
 

 

AGENDA 
PLANNING COMMISSION 
JUNE 5, 2024 AT 1:30 PM 

COMMISSION CHAMBERS AT CITY HALL 
16 WEST 9TH STREET 

SHAWNEE, OKLAHOMA 

Official action can only be taken on items which appear on the agenda. The public body may 
adopt, approve, ratify, deny, defer, recommend, amend, strike, or continue any agenda item. 
When more information is needed to act on an item, the public body may refer the matter to Staff 
or back to Committee or the recommending body. Under certain circumstances, items are 
deferred to a future date or stricken from the agenda entirely. 
  

CALL TO ORDER 
DECLARATION OF QUORUM 

1. Nominations and elections for Planning Commission Chair and Vice Chair 
positions for a two (2) year term. 

2. Consideration of approval of the Minutes from the May 8, 2024, special call 
meeting.  

3. Staff Report: FPL01-24 | Consideration of a Final Plat for Adcock Addition 
subdivision. 

4. Staff Report: RZ02-24 | Public Hearing and Consideration of a rezoning 
request from C-3 (Highway Commercial District) to R-3 (Multifamily 
Residential District) for the property at 1303 W. Farrall Street. 

5. Staff Report: CUP02-24 | Public Hearing and Consideration of a request for a 
Conditional Use Permit (CUP) for one (1) Accessory Dwelling Unit (ADU). 

6. Community Development Department Updates 

7. Commissioners Comments 

8. Adjournment 
 
 Respectfully submitted, 
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Rian Harkins, Community Development 
Director  

The City of Shawnee encourages participation from its citizens in public meetings.  If 
participation is not possible due to a disability, notify the City Clerk, in writing, at least forty-
eight hours prior to the scheduled meeting, and necessary accommodations will be made. (ADA 
28 CFR 36) 
 

Page 2 of 38



Page 1 of 2

SPECIAL CALL - PLANNING COMMISSION MINUTES
DATE: May 8, 2024
DRAFT MINUTES

The Planning Commission of the City of Shawnee, County of Pottawatomie, State of Oklahoma, met in person for a 
special call meeting on May 8, 2024, at 1:30 p.m., according to notice duly posted as prescribed by law.

Vice-Chair Walker called the meeting to order at 1:30 p.m. Community Development Director Rian Harkins called 
Roll and stated a quorum was present. 

The following Commissioners were present:
Present: Johnson, Porter, Walker, Rowell
Absent: Reese, Barrett

Item 1. Approval of Minutes – Regular Meeting 

Consideration of approval of the minutes from the regular meeting on April 3, 2024. Vice-Chair Walker asked for 
questions or corrections to the minutes. 

Commissioner Rowell made a motion to Approve the minutes as presented, which Commissioner Johnson seconded.
Motion passed 4-0-0.
Aye: Johnson, Rowell, Porter, Walker
Nay: None
Abstain: None

Item 2. Case Number: PPL02-24 Consideration of a request for a Preliminary Plat for Union Square Addition

Community Development Director Rian Harkins provided a staff report with the following information and 
recommendation. The subject property is located southeast of the intersection of E. 45th Street and M. Union Avenue 
in Section 31, Township 11 North, Range 4 East. The property is zoned C-3 (Highway Commercial District). The 
Preliminary Plat includes approximately 11.952 acres. The Preliminary Plat of Union Square Addition contains eight 
(8) lots and one (1) common tract. The City Engineer and Fire Marshal expressed concerns on the original submittal 
of this preliminary plat. The applicant addressed all comments and provided a revised preliminary plat, which was 
reviewed and approved.

Findings:
•Staff has reviewed the document for accuracy and finds it sufficient. 
•The City Engineer and Fire Marshal are satisfied with the revised Preliminary Plat.

Based on the review of the application and the listed Findings, staff recommended that the Planning Commission 
recommend to the City Commission APPROVAL of PPL02-24 for a Preliminary Plat for Union Square Addition.

Recommendation Options:
•Recommending Approval of Case No. PPL02-24, for the Preliminary Plat, Union Square Addition as presented.
•Recommending Denial of the application for Case No. PPL02-24.
•Recommending Deferral of Case No. PPL02-24 with a request for additional and specific information to a certain 
date.

Commissioner Porter made a motion to recommend the APPROVAL of Case No. PPL02-24, which Commissioner 
Rowell seconded.
Motion passed 4-0-0.
Aye: Rowell, Johnson, Porter, Walker
Nay: None
Abstain: None
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It was noted the application would be on the agenda of the City Commission at its regular meeting on May 20, 2024, 
at 6:00 p.m.

