile, having a gutter pan between the travel
and parking lanes).

4. Where required, bicycle parking shall be provided on the same lot as the
development. (See Appendix C for additional requirements.)
a. For residential lots containing more than three dwelling units

on the same lot, there shall be one bicycle parking space provided
for the first eight (8) car parking spaces, and one bicycle space for
each ten (10) car spaces provided thereafter. Single family, two-
family, and three-family units on the same lot are exempt from the
requirement to provide bicycle parking facilities.

b. For other non-residential uses, there shall be one bicycle parking
space provided for any parking area containing at least eight car
spaces, and one additional bicycle space for each twenty (20) car
spaces thereafter.
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5. On-street parking shall comply with applicable ordinances regarding
distance to intersections, stop signs, and other street elements.

505. Plazas, Squares and Civic Greens
A. Intent

1. These standards apply to those spaces that are either publicly owned or
publicly accessible, as designated on the regulating plan.

2. Squares, civic greens and plazas should be situated at prominent
locations. The green plants and trees of squares and civic greens
provide a landscape and civic architecture that complement the
surrounding private building architecture.

3. Squares are active pedestrian centers.  Civic greens are spaces intended
for less intensive foot traffic. Surface treatment is regulated accordingly.

4. Pervious paving materials (to allow oxygen for tree roots and absorb
stormwater run-off) are encouraged in both squares and civic greens,
and the percentage of impervious paving material is limited. Pervious
paving materials must be approved by the Public Works Department.
(see 505.C. Materials and Configurations below.)

B. Standards
Squares and civic greens must be designed, planted and maintained according 
to the following requirements: 

1. Squares and civic greens shall have at least 60 percent of their
perimeter fronting public rights-of-way. Both shall be surrounded by
street trees.  Their dimensions shall be no narrower than a 1:5 ratio
and no square or civic green width or breadth dimension shall be less
than 25 feet.

2. Appropriate to their high (pedestrian) traffic level squares must be
designed with a higher percentage of paved surface area. (see C.2 below)

3. A clear view through the square or civic green (from two to seven feet
in height) is required, both for safety and urban design purposes.

4. Squares and civic greens shall not include active recreation structures
such as ball fields and courts.

C. Materials and Configurations
1. General

a. Street trees shall be planted along the alignment shown in the
street type specification, and in accordance with Section. 504, B.
Street Trees. They may (generally will) be of a different species than
the connecting streets.

b. The ground surface level elevation shall be between 0 and 18 inches
above the top of the adjacent curb.

c. The maximum slope across any square or civic green shall not
exceed ten percent.
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d. Except for tree trunks, streetlights, civic use buildings, public art
or monuments, there shall be a clear view between two and seven
feet above grade.  The foliage of newly planted trees may intrude
into this area until the tree has sufficient growth to allow such a
clear trunk height.

e. Trees within a square or civic green may also be selected from the
public space tree lists (see Section 506. Tree Lists).

f. Asphalt is prohibited within a square or civic green tract.

2. Squares
Appropriate to their high (pedestrian) traffic level, squares shall
incorporate a higher percentage of paved surface area. Surface treatment
and materials (within the back-of-curb to back-of-curb area, excluding
any civic use building, public art or monument footprint) shall be
between 20 percent and 35 percent unpaved pervious surface (turf,
groundcover, gravel, soil or mulch).

3. Civic Greens
Appropriate to their less intensive character, civic greens shall be
designed with a lower percentage of paved surface area.  Surface
treatment and materials (within the area back-of-curb to back-of-
curb area excluding any civic use building, public art or monument
footprint) shall be a minimum 50 percent unpaved pervious surface area
(such as turf, groundcover, gravel, soil or mulch).

4. Pedestrian Pathway
The area within a pedestrian pathway shall be a public access easement
or public right of way. The easement width for these pathways must not
be less than 20 feet with a paved walkway not less than ten feet wide
providing an unobstructed view straight through its entire length, except
where otherwise specified on the regulating plan.

506. Tree Lists
A. General

1. The following lists contain all approved tree species for use in the CC
Form District. The lists include native and acceptable adapted species.
Other species may be used for planting within a private lot.  These lists
may be periodically reviewed for disease and climate appropriateness and
amended by the City, as necessary.

2. Invasive exotic species may not be used anywhere on private lots or
other areas.

B. Street Trees
1. Species in the Street Tree List are for placement as shown in Street Type

Specifications, or as specified in the regulating plan for placement
along the street tree alignment line. The use of alternate species
may be permitted, but only if approved by the designated City staff.
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2. Street trees are part of an overall street-space plan designed to
provide both canopy and shade and to give special character and
coherence to each street. The desired aesthetic must be achieved through
the use of native and/or proven hardy adapted species. Appropriate
street tree species may change over time and this list may be
periodically amended by the designated City staff.  Inclusion in this list
shall be based on the following criteria:
a. Structural – street trees shape and subdivide the street-space,

increasing pedestrian comfort and adding (literal) value to the
street/community.  “Canopy Shade Tree” species grow to heights in
excess of 60 feet and have a broad canopy—enabling them to clear
auto traffic and pedestrians, form a ceiling-like enclosure, and open
a clear view of the street-space, façades, and shopfronts at eye-
level.

b. Pragmatic – Life as a typically placed street tree is nasty, brutish,
and short.  Few species are tough enough to survive and grow.
Appropriate species have special tolerance to salt and soil
compaction.  Street tree planting techniques and configurations
provide a healthy environment in which the tree can thrive—this
will ensure that the trees increase their value to the community as
they grow.

c. Design – Species are planted consistently along a given street-
space to provide a special form and character. This provides species
diversity at the same time it provides a specific street character by
planting different street-spaces with different trees.
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Street tree LiSt

(Large Canopy Trees – mature height 60 feet and above)

Celtis occidentalis Common Hackberry
Ginkgo biloba Ginkgo (male only)
Gleditsia triacanthos var. inermis Thornless Honey Locust
Platanus acerifolia ‘Yarwood’ Yarwood Plane tree
Platanus occidentalis ‘Bloodgood’ London Plane tree 
Quercus acutissima Sawtooth Oak
Quercus alba White Oak
Quercus coccinea Scarlet Oak
Quercus muhlenbergii Chinquapin Oak
Quercus palustris Pin Oak
Quercus phellos Willow Oak
Quercus buckleyi shumardii Red Oak
Quercus velutina Black Oak
Tilia Americana Basswood/American Linden
Ulmus hollandica ‘Groenveldt’ Groenveldt Elm
Ulmus  americana “libertas” Liberty Elm
Ulmus parvifolia Chinese/Lacebark/Drake 

Elm
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3. Public Space Trees
In addition to the above trees, the following trees may be placed within 
dooryards, squares or civic greens.

PubLic SPace tree LiSt

Carya illinoinensis Pecan
Cerus canadisis var. texensis Texas Redbud 
Cerus x texensis Oklahoma Redbud
Juglans nigra Black Walnut
Magnolia grandiflora Magnolia
Quercus macrocarpa Bur Oak
Quercus muhlenbergii Chinquapin Oak
Taxodium ascendens Pond Cypress
Taxodium distichum Bald Cypress

4. Private Space Plantings
No trees or other plant species that have been identified as invasive may be 
planted in any outdoor location within the City Center District. 
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Part 6. Parking and Loading Standards
601. Intent
A. Promote a “park once” environment that will enable people to conveniently

park and access a variety of commercial, residential, and civic enterprises in
pedestrian friendly environments by encouraging shared parking.

B. Reduce fragmented, uncoordinated, inefficient, reserved single-purpose parking.

C. Avoid adverse parking impacts on neighborhoods adjacent to redevelopment
areas.

D. Maximize on-street parking.

E. Provide flexibility for redevelopment of small sites and for the preservation or
reuse of historic buildings.

F. Increase visibility and accessibility of public parking.

G. Support and encourage a multi-modal, bicycle and pedestrian-friendly
environment.

602. Other Applicable Regulations
Pervious surfaces approved by the City Engineer are encouraged for surface parking 
lots.

603. Minimum Parking Requirements
A. Properties zoned C-3 at the time of CCFBC adoption are exempt from these

minimum parking requirements. See Part 3. Section 302. Illustrative Form
District Map 302.A., Center City Visioning Map, for the applicable parcels.
Properties zoned C-2 and located on Gray Street extending from Lahoma
Avenue on the West to the railroad tracks on the East shall also be exempt from
the minimum parking requirements of the CCFBC.

B. There is no minimum parking requirement for the re-use or renovation of an
existing structure in which there is no gross floor area expansion.

C. An inset parking space located on a public street may be included in the
calculation of parking requirements if it is adjacent to the building site
(where more than 50% of the space is located within the street fronting the
development parcel). On-street parking is subject to approval from the City of
Norman’s Transportation Engineer.

D. Each on-street parking space may only be counted once.

E. Minimum reserved parking: Reserved parking includes all parking that is not
shared parking.

1. Commerce/civic uses: There is no minimum requirement for reserved
parking.
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2. Residential–minimum reserved parking spaces per unit:
a. Studio unit .5 spaces/unit
b. 1 bedroom unit .5 spaces/bedroom
c. 2 bedroom unit .5 spaces/bedroom
d. 3 bedroom unit or greater 1 space/bedroom

F. Minimum Shared Parking for Urban General, Urban Storefront, and Urban
Residential Frontages:

1. Commerce: There are no minimum shared parking requirements where
the non-residential Gross Floor Area (GFA) is under 10,000 square
feet.  Sites over 10,000 square feet in non-residential GFA shall have a
minimum of 1 and 1/4 spaces per 1,000 square feet of non-residential
GFA provided as shared parking.

2. Shared parking shall be designated by appropriate signage and
markings (parking shall be clearly visible and accessible to the public) as
determined by the Director.

G. Achieving parking requirements:

1. Parking shall be located and configured in compliance with the parking
setback line or other regulations for the site on which it is located, as
indicated on the regulating plan and/or building form standard.

2. Minimum parking requirements may be met either on-site or within a
1000-foot walking distance of the development.

3. Parking lot design is up to the discretion of the developer. A parking lot
striping plan must be provided by the developer.

4. Parking spaces shall be at least 162 square feet in area with a minimum
width of 8.5 feet.

5. Corner lots less than 12,900 total square feet shall only be required
to comply with the parking setback line at the front of the property
and not the side street. For the purposes of this paragraph, the frontage
street is the same as the street address.

H. Bicycle Parking: sites and/or projects over 10,000 square feet in land area
have the following requirements: (Appendix C)

1. For commerce, the developer must provide 1 employee bicycle parking
rack (2-bike capacity) per 5,000 square feet of commercial floor area
and 1 visitor/customer bicycle parking rack (2-bike capacity) per 10,000
square feet of commercial floor area. The employee and visitor racks
may be co-located.

2. For residential, the developer must provide 1 tenant bicycle parking
rack (2-bike capacity) per 4 units and 1 visitor bicycle parking rack
(2-bike capacity) per 10 units. Projects under 4 units shall have no
requirement.

3. Bicycle parking facilities shall be visible to intended users. The bicycle
parking facilities shall not encroach on any area in the public right

603.H.4.Consolidated public bicycle parking

694

Item 43.



53Center City Form-Based CodeAugust 2023

of way intended for use by pedestrians, nor shall they encroach on any 
required fire egress.

4. On-street bicycle parking spaces (typically along the street tree
alignment line) may be counted toward the minimum customer/visitor
bicycle parking requirement. (For areas with constrained street-space,
an optional approach is to consolidate public bicycle parking in a single
dedicated on-street parking space per block. See figure 603.H.4.)

I. Permissive parking and loading facilities. Nothing in this ordinance shall be
deemed to prevent the voluntary establishment of off-street parking or loading
facilities to serve any existing use of land or buildings, in accordance with
all regulations herein governing the location, design, and operation of such
facilities.

J. Off-Site Parking
1. Off-site parking shall be located and configured in compliance with the

parking setback line or other regulations for the site on which it is
located, as indicated on the regulating plan and/or building form
standard.

K. Tandem Parking
1. Tandem parking is only allowed for:

a. Single-family residential projects; and
b. Residential projects and the residential component of mixed-use

projects.

2. Parking spaces shall be at least 162 square feet in area with a minimum
width of 8.5 feet.

3. Tandem parking spaces shall follow normal parking space size requirements.

604. Reserved Special Parking Standards
L. Off-Site Parking

1. Off-site parking shall be located and configured in compliance with the
parking setback line or other regulations for the site on which it is located,
as indicated on the regulating plan and/or building form standard.

M. Tandem Parking
1. Tandem parking is only allowed for:

a. Single-family residential projects; and
b. Residential projects and the residential component of mixed-use

projects.

2. Parking spaces shall be at least 162 square feet in area with a minimum
width of 8.5 feet.

3. Tandem parking spaces shall follow normal parking space size requirements.
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605. Parking Lot Plantings
A. For any surface parking lot not separated from the street-space by a

building, the space between the rbl and the parking setback line shall be
planted with canopy shade trees from the Tree Lists in Part 5. Urban Space
Standards. Trees shall be planted at an average distance not to exceed 30 feet
on center and aligned parallel 3 to 7 feet behind the rbl/street wall.

B. The edge of any Urban General or Urban Storefront surface parking lot
adjacent to a Detached or Urban Residential lot shall:

1. Be planted with canopy shade trees from the Tree Lists in Part 5. Urban
Standards, placed at an average distance not to exceed 40 feet on center
and aligned parallel 3 to 7 feet behind the common lot line.

2. Have a street wall, garden wall or privacy fence along the
common lot line.

606. Loading Facilities
A. No loading facilities are required.

B. Where loading facilities are provided, they shall be located to the rear and/
or alley side of buildings.
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Part 7. Building Functions
701. General Provisions
A. Permitted Uses
Permitted uses by building form standard Frontage are shown in Section 702 
with additional regulations, as applicable. The categories in the use table are 
further listed and detailed in Section 703 and 704. 

B. Use Determination
1. The Director is responsible for categorizing all uses, and applying the

uses set forth in Section 702, Use Table. If a proposed use is not listed in
a use category, but can be said to be reasonably similar in impact on the
CC Form District to a listed use, the Director shall treat the proposed
use as a use under that category. If a proposed use is not listed in a use
category, and is fundamentally different from any other listed use, the
use shall be prohibited. Also, the Director may make such decisions
pursuant to Section 104, Other Applicable Regulations, Subpart (B).

2. Uses Not Specifically Listed: When determining whether a proposed use
is similar to a use listed in Section 703, the Director shall consider the
following criteria:
a. The actual or projected characteristics of the proposed activity in

relationship to the stated characteristics of each use.
b. Types of vehicles used and their parking and/or loading

requirements.
c. The likely impact on surrounding properties.
d. The intent of the CC Form District.

C. Temporary Uses and Structures
Temporary structures such as shipping containers and other modular structures 
may be permitted to provide new business incubator space by housing retail 
and restaurant uses in the Urban General and Urban Storefront frontages for up 
to 24 months, with an optional annual renewal thereafter dependent on their 
performance and upkeep. Such temporary structures are not required to meet the 
Building Form Standards, but other performance standards may apply.
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702. Use Table
The use table identifies the uses allowed in the respective bfs Frontages by story.
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RESIDENTIAL Household Living ✓ ✓ ✓ ✓ ✓ ✓ ✓ Sec. 704.B.1-2; 704.H J, K

Group Living ✓ ✓ ✓ ✓ ✓

COMMERCE Office ✓ ✓ ✓ ✓ ✓ Sec. 704.D.1-2

Overnight Lodging ✓ ✓ ✓ ✓ ✓ ✓ ✓ Sec. 704.E.1-3

Recreation/Entertainment ✓ ✓ ✓ ✓ Sec. 704.F.1-5

Vehicle Sales ✓ ✓ ✓ Sec. 704.F.2 6

Passenger Terminal ✓
Child Care Center ✓ ✓ ✓ ✓ See Part 9. Definitions

Family Day Care Home ✓ ✓ ✓ ✓ ✓ ✓ ✓ See Part 9. Definitions

Retail Sales & Service ✓ ✓ ✓ ✓ ✓ Sec. 704.F.2, 6, 7

Restaurant/Bar/Lounge/Tavern ✓ ✓ ✓ ✓ Sec. 704.F.1-5

Art Studio/Artisinal Manufacturing ✓ ✓ ✓ ✓ ✓ Sec. 704.F.7

Research & Development ✓ ✓ ✓
Self-service storage ✓ ✓
Auto Repair ✓ Sec. 704.G.

CIVIC See Part 8 9. Definitions ✓ Sec. 704.C.

Note: All nonresidential uses permitted in the Urban Residential BFS shall only be permitted where identified on the Regulating Plan.

✓ ✓
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703. Use Categories
A. Residential Uses

Residential Uses are allowed as set forth in Part 9. Definitions: Uses,
Residential, and shall be sub-categorized as follows per the Use Chart:

1. Household Living
2. Group Living

B. Commerce Uses
1. Use Classification.   The Commerce Uses permitted in each BFS have

been classified by the sub-categories represented on the Use Table.  As
set forth therein, each sub-category’s included specific uses, as each use
is determined by the Planning Director as set forth in Section 701, are
subject to the particular development and performance standards set
forth in the Use Table and those additional standards set forth in Part 7.
Section 704. Development and Performance Standards, if any.

2. Permitted Uses.  Generally, any use categorized and sub-categorized
on the Use Chart, and as thereafter amended, are permitted where
a representative sub-category is shown, and subject to the Planning
Director’s determination as set forth in Section 701.

3. Retail SaleS and SeRviceS.  Any use permitted persuant to (B)(2),
except that:
a. Automobile surface parking lots are only permitted behind the

parking setback line
b. Outdoor athletic courts are only permitted as part of an adjacent

fitness center

4. Additional Uses, if not otherwise permitted.  In addition to those uses
permitted pursuant to the Use Chart and (B)(2) above, the following
are permitted as Commerce Uses, subject to the Planning Director’s
determination as set forth in Section 701:
a. Hotels and Lodging
b. Auditoriums and arenas
c. Conference facilities and convention centers
d. Communication antennas mounted on existing structures
e. Bar, Lounge or Tavern and Live Entertainment subject to the

requirements of Section 704.F.

C. Civic Uses
1. Permitted Uses. Permitted Civic Uses are determined according to the

definition set forth in Part 9. Definitions: Civic Use.

2. Additional Uses. The following uses are expressly allowed as set forth in
Part 9. Definitions: Civic Use or expressly as set forth herein:
a. College, community college, university
b. Museum, library, auditorium, arena
c. Places of worship including church, mosque, synagogue, temple
d. Police, fire, EMS station, substation
e. Public or private (K-12) school
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f. Neighborhood arts center, Community Center or similar
community facility (public)

g. Farmers Market

704. Development and Performance Standards
A. General

1. All permitted uses shall meet the Section 402. General Provisions and
those standards specified in the applicable individual building form
standard pages.

2. No civic, commerce or workshop use is permitted above a
residential use, except for rooftop restaurants where specifically
designated in the Urban Storefront Frontage.

3. No drive-through services are permitted.

4. No smoke, radiation, vibration or concussion, heat or glare shall be
produced that is perceptible outside a building, and no dust, fly ash or
gas that is toxic, caustic or obviously injurious to humans or property
shall be produced.

5. Communication antennas may be installed on any existing structure
(such as a building, utility pole, water tower, etc., but excluding single-
family residences and accessory uses) 3 stories in height or greater
but no less than 45 feet provided that the additional antennas shall
add no more than 20 feet to the height of said existing structure.
Communication antennas which are architecturally compatible to
the building architecture may locate on non-residential buildings less
than 3 stories or 45 feet in height, subject to receiving a Certificate
of Compliance. Associated equipment will be subject to final
development plan approval. Associated equipment may be permitted
on the roof so long as it is screened from view.

B. Residential
1. See the Urban General bfs for configuration requirements for ground

story residential uses.

2. A lobby serving an upper story residential use is permitted on the
ground story of an Urban Storefront BFS site.

C. Civic
Buildings that house civic uses designated on the regulating plan are
not subject to Part 4. Building Form Standards except for Section 402.D.
Neighborhood Manners.

D. Office
1. Office uses are not permitted within the required minimum depth for

the storefront space in an Urban Storefront site.

2. Office uses are permitted within the ground story of designated live-
work Urban Residential BFS Frontage units.
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E. Overnight Lodging
1. Ground story guest rooms shall meet the configuration standards for

ground story residential uses as specified in the Urban General bfs.

2. A lobby serving an upper story overnight lodging use is permitted on
the ground story of any Urban Storefront BFS site.

3. For the Urban Residential BFS Frontage, only bed and breakfast types
are permitted.

F. Restaurant/Bar, Retail Sales
1. Outdoor eating areas for eating/drinking establishments shall be allowed

on the public sidewalk in Urban General and/or Urban Storefront
Frontages, subject to:
a. the provision of a minimum clear width of five (5) feet within the

clear walkway area; and
b. subject to the issuance of applicable permits.

2. A restaurant or retail use is permitted in the second story of an Urban
Storefront or Urban General site provided it is an extension equal to or
less than the area of the same ground story use.

3. An eating/drinking establishment is permitted on the rooftop of an
Urban Storefront site.

4. The sale and consumption of alcoholic beverages shall be subject to all
existing permitting provisions, as applicable.

5. Live entertainment and bar/lounge/tavern are required to obtain a
Special Use Permit if the walls of the facility are within 100 feet of a
solely residential bfs within the CC Form District or a residential zoned
property which is not included in the CC Form District.

6. No merchandise (including motorcycles, scooters, and automobiles)
may be left within the street-space when the business is not open.

7. Only merchandise or a commodity manufactured on premise may be
sold in the ground story of a live-work unit.

G. Auto Repair
Auto repair services may be permitted, subject to the following:

1. The property shall be at least 100 feet from any solely residential lot;

2. The use shall not include the display and rental of cargo trailers, trucks,
or similar uses;

3. The storage or junking of wrecked motor vehicles (whether capable of
movement or not) is prohibited;

4. Discarded parts resulting from any work shall be removed promptly
from the premises. Automotive replacement parts and accessories shall
be stored inside the main structure;

5. Upon the abandonment of the auto repair service, the use shall
terminate and all structures exclusively used in the business (including
underground storage tanks), except buildings, shall be removed by the
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owner of the property. For the purpose of this Subsection, the term 
“abandonment” shall mean non-operation as an auto repair for a period 
of 14 months after the retail services cease.  

H. Crematoriums
Crematoriums are required to obtain a Special Use Permit and are subject
to the following:

a. Crematoriums will be located a minimum of 400 feet from any
solely residential BFS or residential zoning district and 100 feet
from all other zoning districts measured from the closest point of
the building to the nearest residential district.

b. Facilities shall meet all applicable state and federal requirements for
incineration equipment and shall be licensed at all times.

c. All storage shall be inside.
d. Incinerator stacks shall not be located on the front side of the roof

of any structure facing the street.
e. Crematoriums shall have direct vehicle access to an arterial street.

I. Adult Entertainment Uses
Adult Entertainment Uses are required to obtain a Special Use Permit and
are subject to the following:

a. No such zoning shall be granted for any proposed location which
is within a one thousand foot (1000’) radius of any other Adult
Entertainment Use.

b. No Adult Entertainment Use shall be allowed to locate within a five
hundred foot (500’) radius of any church, public or private school
(type which offers a compulsory education curriculum) or public
or private park. Nor shall any Adult Entertainment Uses be allowed
to locate within five hundred feet of any solely residential BFS or
residential zoning district.

c. All distances required to be met pursuant to the terms of this
section shall begin at the property line of the proposed use and are
measured to the nearest property line of the public or private lot,
school, park, church, residentially zoned lot, or adult entertainment
use within the proscribed distance, if any.

J. Special Use for Dwelling Units with Four or More
Bedrooms
In any BFS where residential use is permitted, dwelling unit(s) may
contain four or more bedrooms upon approval of a Special Use Permit as
follows:

1. This provision is applicable to new construction, including demolition
and reconstruction, or an addition/alteration to existing construction
adding at least one bedroom where the resulting structure is to contain
four or more bedrooms in a residential dwelling unit(s);

2. This provision is not applicable to structures with four (4) or more
bedrooms existing on or before the date O-1920-3 was enacted;
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3. Where an existing structure already has four (4) or more bedrooms
existing on or before the date O-1920-3 was enacted, but voluntarily
seeks and is denied a Special Use Permit, denial alone will not render
Section 704 (J) applicable unless an addition/alteration adding at least
one more bedroom occurs per subpart (1) above.

K. Special Use Procedure
1. An Applicant seeking a Special Use Permit pursuant to Section 704 shall

follow, and is subject to, those procedures and regulations set forth in
the Norman Zoning Ordinance regarding Special Uses, currently found
at 22-434.136-560 and as thereafter amended, except that:
a. The Planning Director may also require applicant submit

information in addition to that required by the Zoning Ordinance
where the Planning Director feels that said additional information
is necessary to address particular aspects of the subject property’s
character, or to assist in evaluating and determining a project’s
adherence to the goals of this Code; and

b. The Planning Commission and the City Council may also, in
addition to those items identified in the Zoning Ordinance
regarding Special Uses, take into account the underlying purposes
and goals of the Center City Vision and this Code, in setting
conditions (including occupancy conditions) recommending or
approving any Special Use Permit application.

2. Any violation of a Special Use Permit constitutes a violation of the
Norman City Code, as embodied in both the Norman Zoning
Ordinance and this Code.
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Part 8. Site Development Requirements
801. Intent
A. This part applies to the Urban Residential BFS and Detached Frontage

BFS that are newly developed or redeveloped pursuant to the ccfbc.
Impervious surface controls are necessary to balance the development and
stormwater needs in the ccfbc area, in addition to anticipated infrastructure
improvements.

802. Site Grading Plan
A. All site work and material storage must be completed within the property

boundary.  Any activities required in the public right of way or alley must
be approved through application for a right of way permit through Public
Works Engineering (405-366-5457) prior to commencing work. This
includes the removal or construction of sidewalks, drives or alleys. Sidewalk
removals must have a set plan for immediate replacement for public use.

B. A site grading plan must be submitted containing the following information
at a minimum:

1. Lot/building layout with dimensions;

2. Existing and proposed impervious areas with dimensions and
percentages;

3. Existing and proposed ground contours and elevations;

4. Proposed finished floor elevation of all structures using 1 foot or less
contour intervals;

5. Drainage patterns indicated by flow arrows and locations where
stormwater leaves the site;

6. Proposed drainage areas; and

7. Location of downspouts.

8. Explanation of how each drainage area will be collected by public
stormwater infrastructure.  Public stormwater infrastructure can include
the public street or a stormwater inlet located within a public easement
or right of way.

803. Drainage Calculations
A. Drainage calculations prepared by an Oklahoma licenced  professional

engineer per Section 5000 of the Engineering Design Criteria for the site
must be provided including the following information at a minimum:

1. Calculations must apply and satisfy methodology set forth in Section
5000 of the Engineering Design Criteria.

2. Existing or historic runoff rate for each drainage area.  If historic aerial
photos indicate that structures or impervious areas had been demolished
these areas can be used in the calculation of the historic runoff rate;
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3. Permissible runoff rate based on time of concentration (tc) for each
drainage area shall be determined as follows:
a. In no case shall tc of less than 5 minutes be allowed.
b. For sites less than or equal to 10,500 square feet a tc of five minutes

can be assumed.
c. Or larger areas of redevelopment tc shall be calculated using the

Section 5000 of the Engineering Design Criteria (EDC 5000).

B. Each lot shall be drained to an abutting street or alley, and downspouts
shall not be directed in such a manner as to adversely impact adjacent
properties.

C. For redevelopment where impervious cover is increasing to 65%, the
difference in the runoff between existing and post–development must
be accounted for through site engineering and/or engineering solutions as
described in EDC 5000, the City of Wichita/Sedgwick County Stormwater
Manual as adopted by City Council June 28, 2011, in Ordinance Number
O-1011-52 Water Quality Protection Zone (Stormwater Manual) or the
current adopted City of Norman green stormwater infrastructure (GSI)
manual. Sections 5000 and/or 7000 of the Engineering Design Criteria
(EDC 5000 and/or 7000).

804. Impervious Area
A. Impervious coverage shall not exceed 65% unless incentive requirements as

discussed in Section 805 below are satisfied.

805. Impervious Coverage Incentive
A. In order to exceed the maximum impervious coverage of 65% of each lot/

parcel, all of the above conditions as well as the following conditions must
be satisfied:

1. Total impervious coverage may not, in any case, exceed of 85%.

2. Owner/Applicant must submit a site grading plan and drainage
calculations indicating no adverse affect per EDC 5000, to the side,
adjacent, or down gradient properties will occur at proposed impervious
area coverage.

3. Owner/Applicant must utilize low impact development (LID),
engineered solutions, Green Stormwater Infrastructure (GI), Best
Management Practices or other stormwater device or devices to capture
the first 1.0 inch of rainfall; and

4. Owner/Applicant must submit an operations and maintenance manual
for all engineered solutions. This manual must be filed at the Cleveland
County Courthouse prior to occupancy being granted and a copy of the
filed manual provided to Public Works Engineering. Deeded easements
are required for any installed stormwater devices.

