
 

 

AGENDA 
PLANNING COMMISSION 

OCTOBER 2, 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. Consideration of approval of the Minutes from the September 4, 2024, regular 
meeting.  

2. Consideration of a request for a Final Plat for Union Square Addition 
Case No. FPL02-24| Applicant: Royal Land Properties, LLC   

3. Public hearing and consideration of a request to rezone from C-1 (Local 
Commercial District) to R-2 (Medium Density Residential District). Case No. 
RZ02-24 | Applicant: Gerona Fowler 

4. Public hearing and consideration of a request to rezone from R-1 (Low Density 
Residential District) to C-2 (Regional Commercial District). Case No. RZ04-24 
| Applicant: Rueben Peltier Properties (Nick Atwood, Attorney)  

5. Community Development Department Updates 

6. Commissioners Comments 

7. Adjournment 
 
 Respectfully submitted, 

 
 
Rian Harkins, Secretary  

The City of Shawnee encourages participation from its citizens in public meetings.  If 
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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) 
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PLANNING COMMISSION MINUTES
DATE: September 4, 2024

MINUTES

The Planning Commission of the City of Shawnee, County of Pottawatomie, State of Oklahoma, met in person for a 
regular meeting on September 4, 2024, at 1:30 p.m., according to notice duly posted as prescribed by law.

Chair Barrett 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, Hayes (1:34pm arrival), Barrett, Reese, Alexander
Absent: Hembree

Item 1. Consideration of approval of the minutes from the regular meeting on August 7, 2024. Chair Barrett asked 
for questions or corrections to the minutes. 

Commissioner Resse made a motion to Approve the minutes as presented, which Commissioner Porter seconded.
Motion passed 6-0-0.
Aye: Johnson, Barrett, Reese, Porter, Alexander
Nay: None
Abstain: None

Item 2. 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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This item was originally heard at the June 5, 2024 Planning Commission meeting and was deferred 90 days so the 
applicant could determine appropriate next steps once the land auction process had been completed. After no offers 
were received for the subject property, the item is now placed back on the agenda for consideration.

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 allow for one Accessory Dwelling Unit as requested by 

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

date.
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This CUP application will be heard at the City Commission meeting on Monday, September 16, 2024, at 6:00 pm.

Chair Barrett opened the public hearing, and then noted no one present to speak on the item, after which the public 
hearing was closed after no additional comment. Planning Commission members then discussed the merits of the 
application, the ongoing internal decision-making processes of the applicant, and the lack of clear direction by the 
applicant.

Recommendation: Based on the Findings and Facts, staff recommends that the Planning Commission recommend 
to the City Commission APPROVAL of CUP02-24.

Commissioner Reese made a motion to recommend the DENIAL of Case No. CUP02-24, which Commissioner 
Hayes seconded.
Motion passed 5-1-0.
Aye: Reese, Johnson, Porter, Hayes, Alexander
Nay: Barrett
Abstain: None

It was noted the application would be on the agenda of the City Commission at its regular meeting on August 19, 
2024.

Item 3. 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.

This item was deferred from the June 5, 2024 Planning Commission agenda to this date to allow for the completion 
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of the land auction process.  No offers were received for the subject property, and the item is now on the agenda 
again per the previous action of the Planning Commission.

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, September 16, 2024, at 6:00 pm.

Chair Barrett opened the public hearing, and then noted no one present to speak on the item, after which the public 
hearing was closed after no additional comment. Planning Commission members then discussed the merits of the 
application, the ongoing internal decision-making processes of the applicant, and the lack of clear direction by the 
applicant for this and the previous CUP application.

Commissioner Porter made a motion to recommend the APPROVAL of Case No. RZ03-24, which Commissioner 
Reese seconded.
Motion passed 6-0-0.
Aye: Reese, Johnson, Porter, Hayes, Alexander, Barrett
Nay: None
Abstain: None

Item 4. Public hearing and consideration of a request to adopt an Official Zoning Map 
Case No. TXT02-24 Applicant: City of Shawnee

Background
Over the last 2.5 years the City of Shawnee has been working on creating a new Unified Development Code.  The 
new code is one of many implementation steps identified in the 2019 New Horzons Comprehensive Plan.  New 
Unified Development Code was adopted by the City in August of 2024.  At this time, city staff seeks to formally adopt 
a new official zoning map to work in conjunction with the newly adopted development code.