Item 5. Community Development Update

Community Development Director Harkins advised the Planning Commission that the Infill Housing Palette project 
had been uploaded onto the City’s website. Next, Harkins advised that Community Development is currently looking 
to fill two positions as Rachel Clyne was leaving for a position in Colorado this week. He stated work on the Unified 
Development Code (UDC) continues, particularly the Engineering Design Standards. Later this spring, the public will 
be asked to review and comment on the UDC. Lastly, Harkins stated that an application for the “Safe Streets and 
Roads for All” program had been submitted.

Item 6. Planning Commissioners' Comments

Commissioner Barrett arrived at 1:44 pm.  Commissioners Walker and Rowell both expressed appreciation for the 
opportunity to serve on the Planning Commission.

Item 7. Adjournment 

The meeting adjourned at 1:45 p.m.

_____________________________ _________________________
 Chair/Vice-Chair       Date

_____________________________  ___________________________
 Community Development Director     Date
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Planning Commission Meeting – 06.05.2024 – City of Shawnee, Oklahoma

Final Plat Application | FPL01-24 | Adcock Addition

===============================================================

To: Shawnee Planning Commission 

From: Rian Harkins, Community Development Director

Date: May 15, 2024 

Subject: Staff Report – Consideration of a request for a Final Plat, Adcock Addition, of approximately 
28.7 acres.
Case No. FPL01-24| Applicant: TJT Holdings, LLC  

===============================================================

Background: The subject property is approximately 28.7 acres and is located northwest of the intersection 
of E. 45th Street and N. Harrison Avenue. The property is currently zoned A-1 (Rural Agricultural District). 
This Preliminary Plat application was associated with two (2) rezoning applications, RZ12-23 and RZ13-23. 
Those applications are subsequently withdrawn by the applicant but will likely be resubmitted sometime in 
the future. The requested zoning districts are C-3 (Highway Commercial District) and I-1 (Limited Light 
Industrial District). The proposed commercial subdivision has five (5) lots in this first phase..

Discussion: Findings and Facts:

• Staff has reviewed the document for accuracy and finds it sufficient. 
• The City Engineer and Fire Marshall voiced no concern with the Final Plat as submitted.
• Applications to rezone the property are forthcoming.

Alternatives:

• Recommending Approval of Case No. FPL01-24, for the Final Plat, Adcock Addition, as requested 
by the applicant.

• Recommending Approval of Case No. FPL01-24, for the Final Plat, Adcock Addition, with additional 
conditions as approved by the Planning Commission.

• Recommending Denial of the application for Case No. FPL01-24
• Recommending Deferral of Case No. FPL01-24 with a request for additional and specific information 

to a certain date.

Recommendation: Based on the Findings and Facts, staff recommends that the Planning Commission 
recommend to the City Commission APPROVAL of FPL04-23 for the Final Plat, Adcock Addition.

This application will be heard at the City Commission meeting on Monday, June 17, 2024, at 6:00 p.m. in the 
City Hall Commission Chambers.
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Planning Commission Meeting – 6.5.2024 – City of Shawnee, Oklahoma

Staff Report | RZ02-24 | C-3 to R-3  | 1303 W. Farrall Street
------------------------------------------------------------------------------------------------------------------------------------------------
Date: May 7, 2024

To: Shawnee Planning Commission 

From: Rachel Clyne, City Planner

Subject: Staff Report - Public hearing and consideration of a request to rezone from C-3 (Highway 
Commercial District) to R-3 (Multifamily Residential District).
Case No. RZ02-24 | Applicant: Kaye Steele

------------------------------------------------------------------------------------------------------------------------------------------------ 

Background

The subject property is located at 1303 W. Farrall Street and contains approximately 38 acres. The request is to rezone 
the property from C-3 (Highway Commercial District) to R-3 (Multifamily Residential District). This property was 
rezoned from Agricultural zoning to C-3 in the summer of 2022 (RZ09-22). This rezoning is the first step to bring 
the property into compliance. An application for a Conditional Use Permit (CUP02-24) to allow one (1) Accessory 
Dwelling Unit (ADU) on the property is being concurrently processed.

Discussion

The subject property is zoned C-3 (Highway Commercial District). The properties surrounding the subject property 
to the east, south, and west are zoned A-1 (Rural Agricultural District). To the north, across W. Farrall Street, the land 
is zoned l-2 (Light Industrial District). To the northeast and further east is land zoned R-3 (Multifamily Residential 
District).

The Comprehensive Plan Future Land Use Map (FLUM) indicates the subject property has a Mixed Use land use 
designation. R-3 is an appropriate zoning district for this land use designation. The request is in conformance with 
the 2040 Comprehensive Plan.

Referencing the City of Shawnee Zoning Code (Code) DIVISION 15. - Amendments; Procedures. Section 22-645. – 
Planning commission recommendation required. This section gives authority to the Planning Commission to make 
changes (amendments) to the official Zoning Map. "…be amended, supplemented, changed, modified, or repealed by ordinance, 
but no change shall be made until the planning commission, after notice and public hearing, files with the city commission a report and 
recommendation on the proposed change." 