5. The owner of record will inspect all engineered solutions annually
for compliance with the operations and maintenance manual. The
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inspection report must be submitted to the Public Works Engineering 
prior to June 30 each year.  

B. The Stormwater Manual EDC 7000 may be used to determine appropriate
engineering solutions to meet the requirements of this section, with example
requirements as follows:

1. Overland Flow Vegetated Filtration Areas (Vol 2 Pages 2-8 of Wichita
Manual EDC 7000)

2. Maximum contributing flow path length <75 foot

3. Downspouts located at least 10 feet away from nearest impervious
surface.

C. Disconnected impervious areas shall drain continuously overland as sheet
flow through a broad grassed area or vegetated filter strip to the property line
or street.

D. Further guidance for development in the ccfbc area may also be provided,
in an administratively developed manual EDC 7000 for approved LID
Techniques and Engineered Solutions to guide impervious surface areas
increases to as much as  85% (City Manual).  The City Manual EDC 7000
will provide proposed designs for engineered solutions that may be utilized
for a site. Possible engineering solutions include:

1. Small detention ponds

2. Underground detention ponds (if grades allow)

3. Pervious pavers (if soil types allow)

4. Enhanced dry swales and grass channels

5. Infiltration and soakage trenches

6. Filter Strips

7. Bioretention Areas

8. Rain Barrels/Storage Tanks (storage tanks must be screened to adhere to
the architectural and landscape standards contained in the CCFBC)

9. Tree wells
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Part 9. Definitions

The following terms are defined for the purpose of the Center City Form-Based 
Code. 

Accessory Unit. A building or addition for living purposes (maximum footprint of 
650 square feet—or the footprint of the main structure for english basement 
type accessory units) that is not the primary structure or principal dwelling 
unit on a lot, that can be used as additional residential or home occupation 
space.

Adult Amusement or Entertainment. 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, 
including but not limited to topless or bottomless dancers, exotic dancers, 
strippers, male or female impersonators or similar entertainment. This includes 
adult bookstores, adult mini motion picture theaters, adult motels, 
adult motion picture arcades, adult motion picture theaters, massage 
parlors, and adult sexual encounter centers.

Adult Bookstore. 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.

Adult Mini Motion Picture Theater. 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.

Adult Motel. A motel wherein material is presented, as part of the motel services, 
via closed circuit t.v. or otherwise, which is distinguished or characterized by an 
emphasis on depicting or describing sexual conduct or specified anatomical 
areas.

Adult Motion Picture Arcade. 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.”

Adult Motion Picture Theater. 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.

Alley/Alley Access Easement. The public right-of-way or easement for vehicles and 
pedestrians within a block that provides access to the rear or side of properties, 
vehicle parking (e.g., garages), utility meters, recycling containers, and garbage 
bins.
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Attached Structures. A set of two or more structures connected by a common wall 
which separates climate-controlled rooms in all attached structures.

Attic Story. Habitable space situated within the structure of a pitched roof and 
above the uppermost story. They are permitted for all bfs sites and do not 
count against the maximum story height or ultimate height limits of their bfs. 

Awning. A roof-like covering, projecting from a building facade, usually of canvas, 
metal, or similar material and often adjustable, placed over the sidewalk, 
windows, or doors to provide protection from sun and rain.

Balcony. An exterior platform attached to the upper floors of the building façade 
(along any street frontage, forward of the required building line).  Note 
that other balcony-type structures oriented toward the lot interior are not regulated 
by the Center City FBC, but may be regulated by other building or fire code 
requirements.

Bar/lounge/tavern. An establishment whose primary activity, measured by 
dollar volume of sales, involves the sale and the on-premise consumption of 
intoxicating or non-intoxicating beer, mixed beverages, wine, or other liquor, 
and where food service, if any, is a secondary activity.

Bay Window. Generally, a U-shaped enclosure extending the interior space of the 
building outward of the facade/required building line (along its street-
space side). 

Bed & Breakfast. A use in which the owner operator provides lodging which 
included meal service to transient guests for compensation. The use is 
subordinate to the principal use and appearance of the structure as a residence. 

Bedroom. Any habitable room or space no less than 70 square feet and no greater 
than 144 square feet in floor area in a dwelling unit which:

a. may be segregated by any means of closure or is otherwise capable
of being used for sleeping quarters; and

b. has more than one means of egress (doorway or window); and
c. is not a kitchen, bathroom (lavatory) or utility room;

Less and except only one room or space meeting this definition that is 
specifically designated and utilized as general living space (but only where a 
general living space is not otherwise provided in the same dwelling unit). 

Any room or space which meets this definition and is greater than 144 
square feet in floor area shall be counted as two bedrooms. Every additional 
144 square feet of floor area shall be counted as an additional bedroom.

Block. An increment of land comprised of lots, alleys and tracts circumscribed 
and not traversed by streets (pedestrian pathways excepted). Blocks shall be 
measured at the required building line (rbl).

Block Corner. The outside corner of a block at the intersection of any two street-
spaces (the rbls). Inside corners, where the resulting angle formed by the block 
face is less than 180 degrees (concave) are not considered block corners for 
the purposes of this Code.

Block Face. The required building line frontage between block corners.
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Buildable Area. The area of the lot that building(s) may occupy, which includes 
the area of the lot behind the required building line as designated by the 
building form standard. The buildable area sets the limits of the building 
footprint now and in the future—any additions shall be within the specified 
buildable area.

Building Corner. The outside corner of a building where the primary building mass 
is within an angle less than 180 degrees. Inside corners, where the exterior space 
of the building mass forms an angle of more than 180 degrees are not considered 
building corners for the purposes of this Code.

Building Form Standards (bfs). The part of this Code that establishes basic 
parameters regulating building form, including the envelope (in three 
dimensions), placement and certain permitted/required building elements, 
such as shopfronts, balconies, and street walls. The building form 
standards establish both the boundaries within which things may be done and 
specific things that must be done. The applicable building form standard(s) 
for a site is determined by its street frontage as per the regulating plan. 
This produces a coherent street-space and allows the building owner greater 
freedom behind the façade.

Building Face. See Façade.

Child Care Center. Any place, home or institution which receives more than 
seven children under 18 years of age, who are not of common parentage, for 
care apart from their parents, legal guardians or custodians, when such care 
is received for regular periods of time for compensation; provided, however, 
this definition shall not include those public and private schools organized, 
operated or approved under the laws of Oklahoma and regulated by the State 
Department of Education, those where custody of the children has been fixed 
by a court of competent jurisdiction, those where children are related by blood 
or marriage within the third degree of the custodial person, or to those public 
or private institutions caring for children while the parents, legal guardians or 
custodians are attending services, meetings, classes, or otherwise engaging in that 
institution’s activities, to the extent such care and custody does not exceed four 
hours at any one time.

Civic Green or Square. A public open space designated on the regulating plan. 
The term square is generally used to describe spaces that have more paved surface 
area. The term civic green is generally used to describe a formally configured 
small public lawn or park that is primarily unpaved. Civic greens and squares 
do not include active recreation structures such as ballfields and courts. See Part 
5. Urban Space Standards for the specific controls on squares and civic greens.

Civic Use Buildings. Those buildings that house strictly civic uses or historically 
and urbanistically significant structures designated on the regulating plan. 
Civic use buildings and publicly-owned public art are not subject to the 
building form standard prescriptions of this Code. See also Use, Civic.

Clear Height. Within a structure, the distance between the floor and ceiling. For 
entrances and other external building features, the unobstructed distance from 
the ground to the bottom of the lowest element above.
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Clear Walkway. The portion of the sidewalk within a street-space that shall remain 
clear of obstructions and allow public passage. The clear walkway width is 
specified in the Street Type Specifications.

Clearly Visible from the Street-Space. Many requirements of this Code apply only 
where the subject is “clearly visible from the street-space.” (Note that 
the definition of street-space includes squares, civic greens, pedestrian 
pathways, parks, and all public space except alleys.) A building element more 
than 30 feet from a required building line or street-space is by definition 
not clearly visible from the street-space (such as elements facing a 
common lot line). Also, common or party walls are by definition not clearly 
visible from the street-space. This does not exempt vehicle parking lots or 
parking structures from any building form standard requirements.

Commerce. See Use, Commerce.

Common Lot Lines. Lot lines shared by adjacent private lots.

Comparative Pedestrian Crossing. The measured distance, shown on the Street 
Type Specifications, that a pedestrian would be within an automobile travel 
lane (or turning movement) while crossing a street. A crossing time is calculated 
based on a pedestrian speed of 3.7 feet per second (a generally accepted urban 
average). This distance/time is calculated in order to provide a relative gauge of 
the comfort level for pedestrians crossing the street.

Complete and Discrete Facade Composition.   The facade articulation that 
breaks down the apparent scale of a large building into smaller apparent pieces.  
The intent of such a facade composition is to provide ‘human scale’ for the 
street-space.  The objective requirements of the complete and discrete 
facade composition section of the building form standards regulate and 
ensure such scalar break-down. 

Corner Lot. A lot in which one side lot line is adjacent to a street or street-space. 
Special building placement, fencing and landscape requirements may apply. 

Covered Sidewalk. A roofed or built structure attached to the façade and extending 
beyond the required building line and over the sidewalk or square, open to 
the street-space except for supporting columns, piers, or arches. (See building 
form standards for complete specifications.)

Crematorium. A facility for the incineration of corpses, human or animal, to ashes. 
Crematorium does not include any establishment where incinerators are used to 
dispose of toxic, hazardous, infectious, or narcotic materials.

Detached Frontage Building. Building form and functions resulting from/as 
determined by the Detached building form standard as indicated on the 
regulating plan.

Developing or Development.  As used in the CCFBC, these terms refer to 
construction or commencement of a use upon property(ies) where a non-
conforming use or non-conforming structure did not previously exist.

Dooryard. The area within the street-space between the façade of the building 
(generally the required building line) and the clear walkway area of the 
sidewalk. The dooryard area is designated in the Street Type Specifications.
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Dormers. Roofed ancillary structures with windows providing light and air to 
habitable space within the roof. 

Dwelling Unit. A room or space or a suite of rooms or spaces used or intended to be 
used as an apartment and supporting general living conditions usually including 
a single cooking and dining space, single general living space, bedroom(s), 
bathroom(s) and utility room.

Eave Height. Eave height shall be measured at the bottom of the top layer of 
roofing material at its outermost point from the building wall.

English Basement. A habitable floor level below the first floor that is partially above 
and below grade, with direct street-space access. 

Façade (Building Face). The building elevation facing the street-space or 
required building line. Building walls facing private interior courts, common 
lot lines, alleys, and common drives are not façades.

Façade Composition. The arrangement and proportion of materials and building 
elements (windows, doors, columns, pilasters, bays, etc.) on a given façade.

Family Day Care Home. A structure used as a residence in which the resident 
receives seven or fewer children under the age of 18 years (including the 
caregiver’s own resident preschool children under the age of five) for part-time 
care apart from their parents, legal guardians or custodians, when such care is 
received for regular periods of time for compensation.

Fenestration. Openings in the building wall, including windows and doors, 
allowing light and views between interior (private realm) and exterior (public 
realm). 

First Floor. See Ground Story.

Front Porch. The ground floor platform attached to the façade or required 
building line side of the main building. 

Front Yard. An open (unpaved) space required by certain building form 
standards extending across the entire width of the lot between the façade and 
the clear walkway. This area is contiguous with the street-space, and includes 
any front porch.

Front Yard Fence. The wood (picket), wrought iron fence, or masonry wall located 
along and surrounding the front yard. (For placement, height and gate 
specifications, see the building form standards.)

Garden Wall. A masonry wall defining a property line or delineating a private 
area. (For placement, height and gate specifications, see the building form 
standards.) A garden wall may serve as a front yard fence.

General Living Space. The single room in a dwelling unit designated or utilized 
for common social activities of the occupants.

Ground Story. The first habitable level of a building at or above grade. The next 
story above the ground story is the second floor or story.
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Habitable Space. A space in a building for living, sleeping, eating or cooking. 
Bathrooms, toilet rooms, closets, halls or utility spaces are not considered 
habitable spaces.

Legacy Zoning District. A parcel’s previous base zoning district existing 
immediately prior to the adoption of the CCFBC in July of 2017.

Liner Shops. Small shops (which can be as shallow as 15 to 20 feet) along the 
required building line of a larger structure, with doors opening directly to 
the sidewalk. These small retail spaces break down the scale of large building 
facades. (Liner shops may or may not connect to the larger interior space.)

Live-Work. Where designated on the regulating plan, a townhouse is permitted 
to contain commerce uses where it has its ground story configured as a 
shopfront.   

Massage Parlor. 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.

Mezzanine. An intermediate level between the ground story and the second 
story. It may be in the form of a platform, podium, or wide balcony. Its uses 
shall be limited to a continuation of the ground story uses.

Non-Conforming Structure.  Any structure lawfully in compliance with its legacy 
zoning district at the time of CCFBC’s adoption in July of 2017.

Non-Conforming Use.  Any lawful use of land, building or structure existing on 
a subject property(ies) at the time of adoption of the CCFBC in July of 2017, 
which does not conform with the applicable use regulations of the CCFBC.

Open Area. See Private Open Area.

Parapet Height. Where used to limit building height in this Code, parapet height 
shall be measured at the top of the parapet, including any coping. An additional 
three feet in height by 12 feet in width or 15 percent of the façade, whichever 
is greater, is permitted for a section of the parapet to emphasize the building’s 
primary street entry or a block corner.

Parking Setback Line. A line or plane indicated on the regulating plan which 
extends vertically up from the ground story floor level (unless otherwise 
noted on the regulating plan or bfs) and is generally parallel to the required 
building line. The parking setback line is a permissive minimum distance 
from the required building line and parking may be placed anywhere within 
the lot behind this line, except where otherwise specified in this Code.

Pedestrian Pathway. An interconnecting paved way providing pedestrian and 
bicycle passage through blocks running from a street-space to another 
street-space, an alley or an interior block parking area. The area within a 
pedestrian pathway shall be a public access easement or public right-of-way.

Plaza. See Square.
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Privacy Fence. An opaque fence made of wood or masonry (not chain link or any 
other type of rolled fence) along alleys, common drives, common lot lines 
and pedestrian pathways. See the building form standards for any height 
and placement specifications.

Private Open Area. An occupiable area within the buildable area and generally 
behind the parking setback line, accessible only to occupants of the particular 
building or site, and (primarily) open to the sky. Additional specifications for 
the private open area may be included in each building form standard. 
Private open area shall not be built-upon, used to satisfy minimum stormwater 
Best Management Practice area (if thereby excluding active tenant use), parked 
or driven upon (except for emergency access). 

Redeveloping or Redevelopment. As used in the CCFBC, these terms refer 
to circumstances where alterations to a non-conforming use or non-
conforming structure (pursuant to Part 2. Section 208 Non-Conforming 
Structures and Uses) result in destruction of non-conforming status and complete 
applicability of the CCFBC to a subject property(ies).

Regulating Plan. The implementing site plan for the development of the Center 
City Form District under this Code. Regulating plans allocate the building 
form standards and street types and provide specific information for the 
disposition of each building site. The regulating plan also shows how each 
site relates to adjacent street-spaces, the overall district, and the surrounding 
neighborhoods.

Required Building Line (rbl). A line or plane indicated on the regulating plan, 
defining the street frontage which extends vertically and generally parallel to 
the street, at which the building facade shall be placed. This is a requirement, 
not a permissive minimum. The minimum length and height of façade that is 
required at the rbl is shown on the appropriate building form standard.

Sexual Conduct. The fondling or other touching of human genitals, pubic region, 
buttocks, or female breasts; ultimate sex acts, normal or perverted, actual or 
simulated, including intercourse, oral copulation, sodomy; masturbation, and; 
excretory functions as part of or in connection with any of the activities set forth 
above.

Sexual Encounter Center. 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.

Short Term Rental. The rental of an entire dwelling, or any portion thereof, for 
a period of not more than thirty (30) days, where the owner is engaged in a 
contract for the rental of that specific dwelling, or any portion thereof. An 
annual Short-Term Rental license may be issued to eligible Applicants by the 
City Clerk. A Short-Term Rental license is a privilege, not a right, and may be 
denied, suspended, revoked or not renewed.

Sidewing. The portion of a building extending along a common lot line toward 
the alley or rear of the lot.
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Specified Anatomical Areas. Human genitals, pubic region, buttocks, and female 
breast below a point immediately above the top of the areola and human male 
genitals in a discernibly turgid state, even if completely and opaquely covered.

Square. See Civic Green.

Stoop. An entry platform on the façade of a building. (See the building form 
standards for specifications.)

Shopfront (Storefront). That portion of the ground story façade fenestration 
intended for marketing or merchandising of commerce uses and allowing 
visibility between the sidewalk and the interior space. 

Story (Story Height). That space within a building and above grade that is situated 
between one floor level and the floor level next above, or if there is no floor 
above, the ceiling or roof above. Story height parameters are as specified by 
the appropriate building form standard.

Street Frontage. That portion of the lot or building that is coincident with the 
required building line as required by this Code.

Streetlight. A luminaire installed on both sides of the street-space, along the 
street tree alignment line or median centerline, unless otherwise designated 
in this code, with the design criteria in the CC Form District giving equal 
weight to the lighting of the pedestrian areas and the automobile areas. 

Street-Space. All space between fronting required building lines (streets, 
squares, plazas, pedestrian pathways, civic greens, sidewalks, parks)—
including any transit service operator passenger platform—but not garage 
entries or alleys.

Street Tree. A tree required per this code and listed in the Street Tree List located 
in Part 5. Urban Space Standards that is of a proven hardy and drought tolerant 
species and large enough to form a canopy with sufficient clear trunk to allow 
traffic to pass under unimpeded.

Street Tree Alignment Line. A line along which street trees shall be planted and 
streetlights and other such infrastructure are to be placed. It is generally 
parallel with the street-space.

Street Wall. A masonry wall set on the required building line which assists in the 
definition of the street-space in the absence of a building. See the building 
form standards for height and gate specifications.

Tree Lawn (Tree Trench). A continuous strip of soil area—typically covered with 
grass, other vegetation, bridging pavement, or sometimes porous pavers—
located between the back of curb and the clear walkway area, and used 
for planting street trees and configured to foster healthy street tree root 
systems. Tree lawn dimensions are specified in the Street Type Specifications.

Urban General Frontage Building. Building form and functions resulting from/as 
determined by the Urban General building form standard as indicated on the 
regulating plan.
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Urban Residential Frontage Building. Building form and functions resulting from/
as determined by the Urban Residential building form standard as indicated 
on the regulating plan. 

Urban Storefront Frontage Building. Building form and functions resulting from/
as determined by the Urban Storefront building form standard as indicated 
on the regulating plan.

Use, Art Studio. A place of work for an artist, artisan, or craftsperson, including 
persons engaged in the application, teaching, or performance of the fine 
arts. “Artist” shall include, but is not limited to, painters, sculptors, and 
photographers.

Use, Artisanal Manufacturing. An establishment or business where an artist, 
artisan, or craftsperson makes or fabricates crafts or products by hand or with 
minimal automation and may include direct sales to consumers.

Use, Auto Repair. An establishment primarily engaged in the repair or maintenance 
of motor vehicles, trailers, and similar large mechanical equipment, including 
paint, body and fender, major engine and engine part overhaul, brake, muffler, 
upholstery work, tire repair and change, lubrication, tune ups and transmission 
work, provided such work is conducted within a completely enclosed building.

Use, Civic. For the purpose of the Center City Form District, civic uses include: 
meeting halls; libraries; schools; police and fire stations; post offices (retail 
operations only, no primary distribution facilities); places of worship; museums; 
cultural, visual and performing art centers; transit centers; government functions 
open for the public; and, other similar community uses. Public ownership alone 
does not constitute civic use.

Use, Commerce. For the purpose of the Center City Form District, commerce uses 
shall be considered to generally encompass all of the Commerce categories and 
sub-categories represented on the CCFBC Use Table, and as thereafter amended, 
and as determined by the Planning Director pursuant to Sections 104 and 701 
herein, except for any differences provided in Section 703 or Section 704 of this 
CCFBC; the additional uses permitted in sub-section 703(B)(4); and all of the 
civic uses defined above, except transit centers.

Use, Office. For the purpose of the Center City Form District, offices are 
occupations in the tertiary sector of the economy requiring special training in 
the arts or sciences. Some offices require holding professional licenses such 
as architects, auditors, engineers, doctors and lawyers. Other offices involve 
providing specialist business support to businesses of all sizes and in all sectors; 
this can include tax advice, supporting a company with accounting, or providing 
management advice.

Use, Overnight Lodging. Accommodation provided by an establishment (such as 
a hotel, bed and breakfast, or short term rental) where guests can sleep or 
spend the night.

Use, Passenger Terminal. A structure which services passengers boarding or leaving 
transportation vessels other than personal automobiles.
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Use, Recreation/Entertainment. Recreation, amusement, or entertainment services 
being provided in an indoor or outdoor facility for the purpose of some leisure 
activity, including, but not limited to, arcades, computer arcades, escape rooms, 
gyms, laser tag, miniature golf, movie theaters, playgrounds or playhouses, 
pools, skating rinks, sports or athletic facilities, virtual reality rooms, and similar 
uses.

Use, Research and Development. An establishment or complex of structures 
located in a building whose dimensions are intended to foster physical, chemical 
and biological research and/or experimentation involving but not limited 
to controlled simulation of factors, development of prototypes, chemicals, 
commodities, pharmaceuticals, information technology, electronics and 
instrumentation for academic and industrial purposes.

Use, Residential. For the purpose of the Center City Form District, residential 
uses shall be considered to encompass all of the Residential categories and sub-
categories represented on the CCFBC Use Chart, and as thereafter amended, 
and as determined by the Planning Director pursuant to Sections 104 and 701 
herein.

Use, Retail. For the purpose of the Center City Form District, retail uses include 
the following:

Retail Service. Establishments providing services, as opposed to products, to 
the general public, including restaurants, hotels and motels, finance, real estate 
and insurance, travel agencies, health and educational services, and galleries; as 
well as personal services as defined in the City of Norman Zoning Ordinance.

Retail Sales. Establishments wherein the primary use is the sale of merchandise 
for use or consumption by the immediate purchaser.

Use, Self-Storage. A retail service establishment providing off site storage space to 
residents and businesses, offering convenience storage and limited warehousing 
services primarily for personal effects and household goods within enclosed 
structures having individual access, but excluding use as workshops, hobby 
shops, manufacturing or commercial activity.

Use, Vehicle Sales. Establishments where the primary activity taking place is the 
buying and selling of new or used vehicles.
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Appendix A

A. Process
Upon adoption, the Center City Form Based Code (CCFBC) will be the Zoning 
District for all parcels within the identified Center City area except for the com-
mercial area of Campus Corner as marked on the Center City Visioning Map and 
Regulating Plan, found in Part 3. Section 302.  The exclusion of the commercial 
area of Campus Corner may be reevaluated by City Council, with input from Cam-
pus Corner property owners and stakeholders, at such time that an adequately-sized 
parking structure that is open to the public is completed or an appropriate funding 
mechanism is approved.  A property owner seeking to develop or redevelop a parcel 
within the CCFBC District can comply with CCFBC regulations or apply for 
rezoning to Center City Planned Unit Development (CCPUD).  

1. A property owner and/or applicant must attend a Pre-Application
Conference (as defined in Part 2. Section 204.A.) prior to choosing to
comply with CCFBC, or to apply for voluntary participation in any Pattern
Zoning program or overlay adopted for applicable CC Form District
properties, or apply for rezoning to CCPUD.

2. If the CCFBC is chosen, the administrative process established in Part 2.
Administration of the CCFBC will be used for site plan review, demolition
permit and preliminary plat through the Development Review Committee
after staff review. Final Plat will require City Council approval.  Any parcel
formerly designated as C-3 immediately prior to the adoption of the
CCFBC shall not be subject to any maximum building height or parking
restrictions contained within the CCFBC. Properties zoned zones C-2 and
located on Gray Street extending from Lahoma Aveune on the West to the
railroad tracks on the East shall also be exempt from either the minimum
parking requirements of the CCFBC or the C-2 parking requirements when
redeveloped.

3. If CCPUD is chosen, the property owner and/or development applicant
is required to comply with the rezoning process outlined within Chapter
2236, Section 571 442.1 of the City of Norman Code of Ordinances. The
primary goal of the new CCPUD category is to provide flexibility (beyond
that provided in Section 206. Administrative Adjustments) when a property
owner seeks to comply with the intent and goals of the FBC but seeks relief
regarding specific requirements of the FBC. Examples of development
seeking relief might be, but are not limited to, construction of affordable
housing, or housing that encourages aging in place, or other emerging
trends in housing.

4. If voluntary participation in Pattern Zoning is chosen, the applicant must
follow any procedures established therein, in conjunction with CC Form
District requirements, as applicable.

B. Incentives
The following incentives will be provided to encourage property owners and/or ap-
plicants to use the CCFBC. 
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1. Administrative approval of developments conforming to the Center City
Form Based Code.

2. Incentives identified by City Council under a properly adoped Project Plan
for Tax Increment Financing.

3. Pattern Zoning program or overlay incentives that may be adopted for
applicable CC Form District properties.
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Appendix B
SEC. 520 CENTER CITY PLANNED UNIT DEVELOPMENT
A. Statement of Purpose:  It is the intent of this section to provide an alternative

zoning district for the Center City Area as defined in the Center City Form
Based Code (CCFBC).  This Center City Planned Unit Development District
(CCPUD) is specifically catering to the Center City Area because of the size of
lots, the lack of vacant land and other distinguishing characteristics in this area
that make the use of the existing PUD regulations not feasible.  The CCPUD
encourages developments that create the character of development envisioned
in the CCFBC.

Specifically, the purposes of this section are to:

1. Provide an alternative zoning district to the CCFBC where a property
owner proposes a development that does not meet the strict regulations
required in the CCFBC.

2. Provide open space/street space that is compatible with the concepts of the
CCFBC.

3. Provide comprehensive and innovative planning and design for a
development which is consistent and compatible with surrounding
developments.

4. Provide more efficient and economic use of land resulting in an urban/
pedestrian environment.

5. Provide complete and useful information which will enable the Planning
Commission and City Council to make more informed decisions on land
use.

6. Encourage developments that achieve community goals, such as, but not
limited to, aging in place, or affordable housing, or other emerging trends
in housing, that may not be able to meet all the required elements of the
Center City Form Based Code.

B. Uses Permitted.  The CCPUD regulations are designed to provide for any mix
of uses.  There are no specifically prescribed uses which are permitted within the
boundaries of the Center City Area in order to increase creativity and flexibility
in the Center City Area when development according to the CCFBC is not
feasible.  The owner/applicant will be responsible for the preparation of a list of
permitted uses within the specific CCPUD.  The development of the list shall
take into account the nature and purpose of the CCPUD area, and such uses
and locations shall be appropriate in order to protect and be in harmony with
surrounding development.
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C. Standards of Development.

1. Ownership control.  Applicants submitting an application for approval of a
CCPUD must be the owner of the property.  The approved CCPUD shall
be binding on all subsequent owners of the land until revised as authorized
in this section.

2. Minimum District Area.  Any legally existing lot in the Center City Area.

3. Parking and off street loading.  All uses established within a Planned
Unit Development shall comply with the off street parking and loading
requirements as established in Part 6. Parking and Loading Standards of
the CCFBC.  Properties currently zoned C-3 in the Center City area as of
the date of approval by City council of the CCFBC shall have no parking
requirements.

4. Perimeter requirements.  In order to assure compatibility with surrounding
development, the developer shall submit specific information as to the
setbacks, building height, coverage factors and other elements necessary
for all perimeter lots that are adjacent to the boundary of the CCPUD
District, or adjacent to any boundary or perimeter street right of way.
While no specific setback requirements are herein established, the Planning
Commission and City Council shall consider the nature, extent and
character of the adjacent development and shall take into consideration
the types of area regulations applicable to those adjacent properties.

5. Open Space requirements.  Open space is an essential ingredient in a
Planned Unit Development and is one of the most basic and important
design elements.  A minimum amount of open space must be provided
consistent with the requirements of the CCFBC.  A property owners’
association shall be required if arrangements for improving, operating and
maintaining all such common open space areas and other communally-
owned facilities have not been completed in a manner satisfactory to the
City of Norman.

6. Property Owners’ Associations.  The developer shall create such legal entities
as appropriate to undertake and be responsible for the ownership, operation,
construction and maintenance of common elements.  All legal instruments
setting forth a plan or manner of permanent care and maintenance of such
common elements shall be approved by the City Attorney as to legal form
and effect, and by City Council as to the suitability of the proposed use of
the common elements.