Discussion
City Staff, working with a consultant, has completed the Unified Development Code, in that the zoning and 
subdivision regulations are no longer separate documents but one complete ordinance. The project began with focus 
groups of stakeholders and users sharing thoughts regarding the current development regulations and issues they 
present the community.

Aside from the text, the code also correlates to a zoning map, which is used by staff and the community to help 
administer the unified development code.

Staff completed the required public hearing notifications for this application, with a notice of public hearing was 
published in The County Democrat weekly newspaper as this is similar to an amendment to the current zoning 
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ordinance.

Findings and Facts:
• The proposed zoning map conforms to the newly adopted development code is in compliance with the 

comprehensive plan.
• Proper notification for a public hearing was served.

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 TXT02-24.

Options:
• Recommending Approval of Case No. TXT02-24 as requested by the applicant.
• Recommending Approval of Case No. TXT02-24 as requested by the applicant with additional conditions 

noted by the Planning Commission.
• Recommending Denial of the application for TXT02-24.
• Recommending Deferral Case No. TXT02-24 with a request for additional and specific information to a 

certain date.

This item will be heard at the City Commission meeting on Monday, September 16, 2024, at 6:00 pm.

Chair Barrett opened the public hearing, and then noted no one present to speak on the item, after which the public 
hearing was closed after no additional comment. Planning Commission members then discussed the area around the 
downtown zoning district, and recommended revisions relating to the area delineated for that zoning district.

Commissioner Johnson made a motion to recommend the APPROVAL of Case No. TXT02-24 as amended, which 
Commissioner Reese seconded.
Motion passed 6-0-0.
Aye: Reese, Johnson, Porter, Hayes, Alexander, Barrett
Nay: None
Abstain: None

Item 5. Community Development Update

Community Development Director Harkins advised the Planning Commission that a search for one vacant staff 
position is still underway.  CDBG housing rehabilitation projects continue.  Staff will be looking at additional feedback 
and project opportunities using CDBG funds, and that input can be sent to city staff for discussion as part of the 
Annual Action Plan. Director Harkins also spoke of the upcoming Quad State Planning Conference held this coming 
October in Arkansas, and then introduced Petya Stefanoff as the newest member of the department staff, and then 
noted that staff will be looking at continued efforts with community stakeholders to increase housing in the 
community.

Item 6. Planning Commissioners' Comments

Commissioners expressed excitement for the achievements of many groups in the community, how the community 
continues to move forward, and excitement for the ongoing and upcoming events and projects, including Pedal-pa-
looza at OBU on September 28, 2024..
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Item 7. Adjournment 

The meeting adjourned at 2:22 p.m.

_____________________________ _________________________
 Chair/Vice-Chair       Date

_____________________________  ___________________________
 Community Development Director     Date
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Planning Commission Meeting – October 2, 2024 – City of Shawnee, Oklahoma

Final Plat Application | FPL05-24 | Union Square Addition

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

To: Shawnee Planning Commission 

From: Rian Harkins, Community Development Director

Date: September 25, 2024 

Subject: Staff Report – Consideration of a request for a Final Plat for Union Square Addition
Case No. FPL0-24| Applicant: Royal Land Properties, LLC  

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

Background: The subject property is located northeast of the intersection of E 45th Street and N. Union 
Avenue in Section 31, Township 11 North, Range 4 East. The property is zoned C-3 (Highway Commercial 
District). The Preliminary Plat included approximately 11.952 acres and was approved in May 2024. The 
Preliminary Plat of Union Square Addition contained eight (8) lots and one (1) common tract. The City 
Commission reviewed and approved the Preliminary Plat after suggested changes made by staff were 
incorporated.

Discussion: 
The proposed Final Plat was submitted by the applicant and reviewed by staff, which proposes the following 
revisions:

• Noting all cross-access easements as delineated on the copy of the proposed plat staff has marked up.
• Revise easements to note they are also drainage easements as shown on the marked-up copy of the 

proposed plat.
• Include the additional drainage easement near the northwest corner of the common area as noted by 

staff.

