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CITY OF NORMAN, OK 
CITY COUNCIL REGULAR MEETING 

Municipal Building, Council Chambers, 201 West Gray, Norman, OK 73069 
Tuesday, June 10, 2025 at 6:30 PM 

AGENDA 

AMENDED 

It is the policy of the City of Norman that no person or groups of persons shall on the grounds of 
race, color, religion, ancestry, national origin, age, place of birth, sex, sexual orientation, gender 
identity or expression, familial status, marital status, including marriage to a person of the same 
sex, disability, relation, or genetic information, be excluded from participation in, be denied the 
benefits of, or otherwise subjected to discrimination in employment activities or in all programs, 
services, or activities administered by the City, its recipients, sub-recipients, and contractors. In 
the event of any comments, complaints, modifications, accommodations, alternative formats, 
and auxiliary aids and services regarding accessibility or inclusion, please call 405-366-5424, 
Relay Service: 711. To better serve you, five (5) business days' advance notice is preferred. 

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

You are required to sign up in advance of the meeting on the City’s webpage, by calling the City 
Clerk's Office (405-366-5406), or at the Council Chambers prior to the start of the meeting with 
your name, ward, and item you wish to speak to including whether you are a proponent or 
opponent. When the time comes for public comments, the Clerk will call your name and you can 
make your way to the podium.  Comments may be limited on items of higher interest, if so, the 
Mayor will announce that at the beginning of the meeting.  Participants may speak one time only 
up to 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 

PROCLAMATIONS 

1. CONSIDERATION OF ACKNOWLEDGING RECEIPT, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF PROCLAMATION P-2425-37:  A PROCLAMATION OF 

THE MAYOR OF THE CITY OF NORMAN, OKLAHOMA, PROCLAIMING THURSDAY, 

JUNE 19, 2025, AS JUNETEENTH DAY IN THE CITY OF NORMAN. 

  

1



CITY COUNCIL REGULAR MEETING - Tuesday, June 10, 2025 P a g e  | 2 

2. CONSIDERATION OF ACKNOWLEDGING RECEIPT, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF PROCLAMATION P-2425-38:  A PROCLAMATION OF 

THE MAYOR OF THE CITY OF NORMAN, OKLAHOMA, PROCLAIMING JUNE 16, 

2025, THROUGH  JUNE 22, 2025, AS POLLINATOR IN THE CITY OF NORMAN. 

3. CONSIDERATION OF ACKNOWLEDGING RECEIPT, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF PROCLAMATION P-2425-39:  A PROCLAMATION OF 

THE MAYOR OF THE CITY OF NORMAN, OKLAHOMA, PROCLAIMING JUNE 29 

THROUGH JULY 5, AS 2025, AS NATURAL HISTORY WEEK IN THE CITY OF 

NORMAN. 

 

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 4 through Item 18 be placed on the consent docket. 

APPROVAL OF MINUTES 

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

AND/OR POSTPONEMENT OF THE MINUTES AS FOLLOWS: 

CITY COUNCIL STUDY SESSION MEETING MINUTES OF NOVEMBER 26, 2024. 

CITY COUNCIL CONFERENCE MEETING MINUTES OF DECEMBER 10, 2024. 

CITY COUNCIL BUSINESS AND COMMUNITY AFFAIRS COMMITTEE MEETING 

MINUTES OF MARCH 6, 2025. 

CITY COUNCIL COMMUNITY PLANNING AND TRANSPORTATION COMMITTEE 

MEETING MINUTES OF APRIL 24, 2025. 

CITY COUNCIL FINANCE COMMITTEE MEETING MINUTES OF MAY 15, 2025. 
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First Reading Ordinance 

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

POSTPONEMENT OF ORDINANCE O-2425-31 UPON FIRST READING BY TITLE: 

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

AMENDING CHAPTER 20 (“LICENSES AND OCCUPATIONS”), SECTION 20-1910 

(“PREMISES MAINTAINED”), AND TO SECTIONS THROUGHOUT CHAPTER 30 

(“SUBDIVISIONS”) OF THE CODE, IN ORDER TO UPDATE DEFINITIONS, TO 

UPDATE AND ADD REFERENCES TO THE CITY’S COMPREHENSIVE PLAN, TO 

REQUIRE A 30-ACRE MINIMUM LOT SIZE FOR RURAL CERTIFICATES OF 

SURVEY WITH AN URBAN RESERVE LAND USE DESIGNATION, TO UPDATE 

LANGUAGE TO ENSURE COMPATABILITY WITH THE AIM NORMAN 

COMPREHENSIVE PLAN AND ITS VARIOUS INCLUDED MASTER PLANS, AND TO 

CLARIFY OR CORRECT LANGUAGE, INCLUDING FOR ERRORS; DECLARING AN 

EMERGENCY; AND PROVIDING FOR THE SEVERABILITY THEREOF. 

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

POSTPONEMENT OF ORDINANCE O-2425-32 UPON FIRST READING BY TITLE: 

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

AMENDING SECTIONS THROUGHOUT CHAPTER 36 (“ZONING”) OF THE CODE, IN 

ORDER TO UPDATE DEFINITIONS, TO UPDATE AND ADD REFERENCES TO THE 

CITY’S COMPREHENSIVE PLAN, TO UPDATE LANGUAGE TO ENSURE 

COMPATABILITY WITH THE AIM NORMAN COMPREHENSIVE PLAN AND ITS 

VARIOUS INCLUDED MASTER PLANS, AND TO CLARIFY OR CORRECT 

LANGUAGE, INCLUDING FOR ERRORS; DECLARING AN EMERGENCY; AND 

PROVIDING FOR THE SEVERABILITY THEREOF. 

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

AND/OR POSTPONEMENT FOR ORDINANCE O-2425-37 UPON FIRST READING 

BY TITLE: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

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

CITY OF NORMAN SO AS TO REMOVE LOTS THIRTEEN (13) AND FOURTEEN (14), 

IN BLOCK FIFTEEN (15) OF THE T.R. WAGGONER’S FIRST ADDITION TO 

NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM THE CCFBC, CENTER CITY 

FORM-BASED CODE, DETACHED FRONTAGE, AND PLACE SAME IN THE CCPUD, 

CENTER CITY PLANNED UNIT DEVELOPMENT; AND PROVIDING FOR THE 

SEVERABILITY THEREOF. (427 W. SYMMES ST.) 

Reports/Communications 

8. CONSIDERATION OF SUBMISSION, ACKNOWLEDGEMENT, APPROVAL, 

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

MANAGER’S CONTRACT AND CHANGE ORDER REPORT AND DIRECTING THE 

FILING THEREOF. 
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Settlements 

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

POSTPONEMENT OF RECOMMENDATION FROM THE CITY ATTORNEY THAT 

THE CITY COUNCIL APPROVE A SETTLEMENT OF KEVIN HAHN V. CITY OF 

NORMAN, CLEVELAND COUNTY DISTRICT COURT CASE CJ-2021-210 TB, IN THE 

AMOUNT OF $100,000. 

Easement 

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

AMENDMENT, AND/OR POSTPONEMENT OF E-2425-19: OF SOUTHWESTERN 

WIRE WATERLINE EASEMENT SERVING AMENDED FINAL PLAT OF BLOCK 1, IN 

THE THEDFORD ADDITION. (GENERALLY LOCATED ON THE SOUTHEAST 

CORNER OF WEST TECUMSEH ROAD AND INTERSTATE 35 AT 3400 THEDFORD 

DRIVE) 

Contracts 

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

AND/OR POSTPONEMENT OF CHANGE ORDER TWO, AND FINAL ACCEPTANCE 

OF CONTRACT K-2425-7: BY AND BETWEEN THE CITY OF NORMAN, OKLAHOMA 

AND RUDY CONSTRUCTION, AND FINAL PAYMENT OF $30,997.54 FOR THE 

DRAINAGE REHABILITATION PROJECT AS OUTLINE IN THE STAFF REPORT.  

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

AND/OR POSTPONEMENT OF CONTRACT K-2425-111 BY AND BETWEEN THE 

CITY OF NORMAN, OKLAHOMA, AND WYATT CONTRACTING, INC., IN THE 

AMOUNT OF $332,106.00 FOR THE LINDSEY STREET AND CLASSEN 

BOULEVARD BRIDGE REHABILITATION PROJECT, AWARDING PERFORMANCE 

BOND B-2425-53; STATUTORY BOND B-2425-54; MAINTENANCE BOND MB-2425-

41, AND ADOPTING RESOLUTION R-2425-114 GRANTING TAX-EXEMPT STATUS 

AND BUDGET APPROPRIATION AS OUTLINED IN THE STAFF REPORT. 

13. CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF AWARDING BID 2425-48 AND CONTRACT K2425-113: BY 
AND BETWEEN THE NORMAN UTILITIES AUTHORITY AND SOUTHWEST WATER 
WORKS, L.L.C., IN THE AMOUNT OF $1,585,350; PERFORMANCE BOND B-2425-
57; STATUTORY BOND B-2425-58; MAINTENANCE BOND MB-2425-43 FOR 
DANFIELD WATERLINE REPLACEMENT PROJECT, AND AUTHORIZE BUDGET 
APPROPRIATION AS OUTLINED IN THE STAFF REPORT. 
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14. CONSIDERATION OF ACCEPTANCE, APPROVAL, REJECTION, AMENDMENT 

AND/OR POSTPONEMENT OF CONTRACT K-2425-117: AN AGREEMENT 

BETWEEN THE CITY OF NORMAN, OKLAHOMA AND THE BOARD OF COUNTY 

COMMISSIONERS, CLEVELAND COUNTY, OKLAHOMA, FOR A COOPERATIVE 

INTERLOCAL AGREEMENT FOR THE MAINTENANCE, CONSTRUCTION, AND 

REPAIR OF SECTION LINE ROADS, SHARED MOWING RESPONSIBILITIES, AND 

PROVIDING FOR CERTAIN ON-CALL SERVICES DURING INCLEMENT WEATHER 

FOR THE 2025-2026 FISCAL YEAR. 

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

POSTPONEMENT OF CONTRACT K-2425-121: AN AGREEMENT BY AND 

BETWEEN THE CITY OF NORMAN, OKLAHOMA, AND NORMAN REGIONAL 

HOSPITAL AUTHORITY D/B/A NORMAN REGIONAL HOSPITAL (NRH) TO PROVIDE 

$25,000 ANNUALLY TO SUPPORT PARATRANSIT OPERATIONS AND RECEIVE 

RIDERSHIP DATA REPORTS. 

16. CONDSIDERATION OF AWARDING, ACCEPTANCE, APRROVAL, REJECTION, 

AMENDMENT, AND/OR POSTPONEMENT OF AMENDMENT ONE TO CONTRACT 

K-2425-124: BY AND BETWEEN THE CITY OF NORMAN, OKLAHOMA AND GLOBAL 

PAYMENTS DIRECT, INC., FOR AN AMENDMENT TO THE CARD SERVICES 

AGREEMENT FOR CREDIT CARD PROCESSING SERVICES WITH THE TYLER 

INCODE MUNICIPAL COURT SOFTWARE SYSTEM FOR THE AMOUNTS AS 

OUTLINED IN THE STAFF REPORT. 

Resolutions 

17. CONSIDERATION OF APPROVAL, ACCEPTANCE, ADOPTION, REJECTION, 
AND/OR POSTPONEMENT OF RESOLUTION R-2324-131: RATIFYING CITY 
MANAGER’S DECLARATION OF EMERGENCY, AWARD OF BID 2425-61, AND 
APPROVAL OF CONTRACT K-2425-120 BY AND BETWEEN NORMAN UTILITIES 
AUTHORITY AND KRAPFF-REYNOLDS CONSTRUCTION COMPANY, INC IN THE 
AMOUNT OF $748,550; PERFORMANCE BOND B-2425-66, STATUTORY BOND, B-
2425-67, AND MAINTENANCE BOND MB-2425-51 FOR THE BISHOP CREEK 
EMERGENCY SEWER LINE REPAIR PROJECT AND BUDGET TRANSFERS AS 
OUTLINED IN THE STAFF REPORT 

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

POSTPONEMENT OF RESOLUTION R-2425-133: A RESOLUTION OF THE 

COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, AND THE NORMAN UTILITIES 

AUTHORITY, APPROPRIATING $128,757.50 FROM THE CAPITAL FUND, FOR THE 

REHABILITATION OF THE WEST MAIN STREET BRIDGE OVER MERKLE CREEK 

AND $95,952 FROM SANITATION FUND, FOR THE INSTALLATION OF SOLAR 

PANELS AT THE HOUSEHOLD HAZARDOUS WASTE FACILITY. 
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MISCELLANEOUS COMMENTS 

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

ADJOURNMENT 

6



File Attachments for Item:

1. CONSIDERATION OF ACKNOWLEDGING RECEIPT, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF PROCLAMATION P-2425-37:  A PROCLAMATION OF

THE MAYOR OF THE CITY OF NORMAN, OKLAHOMA, PROCLAIMING THURSDAY, 

JUNE 19, 2025, AS JUNETEENTH DAY IN THE CITY OF NORMAN.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 06/10/2025 

REQUESTER: Jason Olsen 

PRESENTER: Jason Olsen, Director of Parks and Recreation Department 

ITEM TITLE: CONSIDERATION OF ACKNOWLEDGING RECEIPT, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF PROCLAMATION 
P-2425-37:  A PROCLAMATION OF THE MAYOR OF THE CITY OF 
NORMAN, OKLAHOMA, PROCLAIMING THURSDAY, JUNE 19, 2025, AS 
JUNETEENTH DAY IN THE CITY OF NORMAN. 
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File Attachments for Item:

2. CONSIDERATION OF ACKNOWLEDGING RECEIPT, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF PROCLAMATION P-2425-38:  A PROCLAMATION OF

THE MAYOR OF THE CITY OF NORMAN, OKLAHOMA, PROCLAIMING JUNE 16, 

2025, THROUGH  JUNE 22, 2025, AS POLLINATOR IN THE CITY OF NORMAN.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 06/10/2025 

REQUESTER: Chris Mattingly, Director of Utilities 

PRESENTER: Michele Loudenback, Environmental & Sustainability Manager 

ITEM TITLE: CONSIDERATION OF ACKNOWLEDGING RECEIPT, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF PROCLAMATION 
P-2425-38:  A PROCLAMATION OF THE MAYOR OF THE CITY OF 
NORMAN, OKLAHOMA, PROCLAIMING JUNE 16, 2025, THROUGH  
JUNE 22, 2025, AS POLLINATOR IN THE CITY OF NORMAN. 
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File Attachments for Item:

3. CONSIDERATION OF ACKNOWLEDGING RECEIPT, REJECTION, AMENDMENT, 

AND/OR POSTPONEMENT OF PROCLAMATION P-2425-39:  A PROCLAMATION OF

THE MAYOR OF THE CITY OF NORMAN, OKLAHOMA, PROCLAIMING JUNE 29 

THROUGH JULY 5, AS 2025, AS NATURAL HISTORY WEEK IN THE CITY OF 

NORMAN.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 06/10/2025 

REQUESTER: Sam Noble Natural History Museum 

PRESENTER:  

ITEM TITLE: CONSIDERATION OF ACKNOWLEDGING RECEIPT, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF PROCLAMATION 
P-2425-39:  A PROCLAMATION OF THE MAYOR OF THE CITY OF 
NORMAN, OKLAHOMA, PROCLAIMING JUNE 29 THROUGH JULY 5, AS 
2025, AS NATURAL HISTORY WEEK IN THE CITY OF NORMAN. 
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P-2425-39 

 
     A PROCLAMATION OF THE MAYOR OF THE CITY OF 

NORMAN, OKLAHOMA, PROCLAIMING JUNE 29 
THROUGH JULY 5, AS 2025, NATURAL HISTORY WEEK 
IN THE CITY OF NORMAN. 

 
§ 1. WHEREAS, the City of Norman is home to the Sam Noble Oklahoma Museum of Natural 

History, one of the nation’s premier university-based institutions for the study and celebration 
of our natural and cultural heritage and the legislated natural history museum of the State of 
Oklahoma; and 

 
§ 2. WHEREAS, the fossil holotype and only known specimen of Aquilops americanus—a small, 

early ceratopsian dinosaur from the Early Cretaceous—was discovered and described by Sam 
Noble Museum paleontologists Dr. Richard Cifelli and Dr. Matt Wedel, among others, and has 
been proudly displayed in the Hall of Ancient Life at the Sam Noble Museum; and 

 
§ 3. WHEREAS, Aquilops will be featured in the upcoming major motion picture Jurassic World: 

Rebirth, as well as appearing on Dr. Pepper cans and in forthcoming Mattel and LEGO toy 
lines; bringing national and international attention to this remarkable fossil; and 

 
§ 4. WHEREAS, this spotlight on Aquilops provides an extraordinary opportunity to celebrate 

Oklahoma’s rich paleontological history and the vital role of institutions like the Sam Noble 
Museum in preserving and interpreting our natural history; and 

 
§ 5. WHEREAS, the Sam Noble Museum serves not only as a repository of scientific discovery, 

but also as a center for education, outreach, and inspiration for future generations of scientists 
and citizens; and 

 
§ 6. WHEREAS, the recognition of Aquilops on such a prominent stage is a testament to the 

achievements of Oklahoma’s scientific community and underscores the global significance of 
the museum’s research and creative contributions. 

 
NOW, THEREFORE, I, MAYOR OF THE CITY OF NORMAN, OKLAHOMA: 
 
§ 7. Do hereby proclaim June 29 through July 5, 2025, as Natural History Week in the City of 

Norman, Oklahoma, and in the City of Norman and encourage all residents to visit the Sam 
Noble Oklahoma Museum of Natural History to celebrate our prehistoric heritage, and to 
support the ongoing efforts to preserve and share Oklahoma’s unique place in the story of life 
on Earth. 

 
PASSED AND APPROVED this 10th day of June, 2025. 
 
         _________________________________  
         Mayor   
   ATTEST:  
 
 
   ______________________________ 
   City Clerk 
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File Attachments for Item:

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

AND/OR POSTPONEMENT OF THE MINUTES AS FOLLOWS:

CITY COUNCIL STUDY SESSION MEETING MINUTES OF NOVEMBER 26, 2024.

CITY COUNCIL CONFERENCE MEETING MINUTES OF DECEMBER 10, 2024.

CITY COUNCIL BUSINESS AND COMMUNITY AFFAIRS COMMITTEE MEETING 

MINUTES OF MARCH 6, 2025.

CITY COUNCIL COMMUNITY PLANNING AND TRANSPORTATION COMMITTEE 

MEETING MINUTES OF APRIL 24, 2025.

CITY COUNCIL FINANCE COMMITTEE MEETING MINUTES OF MAY 15, 2025.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 06/10/2025 

REQUESTER: Brenda Hall, City Clerk 

PRESENTER: Brenda Hall, City Clerk 

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

CITY COUNCIL STUDY SESSION MEETING MINUTES OF 
NOVEMBER 26, 2024. 

CITY COUNCIL CONFERENCE MEETING MINUTES OF 
DECEMBER 10, 2024. 

CITY COUNCIL BUSINESS AND COMMUNITY AFFAIRS COMMITTEE 
MEETING MINUTES OF MARCH 6, 2025. 

CITY COUNCIL COMMUNITY PLANNING AND TRANSPORTATION 
COMMITTEE MEETING MINUTES OF APRIL 24, 2025. 

CITY COUNCIL FINANCE COMMITTEE MEETING MINUTES OF 
MAY 15, 2025. 
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File Attachments for Item:

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

POSTPONEMENT OF ORDINANCE O-2425-31 UPON FIRST READING BY TITLE: 

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

AMENDING CHAPTER 20 (“LICENSES AND OCCUPATIONS”), SECTION 20-1910 

(“PREMISES MAINTAINED”), AND TO SECTIONS THROUGHOUT CHAPTER 30 

(“SUBDIVISIONS”) OF THE CODE, IN ORDER TO UPDATE DEFINITIONS, TO 

UPDATE AND ADD REFERENCES TO THE CITY’S COMPREHENSIVE PLAN, TO 

REQUIRE A 30-ACRE MINIMUM LOT SIZE FOR RURAL CERTIFICATES OF 

SURVEY WITH AN URBAN RESERVE LAND USE DESIGNATION, TO UPDATE 

LANGUAGE TO ENSURE COMPATABILITY WITH THE AIM NORMAN 

COMPREHENSIVE PLAN AND ITS VARIOUS INCLUDED MASTER PLANS, AND TO 

CLARIFY OR CORRECT LANGUAGE, INCLUDING FOR ERRORS; DECLARING AN 

EMERGENCY; AND PROVIDING FOR THE SEVERABILITY THEREOF.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 6/10/2025 

REQUESTER: City of Norman 

PRESENTER: Elisabeth Muckala, Assistant City Attorney 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF ORDINANCE O-2425-31 UPON FIRST READING 
BY TITLE: AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, AMENDING CHAPTER 20 (“LICENSES AND 
OCCUPATIONS”), SECTION 20-1910 (“PREMISES MAINTAINED”), AND 
TO SECTIONS THROUGHOUT CHAPTER 30 (“SUBDIVISIONS”) OF THE 
CODE, IN ORDER TO UPDATE DEFINITIONS, TO UPDATE AND ADD 
REFERENCES TO THE CITY’S COMPREHENSIVE PLAN, TO REQUIRE 
A 30-ACRE MINIMUM LOT SIZE FOR RURAL CERTIFICATES OF 
SURVEY WITH AN URBAN RESERVE LAND USE DESIGNATION, TO 
UPDATE LANGUAGE TO ENSURE COMPATABILITY WITH THE AIM 
NORMAN COMPREHENSIVE PLAN AND ITS VARIOUS INCLUDED 
MASTER PLANS, AND TO CLARIFY OR CORRECT LANGUAGE, 
INCLUDING FOR ERRORS; DECLARING AN EMERGENCY; AND 
PROVIDING FOR THE SEVERABILITY THEREOF. 

  

BACKGROUND: 

The City of Norman released a Request for Proposal (RFP-2223-29) in September of 2022, 
seeking proposals from qualified consultants for professional services to prepare the following 
documents for the City of Norman: 

· Comprehensive Land Use Plan; 

· Housing Market Analysis and Affordability Strategy; 

· Comprehensive Transportation Plan Update; 

· Stormwater Master Plan Update; 

· Water Hydraulic Modeling Update; 

· Wastewater Master Plan; and 

· Sanitation Master Plan. 

42
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The citywide proposal sought to develop an all-encompassing vision for the community that can 
be supported by all. To facilitate this objective, the City of Norman planned to update its 
Comprehensive Transportation Plan, Stormwater Master Plan, Water Hydraulic Modeling, and 
develop Wastewater and Sanitation Master Plans to ensure improvements to the City’s 
infrastructure align with the vision and policies of the new Comprehensive Plan, including the 
Comprehensive Land Use Plan. The technical lead of the Comprehensive Land Use Plan is 
Jane Hudson, Director of Planning and Community Development. 

As set forth in the RFP, Public Engagement was designed to address three key tasks: 

Task 1 – Norman Today – Where are we now? 

This process was designed to consist of review of background documents, economic and 
development trends, hazard mitigation and environmental constraints, land use inventory and 
urban design, transportation, public facilities and infrastructure, and housing and neighborhoods. 

Task 2 – Norman Tomorrow – Where do we want to go? 

This process was designed to review the vision and future land use opportunities, or constraints 
and develop goals and principles based on community engagement and understanding where 
we are today.  

Task 3 – Norman Tomorrow – How do we get there? 

This process was designed to develop Plan Elements for the various included master plans, 
utilizing the overarching goals and principles to define the program and design of the city and 
outline the specific plan elements and systems that to guide the City’s future, thus creating a 
cohesive strategy across the city and departments, and for all of the included individual 
masterplans.  

Through the RFP process, a team consisting of seven City Staff members and two citizen 
members selected RDG Planning & Design, Inc.  Contract K-2324-46 with RDG was approved 
by City Council on July 25, 2023.  The final scope included all of the proposed individual master 
plans except that it was determined that the City did not require a Sanitation Master Plan update 
at this time.  Thereafter, and on September 26, 2023, K-2324-46 was amended to include 
services for the creation of a Parks Recreation and Trails Master Plan, again bringing the total 
number of included master plans to seven.   

An Ad Hoc Steering Committee to work with the City and its consultants in creating the “Area 
and Infrastructure Master Plan” (“AIM Norman”) was originally appointed by Resolution R-2324-
52 on August 22, 2023, and its membership and procedures finalized by Amendment 1 to R-
2324-52 on November 14, 2023.  The Steering Committee, and its appointed individual Sub-
Committees for Housing, Stormwater, Water/Wastewater, Transportation, and Parks, have 
worked tirelessly since then in order to offer input and guidance on the creation of the seven AIM 
Norman master plans now submitted for the City Council’s review and consideration. 

With these seven plans, two sets of code revisions by ordinance are also brought for 
consideration and review.  These ordinances are proposed in order to implement amendments 
that will primarily: (a) revise and redefine terms relating to former master plans in order to ensure 
consistency with the AIM Norman plans; and (b) set forth the very first incremental code 
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amendments incorporating elements of the AIM Norman plans.  In some cases, incorrect 
numberings or other errors and inconsistencies in these provisions are addressed along with the 
more substantive changes. 

DISCUSSION: 

Ordinance No. O-2425-31 amends sections of Chapters 20 and 30 of the Norman Municipal 
Code.  The primary purpose of these amendments is to address the transition period between 
the adoption of the new AIM Norman Comprehensive Plan and the revision of the Zoning 
Ordinance and Subdivision Regulations within the municipal code.  These amendments chiefly 
address language referencing or relating to Norman’s Comprehensive Plan(s).     

Per these amendments, the definition for “Comprehensive Plan” will be amended to refer to the 
AIM Norman Comprehensive Plan, which collectively includes the seven individual master plans.  
Additionally, sub-definitions for each individual master plan have been included as follows: 

-“Land Use Plan” which refers to the AIM Norman Comprehensive Land Use Plan; 
-“Transportation Plan” which refers to the 2025 Comprehensive Transportation Plan 

Update; 
-“Wastewater Master Plan”; 
-“Water Utility Master Plan”; 
-“Parks Master Plan,” which refers to the Parks, Recreation & Culture Master Plan; 
-“Housing Plan,” which refers to the Housing Strategy Plan; and 
-“Stormwater Master Plan,” which refers to the Stormwater Master Plan Update. 

Various references to previous Transportation, Parks and Land Use Plans are also updated 
within this ordinance.  Section 20-1910 of the code previously utilized language taken directly 
from the previous Land Use Plan.  The language is amended to now refer to areas compatible 
with the AIM Norman Comprehensive Plan.   