7. Building Height.  The height of structures on the west side of University
Boulevard extending from Boyd Street to the alley north of Apache Street
shall be a maximum of three stories.  Properties currently zoned C-3 in the
Center City area as of the date of approval by City Council of the CCFBC
shall have no height requirements.

8. Central Core Area of Norman sprinkling requirements. Within the Center
City Form-Based Code Area of Norman exhibited in Norman Code 36-540
22-429.7, and as that area is contained within the Central Core Area of
Norman (see map exhibit to Norman Code 36-550 22-431.7) and two-
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family(duplex) structure with four or more bedrooms per unit is required 
to be sprinkled per the requirement in Section P2904 of the International 
Residential Code (IRC) or NFPA 13D, or as these documents are amended.

9. A theater, including one that sells alcoholic beverages in compliance with
state law, may be incorporated into appropriate CCPUD’s.

D. Application Procedures.  The Planned Unit Development application procedure
shall consist of three phases.

1. Pre-application conference.  Before submitting an application for any
CCPUD, the landowner, or his authorized agent, shall schedule a Pre-
application conference with City Staff.  The intent of this conference is to
provide guidance to the applicant prior to submitting a zoning application
and to identify the information necessary for filing the application.  The
pre-application information shall include the following:
a. Boundaries of the property involved;
b. Existing zoning of the area and zoning of adjoining properties;
c. Existing roadways, easements and waterways;
d. A site development plan at a level of detail sufficient to indicate to the

City the nature and scope of the project as to its magnitude in terms of
approximate number and types of dwelling units, location and extent
of non residential elements, proposed locations of open space areas, and
major circulation facilities; and

e. Proposed treatment of the perimeter of the CCPUD.

2. Zoning application.  The application for the CCPUD shall consist of a
simultaneous submission of a rezoning application, site development plan
and subdivision plat, if applicable.

The Rezoning Application/Site Development Plan and subdivision plat, if
applicable, shall include at least the following information:

a. Proposed title of the project and name of any engineer, architect,
land planner, landscape architect, or company responsible for various
elements of the plan.

b. Site development plan of the property indicating the location of
different land uses, dwellings by types and numbers, and areas proposed
for open space and recreational use.

c. All setback lines for all properties shall be shown.
d. If the project is to be developed in more than one phase, the boundaries

of each proposed phase shall be clearly indicated on the development
plan.

e. Calculations shall be submitted of the total number of gross acres in the
project, and the acres and percentages thereof proposed to be devoted to
the different dwelling types, commercial or other non residential uses,
as well as streets, parks, schools, and other reservations.
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f. Tabulation of the total number of dwelling units by various types in
the project and if the project is to be developed in phases, by each phase
within the project.

The CCPUD zoning application will be reviewed by Staff and their recommendation 
shall be forwarded to the Planning Commission for a public hearing and the public 
hearing shall be legally advertised as specified in Section 36-571 422.1 of the Zoning 
Ordinance.

At the public hearing before the Planning Commission, the applicant and interested 
citizens will have the opportunity to discuss the merits of the CCPUD proposal.  
The Planning Commission will assess the proposal in light of ordinance guidelines 
and will take action after weighing the recommendations of the Staff, the applicant’s 
presentation, and the community’s response.  The Commission shall recommend 
approval; recommend approval conditioned on specified modifications; or 
recommend disapproval of the CCPUD application.

After the CCPUD application is reviewed by the Planning Commission, it will be 
forwarded to the City Council for their action.  The City Council may grant; deny; 
defer for requested changes or information; or return the application to the Planning 
Commission for further study.  The Council may direct the Planning Commission 
to reconsider specific aspects of the CCPUD application.

If the City Council approves the CCPUD application, it shall be in the form of an 
Ordinance which shall specify all conditions and schedules necessary to insure that 
the proposed CCPUD is accomplished.  The applicant is permitted to construct 
the CCPUD in more than one phase or stage of construction.  In such cases, the 
applicant shall clearly indicate on the Site Development Plan map the boundaries of 
each proposed phase and any common elements to be constructed with each phase.  

E. Submission requirements.  As part of the application process for a CCPUD the
applicant shall be required to submit the following documents and information:

1. CCPUD zoning district narrative.
a. A statement describing the general character of the total development

and including the rationale behind the assumptions and choices
represented in the application.

b. Quantitative data including the following information:

(i) Parcel size;

(ii) Types and numbers of permitted uses and the square
footage areas of each category of use;

(iii) Proposed building coverage;

(iv) Total square footage of common open space by type.

c. A Site Development Plan meeting the following requirements:

(i) Submitted on one or more sheets not to exceed 24 inches
by 36 inches, including a small scale vicinity map;
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(ii) To scale (scale indicated) and directionally oriented, such
scale to be as large as possible in order to indicate as much
detail as possible;

(iii) Lot lines;

(iv) Existing and proposed circulation system of all streets,
including off street parking areas, service areas, loading areas, and
major points of access to public rights of way (ingress and egress);

(v) Existing and proposed pedestrian circulation systems;

(vi) Proposed treatment of the perimeter of the property,
including materials and techniques used such as screens, fences and
walls, as well as description of uses, setbacks, and the relationship to
surrounding uses;

(vii) General schematic landscape plan of the treatment of the
area used for private and common open spaces;

(viii) Location and size of all areas to be conveyed, dedicated, or
reserved as common open spaces, public parks, recreational areas,
school sites, and similar public and semi public use;

(ix) Location, dimensions, nature of all existing and proposed
easements and public improvements;

(x) Location of structures;

(xi) Indication of existing natural features of the property,
including water courses, floodplains, unique natural features, and
vegetation;

(xii) A legal description of the total site proposed for
development;

(xiii) A development schedule indicating the approximate date
when construction of the CCPUD, or phases of the CCPUD, can
be expected to begin and be completed;

(xiv) A statement of the applicant’s intentions with regard to
the future selling or leasing of all, or portions, of the CCPUD,
including land areas and dwelling units; and

(xv) A Preliminary Plat, if applicable, submitted in accordance
with Chapter 30 19.

2. Final Plat.  If a subdivision plat is required, the following additional
information shall be provided with the Final Plat:
a. A description of the maintenance provisions of the development;
b. A final subdivision plat;
c. A survey of the property;
d. Any changes to the approved development schedule, including:
e. Starting date;
f. Dates when various phases are projected to be completed.
g. An updated site development plan;
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h. All legal instruments or covenants in a recordable form.  Any such
covenants shall stipulate that items of interest to the City of Norman,
such as the development schedule, permitted uses, and disposition of
any required open space, may not be altered by the developer or the
property owners association without the specific approval of the City.

F. Administration.  Applications for any building permit within an approved
CCPUD, which vary from the standards and conditions set forth in the
approved CCPUD, may be approved by the Planning Director within the
following guidelines:

1. Does not increase the proposed floor area for non residential use by more
than five percent (5%).  Does not increase total number of dwelling units
by more than five percent (5%) within a given phase.

2. Does not increase total building coverage by more than five percent (5%).

3. Does not increase building height by more than five percent (5%).

4. Provides for a decrease of up to ten percent (10%) in land coverage, height,
or number of dwelling units.
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Appendix C
Bicycle Parking Design Guidelines
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How to Use this Code

Why are some words shown in small capital letters?
The Norman Center City Form-Based Code (CCFBC) includes terms with special meanings and their definitions are 
included in Part 9. Definitions. Defined terms are shown throughout the document in small capital letters.

I want to know what is allowed for my property:

1. Look at the adopted regulating plan in Part 3. The Regulating Plan and determine if property in question is 
located within the Center City Form District. (CC Form District) If not, this Code is not applicable.

2. Find the specific property in question on the adopted regulating plan. Note the required building line 
and the parking setback line.  Note the color of the fronting street-space—this determines the applicable 
building form standard (see the key located on the regulating plan).  

3. Find the applicable building form standard in Part 4. Building Form Standards. (Note the General Provisions in 
Section 402 that apply to all properties in the district.) The building form standard will tell you the parameters 
for development on the site in terms of height, siting, elements, and use.  

4. Additional regulations regarding streets and other public spaces surrounding the property, parking requirements, 
and permitted building functions are found in the following sections: Part 5. Urban Space Standards; Part 6. 
Parking and Loading Standards; and Part 7. Building Functions.

5. See Part 2. Administration, Application Process & Appeals for information on the development review process. 

 NOTE: Where a non-conforming structure or non-conforming use may continue in compliance with 
Part 2. Section 208. Non-Conforming Structures and Uses, the allowances of a Legacy Zoning District may also 
control what is allowed for a particular property.

I want to modify an existing building:

1. If this code is applicable to your property, determine whether your intended changes would trigger a level of code 
compliance by looking at the Part 2. Section 208. Non-Conforming Structures and Uses.

2. If yes, follow the process delineated therein.

I want to establish a new use in an existing building:

1. Find the property on the regulating plan and determine the applicable building form standard.

2. Determine whether the use is allowed by looking at Part 7. Building Functions. If the use is allowed within the 
applicable CCFBC BFS Part 2. Section 208. Non-Conforming Structures and Uses to determine whether the use 
may be carried on within a non-conforming structure. If Section 208 does not permit the use to be carried 
on within a non-conforming structure, refer to the specific performance standards set forth in the applicable 
BFS. 

I want to change the Regulating Plan regarding my property:
See Part 2. Section 207. Amendments to the Center City Form-Based Code. 

I want to subdivide my property:

1. Property can only be subdivided in accordance with the procedures of the Norman Municipal Code. 

2. Any such subdivision of a property within the Center City Form District shall also meet the standards of this Code.
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Part 1. General Provisions 
101. Title 
This Code is known as the Norman Center City Form-Based Code (CCFBC). 

102. Applicability 
A. The CCFBC is in effect for that part of the City of Norman, Oklahoma, 

designated on the Regulating Plan in Part 3. The Regulating Plan as the 
Center City Form District (CC Form District), and as set forth in Part 2. 
Section 208. Non-conforming Structures and Uses.

B. The area generally known as Campus Corner that is geographically located 
within the larger CC Form District boundaries, as designated on the 
Regulating Plan in Part 3, is excluded from the CC Form District, but 
may be added to the district in the future, by determination of the City 
Council. 

C. The process for developing or redeveloping within the CC Form District 
is delineated in Part 2. Administration and Appendix A of this Code.

103. Purposes
A. The goal of Norman Center City Vision Project and Plan was to reset 

the conversation and provide guidance for future development and 
redevelopment in Center City.1 This CCFBC is intended to implement the 
purpose and goals of that Plan by providing strong implementation tools for 
the Center City area.

B. The CCFBC shall be applied to new, infill development, and 
redevelopment within the district both in order to achieve the vision set 
forth for the Center City and to provide a mechanism for implementing the 
following specific goals, using both public and private sector investments:

1. Capitalize on public investment in existing infrastructure

2. Stabilize and strengthen mixed-use commercial centers and residential 
neighborhoods

3. Create a pedestrian-oriented and multi-modal district 

4. Promote, create, and expand housing options

5. Ensure transit-supportive and transit-serviceable development

6. Ensure a complementary relationship with surrounding neighborhoods 

C. The creation of transit- and pedestrian-oriented development and 
redevelopment is dependent on three factors: density, diversity of uses, 
and design. This Code places greatest emphasis on design, or physical form, 
because of its importance in defining neighborhood and district character.  
All places evolve—density and uses can be expected to change over time as 
the area continues to grow and mature. 

1 From the Norman City Center Vision Summary Charrette Report, May 2014.
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104. Other Applicable Regulations
A. All development and redevelopment must comply with relevant Federal, 

State and City regulations. Whenever any provision of this Code imposes 
a greater requirement or a higher standard than is required in any State or 
Federal statute or other City ordinance or regulation, the provisions of this 
Code shall govern unless preempted by State or Federal law.

B. Where apparent conflicts exist between the provisions of the CCFBC 
and other existing ordinances, regulations, or permits, or by easements, 
covenants, or agreements, the Director shall determine, based on which best 
meets the requirements of this Code and Vision plan, which provisions shall 
govern within the Center City Form District.

C. Within the Center City Form-Based Code Area of Norman exhibited 
in Norman Code 36-540, and contained within the Central Core Area 
of Norman (see map exhibit to Norman Code 36-550) any two-family 
(duplex) structure with four or more bedrooms per unit is required to 
be sprinkled per the requirement in Section P2904 of the International 
Residential Code (IRC) or NFPA 13D, or as these documents are amended.    

105. Minimum Requirements
In interpreting and applying the provisions of the CCFBC, they are the 
minimum requirements for development under this Code.

106. Severability
Should any provision of the CCFBC be decided by the courts to be 
unconstitutional or invalid, that decision shall not affect the validity of the 
CCFBC other than the part decided to be unconstitutional or invalid.

107. Components of the Code 
The CCFBC places a primary emphasis on physical form and placemaking, with 
a secondary focus on land uses.  The principal regulatory sections of this Code 
are described below. 

A. Administration
Administration covers application and review process for development 
project approval. 

B. The Regulating Plan
The regulating plan is the application key for the CCFBC. It provides 
a public space master plan with specific information on development 
parameters for each parcel and shows how each lot relates to the street-
space (streets, squares/civic greens, plazas, pedestrian pathways, etc.) 
and the surrounding neighborhood. The regulating plan may identify 
additional regulations and/or opportunities for lots in specific locations. 

C. The Building Form Standards
The building form standards establish basic parameters governing 
building form, including the buildable envelope (in three dimensions) 
and certain permitted and/or required elements—such as shopfronts, 
balconies, and street walls.  The building form standards establish 
both the boundaries within which things may be done and specific things 
that must be done. 
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The primary intent of the building form standards (bfs) is to shape the 
street-space, or public realm, through placement and form controls on 
buildings. Their secondary intent is to ensure that the buildings cooperate 
to form a functioning, sustainable, block structure. The applicable standard 
for a building site is determined by the street frontage designated on the 
regulating plan. 

D. The Urban-Space Standards
The purpose of the Urban-Space Standards is to ensure coherent street-
space and to assist builders and owners with understanding the relationship 
between the public realm and their own building.  These standards set 
the parameters for the placement of street trees, sidewalks, and other 
amenities or furnishings within the street-space.  They set recommended 
configurations for the vehicular part of the street as well as other public 
spaces such as greens, squares, and plazas.  

E. Building Function Standards 
The Building Function Standards define the uses allowed and/or required 
on ground floors and in upper floors, correlated with each building form 
standard.  Because the CCFBC emphasizes form more than use, it includes 
fewer, broader categories than those provided elsewhere in the Norman 
Zoning Ordinance.  

F. Parking and Loading Standards
Parking and loading standards provide goals and requirements to promote 
a “park once” environment through shared parking and encourage a 
pedestrian-friendly, walkable CC Form District.

G. Definitions
Certain terms in the CCFBC are used in very specific ways, often excluding 
some of the meanings of common usage. Wherever a word is in small 
capitals format, consult Part 9. Definitions for its specific and limited 
meaning.  Where there is an apparent contradiction between the definitions 
in the CCFBC and those in the Norman Zoning Ordinance, the definitions 
in this Code shall prevail. Words used in the CCFBC, but not defined by 
this Code, but that are defined in the Norman Zoning Ordinance, shall have 
the meanings set forth therein. 
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Part 2. Administration, Application 
Process & Appeals  

201. Applicability
Development and redevelopment proposals within the Center City Form 
District shall be subject to the provisions of this Part 2 and/or Appendix A.

202. Director

A. Authority
The Director of Planning and Community Development (“Director”) and 
the Development Review Team (DRT) are authorized to review and approve 
applications for Certificates of Compliance and Administrative Adjustments. 

B. Delegation of Authority
The Director may designate any member of the staff of the City’s Planning 
and Community Development Department to represent the Director in any 
function assigned by the Center City Form-Based Code (CCFBC).  The 
Director, however, shall remain responsible for any final action taken under 
this Section. 

203. FBC Development Review Team
The existing Development Review Team (DRT) with an additional citizen 
member who is a resident of the Center City Form District will provide a 
coordinated and centralized technical review process to ensure compliance 
with the requirements of the CCFBC. The Development Review Team is 
comprised of personnel from the City departments that have an interest in the 
development review and approval process.  

A. Powers and Duties

1. The Development Review Team shall be responsible for the review 
of Concept Plans, Site Plans and any other development related 
applications that may be required by the CCFBC.

2. The Development Review Team shall be responsible for making 
determinations on the application and interpretation of guidelines, 
standards, and requirements of the CCFBC.

3. The Development Review Team may require the applicant to submit 
additional information not otherwise specifically required by the 
CCFBC, which is reasonably necessary to review and determine whether 
the proposed development complies with the requirements of the 
CCFBC.

4. The Development Review Team shall not be authorized to waive or vary 
requirements of the CCFBC or any other applicable ordinance of the 
City of Norman unless specifically allowed in the CCFBC.

B. Operational Procedures
The Development Review Team shall meet on their regularly scheduled 
meeting dates to review development applications.  It shall be the 
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responsibility of the Planning Director, or the Director’s designee, to collect 
the comments of the DRT, prepare a written staff analysis of the outstanding 
issues related to each application, and provide it to the applicant in a timely 
manner. 

204. Certificate of Compliance
An application for approval of a Certificate of Compliance, demonstrating 
compliance with the provisions contained in the CCFBC and the regulating 
plan shall be submitted to the Director. At the time an application is submitted 
for a Certificate of Compliance for a Center City Form District property, the 
property shall be posted by staff with a sign provided by the City of Norman 
identifying that such a request has been received. A fully refundable $20.00 sign 
deposit is required.

A. Pre-Application Conference
A pre-application conference with a member of the professional planning staff of 
the Department of Planning and Community Development is required prior to 
the submission of any application for a Certificate of Compliance. The applicant 
shall provide a concept site plan and conceptual drawings of the facades of 
any building at a scale of at least 1”=100’ for consideration by the staff. The 
discussions and any conclusions based on the pre-application conference are not 
binding on any party thereto.  

B. Certificate of Compliance Application Requirements
The application for a Certificate of Compliance shall include:

1. A brief narrative describing the Development Proposal;

2. Two (2) sets of completed plans for the Development Proposal at a scale 
sufficient to read [Site Plans at 1”= 50’, Building Plans and Elevations at 
1”= 20’, Details as necessary to demonstrate form-based code (“FBC”) 
compliance at 1”=4’ to 1”=10’] as required by the City and including 
the following information, which shall be submitted on the following 
sheets:
 a.   Location and dimensions of all proposed buildings and other 

construction; 
 b.   Internal roadways, streets and/or STREET-SPACES, ALLEYS, 

common access easements, and access ways to adjacent public 
roadways;

 c.   Utilities - Sanitation/polycarts and service courts;
 d. Property lines;
 e. Utility, drainage and any other easement conveyances affecting 

the property;
 f. Required Build Line (BFS) and Parking Setback Line;
 g.    Location and dimensions of all parking areas and striping plan;
 h.    Utility Strategy;
c. i.     Architectural drawings of all proposed building facades;
d. j.     Floor plan;
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e.  k.    Landscape plan;
     l.     Stormwater calculations and impervious surface coverage;

3. A completed Form-Based District Review Checklist, the form of which 
shall be developed, maintained, and made available by the Director, 
demonstrating compliance with the provisions of the FBC; and

4. Any other documents and/or materials required by the Director to 
determine compliance with the FBC.  

C. Certificate of Compliance Review

1. The Director of Planning and Community Development may 
administratively provide for submission and review deadlines for 
materials and studies required in support of any application for a 
Certificate of Compliance.  The need for technical studies shall be at the 
Director’s discretion or as required by City ordinances.  

2. Applicants shall be notified at the Development Review Team meeting if 
additional materials, studies, and meetings will be required in order for 
review of their application to commence. 

3. After the effective date of the CCFBC, no property which has been 
zoned under the CC Form District may be developed or redeveloped 
without: (a) approval of a Certificate of Compliance from the Director 
of Planning and Community Development, (b) approval of an 
application to voluntarily participate in any Pattern Zoning program or 
overlay adopted for applicable CC Form District properties, or (c) an 
approved rezoning to Center City Planned Unit Development (CCPUD) 
as established in Appendix B.

205. Effect of Certificate of Compliance Issuance 
The Certificate of Compliance shall incorporate the approved site plan, elevation 
drawings and/or floor plan drawings, as determined by the Director, and shall 
be binding as to the elements demonstrated therein. Issuance of a Certificate 
of Compliance by the Director allows an applicant to apply for other necessary 
permits and approvals which include, but are not limited to, those permits and 
approvals required under the City Building Code. Certificate of Compliance 
site plan, elevation drawings and floor plans must be submitted with permit 
requests, and the Director may decline to issue a Certificate of Occupancy where 
construction is not completed in compliance with the Certificate of Compliance 
and its referenced attachments, in the absence of a valid material modification or 
Administrative Adjustment.

A. Certificate of Compliance Modification
After the Director has issued a Certificate of Compliance, any change in 
the Development Proposal from Certificate of Compliance and referenced 
attachments submitted to the Director, other than those permitted under 
Section 206 below, shall be considered a material modification and shall be 
subject to the following review procedure: 
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1. A complete application for a material modification shall be referred to 
the DRT at its next regularly scheduled meeting.

2. The Director may administratively provide for submission and 
review deadlines for materials and studies required in support of any 
application for a material modification. 

3. The DRT shall determine if the proposed material modification is in 
compliance with the CCFBC Code. 

B. Certificate of Compliance Expiration

1. A Certificate of Compliance shall lapse twenty-four (24) months from 
its issuance if an applicant does not secure a building permit.  

2. Upon written communication by the applicant submitted at least thirty 
(30) days prior to the expiration of the Certificate of Compliance, and 
upon a showing of good cause, the Director may grant one extension 
not to exceed six (6) months.  Upon an application for extension, the 
Certificate of Compliance shall be deemed extended until the Director 
has acted upon the request for extension. 

C. Appeal
An appeal by a person aggrieved by the Director’s decision on a Certificate of 
Compliance application, and situations where Administrative Adjustments 
are requested, will be to City Council.

206. Administrative Adjustments

A. Purpose and Intent
The purpose and intent of this section is to provide an administrative 
mechanism for allowing minor adjustments to limited and specific 
requirements of the Center City Form-Based Code, with the intent of 
providing relief where the application of a standard creates practical 
difficulties in allowing development to proceed. These adjustments are 
intended to provide relief for minor construction/survey issues; they are not 
intended for deviations from the CCFBC, like those governed by Appendix 
A and B. This optional process occurs only where an applicant requests an 
Administrative Adjustment to a standard specified below. 

B. Administrative Adjustment Application and Review Procedure

1. An application for approval of an Administrative Adjustment shall 
include:
a. A brief narrative describing the Administrative Adjustment sought; 
b. A completed Administrative Adjustment Checklist, the form of 

which shall be developed, maintained, and made available by the 
Director, demonstrating that the adjustment sought is limited to the 
standards set forth below; and

c. Any other documents and/or materials required by the Director to 
determine that the adjustment sought is limited to the standards set 
forth below.
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2. The Director may seek assistance from the DRT in making a 
determination under this Section.

3. Within ten (10) business days of receipt of a complete application, 
the Director shall review the application in accordance with the 
Administrative Adjustment Standards below, and take one of the 
following actions: 
a. Approve the application as submitted; 
b. Approve the application with conditions; or 
c. Deny the application.  

C. Administrative Adjustment Standards
The Director is authorized to approve Administrative Adjustment 
applications in strict conformance with the following standards only: 

1. Height

a. Minimum and maximum height - up to five percent (5%) for any 
cumulative increase or decrease in building height. 

b. Street wall/fence requirements – up to ten percent (10%). 
c. Finished floor elevation – up to five percent (5%). 

2. Siting 

a. Required building line – move forward up to six (6) inches.
b. Required building line – move backward up to three (3) feet. 

Applicant must submit landscaping or balcony plan. with this 
request.

c. required building line – Move backward up to five (5) feet, in 
order to accommodate or resolve utility or other vital or related 
infrastructure conflicts already existing.  Utility or other vital 
or related infrastructure conflicts must be demonstrated by the 
applicant to and verified by the Development Review Team and the 
Director.

d. Required building line minimum percentage built-to – reduction 
of up to five percent (5%) of required length. 

e. Parking setback line – move forward up to six (6) feet.
f. Mezzanine floor area – up to ten percent (10%) additional area. 
g. Street wall requirements – up to ten percent (10%) of the height/

fenestration/access gate requirements.
h. Entrances (maximum average spacing) – up to ten percent (10%) 

increase in spacing. 

3. Elements 

a. Fenestration (minimum and maximum percent) – up to five 
percent (5%). 

b. Elements (minimum and maximum projections) – up to five 
percent (5%). 
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4. Streets, Blocks and Alleys 
Street center lines may be moved up to 50 feet in either direction, so 
long as:
a. the street connectivity is maintained (no cul-de-sacs);
b. no street intersection occurs within 125 feet of another street 

intersection; and
c. the block configuration meets the standards defined in Section 

301.D.

D. Unlisted FBC Standards
Any request for relief from a required FBC standard other than those listed 
above shall be made through the CCPUD procedures set forth in Appendices 
A and B. (See also Section 207 below.)

E. Applicability
Any Administrative Adjustment approved under this Section shall run with 
the land and not be affected by a change in ownership. 

207. Amendments to the Center City FBC 

A. Text Amendments
Any application for an amendment to the FBC text shall be considered 
an application for a zoning text amendment subject to Section 36-571of 
the Zoning Ordinance and any other regulations applicable to zoning text 
amendments. 

B. Regulating Plan Amendments
Any application for an amendment to the Center City regulating plan 
shall be considered an application for a zoning map amendment subject to 
Zoning Ordinance Sections 36-571- Amendments and any other regulations 
applicable to rezoning.  

1. Changes to Streets, Blocks, Alleys
Any amended regulating plan shall conform to the standards defined in 
Section 301.

208. Non-Conforming Structures and Uses
A. Non-conforming structures. Non-conforming structures within the 

CC Form District may only be altered according to the following:

1. Repair and Remodeling. Repair and remodeling of the structures 
which do not affect the structure's footprint may be made in 
conformance with an applicable legacy zoning district.

2. Additions. An addition to a non-conforming structure is 
permissible as long as:
a. The structure occupying the original footprint of the structure is not 

demolished and remains occupied in substantially the same manner 
as prior to the addition; and

b. The overall size of the structure does not increase by more than 50% 
of the square footage of the non-conforming structure.

207.B.1  Illustrative intent
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3. Destruction and Replacement. 
a. Destruction Generally Not Permitted. Destruction of a Non-

Conforming Structure in a manner not specifically allowed by 
subpart (b) below will destroy the legal non-conforming status of 
the structure and any non-conforming uses carried on within the 
non-conforming structure, thus initiating complete application 
of the CCFBC to the subject property(ies) going forward.

b. Generally. Non-conforming structures destroyed by fire, 
explosion, act of God, or the public enemy may be:
(i) replaced with a non-conforming structure of comparable 

height and siting as set forth in subpart (c) below; 
(ii) Redeveloped following the CCFBC standards; or 
(iii) follow the CCPUD process established in Appendices A and B.

c. Replacing a NoN-CoNformiNg StruCture.

(i) All non-conforming structures destroyed as set out in 
subpart (b) above may be replaced in conformance with 
a legacy zoning district only by a non-conforming 
structure of comparable footprint, height and siting.

(ii) Additionally, single-family, duplex and residential accessory 
non-conforming structures destroyed by fire, explosion, 
act of God, or the public enemy may be replaced in 
conformance with a legacy zoning district so long as the 
non-conforming structure is not converted to another 
non-conforming use or expanded beyond the footprint of the 
destroyed non-conforming structure.

4. Non-Conforming Signage.  Non-conforming structures may 
utilize existing non-conforming signage materials and framework, and 
may alter the content of such non-conforming signage in compliance 
with the legacy zoning district.  However, where non-conforming 
signage materials or framework are substantially altered, replaced or 
substituted, or where additional signage is sought, all signage must 
then comply with the provisions of the CCFBC.  A non-conforming 
structure may comply with CCFBC signage regulations, as required 
herein, without otherwise destroying its status as a non-conforming 
structure herein.

B. NoN-CoNformiNg uSeS

1. Generally.  Permitted uses and Development Standards in applicable 
legacy zoning districts may continue and be carried on in non-
conforming structures, even where the CCFBC, see Part 7, Section 
702. Use Table, would apply Additional Regulations that cannot be 
satisfied.

2. CCFBC Uses in NoN-CoNformiNg StruCtureS.  Uses permitted 
within the CCFBC, and which cannot be found in a property's 
applicable legacy zoning district, are permitted in non-conforming 
structures, and will not result in a destruction of legal non-
conforming status.
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Part 3. The Regulating Plan
301. Rules for Regulating Plans
A. Purpose and Intent

1. The regulating plan is the controlling document and principal tool 
for implementing the Center City Form-Based Code (CCFBC). 

2. The regulating plan makes the development standards place-specific, 
by designating the building form standards (BFS) and delineating 
the public spaces. The regulating plan identifies: the boundaries for 
the district; existing and proposed streets and alleys; the required 
building line and parking setback line throughout the plan area.  