Findings and Facts:

• Staff has reviewed the document for accuracy and finds it sufficient. 
• The City Engineer, Community Development Director, and Fire Marshal are satisfied with the Final 

Plat with the proposed revisions
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Alternatives:

• Recommending Approval of Case No. FPL05-24, for the Final Plat, Union Square Addition as 
presented.

• Recommending Approval of Case No. FPL05-24, for the Final Plat, Union Square Addition as 
recommended (including suggested revisions).

• Recommending Denial of the application for Case No. FPL05-24.
• Recommending Deferral of Case No. FPL0-24 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 CONDITIONAL APPROVAL of FPL05-24 for the Final Plat, Union 
Square Addition with the suggested revisions.

This application will be heard at the City Commission meeting on Monday, October 21, 2024, at 6:00 p.m. in 
the City Hall Commission Chambers.
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Planning Commission Meeting – 9.4.2024 – City of Shawnee, Oklahoma

Staff Report | RZ03-24 | C-3 to R-2 | 1303 W. Farrall Street
------------------------------------------------------------------------------------------------------------------------------------------------
Date: September 25, 2024

To: Shawnee Planning Commission 

From: Rian Harkins, Community Development Director

Subject: Staff Report - Public hearing and consideration of a request to rezone from C-1 (Local Commercial 
District) to R-2 (Medium Density Residential District).
Case No. RZ02-24 | Applicant: Gerona Fowler

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

Background

The subject property is located at 1339 E Highland and is currently zoned C-1 Local Commercial.  The request by 
the applicant is to rezone the property to the R-2 Medium Density Residential District.  The subject property is at the 
corner of Highland and Pesotum at the southwest corner of of the intersection.

Discussion

The subject property is zoned C-1 (Local Commercial District). The properties surrounding the subject property to 
the east, west, and north are a combination of C-1 Local Commercial and C-2 Regional Commercial Zoning Districts. 
To the south, the adjacent parcels are zoned R-2 (Medium Density Residential District). The applicant is currently 
looking to sell the property, which contains a single family detached dwelling unit. However, the existing dwelling 
unit is considered a non-conforming use. Because of this, the applicant is seeking the zoning change to make the 
dwelling unit a legally compliant structure as part of the sale of the property.

The Comprehensive Plan Future Land Use Map (FLUM) indicates the subject property has a Medium Density 
Residential land use designation. This land use designation features a density of up to 12 dwelling units per acre. R-2 
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 
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hearing was published in The County Democrat weekly newspaper. A sign providing details and contact 
information was placed on the subject property.

Findings and Facts:

• The subject property is adjacent to R-2 zoning.
• If approved, the rezoning of the property would make the existing dwelling unit a conforming structure.
• Removing the non-conforming status of the dwelling unit will allow for easier title transfer.
• 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. RZ03-24 to rezone from C-1 (Local Commercial District) to R-2 
(Medium Density Residential District) as requested by the applicant.

• Recommending Denial of the application for RZ03-24 to rezone the subject property.
• Recommending Deferral Case No. RZ03-24 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 RZ03-24 to rezone the subject property from C-1 (Local Commercial District) 
to R-2 (Medium Density Residential District).

This rezoning application will be heard at the City Commission meeting on Monday, October 21, 2024, at 6:00 pm.

Page 17 of 53



Page 18 of 53



Page 19 of 53



Page 20 of 53



Page 21 of 53



Page 22 of 53



Page 23 of 53



Page 24 of 53



Page 25 of 53



NOTICE OF PUBLIC HEARING
Rezoning Request (RZ03-24)

It is hereby noticed that the City of Shawnee Planning Commission will hold a public hearing on October 2, 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 October 21, 2024, at 6:00 p.m. in the Commission Chambers at City 
Hall.  The Planning Commission and City Commission will consider a rezoning request (RZ03-24) to rezone from 
C-1 (Neighborhood Commercial District) to R-2 (Medium Density Residential District) at property addressed as 
1339 E Highland and described as: 

Lots One, Two, Three, and Four, Block One, Timm’s Addition to the City of Shawnee, Pottawatomie 
County, Oklahoma, according to the recorded plat thereof.  Less and except that ported deeded to the 
State of Oklahoma for Highway purposes recorded in Book 694 Page 309

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.