Additionally, this ordinance implements an amendment to Section 30-105 (“Relation to Zoning”), 
adding a reference to the Comprehensive Plan which matches language already found in 30-
301 (“The Preliminary Plat – General).  However, where the Subdivision Code or Zoning 
Ordinance already directly address and allow (or do not allow) a particular manner or element 
of development, the more specific provisions of the Municipal Code will control under Oklahoma 
law.  City Staff is already in the process of planning comprehensive revisions to the Zoning and 
Subdivision portions of the City Code in order to more fully implement the Comprehensive Plan 
therein. 

Finally, one substantive change is proposed by this ordinance, in order to implement the first 
stage of the AIM Norman Comprehensive Plan.  Section 30-606, which sets forth an exception 
to platting requirements allowing Rural Certificates of Survey (“COS”) in A-1 and A-2 zoning 
districts, is being amended to add a specific reference to properties classified as Urban Reserve 
land use, and requiring those properties, in accordance with the plan, not be subdivided into less 
than 30-acre lots.  City Staff plan to expand the reach of this particular element of the 
Comprehensive Land Use Plan in future amendments to the Subdivision Code and Zoning 
Ordinance.  Additionally, language has been amended in 30-606 in order to clarify the rural areas 
available for COS subdivision in accordance with the Comprehensive Plan. 
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The Planning Commission’s consideration of these code amendments was postponed from April 
10, 2025 to May 8, 2025, which was also the date that the Planning Commission considered 
Resolutions adopting the seven AIM Norman Master Plans. At their meeting of May 8, 2025, 
Planning Commission recommended approval of Ordinance O-2425-31 with a vote of 8-0. 

RECOMMENDATION: 

City Staff recommends adoption of Ordinance O-2425-31, a companion item on this agenda to 
Ordinance No. O-2425-32 and Resolutions adopting the AIM Norman Comprehensive Plan 
and its various included Master Plans, implementing amendments to Chapters 20 and 30 of 
the Norman Municipal Code in order to accommodate the adoption of the AIM Norman 
Comprehensive Plans. 

Staff further recommends the emergency clause also be adopted so that the companion 
ordinances and AIM Norman Comprehensive Plan (and its seven included Master Plans) be 
effective at the same time, and in order to avoid delays for application submittals that implicate 
these items. 
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Ordinance No. O-2425-31 

AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, AMENDING CHAPTER 20 (“LICENSES AND 

OCCUPATIONS”), SECTION 20-1910 (“PREMISES MAINTAINED”), AND 

TO SECTIONS THROUGHOUT CHAPTER 30 (“SUBDIVISIONS”) OF THE 

CODE, IN ORDER TO UPDATE DEFINITIONS, TO UPDATE AND ADD 

REFERENCES TO THE CITY’S COMPREHENSIVE PLAN, TO REQUIRE A 

30-ACRE MINIMUM LOT SIZE FOR RURAL CERTIFICATES OF SURVEY 

WITH AN URBAN RESERVE LAND USE DESIGNATION, TO UPDATE 

LANGUAGE TO ENSURE COMPATABILITY WITH THE AIM NORMAN 

COMPREHENSIVE PLAN AND ITS VARIOUS INCLUDED MASTER 

PLANS, AND TO CLARIFY OR CORRECT LANGUAGE, INCLUDING FOR 

ERRORS; DECLARING AN EMERGENCY; AND PROVIDING FOR THE 

SEVERABILITY THEREOF. 

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

OKLAHOMA: 

§ 1.  That Section 20-1910 (“Premises Maintained”) of Article 20 (“Oil, Gas and Mineral 

Production”) of Chapter 20 (“Licenses and Occupations”), of the Code of the City of Norman 

shall be amended, and hereafter read, as follows: 

* * * 

(c) Any person who owns, operates, maintains, or completes any well as a producer when the well 

bore is located within 600 feet of any dwelling or business structure or is closer than 600 feet from 

the centerline of a public roadway shall enclose such well and its tank batteries, by a heavy 

commercial grade chain-link fence at least six feet high with posts set in concrete with at least 

three strands of barbed wire secured across the top of the fence around the well and tank batteries. 

The bottom of the chain-link fence shall have a #9 gauge tension wire running the length of the 

fence. The maximum opening between the ground and the fence shall be four inches. The fence 

may be constructed with removable front and side sections built of the same material as the 

permanent fence. Wells and tank batteries may be fenced separately as long as each separate fence 

complies with the requirements of this section.  

(1) The well operator shall be responsible for maintaining the fencing in compliance with 

the requirements of this section.  

(2) Fencing shall not be required on drill sites during initial drilling, completion, or 

reworking operations as long as 24-hour on-site supervision is provided. However, a 

secured entrance gate on the access road containing a lock shall be provided. All gates 

shall be kept locked when the well operator or his employees or agents are not on the 
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premises. A duplicate set of keys to all required locks shall be provided to the Oil and 

Gas Inspector, or some other appropriate means of accessibility for City personnel.  

(3) If a dwelling or business structure is constructed within 600 feet of an existing well 

bore or tank batteries not subject to fencing requirements prior to said construction, the 

well operator shall then be immediately subject to and come into compliance with all 

fencing requirements of this section within 60 days of written notification by the 

building permit holder of issuance of a building permit for said dwelling or business 

structure unless the well site is located outside the current urban service area as 

designated on the Comprehensive Plan or any subsequently adopted plans area located 

between 48th Avenue West and  48th Avenue East and the fencing requirement is waived 

in writing by all property owners within 600 feet of the well bore. If the fencing 

requirements of this section have not been satisfied by the well operator within 60 days 

after said notification, then the well operator's oil and gas permit for the non-compliant 

well may be subject to revocation. A certificate of occupancy shall not be issued for 

said dwelling or business structure until the fencing requirements of this section have 

been satisfied.  

(4) If a property where an oil well is located changes designation to current urban service 

area, the well operator must fence according to the requirements of this section any 

existing well or tank batteries, not previously subject to fencing requirements prior to 

said change of designation within 60 days of written notification by the moving party 

behind the change in designation. 

* * * * 

§ 2.  That Section 30-101 (“Definitions”) of the Code of the City of Norman shall be amended, 

and hereafter read, as follows: 

The following words, terms, and phrases when used in this chapter, shall have the meanings 

respectively ascribed to them in this section, except where the context otherwise requires: 

* * * 

Comprehensive Plan means the comprehensive development plan for the City which has been 

officially adopted to provide long-range development policies for the City in the foreseeable future 

and which includes, among other things, the plan for land use, land subdivision, traffic circulation 

and community facilities, utilities, and drainage facilities. 

Comprehensive Plan means the comprehensive plan of the City of Norman, Oklahoma, which is 

currently the AIM (Area & Infrastructure Masterplan) Norman Comprehensive Plan adopted June 

24, 2025.  This Comprehensive Plan is comprised of seven distinct approved plans, or master plans, 

identified and defined as follows: 
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(a) Land Use Plan means the AIM Norman Comprehensive Land Use Plan adopted June 

24, 2025; 

(b) Transportation Plan means the 2025 Comprehensive Transportation Plan Update 

adopted June 24, 2025, which updated “Moving Forward,” the 2014 City of Norman 

Comprehensive Transportation Plan previously in effect; 

(c) Wastewater Master Plan means the Wastewater Utility Master Plan adopted June 24, 

2025; 

(d) Water Utility Master Plan means the Water Utility Master Plan adopted June 24, 2025; 

(e) Parks Master Plan means the Parks, Recreation & Culture Master Plan adopted June 

24, 2025; 

(f) Housing Plan means the Housing Strategy Plan adopted June 24, 2025; and 

(g) Stormwater Master Plan means the Stormwater Master Plan Update adopted June 24, 

2025, and which updated the 2009 Storm Water Master Plan previously in effect. 

* * * 

Plat, preliminary, means a map of a proposed subdivision showing the character and proposed 

layout of the tract in sufficient detail to indicate the relationship of the proposed development to 

topography, existing streets, drainage facilities and utilities, existing easements of record, the 

Comprehensive Plan, including the Transportation Plan, existing urban development and zoning, 

and to indicate the nature of the land planning design. 

* * * 

Rural and suburban area means all that part of the incorporated area of the City which is not 

classified as rural or reserve Character Areas oin the Comprehensive Land Use Plan for 

urbanization. 

* * * 

Urban area(s) generally includes suburban areas and means all that part of the incorporated area 

of the City planned for urbanization and which is not designated as rural, protected and sensitive,  

or reserve Character Areas oin the Comprehensive Land Use Plan for urbanization. 

* * * * 

§ 3. That Section 30-102 (“Purpose”) of the Code of the City of Norman shall be amended, 

and hereafter read, as follows: 

* * * 

48

Item 5.



(d) This chapter is designed, intended, and should be administered in a manner to:  

(1) Implement the Comprehensive Plan, and all incorporated plans and master plans, 

in relation to:  

a. The use of land and land use relationships;  

b. The transportation system, including, but not limited to, highways, streets, 

alleys, bicycle paths, bicycle lanes, sidewalks;  

c. Community facilities including recreational and educational facilities, fire 

stations, etc.;  

d. The extension or expansion of the sanitary sewer system including adequate 

easements to accommodate lines and facilities;  

e. The extension or expansion of the water distribution system and the provision 

of fire hydrants including adequate easements to accommodate lines and 

facilities;  

f. The appropriate disposition of surface runoff water; and  

g. The accommodation of all other utilities within adequate easements.  

* * * * 

§ 4. That Section 30-105 (“Relation to Zoning”) of the Code of the City of Norman shall 

be amended, and hereafter read, as follows: 

In order to provide adequate information for evaluation and decision by the Planning Commission 

and the City Council, and to provide documentation of intent for public record, the following 

requirements are mandatory: 

(a) A rezoning request which includes any amount of unplatted land shall be accompanied 

by a preliminary plat of the land in question, and any adjacent land which is 50 percent 

or more owned or under option to buy by the applicant; provided, however, that any 

land for which a plat is not required as a prerequisite for a building permit is exempted 

from this requirement. The preliminary plat shall be submitted for consideration as an 

agenda item before the Planning Commission simultaneously with the rezoning 

request.  

(b) In the instance of proposed planned unit developments, as provided in NCC ch. 36, five 

copies of a site development plan shall also be included with the submission of the 

preliminary plat when application is made for Planning Commission approval.  

(c) Provided that no final plat may be considered for approval by the City Council until the 

preliminary plat and proper zoning in terms of density, lot size, and land use has been 
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approved by the City Council, in accordance with the minimum requirements of the 

Comprehensive Plan and this Code, regarding the subject property. 

§ 5. That Section 30-401 (“Design Principles”) of the Code of the City of Norman shall be 

amended, and hereafter read, as follows: 

The quality of design of the City is dependent on the quality of design of the individual 

subdivisions that compose it. Good community design requires the coordination of the efforts of 

each subdivider and developer of land within the area. Therefore, the design of each subdivision 

shall be prepared in accordance with the principles established by the Comprehensive Plan, 

including those for land use, circulation, community facilities and public utility services and in 

accordance with the following general principles: 

* * * * 

§ 6. That Section 30-511 (“Street and Alley Improvements”) of the Code of the City of 

Norman shall be amended, and hereafter read, as follows: 

The subdivider of any subdivision designed to be used for residential, commercial, industrial, or 

other uses shall lay out, grade, or otherwise improve all streets and alleys that are designated on 

the approved plat or that directly serve the subdivision in compliance with the standards and 

specifications of this Code and in compliance with the following provisions: 

(a) Streets and alleys in the urban area shall be laid out, graded and otherwise improved as 

specified in the applicable standards and specifications governing such construction. Such 

street layout and all improvement shall be done under the supervision of the Public Works 

Department and shall be subject to inspection and approval in accordance with the 

standards and specifications of this Code.  

(b) Street right-of-way and pavement widths shall comply with all of the elements of the 

Comprehensive Plan, including the Transportation Plan, and the regulations relating 

thereto. The paving design of the an intersection ofwith any new street with a State or 

federal highway designation shall be approved by the State Department of Transportation. 

§ 7. That Section 30-606 (“Exception to Allow Norman Rural Certificates of Survey as 

Plats in A-1 and A-2 Zoning Districts”) of the Code of the City of Norman shall be amended, 

and hereafter read, as follows: 

(a) For properties located in the reserve and rural areas of Norman, as identified in the 

Comprehensive Plan, including the Land Use Plan, iIt is the purpose of this exception to allow lots 

of ten acres or more (or where designated as Urban Reserve land use, lots of thirty acres or more) 

to be developed and sold adjacent to public or private roadways in the A-1 and A-2 Agricultural 

Districts; however, private roadways should be constructed and maintained in such a manner that 

said roadways may be traversed and used by police, fire and other official vehicles of all municipal, 
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county, State and federal agencies. Lots created under this process shall be designated as "City 

rural certificate of survey subdivisions" and may be permitted under the following procedures: 

* * * * 

§ 8. That Section 30-607 (“Exception to Exclude Section Line Roads from Residential 

Estate Plats or Rural Cluster Developments Under Specified Conditions”) of the Code of the 

City of Norman shall be amended, and hereafter read, as follows: 

The purpose of this section is to allow owners of RE or Rural Cluster Planned Unit Development 

zoned lands to exclude the improvement of section line roads when the following requirements are 

met: 

(a) No lot within the subdivision obtains direct access to the section line road;  

(b) The subdivision includes the dedication of the required right-of-way along the section 

line road in accordance with the Comprehensive Plan, including the Transportation 

Plan;  

(c) The section line road has been previously opened by the City, County or State as a 

section line road; and  

(d) The section line road is a passable all-weather road, graded for drainage, has acceptable 

borrow ditches for drainage and is in a good State of repair constructed to the minimum 

design standard for section line roads adjacent to such subdivisions. 

§ 9. That Section 30-705 (“Suitability of Land”) of the Code of the City of Norman shall 

be amended, and hereafter read, as follows: 

Any land to be dedicated for public park purposes to meet the requirements of this article shall be 

reasonably located and adaptable for use as an active neighborhood public park and recreation 

facility. Such determination shall be made by the Board of Park Commissioners, whose decision 

may be appealed to the City Council. Factors to be used in evaluating the adequacy of the proposed 

public park and recreation areas include, but are not limited to, the following: 

(a) Unity. The dedicated land should form a single parcel or tract of land at least five acres 

in size unless the Board of Parks Commissioners determined that a smaller tract would 

be in the public interest, or that additional contiguous land will be reasonably available 

for dedication to or purchase by the City.  

(b) Shape. The shape of the parcel or tract of land to be dedicated should be appropriate for 

public parks and recreation purposes.  

(c) Access. Public access to public park land delineated on a preliminary plat shall be 

ensured by provision of at least 50 feet of street frontage, in a manner satisfactory to 

the Board of Parks Commissioners. At the time the land abutting the delineated areas 
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is developed, the subdivider of such abutting land shall furnish and pay for paving all 

abutting street frontage and shall provide water and sewer access to the boundary of 

one side of the delineated area to meet minimum requirements as determined by the 

Public Works Department.  

(d) Topography. The land to be dedicated to meet the requirement of this article should be 

suitable for public parks and recreation activities. In that regard 50 percent of the 

dedicated land area should not exceed five percent grade. The Parks Master Plan and 

Recreation Department's five-year plan and the general plan Comprehensive Plan for 

the City shall be considered when evaluating land proposals for dedication. 

§ 10. EMERGENCY SECTION (requiring 2/3 majority for passage to be voted on 

separately).  That in the judgement of the Council of the City of Norman, it is necessary for the 

immediately preservation of the peace, health, and safety of the citizens of Norman that this 

Ordinance become effective prior to the time an ordinary ordinance will become effective, thereby 

declaring an emergency so that this ordinance will become effective immediately. 

§ 11.  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      , 2025.   of     , 2025. 

 

             

(Mayor)      (Mayor) 

 

ATTEST: 

 

      

(City Clerk) 
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File Attachments for Item:

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

POSTPONEMENT OF ORDINANCE O-2425-32 UPON FIRST READING BY TITLE: 

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

AMENDING SECTIONS THROUGHOUT CHAPTER 36 (“ZONING”) OF THE CODE, IN

ORDER TO UPDATE DEFINITIONS, TO UPDATE AND ADD REFERENCES TO THE 

CITY’S COMPREHENSIVE PLAN, TO UPDATE LANGUAGE TO ENSURE 

COMPATABILITY WITH THE AIM NORMAN COMPREHENSIVE PLAN AND ITS 

VARIOUS INCLUDED MASTER PLANS, AND TO CLARIFY OR CORRECT 

LANGUAGE, INCLUDING FOR ERRORS; DECLARING AN EMERGENCY; AND 

PROVIDING FOR THE SEVERABILITY THEREOF.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 6/10/2025 

REQUESTER: City of Norman 

PRESENTER: Elisabeth Muckala, Assistant City Attorney 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 
POSTPONEMENT OF ORDINANCE O-2425-32 UPON FIRST READING 
BY TITLE: AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, AMENDING SECTIONS THROUGHOUT 
CHAPTER 36 (“ZONING”) OF THE CODE, IN ORDER TO UPDATE 
DEFINITIONS, TO UPDATE AND ADD REFERENCES TO THE CITY’S 
COMPREHENSIVE PLAN, TO UPDATE LANGUAGE TO ENSURE 
COMPATABILITY WITH THE AIM NORMAN COMPREHENSIVE PLAN 
AND ITS VARIOUS INCLUDED MASTER PLANS, AND TO CLARIFY OR 
CORRECT LANGUAGE, INCLUDING FOR ERRORS; DECLARING AN 
EMERGENCY; AND PROVIDING FOR THE SEVERABILITY THEREOF. 

  

BACKGROUND: 

The City of Norman released a Request for Proposal (RFP-2223-29) in September of 2022, 
seeking proposals from qualified consultants for professional services to prepare the following 
documents for the City of Norman: 

· Comprehensive Land Use Plan; 

· Housing Market Analysis and Affordability Strategy; 

· Comprehensive Transportation Plan Update; 

· Stormwater Master Plan Update; 

· Water Hydraulic Modeling Update; 

· Wastewater Master Plan; and 

· Sanitation Master Plan. 

The citywide proposal sought to develop an all-encompassing vision for the community that can 
be supported by all. To facilitate this objective, the City of Norman planned to update its 
Comprehensive Transportation Plan, Stormwater Master Plan, Water Hydraulic Modeling, and 
develop Wastewater and Sanitation Master Plans to ensure improvements to the City’s 
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infrastructure align with the vision and policies of the new Comprehensive Plan, including the 
Comprehensive Land Use Plan. The technical lead of the Comprehensive Land Use Plan is 
Jane Hudson, Director of Planning and Community Development. 

As set forth in the RFP, Public Engagement was designed to address three key tasks: 

Task 1 – Norman Today – Where are we now? 

This process was designed to consist of review of background documents, economic and 
development trends, hazard mitigation and environmental constraints, land use inventory and 
urban design, transportation, public facilities and infrastructure, and housing and neighborhoods. 

Task 2 – Norman Tomorrow – Where do we want to go? 

This process was designed to review the vision and future land use opportunities, or constraints 
and develop goals and principles based on community engagement and understanding where 
we are today.  

Task 3 – Norman Tomorrow – How do we get there? 

This process was designed to develop Plan Elements for the various included master plans, 
utilizing the overarching goals and principles to define the program and design of the city and 
outline the specific plan elements and systems that to guide the City’s future, thus creating a 
cohesive strategy across the city and departments, and for all of the included individual 
masterplans.  

Through the RFP process, a team consisting of seven City Staff members and two citizen 
members selected RDG Planning & Design, Inc.  Contract K-2324-46 with RDG was approved 
by City Council on July 25, 2023.  The final scope included all of the proposed individual master 
plans except that it was determined that the City did not require a Sanitation Master Plan update 
at this time.  Thereafter, and on September 26, 2023, K-2324-46 was amended to include 
services for the creation of a Parks Recreation and Trails Master Plan, again bringing the total 
number of included master plans to seven.   

An Ad Hoc Steering Committee to work with the City and its consultants in creating the “Area 
and Infrastructure Master Plan” (“AIM Norman”) was originally appointed by Resolution R-2324-
52 on August 22, 2023, and its membership and procedures finalized by Amendment 1 to R-
2324-52 on November 14, 2023.  The Steering Committee, and its appointed individual Sub-
Committees for Housing, Stormwater, Water/Wastewater, Transportation, and Parks, have 
worked tirelessly since then in order to offer input and guidance on the creation of the seven AIM 
Norman master plans now submitted for the City Council’s review and consideration. 

With these seven plans, two sets of code revisions by ordinance are also brought for 
consideration and review.  These ordinances are proposed in order to implement amendments 
that will primarily: (a) revise and redefine terms relating to former master plans in order to ensure 
consistency with the AIM Norman plans; and (b) set forth the very first incremental code 
amendments incorporating elements of the AIM Norman plans.  In some cases, incorrect 
numberings or other errors and inconsistencies in these provisions are addressed along with the 
more substantive changes. 

55

Item 6.



Page 3 of 4 

 

DISCUSSION: 

Ordinance No. O-2425-32 amends several sections of Chapter 36 of the Norman Municipal 
Code, Norman’s Zoning Ordinance.  The primary purpose of these amendments is to address 
the transition period between the adoption of the new AIM Norman Comprehensive Plan and the 
revision of the Zoning Ordinance and Subdivision provisions of the municipal code.  These 
amendments chiefly address language referencing or relating to Norman’s Comprehensive 
Plan(s).   

Per these amendments, the definition for “Comprehensive Plan” will be amended to refer to the 
AIM Norman Comprehensive Plan, which collectively includes the seven individual master plans.  
Additionally, sub-definitions for each individual master plan have been included as follows: 

-“Land Use Plan” which refers to the AIM Norman Comprehensive Land Use Plan; 
-“Transportation Plan” which refers to the 2025 Comprehensive Transportation Plan 

Update; 
-“Wastewater Master Plan”; 
-“Water Utility Master Plan”; 
-“Parks Master Plan,” which refers to the Parks, Recreation & Culture Master Plan; 
-“Housing Plan,” which refers to the Housing Strategy Plan; and 
-“Stormwater Master Plan,” which refers to the Stormwater Master Plan Update. 

Various references to previous Transportation and Land Use Plans are also updated within this 
ordinance.  In 36-513 and 36-545, the code previously utilized language taken directly from the 
previous Land Use Plan.  The language is amended to now refer to areas compatible with the 
AIM Norman Comprehensive Plan.  36-538 (“Northern Community Separator Overlay District”) 
was an overlay created in direct response to the adoption of the previous Land Use Plan.  This 
ordinance strikes and reserves the entire section, as it no longer has a Comprehensive Plan 
counterpart. 

Additionally, this ordinance implements amendments in two sections (36-560 concerning Special 
Uses and 36-571 concerning Zoning Amendments) where the Comprehensive Plan should be 
considered in making decisions under these sections.  While these two references are new, a 
similar reference has always been found in 36-509 (concerning the Planned Unit Development, 
PUD, District).  Further, adding references to the Comprehensive Plan is consistent with the 
legal standard for these kinds of decisions historically.  When considering re-zonings, including 
PUDs/SPUDs and Special Uses, the City Council should avoid unreasonable or arbitrary action 
and make determinations based upon the best interests of the public health, safety, morals and 
general welfare.  The Comprehensive Plan is, itself, adopted based upon these very principles.  
Including a direct reference to the Comprehensive Plan in the code language will signal to 
prospective applicants that City Staff will be referencing relevant Comprehensive Plan elements 
in future staff reports for these items, guiding City Council in considering an application’s 
compatibility, or lack of compatibility, with the Comprehensive Plan, as allowed by state law.  
However, where the Zoning Ordinance already directly addresses and allows (or does not allow) 
particular development or uses, the more specific provisions of the Zoning Ordinance will control 
under Oklahoma law.  For that reason, City Staff is already in the process of planning 
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comprehensive revisions to the Zoning and Subdivision portions of the City Code in order to 
more fully implement the Comprehensive Plan therein. 

Finally, a last set of changes, found in two places (36-510 and 36-533), corrects mis-numberings 
that have been noted by City Staff since the code was re-codified and renumbered in February 
of 2023. 

The Planning Commission’s consideration of these code amendments was postponed from April 
10, 2025 to May 8, 2025, which wa also the date that the Planning Commission considered 
Resolutions adopting the seven AIM Norman Master Plans.  At their meeting of May 8, 2025, 
Planning Commission recommended approval of Ordinance O-2425-32 with a vote of 8-0. 

RECOMMENDATION: 

City Staff recommends adoption of Ordinance O-2425-32, a companion item on this agenda to 
Ordinance No. O-2425-31 and Resolutions adopting the AIM Norman Comprehensive Plan and 
its various included Master Plans, implementing amendments to Chapter 36 of the Norman 
Municipal Code in order to accommodate the adoption of the AIM Norman Comprehensive 
Plans, and correct errors. 

Staff further recommends the emergency clause also be adopted so that the companion 
ordinances and AIM Norman Comprehensive Plan (and its seven included Master Plans) be 
effective at the same time, and in order to avoid delays for application submittals that implicate 
these items. 
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Ordinance No. O-2425-32 

AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

OKLAHOMA, AMENDING SECTIONS THROUGHOUT CHAPTER 36 

(“ZONING”) OF THE CODE, IN ORDER TO UPDATE DEFINITIONS, TO 

UPDATE AND ADD REFERENCES TO THE CITY’S COMPREHENSIVE 

PLAN, TO UPDATE LANGUAGE TO ENSURE COMPATABILITY WITH 

THE AIM NORMAN COMPREHENSIVE PLAN AND ITS VARIOUS 

INCLUDED MASTER PLANS, AND TO CLARIFY OR CORRECT 

LANGUAGE, INCLUDING FOR ERRORS; DECLARING AN EMERGENCY; 

AND PROVIDING FOR THE SEVERABILITY THEREOF. 

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

OKLAHOMA: 

§ 1. That Section 36-101 (“Definitions”) of the Code of the City of Norman shall be 

amended, and hereafter read, as follows:   

The following words, terms and phrases, when used in this chapter, shall have the meanings 

ascribed to them in this subsection, except where the context clearly indicates a different meaning: 

* * * 

Commercial land use means any public or private use allowed within the CO, C-1, C-2, C-3, CR, 

or TC zoning districts of the City. 

Comprehensive Plan means the comprehensive plan of the City of Norman, Oklahoma, which is 

currently the AIM (Area & Infrastructure Masterplan) Norman Comprehensive Plan adopted June 

24, 2025.  This Comprehensive Plan is comprised of seven distinct approved plans, or master plans, 

identified and defined as follows: 

(a) Land Use Plan means the AIM Norman Comprehensive Land Use Plan adopted June 

24, 2025; 

(b) Transportation Plan means the 2025 Comprehensive Transportation Plan Update 

adopted June 24, 2025, which updated “Moving Forward,” the 2014 City of Norman 

Comprehensive Transportation Plan previously in effect; 

(c) Wastewater Master Plan means the Wastewater Utility Master Plan adopted June 24, 

2025; 

(d) Water Utility Master Plan means the Water Utility Master Plan adopted June 24, 2025; 
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(e) Parks Master Plan means the Parks, Recreation & Culture Master Plan adopted June 

24, 2025; 

(f) Housing Plan means the Housing Strategy Plan adopted June 24, 2025; and 

(g) Stormwater Master Plan means the Stormwater Master Plan Update adopted June 24, 

2025, and which updated the 2009 Storm Water Master Plan previously in effect.  