3. The regulating plan may identify specific characteristics assigned 
to a lot or building site and may identify additional regulations (and 
opportunities) for lots in specific locations, as well as exceptions to the 
BFS or other standards. 

B. Regulating Plan Key

Neighborhood Middle 
Frontage
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C. Building Form Standards (BFS) on the Regulating Plan
a. Building form standards are designated on the regulating plan 

by street frontage.  
b. The allocation and distribution of bfs frontages—which define the 

form and character of the district—was based on the Center City 
Vision Plan and determined by the physical context (what goes next 
to what) and diversity of allowed/required uses.

D. Streets, Blocks & Alleys on the Regulating Plan
1. Streets
Recommended street configurations called out in Part 5. Urban Space 
Standards or on the regulating plan may or may not be immediately 
constructed.  They should be placed into the system such that, when 
reasonable for the City’s street maintenance/reconstruction plan, they can be 
rationally constructed.  

a. Additional streets may be added to the regulating plan to create a 
smaller block pattern; however, no streets may be deleted without 
being replaced elsewhere within the district. 

b. Where new alleys or pedestrian pathways are designated on 
the regulating plan, they are critical to the working of the CC 
Form District and shall be considered mandatory.  While the street 
infrastructure may not be constructed until some point in the 
future, the rbl, and other regulations of the regulating plan shall 
be respected. 

c. New alleys or pedestrian pathways shall be public or publicly 
accessible. 

d. All lots shall share a frontage line with a street-space.

2. Blocks
a. Maximum Size:

No block face shall have a length greater than 300 feet without 
an alley, access easement, or pedestrian pathway providing 
through-access to another street-space, alley or common drive. 
Individual lots with less than 100 feet of street frontage are 
exempt from the requirement to interrupt the block face; those 
with over 200 feet of street frontage shall meet the requirement 
within their lot, unless already satisfied within that block face. 

b. Curb Cuts:

(i) Unless otherwise specified on the regulating plan, no new 
curb cuts are permitted. 

(ii) For lots with alley access, existing curb cuts shall be 
eliminated/vacated at the time of redevelopment.

(iii) For lots without alley access, existing curb cuts may be 
maintained or relocated.

(iv) Where a parking structure is being provided with at least 
30% of its spaces publicly available, existing curb cuts may be 
relocated (even if the lot has alley access.)
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3. Alleys
a. Alleys or common drives must provide access to the rear of all 

lots, except where a lot has streets on three sides and the absence of 
an alley or common drive would not deprive an adjacent neighbor 
of rear lot access.    

b. For new alleys (or common drives), public access, public utility, 
and drainage shall be dedicated via an easement.

c. Alleys may be incorporated into (rear) parking lots as standard 
drive aisles.  Access to all properties adjacent shall be maintained.   

d. Where an alley does not exist but is identified on the 
regulating plan and it is not feasible to construct at the time 
of redevelopment, no permanent structure shall be constructed 
within the proposed alley right-of-way.  The applicant is required 
to dedicate the alley right-of-way within the rear setback to the 
City (for future construction) and maintain the area within the rear 
setback by, at a minimum:
(i) Providing routine landscape maintenance to the area. 
(ii) Keeping the area clear of debris, stored materials, and stored or 

parked vehicles.

4. Changes to Regulating Plan 
Any amendment or change to the regulating plan, beyond those 
specified in Section 301.D. above, will be a zoning map amendment of 
this Code. See Section 207.B.

E. Special Site Conditions in the Center City Form District
1. Some building height and parking requirements of this Code are not 

applicable to properties zoned C-3 at the time of CCFBC adoption. 
(See Part 4. Building Form Standards, Sections 403 & 404, and Part 6. 
Parking and Loading Standards, Section 603.A. for specific exemptions, 
and Section 302. Illustrative Form District Maps, below, for the applicable 
parcels.)

2. The following conditions are identified by numbered asterisks (*) on the 
regulating plan. They may require additional performance standards 
or provide additional development opportunities due to their unique 
context.
a. (*1) Located on Jenkins at the transition from the excluded Campus 

Corner area to Urban Residential frontage. Existing building 
form and use (at the time of CCFBC adoption) is that of strip 
commercial. Future redevelopment may continue the range of 
uses.

b. (*2) Located on Webster at Apache. Existing historic building 
form is that of neighborhood commercial. Future redevelopment 
may continue commercial use if existing buildings are maintained 
without expansion or new development remains within the limit 
of the existing building footprint and height at the time of CCFBC 
adoption.
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c. (*3) Located on Park Drive. Required building line (rbl) is a 
“zone” as defined on the regulating plan.  This is to accommodate 
the small lot/tightly curving Detached Frontage.) 

d. (*4) Located off University behind Boyd House. The lot building 
limit provides a ‘no structures’ area; an additional 30-foot deep zone 
designated with a cross-hatch on the regulating plan establishes 
an additional buffer area wherein the maximum height for any 
structure is 30 feet. 
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Note: This version of the Regulating Plan is shown for illustrative purposes only. A large-scale version of regulating plan 
can be found at: www.normanok.gov/your-government/departments/planning-and-community-development/planning-
projects/norman-center-city. Contact the Planning and Community Development Department for further information 
about the Center City Form District and regulating plan. (Individual BFS may establish superceding RBL requirements.)
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Part 4. Building Form Standards
401. Intent
A. The goal of the building form standards (bfs) is the creation of a vital, 

and coherent public realm through the creation of good street-space.  The 
intent of these form standards is to shape the street-space—the specific 
physical and functional character—of the Center City Form District. The 
form and function controls on building frontages work together to frame 
the street-space while allowing the buildings greater latitude behind their 
facades. The building form standards aim for the minimum level of 
control necessary to meet this goal.

B. The bfs set the basic parameters governing building construction, including 
the building envelope (in three dimensions) and certain required or 
permitted functional elements.

C. The bfs establish the rules for development and redevelopment on 
private lots, unless otherwise indicated on the regulating plan. 

D. The regulating plan identifies the building form standard for all private 
building sites within the CC Form District.

E. These bfs establish a range of development intensity and character within 
the CC Form District specific to each individual frontage, beginning in 
Section 403. The bfs frontages are:

1. Urban General Frontage, Section 403

2. Urban Residential Frontage, Section 403

3. Urban Storefront Frontage, Section 404

4. Detached Frontage, Section 405

402. General Provisions 
The following apply to all bfs, unless expressly stated otherwise within an 
individual bfs or otherwise designated on the regulating plan.

A. Frontage Transitions
When the bfs designation shown on the regulating plan changes along 
a property’s required building line (rbl), that property owner has the 
option, for that property’s street frontage only, of applying either bfs for a 
maximum additional distance of 50 feet, from the transition point shown on the 
regulating plan, in either direction along that rbl. 

B. Façade Composition

1. “Façade Composition” is the arrangement and proportion of facade 
materials and elements (windows, doors, columns, pilasters, bays). 
a. Each façade composition shall include a functioning street entry 

door. (Only applies to street frontage that is the same as the 
street address.)
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b. Individual infill projects on lots with street frontage of less than 
100 feet on a block face are exempted from the overall façade 
composition requirement for that block face, but shall still 
include a functioning street entry. This requirement may be satisfied 
for large footprint uses, such as large grocery stores, through the use 
of liner shops. 

2. “Complete and discrete” distinguishes one part of the facade from 
another to break down the perceived scale of large buildings and provide 
a better pedestrian experience.
a. For each block face, façades along the rbl shall present a 

complete and discrete vertical façade composition to maintain 
and/or create the pedestrian-scale for the street-space, at no 
greater than the following average street frontage lengths:
(i) 60 feet for Urban Storefront; 
(ii) 75 feet for Urban General and Urban Residential.   
(iii) A longer façade composition may be presented, as long as 

smaller compositions appear within the same block face in 
order to achieve the above-stated average. 

b. To achieve a complete and discrete vertical facade composition 
(Item 2 above) within a street frontage requires, at a minimum, 
Item i and at least two additional Items ii-v, below:
(i) Clearly different ground story façade composition (both 

framing materials and fenestration proportions) from one bay 
to the next.

(ii) Fenestration proportions differing at least 20 percent in 
height or width or height:width ratio.  (See figure 402.B.2.b.ii.)

(iii) At least two different bay configurations.  (See figure 
402.B.2.b.iii.)

(iv) Change in wall material (changes in paint color are insufficient).  
(v) Change in total fenestration percentage (minimum difference 

12 percent; ground floor façades are not included).

C. Building Size
The maximum footprint for a building is 25,000 gross square feet; for buildings 
beyond that limit, see Appendices A and B. This shall not limit parking structures 
built according to the standards of this Code.   

D. Neighborhood Manners
For the Urban General, Urban Storefront, and Urban Residential bfs frontages, 
the following rules apply:

1. Where a site shares a common lot line with a detached bfs frontage 
lot within the City Center Form District or an R-1 lot adjacent to the 
western boundary of the District:  
a. There shall be at least a 20-foot setback from the common lot line. 

(See figure 402.D.1.a.)
b. Within 50 feet of the common lot line, and within 80 feet of any 

rbl,  any structures shall have a maximum height of 30 feet. This 

402.B.2.b.ii. Facade composition illustrative intent

402.B.2.b.iii.  Facade Composition illustrative 
intent
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requirement supersedes the minimum story requirement. (See 
figure 402.D.1.b-c.)

c. Farther than 80 feet from any rbl, there shall be an additional 30 
foot setback (for a total of 50 feet) from the common lot line for 
all structures. Surface parking is allowed. (See figure 402.D.1.b-c.)  

2. Where a site has a common lot line with a Detached bfs frontage lot 
within the City Center District or an R-1 lot adjacent to the District, a 
garden wall, 4 to 6 feet in height, shall be constructed within one (1) 
foot of the common lot line. Trees from the Street Tree List shall be 
planted, on maximum 30-foot centers, within 10 feet of this wall. 

E. Height
1. The height of all buildings is measured in stories, with an ultimate 

limit in feet, measured from the average fronting public sidewalk 
elevation to the top of the wall plate, unless otherwise specified in the 
individual bfs.

2. The minimum facade height that is required at the rbl is shown on the 
individual bfs.

3. The ceiling of an english basement is at least 3 feet above sidewalk 
grade with windows above grade. English basement units do not 
count against the story height limit but do count against the ultimate 
height measurement.

4. An attic story is not included in the building height measurement. 

5. Mezzanines that have a floor area greater than 1/3rd of the floor area 
of the story in which they are located shall count as an additional full 
story in the building height measurement.

6. At least 80% of each story shall meet the minimum clear height 
prescribed in the individual bfs.  

7. The ground story finished floor elevation requirements shall be 
measured at two points:
a. from the average exterior public sidewalk elevation at the rbl, and
b. within 30 feet of any rbl. 

F. Siting
1. Building facades shall be built to the rbl as prescribed in the bfs. 

Single parcels with varied RBLs may select a single RBL and build to 
that designation.

2. The building façade shall be built to the rbl within the first 30 feet 
of a block corner, unless otherwise specified in the bfs. (See figure 
402.F.2.)  

3. The rbl, designated on regulating plan as an absolute line, 
incorporates an offset area (or depth) of 24 inches behind that line (into 
the buildable area) allowing for jogs, façade articulation, etc. unless 
otherwise designated herein.  Therefore, where the façade is placed 
within that 24-inch zone, it is considered to be “built to” the rbl. 
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4. Where a street wall is required, it shall be located along any rbl 
frontage that is not otherwise occupied by a building.

5. Buildings may only occupy that portion of the lot specified as the 
buildable area—the area behind the rbl as designated by the bfs.

6. No part of any building may be located outside of the buildable 
area except overhanging eaves, awnings, balconies, shopfronts, 
bay windows, stoops, steps, or handicapped ramps approved by the 
Director. Stoops, steps, and ramps shall not be located within the clear 
walkway. Where workable, for appropriate commerce and retail uses, 
temporary displays or cafe seating may be placed in the dooryard.

7. There is no required setback from alleys (or common drives) except 
as otherwise indicated on the individual bfs.  On lots without alley 
access, there shall be a minimum 15-foot setback from the rear lot line.

8. The parking setback line is generally 30 feet behind the rbl and 
extends, vertically from the first floor level, as a plane unless otherwise 
indicated on the regulating plan or in the individual bfs.  Vehicle 
parking shall be located behind the parking setback line, except where 
parking is provided below grade, on-street, or otherwise indicated on the 
regulating plan. 

9. All lots, including corner lots and through lots, shall satisfy the build-
to requirements for all their rbl frontages, and the dooryard and/
or front yard requirements for each designated bfs, unless otherwise 
specified in this Code.

G. Private Open Area
1. Any required private open area located on the ground shall have at 

least 1 tree per 800 square feet, of at least 2.5 inches in diameter at 
designated breast height (DBH) and at least 10 feet in overall height. 
Where new trees are planted to meet this requirement, they shall be 
no closer than five feet to any common lot line. Urban General, 
Urban Storefront, and Urban Residential lots that are reusing existing 
structures (without expansion) are exempt from this requirement.

2. Species must be selected from a list approved by the Director or their 
designee. Trees listed on the Norman Invasive Species list are prohibited 
from private open areas. 

H. Garage and Parking

1. Curb cuts or driveways, except those along alleys, shall be located at 
least 75 feet away from any block corner or parking structure entry on 
the same block face.  

2. No portion of a parking structure (except for elevator penthouses) shall 
exceed the individual bfs ultimate building height in feet; however:
a. a parking structure may include additional levels of parking in 

excess of the building height limit in stories, and
b. parking on the open, roof level is permitted.

402.F.2.  Block Corner diagram
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3. Any portion of a parking structure within 20 feet of a building 
constructed under this Code shall not exceed 40 feet or that building’s 
primary ridge or parapet height, whichever is greater.

I. Elements
1. Fenestration is regulated as a percentage of the façade between floor 

levels.  It is measured as glass area (including mullions and similar 
window frame elements with a dimension less than one inch) and/or as 
open area.

2. Fenestration shall be distributed such that no 30-foot square section 
of a facade violates the bfs percentage parameters. 

3. Unless otherwise designated in the individual bfs, no window may be at 
an angle of less than 90 degrees from a common lot line within 3 feet, 
unless: 
a. That view is contained within the lot (e.g. by a privacy fence/

garden wall, opaque glass), or 
b. The sill is at least 6 feet above its finished floor level.

4. No part of any building may project forward of the rbl except 
overhanging eaves, awnings, shopfronts, bay windows, stoops, steps,  
front porches, balconies, or handicapped ramps approved by the 
Director. 

5. Ground story awnings shall maintain a minimum horizontal 
clearance of 1 foot from any point where the tree lawn meets the 
clear walkway and shall maintain a clear height of at least 10 feet 
above the clear walkway.  

6. Balconies may not project within 5 feet of a common lot line. 
Balconies and front porches may encroach within the public right-
of-way, subject to the issuance of applicable permits and required 
permissions.

7. Where an individual bfs includes balconies as a method for achieving 
the required private open area, the balcony shall not otherwise be 
enclosed above a height of 42 inches, except with insect screening 
and/or columns/posts supporting a roof or connecting with another 
balcony above.

8. Bay windows shall have an interior clear width of between four and 
eight feet at the main wall. Bay windows shall project no more than 42 
inches beyond the rbl. 

9. Attic stories are permitted within all bfs frontages. 
a. On the rbl/facade side of the roof pitch (block interior elevations 

are not restricted) attic story windows may only be located in 
dormers and/or gable-ends.

b. Attic story dormers are permitted so long as they do not break 
the primary eave line, are individually less than 15 feet wide, and 
their collective width is not more than 60 percent of the rbl facade 
length.

c. An attic story may not occupy an area greater than 75% of the 
floor area of the story immediately below.
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d. Attic stories meeting the above standards do not count against 
the maximum building height in feet or stories.

10. At least one functioning entry door shall be provided along each 
ground story façade.  No ground story facade may include a 
section of greater than 75 feet without a functioning entry door, unless 
otherwise specified in the bfs. (Only applies to street frontage that is 
the same as the street address.) A facade entry door is not required for 
any dwelling unit with an entry door in a frontage-facing courtyard.

11. All front porches shall be completely covered by a roof. Front 
porches may be screened when all architectural elements (columns, 
railings, etc.) occur on the outside of the screen on the side facing the 
street-space. The finished front porch floor height shall be no more 
than 8 inches below the first interior finished floor level of the building 
to which it is attached. Front porches shall not extend past the 
dooryard into the clear walkway.

12. The finished stoop floor height shall be no more than 8 inches below 
the first interior finished floor level of the building to which it is 
attached. Stoops shall not extend past the dooryard into the clear 
walkway.

13. Privacy fences may be constructed along common lot lines behind 
the rbl, and along alleys. Privacy fences shall have a maximum 
height of 8 feet.

J. Architectural Materials (exteriors)
The Center City is a compact, walkable, mixed-use urban district. Traditional, 
sustainable, durable materials appropriate to the central Oklahoma climate 
are encouraged. Innovative, energy-efficient materials detailed appropriate to a 
pedestrian-scaled urban environment are encouraged. The following materials are 
prohibited:

1. Any lap siding except natural wood or cementitious fiber board.

2. Composition roofing shingles used as a wall material

3. Exposed fastener metal panels

4. Artificial stucco or EIFS, except high impact quality

K. Roof Configurations
Where clearly visible from the street-space, pitched roofs, exclusive of roofs 
behind parapet walls, shall be pitched between 4:12 and 12:12.  Shed roofs, 
attached to the main structure, shall be pitched between 3:12 and 8:12. (See 
Section 402.N.2. for standards for screening mechanical equipment.)

L. Civic Use Buildings
When civic use buildings are designated on the regulating plan, they are 
exempt from the bfs provisions except those required under Section 402.D. 1-2 
Neighborhood Manners.

M. Signage
The standards in this section, M. Signage, apply in the Urban General, Urban 
Storefront, and Urban Residential frontages and supersede Chapter 28 (Sign 
Regulations) of the Norman Municipal Code in the areas so designated.
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1. Intent and Guiding Illustrations
Signs along commercial and mixed-use frontages should be clear, informa-
tive and should weather well. Signage is desirable for advertising shops and 
offices, and as decoration. Signs should be scaled to the District: mixed-use, 
pedestrian-oriented, with slow-moving automobile traffic. Signage that is 
glaring or too large creates distraction, intrudes into and lessens the district 
experience, and creates visual clutter. The photographs in this Section 402.M. 
Signage are advisory only. 

2. General Standards
a. Wall signs are permitted within the area between the second story 

floor line and the first floor ceiling with a horizontal band not to 
exceed 2 feet in height. In no case shall this band be higher than 20 
feet or lower than 11 feet above the adjacent sidewalk.

b. Letters shall not exceed 18 inches in height or width. Signs shall not 
come closer than 2 feet to an adjacent common lot line.

c. Additionally company logos or names may be placed within this 
horizontal band or placed or painted within ground floor or second 
story windows. 

d. A masonry or bronze plaque bearing an owner’s or building’s name 
may be placed in the building’s cornice/parapet wall or under the 
eaves, and above the upper story windows. Any such plaque shall 
be no larger than a rectangle of 18 square feet.

e. Blade signs (perpendicular to the required building line) not 
more than 5 feet wide containing a maximum of 25 square feet per 
side and minimum 9 feet clear height above the sidewalk may be 
hung from the facade, or from an overhang or awning. Vertically 
oriented blade signs less than 30 inches wide may contain up to 30 
square feet per side. No blade sign shall extend above the façade at 
the RBL.

f. Neon signs are allowed within shopfront windows throughout the 
District.

g. No more than 25% of a shop or store window may be covered by 
signage.

h. Temporary sidewalk easel signs of up to 36” in height are permitted 
within the dooryard area. They may also be considered a permitted 
obstruction to the sidewalk or right-of-way, with prior approval 
from the City.

i. All illumination of signs and buildings shall be by constant light—
flashing, traveling, animated, or intermittent lighting shall not be 
mounted on the exterior of any building, whether such lighting is 
temporary or permanent.

3. Prohibited Signs
Outdoor advertising signs, roof signs, free-standing pole signs, monument 
signs, any kind of animation, and signs painted on the exterior walls of 
buildings. No digital, flashing, scrolling, traveling, animated, or intermittent 
lighting shall be on the exterior of any building whether such lighting is of 
temporary or long-term duration. Portable or wheeled signs and advertising 

Blade sign

Painted window sign

Masonry parapet sign

Wall sign
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located outside any building are not allowed except as specifically allowed for 
in Section M.2.h.

N. Lighting & Mechanical
1. Lighting Standards1

a. Street lights shall be located between 9 feet and 12 feet above 
grade with a maximum average spacing (per block face) of 60 feet 
on center on Storefront frontage sites, 75 feet on Urban General 
frontage sites, and 100 feet on other frontage streets along the street 
tree alignment line on each side of the street-space and travel lanes 
(unless otherwise indicated on the regulating plan).  Full cut-off 
fixtures are required; design must be approved by City staff to meet 
a “uniform design” within the CCFBC District.

b. Direct light (i.e. the lighting element) shall be shielded from view 
from public spaces and adjoining properties. 

c. Any lots with alleys, except for the Detached Frontage, shall have 
full cut-off lighting fixtures. These fixtures shall illuminate the 
alley, be between 9 and 16 feet in height, and not cause glare in 
adjacent lots.  

d. Flood or up-lighting shall not be used to illuminate private 
building walls or features; except that flood or up-lighting may be 
permitted on public or private civic buildings, historic buildings, 
or monuments to highlight architectural features (such as church 
steeples or courthouse domes).

e. Any accent lighting on private structures (except those identified in 
Item d., above) shall be full cut-off.

f. Site lighting shall be of a design and height and be located so as to 
illuminate only the lot.  An exterior lighting plan shall be approved 
as consistent with these standards by the Planning and Community 
Development Staff. 

g. All illumination of signs and buildings shall be by constant light—
flashing, traveling, animated, or intermittent lighting shall not be 
mounted on the exterior of any building, whether such lighting is 
temporary or permanent.

h. Lighting for parking garages shall consider general Crime 
Prevention Through Environmental Design (CPTED) standards 
and guidelines.  

2. Mechanical Equipment Standards
Mechanical equipment is generally any Heating, Ventilation and Air Con-
ditioning (HVAC) or electrical machinery but also includes air compressors, 
mechanical pumps, exterior water heaters, water softeners, utility and tele-
phone company transformers, meters or boxes, garbage cans, storage tanks, 
and similar elements. These elements should not be located in any public 
areas or be clearly visible from the street-space. Mechanical equipment 
should not detract or interfere with the pedestrian space or block the sight 

1 Note: Need to incorporate the preferred OG&E specifications for street light standards here.

Neon sign within shopfront window
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triangle. Water storage tanks above 100 gallons must be enclosed on at least 
two sides by the main structure.

a. Ground level equipment shall be placed behind and away from 
any required building line, may not be stored or located within 
any street-space, and shall be screened, i..e. not be clearly 
visible from the street-space. Screening may be achieved by 
an approved street wall or by placement behind the building or 
part thereof. These standards apply to: air compressors, mechanical 
pumps, exterior water heaters, water softeners, utility and telephone 
company transformers, meters or boxes, garbage cans, storage tanks, 
and similar equipment. 

b. Roof mounted equipment shall be placed behind and away from 
any required building line and be screened from view from the 
street-space. 
(i) For pitched roofs, the equipment shall not be located on the 

roof pitch on the street-space side.
(ii) For flat and/or parapet roofs, the screening shall be no more 

than 5 feet in height or the equipment shall be located farther 
than 20 feet from the required building line.
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403. Urban General Frontage

Note: These are provided as illustrations of intent. The illustrations and statements on 
this page are advisory only and do not have the power of law. Refer to the standards 
on the following pages for the specific prescriptions and restrictions of this Building 
Form Standard. Where these photos or statements may be inconsistent with the 
regulations, the regulations prevail.

Urban General is the basic urban street frontage, once common across the 
United States. The purpose of this frontage is to develop multi-story buildings 
with three or more Dwelling Units within a single structure or attached 
structures and/or mixed-use placed directly at the sidewalk or behind 
small dooryards, and with one or more entrances and windows across the 
facade. The uses range from commercial to residential, municipal to retail 
and restaurants— and combinations of all of the above. There could be several 
buildings lined up shoulder to shoulder, filling out a block, or on smaller 
blocks, a single building might fill the block face. This frontage is designated in 
the most intense areas of the Center City District and it is anticipated that there 
will be significant pedestrian traffic along these blocks.

ILLUSTRATIONS AND INTENT

758

Item 43.



28Center City Form-Based CodeAugust 2023

Building Height 
1. The building shall be at least 2 stories in height at the 

required building line (rbl) 
2. Properties with C-3 zoning at the time of CCFBC adoption are 

exempt from maximum building height limitations. (See Sec. 
302.A. Center City Visioning Map for applicable parcels.)

3. In all other locations, the maximum height of buildings shall 
conform with the maximum height requirements identified by 
the 302.C. Center City Maximum Building Height Map.

Where designated on the regulating plan, the 5th story 
facade shall be stepped back at least 10 feet behind the rbl and 
no attic story is permitted above it.

Ground Story Height
1. Commerce, retail and civic uses
(See also Urban Storefront Standards on page 32.)

a. The ground story finished floor elevation shall be:
i. no lower than the average fronting exterior sidewalk 

elevation; 
ii. no higher than 18 inches above the average fronting 

public sidewalk elevation. 
b. The ground story shall have a clear height of at least 

12 feet along the rbl for a minimum depth of 25 feet.
2. Residential Units with rbl frontage

a. The ground story shall have a clear height of at least 
9 feet.

Upper Story Height
The minimum clear height for each upper story is 9 feet.

Façade 
1. On each lot the building façade shall be built to the required 

building line for100% of the rbl length.  
2. Within 8 feet of the block corner, the ground story 

façade may be chamfered to form a corner entry.
3. On corner lots, the 100% rbl requirement shall only apply 

to the addressed street frontage, and the rbl requirement 
for the non-addressed street frontage shall be 65%.  

Buildable Area
1. The buildable area is delineated as anywhere behind the 

rbl.
2. A private open area equal to at least 15% of the total 

buildable area shall be preserved on every lot. Up to 67% 
of the required private open area may be satisfied through 
the balconies of individual units. At least 33% of the 
private open area shall comprise no more than two separate 
contiguous areas, as follows:
a. Where located at grade, such private open area may be 

located anywhere behind the parking setback line, but 
not within any required side or rear setbacks.

b. Where provided above the ground story but below a 

HEIGHT

 Urban General

SITING 

Fenestration 
1. Blank lengths of wall exceeding 20 linear feet are prohibited on 

all required building lines (rbl), and other fronting exterior 
walls, provided the walls are not within 3 feet of the property 
line.

2. Ground story fenestration shall comprise between 33% 
and 70% of the ground story facades, and other fronting 
exterior walls, provided they are not within 5 feet of the 
property line. 

3. Upper story fenestration shall comprise between 20% and 
70% of the façade, and other fronting exterior wall area per 
story provided they are not within 5 feet of the property line. 
Upper story fenestration shall comprise between 10% 
and 70% of the upper story fronting exterior walls that are 3-5 
feet from the property line.  

 
Building Projections
1. Awnings shall project:

a.  a minimum of 4 feet from the façade
2. Awnings may have supporting posts at their outer edge 

provided that they: 
a. Have a minimum of 8 feet clear width between the façade 

and the awning support posts or columns, and
b. Provide a continuous walking path at least 5 feet wide within 

that clear width, running parallel to the awning posts/
columns.

Street Walls
1. One access gate no wider than 22 feet and one pedestrian 

entry gate no wider than 5 feet shall be permitted within any 
required street wall.

2. A street wall not less than 5 feet in height or greater than 
12 feet in height shall be required along any rbl frontage that 
is not otherwise occupied by a building on the lot.

ELEMENTS

building’s highest roof level, the private open area may be 
located forward of the parking setback line (such as in a 
raised courtyard configuration) and shall open onto no more 
than one street-space and shall be set back at least 30 feet 
from any block corner or building corner.

c. Where located on the building’s highest roof level, the 
private open area may be located anywhere on the roof.

3. A fee in lieu of the 15% minimum Private Open Area may be 
paid subject to approval by the Parks Board on a square footage 
basis of $2.00 per square foot of the 15% Private Open Area. This 
fee shall be used for Public Open Space improvements within or 
adjacent to the City Center Area (such as Andrews Park or Legacy 
Trail).

Garage and Parking 
Openings in any rbl for parking garage entries shall have a 
maximum clear height no greater than 16 feet and a clear 
width no greater than 22 feet.
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Ground Story 
The ground story may house commerce, professional 
services, or residential uses. See height specifications above for 
specific requirements unique to each use.

Upper Stories
1. The upper stories may only house residential or 

commerce uses.  *No restaurant or retail sales uses shall 
be allowed in upper stories unless they are second story 
extensions equal to or less than the area of the ground story 
use, except that restaurant uses are allowed on the roof level of 
Urban Storefront frontages.