Page 26 of 53



                                

             

                                                                                                                                                               

               

                                

                              

For more information
Community Development Department
Shawnee City Hall
16 W. 9th Street
Shawnee, OK 74801
405-878-1672

Planning Commission
October 2, 2024

 City Hall at 16 W. 9th Street, Commission Chambers
1:30 PM

Project Information

Request: Request to rezone from C-1 
(Neighborhood Commercial District) to 
R-2 (Medium Density Residential 
District) 

Applicant:  Gerona Fowler

Location:  1303 W. Farrall Street 

Case #: RZ03-24

PUBLIC HEARING

City Commission
October 21, 2024

City Hall at 16 W. 9th Street, Commission Chambers
6:00 PM

RZ03—24  1339 E Highland, C-1 to R-2
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Frequently Asked Questions
What is a Rezoning?
A Rezoning is a request to change the zoning of a property to a 
different zoning district. The zoning of a property determines many of 
the allowed uses available for development.

What is a Conditional Use Permit (CUP)?
A Conditional Use Permit (CUP) is a request for a particular use that has 
been classified in the Zoning Code as requiring a CUP. These uses 
require a thorough review because some uses could more intensely 
affect the area in which it is located.

Why did I receive a letter?
You own property within 300 feet of the subject property.

How do I comment on the request?
Try to attend the public hearing if you are able. Staff will also accept 
written comments for those who cannot attend.

What if I have questions?
Call the Community Development Dept. at 405-878-1672 or email the 
Community Development Director at rian.harkins@shawneeok.org.

What if I cannot attend the hearing?
Staff will accept written comments. You may also have a neighbor or 
friend attend the hearing to represent your interests at the meeting.

How will this request affect me?
Every property is different. Contact the Community Development 
Department for more information if you have concerns about any 
impact on you. 

I am not in favor of the request, what do I do?
Attend the meetings or provide written comments if you cannot 
attend.  Property owners within 300 feet of the subject property may 
also prepare a protest petition. Staff can supply information about the 
protest petition requirements.

Legal Description:  RZ03-24

Lots One, Two, Three, and Four, Block One, 
Timm’s Addition to the City of Shawnee, 
Pottawatomie County, Oklahoma, according to 
the recorded plat thereof.  Less and except that 
ported deeded to the State of Oklahoma for 
Highway purposes recorded in Book 694 Page 
309
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Planning Commission Meeting – 10.2.2024 – City of Shawnee, Oklahoma

Staff Report | RZ04-24 | R-1 to C-2 | 2025 MacArthur
------------------------------------------------------------------------------------------------------------------------------------------------
Date: September 25, 2024

To: Shawnee Planning Commission 

From: Rian Harkins, Community Development Director

Subject: Staff Report - Public hearing and consideration of a request to rezone from R-1 (Low Density 
Residential District) to C-2 (Regional Commercial District).
Case No. RZ04-24 | Applicant: Rueben Peltier Properties (Nick Atwood, Attorney)

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

Background

The subject property is located at approximately 2025 E MacArthur and contains approximately 4.84 acres. The 
request is to rezone approximately 1.81 acres of the property to C-2 (Regional Commercial District) from the current 
R-1 (Low Density Residential District). The subject property is just to the east of the intersection of Bryant and 
MacArthur.  The remaining part of the property would likely be split from the area under consideration for later 
development. The applicant is requesting the rezoning in order to construct a Dollar General store location.

Discussion

The subject property is zoned R-1 (Low Density Residential District). The properties surrounding the subject 
property to the east are zoned TA (Transitional Agricultural District). To the north, across MacArthur, the land is 
zoned C-2 (Regional Commercial District). To the immediate west and then further west at the intersection is land 
zoned R-1 and C-1 respectively. Thus, the request would be an extension of the existing C-2 zoning located to the 
north of the subject property.

The Comprehensive Plan Future Land Use Map (FLUM) indicates the subject property has a Large Lot Residential 
land use designation. The description of this land use is that is a land use focused on single family detached 
development, with civic uses generally allowed, and with special permission granted for higher intensity uses.  
Transitional Agricultural zoning is generally the appropriate zoning district for this land use designation.  However, 
there is a low intensity commercial land use immediately north of the subject property.  This land use classification 
generally lends itself to the C-1 Local Commercial District.  With this in mind, the request for the C-2 zoning would 
not be 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." 
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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.