Cooking facilities means an installed oven and/or countertop cooking surface. 

* * * * 

§ 2. That Section 36-301 (“Definitions”) of the Code of the City of Norman shall be 

amended, and hereafter read, as follows: 

The following words, terms and phrases, when used in this article, shall have the meanings ascribed 

to them in this section, except where the context clearly indicates a different meaning: 

Commercial district means any C-1, Local Commercial; C-2, General Commercial; and C-3, 

Intensive Commercial District established under the provisions of NCC 36-V. 

Industrial district means any I-1, Light Industrial; I-2, Heavy Industrial; or M-1, Restricted 

Industrial District established under the provisions of NCC 36-V. 

Major arterial means any street so designated on the official major street pTransportation Plan of 

the City. 

Major street or highway means any street or highway so designated on the official major street 

pTransportation Plan of the City. 

Secondary thoroughfare means any street so designated on the major street pTransportation Plan 

of the City. 

 § 3. That Section 36-302 (“Major Streets and Highways Plan Adopted”) of the Code of 

the City of Norman shall be amended to “36-302 Transportation Plan Adopted”, and shall 

hereafter read as follows: 

(a) The Norman Area Major Streets and Highways Plan2025 Comprehensive  Transportation Plan 

Update (“Transportation Plan”), adopted by the City Council October 23, 1980June 24, 2025, (as 

part of the AIM Norman Comprehensive Plan Document), is hereby incorporated into the Code of 

the City, with the same force and effect as if fully set out in this subsection.  

(b) The major streets and highways pTransportation Plan shall not become effective until at least 

three copies thereof have been filed in the office of the City Clerk for examination by the public. 
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§ 4. That Section 36-501 (“Citation”) of the Code of the City of Norman shall be amended, 

and hereafter read, as follows: 

This chapter is adopted in pursuance of the authority granted by the Charter of the City, article 

XIX, sections 1 through 4 and is in exercise of that authority. It is founded upon and implements 

the Comprehensive Plan and all incorporated master plans including but not limited to the Land 

Use Plan, and as any are amended, and shall be construed in connection therewith. It shall be 

known as the zoning ordinance of the City and may be so cited. 

§ 5. That Section 36-509 (“PUD, Planned Unit Developments”) of the Code of the City of 

Norman shall be amended, and hereafter read, as follows: 

(a) 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:  

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

(2) Provision of more usable and suitably located open space, recreation areas, or other 

common facilities than would otherwise be required under conventional land 

development regulations.  

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

amenities.  

(4) Comprehensive and innovative planning and design of diversified developments which 

are consistent with the City's long-range planComprehensive Plan, including the Land 

Use Plan, and remain compatible with surrounding developments.  

(5) More efficient and economic use of land resulting in smaller networks of utilities and 

streets, thereby lowering costs.  

(6) Preparation of more complete and useful information which will enable the Planning 

Commission and City Council to make more informed decisions on land use. The PUD, 
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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. 

* * * * 

§ 6. That Section 36-510 (“SPUD, Simple Planned Unit Developments”) of the Code of the 

City of Norman shall be amended, and hereafter read, as follows: 

(a) General description. The SPUD, Simple Planned Unit Development 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. 

(1) 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 consist oftains less 

than five (5) acres. 

(2) The SPUD is subject to review procedures by Planning Commission and adoption by 

City Council. 

(b) 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 cComprehensive pPlan, including the Land Use Plan of record. In 

addition, the SPUD provides for the following: 

(1) 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. 

(2) 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. 

(3) Maintain consistency with the City's zoning ordinance, and other applicable plans, 

policies, standards and regulations on record, including the Comprehensive Plan. 
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(4) 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. 

* * * 

(e) Criteria for review and approval. 

(1) The applicant should be prepared to provide amenities and services that may not be 

required or possible under the current conventional zoning. Review and approval of a 

SPUD is, therefore, a process of negotiation between the City government and the 

applicant to achieve the intent and purpose of the regulations of the cComprehensive 

pPlan, including the Land Use Plan, of record while maintaining/establishing 

compatible uses abutting one another. 

(2) The following factors should be specifically included as review criteria for the 

evaluation of a SPUD application. Other factors not listed herein may also be 

considered in the review process in order to respond to specific design and land use 

proposals. 

a. The proposed SPUD shall be designed to provide for the unified development 

of the area in accordance with the spirit and purpose of the adopted 

cComprehensive pPlan, including the Land Use Plan, of record and the land 

uses and zoning districts adjacent to said proposal. 

b. Density, land use, and intensity will be based on the SPUD narrative and 

development plan map and be in conformance with the cComprehensive 

pPlan, including the Land Use Planof record. 

c. Location and type of housing shall be established in a general pattern and 

shown on the development plan map and outlined in the narrative as 

supporting documentation. 

d. Minimum design and construction standards for streets and alleys shall meet 

the requirements adopted in the subdivision regulations or other policies on 

record. 

* * * 

(h) Application procedures. The application procedures for the SPUD shall follow the procedures 

listed in NCC 36-509(bd). 
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(i) Submission requirements. The submission requirements for the SPUD shall follow the 

requirements listed in NCC 36-509(ce). 

(j) Revocation. The revocation of a SPUD shall follow the procedure listed in NCC 36-509(df). 

* * * * 

§ 7. That Section 36-513 (“RE, Residential Estate Dwelling District”) of the Code of the 

City of Norman shall be amended, and hereafter read, as follows: 

(a) Purpose. This district is established to provide for a low population density in the Suburban 

Residential GrowthRural Character Area as reflected in the Comprehensive Land Use Plan. The 

principal use of land is for single-family detached dwellings and related recreational, religious, 

and educational facilities. These areas are intended to be defined and protected from encroachment 

by uses which are incompatible with a residential environment. 

* * * * 

§ 8. That Section 36-531 (“M-1, Restricted Industrial District”) of the Code of the City of 

Norman shall be amended, and hereafter read, as follows: 

(a) Description and purpose. The M-1, Restricted Industrial District is intended to provide an 

environment exclusively for and conducive to the development and protection of modern 

administrative facilities, office buildings, research institutions, specialized manufacturing plants, 

warehouse and similar enterprises that are conducted so the noise, odor, smoke, dust, vibration, 

heat, and glare of each operation is completely confined within an enclosed building. Buildings in 

this district should be architecturally attractive and surrounded by landscaped yards. Particular 

attention should be given to integrating uses and the design of buildings on the periphery of the 

district with uses in adjacent districts. Enterprises operating in this district may require direct 

access to rail, air, or street transportation facilities; however, the size and volume of raw materials, 

partially processed or finished products involved with each industrial activity should not produce 

the volume of freight generated by the uses of light or heavy industrial districts. Surface 

transportation routes servicing M-1, Restricted Industrial Districts should not bisect residential 

areas and should include only arterial streets and highways as designated on the major street in the 

Transportation pPlan of the City. 

* * * * 

§ 9. That Section 36-533 (“FH, Flood Hazard District”) of the Code of the City of Norman 

shall be amended, and hereafter read, as follows: 

* * *  

(ad) Identification, establishment and amendment of the district. 

(1) Flood hazard lands governed by this section. The areas of special flood hazard 

identified by the Federal Emergency Management Agency in a scientific and 
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engineering report entitled, "The Flood Insurance Study for Cleveland County, 

Oklahoma and Incorporated areas" dated January 15, 2021, as may be updated time to 

time by letters of map change adopted by City Council, with accompanying flood 

insurance rate maps (FIRM) are hereby adopted by reference and declared to be a part 

of this chapter. This flood insurance study, with its accompanying FIRM, also known 

as the official flood hazard district maps, are hereby adopted by reference and declared 

to be part of this chapter and may be amended or revised from time to time by the City 

Council according to procedures established by FEMA. The official flood hazard 

district maps shall be placed on file with the City Clerk and copies shall be maintained 

in the Planning and Community Development Department and the Public Works 

Department for public review. 

* * * 

(be) Land uses. 

(1) Uses allowed without a floodplain permit. The uses listed below having a low flood-

damage potential and posing little obstruction to flood flows, if allowed in the 

underlying district, shall be allowed, provided they do not require structures, fill or 

storage of materials or equipment. In addition, no use shall adversely affect the 

efficiency or restrict the capacity of the channels or floodways of any tributary to the 

main stream, drainage ditch, or any other drainage facility or system. 

* * * 

(cf) Floodplain permit administration. 

* * * 

(5) Approval or denial. Approval or denial of a floodplain permit request, as required by 

subsection (e)(4)a and b of this section, by the Floodplain Permit Committee shall be based 

on all of the provisions of this chapter and the following relevant factors: 

a. The danger to life and property due to flooding or erosion damage; 

b. The susceptibility of the proposed facility and its contents to flood damage and 

the effect of such damage on the individual owner; 

c. The danger that materials may be swept onto other lands to the injury of others; 

d. The compatibility of the proposed use with existing and anticipated development; 

e. The safety of access to the property in times of flood for ordinary and emergency 

vehicles; 
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f. The costs of providing governmental services during and after flood conditions 

including maintenance and repair of streets and bridges, and public utilities and 

facilities such as sewer, gas, electrical and water systems; 

g. The expected heights, velocity, duration, rate of rise and sediment transport of 

the floodwaters and the effects of wave action, if applicable, expected at the site; 

h. The necessity to the facility of a waterfront location, where applicable; 

i. The availability of alternative locations, not subject to flooding or erosion 

damage, for the proposed use; 

j. The relationship of the proposed use to the City's adopted Comprehensive Plan, 

including the lLand uUse pPlan, for that area. 

* * * * 

§ 10. That Section 36-538 (“Northern Community Separator Overlay District”) of the Code 

of the City of Norman shall be stricken and reserved, as follows: 

[Reserved] 

(a) Purpose. It is the purpose of this chapter to:  

(1) Implement the Comprehensive Plan;  

(2) Provide a visual separation and buffer between the City of Norman and the City of 

Oklahoma City and unincorporated Cleveland County;  

(3) Maintain a rural, open space character in the area; and  

(4) To protect the Little River watershed.  

(b) Identification and establishment of district. The Northern Community Separator District is 

hereby created within the City as depicted on the Northern Community Separator District Map, 

dated November 16, 2004, and attached hereto. The Northern Community Separator District 

includes lands lying between the City of Norman and the City of Oklahoma City and portions of 

unincorporated Cleveland County. It is situated between Broadway Avenue and 72nd Avenue NE, 

extending north of Franklin Road to Indian Hill Road. Currently, the area is generally undeveloped 

or in agricultural use, with some very low-density residential development. The area is designated 

Country Residential and Floodplain in the Comprehensive Plan. Because of its unusual physical 

and visual sensitivity, it is also designated as a Special Planning Area in the plan.  

(c) Applicability. The provisions of this NCC 36-536 shall apply to all properties and all 

development located within the Northern Community Separator District within the boundaries of 

the City. The use and area regulations of the underlying A-2, Rural Agricultural District (NCC 36-
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512) shall continue to apply as relevant to all properties except to the extent they conflict with the 

provisions of this NCC 36-536.  

(d) Parcels and lots located partially or wholly within floodplain. Transfer of Permitted 

Development Density. Any parcel or lot within the Northern Community Separator District, a 

portion of which is located wholly or partially within the floodplain of the Little River or its 

tributaries shall comply with the transfer of density and other requirements provided in NCC 36-

533(d)(8) of the flood hazard district.  

(e) Building setbacks from Indian Hill Road.  

(1) Minimum setbacks. All buildings or structures shall set back a minimum distance of 

400 feet from the center line of Indian Hill Road. No development shall be allowed in 

this setback area except, as provided in this NCC 36-536. This setback area shall be 

subject to a platted building line or other protective mechanism in a form acceptable to 

the City to ensure that it remains undeveloped.  

(2) Existing structures. Existing legally conforming structures or buildings within the 400-

foot setback may be expanded a total of 1,000 square feet or 25 percent in square 

footage, whichever is larger, notwithstanding any noncompliance with the provisions of 

this section.  

(3) Administrative adjustments. In cases in which the physical dimensions or configuration 

of a legal lot filed of record as of the date of this chapter (November 16, 2004) prevent 

compliance with the provisions of this section, or the application of the requirements of 

this section in combination with application with other regulations contained in NCC 

36-533, FH, Flood Hazard District or other provisions of NCC ch. 36 may result in 

intrusion into the floodplain or other sensitive natural areas, the Director of Planning 

and Community Development shall have the authority to modify the setback 

requirements of this section by up to 20 percent.  

(f) Access/driveway location standards. For the purpose of reducing proliferation of visually 

intrusive driveways or access roads in the Indian Hill Road building setback area required above, 

to the maximum extent practicable, access to lots and parcels in the district shall be from roads 

running north and south (including Broadway, Porter Avenue, 12th Avenue NE, 24th Avenue 

NE, 36th Avenue NE, 48th Avenue NE, 60th Avenue NE, 72nd Avenue NE, and any north-south 

public road constructed in the future), not Indian Hill Road. Where access from Indian Hill Road 

is the only practicable alternative, common driveways shall be used to serve multiple lots. To 

facilitate the use of common driveways, the Director of Planning and Community Development 

shall have authority to modify the lot width and related regulations set forth in NCC 36-

512(d)(4) of the A-2, Rural Agricultural District. 
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Northern Community Separator Area Map 

 

[Image Stricken] 

§ 11. That Section 36-545 (“Communication Facilities”) of the Code of the City of Norman 

shall be amended, and hereafter read, as follows: 

* * * 

(d) Television and radio transmission towers. 

(1) Zoning. Television and radio transmission towers are permitted on private property only 

as a special use granted by the City Council in the A-2 zoning district and outside of the 

current and future urban services area contained between 48th Avenue West and 48th 

Avenue East as described on the most recent enactment of the City land use plan, in 

accordance with NCC 36-560. Because of the potential visual impact of all transmission 

towers, the notification area for the special use required by NCC 36-560 shall be 

increased to include all property owners within one-half mile from the applicant's 

property. Towers in excess of 200 feet in height must be located at least one mile from 

any subdivision filed of record and served by public water and sewer systems. 

* * * * 

§ 12. That Section 36-547 (“Exterior Appearance”) of the Code of the City of Norman shall 

be amended, and hereafter read, as follows: 

(a) All new construction after October 28, 2005, must include masonry facades as outlined below. 

These requirements shall apply to all principal structures and accessory buildings larger than 108 

square feet. For the purposes of this section, the term "masonry materials" means and includes 

brick, slump-faced or decorative concrete masonry unit (CMU), stucco, concrete (poured in place, 

pre-cast or tilt-wall) with aggregate, sandblasted or textured coating finish, stone, rock or other 

structural material of equal durability and architectural effect. Smooth-faced CMU, except as 

accent to approved finish material, shall not be installed on any commercial facade or the principal 

facade of any industrial building.  

(1) Buildings requiring masonry on all sides. All buildings constructed on property zoned 

O-1, CO, C-1, C-2, and C-3, according to the City's official zoning map, shall have all 

exterior walls constructed using masonry material covering at least 80 percent of said 

walls, exclusive of all windows, doors, roofs, glass, or sidewalk and walkway covers.  

(2) Buildings requiring masonry along street frontage only. All buildings constructed on 

property zoned I-1, I-2, or M-1, according to the City's official zoning map, shall have 

all principal facades (which is any side of a building that faces or is oriented toward 

any abutting street) constructed using masonry material covering at least 80 percent of 

said walls, exclusive of all windows, doors, roofs, glass, or sidewalk and walkway 

covers. This provision shall apply only to those structures adjacent to any State 
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highway or an urban arterial as identified on the Comprehensive Plan, including the 

Transportation Plan, as amended or replaced with subsequent plans, and to any 

industrial lot abutting any zoning district other than industrial. This provision shall not 

apply to lots of record as of the date of adoption of the ordinance from which this 

chapter is derived if a building permit is obtained within one year after the effective 

date of the ordinance from which this article is derived, September 27, 2005.  

(3) Buildings within any PUD. Any commercial or nonresidential use within a planned unit 

development shall have all exterior walls constructed using masonry material covering 

at least 80 percent of said walls, exclusive of all windows, doors, roofs, glass, or 

sidewalk and walkway covers, unless waived by the City Council when the PUD is 

approved.  

(4) Special uses. Any institutional or nonresidential special use in any zoning district shall 

have all exterior walls constructed using masonry material covering at least 80 percent 

of said walls, exclusive of all windows, doors, roofs, glass, or sidewalk and walkway 

covers, unless waived by the City Council as part of the approval. 

* * * * 

§ 13. That Section 36-560 (“Special Uses”) of the Code of the City of Norman shall be 

amended, and hereafter read, as follows: 

Any use designated as a special use under any zoning district is not appropriate for each and every 

parcel of land which is included in the pertinent zoning district. However, upon review, the City 

Council may determine that one or more special uses should be approved for a specific parcel of 

land. Such approval, by ordinance duly adopted by the City Council, may come after a public 

notice and a hearing by the Planning Commission. Any such approval may be made conditional 

on the subject parcel of land meeting and maintaining specific requirements and/or conditions. 

* * * 

(b) Review and evaluation criteria. The Planning Commission shall review and evaluate any 

special use proposal and recommend to the City Council using the following criteria:  

(1) Conformance with applicable regulations and standards established by this article.  

(2) Compatibility with existing or permitted uses on abutting sites, in terms of building height, 

bulk and scale, setbacks and open spaces, landscaping and site development, and access and 

circulation features.  

(3) Compatibility (or lack thereof) with the applicable Comprehensive Plan, including the Land 

Use Plan.  
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(34) Potentially unfavorable effects or impacts on other existing or permitted uses on abutting 

sites, to the extent such impacts exceed those which reasonably may result from use of the site 

by a permitted use. (Note: Throughout this section, the term "permitted use" means any use 

authorized as a matter of right under the applicable zoning district.) 

(45) Modifications to the site plan which would result in increased compatibility, or would 

mitigate potentially unfavorable impacts, or would be necessary to conform to applicable 

regulations and standards and to protect the public health, safety, morals, and general welfare.  

(56) Safety and convenience of vehicular and pedestrian circulation in the vicinity, including 

traffic reasonably expected to be generated by the proposed special use and other uses 

authorized and anticipated in the area, considering existing zoning and land uses in the area.  

(67) That any conditions applicable to approval are the minimum necessary to minimize 

potentially unfavorable impacts on nearby uses and to ensure compatibility of the proposed 

special use with existing or permitted uses in the surrounding area. 

(c) Planning commission hearing and recommendation. The Planning Commission shall hold a 

public hearing on each application for a special use. Public notification requirements shall be the 

same as a rezoning procedure. At the public hearing, the Commission shall review the application 

and shall receive public comments concerning the proposed use and the proposed conditions under 

which it would be operated or maintained. The Planning Commission may recommend that the 

City Council establish conditions of approval. Conditions may include, but shall not be limited to, 

requirements for special yards, open spaces, buffers, fences, walls, and screening; requirements 

for installation and maintenance of landscaping and erosion control measures; requirements for 

street improvements and dedications, regulation of vehicular ingress and egress, and traffic 

circulation, regulation of signs; regulation of hours or other characteristics of operation; and such 

other conditions as the Commission may deem necessary to ensure compatibility with surrounding 

uses, this Zoning Ordinance, the Comprehensive Plan, and to preserve the public health, safety, 

and welfare.  

(d) City Council approval. Granting a special use shall be considered a privilege bestowed by the 

City Council for a specific use at a specific location. Special uses may be granted by the City 

Council with such requirements and/or conditions, as the Council deems appropriate, and as 

described in subpart (c). Such requirements and/or conditions shall be continually complied with 

by the applicant and his successors and assigns. At the time of issuance of a certificate of 

occupancy for the initial operation of a special use, the City shall cause the property legal 

description and conditions of approval established by the City Council to be filed in the Tract 

Index of the County Clerk's office. Prior to such filing, the applicant shall be afforded an 

opportunity to review the instrument to be filed, for correctness. 

* * * * 
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§ 14. That Section 36-571 (“Amendments”) of the Code of the City of Norman shall be 

amended, and hereafter read, as follows: 

Not all requested zoning amendments are appropriate for the subject parcel or area of land. 

However, upon review, the City Council may determine that a zoning amendment or 

reclassification may be appropriate for a specific parcel or area of land. Such approval, by 

ordinance duly adopted by the City Council, may come after a public notice and a hearing by the 

Planning Commission. Any such approval shall take into account those facts and circumstances 

necessary to confirm consistency with applicable regulations and standards designed to protect the 

public health, safety, morals, and general welfare, including the Comprehensive Plan and the Land 

Use Plan. 

(a) Pre-development meeting. When a formal application is filed that would amend the 

Comprehensive Land Use Plan, rezone any parcel larger than 40 acres, or grant a special use on a 

tract, or allow for the issuance of a construction permit for a new commercial communication 

tower (cell tower), a pre-development informational meeting must be held before the item can be 

considered by the Planning Commission. Any applicant contemplating rezoning of any parcel 

containing less than 40 acres may voluntarily requests a pre-development meeting, subject to the 

same filing requirements. If an applicant has chosen not to schedule a pre-development 

information meeting and his application generates a filed protest comprising at least 20 percent of 

the required notification area, the item must be postponed until such a pre-development meeting 

can be held before the City Council considers the application. 

(b) Purpose; items to include for meeting to occur. The purpose of the meeting is to allow 

surrounding neighbors to meet with the applicant in an informal setting and gain information about 

the proposed application. In order for the meeting to occur, the following items must accompany 

your completed application to the Planning and Community Development Department: 

(1) The written legal description of the property. 

(2) A written description of the proposed project which provides details of the proposal, 

such as the proposed use and the number and type of buildings. The narrative should 

provide as much detail as practicable, without being lengthy or technical. 

(3) A generalized site plan must accompany any request for commercial, industrial, 

multifamily, special use, or construction of a new commercial communication tower, 

showing proposed buildings, parking, driveway entrances, landscaping areas, and 

screening. A 24-inch by 36-inch full-sized drawing and an 8 1/2-inch by 11-inch 

reduction must be submitted. 

(4) A certified ownership list for all property within a 350-foot-radius of the exterior 

boundary of the subject request, said radius to be extended by increments of 100 feet 
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until the list of property owners includes not less than 15 separate parcels, or until a 

maximum radius of 1,000 feet has been reached. 

(5) A completed Greenbelt Enhancement Statement if required by and in accordance with 

NCC 2-331.Procedure for Submittal of Application. 

a. A complete pre-development application packet must be filed in the Planning 

and Community Development Department by 4:00 p.m. 17 days before the 

regularly scheduled pre-development meeting. The Planning and Community 

Development Department will make available the pre-development packet to the 

City's website as soon as possible but no later than ten days before the regularly 

scheduled pre-development meeting. At that same time, an application packet 

may also be submitted for a plan amendment, rezoning, or special use permit. 

By submitting both application packets at the same time, the application will be 

scheduled for a pre-development meeting, and then a Planning Commission 

hearing in the month immediately subsequent to the pre-development meeting. 

b. However, if the application for Planning Commission hearing is not received in 

the Planning and Community Development Department with the pre-

development application according to the above deadline, the application will be 

scheduled for a Planning Commission hearing at the time that application is 

received in the Planning and Community Development Department. 

c. Pre-development meetings will be held on an as-needed basis, and are anticipated 

to occur once a month. sStaff will notify all persons identified on the certified 

ownership list and will include a copy of the written description of the proposed 

project as well as any reduced drawings. If an applicant does not submit an 

application for Planning Commission within six months from the date of the pre-

development meeting, a new pre-development meeting must be held prior to the 

Planning Commission hearing. 

* * * 

 (e) Filing fees. 

(1) For each petition for amendment to this chapter or ComprehensiveLand Use Plan, the 

applicant shall pay for the cost of publishing legal notice and the Planning and 

Community Development Department shall collect a fee as hereinafter set forth: 

a. Agricultural and single-family (A-1, A-2, R-1, R-1-A, RE and PL): $200.00, 

plus $6.00 per acre or increment thereof. 

b. Two-family, multifamily, and mobile home (R-2, R-3, RM-2, RM-4, RM-6, 

and RO): $250.00, plus $10.00 per acre or increment thereof. 
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c. Commercial (O-1, CO, C-1, C-2, C-3, TC, and C-R): $300.00, plus $10.00 

per acre or increment thereof. 

d. Industrial (M-1, I-1, and I-2): $350.00, plus $10.00 per acre or increment 

thereof. 

e. Special use with no change in zoning district: $400.00, plus $10.00 per acre. 

f. Planned unit developments: $500.00, plus $10.00 per acre or increment 

thereof. 

g. Historic district: No filing fee. 

h. Historic district, certificate of appropriateness: Applications for any building 

permit involving any exterior modifications for property located within a 

designated Historic District must first be granted a certificate of 

appropriateness by the Historic District Commission. Applications before 

the Historic District Commission are $75.00 per application. 

i. Any proposed amendment of the Comprehensive Land Use Plan whether or 

not accompanied by a rezoning request: $150.00 flat fee. 

j. Pre-development informational meeting: $125.00 for each separate meeting 

that is requested. 

* * * * 

§ 15. EMERGENCY SECTION (requiring 2/3 majority for passage to be voted on 

separately).  That in the judgement of the Council of the City of Norman, it is necessary for the 

immediately preservation of the peace, health, and safety of the citizens of Norman that this 

Ordinance become effective prior to the time an ordinary ordinance will become effective, thereby 

declaring an emergency so that this ordinance will become effective immediately 

§ 16. 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      , 2025.   of     , 2025. 

 

             

(Mayor)      (Mayor) 
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ATTEST: 

 

      

(City Clerk) 
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File Attachments for Item:

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

AND/OR POSTPONEMENT FOR ORDINANCE O-2425-37 UPON FIRST READING 

BY TITLE: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 

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

CITY OF NORMAN SO AS TO REMOVE LOTS THIRTEEN (13) AND FOURTEEN 

(14), IN BLOCK FIFTEEN (15) OF THE T.R. WAGGONER’S FIRST ADDITION TO 

NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM THE CCFBC, CENTER CITY 

FORM-BASED CODE, DETACHED FRONTAGE, AND PLACE SAME IN THE CCPUD,

CENTER CITY PLANNED UNIT DEVELOPMENT; AND PROVIDING FOR THE 

SEVERABILITY THEREOF. (427 W. SYMMES ST.)