2. No commerce use, except for permitted rooftop restaurants, 
is permitted above a residential use.

3. Additional habitable space is permitted within the roof where 
the roof is configured as an attic story.

Urban General

USE SPECIFICS

Unit Minimums
No parcel containing a residential use shall contain less 
dwelling units than the number of stories allowed, as 
identified on the BFS Height Map minus one (1). Parcels 
without a building height limit containing a residential use 
shall have at least five (5) units. There is no maximum unit 

The use table identifies the uses allowed in the Urban General 
BFS.

RESIDENTIAL DWELLING UNITS

USE TABLE

Ground Story Upper Story

RESIDENTIAL Household Living ✓ ✓ Sec. 704.B.1-2; 704. J, K.

Group Living ✓

COMMERCE Office ✓ ✓ Sec. 704.D.1-2

Overnight Lodging ✓ ✓ Sec. 704.E.1-3

Recreation/Entertainment ✓ ✓ Sec. 704.F.1-5

Vehicle Sales ✓ ✓ Sec. 704.F.6

Passenger Terminal ✓
Child Care Center ✓ ✓ See Part 9. Definitions

Family Day Care Home ✓ ✓ See Part 9. Definitions

Retail Sales & Service ✓ ✓ Sec. 704.F.2, 6, 7

Restaurant/Bar/Lounge/Tavern ✓ ✓ Sec. 704.F.1-5

Art Studio/Artisinal 
Manufacturing ✓ ✓ Sec. 704.F.7

Research & Development ✓ ✓
Self-service storage ✓
Auto Repair ✓ Sec. 704.G.

CIVIC See Part 9. Definitions Sec. 704.C.

Key:  ✓= Permitted     Blank Cell = Not Permitted

Additional Regulations
USE CATEGORY

Urban General

✓

BUILDING CONSTRUCTION 
Construction Codes
1. All structures building in the Urban General BFS shall 

be constructed in compliance with construction codes as 
follows:

b. The Ground Story shall be constructed to 
regulations of the Building Code as adopted in 
Section 6-201 of the Code of the City of Norman 
regardless of use.

c. All Ground Story construction shall be built 
to meet the most restrictive requirements of the 
following Use and Occupancy Classifications 
described in the Building Code: Assembly Group A, 
Business Group B, and Mercantile Group M.

2. All functioning entry doors for structures built in the 
Urban General BFS, including corner entries, shall be 
recessed so that the exterior landing at the door required 
by the Building Code, would not extend past the 
RBL. 

requirement. Ground story commercial units shall count toward 
the residential dwelling unit minimum. All dwelling units 
on a parcel shall be contained within a single structure or set of 
attached structures. 
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URBAN RESIDENTIAL FRONTAGE 
DISTINCTIONS

All requirements in the Urban General BFS shall apply to the 
Urban Residential BFS with exception to the following:
1. The finished floor elevation shall be no less than 14 inches 

and no more than 8 feet above the average exterior public 
sidewalk elevation at the rbl. 

2. The private open area is permitted anywhere behind the 
rbl pursuant to applicable facade requirements.

3. On each lot, the facade shall be built to:
a. the rbl for 100% for at least 12’ in depth of the rbl 

length, or
b. the rbl for at least 70% for at least 12’ in depth of the 

rbl length, provided private open area fronts the 
rbl and is enclosed on all other sides by a structure in a 
courtyard configuration. 

i. Only one frontage-facing courtyard shall be allowed 
per every 50 feet of rbl frontage. 

ii. Each wing of the structure surrounding the 
courtyard shall have a minimum width of 30% of 
the rbl length.

4. A street wall not less than 4 feet or greater than 8 feet in 
height shall be required along any rbl frontage that is not 
otherwise occupied by a facade or private open area. 

The use table identifies the uses allowed in the Urban Residential 
BFS.

USE TABLE

 Urban Residential

Ground Story Upper Story

RESIDENTIAL Household Living ✓ ✓ Sec. 704.B.1-2; 704.J, K.

Group Living ✓ ✓

COMMERCE Office ✓ Sec. 704.D.1-2

Overnight Lodging ✓ ✓ Sec. 704.E.1-3

Recreation/Entertainment Sec. 704.F.1-5

Vehicle Sales Sec. 704.F. 6

Passenger Terminal

Child Care Center See Part 9. Definitions

Family Day Care Home ✓ ✓ See Part 9. Definitions

Retail Sales & Service ✓ Sec. 704.F.2, 6, 7

Restaurant/Bar/Lounge/Tavern Sec. 704.F.1-5

Art Studio/Artisinal 
Manufacturing ✓ Sec. 704.F.7

Research & Development

Self-service storage

Auto Repair Sec. 704.G.

CIVIC See Part 9. Definitions Sec. 704.C.✓
Key:  ✓= Permitted     Blank Cell = Not Permitted

USE CATEGORY
Urban Residential Additional Regulations

Once live-work is designated on the regulating 
plan, these Urban General BFS standards shall apply, 
except that the ground story may be configured at 
grade, as a shopfront.  (See 404.Urban Storefront for 
specific requirements and Part 7. Building Functions for 
restrictions on uses.)

Live-Work Option

Unit Minimums
For parcels designated as Urban Residential south of Duffy 
Street, there shall be no residential dwelling unit minimum. 
For all other parcels designated as Urban Residential, there shall 
be a residential dwelling unit minimum of three (3) units. 
There is no maximum unit requirement. All dwelling units 
on a parcel shall be contained within a single structure or set of 
attached structures. (See Center City Unit Minimum Map 
on page 18.)

RESIDENTIAL DWELLING UNITS
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Where Urban Storefront BFS is designated on the regulating plan, the Urban General bfs standards (previous pages) shall apply, 
except that the ground story configuration shall be for retail—that of a shopfront.
a. ground story uses are limited to retail sales or service, or professional service within the first 20 feet behind the rbl.
b. The minimum ground story clear height is 15 feet. 
c. The ground story fenestration shall comprise between 50% and 90% of the ground story facade.
d. Single panes of glass shall not be permitted larger than 10 feet in height by 6 feet in width.
e. ground story windows may not be made opaque by window treatments or tinting (except operable sunscreen devices within 

the conditioned space).  A minimum of 75% of the window surface shall allow a view into the building interior for a depth of at 
least 15 feet.  

f. shopfronts may extend up to 24 inches beyond the façade or rbl into the dooryard, but may not project into the clear 
walkway.

g. For all parcels designated as Urban Storefront, there shall be a residential dwelling unit minimum of three (3) units. Ground 
story commercial units shall count toward the residential dwelling unit minimum.

404. Urban Storefront Frontage

These photos are provided as illustrations of intent. The are advisory only and do not have the power of law. Refer to the standards 
below and on the previous pages for the specific prescriptions and restrictions of this Building Form Standard. Where these photos 
or statements may be inconsistent with the regulations, the regulations prevail.

ILLUSTRATIONS AND INTENT
The Urban Storefront represents the prototypical “main street” form with shopfronts along the sidewalk and a mix of uses 
above. A high level of pedestrian activity is anticipated. It is a subset of the Urban General Frontage, with more specific 
requirements at the street level.
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405. Detached Frontage

Note: These photos and statements are provided as illustrations of intent and are 
advisory only. They do not have the power of law. Refer to the standards on the 
following pages for the specific prescriptions and restrictions of the Detached Building 
form standard. Where these photos or statements may be inconsistent with the 
regulations, the regulations prevail.

The Detached BFS Frontage is represented by the traditional one dwelling 
unit structure with small front, side, and rear yards along a tree-lined street. 
Structures are 1 to 2 stories in height with pitched roofs and front porches.  Its 
purpose is to protect the character of existing single family neighborhoods.

ILLUSTRATIONS AND INTENT
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RBL
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Depth 
30ft

Min 9ft Clear
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HEIGHT SITING 
Building Height 
1. Each building shall be at least 15 feet at the required 

building line (rbl), but no greater than 2 stories or 27 
feet in height.

2. A sidewing shall be no higher than 15 feet. 
3. Any ancillary structure in the buildable area at the rear of 

the lot shall be no higher than the principal structure on the 
lot.

Ground Story Height
1. The finished floor elevation shall be no less than 3 feet and no 

more than 8 feet above the average exterior sidewalk elevation 
at the rbl. 

2. The ground story shall have an interior clear height of 
at least 9 feet.

 
Upper Story Height
Each upper story shall have an interior clear height of at 
least 9 feet.

Front Yard Fence
Any front yard fence has a minimum height of 30 inches 
and a maximum height of 40 inches. 

Façade 
1. On each lot the facade shall be built parallel to the  required 

building line  (rbl) for at least 60% of the building width.  
The front porch shall be built-to the rbl. 

2. For corner lots the minimum 60% build-to shall include 
the street frontage within 20 feet of the block corner. 

Buildable Area
1. The buildable area is as defined in Diagram 405.b. above. 
2. A contiguous private open area equal to at least 25% of the 

total buildable area shall be preserved on every lot.  Such 
contiguous area shall be located at grade, anywhere behind 
the parking setback line and not include any side or rear 
setbacks.  

Lot Size and Setbacks
1. All lots of record are buildable under this code.
2. Newly subdivided lots shall have a minimum width at the rbl 

of 32 feet, a maximum width of 55 feet, and a minimum depth 
of 85 feet. 

3. The minimum side lot setbacks are 5 feet or as otherwise 
designated on the regulating plan.

4. Front yard setbacks: Development and redevelopment, 
may construct at the setback of the existing structure or follow 
an existing setback on an adjacent/neighboring property in the 
Detached Frontage BFS only.
Front Yard
The front yard/dooryard shall not be paved except for 
walkways.

Garages, Parking and Alleys
1. Garage doors shall not be located on the rbl/façade.
2. There is a 2 foot required setback from alleys. 

Detached

Diagram 405.b: SitingDiagram 405.a: Height
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ELEMENTS USE 
Fenestration 
1. Blank lengths of wall exceeding 15 linear feet are prohibited on 

all  facades.  
2. Fenestration shall comprise at least 25%, but not more than 

70%, of all façades. 

Building Projections
1. Each building facade shall include a front porch at the 

rbl, between 8 feet and 10 feet deep with a width not less than 
1/2 of the facade width.  

2. No part of any building except the front porch roof 
(overhanging eaves) and steps may encroach beyond the rbl 
into the dooryard.

Doors/Entries
At least one functioning entry door shall be provided along the 
ground story façade. (Applies to street frontage, same 
as street address.)

Street Walls and Fences 
1. There is no street wall requirement.
2. Any front yard fence shall be within one foot of the clear 

walkway/dooryard line parallel to the rbl and along 
common lot lines to a point at least even with the facade.

3. A privacy fence may be constructed along a common lot 
line behind the facade.

All Stories 
1. Only residential uses are permitted - one dwelling unit 

or one dwelling unit with an accessory unit allowed.
2. Additional habitable space is permitted within the roof where 

the roof is configured as an attic story.

Accessory Uses
Parking and accessory unit (maximum 650 square feet) uses 
are permitted in the buildable area at the rear of the lot.

 Detached

Diagram 405.c: Elements Diagram 405.d: Use
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Part 5. Urban Space Standards
501. Applicability 
A. The Urban Space Standards apply to new development and 

redevelopment as well as the reconstruction of existing streets and other 
public (and publicly accessible) spaces. 

B. The Urban Space Standards establish the rules and standards for the 
complete street-space (especially streets and sidewalks).

502. Intent
A. Although commonly thought of as just parks or greens, the urban space (or 

public realm) is much more; it includes the complete street-space—the 
public domain between the building façades; the travel lanes between the 
curbs as well as the sidewalks; public plazas as well as urban squares and 
civic greens.  

B. The Urban Space Standards have the following goals:

1. To establish an environment that encourages and facilitates pedestrian 
activity. “Walkable” streets are comfortable, efficient, safe, and 
interesting.

2. To ensure the coherence of the street-space, serving to assist residents, 
building owners, and managers with understanding the relationship 
between the street-space and their own properties.  

3. To contribute to ultimate sustainability.  Native (and non-native 
adapted) trees and plants contribute to privacy, the reduction of 
noise and air pollution, shade, maintenance of the natural habitat, 
conservation of water, and storm-water management.  

C. Property frontages and building façades are part of the public realm, 
literally forming the walls of the public street-space and are therefore 
subject to more regulation than the other portions of the private property.  

D. The private, interior portions of the lots (toward the alley or rear lot lines) 
are much less regulated to allow commercial operators to utilize these spaces 
as efficient working environments unseen by the public and allow residents 
to have private (semi-private for apartment and condominium dwellers) 
gardens and courtyards.
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503. Street Type Specifications
The Street Type Specifications illustrate the recommended typical configurations 
for street-spaces within the Center City Form District. The plans and sections 
specify ideal vehicular travel lane widths, curb radii, sidewalks, tree planting 
areas, and on-street parking configurations. They also provide a comparative 
pedestrian crossing time as a gauge of relative pedestrian crossing-comfort 
between the various street types. The streets within the CC Form District must 
work in conjunction with the Building Form Standards to create the type of 
walkable, mixed-use place envisioned by the community.

A. Intent and Principles
1. General Intent

a. Streets are a community’s first and foremost public spaces and 
should be just as carefully designed and planned as any park or 
public building. The character of the street-space—both its 
scale and its details—determines the pedestrian quality of a given 
location.  

b. Streets must balance the needs of all forms of traffic—auto, transit, 
bicycle and pedestrian—to maximize mobility and convenience for 
all residents and users. Their character will vary depending on their 
location: some streets will carry a large volume of traffic and provide 
a more active and intense urban pedestrian experience while others 
will provide a less active and more intimately scaled street-space.  

c. These are city streets—not highways or roads—and must be 
developed as such to create people-oriented places balancing all 
transportation modes. The neighborhood streets are designed 
primarily for walkability and pedestrian comfort, with automobile 
movement as a secondary focus.  The Main, Gray and Boyd 
specifications grant more to the free movements of vehicles, while 
maintaining fair walkability. 

2. Principles
a. The appropriate design of streets is one of the most important 

design elements for Center City place-making. 
b. To design for continuous free-flowing vehicle traffic creates 

situations where vehicles will travel at speeds greater than desirable 
for pedestrians. 

c. With appropriate design, drivers will choose slower speeds and less 
aggressive behavior, a feat typically not achieved through basic speed 
limit signage/postings.

d. Scale is a threshold design consideration for street design elements 
(from signage to crossing distances)—in a neighborhood, town or 
city it should be that of the pedestrian.

e. An interconnected street network allows traffic capacity to be 
diffused and maintained across numerous streets.

f. Emergency vehicle access must be maintained, but with an 
interconnected street network, there will always be at least two 
routes of access to any lot or parcel.
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g. Differences between “requirements” and “preferences” can be 
significant—increased lane width and the accompanying increased 
vehicle speed more often than not decrease the overall safety for 
pedestrians.

h. On-street parking slows passing vehicular traffic and acts as a buffer 
between moving vehicles and pedestrians. City staff will review and 
approve on-street parking design on a case-by-case basis depending 
on the street classification.

i. Overall function, comfort, safety and aesthetics of a street are more 
important than automobile efficiency alone.

j. In a pedestrian-oriented area, non-vehicular traffic should be 
provided with every practical advantage so long as safety is not 
adversely affected.

k. Street design should take into consideration what is reasonably 
foreseeable, not every situation that is conceivably possible.

l. Designing a street to facilitate (rather than accommodate) 
infrequent users may actually result in the wrong design for the 
frequent users of the Street-Space.

m. When the street design creates a conflict between the vehicular 
and non-vehicular user, it should be resolved in favor of the non-
vehicular user unless public safety will be truly jeopardized by the 
resolution. 

B. Street Types
1. These are the proposed street types and ideal configurations within the 

CC Form District. The numbers refer to dimensions within the street-
space.  The first number1 is the literal street-space (the distance 
between façades across the street) and the second is the distance to the 
back-of-curb (includes travel lanes, any on-street parking, and curb and 
gutter). 
a. Main Street: MS-98/43
b. Boyd Street: ST-88/43
c. Neighborhood Street: ST-80+/38 
d. Neighborhood Street: ST-66+/38 
e. Alley: A-24 
See Diagrams 503.B.1.a.-e. on the following pages.

2. On Main Street: MS - 98/43 specification, sharrows, clearly marked 
shared bicycle and automobile lanes are shown. On Boyd Street: ST - 
88/43 specification, dedicated bike lanes are shown. The other street 
types are configured such that in-lane bicycle travel is encouraged and 
appropriate. 

3. Dooryards and alleys are generally reserved for utility easements. 

1 Note: Due to the fact that the existing rights-of-way within the CC Form District vary 
dramatically, the first number for the Neighborhood Streets includes a plus (+) sign. The distance 
above the base number (either 80 or 66) is typically added to the front yard or dooryard space in 
the Neighborhood Street Type diagrams on the following pages.
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Diagram 503.B.1.a: Main Street: MS-98/43

Norman Center City Vision Summary Report  |  32  

Main Street
Existing

Sidewalk Parking Travel TravelTravel SidewalkParking

Main Street
2-way with Bicycle Sharrow Lanes

Sidewalk Parking Travel

Bike Bike

TravelTurning SidewalkParking

Figure	2.8		Existing	Main	Street	with	one-way	traffic

Figure	2.9		Main	Street	as	a	two-way	street

Charrette Vision: Convert Main St. to Two-Way Traffic - Lane Configurations

Note: Illustration is advisory only
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Diagram 503.B.1.b: Boyd Street: ST-88/43

Note: Illustration is advisory only
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Diagram 503.B.1.c: Neighborhood Street: ST-80+/38
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Diagram 503.B.1.d.:        Neighborhood Street: ST-66+/38
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Diagram 503.B.1.e: Alley: A-24
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504. Streetscape Standards
A. General Provisions

1. All plant material (including trees) shall pass any inspections required 
under State regulations. 

2. All turf grass shall be solidly sodded at installation—not seeded, 
sprigged, or plugged. Vegetative groundcovers may be used in place of 
turf grass. 

3. In addition to the lot, the owner must maintain the following areas:
a. The portion of the street-space between their RBL and the back of 

the curb.
b. The portion of the alley between the lot line and the edge of the 

alley pavement.

4. Mechanical and electrical equipment including, but not limited to, air 
compressors, pumps, exterior water heaters, water softeners, private 
garbage cans (not including public sidewalk waste bins), and storage 
tanks may not be stored or located within any street-space. (Water 
pumps for public fountains or irrigation not visible are not included in 
this prohibition. Temporary placement of private garbage cans within 
the street-space may be allowed to accommodate scheduled pick-up.) 

B. Street Trees
1. Each street-space must have street trees planted along the street 

tree alignment line (generally 3 to 3½ feet from the back of the 
curb unless otherwise specified in the regulating plan or Street Type 
Specification) at an average spacing not greater than 30 feet on center 
(calculated per block face). Where necessary, spacing allowances 
may be made to accommodate curb cuts, fire hydrants and other 
infrastructure elements; however, in no location may street tree 
spacing exceed 45 feet on center except where necessary for transit 
stops or stations. Required street tree planting area configurations are 
specified in the Street Type Specifications and below.  

2. Required tree planting area minimum specifications are as follows:
a. Street tree planting areas shall be at grade or not greater than six 

inches in height above or below the sidewalk
(i) Soil surface area shall not be less than 110 square feet per 

isolated tree or 90 square feet per tree for connected (tree 
lawn) situations. (See Illustrations 504.B.2(i) and (ii.))

(ii) No dimension of the soil surface area may be less than 6 feet 
unless otherwise specified in this Code.

(iii) The Street Type Specifications above are configured for street 
tree trenches.  The above requirements may be met through 
the use of bridged slab, structural soil, or other techniques that 
clearly exceed these standards in the fostering of vital and long-
lived street trees. 504.B.2(ii) Isolated Tree Situation

Continuous Tree Lawn Individual Tree PlantingContinuous Soil Area

6.5’ min. 6.5’ min.

13
.8

’ 

bridged slab , 
structural soil, or 
pervious paving

6.5’ preferred
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.9

’ m
in

im
um

6.
5’

 m
in

.

exposed soil, 
lawn, or 
ground cover 10.5’

10
.5

’

110 square feet minimum per tree90 square feet minimum per tree

Continuous Tree Lawn Individual Tree PlantingContinuous Soil Area
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13
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’ 
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structural soil, or 
pervious paving
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16
.9

’ m
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504.B.2(i) Connected Situation
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b. At planting, street trees shall be at least 2.5 inches in diameter 
at designated breast height (DBH) and at least ten feet in overall 
height. Species must be selected from the street tree list (see Tree 
Lists). Consult with the designated City staff for the designated tree 
species for a particular street-space.

c. Any unpaved ground area shall be planted with groundcover, 
flowering vegetation, or climbing vines, not to exceed 12 inches in 
height. Street trees must be “limbed up” as they gain appropriate 
maturity so as to not interfere with pedestrian or truck travel 
(minimum 7 feet clear over the sidewalk and 14 feet over any travel 
lanes) and to maintain visibility.

C. Streetscape Elements
1. At the time of development, the developer is required to install 

sidewalks, as illustrated in Street Type Specifications, on the side of the 
street-space being developed.

2. Sidewalks not otherwise designated in the regulating plan or 
Street Type Specifications shall be a minimum of six feet wide and be 
constructed to meet all City (and ADA) standards and specifications.

3. Street furniture is an element of the overall street-space design—not 
an afterthought. Street furnishings should be simple, functional, and 
durable.

D. On-Street Parking
1. On-street parking spaces shall count towards parking requirements. (See 

Section 603.C.)

2. The parking space/tree planting pattern may be interrupted by existing 
or new driveways designated in the regulating plan, streets, and 
alleys, but the requirements in B.1 above shall be met, except where 
necessary for any transit stops or stations.  

3. Parking spaces must be constructed in a manner that allows proper 
drainage (generally a “w” profile, having a gutter pan between the travel 
and parking lanes).  

4. Where required, bicycle parking shall be provided on the same lot as the 
development. (See Appendix C for additional requirements.)
a. For residential lots containing more than three dwelling units 

on the same lot, there shall be one bicycle parking space provided 
for the first eight (8) car parking spaces, and one bicycle space for 
each ten (10) car spaces provided thereafter. Single family, two-
family, and three-family units on the same lot are exempt from the 
requirement to provide bicycle parking facilities.    

b. For other non-residential uses, there shall be one bicycle parking 
space provided for any parking area containing at least eight car 
spaces, and one additional bicycle space for each twenty (20) car 
spaces thereafter.
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5. On-street parking shall comply with applicable ordinances regarding 
distance to intersections, stop signs, and other street elements.

505. Plazas, Squares and Civic Greens
A. Intent

1. These standards apply to those spaces that are either publicly owned or 
publicly accessible, as designated on the regulating plan.

2. Squares, civic greens and plazas should be situated at prominent 
locations. The green plants and trees of squares and civic greens 
provide a landscape and civic architecture that complement the 
surrounding private building architecture.  

3. Squares are active pedestrian centers.  Civic greens are spaces intended 
for less intensive foot traffic. Surface treatment is regulated accordingly.

4. Pervious paving materials (to allow oxygen for tree roots and absorb 
stormwater run-off) are encouraged in both squares and civic greens, 
and the percentage of impervious paving material is limited. Pervious 
paving materials must be approved by the Public Works Department. 
(see 505.C. Materials and Configurations below.)

B. Standards
Squares and civic greens must be designed, planted and maintained according 
to the following requirements: 

1. Squares and civic greens shall have at least 60 percent of their 
perimeter fronting public rights-of-way. Both shall be surrounded by 
street trees.  Their dimensions shall be no narrower than a 1:5 ratio 
and no square or civic green width or breadth dimension shall be less 
than 25 feet.

2. Appropriate to their high (pedestrian) traffic level squares must be 
designed with a higher percentage of paved surface area. (see C.2 below)

3. A clear view through the square or civic green (from two to seven feet 
in height) is required, both for safety and urban design purposes.

4. Squares and civic greens shall not include active recreation structures 
such as ball fields and courts.

C. Materials and Configurations 
1. General

a. Street trees shall be planted along the alignment shown in the 
street type specification, and in accordance with Section. 504, B. 
Street Trees. They may (generally will) be of a different species than 
the connecting streets. 

b. The ground surface level elevation shall be between 0 and 18 inches 
above the top of the adjacent curb.

c. The maximum slope across any square or civic green shall not 
exceed ten percent.  
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d. Except for tree trunks, streetlights, civic use buildings, public art 
or monuments, there shall be a clear view between two and seven 
feet above grade.  The foliage of newly planted trees may intrude 
into this area until the tree has sufficient growth to allow such a 
clear trunk height. 

e. Trees within a square or civic green may also be selected from the  
public space tree lists (see Section 506. Tree Lists).  

f. Asphalt is prohibited within a square or civic green tract. 

2. Squares
Appropriate to their high (pedestrian) traffic level, squares shall 
incorporate a higher percentage of paved surface area. Surface treatment 
and materials (within the back-of-curb to back-of-curb area, excluding 
any civic use building, public art or monument footprint) shall be 
between 20 percent and 35 percent unpaved pervious surface (turf, 
groundcover, gravel, soil or mulch). 

3. Civic Greens
Appropriate to their less intensive character, civic greens shall be 
designed with a lower percentage of paved surface area.  Surface 
treatment and materials (within the area back-of-curb to back-of-
curb area excluding any civic use building, public art or monument 
footprint) shall be a minimum 50 percent unpaved pervious surface area 
(such as turf, groundcover, gravel, soil or mulch).

4. Pedestrian Pathway
The area within a pedestrian pathway shall be a public access easement 
or public right of way. The easement width for these pathways must not 
be less than 20 feet with a paved walkway not less than ten feet wide 
providing an unobstructed view straight through its entire length, except 
where otherwise specified on the regulating plan.

506. Tree Lists
A. General

1. The following lists contain all approved tree species for use in the CC 
Form District. The lists include native and acceptable adapted species. 
Other species may be used for planting within a private lot.  These lists 
may be periodically reviewed for disease and climate appropriateness and 
amended by the City, as necessary. 

2. Invasive exotic species may not be used anywhere on private lots or 
other areas.  

B. Street Trees
1. Species in the Street Tree List are for placement as shown in Street Type 

Specifications, or as specified in the regulating plan for placement 
along the street tree alignment line. The use of alternate species 
may be permitted, but only if approved by the designated City staff. 
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2. Street trees are part of an overall street-space plan designed to 
provide both canopy and shade and to give special character and 
coherence to each street. The desired aesthetic must be achieved through 
the use of native and/or proven hardy adapted species. Appropriate 
street tree species may change over time and this list may be 
periodically amended by the designated City staff.  Inclusion in this list 
shall be based on the following criteria:
a. Structural – street trees shape and subdivide the street-space, 

increasing pedestrian comfort and adding (literal) value to the 
street/community.  “Canopy Shade Tree” species grow to heights in 
excess of 60 feet and have a broad canopy—enabling them to clear 
auto traffic and pedestrians, form a ceiling-like enclosure, and open 
a clear view of the street-space, façades, and shopfronts at eye-
level. 

b. Pragmatic – Life as a typically placed street tree is nasty, brutish, 
and short.  Few species are tough enough to survive and grow.  
Appropriate species have special tolerance to salt and soil 
compaction.  Street tree planting techniques and configurations 
provide a healthy environment in which the tree can thrive—this 
will ensure that the trees increase their value to the community as 
they grow.  

c. Design – Species are planted consistently along a given street-
space to provide a special form and character. This provides species 
diversity at the same time it provides a specific street character by 
planting different street-spaces with different trees. 
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Street tree LiSt

(Large Canopy Trees – mature height 60 feet and above)

Celtis occidentalis Common Hackberry
Ginkgo biloba Ginkgo (male only)
Gleditsia triacanthos var. inermis Thornless Honey Locust
Platanus acerifolia ‘Yarwood’ Yarwood Plane tree
Platanus occidentalis ‘Bloodgood’ London Plane tree 
Quercus acutissima Sawtooth Oak
Quercus alba White Oak
Quercus coccinea Scarlet Oak
Quercus muhlenbergii Chinquapin Oak
Quercus palustris Pin Oak
Quercus phellos Willow Oak
Quercus buckleyi shumardii Red Oak
Quercus velutina Black Oak
Tilia Americana Basswood/American Linden
Ulmus hollandica ‘Groenveldt’ Groenveldt Elm
Ulmus  americana “libertas” Liberty Elm
Ulmus parvifolia Chinese/Lacebark/Drake 

Elm
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3. Public Space Trees 
In addition to the above trees, the following trees may be placed within 
dooryards, squares or civic greens.