Staff have received objections to the rezoning request, with any written objections included as an attachment to the 
staff report.

Findings and Facts:

• The subject property is adjacent to C-2 and TA zoning on MacArthur.
• Due to the Large Lot Residential future land use classification, the request is generally not in conformance 

with the Comprehensive Plan Future Land Use Map (FLUM).  
• There is a Low Intensity Commercial designation on the FLUM immediately across MacArthur to the north.  
• The increased lighting, landscaping, and screening standards would help mitigate any negative impacts upon 

neighboring properties.
• Notification for a public hearing was served.

Options:

• Recommending Approval of Case No. RZ024-24 to rezone from R-1 (Low Intensity Residential District) to 
C-2 (Regional Commercial District) as requested by the applicant.

• Recommending Approval of Case No. RZ024-24 to rezone from R-1 (Low Intensity Residential District) to 
C-1 (Local Commercial District).

• Recommending Denial of the application for RZ04-24 to rezone the subject property.
• Recommending Deferral Case No. RZ04-24 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 DENIAL of RZ04-24 to rezone the subject property to C- 2 (Highway Commercial District) 
to R-1 (Low Density Residential District).

This rezoning application will be heard at the City Commission meeting on Monday, October 21, 2024, at 6:00 pm.
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FIGURE 3.4: Future Land Use Plan
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For more information
Community Development Department
Shawnee City Hall
16 W. 9th Street
Shawnee, OK 74801
405-878-1672

Planning Commission
October 2, 2024

 City Hall at 16 W. 9th Street, Commission Chambers
1:30 PM

Project Information

Request: Rezoning request (RZ04-24) to rezone 
from R-1 (Low Density Residential 
District)  to C-2 (Regional Commercial 
District)

Applicant:  Reuben Peltier Properties, LLC (Nick 
Atwood, Attorney)

Location:  2025 E MacArthur 

Case #: RZ04-24

PUBLIC HEARING

City Commission
October 21 2024

City Hall at 16 W. 9th Street, Commission Chambers
6:00 PM

RZ04-24 R-1 to C-2 2025 E MacArthur
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Frequently Asked Questions
What is a Rezoning?
A Rezoning is a request to change the zoning of a property to a 
different zoning district. The zoning of a property determines many of 
the allowed uses available for development.

What is a Conditional Use Permit (CUP)?
A Conditional Use Permit (CUP) is a request for a particular use that has 
been classified in the Zoning Code as requiring a CUP. These uses 
require a thorough review because some uses could more intensely 
affect the area in which it is located.

Why did I receive a letter?
You own property within 300 feet of the subject property.

How do I comment on the request?
Try to attend the public hearing if you are able. Staff will also accept 
written comments for those who cannot attend.

What if I have questions?
Call the Community Development Dept. at 405-878-1672 or email the 
Community Development Director at rian.harkins@shawneeok.org.

What if I cannot attend the hearing?
Staff will accept written comments. You may also have a neighbor or 
friend attend the hearing to represent your interests at the meeting.

How will this request affect me?
Every property is different. Contact the Community Development 
Department for more information if you have concerns about any 
impact on you. 

I am not in favor of the request, what do I do?
Attend the meetings or provide written comments if you cannot 
attend.  Property owners within 300 feet of the subject property may 
also prepare a protest petition. Staff can supply information about the 
protest petition requirements.