74



Page 1 of 5 

 

 
CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 06/10/2025 

REQUESTER: H20, LLC 

PRESENTER: Jane Hudson, Planning and Community Development Director 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT FOR ORDINANCE O-2425-37 
UPON FIRST READING BY TITLE: AN ORDINANCE OF THE COUNCIL 
OF THE CITY OF NORMAN, OKLAHOMA, AMENDING SECTION 36-201 
OF CHAPTER 36 OF THE CODE OF THE CITY OF NORMAN SO AS TO 
REMOVE LOTS THIRTEEN (13) AND FOURTEEN (14), IN BLOCK 
FIFTEEN (15) OF THE T.R. WAGGONER’S FIRST ADDITION TO 
NORMAN, CLEVELAND COUNTY, OKLAHOMA, FROM THE CCFBC, 
CENTER CITY FORM-BASED CODE, DETACHED FRONTAGE, AND 
PLACE SAME IN THE CCPUD, CENTER CITY PLANNED UNIT 
DEVELOPMENT; AND PROVIDING FOR THE SEVERABILITY 
THEREOF. (427 W. SYMMES ST.) 

  

 
APPLICANT/REPRESENTATIVE H20, LLC/Krittenbrink Architecture 
 
LOCATION  427 W Symmes Street 
  
WARD  4 
 
CORE AREA Yes 
 
REQUESTED ACTION     Rezoning from Center City Form-Based 

Code, Detached Frontage, to Center City 
Form-Based Code Planned Unit 
Development.    

      
LAND USE PLAN DESIGNATION Low Density Residential   
 
GROWTH AREA DESIGNATION Current Urban Service Area  
 
BACKGROUND: The applicant requests a Center City Planned Unit Development (CCPUD) 
for the lot located at 427 W Symmes Street to allow the development of a new triplex, as outlined 
in Appendix B of the Center City Form-Based Code (CCFBC).  
 

75

Item 7.



Page 2 of 5 

The proposal for this site is to construct a 3,840 square feet, two-story, residential building, as 
illustrated in Exhibit B, Site Development Plan. The CCPUD proposes two one-bedroom 
residential dwelling units on the ground floor and one two-bedroom residential dwelling unit on 
the second floor. The CCFBC requires three parking spaces while the CCPUD narrative 
proposes four parking spaces located off the alleyway, behind the required Parking Setback 
Line. The required at-grade Open Space will be provided behind the building as illustrated on 
Exhibit B, Site Development Plan. A set of metal exterior stairs are proposed on the east side of 
the structure within the five-foot setback, as another means of egress to the second floor dwelling 
unit.  The CCPUD proposes the Finished Floor Elevation to be at-grade instead of the minimum 
three feet required by CCFBC Detached Frontage Building Form Standard (BFS) to provide 
more accessibility to the ground floor units. 
 
The proposed two-story structure will comply with the Required Build Line located 25’ behind the 
property line, which aligns with the adjacent properties as required by the CCFBC Detached 
Frontage. The Parking Setback Line will remain as shown on the CCFBC Regulating Plan. 
 
PROCEDURAL REQUIREMENTS: 
 
PRE-DEVELOPMENT: PD25-10, April 24, 2025  
A Pre-Development meeting is not required for this application, however, the applicant chose to 
have a meeting to allow neighbors to learn about the proposed redevelopment of this parcel. 
There were two residents from the neighborhood in attendance. They had questions about the 
number of dwelling units and bedrooms and the design of the proposed structure. Staff from 
Krittenbrink Architecture answered their questions. The residents had no further concerns. 
 
BOARD OF PARKS COMMISSIONERS: Parkland dedication is not required for this 
application. 
 
ZONING ORDINANCE CITATION:  
APPENDIX B, SEC. 520 CENTER CITY PLANNED UNIT DEVELOPMENT - CCPUD 
 
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 (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.  
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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. 
 
STAFF ANALYSIS:  The applicant requests a CCPUD for this site to construct a 
residential triplex structure on this lot addressed as 427 W Symmes Street. The primary purpose 
for this CCPUD is to request the use of a residential triplex on the subject tract. The applicant 
will comply with most of the CCFBC requirements. However, due to the desired design of the 
structure, the applicant is requesting the following modifications to the CCFBC, as follows: 

1. Allow the use of three dwelling units instead of one dwelling unit with an accessory 
dwelling as allowed in CCFBC Detached Frontage.  

2. Allow the use of Short Term Rental in addition to the residential living use. Since the 
Planning Commission Meeting, the applicant has modified this to permit the use of 
Short Term Rental for the Upper Story unit only while allowing the use of long-term 
residential rentals for the two Ground Story units. 

3. Allow at grade Finished Floor Elevation instead of the required minimum of three foot 
Finished Floor.  

4. Allow for a metal exterior staircase to extend into the required five foot setback on the 
east side of the structure. 

Per the CCPUD Narrative, the remainder of the proposal will be in accordance with the current 
CCFBC code.  
 
USE: This CCPUD Narrative requests the use of three dwelling units and Short Term Rental. 
The CCFBC Detached Frontage allows for a single dwelling unit and an accessory dwelling.  
 
PARKING: Under the CCFBC, the one bedroom studios and the two bedroom unit would 
require three parking spaces. The CCPUD Site Development Plan proposes four parking spaces 
behind the building, off the alleyway, in compliance with the Parking Setback Line. Bike racks 
are not required in the CCFBC Detached Frontage and this CCPUD does not propose any bike 
racks.  
 
LANDSCAPING: The CCPUD Narrative proposes to meet the required 25% Open Space 
behind the structure as illustrated on Exhibit B, Site Development Plan. Landscaping will be met 
with three trees provided in the required Open Space and one street tree in front of the building 
as required by the CCFBC.  
 
SIGNAGE: There is not any signage beyond the street address proposed for the property. Any 
future signage for the property would comply with 402. General Provisions, Section M of the 
CCFBC.  
 
LIGHTING: The project will comply with 402. General Provisions, Section N. Lighting & 
Mechanical of the CCFBC. 
 
SANITATION/UTILITIES: The applicant proposes three polycarts to service the property's 
sanitation needs. A screening wall will be provided for the polycarts.  
 
FENCING/WALLS:  No fencing is proposed by the CCPUD. Any future fencing would 
comply with CCFBC Detached Frontage requirements.   
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PARKS: Centennial Park is located two lots east of this property at 411 W Symmes Street.  
 
ALTERNATIVES/ISSUES:      
 
IMPACTS: Previous zoning requests in the vicinity have sought to maintain the residential 
single-family dwelling character of this neighborhood. In 2016, the residents of this neighborhood 
successfully petitioned to downzone from R-2, Multi-Family Dwelling District, to R-1, Single-
Family Dwelling District. In 2017, with the adoption of the CCFBC District, this neighborhood 
was designated Detached Frontage BFS which allows the use of either a single-family dwelling 
or single-family dwelling with an accessory dwelling. The Detached Frontage regulations 
adopted were to ensure the single-family residential character of new developments would 
match the existing neighborhood. One such regulation was the Finished Floor Elevation which 
was set at a minimum of three feet for new structures so that they might match the existing 
structures found in this neighborhood.  
 
The applicant's proposal for a two-story residential triplex exceeds the allowed number of 
residential units and does not meet the three foot Finished Floor Elevation required for the 
Detached Frontage BFS. However, this CCPUD is seeking to replace the existing two-story 
triplex with a similar structure and use. The proposed structure will have the Finished Floor 
Elevation at grade level, allowing for more accessibility to the ground floor. 
 
Since the Planning Commission meeting, the applicant has modified the CCPUD Narrative to 
restrict where the Short Term Rental use is allowed. The applicant is now proposing to limit the 
use of Short Term Rental to the second-floor owner unit. The Ground-Story units will only allow 
long-term residential rental.  These uses are consistent with the uses seen in the neighborhood. 
 
The proposed triplex structure meets the goal of the CCFBC to increase the variety of housing 
types in Norman’s Core while maintaining a residential look for the structure. The proposed 
structure should not impact the pedestrian-friendly feel of the street, and the overall design meets 
many of the design elements found in the residential neighborhood while providing desired 
housing in the urban core. 
 
OTHER AGENCY COMMENTS: 
 
FIRE DEPARTMENT AND BUILDING PERMIT REVIEW: The stair in the 5’ side setback is 
to be built of non-combustible material with no roof cover. A sprinkler head will need to be 
installed under the second-floor landing, which will tie into the NFPA 13 system.  
 
PUBLIC WORKS/ENGINEERING: The subject property is platted as part of Waggoner’s 
1st Addition. Existing City utilities service the site. 
 
TRAFFIC ENGINEER: No traffic issues or impacts are anticipated.  
 
UTILITIES:   
Water: Existing water services not proposed to be used must be abandoned at the main. 
Existing water service cannot be reused unless it is verified to be non-lead. 
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Wastewater:  Existing sewer service(s), if not to be reused, must be abandoned at the 
main at the time of building permit. 
  
Sanitation: Solid waste service only. Recycling will only be available through the use of one of 
the regional recycling centers.  
 
CONCLUSION: Staff forwards this request for a CCPUD, Center City Planned Unit 
Development and Ordinance O-2425-37 to City Council.  
 
PLANNING COMMISSION RESULTS: At their meeting of May 8, 2025, the Planning 
Commission recommended approval of Ordinance O-2425-37 by a vote of 8-0. 
 
There have been changes made to the staff report since the Planning Commission vote as a 
result of the proposed modification to the CCPUD Narrative by the applicant; those revisions are 
noted in the body of this staff report. 
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O-2425-37 
 

AN ORDINANCE OF THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA, AMENDING SECTION 36-201 OF 
CHAPTER 36 OF THE CODE OF THE CITY OF NORMAN 
SO AS TO REMOVE LOTS THIRTEEN (13) AND 
FOURTEEN (14), IN BLOCK FIFTEEN (15) OF T.R. 
WAGGONER’S FIRST ADDITION, TO NORMAN, 
CLEVELAND COUNTY, OKLAHOMA, FROM THE CCFBC, 
CENTER CITY FORM-BASED CODE, DETACHED 
FRONTAGE, AND PLACE SAME IN A CCPUD, CENTER 
CITY PLANNED UNIT DEVELOPMENT; AND PROVIDING 
FOR THE SEVERABILITY THEREOF.  (427 W. SYMMES 
ST.) 
 

§ 1. WHEREAS, H20, LLC, the owners of the hereinafter described property, 
have made application to have the subject property removed from the 
CCFBC, Center City Form-Based Code, Detached Frontage, and placed 
in a CCPUD, Center City Planned Unit Development; and 

 
§ 2. WHEREAS, said application has been referred to the Planning 

Commission of said City and said body has, after conducting a public 
hearing on May 8, 2025 as required by law, considered the same and 
recommended that the same should be granted and an ordinance adopted 
to effect and accomplish such rezoning; and 

 
§ 3. WHEREAS, the City Council of the City of Norman, Oklahoma, has 

thereafter considered said application and has determined that said 
application should be granted and an ordinance adopted to effect and 
accomplish such rezoning. 

 
NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
NORMAN, OKLAHOMA: 
 
§ 4. That Section 36-201 of Chapter 36 of the Code of the City of Norman, 

Oklahoma, is hereby amended so as to remove the following described 
property from the CCFBC, Center City Form-Based Code, Detached 
Frontage, and place the same in a CCPUD, Center City Planned Unit 
Development, to wit: 

 
Lots Thirteen (13) and Fourteen (14), in Block Fifteen (15), of T. R. 
WAGGONER’S FIRST ADDITION, to Norman, Cleveland County, 
Oklahoma according to the recorded plat thereof, LESS AND 
EXCEPT: That part of Lot Thirteen (13) described as follows: 
Beginning at the Northeast Corner of said Lot Thirteen (13); thence 
West 20 feet; thence Southeasterly to a point on the East line of Lot 
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Ordinance O-2425-37 
Page 2 
 

Thirteen (13), which is 50 feet South of the Northeast Corner of Lot 
Thirteen (13); thence North 50 feet to the Point of Beginning. 

 
   Containing 0.14 acres, more or less.   
 
§ 5. Further, pursuant to the provisions of Section 36-540 Appendix B 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 CCPUD 

Narrative (dated May 30, 2025) and the Site Development 
Plan, and supporting documentation, which are made a part 
hereof.  

 
§ 6. Severability.  If any section, subsection, sentence, clause, phrase, or 

portion of this ordinance is, for any reason, held invalid or unconstitutional 
by any court of competent jurisdiction, such portion shall be deemed a 
separate, distinct, and independent provision, and such holding shall not 
affect the validity of the remaining portions of this ordinance. 

 
 
ADOPTED this                             day of NOT ADOPTED this                   day of 
 
                                                      , 2025.          ______________________, 2025. 
 
 
                                                                                                              
(Mayor)   (Mayor) 
 
ATTEST: 
 
 
                                         
(City Clerk) 
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427 W. SYMMES STREET 
CENTER CITY PLANNED UNIT DEVELOPMENT 

 

APPLICANT: 

H20, LLC 

 

 

 

 

 

 

 

APPLICATION FOR: 

CENTER CITY PLANNED UNIT DEVELOPMENT 

 

SUBMITTED: APRIL 1, 2025 

Revised May 30, 2025 

 

 

 

PREPARED BY: 

Mark Krittenbrink 

Krittenbrink Architecture 
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I. INTRODUCTION 

This Center City Planned Unit Development (the “CCPUD”) is being submitted for 
the property located at 427 W. Symmes Street, as more specifically described on 
Exhibit A (the “Property”). The Property contains approximately .14 acres. This 
CCPUD seeks to rezone the Property from the existing Center City Form Based 
Code, Detached Frontage, to a Center City Planned Unit Development to allow for a 
two-story building with two studio units on the Ground Story and one two-bedroom 
unit on the second story. Additionally, the CCPUD proposes a finished floor elevation 
at grade to allow for accessibility on the first floor. This CCPUD seeks to relax the 
allowable use for Detached Frontage to allow for a triplex, while meeting majority of 
the remaining development regulations of the Center City Form Based Code for 
Detached Frontage.  The purpose of the CCPUD is to allow for discrete departures 
from the existing applicable zoning only as specifically set forth herein, the Property 
otherwise remaining subject to existing zoning regulations, and as thereafter 
amended, as is consistent with the terms of the CCPUD. 

II. PROPERTY DESCRIPTION/EXISTING CONDITIONS 
A. Location 

The Property is approximately a 6,500 square foot parcel located at 427 W. 
Symmes Street. The specific location is illustrated on the Site Development Plan, 
attached hereto as Exhibit B. 

B. Existing Land Use and Zoning 

The Property currently contains a 2-story triplex structure. This property’s 
existing zoning is Center City Form Based Code, with the Detached Frontage 
Building Form Standard (“BFS”). The existing BFS allows for the construction of 
a single-family house and one accessory unit. This proposal seeks to maintain the 
use of a triplex on this property, which requires the re-zoning to a Center City 
Planned Unit Development (CCPUD) to allow for a two-story building with two 
studio units on the Ground Story and one two-bedroom unit on the second floor. 

C. Elevation and Topography 

The topography of the Property is generally flat and drains to both the alleyway 
and Symmes Street. 

D. Utility Services 

The necessary utility services for this project are already located; electric and 
sewer at rear (north) and water at front (south). 
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E. Fire Protection Services 

Fire protection services will be provided by the City of Norman Fire Department 
and by the owner of the Property where required by building and fire protection 
codes in the structures. 

F. Traffic Circulation and Access 

Symmes Street is located along the South boundary of the Property and the public 
alleyway is located along the North boundary of the property. 

 

III. DEVELOPMENT PLAN AND DESIGN CONCEPT 
This proposal seeks to maintain the use of a triplex on this property, which requires 
re-zoning to a Center City Planned Unit Development (CCPUD) to allow three 
dwelling units in the form of a two-story building with two studio units on the 
Ground Story and one two-bedroom unit on the second floor. 
 
The Property shall be developed in compliance with the CCFBC, as thereafter 
amended except as noted with the terms of this CCPUD and the exhibits attached 
hereto and incorporated herein by reference, subject to the allowances contained in 
Section 520(F), Administration, of the CCFBC, and as thereafter amended. 
 
A. Uses permitted 

This CCPUD will allow Uses as follows, as defined by Section 702 of the Center 
City Form Based Code, and as thereafter amended:  

Residential Uses as follows: Household Living and Group Living; 

Under this CCPUD – A maximum of three (3) dwelling units as 
demonstrated on the attached Exhibit B Site Development Plan. 

The two Ground Story units below, long-term residential rental. The 
Upper Story unit above, for owner usage and occasional short-term rental.  

Commercial Uses as follows: Overnight Lodging.  

B. Development Criteria 

Number of Dwelling Units. The current BFS, Detached Frontage, allows for one 
dwelling and one accessory dwelling unit. This CCPUD would allow a two-story 
with a maximum of three dwelling units in the form of a triplex, as illustrated on 
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Exhibit B, Site Development Plan. The CCPUD proposes two studio units on the 
Ground Floor and one two-bedroom dwelling unit on the second floor. 

Siting. The current BFS, Detached Frontage, states, 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. This CCPUD proposes to meet this with a proposed Required Building 
Line (“RBL”) to be set at twenty-five feet (25’) behind the front property line 
fronting Symmes Street and the Parking Setback Line, shall remain at forty-two 
feet (42’) behind the front property line, as illustrated on the Site Development 
Plan, attached as Exhibit B. 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. This will allow for the 
retention of the front green space that has historically existed on the parcel. The 
existing concrete drive will be removed as required by the CCFB Code.  

To provide additional egress from the second story for safety, this CCPUD 
proposes to allow for fire stairs to extend into buildable area on the east side of 
the structure as illustrated on Exhibit C.  

A front porch with a minimum depth of eight feet (8’) and a maximum depth of 
ten (10’), shall be built to the front RBL as illustrated on the Site Development 
Plan, Exhibit B. The front porch shall be a minimum of ½ the width of the façade. 
Front Stairs shall be allowed to encroach over the RBL, if necessary, but not into 
the right-of-way. 

Building Height. The proposed triplex shall be at maximum of two stories with a 
maximum of 27’ in height. The current BFS requires a finish floor elevation no 
less than three (3) and no more than eight (8) feet. The CCPUD will allow for a 
ground story finished floor elevation be at grade and no lower than the average 
fronting public sidewalk elevation. This will allow for accessibility to the first 
floor for residents or visitors to the triplex. The ground story shall have an interior 
clear ceiling height of at least nine (9’) feet. The minimum clear height for the 
second story is nine (9’) feet. 

Elements. The Property shall be built in accordance with the terms of this 
CCPUD and the exhibits hereto. 
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Fenestration 

The development will comply with the CCFBC Detached Frontage 
requirements, which state blank lengths of wall exceeding 15 linear feet 
are prohibited on all Facades and fenestration shall comprise between 25% 
but no more than 70% of the front façade. It should be noted, the proposed 
development is consistent with properties of like build and use located 
immediately adjacent to the proposed development. 

Building Projections 

The proposed triplex shall have a front porch with a depth of eight (8’) and 
will span across the entire RBL (40’). Additionally, there shall be a steel 
communicating stair in the east 5’ side yard setback. This stair will be 
open structure, with no roof, and a sprinkler head will be located under the 
landing at second floor. No part of the building except the roof overhang 
and the front stairs may encroach beyond the RBL into the Dooryard. 

Door Entries 

At least one functioning door shall be provided along the Ground Story 
Façade. 

C. Traffic Access/Sidewalks 

Vehicular access to the driveway for the Property shall be off the alleyway. Access 
for pedestrians is planned through use of private sidewalks that intersect the 
existing sidewalk along W. Symmes Street. The existing public sidewalks will be 
replaced with a six-foot wide sidewalk, as required by the CCFBC, prior to a 
Certificate of Occupancy. Site driveway and parking is shown on the Site 
Development Plan, Exhibit B. 

D. Open Space/Landscaping 

The proposed area of the new structure is similar to the buildings and pavement 
immediately adjacent to the Property. The proposed Open Space will exceed the 
required 25% Open Space as required by the CCFBC, as is indicated on the Site 
Development Plan, attached as Exhibit B. 

Currently, there are two mature trees that will be retained. There are two other 
trees (one dead) that shall be removed as illustrated on Exhibit B, Site 
Development Plan.  

One tree per 800 square feet shall be provided and maintained in the required 
Open Space, as shown on the Site Development Plan, Exhibit B, reviewed and 
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approved by the City Forester prior to installation. One tree shall be provided and 
maintained in front yard on public right of way to meet the Street Tree 
requirement. 

 

E. Drainage 

This parcel shall redevelop with a maximum impervious surface coverage of 65%,    
impervious calculations will be submitted with the building permit application. 

F. Lighting 

The project shall comply with the requirements of the CCFBC under 402. 
General Provisions, Section N. Lighting & Mechanical, as amended thereafter. 

G. Parking  

Each studio unit will have one parking space each and the two-bedroom unit will 
have two parking spaces for a total of four. None are required to be handicap 
accessible. As shown on Exhibit B, Site Development Plan. 

H. Exterior Materials 

The exterior materials of the two story three-unit structure on the Property may be 
wood, fiber cement boards/siding, brick, glass, stone, synthetic stone, stucco, 
EIFS (high impact quality), masonry, metal accents, with composition shingles, 
and any combination thereof. 

I. Fencing 

Fencing shall not be required on the Property. However, any fence installed shall 
meet the following: 

1. Front Yard Fences shall be a minimum height of thirty (30) inches and 
a maximum height of forty (40) inches. Any front yard fence shall be 
placed within one foot of the Clear Walkway/Dooryard line parallel to 
the RBL. Any side fences shall be placed along Common Lot Lines to 
a point at least even with the Façade. 

2. A privacy fence with a maximum height of eight (8’) feet may be 
constructed along a Common Lot Line behind the Façade. 
 

J. Sanitation 
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Polycarts for each unit will be provided through the city’s sanitation service. The 
property owner intends there to be a total of 3 proposed polycarts for this 
property. Screening of polycarts will be provided. 

 

K. Egress 
A metal stair, open to the weather, shall be installed on the east side of the 
building, allowing pedestrian flow from the second floor to the front yard. This 
open steel stair to exist in the 5’ side yard setback. As shown on Exhibit B, Site 
Development Plan. 
 

L. CCFBC Standards: 
The Property shall be developed in accordance with the terms of the CCPUD and 
the exhibits attached hereto and incorporated by reference. For convenience 
purposes, a summary of the CCPUD Standards are as follows: 
 
1. Allow the use of triplex (maximum of three dwelling units) and the use of the 

two Ground Story units below, long-term rental. The Upper Story unit above, 
for owner usage and occasional short-term rental. 

2. Allow for metal fire stairs to extend into side setback. 
3. Allow Finished Floor Elevation at grade instead of the Detached Frontage 

requirement of 3’ to permit accessibility. 
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“EXHIBIT A” 
Legal Description of the Property 

Lots Thirteen (13) and Fourteen (14), in Block Fifteen (15), of T. R. WAGGONER’S FIRST 
ADDITION, to Norman, Cleveland County, Oklahoma according to the recorded plat thereof, 
LESS AND EXCEPT: That part of Lot Thirteen (13) described as follows: Beginning at the 

Northeast Corner of said Lot Thirteen (13); thence West 20 feet; thence Southeasterly to a point 
on the East line of Lot Thirteen (13), which is 50 feet South of the Northeast Corner of Lot 

Thirteen (13); thence North 50 feet to the Point of Beginning. 
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H20, LLC 
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Revised May 30, 2025 

 

 

 

PREPARED BY: 
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Krittenbrink Architecture 

Deleted: April 29 
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I. INTRODUCTION 

This Center City Planned Unit Development (the “CCPUD”) is being submitted for 

the property located at 427 W. Symmes Street, as more specifically described on 

Exhibit A (the “Property”). The Property contains approximately .14 acres. This 

CCPUD seeks to rezone the Property from the existing Center City Form Based 

Code, Detached Frontage, to a Center City Planned Unit Development to allow for a 

two-story building with two studio units on the Ground Story and one two-bedroom 

unit on the second story. Additionally, the CCPUD proposes a finished floor elevation 

at grade to allow for accessibility on the first floor. This CCPUD seeks to relax the 

allowable use for Detached Frontage to allow for a triplex, while meeting majority of 

the remaining development regulations of the Center City Form Based Code for 

Detached Frontage.  The purpose of the CCPUD is to allow for discrete departures 

from the existing applicable zoning only as specifically set forth herein, the Property 

otherwise remaining subject to existing zoning regulations, and as thereafter 

amended, as is consistent with the terms of the CCPUD. 

II. PROPERTY DESCRIPTION/EXISTING CONDITIONS 
A. Location 

The Property is approximately a 6,500 square foot parcel located at 427 W. 

Symmes Street. The specific location is illustrated on the Site Development Plan, 

attached hereto as Exhibit B. 

B. Existing Land Use and Zoning 

The Property currently contains a 2-story triplex structure. This property’s 

existing zoning is Center City Form Based Code, with the Detached Frontage 

Building Form Standard (“BFS”). The existing BFS allows for the construction of 

a single-family house and one accessory unit. This proposal seeks to maintain the 

use of a triplex on this property, which requires the re-zoning to a Center City 

Planned Unit Development (CCPUD) to allow for a two-story building with two 

studio units on the Ground Story and one two-bedroom unit on the second floor. 

C. Elevation and Topography 

The topography of the Property is generally flat and drains to both the alleyway 

and Symmes Street. 

D. Utility Services 

The necessary utility services for this project are already located; electric and 

sewer at rear (north) and water at front (south). 
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E. Fire Protection Services 

Fire protection services will be provided by the City of Norman Fire Department 

and by the owner of the Property where required by building and fire protection 

codes in the structures. 

F. Traffic Circulation and Access 

Symmes Street is located along the South boundary of the Property and the public 

alleyway is located along the North boundary of the property. 

 

III. DEVELOPMENT PLAN AND DESIGN CONCEPT 

This proposal seeks to maintain the use of a triplex on this property, which requires 

re-zoning to a Center City Planned Unit Development (CCPUD) to allow three 

dwelling units in the form of a two-story building with two studio units on the 

Ground Story and one two-bedroom unit on the second floor. 

 

The Property shall be developed in compliance with the CCFBC, as thereafter 

amended except as noted with the terms of this CCPUD and the exhibits attached 

hereto and incorporated herein by reference, subject to the allowances contained in 

Section 520(F), Administration, of the CCFBC, and as thereafter amended. 

 

A. Uses permitted 

This CCPUD will allow Uses as follows, as defined by Section 702 of the Center 

City Form Based Code, and as thereafter amended:  

Residential Uses as follows: Household Living and Group Living; 

Under this CCPUD – A maximum of three (3) dwelling units as 

demonstrated on the attached Exhibit B Site Development Plan. 

Short Term Rental 

The two Ground Story units below, long-term residential rental. The 

Upper Story unit above, for owner usage and occasional short-term rental.  

Commercial Uses as follows: Overnight Lodging.  