PubLic SPace tree LiSt

Carya illinoinensis Pecan
Cerus canadisis var. texensis Texas Redbud 
Cerus x texensis Oklahoma Redbud
Juglans nigra Black Walnut
Magnolia grandiflora Magnolia
Quercus macrocarpa Bur Oak
Quercus muhlenbergii Chinquapin Oak
Taxodium ascendens Pond Cypress
Taxodium distichum Bald Cypress

4. Private Space Plantings 
No trees or other plant species that have been identified as invasive may be 
planted in any outdoor location within the City Center District. 
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Part 6. Parking and Loading Standards
601. Intent
A. Promote a “park once” environment that will enable people to conveniently 

park and access a variety of commercial, residential, and civic enterprises in 
pedestrian friendly environments by encouraging shared parking.

B. Reduce fragmented, uncoordinated, inefficient, reserved single-purpose parking.

C. Avoid adverse parking impacts on neighborhoods adjacent to redevelopment 
areas.

D. Maximize on-street parking.

E. Provide flexibility for redevelopment of small sites and for the preservation or 
reuse of historic buildings.

F. Increase visibility and accessibility of public parking.

G. Support and encourage a multi-modal, bicycle and pedestrian-friendly 
environment.

602. Other Applicable Regulations
Pervious surfaces approved by the City Engineer are encouraged for surface parking 
lots.

603. Minimum Parking Requirements
A. Properties zoned C-3 at the time of CCFBC adoption are exempt from these 

minimum parking requirements. See Part 3. Section 302., 302.A., Center City 
Visioning Map, for the applicable parcels. Properties zoned C-2 and located on 
Gray Street extending from Lahoma Avenue on the West to the railroad tracks 
on the East shall also be exempt from the minimum parking requirements of 
the CCFBC.

B. There is no minimum parking requirement for the re-use or renovation of an 
existing structure in which there is no gross floor area expansion.

C. An inset parking space located on a public street may be included in the 
calculation of parking requirements if it is adjacent to the building site 
(where more than 50% of the space is located within the street fronting the 
development parcel). On-street parking is subject to approval from the City of 
Norman’s Transportation Engineer.

D. Each on-street parking space may only be counted once.

E. Minimum reserved parking: Reserved parking includes all parking that is not 
shared parking. 

1. Commerce/civic uses: There is no minimum requirement for reserved 
parking.
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2. Residential–minimum reserved parking spaces per unit: 
a. Studio unit    .5 spaces/unit
b. 1 bedroom unit   .5 spaces/bedroom
c. 2 bedroom unit   .5 spaces/bedroom
d. 3 bedroom unit or greater  1 space/bedroom

F. Minimum Shared Parking for Urban General, Urban Storefront, and Urban 
Residential Frontages:

1. Commerce: There are no minimum shared parking requirements where 
the non-residential Gross Floor Area (GFA) is under 10,000 square 
feet.  Sites over 10,000 square feet in non-residential GFA shall have a 
minimum of 1 and 1/4 spaces per 1,000 square feet of non-residential 
GFA provided as shared parking.

2. Shared parking shall be designated by appropriate signage and 
markings (parking shall be clearly visible and accessible to the public) as 
determined by the Director.  

G. Achieving parking requirements:

1. Parking shall be located and configured in compliance with the parking 
setback line or other regulations for the site on which it is located, as 
indicated on the regulating plan and/or building form standard. 

2. Minimum parking requirements may be met either on-site or within a 
1000-foot walking distance of the development.

3. Parking lot design is up to the discretion of the developer. A parking lot 
striping plan must be provided by the developer.

4. Parking spaces shall be at least 162 square feet in area with a minimum 
width of 8.5 feet.

5. Corner lots less than 12,900 total square feet shall only be required 
to comply with the parking setback line at the front of the property 
and not the side street. For the purposes of this paragraph, the frontage 
street is the same as the street address. 

H. Bicycle Parking: sites and/or projects over 10,000 square feet in land area 
have the following requirements: (Appendix C)

1. For commerce, the developer must provide 1 employee bicycle parking 
rack (2-bike capacity) per 5,000 square feet of commercial floor area 
and 1 visitor/customer bicycle parking rack (2-bike capacity) per 10,000 
square feet of commercial floor area. The employee and visitor racks 
may be co-located.

2. For residential, the developer must provide 1 tenant bicycle parking 
rack (2-bike capacity) per 4 units and 1 visitor bicycle parking rack 
(2-bike capacity) per 10 units. Projects under 4 units shall have no 
requirement. 

3. Bicycle parking facilities shall be visible to intended users. The bicycle 
parking facilities shall not encroach on any area in the public right 

603.H.4.Consolidated public bicycle parking
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of way intended for use by pedestrians, nor shall they encroach on any 
required fire egress.

4. On-street bicycle parking spaces (typically along the street tree 
alignment line) may be counted toward the minimum customer/visitor 
bicycle parking requirement. (For areas with constrained street-space, 
an optional approach is to consolidate public bicycle parking in a single 
dedicated on-street parking space per block. See figure 603.H.4.)

I. Permissive parking and loading facilities. Nothing in this ordinance shall be 
deemed to prevent the voluntary establishment of off-street parking or loading 
facilities to serve any existing use of land or buildings, in accordance with 
all regulations herein governing the location, design, and operation of such 
facilities.

J. Off-Site Parking
1. Off-site parking shall be located and configured in compliance with the 

parking setback line or other regulations for the site on which it is 
located, as indicated on the regulating plan and/or building form 
standard. 

K. Tandem Parking
1. Tandem parking is only allowed for:

a. Single-family residential projects; and
b. Residential projects and the residential component of mixed-use 

projects.

2. Parking spaces shall be at least 162 square feet in area with a minimum 
width of 8.5 feet.

3. Tandem parking spaces shall follow normal parking space size requirements.

604. Reserved
605. Parking Lot Plantings
A. For any surface parking lot not separated from the street-space by a building, 

the space between the rbl and the parking setback line shall be planted with 
canopy shade trees from the Tree Lists in Part 5. Urban Space Standards. Trees 
shall be planted at an average distance not to exceed 30 feet on center and 
aligned parallel 3 to 7 feet behind the rbl/street wall. 

B. The edge of any Urban General or Urban Storefront surface parking lot adjacent 
to a Detached or Urban Residential lot shall:

1. Be planted with canopy shade trees from the Tree Lists in Part 5. Urban 
Standards, placed at an average distance not to exceed 40 feet on center and 
aligned parallel 3 to 7 feet behind the common lot line.

2. Have a street wall, garden wall or privacy fence along the common 
lot line.
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606. Loading Facilities
A. No loading facilities are required.

B. Where loading facilities are provided, they shall be located to the rear and/
or alley side of buildings.
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Part 7. Building Functions
701. General Provisions
A. Permitted Uses
Permitted uses by building form standard Frontage are shown in Section 702 
with additional regulations, as applicable. The categories in the use table are 
further listed and detailed in Section 703 and 704. 

B. Use Determination
1. The Director is responsible for categorizing all uses, and applying the 

uses set forth in Section 702, Use Table. If a proposed use is not listed in 
a use category, but can be said to be reasonably similar in impact on the 
CC Form District to a listed use, the Director shall treat the proposed 
use as a use under that category. If a proposed use is not listed in a use 
category, and is fundamentally different from any other listed use, the 
use shall be prohibited. Also, the Director may make such decisions 
pursuant to Section 104, Other Applicable Regulations, Subpart (B). 

2. Uses Not Specifically Listed: When determining whether a proposed use 
is similar to a use listed in Section 703, the Director shall consider the 
following criteria:
a. The actual or projected characteristics of the proposed activity in 

relationship to the stated characteristics of each use.
b. Types of vehicles used and their parking and/or loading 

requirements.
c. The likely impact on surrounding properties. 
d. The intent of the CC Form District. 

C. Temporary Uses and Structures
Temporary structures such as shipping containers and other modular structures 
may be permitted to provide new business incubator space by housing retail 
and restaurant uses in the Urban General and Urban Storefront frontages for up 
to 24 months, with an optional annual renewal thereafter dependent on their 
performance and upkeep. Such temporary structures are not required to meet the 
Building Form Standards, but other performance standards may apply.
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702. Use Table
The use table identifies the uses allowed in the respective bfs Frontages by story.

Ground Story Upper Story

RESIDENTIAL Household Living ✓ ✓ Sec. 704.B.1-2; 704.J, K.

Group Living ✓ ✓

COMMERCE Office ✓ Sec. 704.D.1-2

Overnight Lodging ✓ ✓ Sec. 704.E.1-3

Recreation/Entertainment Sec. 704.F.1-5

Vehicle Sales Sec. 704.F. 6

Passenger Terminal

Child Care Center See Part 9. Definitions

Family Day Care Home ✓ ✓ See Part 9. Definitions

Retail Sales & Service ✓ Sec. 704.F.2, 6, 7

Restaurant/Bar/Lounge/Tavern Sec. 704.F.1-5

Art Studio/Artisinal 
Manufacturing ✓ Sec. 704.F.7

Research & Development

Self-service storage

Auto Repair Sec. 704.G.

CIVIC See Part 9. Definitions Sec. 704.C.✓
Key:  ✓= Permitted     Blank Cell = Not Permitted

USE CATEGORY
Urban Residential Additional Regulations
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703. Use Categories
A. Residential Uses

Residential Uses are allowed as set forth in Part 9. Definitions: Uses, 
Residential, and shall be sub-categorized as follows per the Use Chart:

1. Household Living
2. Group Living

B. Commerce Uses
1. Use Classification.   The Commerce Uses permitted in each BFS have 

been classified by the sub-categories represented on the Use Table.  As 
set forth therein, each sub-category’s included specific uses, as each use 
is determined by the Planning Director as set forth in Section 701, are 
subject to the particular development and performance standards set 
forth in the Use Table and those additional standards set forth in Part 7. 
Section 704. Development and Performance Standards, if any.

2. Permitted Uses.  Generally, any use categorized and sub-categorized 
on the Use Chart, and as thereafter amended, are permitted where 
a representative sub-category is shown, and subject to the Planning 
Director’s determination as set forth in Section 701.

3. Retail SaleS and SeRviceS.  Any use permitted persuant to (B)(2), 
except that:
a. Automobile surface parking lots are only permitted behind the 

parking setback line
b. Outdoor athletic courts are only permitted as part of an adjacent 

fitness center

4. Additional Uses, if not otherwise permitted.  In addition to those uses 
permitted pursuant to the Use Chart and (B)(2) above, the following 
are permitted as Commerce Uses, subject to the Planning Director’s 
determination as set forth in Section 701:
a. Hotels and Lodging
b. Auditoriums and arenas
c. Conference facilities and convention centers
d. Communication antennas mounted on existing structures 
e. Bar, Lounge or Tavern and Live Entertainment subject to the 

requirements of Section 704.F.

C. Civic Uses
1. Permitted Uses. Permitted Civic Uses are determined according to the 

definition set forth in Part 9. Definitions: Civic Use.

2. Additional Uses. The following uses are expressly allowed as set forth in 
Part 9. Definitions: Civic Use or expressly as set forth herein:
a. College, community college, university
b. Museum, library, auditorium, arena
c. Places of worship including church, mosque, synagogue, temple
d. Police, fire, EMS station, substation
e. Public or private (K-12) school
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f. Neighborhood arts center, Community Center or similar 
community facility (public)

g. Farmers Market 

704. Development and Performance Standards
A. General 

1. All permitted uses shall meet the Section 402. General Provisions and 
those standards specified in the applicable individual building form 
standard pages.  

2. No civic, commerce or workshop use is permitted above a 
residential use, except for rooftop restaurants where specifically 
designated in the Urban Storefront Frontage.

3. No drive-through services are permitted. 

4. No smoke, radiation, vibration or concussion, heat or glare shall be 
produced that is perceptible outside a building, and no dust, fly ash or 
gas that is toxic, caustic or obviously injurious to humans or property 
shall be produced.

5. Communication antennas may be installed on any existing structure 
(such as a building, utility pole, water tower, etc., but excluding single-
family residences and accessory uses) 3 stories in height or greater 
but no less than 45 feet provided that the additional antennas shall 
add no more than 20 feet to the height of said existing structure. 
Communication antennas which are architecturally compatible to 
the building architecture may locate on non-residential buildings less 
than 3 stories or 45 feet in height, subject to receiving a Certificate 
of Compliance. Associated equipment will be subject to final 
development plan approval. Associated equipment may be permitted 
on the roof so long as it is screened from view. 

B. Residential
1. See the Urban General bfs for configuration requirements for ground 

story residential uses.

2. A lobby serving an upper story residential use is permitted on the 
ground story of an Urban Storefront BFS site.

C. Civic
Buildings that house civic uses designated on the regulating plan are 
not subject to Part 4. Building Form Standards except for Section 402.D. 
Neighborhood Manners.

D. Office
1. Office uses are not permitted within the required minimum depth for 

the storefront space in an Urban Storefront site.

2. Office uses are permitted within the ground story of designated live-
work Urban Residential BFS Frontage units.
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E. Overnight Lodging
1. Ground story guest rooms shall meet the configuration standards for 

ground story residential uses as specified in the Urban General bfs. 

2. A lobby serving an upper story overnight lodging use is permitted on 
the ground story of any Urban Storefront BFS site. 

3. For the Urban Residential BFS Frontage, only bed and breakfast types 
are permitted. 

F. Restaurant/Bar, Retail Sales
1. Outdoor eating areas for eating/drinking establishments shall be allowed 

on the public sidewalk in Urban General and/or Urban Storefront 
Frontages, subject to:
a. the provision of a minimum clear width of five (5) feet within the 

clear walkway area; and
b. subject to the issuance of applicable permits.

2. A restaurant or retail use is permitted in the second story of an Urban 
Storefront or Urban General site provided it is an extension equal to or 
less than the area of the same ground story use. 

3. An eating/drinking establishment is permitted on the rooftop of an 
Urban Storefront site.   

4. The sale and consumption of alcoholic beverages shall be subject to all 
existing permitting provisions, as applicable.

5. Live entertainment and bar/lounge/tavern are required to obtain a 
Special Use Permit if the walls of the facility are within 100 feet of a 
solely residential bfs within the CC Form District or a residential zoned 
property which is not included in the CC Form District.

6. No merchandise (including motorcycles, scooters, and automobiles) 
may be left within the street-space when the business is not open.

7. Only merchandise or a commodity manufactured on premise may be 
sold in the ground story of a live-work unit. 

G. Auto Repair
Auto repair services may be permitted, subject to the following:

1. The property shall be at least 100 feet from any solely residential lot;

2. The use shall not include the display and rental of cargo trailers, trucks, 
or similar uses;

3. The storage or junking of wrecked motor vehicles (whether capable of 
movement or not) is prohibited; 

4. Discarded parts resulting from any work shall be removed promptly 
from the premises. Automotive replacement parts and accessories shall 
be stored inside the main structure;

5. Upon the abandonment of the auto repair service, the use shall 
terminate and all structures exclusively used in the business (including 
underground storage tanks), except buildings, shall be removed by the 
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owner of the property. For the purpose of this Subsection, the term 
“abandonment” shall mean non-operation as an auto repair for a period 
of 14 months after the retail services cease.  

H. Crematoriums
Crematoriums are required to obtain a Special Use Permit and are subject 
to the following:

a. Crematoriums will be located a minimum of 400 feet from any 
solely residential BFS or residential zoning district and 100 feet 
from all other zoning districts measured from the closest point of 
the building to the nearest residential district.

b. Facilities shall meet all applicable state and federal requirements for 
incineration equipment and shall be licensed at all times.

c. All storage shall be inside.
d. Incinerator stacks shall not be located on the front side of the roof 

of any structure facing the street.
e. Crematoriums shall have direct vehicle access to an arterial street.

I. Adult Entertainment Uses
Adult Entertainment Uses are required to obtain a Special Use Permit and 
are subject to the following:

a. No such zoning shall be granted for any proposed location which 
is within a one thousand foot (1000’) radius of any other Adult 
Entertainment Use.

b. No Adult Entertainment Use shall be allowed to locate within a five 
hundred foot (500’) radius of any church, public or private school 
(type which offers a compulsory education curriculum) or public 
or private park. Nor shall any Adult Entertainment Uses be allowed 
to locate within five hundred feet of any solely residential BFS or 
residential zoning district.

c. All distances required to be met pursuant to the terms of this 
section shall begin at the property line of the proposed use and are 
measured to the nearest property line of the public or private lot, 
school, park, church, residentially zoned lot, or adult entertainment 
use within the proscribed distance, if any.

J. Special Use for Dwelling Units with Four or More 
Bedrooms
In any BFS where residential use is permitted, dwelling unit(s) may 
contain four or more bedrooms upon approval of a Special Use Permit as 
follows:

1. This provision is applicable to new construction, including demolition 
and reconstruction, or an addition/alteration to existing construction 
adding at least one bedroom where the resulting structure is to contain 
four or more bedrooms in a residential dwelling unit(s);

2. This provision is not applicable to structures with four (4) or more 
bedrooms existing on or before the date O-1920-3 was enacted;
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3. Where an existing structure already has four (4) or more bedrooms 
existing on or before the date O-1920-3 was enacted, but voluntarily 
seeks and is denied a Special Use Permit, denial alone will not render 
Section 704 (J) applicable unless an addition/alteration adding at least 
one more bedroom occurs per subpart (1) above.

K. Special Use Procedure
1. An Applicant seeking a Special Use Permit pursuant to Section 704 shall 

follow, and is subject to, those procedures and regulations set forth in 
the Norman Zoning Ordinance regarding Special Uses, currently found 
at 36-560 and as thereafter amended, except that:
a. The Planning Director may also require applicant submit 

information in addition to that required by the Zoning Ordinance 
where the Planning Director feels that said additional information 
is necessary to address particular aspects of the subject property’s 
character, or to assist in evaluating and determining a project’s 
adherence to the goals of this Code; and

b. The Planning Commission and the City Council may also, in 
addition to those items identified in the Zoning Ordinance 
regarding Special Uses, take into account the underlying purposes 
and goals of the Center City Vision and this Code, in setting 
conditions (including occupancy conditions) recommending or 
approving any Special Use Permit application.

2. Any violation of a Special Use Permit constitutes a violation of the 
Norman City Code, as embodied in both the Norman Zoning 
Ordinance and this Code.
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Part 8. Site Development Requirements 
801. Intent
A. This part applies to the Urban Residential BFS and Detached Frontage 

BFS that are newly developed or redeveloped pursuant to the ccfbc.  
Impervious surface controls are necessary to balance the development and 
stormwater needs in the ccfbc area, in addition to anticipated infrastructure 
improvements. 

802. Site Grading Plan 

A. All site work and material storage must be completed within the property 
boundary.  Any activities required in the public right of way or alley must 
be approved through application for a right of way permit through Public 
Works Engineering (405-366-5457) prior to commencing work. This 
includes the removal or construction of sidewalks, drives or alleys. Sidewalk 
removals must have a set plan for immediate replacement for public use.

B. A site grading plan must be submitted containing the following information 
at a minimum:  

1. Lot/building layout with dimensions;

2. Existing and proposed impervious areas with dimensions and 
percentages;

3. Existing and proposed ground contours and elevations;

4. Proposed finished floor elevation of all structures using 1 foot or less 
contour intervals;

5. Drainage patterns indicated by flow arrows and locations where 
stormwater leaves the site; 

6. Proposed drainage areas; and

7. Location of downspouts.

8. Explanation of how each drainage area will be collected by public 
stormwater infrastructure.  Public stormwater infrastructure can include 
the public street or a stormwater inlet located within a public easement 
or right of way.  

803. Drainage Calculations
A. Drainage calculations prepared by an Oklahoma licenced  professional 

engineer per Section 5000 of the Engineering Design Criteria for the site 
must be provided including the following information at a minimum:

1. Calculations must apply and satisfy methodology set forth in Section 
5000 of the Engineering Design Criteria.

2. Existing or historic runoff rate for each drainage area.  If historic aerial 
photos indicate that structures or impervious areas had been demolished 
these areas can be used in the calculation of the historic runoff rate;
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3. Permissible runoff rate based on time of concentration (tc) for each 
drainage area shall be determined as follows:
a. In no case shall tc of less than 5 minutes be allowed.
b. For sites less than or equal to 10,500 square feet a tc of five minutes 

can be assumed.
c. Or larger areas of redevelopment tc shall be calculated using the 

Section 5000 of the Engineering Design Criteria (EDC 5000).

B. Each lot shall be drained to an abutting street or alley, and downspouts 
shall not be directed in such a manner as to adversely impact adjacent 
properties.

C. For redevelopment where impervious cover is increasing to 65%, the 
difference in the runoff between existing and post–development must 
be accounted for through site engineering and/or engineering solutions as 
described in Sections 5000 and/or 7000 of the Engineering Design Criteria 
(EDC 5000 and/or 7000).

804. Impervious Area
A. Impervious coverage shall not exceed 65% unless incentive requirements as 

discussed in Section 805 below are satisfied.

805. Impervious Coverage Incentive
A. In order to exceed the maximum impervious coverage of 65% of each lot/

parcel, all of the above conditions as well as the following conditions must 
be satisfied:

1. Total impervious coverage may not, in any case, exceed of 85%. 

2. Owner/Applicant must submit a site grading plan and drainage 
calculations indicating no adverse affect per EDC 5000, to the side, 
adjacent, or down gradient properties will occur at proposed impervious 
area coverage.

3. Owner/Applicant must utilize low impact development (LID), 
engineered solutions, Green Stormwater Infrastructure (GI), Best 
Management Practices or other stormwater device or devices to capture 
the first 1.0 inch of rainfall; and

4. Owner/Applicant must submit an operations and maintenance manual 
for all engineered solutions. This manual must be filed at the Cleveland 
County Courthouse prior to occupancy being granted and a copy of the 
filed manual provided to Public Works Engineering. Deeded easements 
are required for any installed stormwater devices.

5. The owner of record will inspect all engineered solutions annually 
for compliance with the operations and maintenance manual. The 
inspection report must be submitted to the Public Works Engineering 
prior to June 30 each year.  

B. EDC 7000 may be used to determine appropriate engineering solutions to 
meet the requirements of this section, with example requirements as follows:
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1. Overland Flow Vegetated Filtration Areas (EDC 7000)

2. Maximum contributing flow path length <75 foot

3. Downspouts located at least 10 feet away from nearest impervious 
surface.

C. Disconnected impervious areas shall drain continuously overland as sheet 
flow through a broad grassed area or vegetated filter strip to the property line 
or street.

D. Further guidance for development in the ccfbc area may also be provided, 
in EDC 7000 for approved LID Techniques and Engineered Solutions to 
guide impervious surface areas increases to as much as  85%.  EDC 7000 
will provide proposed designs for engineered solutions that may be utilized 
for a site. Possible engineering solutions include:

1. Small detention ponds

2. Underground detention ponds (if grades allow)

3. Pervious pavers (if soil types allow)

4. Enhanced dry swales and grass channels

5. Infiltration and soakage trenches

6. Filter Strips

7. Bioretention Areas

8. Rain Barrels/Storage Tanks (storage tanks must be screened to adhere to 
the architectural and landscape standards contained in the CCFBC)

9. Tree wells
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Part 9. Definitions

The following terms are defined for the purpose of the Center City Form-Based 
Code. 

Accessory Unit. A building or addition for living purposes (maximum footprint of 
650 square feet—or the footprint of the main structure for english basement 
type accessory units) that is not the primary structure or principal dwelling 
unit on a lot, that can be used as additional residential or home occupation 
space.

Adult Amusement or Entertainment. 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, 
including but not limited to topless or bottomless dancers, exotic dancers, 
strippers, male or female impersonators or similar entertainment. This includes 
adult bookstores, adult mini motion picture theaters, adult motels, 
adult motion picture arcades, adult motion picture theaters, massage 
parlors, and adult sexual encounter centers.

Adult Bookstore. 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.

Adult Mini Motion Picture Theater. 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.

Adult Motel. A motel wherein material is presented, as part of the motel services, 
via closed circuit t.v. or otherwise, which is distinguished or characterized by an 
emphasis on depicting or describing sexual conduct or specified anatomical 
areas.

Adult Motion Picture Arcade. 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.”

Adult Motion Picture Theater. 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.

Alley/Alley Access Easement. The public right-of-way or easement for vehicles and 
pedestrians within a block that provides access to the rear or side of properties, 
vehicle parking (e.g., garages), utility meters, recycling containers, and garbage 
bins.
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Attached Structures. A set of two or more structures connected by a common wall 
which separates climate-controlled rooms in all attached structures.

Attic Story. Habitable space situated within the structure of a pitched roof and 
above the uppermost story. They are permitted for all bfs sites and do not 
count against the maximum story height or ultimate height limits of their bfs. 

Awning. A roof-like covering, projecting from a building facade, usually of canvas, 
metal, or similar material and often adjustable, placed over the sidewalk, 
windows, or doors to provide protection from sun and rain.

Balcony. An exterior platform attached to the upper floors of the building façade 
(along any street frontage, forward of the required building line).  Note 
that other balcony-type structures oriented toward the lot interior are not regulated 
by the Center City FBC, but may be regulated by other building or fire code 
requirements.

Bar/lounge/tavern. An establishment whose primary activity, measured by 
dollar volume of sales, involves the sale and the on-premise consumption of 
intoxicating or non-intoxicating beer, mixed beverages, wine, or other liquor, 
and where food service, if any, is a secondary activity.

Bay Window. Generally, a U-shaped enclosure extending the interior space of the 
building outward of the facade/required building line (along its street-
space side). 

Bed & Breakfast. A use in which the owner operator provides lodging which 
included meal service to transient guests for compensation. The use is 
subordinate to the principal use and appearance of the structure as a residence. 

Bedroom. Any habitable room or space no less than 70 square feet and no greater   
 than 144 square feet in floor area in a dwelling unit which:

a. may be segregated by any means of closure or is otherwise capable 
of being used for sleeping quarters; and

b. has more than one means of egress (doorway or window); and
c. is not a kitchen, bathroom (lavatory) or utility room; 

Less and except only one room or space meeting this definition that is 
specifically designated and utilized as general living space (but only where a 
general living space is not otherwise provided in the same dwelling unit). 

Any room or space which meets this definition and is greater than 144 
square feet in floor area shall be counted as two bedrooms. Every additional 
144 square feet of floor area shall be counted as an additional bedroom.

Block. An increment of land comprised of lots, alleys and tracts circumscribed 
and not traversed by streets (pedestrian pathways excepted). Blocks shall be 
measured at the required building line (rbl).

Block Corner. The outside corner of a block at the intersection of any two street-
spaces (the rbls). Inside corners, where the resulting angle formed by the block 
face is less than 180 degrees (concave) are not considered block corners for 
the purposes of this Code.

Block Face. The required building line frontage between block corners.
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Buildable Area. The area of the lot that building(s) may occupy, which includes 
the area of the lot behind the required building line as designated by the 
building form standard. The buildable area sets the limits of the building 
footprint now and in the future—any additions shall be within the specified 
buildable area.

Building Corner. The outside corner of a building where the primary building mass 
is within an angle less than 180 degrees. Inside corners, where the exterior space 
of the building mass forms an angle of more than 180 degrees are not considered 
building corners for the purposes of this Code.

Building Form Standards (bfs). The part of this Code that establishes basic 
parameters regulating building form, including the envelope (in three 
dimensions), placement and certain permitted/required building elements, 
such as shopfronts, balconies, and street walls. The building form 
standards establish both the boundaries within which things may be done and 
specific things that must be done. The applicable building form standard(s) 
for a site is determined by its street frontage as per the regulating plan. 
This produces a coherent street-space and allows the building owner greater 
freedom behind the façade.

Building Face. See Façade.

Child Care Center. Any place, home or institution which receives more than 
seven children under 18 years of age, who are not of common parentage, for 
care apart from their parents, legal guardians or custodians, when such care 
is received for regular periods of time for compensation; provided, however, 
this definition shall not include those public and private schools organized, 
operated or approved under the laws of Oklahoma and regulated by the State 
Department of Education, those where custody of the children has been fixed 
by a court of competent jurisdiction, those where children are related by blood 
or marriage within the third degree of the custodial person, or to those public 
or private institutions caring for children while the parents, legal guardians or 
custodians are attending services, meetings, classes, or otherwise engaging in that 
institution’s activities, to the extent such care and custody does not exceed four 
hours at any one time.

Civic Green or Square. A public open space designated on the regulating plan. 
The term square is generally used to describe spaces that have more paved surface 
area. The term civic green is generally used to describe a formally configured 
small public lawn or park that is primarily unpaved. Civic greens and squares 
do not include active recreation structures such as ballfields and courts. See Part 
5. Urban Space Standards for the specific controls on squares and civic greens.

Civic Use Buildings. Those buildings that house strictly civic uses or historically 
and urbanistically significant structures designated on the regulating plan. 
Civic use buildings and publicly-owned public art are not subject to the 
building form standard prescriptions of this Code. See also Use, Civic.

Clear Height. Within a structure, the distance between the floor and ceiling. For 
entrances and other external building features, the unobstructed distance from 
the ground to the bottom of the lowest element above.
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Clear Walkway. The portion of the sidewalk within a street-space that shall remain 
clear of obstructions and allow public passage. The clear walkway width is 
specified in the Street Type Specifications.

