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 ORDINANCE NO. O-2122-5  ITEM NO. 10 
           
 

STAFF REPORT 
 
GENERAL INFORMATION 
 
 APPLICANT City of Norman – Norman Utilities Authority 
 
 REQUESTED ACTION Special Use for Municipal Uses 
 
 EXISTING ZONING A-2, Rural Agricultural District 
   I-2, Heavy Industrial District 
 
 SURROUNDING ZONING North:    I-2, Heavy Industrial District and 
     A-2, Rural Agricultural District 
   East:  A-2, Rural Agricultural District 
   South:   Canadian River 
   West:  A-2, Rural Agricultural District 
 
 LOCATION 3500 Jenkins Avenue 
 
 SIZE  115.22 acres, more or less 
 
 PURPOSE Water Reclamation Facility, Compost 

Facility, Police Firing Range, Solar Array 
 
 EXISTING LAND USE Water Reclamation Facility, Compost 

Facility, Police Firing Range 
 
 SURROUNDING LAND USE North: Norman Transfer Station, Norman 

Water Reclamation Facility 
   East:  Agricultural 
   South:  Canadian River 
   West: Haskell Lemon Construction 
 
 LAND USE PLAN DESIGNATION Floodplain 
 
SYNOPSIS: The City of Norman – Norman Utilities Authority is requesting a Special Use for 
Municipal Uses; the base zoning of A-2, Rural Agricultural District will remain. The existing 
facilities will remain. The applicant would like to bring this subject property into compliance 
with zoning in order to obtain building permits for future structures, including a solar array and 
a compost scale house. The property contains approximately 115.22 acres. 
 
HISTORY: In April of 2017, the Planning staff was directed to update/amend the existing Zoning 
Ordinance to establish a policy for all municipal projects and public utilities to properly zone 



the proposed development with a Special Use request.  In order for the City to have the 
greatest flexibility to locate municipal projects and other public facilities in appropriate 
locations throughout the City, staff prepared a Zoning Code amendment that allows 
“municipal uses, public buildings and public utilities” in all zoning districts as a Special Use.   
 
The Special Use designation provides Planning Commission and City Council the opportunity 
to ensure that municipal uses, public buildings and public utilities are in the proper location 
and enables the approval of special conditions that provide protection for surrounding 
property owners.  At the same time, this review process allows approval of variances to 
specific regulations that best promote the health, safety and general welfare for the 
community and still meet the needs of the community to provide adequate services to the 
citizens.  This policy to have all public utilities projects presented to Planning Commission and 
City Council gives staff the opportunity to present the project for approval as well as public 
notice of such future development.   
 
ZONING ORDINANCE CITATION: SEC. 434.1 - SPECIAL USES 
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 the 

Zoning Regulations. 
 

(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) 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, "Permitted Use" means any use authorized as a matter of right under 
the applicable zoning district.) 

 
(4) 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. 

 
(5) 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. 



 
(6) 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 
insure compatibility with surrounding uses, and to preserve the public health, 
safety, and welfare. 

 
EXISTING ZONING:     The existing zoning for the subject property is A-2, Rural Agricultural 
District. This would remain the base zoning for the property. 
 
ANALYSIS:      
 

 SITE PLAN The proposed site plan for the property shows one existing access point, 
Pistol Range Road, located off Bratcher Miner Road which will be retained. Other 
access drives exist, including two on Bratcher Miner Road for the Compost Facility and 
Water Reclamation Facility and one on Jenkins for the Police Training Facility. The site 
plan shows existing and proposed Utilities buildings and services, including: 

o Water Reclamation Facility UV Disinfection, 
o City Compost Facility, 
o Police Training Facility, 
o Water Reclamation Facility Outfall, 
o Former Landfill Site, 
o Oil Well, 
o Solar Array (proposed), and 
o Compost Scale House (proposed). 

 
 IMPACTS   This property has historically been used as a City of Norman Utilities location. 

There is no indication of negative impacts on the surrounding area. All future structures 
will meet zoning ordinance requirements for setbacks and coverage. While the 
applicant is cleaning up the zoning of the site and planning for the addition of a solar 
array at this time, it is possible with future growth there will be the need for additional 
municipal services and uses to be added to the site. Any new additional uses will 
comply with the adopted regulations. 

 



OTHER AGENCY COMMENTS: 
 PREDEVELOPMENT     One resident asked what direction the future solar panels will point. 

The applicant said that they would look into it. The orientation of the system is facing 
south (180 degree azimuth) at 25 degrees. 

 
 PUBLIC WORKS       The proposed location of the solar array project is almost entirely 

within the Canadian River floodplain.  The project needs to be in compliance with the 
Floodplain Ordinance and a floodplain permit is required. 

 
CONCLUSION:      Staff forwards this request for Special Use, Ordinance No. O-2122-5, for 
Planning Commission’s consideration. 
 
 
 
 