B. Development Criteria 

Number of Dwelling Units. The current BFS, Detached Frontage, allows for one 

dwelling and one accessory dwelling unit. This CCPUD would allow a two-story 

Formatted: Strikethrough
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with a maximum of three dwelling units in the form of a triplex, as illustrated on 

Exhibit B, Site Development Plan. The CCPUD proposes two studio units on the 

Ground Floor and one two-bedroom dwelling unit on the second floor. 

Siting. The current BFS, Detached Frontage, states, 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. This CCPUD proposes to meet this with a proposed Required Building 

Line (“RBL”) to be set at twenty-five feet (25’) behind the front property line 

fronting Symmes Street and the Parking Setback Line, shall remain at forty-two 

feet (42’) behind the front property line, as illustrated on the Site Development 

Plan, attached as Exhibit B. 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. This will allow for the 

retention of the front green space that has historically existed on the parcel. The 

existing concrete drive will be removed as required by the CCFB Code.  

To provide additional egress from the second story for safety, this CCPUD 

proposes to allow for fire stairs to extend into buildable area on the east side of 

the structure as illustrated on Exhibit C.  

A front porch with a minimum depth of eight feet (8’) and a maximum depth of 

ten (10’), shall be built to the front RBL as illustrated on the Site Development 

Plan, Exhibit B. The front porch shall be a minimum of ½ the width of the façade. 

Front Stairs shall be allowed to encroach over the RBL, if necessary, but not into 

the right-of-way. 

Building Height. The proposed triplex shall be at maximum of two stories with a 

maximum of 27’ in height. The current BFS requires a finish floor elevation no 

less than three (3) and no more than eight (8) feet. The CCPUD will allow for a 

ground story finished floor elevation be at grade and no lower than the average 

fronting public sidewalk elevation. This will allow for accessibility to the first 

floor for residents or visitors to the triplex. The ground story shall have an interior 

clear ceiling height of at least nine (9’) feet. The minimum clear height for the 

second story is nine (9’) feet. 

Elements. The Property shall be built in accordance with the terms of this 

CCPUD and the exhibits hereto. 
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Fenestration 

The development will comply with the CCFBC Detached Frontage 

requirements, which state blank lengths of wall exceeding 15 linear feet 

are prohibited on all Facades and fenestration shall comprise between 25% 

but no more than 70% of the front façade. It should be noted, the proposed 

development is consistent with properties of like build and use located 

immediately adjacent to the proposed development. 

Building Projections 

The proposed triplex shall have a front porch with a depth of eight (8’) and 

will span across the entire RBL (40’). Additionally, there shall be a steel 

communicating stair in the east 5’ side yard setback. This stair will be 

open structure, with no roof, and a sprinkler head will be located under the 

landing at second floor. No part of the building except the roof overhang 

and the front stairs may encroach beyond the RBL into the Dooryard. 

Door Entries 

At least one functioning door shall be provided along the Ground Story 

Façade. 

C. Traffic Access/Sidewalks 

Vehicular access to the driveway for the Property shall be off the alleyway. Access 

for pedestrians is planned through use of private sidewalks that intersect the 

existing sidewalk along W. Symmes Street. The existing public sidewalks will be 

replaced with a six-foot wide sidewalk, as required by the CCFBC, prior to a 

Certificate of Occupancy. Site driveway and parking is shown on the Site 

Development Plan, Exhibit B. 

D. Open Space/Landscaping 

The proposed area of the new structure is similar to the buildings and pavement 

immediately adjacent to the Property. The proposed Open Space will exceed the 

required 25% Open Space as required by the CCFBC, as is indicated on the Site 

Development Plan, attached as Exhibit B. 

Currently, there are two mature trees that will be retained. There are two other 

trees (one dead) that shall be removed as illustrated on Exhibit B, Site 

Development Plan.  
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One tree per 800 square feet shall be provided and maintained in the required 

Open Space, as shown on the Site Development Plan, Exhibit B, reviewed and 

approved by the City Forester prior to installation. One tree shall be provided and 

maintained in front yard on public right of way to meet the Street Tree 

requirement. 

 

E. Drainage 

This parcel shall redevelop with a maximum impervious surface coverage of 65%,    

impervious calculations will be submitted with the building permit application. 

F. Lighting 

The project shall comply with the requirements of the CCFBC under 402. 

General Provisions, Section N. Lighting & Mechanical, as amended thereafter. 

G. Parking  

Each studio unit will have one parking space each and the two-bedroom unit will 

have two parking spaces for a total of four. None are required to be handicap 

accessible. As shown on Exhibit B, Site Development Plan. 

H. Exterior Materials 

The exterior materials of the two story three-unit structure on the Property may be 

wood, fiber cement boards/siding, brick, glass, stone, synthetic stone, stucco, 

EIFS (high impact quality), masonry, metal accents, with composition shingles, 

and any combination thereof. 

I. Fencing 

Fencing shall not be required on the Property. However, any fence installed shall 

meet the following: 

1. Front Yard Fences shall be a minimum height of thirty (30) inches and 

a maximum height of forty (40) inches. Any front yard fence shall be 

placed within one foot of the Clear Walkway/Dooryard line parallel to 

the RBL. Any side fences shall be placed along Common Lot Lines to 

a point at least even with the Façade. 

2. A privacy fence with a maximum height of eight (8’) feet may be 

constructed along a Common Lot Line behind the Façade. 

 

J. Sanitation 
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Polycarts for each unit will be provided through the city’s sanitation service. The 

property owner intends there to be a total of 3 proposed polycarts for this 

property. Screening of polycarts will be provided. 

 

K. Egress 

A metal stair, open to the weather, shall be installed on the east side of the 

building, allowing pedestrian flow from the second floor to the front yard. This 

open steel stair to exist in the 5’ side yard setback. As shown on Exhibit B, Site 

Development Plan. 

 

L. CCFBC Standards: 

The Property shall be developed in accordance with the terms of the CCPUD and 

the exhibits attached hereto and incorporated by reference. For convenience 

purposes, a summary of the CCPUD Standards are as follows: 

 

1. Allow the use of triplex (maximum of three dwelling units) and the use of the 

two Ground Story units below, long-term rental. The Upper Story unit above, 

for owner usage and occasional short-term rental. 

2. Allow for metal fire stairs to extend into side setback. 

3. Allow Finished Floor Elevation at grade instead of the Detached Frontage 

requirement of 3’ to permit accessibility. 
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“EXHIBIT A” 

Legal Description of the Property 

Lots Thirteen (13) and Fourteen (14), in Block Fifteen (15), of T. R. WAGGONER’S FIRST 

ADDITION, to Norman, Cleveland County, Oklahoma according to the recorded plat thereof, 

LESS AND EXCEPT: That part of Lot Thirteen (13) described as follows: Beginning at the 

Northeast Corner of said Lot Thirteen (13); thence West 20 feet; thence Southeasterly to a point 

on the East line of Lot Thirteen (13), which is 50 feet South of the Northeast Corner of Lot 

Thirteen (13); thence North 50 feet to the Point of Beginning. 
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“EXHIBIT B” 

Commented [AS1]: Insert the latest revised Site 
Development Plan which includes the Legend, the material 
for the Open Space needs to marked and the impervious 
surface calculations. 

Commented [CG2R1]: New Exhibits Uploaded 
 

Commented [CG3R1]:  
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 05/08/2025 

REQUESTER: H20, LLC 

PRESENTER: Anais Starr, Planner II 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT FOR ORDINANCE O-2425-
37: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA, AMENDING SECTION 36-201 OF CHAPTER 36 OF THE 
CODE OF THE CITY OF NORMAN SO AS TO REMOVE LOTS THIRTEEN 
(13) AND FOURTEEN (14), IN BLOCK FIFTEEN (15) OF THE T.R. 
WAGGONER’S FIRST ADDITION TO NORMAN, CLEVELAND COUNTY, 
OKLAHOMA, FROM THE CCFBC, CENTER CITY FORM-BASED CODE, 
DETACHED FRONTAGE, AND PLACE SAME IN THE CCPUD, CENTER 
CITY PLANNED UNIT DEVELOPMENT DISTRICT; AND PROVIDING 
FOR THE SEVERABILITY THEROF. (427 SYMMES ST) 

  
 
APPLICANT/REPRESENTATIVE H20, LLC/Krittenbrink Architecture 
 
LOCATION  427 W Symmes Street 
  
WARD  4 
 
CORE AREA Yes 
 
REQUESTED ACTION     Rezoning from Center City Form-Based 

Code, Detached Frontage, to Center City 
Form-Based Code Planned Unit 
Development District.    

      
LAND USE PLAN DESIGNATION Low Density Residential   
 
GROWTH AREA DESIGNATION Current Urban Service Area  
 
BACKGROUND: The applicant requests a Center City Planned Unit Development (CCPUD) 
for the lot located at 427 W Symmes Street to allow the development of a new triplex, as outlined 
in Appendix B of the Center City Form-Based Code (CCFBC).  
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The proposal for this site is to construct a 3,840 square feet, two-story, residential building, as 
illustrated in Exhibit B, Site Development Plan. The CCPUD proposes two one-bedroom 
residential dwelling units on the ground floor and one two-bedroom residential dwelling unit on 
the second floor. The CCFBC requires three parking spaces while the CCPUD narrative 
proposes four parking spaces located off the alleyway, behind the required Parking Setback 
Line. The required at-grade Open Space will be provided behind the building as illustrated on 
Exhibit B, Site Development Plan. A set of metal exterior stairs are proposed on the east side of 
the structure within the five-foot setback, as another means of egress to the second floor dwelling 
unit.  The CCPUD proposes the Finished Floor Elevation to be at-grade instead of the minimum 
three feet required by CCFBC Detached Frontage Building Form Standard (BFS) to provide 
more accessibility to the ground floor units. 
 
The proposed two-story structure will comply with the Required Build Line located 25’ behind the 
property line, which aligns with the adjacent properties as required by the CCFBC Detached 
Frontage. The Parking Setback Line will remain as shown on the CCFBC Regulating Plan. 
 
PROCEDURAL REQUIREMENTS: 
 
PRE-DEVELOPMENT: PD25-10, April 24, 2025  
A Pre-Development meeting is not required for this application, however, the applicant chose to 
have a meeting to allow neighbors to learn about the proposed redevelopment of this parcel. 
There were two residents from the neighborhood in attendance. They had questions about the 
number of dwelling units and bedrooms and the design of the proposed structure. Staff from 
Krittenbrink Architecture answered their questions. The residents had no further concerns. 
 
BOARD OF PARKS COMMISSIONERS: Parkland dedication is not required for this 
application. 
 
ZONING ORDINANCE CITATION:  
APPENDIX B, SEC. 520 CENTER CITY PLANNED UNIT DEVELOPMENT - CCPUD 
 
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.  
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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. 
 
STAFF ANALYSIS:  The applicant requests a CCPUD for this site to construct a 
residential triplex structure on this lot addressed as 427 W Symmes Street. The primary purpose 
for this CCPUD is to request the use of a residential triplex on the subject tract. The applicant 
will comply with most of the CCFBC requirements. However, due to the desired design of the 
structure, the applicant is requesting the following modifications to the CCFBC, as follows: 

1. Allow the use of three dwelling units instead of one dwelling unit with an accessory 
dwelling as allowed in CCFBC Detached Frontage.  

2. Allow the use of Short Term Rental in addition to the residential living use.  
3. Allow at grade Finished Floor Elevation instead of the required minimum of three foot 

Finished Floor.  
4. Allow for a metal exterior staircase to extend into the required five foot setback on the 

east side of the structure. 
Per the CCPUD Narrative, the remainder of the proposal will be in accordance with the current 
CCFBC code.  
 
USE: This CCPUD Narrative requests the use of three dwelling units and Short Term Rental. 
The CCFBC Detached Frontage allows for a single dwelling unit and an accessory dwelling.  
 
PARKING: Under the CCFBC, the one bedroom studios and the two bedroom unit would 
require three parking spaces. The CCPUD Site Development Plan proposes four parking spaces 
behind the building, off the alleyway, in compliance with the Parking Setback Line. Bike racks 
are not required in the CCFBC Detached Frontage and this CCPUD does not propose any bike 
racks.  
 
LANDSCAPING: The CCPUD Narrative proposes to meet the required 25% Open Space 
behind the structure as illustrated on Exhibit B, Site Development Plan. Landscaping will be met 
with three trees provided in the required Open Space and one street tree in front of the building 
as required by the CCFBC.  
 
SIGNAGE: There is not any signage beyond the street address proposed for the property. Any 
future signage for the property would comply with 402. General Provisions, Section M of the 
CCFBC.  
 
LIGHTING: The project will comply with 402. General Provisions, Section N. Lighting & 
Mechanical of the CCFBC. 
 
SANITATION/UTILITIES: The applicant proposes three polycarts to service the property's 
sanitation needs. A screening wall will be provided for the polycarts.  
 
FENCING/WALLS:  No fencing is proposed by the CCPUD. Any future fencing would 
comply with CCFBC Detached Frontage requirements.   
 
PARKS: Centennial Park is located two lots east of this property at 411 W Symmes Street.  
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ALTERNATIVES/ISSUES:      
 
IMPACTS: Previous zoning requests in the vicinity have sought to maintain the residential 
single-family dwelling character of this neighborhood. In 2016, the residents of this neighborhood 
successfully petitioned to downzone from R-2, Multi-Family Dwelling District, to R-1, Single-
Family Dwelling District. In 2017, with the adoption of the CCFBC District, this neighborhood 
was designated Detached Frontage BFS which allows the use of either a single-family dwelling 
or single-family dwelling with an accessory dwelling. The Detached Frontage regulations 
adopted were to ensure the single-family residential character of new developments would 
match the existing neighborhood. One such regulation was the Finished Floor Elevation which 
was set at a minimum of three feet for new structures so that they might match the existing 
structures found in this neighborhood.  
 
The applicant's proposal for a two-story residential triplex exceeds the allowed number of 
residential units and does not meet the three foot Finished Floor Elevation required for the 
Detached Frontage BFS. However, this CCPUD is seeking to replace the existing two-story 
triplex with a similar structure and use. The proposed structure will have the Finished Floor 
Elevation at grade level, allowing for more accessibility to the ground floor. The proposed triplex 
structure meets the goal of the CCFBC to increase the variety of housing types in Norman’s 
Core while maintaining a residential look for the structure. The proposed structure should not 
impact the pedestrian-friendly feel of the street, and the overall design meets many of the design 
elements found in the residential neighborhood while providing desired housing in the urban 
core. 
 
OTHER AGENCY COMMENTS: 
 
FIRE DEPARTMENT AND BUILDING PERMIT REVIEW: The stair in the 5’ side setback is 
to be built of non-combustible material with no roof cover. A sprinkler head will need to be 
installed under the second-floor landing, which will tie into the NFPA 13 system.  
 
PUBLIC WORKS/ENGINEERING: The subject property is platted as part of Waggoner’s 
1st Addition. Existing City utilities service the site. 
 
TRAFFIC ENGINEER: No traffic issues or impacts are anticipated.  
 
UTILITIES:   
Water: Existing water services not proposed to be used must be abandoned at the main. 
Existing water service cannot be reused unless it is verified to be non-lead. 
 
Wastewater:  Existing sewer service(s), if not to be reused, must be abandoned at the 
main at the time of building permit. 
  
Sanitation: Solid waste service only. Recycling will only be available through the use of one of 
the regional recycling centers.  
 
CONCLUSION: Staff forwards this request for a Center City Planned Unit Development and 
Ordinance O-2425-37 to the Planning Commission for consideration and a recommendation to 
City Council. 
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427 W. SYMMES STREET 
CENTER CITY PLANNED UNIT DEVELOPMENT 

 

APPLICANT: 

H20, LLC 

 

 

 

 

 

 

 

APPLICATION FOR: 

CENTER CITY PLANNED UNIT DEVELOPMENT 

 

SUBMITTED: APRIL 1, 2025 

Revised April 29, 2025 

 

 

 

PREPARED BY: 

Mark Krittenbrink 

Krittenbrink Architecture 

113

Item 7.



 

TABLE OF CONTENTS 

 

I. INTRODUCTION 

Background and Intent 

II. PROPERTY DESCRIPTION/EXISTING PROPERTY CONDITIONS 

A. Location 

B. Existing Lane Use and Zoning 

C. Elevation and Topography  

D. Utility Services 

E. Fire Protection Services 

F. Traffic Circulation and Access 

 

III. DEVELOPMENT PLAN AND DESIGN CONCEPT 

A. Uses Permitted 

B. Development Criteria 

C. Traffic Access/Sidewalks 

D. Open Space/Landscaping  

E. Drainage 

F. Lighting 

G. Parking 

H. Exterior Materials 

I. Fencing 

J. Sanitation 

K. Egress 

L. CCFBC Standards 

 

 

IV. EXHIBITS 

A. Legal Description 

B. Site Development Plan 

C. Front Exterior Elevation 

 

114

Item 7.



 

I. INTRODUCTION 

This Center City Planned Unit Development (the “CCPUD”) is being submitted for 

the property located at 427 W. Symmes Street, as more specifically described on 

Exhibit A (the “Property”). The Property contains approximately .14 acres. This 

CCPUD seeks to rezone the Property from the existing Center City Form Based 

Code, Detached Frontage, to a Center City Planned Unit Development to allow for a 

two-story building with two studio units on the Ground Story and one two-bedroom 

unit on the second story. Additionally, the CCPUD proposes a finished floor elevation 

at grade to allow for accessibility on the first floor. This CCPUD seeks to relax the 

allowable use for Detached Frontage to allow for a triplex, while meeting majority of 

the remaining development regulations of the Center City Form Based Code for 

Detached Frontage.  The purpose of the CCPUD is to allow for discrete departures 

from the existing applicable zoning only as specifically set forth herein, the Property 

otherwise remaining subject to existing zoning regulations, and as thereafter 

amended, as is consistent with the terms of the CCPUD. 

II. PROPERTY DESCRIPTION/EXISTING CONDITIONS 
A. Location 

The Property is approximately a 6,500 square foot parcel located at 427 W. 

Symmes Street. The specific location is illustrated on the Site Development Plan, 

attached hereto as Exhibit B. 

B. Existing Land Use and Zoning 

The Property currently contains a 2-story triplex structure. This property’s 

existing zoning is Center City Form Based Code, with the Detached Frontage 

Building Form Standard (“BFS”). The existing BFS allows for the construction of 

a single-family house and one accessory unit. This proposal seeks to maintain the 

use of a triplex on this property, which requires the re-zoning to a Center City 

Planned Unit Development (CCPUD) to allow for a two-story building with two 

studio units on the Ground Story and one two-bedroom unit on the second floor. 

C. Elevation and Topography 

The topography of the Property is generally flat and drains to both the alleyway 

and Symmes Street. 

D. Utility Services 

The necessary utility services for this project are already located; electric and 

sewer at rear (north) and water at front (south). 
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E. Fire Protection Services 

Fire protection services will be provided by the City of Norman Fire Department 

and by the owner of the Property where required by building and fire protection 

codes in the structures. 

F. Traffic Circulation and Access 

Symmes Street is located along the South boundary of the Property and the public 

alleyway is located along the North boundary of the property. 

 

III. DEVELOPMENT PLAN AND DESIGN CONCEPT 

This proposal seeks to maintain the use of a triplex on this property, which requires 

re-zoning to a Center City Planned Unit Development (CCPUD) to allow three 

dwelling units in the form of a two-story building with two studio units on the 

Ground Story and one two-bedroom unit on the second floor. 

 

The Property shall be developed in compliance with the CCFBC, as thereafter 

amended except as noted with the terms of this CCPUD and the exhibits attached 

hereto and incorporated herein by reference, subject to the allowances contained in 

Section 520(F), Administration, of the CCFBC, and as thereafter amended. 

 

A. Uses permitted 

This CCPUD will allow Uses as follows, as defined by Section 702 of the Center 

City Form Based Code, and as thereafter amended:  

Residential Uses as follows: Household Living and Group Living; 

Under this CCPUD – A maximum of three (3) dwelling units as 

demonstrated on the attached Exhibit B Site Development Plan. 

Short-Term Rental 

Commercial Uses as follows: Overnight Lodging;  

B. Development Criteria 

Number of Dwelling Units. The current BFS, Detached Frontage, allows for one 

dwelling and one accessory dwelling unit. This CCPUD would allow a two-story 

with a maximum of three dwelling units in the form of a triplex, as illustrated on 

Exhibit B, Site Development Plan. The CCPUD proposes two studio units on the 

Ground Floor and one two-bedroom dwelling unit on the second floor. 
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Siting. The current BFS, Detached Frontage, states, 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. This CCPUD proposes to meet this with a proposed Required Building 

Line (“RBL”) to be set at twenty-five feet (25’) behind the front property line 

fronting Symmes Street and the Parking Setback Line, shall remain at forty-two 

feet (42’) behind the front property line, as illustrated on the Site Development 

Plan, attached as Exhibit B. 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. This will allow for the 

retention of the front green space that has historically existed on the parcel. The 

existing concrete drive will be removed as required by the CCFB Code.  

To provide additional egress from the second story for safety, this CCPUD 

proposes to allow for fire stairs to extend into buildable area on the east side of 

the structure as illustrated on Exhibit C.  

A front porch with a minimum depth of eight feet (8’) and a maximum depth of 

ten (10’), shall be built to the front RBL as illustrated on the Site Development 

Plan, Exhibit B. The front porch shall be a minimum of ½ the width of the façade. 

Front Stairs shall be allowed to encroach over the RBL, if necessary, but not into 

the right-of-way. 

Building Height. The proposed triplex shall be at maximum of two stories with a 

maximum of 27’ in height. The current BFS requires a finish floor elevation no 

less than three (3) and no more than eight (8) feet. The CCPUD will allow for a 

ground story finished floor elevation be at grade and no lower than the average 

fronting public sidewalk elevation. This will allow for accessibility to the first 

floor for residents or visitors to the triplex. The ground story shall have an interior 

clear ceiling height of at least nine (9’) feet. The minimum clear height for the 

second story is nine (9’) feet. 

Elements. The Property shall be built in accordance with the terms of this 

CCPUD and the exhibits hereto. 

Fenestration 

The development will comply with the CCFBC Detached Frontage 

requirements, which state blank lengths of wall exceeding 15 linear feet 

are prohibited on all Facades and fenestration shall comprise between 25% 

but no more than 70% of the front façade. It should be noted, the proposed 
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development is consistent with properties of like build and use located 

immediately adjacent to the proposed development. 

Building Projections 

The proposed triplex shall have a front porch with a depth of eight (8’) and 

will span across the entire RBL (40’). Additionally, there shall be a steel 

communicating stair in the east 5’ side yard setback. This stair will be 

open structure, with no roof, and a sprinkler head will be located under the 

landing at second floor. No part of the building except the roof overhang 

and the front stairs may encroach beyond the RBL into the Dooryard. 

Door Entries 

At least one functioning door shall be provided along the Ground Story 

Façade. 

C. Traffic Access/Sidewalks 

Vehicular access to the driveway for the Property shall be off the alleyway. Access 

for pedestrians is planned through use of private sidewalks that intersect the 

existing sidewalk along W. Symmes Street. The existing public sidewalks will be 

replaced with a six-foot wide sidewalk, as required by the CCFBC, prior to a 

Certificate of Occupancy. Site driveway and parking is shown on the Site 

Development Plan, Exhibit B. 

D. Open Space/Landscaping 

The proposed area of the new structure is similar to the buildings and pavement 

immediately adjacent to the Property. The proposed Open Space will exceed the 

required 25% Open Space as required by the CCFBC, as is indicated on the Site 

Development Plan, attached as Exhibit B. 

Currently, there are two mature trees that will be retained. There are two other 

trees (one dead) that shall be removed as illustrated on Exhibit B, Site 

Development Plan.  

One tree per 800 square feet shall be provided and maintained in the required 

Open Space, as shown on the Site Development Plan, Exhibit B, reviewed and 

approved by the City Forester prior to installation. One tree shall be provided and 

maintained in front yard on public right of way to meet the Street Tree 

requirement. 
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E. Drainage 

This parcel shall redevelop with a maximum impervious surface coverage of 65%,    

impervious calculations will be submitted with the building permit application. 

F. Lighting 

The project shall comply with the requirements of the CCFBC under 402. 

General Provisions, Section N. Lighting & Mechanical, as amended thereafter. 

G. Parking  

Each studio unit will have one parking space each and the two-bedroom unit will 

have two parking spaces for a total of four. None are required to be handicap 

accessible. As shown on Exhibit B, Site Development Plan. 

H. Exterior Materials 

The exterior materials of the two story three-unit structure on the Property may be 

wood, fiber cement boards/siding, brick, glass, stone, synthetic stone, stucco, 

EIFS (high impact quality), masonry, metal accents, with composition shingles, 

and any combination thereof. 

I. Fencing 

Fencing shall not be required on the Property. However, any fence installed shall 

meet the following: 

1. Front Yard Fences shall be a minimum height of thirty (30) inches and 

a maximum height of forty (40) inches. Any front yard fence shall be 

placed within one foot of the Clear Walkway/Dooryard line parallel to 

the RBL. Any side fences shall be placed along Common Lot Lines to 

a point at least even with the Façade. 

2. A privacy fence with a maximum height of eight (8’) feet may be 

constructed along a Common Lot Line behind the Façade. 

 

J. Sanitation 

Polycarts for each unit will be provided through the city’s sanitation service. The 

property owner intends there to be a total of 3 proposed polycarts for this 

property. Screening of polycarts will be provided. 
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K. Egress 

A metal stair, open to the weather, shall be installed on the east side of the 

building, allowing pedestrian flow from the second floor to the front yard. This 

open steel stair to exist in the 5’ side yard setback. As shown on Exhibit B, Site 

Development Plan. 

 

L. CCFBC Standards: 

The Property shall be developed in accordance with the terms of the CCPUD and 

the exhibits attached hereto and incorporated by reference. For convenience 

purposes, a summary of the CCPUD Standards are as follows: 

 

1. Allow the use of triplex (maximum of three dwelling units) and the use of 

Short Term Rentals. 