Clearly Visible from the Street-Space. Many requirements of this Code apply only 
where the subject is “clearly visible from the street-space.” (Note that 
the definition of street-space includes squares, civic greens, pedestrian 
pathways, parks, and all public space except alleys.) A building element more 
than 30 feet from a required building line or street-space is by definition 
not clearly visible from the street-space (such as elements facing a 
common lot line). Also, common or party walls are by definition not clearly 
visible from the street-space. This does not exempt vehicle parking lots or 
parking structures from any building form standard requirements.

Commerce. See Use, Commerce.

Common Lot Lines. Lot lines shared by adjacent private lots.

Comparative Pedestrian Crossing. The measured distance, shown on the Street 
Type Specifications, that a pedestrian would be within an automobile travel 
lane (or turning movement) while crossing a street. A crossing time is calculated 
based on a pedestrian speed of 3.7 feet per second (a generally accepted urban 
average). This distance/time is calculated in order to provide a relative gauge of 
the comfort level for pedestrians crossing the street.

Complete and Discrete Facade Composition.   The facade articulation that 
breaks down the apparent scale of a large building into smaller apparent pieces.  
The intent of such a facade composition is to provide ‘human scale’ for the 
street-space.  The objective requirements of the complete and discrete 
facade composition section of the building form standards regulate and 
ensure such scalar break-down. 

Corner Lot. A lot in which one side lot line is adjacent to a street or street-space. 
Special building placement, fencing and landscape requirements may apply. 

Covered Sidewalk. A roofed or built structure attached to the façade and extending 
beyond the required building line and over the sidewalk or square, open to 
the street-space except for supporting columns, piers, or arches. (See building 
form standards for complete specifications.)

Crematorium. A facility for the incineration of corpses, human or animal, to ashes. 
Crematorium does not include any establishment where incinerators are used to 
dispose of toxic, hazardous, infectious, or narcotic materials.

Detached Frontage Building. Building form and functions resulting from/as 
determined by the Detached building form standard as indicated on the 
regulating plan.

Developing or Development.  As used in the CCFBC, these terms refer to 
construction or commencement of a use upon property(ies) where a non-
conforming use or non-conforming structure did not previously exist.

Dooryard. The area within the street-space between the façade of the building 
(generally the required building line) and the clear walkway area of the 
sidewalk. The dooryard area is designated in the Street Type Specifications.
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Dormers. Roofed ancillary structures with windows providing light and air to 
habitable space within the roof. 

Dwelling Unit. A room or space or a suite of rooms or spaces used or intended to be 
used as an apartment and supporting general living conditions usually including 
a single cooking and dining space, single general living space, bedroom(s), 
bathroom(s) and utility room.

Eave Height. Eave height shall be measured at the bottom of the top layer of 
roofing material at its outermost point from the building wall.

English Basement. A habitable floor level below the first floor that is partially above 
and below grade, with direct street-space access. 

Façade (Building Face). The building elevation facing the street-space or 
required building line. Building walls facing private interior courts, common 
lot lines, alleys, and common drives are not façades.

Façade Composition. The arrangement and proportion of materials and building 
elements (windows, doors, columns, pilasters, bays, etc.) on a given façade.

Family Day Care Home. A structure used as a residence in which the resident 
receives seven or fewer children under the age of 18 years (including the 
caregiver’s own resident preschool children under the age of five) for part-time 
care apart from their parents, legal guardians or custodians, when such care is 
received for regular periods of time for compensation.

Fenestration. Openings in the building wall, including windows and doors, 
allowing light and views between interior (private realm) and exterior (public 
realm). 

First Floor. See Ground Story.

Front Porch. The ground floor platform attached to the façade or required 
building line side of the main building. 

Front Yard. An open (unpaved) space required by certain building form 
standards extending across the entire width of the lot between the façade and 
the clear walkway. This area is contiguous with the street-space, and includes 
any front porch.

Front Yard Fence. The wood (picket), wrought iron fence, or masonry wall located 
along and surrounding the front yard. (For placement, height and gate 
specifications, see the building form standards.)

Garden Wall. A masonry wall defining a property line or delineating a private 
area. (For placement, height and gate specifications, see the building form 
standards.) A garden wall may serve as a front yard fence.

General Living Space. The single room in a dwelling unit designated or utilized 
for common social activities of the occupants.

Ground Story. The first habitable level of a building at or above grade. The next 
story above the ground story is the second floor or story.
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Habitable Space. A space in a building for living, sleeping, eating or cooking. 
Bathrooms, toilet rooms, closets, halls or utility spaces are not considered 
habitable spaces.

Legacy Zoning District. A parcel’s previous base zoning district existing 
immediately prior to the adoption of the CCFBC in July of 2017.

Liner Shops. Small shops (which can be as shallow as 15 to 20 feet) along the 
required building line of a larger structure, with doors opening directly to 
the sidewalk. These small retail spaces break down the scale of large building 
facades. (Liner shops may or may not connect to the larger interior space.)

Live-Work. Where designated on the regulating plan, a townhouse is permitted 
to contain commerce uses where it has its ground story configured as a 
shopfront.   

Massage Parlor. 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.

Mezzanine. An intermediate level between the ground story and the second 
story. It may be in the form of a platform, podium, or wide balcony. Its uses 
shall be limited to a continuation of the ground story uses.

Non-Conforming Structure.  Any structure lawfully in compliance with its legacy 
zoning district at the time of CCFBC’s adoption in July of 2017.

Non-Conforming Use.  Any lawful use of land, building or structure existing on 
a subject property(ies) at the time of adoption of the CCFBC in July of 2017, 
which does not conform with the applicable use regulations of the CCFBC.

Open Area. See Private Open Area.

Parapet Height. Where used to limit building height in this Code, parapet height 
shall be measured at the top of the parapet, including any coping. An additional 
three feet in height by 12 feet in width or 15 percent of the façade, whichever 
is greater, is permitted for a section of the parapet to emphasize the building’s 
primary street entry or a block corner.

Parking Setback Line. A line or plane indicated on the regulating plan which 
extends vertically up from the ground story floor level (unless otherwise 
noted on the regulating plan or bfs) and is generally parallel to the required 
building line. The parking setback line is a permissive minimum distance 
from the required building line and parking may be placed anywhere within 
the lot behind this line, except where otherwise specified in this Code.

Pedestrian Pathway. An interconnecting paved way providing pedestrian and 
bicycle passage through blocks running from a street-space to another 
street-space, an alley or an interior block parking area. The area within a 
pedestrian pathway shall be a public access easement or public right-of-way.

Plaza. See Square.
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Privacy Fence. An opaque fence made of wood or masonry (not chain link or any 
other type of rolled fence) along alleys, common drives, common lot lines 
and pedestrian pathways. See the building form standards for any height 
and placement specifications.

Private Open Area. An occupiable area within the buildable area and generally 
behind the parking setback line, accessible only to occupants of the particular 
building or site, and (primarily) open to the sky. Additional specifications for 
the private open area may be included in each building form standard. 
Private open area shall not be built-upon, used to satisfy minimum stormwater 
Best Management Practice area (if thereby excluding active tenant use), parked 
or driven upon (except for emergency access). 

Redeveloping or Redevelopment. As used in the CCFBC, these terms refer 
to circumstances where alterations to a non-conforming use or non-
conforming structure (pursuant to Part 2. Section 208 Non-Conforming 
Structures and Uses) result in destruction of non-conforming status and complete 
applicability of the CCFBC to a subject property(ies).

Regulating Plan. The implementing site plan for the development of the Center 
City Form District under this Code. Regulating plans allocate the building 
form standards and street types and provide specific information for the 
disposition of each building site. The regulating plan also shows how each 
site relates to adjacent street-spaces, the overall district, and the surrounding 
neighborhoods.

Required Building Line (rbl). A line or plane indicated on the regulating plan, 
defining the street frontage which extends vertically and generally parallel to 
the street, at which the building facade shall be placed. This is a requirement, 
not a permissive minimum. The minimum length and height of façade that is 
required at the rbl is shown on the appropriate building form standard.

Sexual Conduct. The fondling or other touching of human genitals, pubic region, 
buttocks, or female breasts; ultimate sex acts, normal or perverted, actual or 
simulated, including intercourse, oral copulation, sodomy; masturbation, and; 
excretory functions as part of or in connection with any of the activities set forth 
above.

Sexual Encounter Center. 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.

Short Term Rental. The rental of an entire dwelling, or any portion thereof, for 
a period of not more than thirty (30) days, where the owner is engaged in a 
contract for the rental of that specific dwelling, or any portion thereof. An 
annual Short-Term Rental license may be issued to eligible Applicants by the 
City Clerk. A Short-Term Rental license is a privilege, not a right, and may be 
denied, suspended, revoked or not renewed.

Sidewing. The portion of a building extending along a common lot line toward 
the alley or rear of the lot.
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Specified Anatomical Areas. Human genitals, pubic region, buttocks, and female 
breast below a point immediately above the top of the areola and human male 
genitals in a discernibly turgid state, even if completely and opaquely covered.

Square. See Civic Green.

Stoop. An entry platform on the façade of a building. (See the building form 
standards for specifications.)

Shopfront (Storefront). That portion of the ground story façade fenestration 
intended for marketing or merchandising of commerce uses and allowing 
visibility between the sidewalk and the interior space. 

Story (Story Height). That space within a building and above grade that is situated 
between one floor level and the floor level next above, or if there is no floor 
above, the ceiling or roof above. Story height parameters are as specified by 
the appropriate building form standard.

Street Frontage. That portion of the lot or building that is coincident with the 
required building line as required by this Code.

Streetlight. A luminaire installed on both sides of the street-space, along the 
street tree alignment line or median centerline, unless otherwise designated 
in this code, with the design criteria in the CC Form District giving equal 
weight to the lighting of the pedestrian areas and the automobile areas. 

Street-Space. All space between fronting required building lines (streets, 
squares, plazas, pedestrian pathways, civic greens, sidewalks, parks)—
including any transit service operator passenger platform—but not garage 
entries or alleys.

Street Tree. A tree required per this code and listed in the Street Tree List located 
in Part 5. Urban Space Standards that is of a proven hardy and drought tolerant 
species and large enough to form a canopy with sufficient clear trunk to allow 
traffic to pass under unimpeded.

Street Tree Alignment Line. A line along which street trees shall be planted and 
streetlights and other such infrastructure are to be placed. It is generally 
parallel with the street-space.

Street Wall. A masonry wall set on the required building line which assists in the 
definition of the street-space in the absence of a building. See the building 
form standards for height and gate specifications.

Tree Lawn (Tree Trench). A continuous strip of soil area—typically covered with 
grass, other vegetation, bridging pavement, or sometimes porous pavers—
located between the back of curb and the clear walkway area, and used 
for planting street trees and configured to foster healthy street tree root 
systems. Tree lawn dimensions are specified in the Street Type Specifications.

Urban General Frontage Building. Building form and functions resulting from/as 
determined by the Urban General building form standard as indicated on the 
regulating plan.
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Urban Residential Frontage Building. Building form and functions resulting from/
as determined by the Urban Residential building form standard as indicated 
on the regulating plan. 

Urban Storefront Frontage Building. Building form and functions resulting from/
as determined by the Urban Storefront building form standard as indicated 
on the regulating plan.

Use, Art Studio. A place of work for an artist, artisan, or craftsperson, including 
persons engaged in the application, teaching, or performance of the fine 
arts. “Artist” shall include, but is not limited to, painters, sculptors, and 
photographers.

Use, Artisanal Manufacturing. An establishment or business where an artist, 
artisan, or craftsperson makes or fabricates crafts or products by hand or with 
minimal automation and may include direct sales to consumers.

Use, Auto Repair. An establishment primarily engaged in the repair or maintenance 
of motor vehicles, trailers, and similar large mechanical equipment, including 
paint, body and fender, major engine and engine part overhaul, brake, muffler, 
upholstery work, tire repair and change, lubrication, tune ups and transmission 
work, provided such work is conducted within a completely enclosed building.

Use, Civic. For the purpose of the Center City Form District, civic uses include: 
meeting halls; libraries; schools; police and fire stations; post offices (retail 
operations only, no primary distribution facilities); places of worship; museums; 
cultural, visual and performing art centers; transit centers; government functions 
open for the public; and, other similar community uses. Public ownership alone 
does not constitute civic use.

Use, Commerce. For the purpose of the Center City Form District, commerce uses 
shall be considered to generally encompass all of the Commerce categories and 
sub-categories represented on the CCFBC Use Table, and as thereafter amended, 
and as determined by the Planning Director pursuant to Sections 104 and 701 
herein, except for any differences provided in Section 703 or Section 704 of this 
CCFBC; the additional uses permitted in sub-section 703(B)(4); and all of the 
civic uses defined above, except transit centers.

Use, Office. For the purpose of the Center City Form District, offices are 
occupations in the tertiary sector of the economy requiring special training in 
the arts or sciences. Some offices require holding professional licenses such 
as architects, auditors, engineers, doctors and lawyers. Other offices involve 
providing specialist business support to businesses of all sizes and in all sectors; 
this can include tax advice, supporting a company with accounting, or providing 
management advice.

Use, Overnight Lodging. Accommodation provided by an establishment (such as 
a hotel, bed and breakfast, or short term rental) where guests can sleep or 
spend the night.

Use, Passenger Terminal. A structure which services passengers boarding or leaving 
transportation vessels other than personal automobiles.

803

Item 43.



74 Center City Form-Based Code August 2023

Use, Recreation/Entertainment. Recreation, amusement, or entertainment services 
being provided in an indoor or outdoor facility for the purpose of some leisure 
activity, including, but not limited to, arcades, computer arcades, escape rooms, 
gyms, laser tag, miniature golf, movie theaters, playgrounds or playhouses, 
pools, skating rinks, sports or athletic facilities, virtual reality rooms, and similar 
uses.

Use, Research and Development. An establishment or complex of structures 
located in a building whose dimensions are intended to foster physical, chemical 
and biological research and/or experimentation involving but not limited 
to controlled simulation of factors, development of prototypes, chemicals, 
commodities, pharmaceuticals, information technology, electronics and 
instrumentation for academic and industrial purposes.

Use, Residential. For the purpose of the Center City Form District, residential 
uses shall be considered to encompass all of the Residential categories and sub-
categories represented on the CCFBC Use Chart, and as thereafter amended, 
and as determined by the Planning Director pursuant to Sections 104 and 701 
herein.

Use, Retail. For the purpose of the Center City Form District, retail uses include 
the following:

Retail Service. Establishments providing services, as opposed to products, to 
the general public, including restaurants, hotels and motels, finance, real estate 
and insurance, travel agencies, health and educational services, and galleries; as 
well as personal services as defined in the City of Norman Zoning Ordinance.

Retail Sales. Establishments wherein the primary use is the sale of merchandise 
for use or consumption by the immediate purchaser.

Use, Self-Storage. A retail service establishment providing off site storage space to 
residents and businesses, offering convenience storage and limited warehousing 
services primarily for personal effects and household goods within enclosed 
structures having individual access, but excluding use as workshops, hobby 
shops, manufacturing or commercial activity.

Use, Vehicle Sales. Establishments where the primary activity taking place is the 
buying and selling of new or used vehicles.
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Appendix A

A. Process
Upon adoption, the Center City Form Based Code (CCFBC) will be the Zoning 
District for all parcels within the identified Center City area except for the com-
mercial area of Campus Corner as marked on the Center City Visioning Map and 
Regulating Plan, found in Part 3. Section 302.  The exclusion of the commercial 
area of Campus Corner may be reevaluated by City Council, with input from Cam-
pus Corner property owners and stakeholders, at such time that an adequately-sized 
parking structure that is open to the public is completed or an appropriate funding 
mechanism is approved.  A property owner seeking to develop or redevelop a parcel 
within the CCFBC District can comply with CCFBC regulations or apply for 
rezoning to Center City Planned Unit Development (CCPUD).  

1. A property owner and/or applicant must attend a Pre-Application 
Conference (as defined in Part 2. Section 204.A.) prior to choosing to 
comply with CCFBC, or to apply for voluntary participation in any Pattern 
Zoning program or overlay adopted for applicable CC Form District 
properties, or apply for rezoning to CCPUD. 

2. If the CCFBC is chosen, the administrative process established in Part 2. 
Administration of the CCFBC will be used for site plan review, demolition 
permit and preliminary plat through the Development Review Committee 
after staff review. Final Plat will require City Council approval.  Any parcel 
formerly designated as C-3 immediately prior to the adoption of the 
CCFBC shall not be subject to any maximum building height or parking 
restrictions contained within the CCFBC. Properties zoned C-2 and 
located on Gray Street extending from Lahoma Aveune on the West to the 
railroad tracks on the East shall also be exempt from the minimum parking 
requirements of the CCFBC when redeveloped.

3. If CCPUD is chosen, the property owner and/or development applicant is 
required to comply with the rezoning process outlined within Chapter 36, 
Section 571 of the City of Norman Code of Ordinances. The primary goal 
of the new CCPUD category is to provide flexibility (beyond that provided 
in Section 206. Administrative Adjustments) when a property owner seeks 
to comply with the intent and goals of the FBC but seeks relief regarding 
specific requirements of the FBC. Examples of development seeking 
relief might be, but are not limited to, construction of affordable housing, 
or housing that encourages aging in place, or other emerging trends in 
housing. 

4. If voluntary participation in Pattern Zoning is chosen, the applicant must 
follow any procedures established therein, in conjunction with CC Form 
District requirements, as applicable.

B. Incentives 
The following incentives will be provided to encourage property owners and/or ap-
plicants to use the CCFBC. 
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1. Administrative approval of developments conforming to the Center City 
Form Based Code.

2. Incentives identified by City Council under a properly adoped Project Plan 
for Tax Increment Financing. 

3. Pattern Zoning program or overlay incentives that may be adopted for 
applicable CC Form District properties.
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Appendix B
SEC. 520 CENTER CITY PLANNED UNIT DEVELOPMENT
A. Statement of Purpose:  It is the intent of this section to provide an alternative 

zoning district for the Center City Area as defined in the Center City Form 
Based Code (CCFBC).  This Center City Planned Unit Development District 
(CCPUD) is specifically catering to the Center City Area because of the size of 
lots, the lack of vacant land and other distinguishing characteristics in this area 
that make the use of the existing PUD regulations not feasible.  The CCPUD 
encourages developments that create the character of development envisioned 
in the CCFBC.  

 

 Specifically, the purposes of this section are to:

1. Provide an alternative zoning district to the CCFBC where a property 
owner proposes a development that does not meet the strict regulations 
required in the CCFBC.

2. Provide open space/street space that is compatible with the concepts of the 
CCFBC.

3. Provide comprehensive and innovative planning and design for a 
development which is consistent and compatible with surrounding 
developments.

4. Provide more efficient and economic use of land resulting in an urban/
pedestrian environment.

5. Provide complete and useful information which will enable the Planning 
Commission and City Council to make more informed decisions on land 
use.

6. Encourage developments that achieve community goals, such as, but not 
limited to, aging in place, or affordable housing, or other emerging trends 
in housing, that may not be able to meet all the required elements of the 
Center City Form Based Code.

B. Uses Permitted.  The CCPUD regulations are designed to provide for any mix 
of uses.  There are no specifically prescribed uses which are permitted within the 
boundaries of the Center City Area in order to increase creativity and flexibility 
in the Center City Area when development according to the CCFBC is not 
feasible.  The owner/applicant will be responsible for the preparation of a list of 
permitted uses within the specific CCPUD.  The development of the list shall 
take into account the nature and purpose of the CCPUD area, and such uses 
and locations shall be appropriate in order to protect and be in harmony with 
surrounding development.
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C. Standards of Development.

1. Ownership control.  Applicants submitting an application for approval of a 
CCPUD must be the owner of the property.  The approved CCPUD shall 
be binding on all subsequent owners of the land until revised as authorized 
in this section.

2. Minimum District Area.  Any legally existing lot in the Center City Area.

3. Parking and off street loading.  All uses established within a Planned 
Unit Development shall comply with the off street parking and loading 
requirements as established in Part 6. Parking and Loading Standards of 
the CCFBC.  Properties currently zoned C-3 in the Center City area as of 
the date of approval by City council of the CCFBC shall have no parking 
requirements.

4. Perimeter requirements.  In order to assure compatibility with surrounding 
development, the developer shall submit specific information as to the 
setbacks, building height, coverage factors and other elements necessary 
for all perimeter lots that are adjacent to the boundary of the CCPUD 
District, or adjacent to any boundary or perimeter street right of way.  
While no specific setback requirements are herein established, the Planning 
Commission and City Council shall consider the nature, extent and 
character of the adjacent development and shall take into consideration 
the types of area regulations applicable to those adjacent properties.

5. Open Space requirements.  Open space is an essential ingredient in a 
Planned Unit Development and is one of the most basic and important 
design elements.  A minimum amount of open space must be provided 
consistent with the requirements of the CCFBC.  A property owners’ 
association shall be required if arrangements for improving, operating and 
maintaining all such common open space areas and other communally-
owned facilities have not been completed in a manner satisfactory to the 
City of Norman.  

6. Property Owners’ Associations.  The developer shall create such legal entities 
as appropriate to undertake and be responsible for the ownership, operation, 
construction and maintenance of common elements.  All legal instruments 
setting forth a plan or manner of permanent care and maintenance of such 
common elements shall be approved by the City Attorney as to legal form 
and effect, and by City Council as to the suitability of the proposed use of 
the common elements.

7. Building Height.  The height of structures on the west side of University 
Boulevard extending from Boyd Street to the alley north of Apache Street 
shall be a maximum of three stories.  Properties currently zoned C-3 in the 
Center City area as of the date of approval by City Council of the CCFBC 
shall have no height requirements.

8. Central Core Area of Norman sprinkling requirements. Within the Center 
City Form-Based Code Area of Norman exhibited in Norman Code 36-
540, and as that area is contained within the Central Core Area of Norman 
(see map exhibit to Norman Code 36-550) and two-family(duplex) 
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structure with four or more bedrooms per unit is required to be sprinkled 
per the requirement in Section P2904 of the International Residential Code 
(IRC) or NFPA 13D, or as these documents are amended.

9. A theater, including one that sells alcoholic beverages in compliance with 
state law, may be incorporated into appropriate CCPUD’s.

D. Application Procedures.  The Planned Unit Development application procedure 
shall consist of three phases.

1. Pre-application conference.  Before submitting an application for any 
CCPUD, the landowner, or his authorized agent, shall schedule a Pre-
application conference with City Staff.  The intent of this conference is to 
provide guidance to the applicant prior to submitting a zoning application 
and to identify the information necessary for filing the application.  The 
pre-application information shall include the following:
a. Boundaries of the property involved;
b. Existing zoning of the area and zoning of adjoining properties;
c. Existing roadways, easements and waterways;
d. A site development plan at a level of detail sufficient to indicate to the 

City the nature and scope of the project as to its magnitude in terms of 
approximate number and types of dwelling units, location and extent 
of non residential elements, proposed locations of open space areas, and 
major circulation facilities; and

e. Proposed treatment of the perimeter of the CCPUD.

2. Zoning application.  The application for the CCPUD shall consist of a 
simultaneous submission of a rezoning application, site development plan 
and subdivision plat, if applicable.  

 The Rezoning Application/Site Development Plan and subdivision plat, if   
 applicable, shall include at least the following information:

a. Proposed title of the project and name of any engineer, architect, 
land planner, landscape architect, or company responsible for various 
elements of the plan.

b. Site development plan of the property indicating the location of 
different land uses, dwellings by types and numbers, and areas proposed 
for open space and recreational use.

c. All setback lines for all properties shall be shown.
d. If the project is to be developed in more than one phase, the boundaries 

of each proposed phase shall be clearly indicated on the development 
plan.

e. Calculations shall be submitted of the total number of gross acres in the 
project, and the acres and percentages thereof proposed to be devoted to 
the different dwelling types, commercial or other non residential uses, 
as well as streets, parks, schools, and other reservations.
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f. Tabulation of the total number of dwelling units by various types in 
the project and if the project is to be developed in phases, by each phase 
within the project.

The CCPUD zoning application will be reviewed by Staff and their recommendation 
shall be forwarded to the Planning Commission for a public hearing and the public 
hearing shall be legally advertised as specified in Section 36-571 of the Zoning 
Ordinance.

At the public hearing before the Planning Commission, the applicant and interested 
citizens will have the opportunity to discuss the merits of the CCPUD proposal.  
The Planning Commission will assess the proposal in light of ordinance guidelines 
and will take action after weighing the recommendations of the Staff, the applicant’s 
presentation, and the community’s response.  The Commission shall recommend 
approval; recommend approval conditioned on specified modifications; or 
recommend disapproval of the CCPUD application.

After the CCPUD application is reviewed by the Planning Commission, it will be 
forwarded to the City Council for their action.  The City Council may grant; deny; 
defer for requested changes or information; or return the application to the Planning 
Commission for further study.  The Council may direct the Planning Commission 
to reconsider specific aspects of the CCPUD application.

If the City Council approves the CCPUD application, it shall be in the form of an 
Ordinance which shall specify all conditions and schedules necessary to insure that 
the proposed CCPUD is accomplished.  The applicant is permitted to construct 
the CCPUD in more than one phase or stage of construction.  In such cases, the 
applicant shall clearly indicate on the Site Development Plan map the boundaries of 
each proposed phase and any common elements to be constructed with each phase.  

E. Submission requirements.  As part of the application process for a CCPUD the 
applicant shall be required to submit the following documents and information:

1. CCPUD zoning district narrative.
a. A statement describing the general character of the total development 

and including the rationale behind the assumptions and choices 
represented in the application.  

b. Quantitative data including the following information:

(i)  Parcel size;

(ii)  Types and numbers of permitted uses and the square   
footage areas of each category of use;

(iii) Proposed building coverage; 

(iv) Total square footage of common open space by type.

c. A Site Development Plan meeting the following requirements:

(i)  Submitted on one or more sheets not to exceed 24 inches   
by 36 inches, including a small scale vicinity map;
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(ii)  To scale (scale indicated) and directionally oriented, such   
 scale to be as large as possible in order to indicate as much   
 detail as possible;

(iii) Lot lines;

(iv) Existing and proposed circulation system of all streets,   
including off street parking areas, service areas, loading areas, and  
major points of access to public rights of way (ingress and egress);

(v)  Existing and proposed pedestrian circulation systems;

(vi) Proposed treatment of the perimeter of the property, 
including materials and techniques used such as screens, fences and 
walls, as well as description of uses, setbacks, and the relationship to 
surrounding uses;

(vii) General schematic landscape plan of the treatment of the   
area used for private and common open spaces;

(viii) Location and size of all areas to be conveyed, dedicated, or 
reserved as common open spaces, public parks, recreational areas, 
school sites, and similar public and semi public use;

(ix) Location, dimensions, nature of all existing and proposed 
easements and public improvements;

(x)  Location of structures;

(xi) Indication of existing natural features of the property, 
including water courses, floodplains, unique natural features, and 
vegetation;

(xii) A legal description of the total site proposed for 
development;

(xiii) A development schedule indicating the approximate date 
when construction of the CCPUD, or phases of the CCPUD, can 
be expected to begin and be completed;

(xiv) A statement of the applicant’s intentions with regard to 
the future selling or leasing of all, or portions, of the CCPUD, 
including land areas and dwelling units; and

(xv) A Preliminary Plat, if applicable, submitted in accordance 
with Chapter 30.

2. Final Plat.  If a subdivision plat is required, the following additional 
information shall be provided with the Final Plat:
a. A description of the maintenance provisions of the development;
b. A final subdivision plat;
c. A survey of the property;
d. Any changes to the approved development schedule, including:
e. Starting date;
f. Dates when various phases are projected to be completed.
g. An updated site development plan;
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h. All legal instruments or covenants in a recordable form.  Any such 
covenants shall stipulate that items of interest to the City of Norman, 
such as the development schedule, permitted uses, and disposition of 
any required open space, may not be altered by the developer or the 
property owners association without the specific approval of the City.

F. Administration.  Applications for any building permit within an approved 
CCPUD, which vary from the standards and conditions set forth in the 
approved CCPUD, may be approved by the Planning Director within the 
following guidelines:

1. Does not increase the proposed floor area for non residential use by more 
than five percent (5%).  Does not increase total number of dwelling units 
by more than five percent (5%) within a given phase.