Staff completed the required public hearing notifications for this application. All property owners within 300' from 
the perimeter of the subject property were mailed a public hearing notification letter. Additionally, a notice of public 
hearing was published in The County Democrat weekly newspaper. A sign providing details and contact 
information was placed on the subject property.
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Findings and Facts:

• The subject property is near R-3 zoning on W. Farrall Street and N. Kennedy Avenue.
• The request is in conformance with the Comprehensive Plan Future Land Use Map (FLUM).
• Notification for a public hearing was served.

Options:

• Recommending Approval of Case No. RZ02-24 to rezone from C-3 (Highway Commercial District) to R-3 
(Multifamily Residential District) as requested by the applicant.

• Recommending Denial of the application for RZ02-24 to rezone the subject property.
• Recommending Deferral Case No. RZ02-24 with a request for additional and specific information to a certain 

date.

Recommendation: Based on the Findings and Facts, staff recommends that the Planning Commission recommend to 
the City Commission APPROVAL of RZ02-24 to rezone the subject property from C-3 (Highway Commercial 
District) to R-3 (Multifamily Residential District).

This rezoning application will be heard at the City Commission meeting on Monday, June 17, 2024, at 6:00 pm.
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Publish May 10, 2024

NOTICE OF PUBLIC HEARING
Rezoning Request (RZ02-24)

It is hereby noticed that the City of Shawnee Planning Commission will hold a public hearing on June 5, 2024, at 
1:30 p.m. in the Commission Chambers at City Hall, 16 W. 9th St, Shawnee, OK. The City of Shawnee City 
Commission will hold a public hearing on June 17, 2024, at 6:00 p.m. in the Commission Chambers at City 
Hall.  The Planning Commission and City Commission will consider a rezoning request (RZ02-24) to rezone from 
C-3 (Highway Commercial District) to R-3 (Multifamily Residential District) and a request for a Conditional Use 
Permit (CUP) to allow an Accessory Dwelling Unit (ADU) at property addressed as 1303 W. Farrall Street and 
described as: 

The Southeast Quarter of the Southwest Quarter (SE/4 SW/4) of Section Twenty-four (24), Township Ten (10) 
North, Range Three (3) East of the Indian Meridian, Pottawatomie County, Oklahoma, LESS AND EXCEPT that 
portion of subject property taken for highway purposes as shown by Report of Commissioners recorded in Book 
187, Page 686 and by Report of Commissioners recorded in Book 220, Page 692 and by Report of Commissioners 
recorded in Book 229, Page 66 and by Journal Entry recorded in Book 258, Page 457, records of the County Clerk 
of Pottawatomie County, Oklahoma.

Public hearings will be held at the above times and dates. All residents and parties in interest shall have an 
opportunity to be heard regarding the request above.
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Publish May 10, 2024

NOTICE OF PUBLIC HEARING
Rezoning Request (RZ02-24)

It is hereby noticed that the City of Shawnee Planning Commission will hold a public hearing on June 5, 2024, at 
1:30 p.m. in the Commission Chambers at City Hall, 16 W. 9th St, Shawnee, OK. The City of Shawnee City 
Commission will hold a public hearing on June 17, 2024, at 6:00 p.m. in the Commission Chambers at City 
Hall.  The Planning Commission and City Commission will consider a rezoning request (RZ02-24) to rezone from 
C-3 (Highway Commercial District) to R-3 (Multifamily Residential District) and a request for a Conditional Use 
Permit (CUP) to allow an Accessory Dwelling Unit (ADU) at property addressed as 1303 W. Farrall Street and 
described as: 

The Southeast Quarter of the Southwest Quarter (SE/4 SW/4) of Section Twenty-four (24), Township Ten (10) 
North, Range Three (3) East of the Indian Meridian, Pottawatomie County, Oklahoma, LESS AND EXCEPT that 
portion of subject property taken for highway purposes as shown by Report of Commissioners recorded in Book 
187, Page 686 and by Report of Commissioners recorded in Book 220, Page 692 and by Report of Commissioners 
recorded in Book 229, Page 66 and by Journal Entry recorded in Book 258, Page 457, records of the County Clerk 
of Pottawatomie County, Oklahoma.