2. Allow for metal fire stairs to extend into side setback. 

3. Allow Finished Floor Elevation at grade instead of the Detached Frontage 

requirement of 3’ to permit accessibility. 
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“EXHIBIT A” 

Legal Description of the Property 

Lots Thirteen (13) and Fourteen (14), in Block Fifteen (15), of T. R. WAGGONER’S FIRST 

ADDITION, to Norman, Cleveland County, Oklahoma according to the recorded plat thereof, 

LESS AND EXCEPT: That part of Lot Thirteen (13) described as follows: Beginning at the 

Northeast Corner of said Lot Thirteen (13); thence West 20 feet; thence Southeasterly to a point 

on the East line of Lot Thirteen (13), which is 50 feet South of the Northeast Corner of Lot 

Thirteen (13); thence North 50 feet to the Point of Beginning. 
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Architecture LLC

ARCHITECTURE
PLANNING

INTERIORS
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NORMAN, OK 73069

405.579.7883
FAX 405.292.0545

PERMIT ISSUE

ISSUED FOR BID
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CONSTRUCTION

CCG MK

A001  COVER SHEET, PROJECT DATA, DRAWING INDEX, ARCHITECTURAL SITE DEVELOPMENT PLAN & GENERAL NOTES
A201 PROPOSED FIRST FLOOR & SECOND FLOOR PLANS
A301 PROPOSED EXTERIOR FRONT ELEVATION

DRAWING INDEX

PROJECT DATA
OWNER: PHILLIP REID

118 S. BROADWAY
WEATHERFORD, OK 73096
(580) 302-2071
PHILLIP@PHILLIPREID.NET

PROJECT ADDRESS: 427 W. SYMMES ST.
NORMAN, OK  73069

LEGAL DESCRIPTION: LARSH'S 1ST & WAGGONERS LOT 13 AND14 LESS TRIANGLE IN NE/C LOT 13 W20' SELY 50' N50' POB BLK 15

ZONING: R1

ARCHITECT: KRITTENBRINK ARCHITECTURE LLC.
MARK KRITTENBRINK
119 W MAIN STREET
NORMAN, OK 73069
405.579.7883

PROJECT INFO: TWO-STORY BUILDING WITH TWO STUDIO UNITS ON THE GROUND STORY AND ONE 2-BEDROOM UNIT ON THE SECOND STORY
FIRST FLOOR 1600 SF
PROPOSED COVERED PORCH 320 SF
SECOND FLOOR SF 1600 SF
PROPOSED COVERED DECK 320 SF

1. UTILITY'S REFER TO EXHIBIT B FOR MORE DETAILS. 
2. WATER METER LOCATED IN FRONT OF THE BUILDING, NEW SERVICE BOTH DOMESTIC AND SPRINKLE WILL CONNECT HERE.
3. ELECTRIC SERVICE REMAINING ABOVE GROUND AT THE BACK ALLEY AND FEEDS THREE DIFFERENT UNITS CURRENTLY, WE WILL MAINTAIN THIS SERVICE.
4. GAS SERVICE FEEDS FROM THE ALLEY.
5. EXISTING WATER AND SEWER SERVICES, IF NOT TO BE REUSED, MUST BE ABANDONED AT THE MAIN
7. TRASH RECEPTACLES WILL BE SCREENED IN THEIR STORAGE LOCATION AND THE PROPOSED LOCATION FOR PICKUP 
REFER TO EXHIBIT B FOR MORE DETAILS. 
8. OPEN SPACE WILL BE GRASS
9. IMPERVIOUS SURFACE CALCULATIONS, INCLUDES BUILDING, PORCH, SIDEWALK AND PARKING

GENERAL NOTES
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N

FENESTRATION CALCULATIONS
LEVEL WALL WIDTH WALL HEIGHT WALL AREA REQUIRED FENESTRATION (25%) PROVIDED FENESTRATION

FIRST FLOOR 40 FT. 11 FT. 40 × 11 = 440 SF 440 × 0.25 = 110 SF 6 × 8 × 3 = 144 SF
SECOND FLOOR 40 FT. 11 FT. 40 × 11 = 440 SF 440 × 0.25 = 110 SF 6 × 8 × 3 = 144 SF

CEILING HEIGHTS REQUIREMENTS
LEVEL REQUIRED HEIGHT PROVIDED HEIGHT

FIRST FLOOR 9' - 0" 9' - 6"
SECOND FLOOR 9' - 0" 9' - 6"
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City of Norman Predevelopment      April 24, 2025 
  

Applicant:   H20, LLC/Krittenbrink Architecture 

 
Project Location:  427 W Symmes Street  
 

Case Number:  25-0  
 
Time: 5:30 p.m.   

 
Applicant/Representative: Cody Douglas and Catherine Gilarranz, Krittenbrink 

Architecture 
 
Attendees 

Diane Vanlandingham, 426 Eufaula, Norman OK 
Sarah Islen, 520 Eufaula, Norman, OK 
 
City Staff Anais Starr, Planner II 
 

Application Summary The request is for a Center City Planned Unit Development 

(CCPUD) to allow the development of a new triplex. The new building will be 3,840 

square feet, two-story, residential building. The triplex will have two one-bedroom 
residential dwelling units on the ground floor and one two-bedroom residential dwelling 
unit on the second floor. There will be four (4) parking spaces located off the alleyway, 

behind the required Parking Setback Line. At grade required Open Space will be 
provided behind the building.  A set of metal exterior stairs are proposed on the east 

side of the structure within the 5’ setback, as another means of egress to the second-
floor dwelling unit.  The Finished Floor Elevation will be at grade instead of the minimum 
three feet (3’) required by CCFBC Detached Frontage Building Form Standard (BFS) to 

provide more accessibility to the ground floor units. The two-story structure will comply 
with the Required Build Line located twenty-five feet (25’) behind the property line, 

which aligns with the adjacent properties as required by the CCFBC Detached 
Frontage. The Parking Setback Line will remain as shown on the CCFBC Regulating 
Plan. 
 
Neighbor’s Comments/Concerns/Responses Two residents from the neighborhood 

attended the meeting. They had questions about the structure's design, including the 
number of dwellings and bedrooms. They expressed no further concerns about the 
proposed development. 
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427 W. SYMMES STREET 
CENTER CITY PLANNED UNIT DEVELOPMENT 

 

APPLICANT: 

H20, LLC 

 

 

 

 

 

 

 

APPLICATION FOR: 

CENTER CITY PLANNED UNIT DEVELOPMENT 

 

SUBMITTED: APRIL 1, 2025 

Revised April 29, 2025 

 

 

 

PREPARED BY: 

Mark Krittenbrink 

Krittenbrink Architecture 
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I. INTRODUCTION 

This Center City Planned Unit Development (the “CCPUD”) is being submitted for 

the property located at 427 W. Symmes Street, as more specifically described on 

Exhibit A (the “Property”). The Property contains approximately .14 acres. This 

CCPUD seeks to rezone the Property from the existing Center City Form Based 

Code, Detached Frontage, to a Center City Planned Unit Development to allow for a 

two-story building with two studio units on the Ground Story and one two-bedroom 

unit on the second story. Additionally, the CCPUD proposes a finished floor elevation 

at grade to allow for accessibility on the first floor. This CCPUD seeks to relax the 

allowable use for Detached Frontage to allow for a triplex, while meeting majority of 

the remaining development regulations of the Center City Form Based Code for 

Detached Frontage.  The purpose of the CCPUD is to allow for discrete departures 

from the existing applicable zoning only as specifically set forth herein, the Property 

otherwise remaining subject to existing zoning regulations, and as thereafter 

amended, as is consistent with the terms of the CCPUD. 

II. PROPERTY DESCRIPTION/EXISTING CONDITIONS 
A. Location 

The Property is approximately a 6,500 square foot parcel located at 427 W. 

Symmes Street. The specific location is illustrated on the Site Development Plan, 

attached hereto as Exhibit B. 

B. Existing Land Use and Zoning 

The Property currently contains a 2-story triplex structure. This property’s 

existing zoning is Center City Form Based Code, with the Detached Frontage 

Building Form Standard (“BFS”). The existing BFS allows for the construction of 

a single-family house and one accessory unit. This proposal seeks to maintain the 

use of a triplex on this property, which requires the re-zoning to a Center City 

Planned Unit Development (CCPUD) to allow for a two-story building with two 

studio units on the Ground Story and one two-bedroom unit on the second floor. 

C. Elevation and Topography 

The topography of the Property is generally flat and drains to both the alleyway 

and Symmes Street. 

D. Utility Services 

The necessary utility services for this project are already located; electric and 

sewer at rear (north) and water at front (south). 
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E. Fire Protection Services 

Fire protection services will be provided by the City of Norman Fire Department 

and by the owner of the Property where required by building and fire protection 

codes in the structures. 

F. Traffic Circulation and Access 

Symmes Street is located along the South boundary of the Property and the public 

alleyway is located along the North boundary of the property. 

 

III. DEVELOPMENT PLAN AND DESIGN CONCEPT 

This proposal seeks to maintain the use of a triplex on this property, which requires 

re-zoning to a Center City Planned Unit Development (CCPUD) to allow three 

dwelling units in the form of a two-story building with two studio units on the 

Ground Story and one two-bedroom unit on the second floor. 

 

The Property shall be developed in compliance with the CCFBC, as thereafter 

amended except as noted with the terms of this CCPUD and the exhibits attached 

hereto and incorporated herein by reference, subject to the allowances contained in 

Section 520(F), Administration, of the CCFBC, and as thereafter amended. 

 

A. Uses permitted 

This CCPUD will allow Uses as follows, as defined by Section 702 of the Center 

City Form Based Code, and as thereafter amended:  

Residential Uses as follows: Household Living and Group Living; 

Under this CCPUD – A maximum of three (3) dwelling units as 

demonstrated on the attached Exhibit B Site Development Plan. 

Short-Term Rental 

Commercial Uses as follows: Overnight Lodging;  

B. Development Criteria 

Number of Dwelling Units. The current BFS, Detached Frontage, allows for one 

dwelling and one accessory dwelling unit. This CCPUD would allow a two-story 

with a maximum of three dwelling units in the form of a triplex, as illustrated on 

Exhibit B, Site Development Plan. The CCPUD proposes two studio units on the 

Ground Floor and one two-bedroom dwelling unit on the second floor. 
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Siting. The current BFS, Detached Frontage, states, 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. This CCPUD proposes to meet this with a proposed Required Building 

Line (“RBL”) to be set at twenty-five feet (25’) behind the front property line 

fronting Symmes Street and the Parking Setback Line, shall remain at forty-two 

feet (42’) behind the front property line, as illustrated on the Site Development 

Plan, attached as Exhibit B. 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. This will allow for the 

retention of the front green space that has historically existed on the parcel. The 

existing concrete drive will be removed as required by the CCFB Code.  

To provide additional egress from the second story for safety, this CCPUD 

proposes to allow for fire stairs to extend into buildable area on the east side of 

the structure as illustrated on Exhibit C.  

A front porch with a minimum depth of eight feet (8’) and a maximum depth of 

ten (10’), shall be built to the front RBL as illustrated on the Site Development 

Plan, Exhibit B. The front porch shall be a minimum of ½ the width of the façade. 

Front Stairs shall be allowed to encroach over the RBL, if necessary, but not into 

the right-of-way. 

Building Height. The proposed triplex shall be at maximum of two stories with a 

maximum of 27’ in height. The current BFS requires a finish floor elevation no 

less than three (3) and no more than eight (8) feet. The CCPUD will allow for a 

ground story finished floor elevation be at grade and no lower than the average 

fronting public sidewalk elevation. This will allow for accessibility to the first 

floor for residents or visitors to the triplex. The ground story shall have an interior 

clear ceiling height of at least nine (9’) feet. The minimum clear height for the 

second story is nine (9’) feet. 

Elements. The Property shall be built in accordance with the terms of this 

CCPUD and the exhibits hereto. 

Fenestration 

The development will comply with the CCFBC Detached Frontage 

requirements, which state blank lengths of wall exceeding 15 linear feet 

are prohibited on all Facades and fenestration shall comprise between 25% 

but no more than 70% of the front façade. It should be noted, the proposed 
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development is consistent with properties of like build and use located 

immediately adjacent to the proposed development. 

Building Projections 

The proposed triplex shall have a front porch with a depth of eight (8’) and 

will span across the entire RBL (40’). Additionally, there shall be a steel 

communicating stair in the east 5’ side yard setback. This stair will be 

open structure, with no roof, and a sprinkler head will be located under the 

landing at second floor. No part of the building except the roof overhang 

and the front stairs may encroach beyond the RBL into the Dooryard. 

Door Entries 

At least one functioning door shall be provided along the Ground Story 

Façade. 

C. Traffic Access/Sidewalks 

Vehicular access to the driveway for the Property shall be off the alleyway. Access 

for pedestrians is planned through use of private sidewalks that intersect the 

existing sidewalk along W. Symmes Street. The existing public sidewalks will be 

replaced with a six-foot wide sidewalk, as required by the CCFBC, prior to a 

Certificate of Occupancy. Site driveway and parking is shown on the Site 

Development Plan, Exhibit B. 

D. Open Space/Landscaping 

The proposed area of the new structure is similar to the buildings and pavement 

immediately adjacent to the Property. The proposed Open Space will exceed the 

required 25% Open Space as required by the CCFBC, as is indicated on the Site 

Development Plan, attached as Exhibit B. 

Currently, there are two mature trees that will be retained. There are two other 

trees (one dead) that shall be removed as illustrated on Exhibit B, Site 

Development Plan.  

One tree per 800 square feet shall be provided and maintained in the required 

Open Space, as shown on the Site Development Plan, Exhibit B, reviewed and 

approved by the City Forester prior to installation. One tree shall be provided and 

maintained in front yard on public right of way to meet the Street Tree 

requirement. 
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E. Drainage 

This parcel shall redevelop with a maximum impervious surface coverage of 65%,    

impervious calculations will be submitted with the building permit application. 

F. Lighting 

The project shall comply with the requirements of the CCFBC under 402. 

General Provisions, Section N. Lighting & Mechanical, as amended thereafter. 

G. Parking  

Each studio unit will have one parking space each and the two-bedroom unit will 

have two parking spaces for a total of four. None are required to be handicap 

accessible. As shown on Exhibit B, Site Development Plan. 

H. Exterior Materials 

The exterior materials of the two story three-unit structure on the Property may be 

wood, fiber cement boards/siding, brick, glass, stone, synthetic stone, stucco, 

EIFS (high impact quality), masonry, metal accents, with composition shingles, 

and any combination thereof. 

I. Fencing 

Fencing shall not be required on the Property. However, any fence installed shall 

meet the following: 

1. Front Yard Fences shall be a minimum height of thirty (30) inches and 

a maximum height of forty (40) inches. Any front yard fence shall be 

placed within one foot of the Clear Walkway/Dooryard line parallel to 

the RBL. Any side fences shall be placed along Common Lot Lines to 

a point at least even with the Façade. 

2. A privacy fence with a maximum height of eight (8’) feet may be 

constructed along a Common Lot Line behind the Façade. 

 

J. Sanitation 

Polycarts for each unit will be provided through the city’s sanitation service. The 

property owner intends there to be a total of 3 proposed polycarts for this 

property. Screening of polycarts will be provided. 
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K. Egress 

A metal stair, open to the weather, shall be installed on the east side of the 

building, allowing pedestrian flow from the second floor to the front yard. This 

open steel stair to exist in the 5’ side yard setback. As shown on Exhibit B, Site 

Development Plan. 

 

L. CCFBC Standards: 

The Property shall be developed in accordance with the terms of the CCPUD and 

the exhibits attached hereto and incorporated by reference. For convenience 

purposes, a summary of the CCPUD Standards are as follows: 

 

1. Allow the use of triplex (maximum of three dwelling units) and the use of 

Short Term Rentals. 

2. Allow for metal fire stairs to extend into side setback. 

3. Allow Finished Floor Elevation at grade instead of the Detached Frontage 

requirement of 3’ to permit accessibility. 
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“EXHIBIT A” 

Legal Description of the Property 

Lots Thirteen (13) and Fourteen (14), in Block Fifteen (15), of T. R. WAGGONER’S FIRST 

ADDITION, to Norman, Cleveland County, Oklahoma according to the recorded plat thereof, 

LESS AND EXCEPT: That part of Lot Thirteen (13) described as follows: Beginning at the 

Northeast Corner of said Lot Thirteen (13); thence West 20 feet; thence Southeasterly to a point 

on the East line of Lot Thirteen (13), which is 50 feet South of the Northeast Corner of Lot 

Thirteen (13); thence North 50 feet to the Point of Beginning. 
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 05/08/2025 

REQUESTER: H20, LLC 

PRESENTER: Anais Starr, Planner II 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT FOR ORDINANCE O-2425-
37: AN ORDINANCE OF THE COUNCIL OF THE CITY OF NORMAN, 
OKLAHOMA, AMENDING SECTION 36-201 OF CHAPTER 36 OF THE 
CODE OF THE CITY OF NORMAN SO AS TO REMOVE LOTS THIRTEEN 
(13) AND FOURTEEN (14), IN BLOCK FIFTEEN (15) OF THE T.R. 
WAGGONER’S FIRST ADDITION TO NORMAN, CLEVELAND COUNTY, 
OKLAHOMA, FROM THE CCFBC, CENTER CITY FORM-BASED CODE, 
DETACHED FRONTAGE, AND PLACE SAME IN THE CCPUD, CENTER 
CITY PLANNED UNIT DEVELOPMENT DISTRICT; AND PROVIDING 
FOR THE SEVERABILITY THEROF. (427 SYMMES ST) 

  
 
APPLICANT/REPRESENTATIVE H20, LLC/Krittenbrink Architecture 
 
LOCATION  427 W Symmes Street 
  
WARD  4 
 
CORE AREA Yes 
 
REQUESTED ACTION     Rezoning from Center City Form-Based 

Code, Detached Frontage, to Center City 
Form-Based Code Planned Unit 
Development District.    

      
LAND USE PLAN DESIGNATION Low Density Residential   
 
GROWTH AREA DESIGNATION Current Urban Service Area  
 
BACKGROUND: The applicant requests a Center City Planned Unit Development (CCPUD) 
for the lot located at 427 W Symmes Street to allow the development of a new triplex, as outlined 
in Appendix B of the Center City Form-Based Code (CCFBC).  
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The proposal for this site is to construct a 3,840 square feet, two-story, residential building, as 
illustrated in Exhibit B, Site Development Plan. The CCPUD proposes two one-bedroom 
residential dwelling units on the ground floor and one two-bedroom residential dwelling unit on 
the second floor. The CCFBC requires three parking spaces while the CCPUD narrative 
proposes four parking spaces located off the alleyway, behind the required Parking Setback 
Line. The required at-grade Open Space will be provided behind the building as illustrated on 
Exhibit B, Site Development Plan. A set of metal exterior stairs are proposed on the east side of 
the structure within the five-foot setback, as another means of egress to the second floor dwelling 
unit.  The CCPUD proposes the Finished Floor Elevation to be at-grade instead of the minimum 
three feet required by CCFBC Detached Frontage Building Form Standard (BFS) to provide 
more accessibility to the ground floor units. 
 
The proposed two-story structure will comply with the Required Build Line located 25’ behind the 
property line, which aligns with the adjacent properties as required by the CCFBC Detached 
Frontage. The Parking Setback Line will remain as shown on the CCFBC Regulating Plan. 
 
PROCEDURAL REQUIREMENTS: 
 
PRE-DEVELOPMENT: PD25-10, April 24, 2025  
A Pre-Development meeting is not required for this application, however, the applicant chose to 
have a meeting to allow neighbors to learn about the proposed redevelopment of this parcel. 
There were two residents from the neighborhood in attendance. They had questions about the 
number of dwelling units and bedrooms and the design of the proposed structure. Staff from 
Krittenbrink Architecture answered their questions. The residents had no further concerns. 
 
BOARD OF PARKS COMMISSIONERS: Parkland dedication is not required for this 
application. 
 
ZONING ORDINANCE CITATION:  
APPENDIX B, SEC. 520 CENTER CITY PLANNED UNIT DEVELOPMENT - CCPUD 
 
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.  
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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. 
 
STAFF ANALYSIS:  The applicant requests a CCPUD for this site to construct a 
residential triplex structure on this lot addressed as 427 W Symmes Street. The primary purpose 
for this CCPUD is to request the use of a residential triplex on the subject tract. The applicant 
will comply with most of the CCFBC requirements. However, due to the desired design of the 
structure, the applicant is requesting the following modifications to the CCFBC, as follows: 

1. Allow the use of three dwelling units instead of one dwelling unit with an accessory 
dwelling as allowed in CCFBC Detached Frontage.  

2. Allow the use of Short Term Rental in addition to the residential living use.  
3. Allow at grade Finished Floor Elevation instead of the required minimum of three foot 

Finished Floor.  
4. Allow for a metal exterior staircase to extend into the required five foot setback on the 

east side of the structure. 
Per the CCPUD Narrative, the remainder of the proposal will be in accordance with the current 
CCFBC code.  
 
USE: This CCPUD Narrative requests the use of three dwelling units and Short Term Rental. 
The CCFBC Detached Frontage allows for a single dwelling unit and an accessory dwelling.  
 
PARKING: Under the CCFBC, the one bedroom studios and the two bedroom unit would 
require three parking spaces. The CCPUD Site Development Plan proposes four parking spaces 
behind the building, off the alleyway, in compliance with the Parking Setback Line. Bike racks 
are not required in the CCFBC Detached Frontage and this CCPUD does not propose any bike 
racks.  
 
LANDSCAPING: The CCPUD Narrative proposes to meet the required 25% Open Space 
behind the structure as illustrated on Exhibit B, Site Development Plan. Landscaping will be met 
with three trees provided in the required Open Space and one street tree in front of the building 
as required by the CCFBC.  
 
SIGNAGE: There is not any signage beyond the street address proposed for the property. Any 
future signage for the property would comply with 402. General Provisions, Section M of the 
CCFBC.  
 
LIGHTING: The project will comply with 402. General Provisions, Section N. Lighting & 
Mechanical of the CCFBC. 
 
SANITATION/UTILITIES: The applicant proposes three polycarts to service the property's 
sanitation needs. A screening wall will be provided for the polycarts.  
 
FENCING/WALLS:  No fencing is proposed by the CCPUD. Any future fencing would 
comply with CCFBC Detached Frontage requirements.   
 
PARKS: Centennial Park is located two lots east of this property at 411 W Symmes Street.  
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ALTERNATIVES/ISSUES:      
 
IMPACTS: Previous zoning requests in the vicinity have sought to maintain the residential 
single-family dwelling character of this neighborhood. In 2016, the residents of this neighborhood 
successfully petitioned to downzone from R-2, Multi-Family Dwelling District, to R-1, Single-
Family Dwelling District. In 2017, with the adoption of the CCFBC District, this neighborhood 
was designated Detached Frontage BFS which allows the use of either a single-family dwelling 
or single-family dwelling with an accessory dwelling. The Detached Frontage regulations 
adopted were to ensure the single-family residential character of new developments would 
match the existing neighborhood. One such regulation was the Finished Floor Elevation which 
was set at a minimum of three feet for new structures so that they might match the existing 
structures found in this neighborhood.  
 
The applicant's proposal for a two-story residential triplex exceeds the allowed number of 
residential units and does not meet the three foot Finished Floor Elevation required for the 
Detached Frontage BFS. However, this CCPUD is seeking to replace the existing two-story 
triplex with a similar structure and use. The proposed structure will have the Finished Floor 
Elevation at grade level, allowing for more accessibility to the ground floor. The proposed triplex 
structure meets the goal of the CCFBC to increase the variety of housing types in Norman’s 
Core while maintaining a residential look for the structure. The proposed structure should not 
impact the pedestrian-friendly feel of the street, and the overall design meets many of the design 
elements found in the residential neighborhood while providing desired housing in the urban 
core. 
 
OTHER AGENCY COMMENTS: 
 
FIRE DEPARTMENT AND BUILDING PERMIT REVIEW: The stair in the 5’ side setback is 
to be built of non-combustible material with no roof cover. A sprinkler head will need to be 
installed under the second-floor landing, which will tie into the NFPA 13 system.  
 
PUBLIC WORKS/ENGINEERING: The subject property is platted as part of Waggoner’s 
1st Addition. Existing City utilities service the site. 
 
TRAFFIC ENGINEER: No traffic issues or impacts are anticipated.  
 
UTILITIES:   
Water: Existing water services not proposed to be used must be abandoned at the main. 
Existing water service cannot be reused unless it is verified to be non-lead. 
 
Wastewater:  Existing sewer service(s), if not to be reused, must be abandoned at the 
main at the time of building permit. 
  
Sanitation: Solid waste service only. Recycling will only be available through the use of one of 
the regional recycling centers.  
 
CONCLUSION: Staff forwards this request for a Center City Planned Unit Development and 
Ordinance O-2425-37 to the Planning Commission for consideration and a recommendation to 
City Council. 
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File Attachments for Item:

8. CONSIDERATION OF SUBMISSION, ACKNOWLEDGEMENT, APPROVAL, 

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

MANAGER’S CONTRACT AND CHANGE ORDER REPORT AND DIRECTING THE 

FILING THEREOF.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 06/10/2025 

REQUESTER: Brenda Hall 

PRESENTER: Brenda Hall, City Clerk 

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

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

POSTPONEMENT OF RECOMMENDATION FROM THE CITY ATTORNEY THAT THE

CITY COUNCIL APPROVE A SETTLEMENT OF KEVIN HAHN V. CITY OF NORMAN, 

CLEVELAND COUNTY DISTRICT COURT CASE CJ-2021-210 TB, IN THE AMOUNT 

OF $100,000.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 6/10/2025 

REQUESTER: Rickey Knighton II, City Attorney 

PRESENTER: Rickey Knighton II, City Attorney 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT AND/OR 
POSTPONEMENT OF RECOMMENDATION FROM THE CITY 
ATTORNEY THAT THE CITY COUNCIL APPROVE A SETTLEMENT OF 
KEVIN HAHN V. CITY OF NORMAN, CLEVELAND COUNTY DISTRICT 
COURT CASE CJ-2021-210 TB, IN THE AMOUNT OF $100,000. 

  

BACKGROUND:  
 
This case was brought by Kevin Hahn, on March 4, 2021, under Oklahoma law.  It arises out of 
an automobile accident between Mr. Hahn and a police officer that occurred on February 10, 
2020.  Mr. Hahn settled his claim for property damage for $7,719.07 on December 18, 2024.  
After a mediation held on May 21, 2025, Mr. Hahn indicated that he would settle his claim for 
personal injuries the case for $100,000. 
 
DISCUSSION: 
 
Mr. Hahn has stated his willingness to settle the case for $100,000.  Because this matter involves 
pending litigation, the merits of this case will be discussed during executive session held on June 
10, 2025.  The settlement offer is within the range discussed with Council in Executive Session. 

RECOMMENDATION: 
 
It is believed that the proposed settlement is fair, reasonable and in the best interests of the City.  
It is recommended the settlement of this matter be approved by City Council and that this office 
be directed to reduce the settlement amount to judgment in accordance with 51 O.S. §159, and 
62 O.S. §362.  The settlement amount will then be placed on the property tax rolls for collection 
over the next three years.  Under this process, one-third of the judgment amount plus interest at 
the statutory rate on the unpaid balance is collected through property tax roll assessments over 
that time period.  This statutorily allowed procedure for payment of judgments against a municipality 
will minimize the impact of the settlement on the City funds. 