2. Does not increase total building coverage by more than five percent (5%).

3. Does not increase building height by more than five percent (5%).

4. Provides for a decrease of up to ten percent (10%) in land coverage, height, 
or number of dwelling units.
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Appendix C
Bicycle Parking Design Guidelines 
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File Attachments for Item:

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

POSTPONEMENT OF ORDINANCE O 2223-47 UPON SECOND AND FINAL 

READING:  AN ORDINANCE AMENDING THE CENTER CITY FORM BASED CODE, 

ADOPTED BY REFERENCE IN CHAPTER 36 (“ZONING”) AT SECTION 36-540, OF 

THE CODE OF THE CITY OF NORMAN, TO AMEND THE CENTER CITY 

REGULATING PLAN MAP TO AMEND THE REQUIRED BUILD LINE ALONG THE 

NORTH SIDE OF BOYD STREET FROM A POINT STARTING WEST OF MONNETT 

AVENUE AND CONTINUING TO THE BNSF RAILROAD RIGHT-OF-WAY; AND 

PROVIDING FOR THE SEVERABILITY THEREOF.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 

REQUESTER: City of Norman 

PRESENTER: Jane Hudson, Director of Planning & Community Development 

 

ITEM TITLE: 
CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF ORDINANCE NO. O-2223-47 UPON SECOND 
AND FINAL READING:  AN ORDINANCE AMENDING THE CENTER CITY 
FORM BASED CODE, ADOPTED BY REFERENCE IN CHAPTER 36 
(“ZONING”) AT SECTION 36-540, OF THE CODE OF THE CITY OF 
NORMAN, TO AMEND THE CENTER CITY REGULATING PLAN MAP TO 
AMEND THE REQUIRED BUILD LINE ALONG THE NORTH SIDE OF 
BOYD STREET FROM A POINT STARTING WEST OF MONNETT 
AVENUE AND CONTINUING TO THE BNSF RAILROAD RIGHT-OF-WAY; 
AND PROVIDING FOR THE SEVERABILITY THEREOF. 

  

BACKGROUND: 

On June 14, 2022, City Council adopted its most recent amendments to the Center City Form 

Based Code (CCFBC).  These amendments to the CCFBC were forwarded to Planning 

Commission and City Council with a recommendation of support from the Center City 

Administrative Delay Ad Hoc Committee.  The development community and staff have been 

working with this round of amendments for about a year and have found that corrections and 

clean-up of the document are needed.  As a result, proposed is a revision to amend a portion of 

the Required Build Line (RBL) along the north side of Boyd Street developed.   

Upon direction, City Staff prepared an ordinance amendment to Center City Form Based Code 

Regulating Plan Map.  The proposed amendment will affect nine parcels along the north side of 

Boyd Street from the parcel on the northwest corner of Monnett Avenue and Boyd Street to the 

parcel located at the intersection of the BNSF Railroad right-of-way and Boyd Street.  The 

attached Center City Form Based Code Regulating Plan Map reflects the proposed revision to 

change the existing RBL from nine (9’) feet behind the front property line to three (3’) feet behind 

the front property line.   

DISCUSSION: 
As mentioned, the development community and staff have been working with this round of 
amendments for about a year and have found that corrections and clean-up of the document are 
needed.  The RBL for the subject area along the north side of Boyd Street is not consistent with 
the remainder of Boyd Street or other similar areas in the Center City. The proposed amendment 
to bring the RBL forward to three (3’) feet behind the front property line would make this section 
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of Boyd Street consistent with the remainder of Boyd Street, an important factor as the area 
continues to develop.  
 
An aerial view of Boyd Street shows that structures in Campus Corner are built closer to the 
front property line than the existing RBL for the subject area.  Moving the RBL forward will make 
future developments in-line with other structures further west on Boyd Street.  Construction of 
buildings at or near the property line is one of the essential elements of the CCFBC.  It furthers 
one of the specific goals of the Center City: to help create a walkable pedestrian-friendly 
atmosphere with mixed-use and residential developments along corridors.  
 
Some residential structures already built on the affected parcels would not meet the proposed 

RBL. However, existing structures would not be required to meet the RBL unless those 

properties are redeveloped at some point in the future. Two structures located on affected lots 

do not currently satisfy the existing RBL but would be compliant with the proposed RBL, subject 

to compliance with other CCFBC process and code requirements. 

CONCLUSION: 

Staff forwards this proposal for amendments to the CCFBC as Ordinance No. O-2223-47 for 

consideration by City Council. 

At their July 13, 2023 meeting, Planning Commission failed to pass a motion to recommend 

adoption of Ordinance No. O-2223-47, by a vote of 1-6. 
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Ordinance No. O-2223-47 

AN ORDINANCE AMENDING THE CENTER CITY FORM BASED CODE, 

ADOPTED BY REFERENCE IN CHAPTER 36 (“ZONING”) AT SECTION 36-

540, OF THE CODE OF THE CITY OF NORMAN, TO AMEND THE CENTER 

CITY REGULATING PLAN MAP TO AMEND THE REQUIRED BUILD LINE 

ALONG THE NORTH SIDE OF BOYD STREET FROM A POINT STARTING 

WEST OF MONNETT AVENUE AND CONTINUING TO THE BNSF 

RAILROAD RIGHT-OF-WAY; AND PROVIDING FOR THE SEVERABILITY 

THEREOF.  

 

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

OKLAHOMA: 

§ 1. That Section 36-540 of Chapter 36 of the Code of the City of Norman shall be amended so 

as to replace the Center City Regulating Plan Map, 302.B, of the Center City Form Based 

Code document, shall be amended and replaced in a manner consistent with this ordinance.   

§ 2. That the changes incorporated in the above Center City Regulating Plan Map alter the 

Required Build Line (“RBL”) located along Boyd Street, starting at a point approximately 

140 feet west of Monnett Avenue right of way, and continuing east to where the RBL meets 

the BNSF Railroad Right-of-Way boundary, where the center of said RBL will be located, 

going forward, three (3) feet behind the respective southern property lines for each affected 

parcel or lot. 

§ 3. That RBL relocation will occur upon the following described lots: 

 Lot 42 in Block 4, of State University Addition, to Norman, Cleveland County, Oklahoma 

 

 and 

 

 Lots 18-36A in Block 3, of State University Addition, to Norman, Cleveland County, 

Oklahoma. 
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Ordinance No. O-2223-47 

Page 2 

 

 

 

2 

§ 4. 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      , 2023.   of     , 2023. 

 

             

(Mayor)      (Mayor) 

 

ATTEST: 

 

      

(City Clerk) 
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 Planning Commission Agenda 
 July 13, 2023 
         
 
 ORDINANCE NO. O-2223-47  ITEM NO. 17 
           
 

STAFF REPORT 
 
ITEM:  AN ORDINANCE AMENDING THE CENTER CITY FORM BASED CODE, ADOPTED BY 
REFERENCE IN CHAPTER 36 (“ZONING”) AT SECTION 36-540, OF THE CODE OF THE CITY OF 
NORMAN, TO AMEND THE CENTER CITY REGULATING PLAN MAP TO AMEND THE REQUIRED BUILD 
LINE ALONG THE NORTH SIDE OF BOYD STREET FROM A POINT STARTING WEST OF MONNETT 
AVENUE AND CONTINUING TO THE BNSF RAILROAD RIGHT-OF-WAY; AND PROVIDING FOR THE 
SEVERABILITY THEREOF. 
 
BACKGROUND: 
On June 14, 2022, City Council adopted its most recent amendments to the Center City Form 
Based Code (CCFBC).  These amendments to the CCFBC were forwarded to Planning 
Commission and City Council with a recommendation of support from the Center City 
Administrative Delay Ad Hoc Committee.  The development community and staff have been 
working with this round of amendments for about a year and have found that corrections and 
clean-up of the document are needed.  As a result, proposed is a revision to amend a portion 
of the Required Build Line (RBL) along the north side of Boyd Street developed.   
 
Upon direction, City Staff prepared an ordinance amendment to Center City Form Based 
Code Regulating Plan Map.  The proposed amendment will affect nine parcels along the 
north side of Boyd Street from the parcel on the northwest corner of Monnett Avenue and 
Boyd Street to the parcel located at the intersection of the BNSF Railroad right-of-way and 
Boyd Street.  The attached Center City Form Based Code Regulating Plan Map reflects the 
proposed revision to change the existing RBL from nine (9’) feet behind the front property line 
to three (3’) feet behind the front property line.   
 
DISCUSSION: 
As mentioned, the development community and staff have been working with this round of 
amendments for about a year and have found that corrections and clean-up of the 
document are needed.  The RBL for the subject area along the north side of Boyd Street is not 
consistent with the remainder of Boyd Street or other similar areas in the Center City. The 
proposed amendment to bring the RBL forward to three (3’) feet behind the front property line 
would make this section of Boyd Street consistent with the remainder of Boyd Street, an 
important factor as the area continues to develop.  
 
An aerial view of Boyd Street shows that structures in Campus Corner are built closer to the 
front property line than the existing RBL for the subject area.  Moving the RBL forward will make 
future developments in-line with other structures further west on Boyd Street.  Construction of 
buildings at or near the property line is one of the essential elements of the CCFBC.  It furthers 
one of the specific goals of the Center City: to help create a walkable pedestrian-friendly 
atmosphere with mixed-use and residential developments along corridors.  
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The parcels with existing structures included within this proposed amendment were 
constructed prior to the adoption of the CCFBC.  These parcels would only be required to 
meet the proposed RBL if the property redevelops.   
 
CONCLUSION: 
Staff forwards this proposal for amendments to the CCFBC as Ordinance No. O-2223-47 for 
consideration by the Planning Commission and a recommendation to City Council. 
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File Attachments for Item:

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

AND/OR POSTPONEMENT OF A PRELIMINARY PLAT PP-2223-8: FOR SIMPLE 

STORAGE ADDITION (GENERALLY LOCATED NEAR THE NORTHEAST CORNER 

OF THE INTERSECTION OF 24TH AVENUE SE AND IMHOFF ROAD).
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 08/22/2023 
 

REQUESTER: Ken Danner, Subdivision Development Manager 
 

PRESENTER: Shawn O’Leary, Director of Public Works 
 

TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF A PRELIMINARY PLAT 
PP-2223-8:  FOR SIMPLE STORAGE ADDITION (GENERALLY 
LOCATED NEAR THE NORTHEAST CORNER OF THE INTERSECTION 
OF 24TH AVENUE SE AND IMHOFF ROAD). 
 

  

BACKGROUND: 
 
This item is a preliminary plat for Simple Storage Addition and is generally located near the 
northeast corner of the intersection of 24th Avenue S.E, and Imhoff Road.  The preliminary plat 
consists of 9.85 acres and two (2) commercial lots. 
 
Planning Commission, at its meeting of July 13, 2023 recommended approval of the preliminary 
plat for Simple Storage Addition. 
 
DISCUSSION:  
 
The proposed commercial and general light industrial mixed used development in this Addition 
is expected to generate approximately 976 trips per day, 147 AM peak hour trips, and 220 PM 
peak hour trips. The development is proposed for location on the northeast corner of the 24 th 
Avenue SE intersection with Imhoff Road. Being just above the threshold for when a traffic 
impact study is required (>100 peak hour trips is the threshold), the developer is required to 
submit a traffic impact analysis with this application. On behalf of the developer Blew & 
Associates, PA submitted traffic impact analysis memorandum. No traffic operational issues are 
anticipated due to the development.                                     . 
 

STREET 

NO. 
OF 

LANES 

PROJECT
ED 

TRAFFIC 
(Veh/day) 

BACKGR
OUND 

TRAFFIC 
(Veh/day) 

TOTAL 
PROJECT

ED 
TRAFFIC 
(Veh/day) 

ROADWAY 
CAPACITY 
L.O.S. “E” 

% 
CAPACITY 

USED 
(EXISTING) 

% 
CAPACITY 

USED 
(PROJECTED) 

24th Ave 
SE 

4 754 10,387 11,141 34,200 30.37 32.58 

Imhoff 
Rd 

2 222 1,000 1,222 17,100 5.85 7.15 
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The proposed development will access 24th Avenue SE from the east by one proposed, full 
access drive. This access does not meet the driveway spacing requirements in the City’s 
Engineering Design Criteria resulting in the need for the developer to Request a Variance with 
regard to this access point.  The proposed development will also access Imhoff Road from the 
north by one proposed, full access driveway. Capacity exceeds demand in this area.  As such, 
no additional off-site improvements are anticipated. 
 
Public improvements for this property consist of the following: 
 
1. Fire Hydrants.  Fire hydrants will be installed in accordance with approved plans and City 

standards.  Their locations have been approved by the Fire Department.  
 
2. Drainage.  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 facilities. 

 
3. Sanitary Sewers.  Public sanitary sewer mains are existing. 
 
4. Sidewalks. Sidewalks will be constructed adjacent to Imhoff Road.  There is an existing 

sidewalk adjacent to 24th Avenue S.E. 
 
5. Streets.  Imhoff Road and 24th Avenue S.E. street paving is existing. 
 
6. Water Mains.  Existing water mains are adjacent to 24th Avenue S.E. and Imhoff Road.     
 
7. Public Dedications.  All rights-of-way and easements will be dedicated to the City with final 

platting. 
 
STAFF RECOMMENDATIONS: 
 
Based upon the above information, staff recommends approval of the preliminary plat for Simple 
Storage Addition.   
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Site Information: SIMPLE STORAGE
PRELIMINARY PLAT

A PART OF THE SW/4, SEC. 3, T8N, RWW, I.M.

NORMAN, CLEVELAND COUNTY, OKLAHOMA

Contact Information:
DEVELOPER/OWNER:

Simple Storage LLC
PO Box 15329
Del City, OK 73155
Ph: (405) 509-6795

PIPELINE OWNER:
Southern Star Central Gas Pipeline, Inc.
4700 State Route 56
Ownesboro, KY 42301
(270) 852-4417

Survey Description:
A tract of land lying the Southwest quarter (SW/4) of Section three (3), Township eight (8) North,
Range two (2) West of the Indian Meridian, Norman, Cleveland County, Oklahoma, being more
particularly described as follows:
Commencing at the southwest corner of said SW/4; thence North 00°55'24" West along the West
line of said SW/4 a distance of 221.97 feet to the Point of Beginning; thence continuing North
00°55'24" West along said West line a distance of 456.84 feet; thence South 89°13'59" East a
distance of 769.80 feet; thence South 00°25'07" East a distance of 670.68 feet; thence North
89°50'02" West a distance of 345.82 feet; thence North 00°55'24" West a distance of 200.04 feet;
thence North 89°50'02" West a distance of 217.84 feet; thence North 00°55'24" West a distance of
21.97 feet; thence North 89°50'12" West a distance of 200.03 feet to the Point of Beginning
containing ±9.85 acres.

PROPERTY INFORMATION

Gross Site Area: 429,256.24 sf 9.85 acres

Proposed Dedicated R.O.W: 0.00 sf 0.00 acres

Net Site Area: 429,256.24 sf 9.85 acres

Zoning: C-2, General Commercial District

ZONING REGULATIONS

Front Yard: 10 ft

Side Yard: 0 ft

Side Yard (adjacent to residential): 5 ft

Rear Yard: 3 ft

Height Regulations: None

LOT INFORMATION

Buildable Lots: 2

Detention Pond Maintenance:
Drainage detention facility easements are hereby established as shown to provide for detention of
storm surface water and constructed as approved by the city engineer. All maintenance within the
drainage detention facility easement shall be the right, duty and responsibility of the property owners
association in the plat of Simple Storage Subdivision; however, if maintenance is neglected or
subject to other unusual circumstances and is determined to be a hazard or threat to public safety by
the city, corrective maintenance may be performed by the governing jurisdiction with costs assessed
to and born upon said property owners association. Officials representing the public works
department, shall have the right to enter upon the easement for purposes of periodic inspection
and/or corrective maintenance of the facility. Upon receiving written approval from the public
works department, property owners association may construct improvements within the easement,
provided the improvement does not interfere with the function of the detention facility.
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Proposed Features:
    Feature                                  Description

Note:
* Only Symbols That Appear On This Sheet Are Shown In This Legend.
* See Survey For Existing Features Legend.
* See Cover Sheet For Abbreviation List.

Property Line
Onsite Property Line
Offsite Property Line
Right-Of-Way Line
Setback Line
Easement Line
Zoning Limits
Street / Drive Centerline

Thickened Edge Of Pavement
Edge Of Gravel
Firelane Striping

General Fence Line

Chain Link Fence Line
Board Fence Line
Parking Counter

Storm Pipe   (See Grading Plan

Retaining Wall

See Utility Plan For Line Sizes
Water Line
Tee, Cross, Bends, Gate Vale
  & Reducer
Fire Hydrant & Assembly
Water Meter - Single
Water Meter - Double
Sanitary Sewer Force Main
Sanitary Sewer Line
Sanitary Sewer Service
Sanitary Sewer Manhole
Gas Line
Overhead Electric Line
Underground Electric Line
Cable Television Line
Fiber Optic Line
Overhead Telephone Line
Underground Telephone Line
Utility Pole
Light Pole

Curb And Gutter
(See Site Plan For Size)

Asphalt Pavement (See Detail
Sheet For Pavement Sections)

Concrete Pavement (See Detail
Sheet For Pavement Sections)

Concrete Sidewalk
(See Site Plan For Dimensions)

Storm Catch Basin(s)

00SPACES

AREA

GRATED
CURB INLET

GRATED
INLET

JUNCTION
BOX

AREA
INLET

CURB
INLET

OUTFALL
STRUCTURE

MW

MW

S

X"FM
X"SS

GAS
OHE
UGE

C-TV
FO
OHT
UGT

X"W

FIRELANE

X (See Plan For Type)

For Type and Size)

r Dimensions are measured from the Face of Curb, the Edge of Pavement,
the Edge of Sidewalk the Face/Corner of the Building(s) or the
Center/End of Stripe.

r All radii shall be 4 foot at Face of Curb unless otherwise specified.
r Layout of Site Plan is based on and limited to survey information.
r All Curb & Gutter shall be 24" wide per detail sheet.
r All Pavement Marking shall be applied in accordance with the

requirements outlined in the most current edition of the "Manual on
Uniform Traffic Control Devices" (MUTCD).

r All Signs, Traffic Control Devices, etc. shall follow the guidelines of the
MUTCD.

r The Contractor shall refer to the Architectural drawings for Building
Floor plans and Dimensions, Wall Sections, Door Openings, Building
Utility Entrance Points, etc.  The Contractor shall immediately notify
the Architect and Engineer in the event that the Civil Site Plans
Building Layout does not match the Architectural drawings.

r All handicap spaces shall be striped / marked in accordance with the
handicap striping detail.

r All pavement indicated shall be standard duty bituminous pavement
unless otherwise noted on plan.  The pavement shall be constructed in
accordance with the pavement section detail.

r It is the Contractor's responsibility to calculate construction staking
coordinates according to the dimensions  shown on these plans.  The
Contractor shall verify the accuracy of the coordinates shown on the
plans and notify the Engineer of any irregularities before construction
starts.

r All ramps shall have detectable truncated dome panels per A.D.A. and
city standards and the detail sheet

Site General Notes:

Sign Legend
 Symbol    Code                 Description                        Size              Post Type

- Handicap Sign 12 x 18 U-Channel
PERMIT REQUIRED

TOWING ENFORCED

RESERVED
PARKING

Crosswalk and Curb Ramp with Truncated Dome Detectable Warnings per
ADA and/or Municipal Specifications.

Taper Curb from 6" to 0" in 2'-0"

Taper Curb & Gutter to Match Existing

4" Painted Yellow Striping

4" Wide Painted Stripes, 4'-0" o.c. @ 45°

Match Existing Sidewalk

Close Existing Drive per Local Codes

Accessible Ramp in Sidewalk

At-Grade Delivery Doors

Painted Yellow "Loading Zone" @ 100' o.c. 24" High Max.

Thickened Edge of Pavement

End of Curb

Curb / Sidewalk Ramp per City / Highway Department Standards
(Whichever is More Stringent)

SN-01

SN-02

SN-03

SN-04

SN-07

SN-10

SN-11

SN-12

SN-13

SN-15

SN-17

SN-18

SN-19
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Site Information:
PROPERTY INFORMATION

Gross Site Area: 429,256.24 sf 9.85 acres

Proposed Dedicated R.O.W: 0.00 sf 0.00 acres

Net Site Area: 429,256.24 sf 9.85 acres

Storm Sewer Schedule

STORM LINE "A"

A-2 1180.08 1178.58 70 LF 18" RCP 1.19% 1177.75 A-1

STORM LINE "B"

B-2 FES 1178.38 38 LF 2 - 14"x23" HE RCP 0.50% 1178.19 B-1

STORM LINE "C"

C-2 1183.83 1182.33 22 LF 18" HDPE 0.50% 1182.22 C-1

STORM LINE "D"

D-3 1185.50 1184.00 237 LF 12" HDPE 0.36% 1183.14 D-2
D-2a 1184.87 1183.35 54 LF 12" HDPE 0.40% 1183.14 D-2
D-2 1186.25 1183.14 117 LF 12" HDPE 0.40% 1182.67 D-1

STORM LINE "E"

E-2 FES 1179.00 38 LF 18" RCP 1.32% 1178.50 E-1

Inlet Up Top Elev. Inv. Up Length Size Type Slope Inv. Dn Inlet Dn

(  IN FEET  )

GRAPHIC SCALE

40' 0 20' 40' 80' 160'

1 inch = 40 ft
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Detention Pond Maintenance:
Drainage detention facility easements are hereby established as shown to provide for detention of
storm surface water and constructed as approved by the city engineer. All maintenance within the
drainage detention facility easement shall be the right, duty and responsibility of the property owners
association in the plat of Simple Storage Subdivision; however, if maintenance is neglected or
subject to other unusual circumstances and is determined to be a hazard or threat to public safety by
the city, corrective maintenance may be performed by the governing jurisdiction with costs assessed
to and born upon said property owners association. Officials representing the public works
department, shall have the right to enter upon the easement for purposes of periodic inspection
and/or corrective maintenance of the facility. Upon receiving written approval from the public
works department, property owners association may construct improvements within the easement,
provided the improvement does not interfere with the function of the detention facility.
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             CITY OF NORMAN  
                   Development Review Form 
                           Transportation Impacts 

 
 

DATE:  June 22, 2023    STAFF REVIEW BY:   Awet Frezgi, P.E.     
           City Traffic Engineer 
 
PROJECT NAME:  Simple Storage PP   PROJECT TYPE: Commercial/Light Industr ial 
 Owner:    Simple Storage, LLC 
 Developer’s Engineer:  Blew & Associates, PA 
 Developer’s Traffic Engineer: Blew & Associates, PA 
 
SURROUNDING ENVIRONMENT (Streets, Developments) 
Commercial and institutional uses surround the proposed site with some high density residential to the west, low density resi-
dential to the north, and industrial to the south. 
 
ALLOWABLE ACCESS: 
The site proposes two access points.  One access point is located along 24th Avenue SE and the other along Imhoff Road.  A 
variance for driveway spacing will be required for the 24th Avenue SE access point.  The Imhoff Road access point meets the 
applicable requirements in the Engineering Design Criteria. 
 
EXISTING STREET CHARACTERISTICS (Lanes, Speed Limits, Sight Distance, Medians) 
24th Avenue SE: 4 lanes (existing and future). Speed Limit - 40 mph. No sight distance problems. No median. 
Imhoff Road:  2 lanes (existing and future).  Speed Limit - 25 mph.  No sight distance problems.  No median. 
 
ACCESS MANAGEMENT CODE COMPLIANCE:  YES    NO  
 
Proposed number of access points for the development is in compliance with what is allowed in the subdivision regulations. 
 
TRIP GENERATION 
 
 
 
 
 
 
 
TRANSPORTATION IMPACT STUDY REQUIRED?  YES   NO  
 
Being just above the threshold for when a traffic impact study is required (>100 peak hour trips is the threshold), the develop-
er is required to submit a traffic impact analysis with this application. On behalf of the developer Blew & Associates, PA sub-
mitted traffic impact analysis memorandum. No traffic operational issues are anticipated due to the development.     
 
RECOMMENDATION: APPROVAL                  DENIAL                                            N/A                             STIPULATIONS  
 
Recommendations for Approval refer only to the transportation impact and do not constitute an endorsement from City Staff. 
 

The proposed development will access 24th Avenue SE from the east by one proposed, full access drive. This access does not 
meet the driveway spacing requirements in the City’s Engineering Design Criteria resulting in the need for the developer to 
Request a Variance with regard to this access point.  The proposed development will also access Imhoff Road from the north 
by one proposed, full access driveway. Capacity exceeds demand in this area.  As such, no additional off-site improvements 
are anticipated. 

Time Period Total In Out 
Weekday 976 488 488 
A.M. Peak Hour 147 89 58 
P.M. Peak Hour 220 106 114 
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Planning Commission Agenda

July 13, 2023

PRELIMINARY PLAT

PP-2223-8

ITEM NO. 7

STAFF REPORT

ITEM: Consideration of a preliminary plat for SINIPLE STORAGE ADDITION

LOCATION: Generally located near the northeast comer of the intersection of 24'h Avenue S.E. and
ImhoffRoad.

INFORNIATION:

I . Owners. Simple Storage, L.L.C

2. Developer. Simple Storage, L.L.C

3. Ensineer. Blew and Associates, PA

HISTORY:

l. October 18, 1961. City Council adopted Ordinance No. l3l4 annexing this property into the
Norman Corporate City Limits without zoning.

2. December 12. 1961. City Council adopted Ordinance No. 1322 placing this property in the
A-2. Rural Agricultural District.

3. March 10. 1983. Planning Commission, on a vote of 8-0, recommended to City Council that
this property be placed in C-1, Local Commercial District and removed from A-2, Rural
Agricultural District.

4. March 10. 1983. Planning Commission, on a vote of 8-0, approved the preliminary plat for
East Ridge Addition.

5. April 12. 1983. City Council adopted Ordinance No. 0-8283-75 placing this property in C-1,
Local Commercial District and removing it from A-2, Rural Agricultural District.

6. Julv 10. 1997. Planning Commission, on a vote of 6-0, recommended to City Council that
this property be placed in C-2, General Commercial District and removed from C-1, Local
Commercial District.
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P.C. Agenda 7-13-23
Preliminary Plat for Simple Storage Addition
Page 2

7. Auzust26. 1997. City Council adopted Ordinance No. 0-9798-2 placing this property in the
C-2, General Commercial District and removing it from the C-1, Local Commercial District.

IMPROVEMENT PROGRAM:

I . Fire Hydrants Fire hydrants will be installed in accordance with approved plans and City
Standards. Their locations will be approved by the Fire Department.

2. Sanitary Sewers. Sanitary sewer mains are existing serving the two (2) proposed lots

3. Sidewalks. Sidewalks will be required adjacent to lmhoff Road. There is an existing
sidewalk adjacent to 24th Avenue S.E.

4. Storm Sewers. Storm water run offwill be conveyed to a proposed privately-maintained
detention facility within each lot.

5. Streets. Imhoff Road and 24th Avenue S.E. are existing.

6. Water Mains. Water mains adjacent to Imhoff Road and 24rh Avenue S.E. are existing.

PUBLIC DEDICATIONS

1. Easements. All required easements will be dedicated to the City on the final plat.

2. Riqhts-of-Wav. All street rights-of-way will be dedicated to the City on the final plat

SUPPLEMENTAL MATERIAL: Copies of a location map, site plan and preliminary plat are included in
the Agenda Book.

STAFF COMMENTS AND RECOMMENDATION: This property consists of 9.85 acres. There are
two (2) proposed lots. One lot is {Lonting 24th Avenue S.E. and the other lot is fronting Imhoff
Road. The proposed use is commercial.

ACTION NEEDED: Recommend approval or disapproval of the preliminary plat for Simple Storage
Addition to City Council.

ACTION TAKEN:
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CITY COUNCIL AGENDA   PP-2223-8    August 22, 2023 

 

 

ITEM: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF PRELIMINARY PLAT FOR SIMPLE STORAGE 

ADDITION. 

 

LOCATION:  Generally located near the northeast corner of the intersection of 24th Avenue S.E. and 

Imhoff Road. 

  

INFORMATION: 

 

1.  Owners.  Simple Storage, L.L.C. 

 

2.  Developer.  Simple Storage, L.L.C. 

 

3.  Engineer.  Blew and Associates, PA. 

 

HISTORY: 

 

 1. Refer to the Planning Commission Staff Report, July 13, 2023. 

 

2. August 26, 1997.  City Council adopted Ordinance No. O-9798-2 placing this property in 

the C-2, General Commercial District and removing it from the C-1, Local Commercial 

District. 

 

3. July 13, 2023.  Planning Commission, on a vote of 7-0 recommended to City Council that 

the preliminary plat for Simple Storage Addition be approved.  

 

IMPROVEMENT PROGRAM: 

 

1.  Refer to the Planning Commission Staff Report, July 13, 2023. 

 

PUBLIC DEDICATIONS: 

 

1.  Refer to the Planning Commission Staff Report, July 13, 2023. 

 

SUPPLEMENTAL MATERIAL:  Copies of an advisory memorandum, location map, site plan, 

preliminary plat, plat Staff report recommending approval, and pertinent excerpts from the 

Planning Commission minutes are included in the Agenda Book.  

 

ACTION NEEDED:  Motion to approve or reject the preliminary plat for Simple Storage Addition. 

 

ACTION TAKEN:_____________________________________________________________ 
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