Legal Description:  RZ04-24

Lots Forty-two (42) & Forty-three (43), Block Eight (8), HILLCREST 2nd ADDITION, to the City 
of Shawnee, Pottawatomie County, Oklahoma, according to the recorded plat thereof, a/k/a 
534 W. Wallace; Lot Eight (8), Block One (1), SUNSET PARK 2nd ADDITION, to the City of 
Shawnee, Pottawatomie County, Oklahoma, according to the recorded plat thereof, a/k/a 
625 W. Rosa; Lots Eighteen (18) & Nineteen (19), Block Nine (9), HILLCREST 2nd ADDITION, to 
the City of Shawnee, Pottawatomie County, Oklahoma, according to the recorded plat 
thereof, a/k/a 635 W. Ford; The East 25 feet of Lot Five (5) & ALL of Lot Six (6), Block Five (5), 
THOMPSON ACRES ADDITION, to the City of Shawnee, Pottawatomie County, Oklahoma, 
according to the recorded plat thereof, a/k/a 1202 E. Independence; The North Half (N/2) of 
Lot Six (6), and the West 20 feet of the North 100 feet of Lot Seven (7), and an irregular tract 
ofland on the South side of Lots Four (4) and Five (5 ), more definitely described as beginning 
at the Southwest Comer (SW/C) of said Lot Five (5); thence North 8 feet to a point; thence 
East at right angles with Broadway Street, 160 feet to a point; thence South to the south line 
of Lot Four ( 4 ); thence West along the south boundary line of said Lot 4 to the Southeast 
Comer (SE/C) of Lot 5; thence West along the South boundary line of Lot 5 to the point of 
beginning, ALL being in Block Five (5), NORTH PARK ADDITION to the City of Shawnee, 
Pottawatomie County, Oklahoma, according to the recorded plat thereof, a/k/a 1207 N. 
Broadway; Lots Fourteen (14) and Fifteen (15), Block Three (3), THE TIMBERS ADDITION to 
the City of Shawnee, Pottawatomie County, Oklahoma, according to the recorded plat 
thereof, a/k/a 1914-19 l 6 Aspen; and Lots Sixteen (16) & Seventeen (17), Block Three (3), 
THE TIMBERS ADDITION, to the City of Shawnee, Pottawatomie County, Oklahoma, according 
to the recorded plat thereof, a/k/a 1915-1917 Aspen; The South 30 feet of Lot Thirteen (13) 
& ALL of Lot Fourteen (14), Block One (1), AP COLLEGE VIEW ADDITION to the City of 
Shawnee, Pottawatomie County, Oklahoma, a/k/a 3909 N Aydelotte; Lots Eighteen (18) & 
Nineteen (19), Block Two (2), THE MEADOWS AP  ADDITION to the City of Shawnee, 
Pottawatomie County, Oklahoma, a/k/a 4110-4112 N Market; A tract of land described as 
beginning 662.75 feet S88°1 l '20"E of the Northwest Comer of the Northwest Quarter (NW/C 
NW/4) of Section Nine (9), Township Ten (10) North, Range Four (4) East of the Indian 
Meridian, Pottawatomie County, Oklahoma; thence S88°1 I '20"E and along the North line of 
said Section 9 a distance of 331 .27 feet; thence S00°59'53"W a distance of 635.80 feet; 
thence N88° 14 '20"W a distance of 3 31 .68 feet; thence NO 1 °02' 1 0"E and parallel with 
the West line of said Section 9 a distance of 636.07 feet to the point of beginning; said tract 
of real property located on MacArthur Street, Shawnee, Oklahoma; A tract of land beginning 
at a point 33 feet East and 160 feet South of the Northwest Comer of Lot Three (3), being the 
Northwest Quarter of the Southwest Quarter (NW/4 SW/4) of Section Eighteen (18), 
Township Nine (9) North, Range Four (4) East of the Indian Meridian, Pottawatomie County, 
Oklahoma; thence East 325 feet; thence North 140 feet; thence East 40 feet; thence South 
140 feet; thence East 394 feet; thence South 225 feet; thence West 609 feet; thence North 
150 feet; thence West 150 feet; thence North 75 feet to the point of beginning; LESS AND 
EXCEPT a tract of land described as beginning at the Northwest Corner of said Lot Three (3), 
thence S00°16'22"W a distance of235 feet; thence N89°11 '00"E a distance of 183 feet to the 
Point of Beginning; thence N89° 11 '00"E a distance of 9.95 feet; thence S00° I 6'22"W a 
distance of 150 feet; thence N90°00'00"W a distance of 9.92 feet; thence N00°15'43"E a 
distance of 149.86 feet to the point of beginning, containing 3.5 acres, more or less, located 
in Tecumseh, Oklahoma.
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NOTICE OF PUBLIC HEARING
Rezoning Request (RZ04-24)

It is hereby noticed that the City of Shawnee Planning Commission will hold a public hearing on October 2, 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 October 21, 2024, at 6:00 p.m. in the Commission Chambers at City 
Hall.  The Planning Commission and City Commission will consider a rezoning request (RZ04-24) to rezone from 
R-1 (Low Density Residential District)  to C-2 (Regional Commercial District) at property addressed as 2505 E 
MacArthur and described as: 