Funds are available in the Miscellaneous Services-Judgments account (43122351-44705). 
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File Attachments for Item:

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

AMENDMENT, AND/OR POSTPONEMENT OF E-2425-19: OF SOUTHWESTERN 

WIRE WATERLINE EASEMENT SERVING AMENDED FINAL PLAT OF BLOCK 1, IN 

THE THEDFORD ADDITION. (GENERALLY LOCATED ON THE SOUTHEAST 

CORNER OF WEST TECUMSEH ROAD AND INTERSTATE 35 AT 3400 THEDFORD 

DRIVE)
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 06/10/25 

REQUESTER: Landon Gum, Subdivision Development Coordinator 

David Riesland, Transportation Engineer 

PRESENTER: Scott Sturtz, Director of Public Works 

ITEM TITLE: CONSIDERATION OF AWARDING, ACCEPTANCE, APPROVAL, 
REJECTION, AMENDMENT, AND/OR POSTPONEMENT OF E-2425-19: 
OF SOUTHWESTERN WIRE WATERLINE EASEMENT SERVING 
AMENDED FINAL PLAT OF BLOCK 1, IN THE THEDFORD ADDITION. 
(GENERALLY LOCATED ON THE SOUTHEAST CORNER OF WEST 
TECUMSEH ROAD AND INTERSTATE 35 AT 3400 THEDFORD DRIVE) 

  

BACKGROUND: 

This property is located Southeast corner of West Tecumseh Road and Interstate 35 at 3400 
Thedford Dr. The amended final plat for Thedford Addition, Block 1 was approved by City 
Council on April 11, 2000 in which improvements were added to the area and was occupied by 
Southwestern Wire, Inc. In 2024 Southwestern Wire, Inc., constructed a new building, which 
required relocation of the water line to serve this area. 

DISCUSSION: 

Water line relocation was completed and accepted in 2025 and an easement for water line has 
been submitted by the owner. The City Attorney, Utilities and Public Works Staff have examined 
the easement and found it to be in order and proper as to form.  Based upon the fact the 
easement was relocated to serve this new building; Staff recommends acceptance of this 
easement. Copies of easement and location maps are included in the Agenda Book. 

As no new construction is expected that will generate additional trips with this application, no 
traffic impact analysis was required.  While no negative impacts are anticipated, the plans for 
the parking expansion mesh very well with the plans for the future traffic signal on Flood Avenue 
at Venture Drive.  The location of the new driveway opposite Venture Drive will also involve the 
elimination of an existing driveway on Flood Avenue which have a positive effect on Flood 
Avenue traffic movement. 
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STAFF RECOMMENDATIONS: 

Based upon the above information, it is the recommendation of staff that Easement No. 
E-2425-19 be approved and filed of record with the Cleveland County Clerk.   
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City Council Agenda        May 27, 2025  
 
ITEM: CONSIDERATION OF ACCEPTANCE OF THE FOLLOWING EASEMENT: 
 

EASEMENT NO. 
 

GRANTOR EASEMENT ADDITION 

E-2425-19 SOUTHWESTERN 
WIRE 

WATERLINE 
 

AMENDED FINAL PLAT 
OF BLOCK 1, 
THEDFORD ADDITION 

    
INFORMATION:  The property owner has submitted an easement for a waterline extension with 

Amended Final Plat of Block 1, Thedford Addition. The City Attorney, Utilities and 
Public Works Staff have examined the easement and found it to be in order and proper as 
to form. Based upon the fact the easement was relocated to serve this addition; Staff 
recommends acceptance of this easement. Copies of easement and location maps are 
included in the Agenda Book. 

 
ACTION NEEDED:  Motion to accept or reject the Easement No. E-2425-19 and if accepted, 

direct the filing of the easement with the Cleveland County Clerk. 
 
ACTION TAKEN:_______________________________________________________  
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File Attachments for Item:

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

AND/OR POSTPONEMENT OF CHANGE ORDER TWO, AND FINAL ACCEPTANCE 

OF CONTRACT K-2425-7: BY AND BETWEEN THE CITY OF NORMAN, OKLAHOMA 

AND RUDY CONSTRUCTION, AND FINAL PAYMENT OF $30,997.54 FOR THE 

DRAINAGE REHABILITATION PROJECT AS OUTLINE IN THE STAFF REPORT.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 6/10/2025 

REQUESTER: Jason Murphy, Stormwater Program Manager 

PRESENTER: Scott Sturtz, Director of Public Works 

TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF CHANGE ORDER TWO, 
AND FINAL ACCEPTANCE OF CONTRACT K-2425-7: BY AND 
BETWEEN THE CITY OF NORMAN, OKLAHOMA AND RUDY 
CONSTRUCTION, AND FINAL PAYMENT OF $30,997.54 FOR THE 
DRAINAGE REHABILITATION PROJECT AS OUTLINE IN THE STAFF 
REPORT.  

  

BACKGROUND: 
The City of Norman’s Stormwater Division is responsible for the maintenance of a vast network 

of stormwater inlets, flumes, vegetated channels, and storm sewer lines. Many of the City’s inlets 

are decades old and built of brick and mortar. Over time, the brick and mortar inlets have 

demanded an outsized maintenance effort. 

Intent on reducing the maintenance burden and building off of the success of FYE 2023 Inlet 

Rehabilitation Project, staff has continued to add locations to the list of inlets and other drainage 

infrastructure in most need of replacement. This is a city-wide project. This project also 

constructed a concrete flume in the vicinity of Rowena Lane where homeowners have 

experienced excessive standing water due to the poor drainage conditions.  

On August 13, 2024, City Council approved contract K-2425-7 with Rudy Construction in the 

amount of $655,246.40 for the Drainage Rehabilitation Project, DR0034. In the same agenda 

item, Council also approved Change Order No. 1 to Contract K-2425-7 in the amount of $328.00 

to cover the increase in bonding costs, changing the contract amount from $655,246.40 to 

$655,584.40. 

The Drainage Rehabilitation Project affects all wards in the City. Construction activities include 

removal of old brick and mortar inlet structures and construction of new concrete inlet structures, 

removal and replacement of sidewalk, and construction of a new flexamat-lined channel and 

flume. Such construction activities are necessary to improve the condition of the city’s 

stormwater infrastructure and decrease the required maintenance intervals. The locations 

completed with this year’s project are listed below: 

Location Type Ward 

3201 Broce Dr Inlet Replacement (multiple) 8 
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317 Ridge Bluff Ct Inlet Replacement (multiple) 6 

1706 Ridgemont Cir Inlet Replacement (multiple) 6 

2031 Allenhurst St Inlet Replacement (multiple) 1 

3601 Brookhollow Rd Inlet Replacement (multiple) 3 

862 Denison Dr Inlet Replacement (multiple) 4 

802 Denison Dr Inlet Replacement (multiple) 4 

2110 Crestmont St Inlet Replacement (multiple) 2 

Main St & Lahoma Ave Inlet Replacement (multiple) 4 

699 Webster Ave Inlet Replacement (multiple) 4 

301 Forest Dr Inlet Replacement (multiple) 2 

College Ave and Boyd St Inlet Replacement (multiple) 4 

Elm Ave and Boyd St Inlet Replacement (multiple) 4 

830 Denison Dr Inlet Replacement (multiple) 4 

1798 Crestmont Ave Inlet Replacement (multiple) 2 

1330 Whippoorwill Dr Inlet Replacement (multiple) 1 

3344 River Oaks Dr Inlet Replacement (multiple) 3 

1916 Whispering Pines Cir Inlet Replacement (multiple) 4 

Imhoff Creek Channel Repairs 4 

Rowena Ln Flume Construction 2 

 

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 contractor is to be reimbursed based on 
the actual quantity of materials and/or labor used.  
 
Of the fifty-two (52) bid items associated with the original bid and one (1) item associated with 
Change Order No. 1, thirty-six (36) had a quantity change. Thirteen (13) quantity changes 
resulted in increased cost, while twenty-three (23) resulted in decreased cost for an overall 
decrease of $35,305.65 or 5.39%. The contract decreased from $655,584.40 to $620,278.75. 
Please see the attached Change Order No. 2 for a complete list of bid item cost increases and 
decreases. 

RECOMMENDATION 1: 

Staff recommends that Change Order No. 2, decreasing Contract K-2425-7 for the Drainage 
Rehabilitation Project (DR0034, 50599967-46101) with Rudy Construction by $35,633.65 from 
$655,584.40 to $620,278.75 be approved. 
 
RECOMMENDATION 2: 

Staff further recommends final acceptance of Contract K-2425-7 and final payment to Rudy 
Construction in the amount of $30,997.54 be approved. 
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File Attachments for Item:

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

AND/OR POSTPONEMENT OF CONTRACT K-2425-111 BY AND BETWEEN THE 

CITY OF NORMAN, OKLAHOMA, AND WYATT CONTRACTING, INC., IN THE 

AMOUNT OF $332,106.00 FOR THE LINDSEY STREET AND CLASSEN 

BOULEVARD BRIDGE REHABILITATION PROJECT, AWARDING PERFORMANCE 

BOND B-2425-53; STATUTORY BOND B-2425-54; MAINTENANCE BOND MB-2425-

41, AND ADOPTING RESOLUTION R-2425-114 GRANTING TAX-EXEMPT STATUS 

AND BUDGET APPROPRIATION AS OUTLINED IN THE STAFF REPORT.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 6/10/2025 

REQUESTER: Joseph Hill, Streets Program Manager 

PRESENTER: Scott Sturtz, Public Works Director 

ITEM TITLE: CONSIDERATION OF APPROVAL, ACCEPTANCE, REJECTION, 
AMENDMENT, AND/OR POSTPONEMENT OF CONTRACT K-2425-111 
BY AND BETWEEN THE CITY OF NORMAN, OKLAHOMA, AND WYATT 
CONTRACTING, INC., IN THE AMOUNT OF $332,106.00 FOR THE 
LINDSEY STREET AND CLASSEN BOULEVARD BRIDGE 
REHABILITATION PROJECT, AWARDING PERFORMANCE BOND 
B-2425-53; STATUTORY BOND B-2425-54; MAINTENANCE BOND MB-
2425-41, AND ADOPTING RESOLUTION R-2425-114 GRANTING TAX-
EXEMPT STATUS AND BUDGET APPROPRIATION AS OUTLINED IN 
THE STAFF REPORT. 

  

BACKGROUND: 

On October 10, 2023, the citizens of Norman voted in favor of a $50 million bond issue dedicated 

to the replacement and rehabilitation of bridges throughout the city. The projects included in this 

bond are intended to be completed using bond funds, although the City will pursue federal 

funding opportunities wherever possible to supplement local resources.  

 

Prior to the election, with strong voter attitude survey results and City Council support, and to 

ensure readiness to proceed with key projects immediately upon voter approval, staff solicited a 

proposal from H.W. Lochner, Inc. to prepare construction drawings for the rehabilitation of the 

bridge at Lindsey Street and Classen Boulevard. 

 

On August 31, 2023, the City Manager approved contract K-2324-63 with H.W. Lochner Inc., for 

the preparation of construction drawings for the rehabilitation of the Lindsey Street Bridge 

located at the intersection of Lindsey Street and Classen Boulevard in the amount of $30,800.00. 

 

Bid documents and specifications for the Lindsey Street and Classen Boulevard Bridge 

Rehabilitation Project were advertised on May 2, 2024 and May 9, 2025 in accordance with State 

Law. One (1) bid was received on May 30, 2024. The bid received was $618,276.80. This bid 

was rejected as it exceeded the Engineer’s Estimate and there was no other bid for comparison.  
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DISCUSSION: 

After review of the plans and consultation with the design engineer, it was determined to 

advertise this project for bids a second time.  Bid documents and specifications for the Lindsey 

Street and Classen Boulevard Bridge Rehabilitation Project were advertised on April 2, 2025 

and April 11, 2025 in accordance with State Law. In addition to advertising bids, staff sends bid 

documents to forty-three (43) contractors directly, including all known contractors specializing 

in bridge maintenance and repair. Three (3) bids were received on May 1, 2025. 

The low bidder is Wyatt Contracting of Weatherford, Oklahoma in the amount of $332,106.00.  

This bid is $13,474.00 or 6.2% above the Engineer’s Estimate of $312,632.00.  Staff has 

carefully reviewed this bid, and believes the bid to be competitive and represents a fair price. 

This will be the first project that Wyatt Contracting will perform in the City of Norman and after 

a thorough review the bidder’s Statement of Qualifications, staff believes them to be a 

responsible bidder. 

Tabulation of Bid Results 

Contractor Total 

K&R Builders $479,969.50 

PbX Corporation $434,736.81 

Wyatt Contracting $332,106.00 

Engineer’s Estimate $312,632.00 

On April 10, 2024, the City closed on the sale of $16,000,000 general obligation bond (Series 

2024A) with the proceeds being purposed for bridge repair. An appropriation of funds will be 

needed to pay for these construction services in the amount of $332,106.00. 

If approved, the Lindsey Street and Classen Boulevard Bridge Rehabilitation Project will begin 

on or before July 16, 2025, and is estimated to be completed in 75 days.   

RECOMMENDATION 1: 

 

Staff further recommends appropriation of $332,106.00 from the Capital Fund, General 

Obligation Bond Balance (Account 50-29000) to the Lindsey Street and Classen Boulevard 

Bridge Rehabilitation Bond Project, Construction (Account 50595367-46101; Project BP0610). 

RECOMMENDATION 2: 
 

Staff recommends approval of Contract K-2425-111, between the City of Norman and Wyatt 

Contracting for the rehabilitation of the Lindsey Street and Classen Boulevard Bridge. 

RECOMMENDATION 3: 
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Staff further recommends that, upon approval of Contract K-2425-111, the following bonds be 
accepted: 

Performance Bond No. B-2425-53 
Statutory Bond No. B-2425-54 
Maintenance Bond No. MB-2425-41 

RECOMMENDATION 4: 

Staff further recommends that, upon approval of Contract K-2425-111, Wyatt Contracting be 
authorized as Project Agent via Resolution No. R-2425-114. 
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File Attachments for Item:

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

POSTPONEMENT OF AWARDING BID 2425-48 AND CONTRACT K2425-113: BY 

AND BETWEEN THE NORMAN UTILITIES AUTHORITY AND SOUTHWEST WATER 

WORKS, L.L.C., IN THE AMOUNT OF $1,585,350; PERFORMANCE BOND B-2425-

57; STATUTORY BOND B-2425-58; MAINTENANCE BOND MB-2425-43 FOR 

DANFIELD WATERLINE REPLACEMENT PROJECT, AND AUTHORIZE BUDGET 

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

 

 

MEETING DATE: 06/10/2025 

REQUESTER: Peter Wolbach, Staff Engineer 

PRESENTER: Peter Wolbach, Staff Engineer 

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF AWARDING BID 2425-48 AND CONTRACT 
K-2425-113: BY AND BETWEEN THE NORMAN UTILITIES AUTHORITY 
AND SOUTHWEST WATER WORKS, L.L.C., IN THE AMOUNT OF 
$1,585,350; PERFORMANCE BOND B-2425-57; STATUTORY BOND B-
2425-58; MAINTENANCE BOND MB-2425-43 FOR DANFIELD 
WATERLINE REPLACEMENT PROJECT, AND AUTHORIZE BUDGET 
APPROPRIATION AS OUTLINED IN THE STAFF REPORT. 

  

BACKGROUND: 

The existing waterlines east of the intersection at Brookhaven Boulevard and Northridge Road, 
extending north along Danfield Drive to the intersection of Danfield Drive and Brookhaven 
Boulevard, are made of ductile iron that were installed in the 1980s and early 1990s and are due 
for replacement. This replacement will prevent any corrosion in the existing ductile iron piping 
from causing water main breaks that could impact water service to the Brookhaven 
neighborhood. This project will install approximately 3,600 linear feet of 6-inch and 8-inch 
polyvinyl chloride (PVC) pipe, combined. 

DISCUSSION: 

The Invitation to Bid (Bid 2425-48) for the Danfield Waterline Replacement (Project WA0379) 
was published in the Norman Transcript on April 3 and April 10, 2025. The project includes the 
replacement of 3,600 linear feet of waterline along Danfield Drive as the base bid with no 
alternate bids included. 

Two (2) contractors submitted bids with the bids ranging from $1,585,350 to $1,594,495. 
Southwest Water Works, LLC (SWWW) was the lowest responsible bidder with a bid of 
$1,585,350. Staff recommends award of the bid to Southwest Water Works, LLC. 

The Danfield Waterline Replacement, Construction account (31996683-46101; Project 
WA0379) has an available balance of $712,663.01. Staff proposes a budget appropriation from 
the Water Fund Balance (account 31-29900) in the amount of $955,000 to the Danfield 
Waterline, Construction account (31996683-46101, Project WA0379), for a total of 
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$1,667,663.01 . This should be sufficient to fully fund the project and will provide $79,313.01, or 
approximately 5%, for unforeseen contingencies. 

Work on this project will commence this summer after materials of the contract and will be 
completed in early 2026. 

RECOMMENDATION 1: 

Staff recommends the NUA accept bids meeting project specifications, award the bid to 
Southwest Water Works, LLC for the Danfield Waterline Replacement (Project WA0379) in the 
amount of $1,585,350. 

RECOMMENDATION 2: 

Staff recommends the NUA approve the associated contract and performance, statutory, and 
maintenance bonds in the amount of the bid, and authorize a budget appropriation in the amount 
of $955,000 from the Water Fund balance (31-29900) to the project construction account 
(31996683-46101, Project WA0379). 
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NORMAN UTILITIES AUTHORITY

PROJECT WA0379 - DANFIELD WATERLINE REPLACEMENT

CONTRACT K-2425-113

BID 2425-48

Bid Opening Date May 1, 2025

Bid Opening Time 2:00 PM

Company Address Total Base Bid

Southwest Water Works, LLC
201 NW 132nd Street

OKC, OK 73114
 $                                     1,585,350.00 

Cimarron Construction Company
3501 NE 63rd Street

OKC, OK 73121
 $                                     1,594,495.00 
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File Attachments for Item:

14. CONSIDERATION OF ACCEPTANCE, APPROVAL, REJECTION, AMENDMENT 

AND/OR POSTPONEMENT OF CONTRACT K-2425-117: AN AGREEMENT 

BETWEEN THE CITY OF NORMAN, OKLAHOMA AND THE BOARD OF COUNTY 

COMMISSIONERS, CLEVELAND COUNTY, OKLAHOMA, FOR A COOPERATIVE 

INTERLOCAL AGREEMENT FOR THE MAINTENANCE, CONSTRUCTION, AND 

REPAIR OF SECTION LINE ROADS, SHARED MOWING RESPONSIBILITIES, AND 

PROVIDING FOR CERTAIN ON-CALL SERVICES DURING INCLEMENT WEATHER 

FOR THE 2025-2026 FISCAL YEAR.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 06/10/2025 

REQUESTER: City of Norman 

PRESENTER: Scott Sturtz, Interim Director of Public Works 

ITEM TITLE: CONSIDERATION OF ACCEPTANCE, APPROVAL, REJECTION, 
AMENDMENT AND/OR POSTPONEMENT OF CONTRACT K-2425-117: 
AN AGREEMENT BETWEEN THE CITY OF NORMAN, OKLAHOMA AND 
THE BOARD OF COUNTY COMMISSIONERS, CLEVELAND COUNTY, 
OKLAHOMA, FOR A COOPERATIVE INTERLOCAL AGREEMENT FOR 
THE MAINTENANCE, CONSTRUCTION, AND REPAIR OF SECTION 
LINE ROADS, SHARED MOWING RESPONSIBILITIES, AND PROVIDING 
FOR CERTAIN ON-CALL SERVICES DURING INCLEMENT WEATHER 
FOR THE 2025-2026 FISCAL YEAR. 

  

BACKGROUND: 

Contract K-2425-117 is an Interlocal Agreement between the City of Norman and the Board of 
Cleveland County Commissioners providing for certain cooperative activities between the City 
and the County crews for FYE26. The City and County have had an annual agreement for many 
years providing for this cooperative approach.   

DISCUSSION: 

This agreement continues the prior practice of allowing for cooperative road maintenance and 
construction activities within Cleveland County. It also addresses shared mowing responsibilities 
in rural Norman and provides for a process to determine which party will be responsible for snow 
and ice removal during the winter season. It also sets forth a process for the provision of these 
services on an on-call basis. Both the County and the City benefit from the shared responsibilities 
set forth in this Agreement. The Agreement will cover these activities and responsibilities for 
FYE26 and are identical to those in the previous FYE25 agreement, Contract K-2425-185, 
excepting the term of the agreement.  

RECOMMENDATION: 

Staff recommends approval of Contract K-2425-117.  
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File Attachments for Item:

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

POSTPONEMENT OF CONTRACT K-2425-121: AN AGREEMENT BY AND 

BETWEEN THE CITY OF NORMAN, OKLAHOMA, AND NORMAN REGIONAL 

HOSPITAL AUTHORITY D/B/A NORMAN REGIONAL HOSPITAL (NRH) TO PROVIDE

$25,000 ANNUALLY TO SUPPORT PARATRANSIT OPERATIONS AND RECEIVE 

RIDERSHIP DATA REPORTS.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 06/10/2025 

REQUESTER: Taylor Johnson, AICP, Transit and Parking Program Manager 

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

ITEM TITLE: CONSIDERATION OF APPROVAL, REJECTION, AMENDMENT, AND/OR 
POSTPONEMENT OF CONTRACT K-2425-121: AN AGREEMENT BY 
AND BETWEEN THE CITY OF NORMAN, OKLAHOMA, AND NORMAN 
REGIONAL HOSPITAL AUTHORITY D/B/A NORMAN REGIONAL 
HOSPITAL (NRH) TO PROVIDE $25,000 ANNUALLY TO SUPPORT 
PARATRANSIT OPERATIONS AND RECEIVE RIDERSHIP DATA 
REPORTS. 

  

BACKGROUND: 

Under the Americans with Disabilities Act of 1990 (ADA), paratransit service is required for 
passengers who are 1) unable to navigate the public bus system, 2) unable to get to a point from 
which they could access the public bus system, or 3) have a temporary need for these services 
because of injury or some type of limited duration cause of disability. These service qualifications 
overlap with some of the clientele that is served by the Norman Regional Hospital Authority, 
D/B/A Norman Regional Hospital (NRH), and having statistical data on the paratransit trips 
serving the NRH facilities has been beneficial to the hospital’s operation.  

For many years NRH has financially contributed toward the cost of operating a public 
transportation system in the City of Norman, specifically the paratransit services, in exchange 
for such statistical data reports. This agreement originated with the University of Oklahoma’s 
Cleveland Area Rapid Transit (CART) program before the city-wide services were transitioned 
to the City of Norman in 2019. 

Because the paratransit services are now entirely operated by the City of Norman as the direct 
recipient of federal transit funds, a similar agreement was developed between the City of Norman 
and NRH under contract K-1920-86 in November 2019 just after the transition of transit services 
was completed. This same contract has been auto-renewed each year through FYE25 pursuant 
to the appropriation of sufficient funding. 

DISCUSSION: 

In April of 2025 City of Norman staff were contacted by Norman Regional Hospital staff about 
decreasing the total annual contribution amount ($50,000) by 50% to a new annual contribution 
amount of $25,000 due to NRH financial constraints. 
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Staff have reviewed the budget for City transit services following expense reductions already 
made or proposed, as well as a slight increase in federal grant amounts for fiscal year 2026 that 
exceed the tentative amounts estimated during the initial budget process. Under the current 
preliminary budget, reducing this contribution will not impact the ability to maintain transit 
services at the current level proposed for fiscal year 2026, barring any unforeseen 
circumstances.  A revised contract, K-2425-121, has been drafted to accommodate the decrease 
in funding as requested by NRH. 

RECOMMENDATION: 

Staff recommends that City Council approve Contract K-2425-121, providing for an Agreement 
between the City of Norman and the Norman Regional Hospital Authority, d/b/a Norman 
Regional Hospital, to provide $25,000 annually to support paratransit services and receive 
ridership data reports. 
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1 

 

 

FUND DISBURSEMENT AGREEMENT 

 

 

 This Agreement is made and entered into on the 10th day of June, 2025, by and 

between the City of Norman, Oklahoma, a municipal corporation (“City”), and Norman 

Regional Hospital Authority, an Oklahoma public trust, d/b/a Norman Regional Health 

System (“NRH”). 

 

WITNESSETH: 

 

 WHEREAS, for many years, NRH has provided funding to the University of 

Oklahoma to assist with the cost of operating a public transportation system throughout the 

City of Norman (operating under the name of Cleveland Area Rapid Transportation or 

“CART”), which provided transportation, including paratransit, to patients and other 

members of the public visiting NRH’s sites; and  

 

 WHEREAS, the City has assumed the operation of the public transportation system 

on July 1, 2019 providing services throughout the City of Norman service area, including 

paratransit; and 

 

 WHEREAS, NRH desires to continue providing financial assistance to contribute to 

the operation of the public transportation system, in particular the provision of paratransit 

services, and has done so since the City assumed the operations of the public transportation 

system; and  

 

 WHEREAS, City desires to continue to accept NRH’s financial contribution and 

agrees to provide NRH certain paratransit ridership data in exchange. 

 

 NOW, THEREFORE, for and in consideration of the mutual agreements, covenants, 

and promises herein set forth, the parties agree as follows: 

 

 

 1. TERM 

 

 This Agreement shall take effect on July 1, 2025, and shall expire on June 30, 2026.  

This Agreement shall renew automatically subject to annual appropriation of sufficient 

funding by the Norman Regional Hospital Authority Board and the Norman City Council. 

 

 2. COMPENSATION AND INVOICING  

 

 NRH agrees to pay to City the annual sum of Twenty-Five Thousand Dollars 

($25,000.00) payable in four (4) equal installments of Six Thousand Two Hundred Fifty 

Dollars ($6,250.00).  City agrees that such funding will be used to provide paratransit 

services in the City of Norman.  City shall submit to NRH a quarterly invoice, which shall 

be paid within thirty (30) days after receipt. In the first and third quarter of each year, the 
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City shall include with its invoice a report with the number of paratransit trips provided to 

or from NRH facilities for the previous two quarters.   

 

 

 3. TERMINATION 

 

 Either party may terminate this agreement in writing with ninety (90) days’ notice to 

the other party. 

 

 4. GOVERNING LAW AND JURISDICTION 

 

 This Agreement shall be governed by the laws of the State of Oklahoma without 

giving force and effects 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. 

 

 5. INDEMNIFICATION AND LIABILITY 

 

 NRH agrees to defend, indemnify, and hold harmless 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 NRH 

in the performance of its obligations under this Agreement.  City agrees to defend, 

indemnify, and hold harmless NRH 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 City in the performance 

of its obligations under this Agreement, provided such indemnification shall be applicable 

only to the extent sovereign immunity has been waived pursuant to Oklahoma law. The 

parties each agree to promptly serve notice on the other party of any claims arising hereunder 

and shall cooperate in the defense of such claims. None of the foregoing provisions shall 

deprive the parties of any action, right, or remedy otherwise available to the City at common 

law. 