Public hearings will be held at the above times and dates. All residents and parties in interest shall have an 
opportunity to be heard regarding the request above.
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Planning Commission Meeting – 6.5.2024 – City of Shawnee, Oklahoma

Staff Report | CUP02-24 | 1303 W. Farrall Street
------------------------------------------------------------------------------------------------------------------------------------------------
Date: May 8, 2024

To: Shawnee Planning Commission 

From: Rian Harkins, Community Development Director

Subject: Staff Report - Public hearing and consideration of a request for a Conditional Use Permit (CUP) for 
an Accessory Dwelling Unit (ADU).
Case No. CUP02-24 | Applicant: Kaye Steele

------------------------------------------------------------------------------------------------------------------------------------------------ 

Background

The subject property is located at 1303 W. Farrall Street and contains approximately 38 acres. This Conditional Use 
Permit (CUP) application is being concurrently processed with a request to rezone the property from C-3 (Highway 
Commercial District) to R-3 (Multifamily Residential District). The rezoning application (RZ02-24) is the first step to 
bring the property into compliance. A Conditional Use Permit (CUP) is required to allow one (1) Accessory Dwelling 
Unit (ADU) on the property.

Discussion

Referencing the City of Shawnee Zoning Code (Code) DIVISION 14. – Administration. Section 22-605. – 
Conditional Use Permit. "The uses designated under the various districts herein as "conditional uses" are so 
classified because they could more intensely dominate the area in which they are located…." The conditional uses 
shall be reviewed and authorized or rejected with or without special conditions placed on the project."

In the Code, Section 22-291. Table 22-291. Permitted uses in Residential Zoning Districts. The table indicates that 
in zoning district R-3, the use of an "Accessory Dwelling Unit (ADU) to a single-family residential” (use) is permitted 
subject to acquiring a Conditional Use Permit (CUP).

The Comprehensive Plan Future Land Use Map (FLUM) indicates the subject property has a Mixed Use land use 
designation. C-3 and R-3 are appropriate zoning districts for this land use designation. The request is in conformance 
with the 2040 Comprehensive Plan.

Staff completed the required public hearing notifications for this application. All property owners within 300' from 
the perimeter of the subject property were mailed a public hearing notification letter. Additionally, a notice of public 
hearing was published in The County Democrat weekly newspaper. A sign providing details and contact 
information was placed on the subject property.
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Findings and Facts:

• The subject property is concurrently applying to rezone to R-3 (Multifamily Residential District).
• Proper notification for a public hearing was served.
• The application was reviewed, and conditions are recommended.
• Regulations for ADUs per Section 22-297.8 of the Zoning Code are required conditions

Staff Recommendation: 

Based on the review of the application and the listed Findings, staff recommends that the Planning Commission 
recommend to the City Commission APPROVAL of CUP02-24 to locate one (1) Accessory Dwelling Unit (ADU) 
at 1303 W. Farrall Street with the following conditions:

➢ Acknowledgment by the applicant that the Approval of a Conditional Use Permit (CUP) does not negate or 
circumvent the other requirements of development as stated in the City Codes, which include the Zoning 
Code and the adopted Building and Fire Codes. 

➢ Acknowledgment by the applicant that additional permits may be required and standard inspections will be 
conducted.

➢ Adherence to Section 22-297.8 of the Shawnee Zoning as follows:

(8) Accessory dwelling units (ADUs). Accessory dwelling units are designed to allow for a secondary residence 
which is attached to the main structure or over a current detached garage. The intent of this regulation is to 
allow additional options for homeowners in relation to allowing family members or renters housing while still 
maintaining a neighborhood feel. In addition to a conditional use permit, accessory dwelling units must also 
meet the following criteria: 

a. The property owner must reside in either the principal structure or the ADU.
b. Only one ADU is allowed per lot in conjunction with a single-family house. ADUs are not allowed 
in conjunction with duplexes, triplexes or multifamily dwelling units.
c. An instrument shall be recorded with the register's office covenanting that the structure is being 
established as an accessory dwelling unit and may only be used under the conditions expressed herein.
d. The ADU may only be located in the established rear yard.
e. The living space of the ADU shall not exceed 900 square feet.
f. The footprint of a single story detached accessory dwelling shall not exceed 50 percent of the first 
floor area of the principal structure.
g. The footprint of a two-story detached accessory dwelling shall not exceed 40 percent of the first 
floor of the principal structure.
h. ADUs with a second story dwelling unit shall enclose the stairs interior to the structure.
i. The ADU shall be of similar style, design and material color and used for the principal structure and 
shall use similar architectural characteristics, including roof form and pitch, to the existing principal 
structure.
j. A home occupation shall not be based out of the ADU.
k. The ADU must provide, at minimum, one off-street parking space.
l. A separate driveway providing exclusive access to the ADU from a road shall not be allowed unless 
problematic, lot-specific circumstances exist which requires approval from the director.
m. The lot area shall be larger than 10,000 square feet.

Options:

• Recommending Approval of Case No. CUP02-24 to rezone from C-3 (Highway Commercial District) to R-
3 (Multifamily Residential District) as requested by the applicant.

• Recommending Denial of the application for CUP02-24 to rezone the subject property.
• Recommending Deferral Case No. CUP02-24 with a request for additional and specific information to a 

certain date.

This rezoning application will be heard at the City Commission meeting on Monday, June 17, 2024, at 6:00 pm.
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