 

 

 6. LEGAL RECOURSE AND ATTORNEYS’ FEES 

 

 Should the parties to this Agreement be unable to resolve between themselves any 

dispute arising from any of the provisions within this Agreement, each party shall have 

recourse under applicable law.  In the event that either party commences an action in law or 

equity to enforce any provision of this Agreement, the losing party shall pay to the prevailing 

party, reasonable attorneys’ fees as fixed by a court of competent jurisdiction.   

 

  

 7. ASSIGNABILITY 
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 This Agreement may not be assigned in whole or in part by either party without prior 

written permission of the non-assigning party. 

 

 

 

 8. ENTIRE AGREEMENT/AMENDMENTS 

 

 This Agreement contains all of 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 to the terms of this Agreement.  This Agreement may only 

be modified by prior mutual written approval of the parties. 

 

 9. SEVERABILITY  

 

 If any provisions of this Agreement, or the application thereof, is determined for any 

reason and to any extent to be invalid, illegal, or unenforceable, the validity, legality, and 

enforceability of the remaining provisions shall not in any way be affected or impaired 

thereby.  The remainder of this Agreement and the application of such provision(s) will be 

interpreted so as to reasonably effect the intent of the parties hereto. 

 

 10. COUNTERPARTS 

 

 This Agreement may be executed in several counterparts, each of which shall be 

deemed the original, but all of which shall constitute one and the same instrument. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

[THE REMAINDER OF THIS PAGE IS INTENTIONALLY LEFT BLANK.] 
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 IN WITNESS THEREOF, this Agreement is entered into this ____ day of ________, 

2025. 

 

 

NORMAN REGIONAL HOSPITAL   CITY OF NORMAN 

AUTHORITY 

 

 

 

_________________________________   ________________________ 

Aaron L. Boyd, MD, MBA, FACHE    Mayor Larry Heikkila  

President and CEO 

Norman Regional Health System 

 

      ATTEST: _________________________ 

STATE OF OKLAHOMA )    Brenda Hall, City Clerk 

    ) SS:  

CLEVELAND COUNTY ) 

 

SUBSCRIBED and sworn to before me this 

______ date of ___________, 2025. 

 

 

Notary Public 

 

SEAL 

 

My commission expires _______________ 

 

My commission number _______________ 

 

 

 

  

APPROVED as to form and legality this ________day of ______________, 2025. 

 

 

        _________________________ 

        Anthony Purinton 

        Assistant City Attorney 
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File Attachments for Item:

16. CONDSIDERATION OF AWARDING, ACCEPTANCE, APRROVAL, REJECTION, 

AMENDMENT, AND/OR POSTPONEMENT OF AMENDMENT ONE TO CONTRACT 

K-2425-124: BY AND BETWEEN THE CITY OF NORMAN, OKLAHOMA AND GLOBAL

PAYMENTS DIRECT, INC., FOR AN AMENDMENT TO THE CARD SERVICES 

AGREEMENT FOR CREDIT CARD PROCESSING SERVICES WITH THE TYLER 

INCODE MUNICIPAL COURT SOFTWARE SYSTEM FOR THE AMOUNTS AS 

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

 

 

MEETING DATE: 06/10/2025 

REQUESTER: Ronda Guerrero, Court Administrator 

PRESENTER: AshLynn Wilkerson, Assistant City Attorney  

ITEM TITLE CONDSIDERATION OF AWARDING, ACCEPTANCE, APRROVAL, 
REJECTION, AMENDMENT, AND/OR POSTPONEMENT OF 
AMENDMENT ONE TO CONTRACT K-2425-124: BY AND BETWEEN 
THE CITY OF NORMAN, OKLAHOMA AND GLOBAL PAYMENTS 
DIRECT, INC., FOR AN AMENDMENT TO THE CARD SERVICES 
AGREEMENT FOR CREDIT CARD PROCESSING SERVICES WITH THE 
TYLER INCODE MUNICIPAL COURT SOFTWARE SYSTEM FOR THE 
AMOUNTS AS OUTLINED IN THE STAFF REPORT. 

  

BACKGROUND: 

The City entered into an agreement with Tyler Technologies, Inc. (“Tyler”) in December 2017 for 
the licensing and establishment of the Incode Software, a software utilized by Municipal Court. 
In order for Municipal Court to accept credit card payments for court costs in connection with this 
software, a third party credit card processing servicer was required. At the time, Global Payments 
Direct, Inc. (“Global”) was the sole processor integrated with Tyler’s Incode software. The 
Finance Director signed the Merchant Application and Card Services Agreement with Global in 
February 2017.  

DISCUSSION: 

Since that time, the volume of payments in Municipal Court has grown significantly. Further, 
Global has been elevating its processing fees and rates, with the only notice of such activity 
embedded in monthly invoices. City Staff were not alerted to the rate increases until a dramatic 
increase in the March 2025 monthly invoice amount. Once aware, relevant Staff worked as 
quickly as possible to negotiate better fee rates. Staff now presents this amendment as the 
current solution for reducing high processing fees.  

This amendment locks in a processing fee rate for a twelve (12) month period. This rate is a fifty 
percent (50%) savings from the increased rate amounts. Because the amount of payments 
fluctuates month to month, the invoices for processing services fluctuate as well, with higher 
volume months leading to greater fees charged. Therefore, it is unknown the exact dollar amount 
that could be expended under this amendment. Global utilized February processing data to 
extrapolate the rate discounts, which showed the total amount for such month under the 
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amended rates would be $7,000 per month. Therefore, we can expect monthly invoices moving 
forward to be approximately $7,000 per month for an estimated annual total of $84,000.  

In order to secure this steady rate (i.e. no fee increases as they have done previously) over the 
twelve month term, we cannot cancel the agreement without paying an early termination fee of 
$500 ($250 per Merchant Identifier, or MID, utilized; – Court has 2 MIDs). All the other terms 
and conditions of the original agreement signed in 2017 remain in place. These monthly 
payments have been paid from the Finance Department, Treasury Miscellaneous Services - 
Banking (Account Number 10330125-44750), and funds will be available in such account for 
these monthly payments in the future, subject to budget approval. 

Tyler now also directly offers credit card processing services and Staff are diligently working with 
them to leverage even better rates than what Global has offered. Staff anticipate early 
termination of this amendment with Global to switch to Tyler’s more favorable rates. This 
amendment is simply the best available action step currently to reduce exorbitant fees and allow 
better termination rights to transition to a less expensive credit card processor when available.  

RECOMMENDATION 

Staff recommends that the City Council approve this amendment with Global Payments Direct 
to secure better processing fee rates for Municipal Court credit card payments.  
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Client Offer –GPD v2.2024 Page 1 of 1 CONFIDENTIAL 

CLIENT SATISFACTION OFFER 

Merchant Name or DBA Name: CITY OF NORMAN, OK (“Merchant”) 

Merchant ID(s): 8788242977397, 8788242977399 (“MID” or “MIDs”) 

Date: May 28, 2025 

Global Payments Direct, Inc. (“Global Direct”), a Global Payments company, values its merchant clients and strives to 
create mutually beneficial, long-term relationships with them. Accepting this offer will modify your Card Services 
Agreement (the “Agreement”) with Global Direct in accordance with the adjustments listed below (the “Amended 
Rates”). Capitalized terms not defined herein shall have the meaning given in the Agreement. 

Amended Rates 
Discount Rate: 0.790%  Per Item: $0.350.  See side by side for additional savings 
Contract Term 

The Amended Rates will become effective on the first day of the calendar month of the Effective Date so long as this 
Client Satisfaction Offer is executed and received by Global Direct by the 15th of the calendar month, otherwise the 
Amended Rates will be effective on the first day of the calendar month following the Effective Date. The Amended Rates 
remain subject to change as per the terms and conditions of the Agreement. All fees, rates, charges and other terms not 
otherwise revised per this Client Satisfaction Offer remain in full force and effect. 

Merchant agrees to extend the term of the Agreement for 12 months from the last date of execution below (the 
“Effective Date”).  This time period will be referred to as the “Extended Term”.  At the expiration of the Extended 
Term, the Agreement will automatically renew as per the terms of the Agreement for successive one-year periods (each 
a “Renewal Term”, and collectively with the Initial Term and the Extended Term, the “Term”). 

Merchant agrees to pay the following account closure fees per terminating MID upon early termination of the 
Agreement: (a) $000.00 if terminated with more than 12 months remaining in the Term; or (b) $250.00 if terminated 
with 12 or fewer months remaining in the Term, or such portion of the foregoing as may be permitted by applicable 
law. 

All other terms and conditions of the Agreement remain unchanged. This Client Satisfaction Offer and the details 

contained herein are confidential and may not be disclosed, displayed, or otherwise transmitted to any third party 

except to attorneys, accountants or other professional advisers as may be necessary to effect the purposes of this letter 

between the parties.  By signing below, each party acknowledges that it has carefully read and fully understood this 

amendment, and each agrees to be bound by the terms of this amendment. 

 

GLOBAL PAYMENTS DIRECT, INC.  CITY OF NORMAN, OK 

Signed By:_____________________________________________________ Signed By: ______________________________________________________ 

Name: _________________________________________________________ Name: __________________________________________________________ 

Title: __________________________________________________________ Title: ____________________________________________________________ 

Date:      ________________ Date: ____________________________________________________________ 

      

 

  

Docusign Envelope ID: E8556819-ED04-4F88-8A47-DBF2497F1EA0

June 4, 2025

Client Manager, Manager

Chelsea Gurney
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Rate review based on processing month:

Rates subject to change. 
3 Locations Review 4/7/2025

x

Card Charge # $ % Per Total % Per Total

Type Type Trans Sales Disc Item Fees Disc Item Fees Savings

AMEX Qualified 1 53.00 1.528% 1.5700 2.38 0.790% 0.3500 0.77 1.61

AMEX Qualified 1 100.00 1.530% 1.5700 3.10 0.790% 0.3500 1.14 1.96

AMEX Qualified 13 566.00 1.512% 1.1638 23.69 0.790% 0.3500 9.02 14.67

AMEX Qualified 16 3,333.00 1.511% 1.1200 68.29 0.790% 0.3500 31.93 36.36

DISC Qualified 15 1,747.00 1.513% 1.1860 44.22 0.790% 0.3500 19.05 25.17

DSPM Qualified 5 665.00 1.514% 1.1860 16.00 0.790% 0.3500 7.00 9.00

DSPP Qualified 4 467.00 1.510% 1.0900 11.41 0.790% 0.3500 5.09 6.32

VISA Qualified 7 1,398.00 1.524% 1.3643 30.86 0.790% 0.3500 13.49 17.37

VISA Qualified 1 50.00 1.540% 1.5700 2.34 0.790% 0.3500 0.75 1.60

VIBS Qualified 1 53.00 1.509% 1.0900 1.89 0.790% 0.3500 0.77 1.12

VIBS Qualified 13 1,913.00 1.514% 1.2008 44.57 0.790% 0.3500 19.66 24.91

VIBS Qualified 5 515.00 1.524% 1.3780 14.74 0.790% 0.3500 5.82 8.92

VDBT Qualified 189 21,957.50 1.514% 1.1865 556.71 0.790% 0.3500 239.61 317.10

VDBT Qualified 30 14,690.15 1.525% 1.3940 265.84 0.790% 0.3500 126.55 139.29

VDBT Qualified 3 35.00 1.543% 1.5700 5.25 0.790% 0.3500 1.33 3.92

VDBT Qualified 69 13,586.27 1.530% 1.5700 316.20 0.790% 0.3500 131.48 184.72

VDBT Qualified 317 44,455.31 1.520% 1.2793 1,081.35 0.790% 0.3500 462.15 619.20

VDBT Qualified 4 40.00 1.525% 1.5700 6.89 0.790% 0.3500 1.72 5.17

VISP Qualified 99 13,746.50 1.517% 1.2403 331.32 0.790% 0.3500 143.25 188.07

VINF Qualified 41 7,207.00 1.520% 1.2422 160.46 0.790% 0.3500 71.29 89.17

VIPP Qualified 56 7,378.00 1.517% 1.2443 181.58 0.790% 0.3500 77.89 103.69

VIPP Qualified 10 5,279.81 1.526% 1.4260 94.84 0.790% 0.3500 45.21 49.63

VIPP Qualified 1 10.00 1.500% 1.5700 1.72 0.790% 0.3500 0.43 1.29

VIPP Qualified 25 4,753.27 1.530% 1.5700 111.98 0.790% 0.3500 46.30 65.68

VISG Qualified 10 1,622.77 1.521% 1.3300 37.98 0.790% 0.3500 16.32 21.66

VIBT Qualified 2 276.00 1.511% 1.0900 6.35 0.790% 0.3500 2.88 3.47

VIBE Qualified 2 161.00 1.528% 1.3300 5.12 0.790% 0.3500 1.97 3.15

VISB Qualified 2 176.00 1.517% 1.3300 5.33 0.790% 0.3500 2.09 3.24

MC Qualified 2 321.00 1.511% 1.0900 7.03 0.790% 0.3500 3.24 3.79

MCBS Qualified 3 814.00 1.528% 1.4100 16.67 0.790% 0.3500 7.48 9.19

MCBS Qualified 6 1,011.50 1.527% 1.4100 23.91 0.790% 0.3500 10.09 13.82

MDBT Qualified 4 1,193.50 1.521% 1.3300 23.47 0.790% 0.3500 10.83 12.64

MDBT Qualified 67 7,941.77 1.517% 1.2691 205.52 0.790% 0.3500 86.19 119.33

MDBT Qualified 2 320.00 1.531% 1.5700 8.04 0.790% 0.3500 3.23 4.81

MDBT Qualified 104 16,114.21 1.518% 1.2423 373.86 0.790% 0.3500 163.70 210.16

MCWC Qualified 8 1,104.00 1.513% 1.1500 25.90 0.790% 0.3500 11.52 14.38

MWEL Qualified 60 7,509.25 1.518% 1.2500 189.01 0.790% 0.3500 80.32 108.69

MCEC Qualified 5 637.00 1.518% 1.3780 16.56 0.790% 0.3500 6.78 9.78

MCPP Qualified 2 573.00 1.531% 1.5700 11.91 0.790% 0.3500 5.23 6.68

MCPP Qualified 15 1,382.00 1.519% 1.4100 42.14 0.790% 0.3500 16.17 25.97

MCHV Qualified 10 1,720.00 1.515% 1.1860 37.92 0.790% 0.3500 17.09 20.83

MBL5 Qualified 1 23.00 1.522% 1.0900 1.44 0.790% 0.3500 0.53 0.91

Fee GP Fee - Risk Assessment Fee 1,231 186,898.81 1.241% 0.8716 3,392.51 0.350% 0.3500 1,085.00 2307.51

Fee Settlement Funding Fee 1,231 186,898.81 0.870% 0.9074 2,743.02 0.350% 0.3500 1,085.00 1658.02

AMEX Auth Fees 55 0.00 0.00% 0.1893 10.41 0.00% 0.1500 8.25 2.16

AMEX Auth Fees 2 0.00 0.00% 0.3500 0.70 0.00% 0.1500 0.30 0.40

DISC Auth Fees 45 0.00 0.00% 0.1876 8.44 0.00% 0.1500 6.75 1.69

DISC Auth Fees 4 0.00 0.00% 0.3500 1.40 0.00% 0.1500 0.60 0.80

VISA Auth Fees 1,196 0.00 0.00% 0.1995 238.57 0.00% 0.1500 179.40 59.17

VISA Auth Fees 251 0.00 0.00% 0.3500 87.85 0.00% 0.1500 37.65 50.20

MC Auth Fees 408 0.00 0.00% 0.1963 80.07 0.00% 0.1500 61.20 18.87

MC Auth Fees 73 0.00 0.00% 0.3500 25.55 0.00% 0.1500 10.95 14.60

Fee Batch Per Item Fee 1,231 0.00 0.00% 0.4645 571.79 0.00% 0.1000 123.10 448.69

Statement Totals 1,231 186,898.81 - 14,223.11 7,152.55 -

- - - x - - - -

- TOTAL POTENTIAL MONTHLY SAVINGS $7,070.56

- POTENTIAL YEARLY SAVINGS $84,846.69 -

- PERCENTAGE SAVINGS 50% -

- -

- SAVINGS FROM QUARTERLY FEES 0.00 -

- -This is a summary of proposed rate and fee changes

CURRENT RATES PROPOSED RATES

CITY OF NORMAN MUNICIPAL COURT-C - NORMAN, OK        
February-25
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EMERGENCY SEWER LINE REPAIR PROJECT AND BUDGET TRANSFERS AS 

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

 

 

MEETING DATE: 06/10/2025 

REQUESTER: Ken Giannone, PE 

PRESENTER: Ken Giannone, PE, Capital Projects Engineer 

ITEM TITLE: 
 
CONSIDERATION OF APPROVAL, ACCEPTANCE, ADOPTION, 
REJECTION, AND/OR POSTPONEMENT OF RESOLUTION R-2324-131: 
RATIFYING CITY MANAGER’S DECLARATION OF EMERGENCY, 
AWARD OF BID 2425-61, AND APPROVAL OF CONTRACT K-2425-120 
BY AND BETWEEN NORMAN UTILITIES AUTHORITY AND KRAPFF-
REYNOLDS CONSTRUCTION COMPANY, INC IN THE AMOUNT OF 
$748,550; PERFORMANCE BOND B-2425-66, STATUTORY BOND, B-
2425-67, AND MAINTENANCE BOND MB-2425-51 FOR THE BISHOP 
CREEK EMERGENCY SEWER LINE REPAIR PROJECT AND BUDGET 
TRANSFERS AS OUTLINED IN THE STAFF REPORT 

  

BACKGROUND: 

On May 7, 2025, Utilities Department Line Maintenance staff were advised that an 18-inch aerial 
sewer crossing over Bishop Creek in the general vicinity of 730 Stinson Street had failed and 
sewage was discharging into the creek.  Due to the risk to the environment, temporary repairs 
were completed to prevent further sewage discharge, which eliminated the discharge for the 
short term.  It did not, however, restore the structural integrity of the crossing.   

Subsequent to completion of this temporary repair, NUA staff contracted with Garver Engineers 
under their current on-call contract with the City of Norman to prepare an expedited design to 
replace the existing, failed aerial crossing. The existing piers that supported the crossing were 
leaning, with further failure possible at any time, even under dry weather conditions.  With 
additional rainfall forecasted, the possibility of complete failure was increasingly likely.  For all of 
those reasons, Utilities Department staff proceeded with the emergency bidding of the project to 
construct permanent repairs, as authorized by the City Manager.    

DISCUSSION: 
 
To immediately address the discharging sewer, staff mobilized several vendors to complete 
various necessary tasks.  The following table below includes the vendors with a description of 
their work or task along with their associated cost.   
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VENDOR DESCRIPTION TOTAL COST 

National Tank & 
Equipment 

Bypass Pump Rental with Setup and Removal $3,888.00 

ICM – Improved 18” Diameter Sanitary Sewer Plug $210.00 

H&H Plumbing Temporary Repair of Failed Sewer Line   $9,902.00 

TOTAL ESTIMATED COST = $14,000.00 

 
For the permanent fix of the aerial crossing, Garver Engineers was tasked under On-Call 
Contract K-1920-59 for an expedited design.  Garver Engineers prepared a plans for the 
repair/replacement for a fee not-to-exceed $10,000.  Staff incorporated the plans into the bidding 
documents for Bishop Creek Emergency Sewer Line Repair (Project WW0212) which were 
issued to ten (10) potential bidders on May 19, 2025 for emergency bid.  Bids were required at 
4:00 pm on May 20, 2025, and four (4) bidders submitted bids as summarized in the table below: 
 

Bidder Bid Amount 

Krapff-Reynolds Construction Co., Inc. $748,550 

Matthews Trenching Company, Inc. $1,297,000 

Downey Contracting $1,461,598 

Cimarron Construction Company $1,727,000 

 
The lowest, responsible bid in the amount of $748,550 was submitted by Krapff-Reynolds 
Construction Co, Inc. (KRCC), of Oklahoma City, OK.  KRCC is an experienced sewer contractor 
who has performed satisfactorily on several recent projects for NUA.  Staff recommended 
approval of the Bid.  After receipt of executed documents from KRCC on May 22, 2025, an 
Emergency Work Order was issued to KRCC for work to begin immediately and to be completed 
within 45 days.     
 
Funding for the temporary and permanent work will require two proposed transfer of funds: 
 

1. From Sewer Maintenance Project FYE 2024, Construction (Account 32193338-46101; 
Project WW0337) in the amount of $900,000 into Bishop Creek Aerial Sewer Line 
Replacement, Construction (Account 32193338-46101; Project WW0212). 

2. From Sewer Maintenance Project FYE 2024, Construction (Account 32193338-46101; 
Project WW0337) in the amount of $20,000 into Bishop Creek Aerial Sewer Line 
Replacement, Design (Account 32193338-46201; Project WW0212).   

 
 
RECOMMENDATION 1: 

Staff recommends the NUA approve Resolution R-2425-131 ratifying the City Manager’s actions 
associated with the Emergency Declaration, including award of Bid 2425-61 and execution of 
contract K-2425-120 and the associated bonds necessary to make the emergency repairs. 
 
RECOMMENDATION 2: 

Staff recommends the NUA approve budget transfers as outlined in the Staff Report. 
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           R-2425-131 

A RESOLUTION OF THE NORMAN UTILITIES AUTHORITY RATIFYING CITY 
MANAGER’S DECLARATION OF EMERGENCY, AWARD OF BID 2425-61, 
AND APPROVAL OF CONTRACT K-2425-120 BY AND BETWEEN NORMAN 
UTILITIES AUTHORITY AND KRAPFF-REYNOLDS CONSTRUCTION 
COMPANY, INC., IN THE AMOUNT OF $748,550; PERFORMANCE BOND 
B-2425-66, STATUTORY BOND B-2425-67, AND MAINTENANCE BOND 
MB-2425-51, FOR THE BISHOP CREEK EMERGENCY SEWER LINE REPAIR 
PROJECT. 

§ 1. WHEREAS, the Norman Utilities Authority (NUA) owns an 18” sanitary sewer interceptor that crosses Bishop 
Creek via an aerial crossing in the general vicinity of 730 Stinson Street; and  

§ 2. WHEREAS, on May 7, 2025, after several days of flooding rains, NUA staff learned that the 18” aerial sewer 
crossing had failed and was discharging sewage in Bishop Creek; and 

§ 3. WHEREAS, discharging untreated sewage into a creek can cause environmental damage and is contrary to 
regulations promulgated by the State of Oklahoma Department of Environmental Quality; and 

§ 4. WHEREAS, NUA staff, not possessing the materials, equipment or expertise to safely complete complex 
repairs to the aerial sewer stream crossing engaged a contractor to complete temporary repairs during the 
early evening hours of May 7, 2025; and 

§ 5. WHEREAS, upon completion of the temporary repair, NUA staff contracted with Garver Engineering under 
the terms of their existing on call contract, Contract K-1920-59, to prepare an expedited design for permanent 
repair of the aerial sewer crossing; and 

§ 6. WHEREAS, during these design efforts, Garver and NUA staff concluded that the existing failed piers, which 
supported the temporarily-repaired aerial crossing, were in danger of imminent total failure, especially if there 
is additional flooding in Bishop Creek; and 

§ 7. WHEREAS, considering the risk to public health and safety, the City Manager declared an emergency on May 
19, 2025, to allow staff to utilize expedited bidding procedures, pursuant to 61 O.S. § 130, for the permanent 
replacement of the failed 18” aerial sewer stream crossing; and 

§ 8. WHEREAS, on the morning of May 19, 2025, emergency bidding documents, Bid No. B-2425-61, were issued 
to ten (10) potential bidders for this project, Project No. WW0212: Bishop Creek Emergency Sewer Line 
Repair; and 

§ 9. WHEREAS, on May 20, 2025 at 4:00 p.m., NUA staff received and publicly opened four (4) bids, the lowest 
and best of which was submitted by Krapff-Reynolds Construction Co., Inc. of Oklahoma City, Oklahoma with 
a bid price of $748,550.00; and 

§ 10. WHEREAS, the City Manager, pursuant to his authority under Norman City Code, Section 12-203, executed 
contract K-2425-120 with Krapff-Reynolds Construction Co., Inc. and the associated bonds on an emergency 
basis so that emergency repairs could take place.  
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Resolution R-2425-131 

Page 2 

 

 

NOW, THEREFORE, BE IT RESOLVED BY THE NORMAN UTILITIES AUTHORITY: 

§ 11. That the Norman Utilities Authority finds that the damage to the 18” sanitary sewer interceptor crossing Bishop 
Creek via an aerial crossing constituted a risk to the public health and safety, and, as such, ratifies the City 
Manager’s declaration of emergency, dated May 19, 2025, pursuant to 61 O.S. § 130, issued in order to 
complete the necessary repairs to the failed crossing.  

§ 12. That the Norman Utilities Authority finds that the City Manger’s execution of agreements to make the repairs 
to the failed crossing were necessary to maintain operations of the NUA and protect public health and safety, 
and, as such, hereby ratifies the City Manager’s execution of Contract K-2425-120 in the amount of 
$748,550.00 with Krapff-Reynolds Construction Co., Inc., Performance Bond B-2425-66, Statutory Bond 
B-2425-67, and Maintenance Bond MB-2425-51. 

PASSED AND ADOPTED this ______ day of ______________________, 2025. 
 

 
 
 
 
 
 

      __________________________________________ 
      Larry Heikkila, Chairman 
 
ATTEST: 
 
 
_____________________________ 
Secretary 
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File Attachments for Item:

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

POSTPONEMENT OF RESOLUTION R-2425-133: A RESOLUTION OF THE 

COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, AND THE NORMAN UTILITIES 

AUTHORITY, APPROPRIATING $128,757.50 FROM THE CAPITAL FUND, FOR THE 

REHABILITATION OF THE WEST MAIN STREET BRIDGE OVER MERKLE CREEK 

AND $95,952 FROM SANITATION FUND, FOR THE INSTALLATION OF SOLAR 

PANELS AT THE HOUSEHOLD HAZARDOUS WASTE FACILITY.
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CITY OF NORMAN, OK 
STAFF REPORT 

 

 

MEETING DATE: 06/10/2025 

REQUESTER: Brenda Hall 

PRESENTER: Brenda Hall, City Clerk 

ITEM TITLE: CONSIDERATION OF ADOPTION, REJECTION, AMENDMENT AND/OR 
POSTPONEMENT OF RESOLUTION R-2425-133: A RESOLUTION OF 
THE COUNCIL OF THE CITY OF NORMAN, OKLAHOMA, AND THE 
NORMAN UTILITIES AUTHORITY, APPROPRIATING $128,757.50 FROM 
THE CAPITAL FUND, FOR THE REHABILITATION OF THE WEST MAIN 
STREET BRIDGE OVER MERKLE CREEK AND $95,952 FROM 
SANITATION FUND, FOR THE INSTALLATION OF SOLAR PANELS AT 
THE HOUSEHOLD HAZARDOUS WASTE FACILITY. 
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