Lots Forty-two (42) & Forty-three (43), Block Eight (8), HILLCREST 2nd ADDITION, to the City of Shawnee, Pottawatomie County, Oklahoma, according 
to the recorded plat thereof, a/k/a 534 W. Wallace; Lot Eight (8), Block One (1), SUNSET PARK 2nd ADDITION, to the City of Shawnee, Pottawatomie 
County, Oklahoma, according to the recorded plat thereof, a/k/a 625 W. Rosa; Lots Eighteen (18) & Nineteen (19), Block Nine (9), HILLCREST 2nd 
ADDITION, to the City of Shawnee, Pottawatomie County, Oklahoma, according to the recorded plat thereof, a/k/a 635 W. Ford; The East 25 feet of 
Lot Five (5) & ALL of Lot Six (6), Block Five (5), THOMPSON ACRES ADDITION, to the City of Shawnee, Pottawatomie County, Oklahoma, according to 
the recorded plat thereof, a/k/a 1202 E. Independence; The North Half (N/2) of Lot Six (6), and the West 20 feet of the North 100 feet of Lot Seven 
(7), and an irregular tract ofland on the South side of Lots Four (4) and Five (5 ), more definitely described as beginning at the Southwest Comer 
(SW/C) of said Lot Five (5); thence North 8 feet to a point; thence East at right angles with Broadway Street, 160 feet to a point; thence South to the 
south line of Lot Four ( 4 ); thence West along the south boundary line of said Lot 4 to the Southeast Comer (SE/C) of Lot 5; thence West along the 
South boundary line of Lot 5 to the point of beginning, ALL being in Block Five (5), NORTH PARK ADDITION to the City of Shawnee, Pottawatomie 
County, Oklahoma, according to the recorded plat thereof, a/k/a 1207 N. Broadway; Lots Fourteen (14) and Fifteen (15), Block Three (3), THE TIMBERS 
ADDITION to the City of Shawnee, Pottawatomie County, Oklahoma, according to the recorded plat thereof, a/k/a 1914-19 l 6 Aspen; and Lots Sixteen 
(16) & Seventeen (17), Block Three (3), THE TIMBERS ADDITION, to the City of Shawnee, Pottawatomie County, Oklahoma, according to the recorded 
plat thereof, a/k/a 1915-1917 Aspen; The South 30 feet of Lot Thirteen (13) & ALL of Lot Fourteen (14), Block One (1), AP COLLEGE VIEW ADDITION 
to the City of Shawnee, Pottawatomie County, Oklahoma, a/k/a 3909 N Aydelotte; Lots Eighteen (18) & Nineteen (19), Block Two (2), THE MEADOWS 
AP  ADDITION to the City of Shawnee, Pottawatomie County, Oklahoma, a/k/a 4110-4112 N Market; A tract of land described as beginning 662.75 
feet S88°1 l '20"E of the Northwest Comer of the Northwest Quarter (NW/C NW/4) of Section Nine (9), Township Ten (10) North, Range Four (4) East 
of the Indian Meridian, Pottawatomie County, Oklahoma; thence S88°1 I '20"E and along the North line of said Section 9 a distance of 331 .27 feet; 
thence S00°59'53"W a distance of 635.80 feet; thence N88° 14 '20"W a distance of 3 31 .68 feet; thence NO 1 °02' 1 0"E and parallel with the West 
line of said Section 9 a distance of 636.07 feet to the point of beginning; said tract of real property located on MacArthur Street, Shawnee, Oklahoma; 
A tract of land beginning at a point 33 feet East and 160 feet South of the Northwest Comer of Lot Three (3), being the Northwest Quarter of the 
Southwest Quarter (NW/4 SW/4) of Section Eighteen (18), Township Nine (9) North, Range Four (4) East of the Indian Meridian, Pottawatomie County, 
Oklahoma; thence East 325 feet; thence North 140 feet; thence East 40 feet; thence South 140 feet; thence East 394 feet; thence South 225 feet; 
thence West 609 feet; thence North 150 feet; thence West 150 feet; thence North 75 feet to the point of beginning; LESS AND EXCEPT a tract of land 
described as beginning at the Northwest Corner of said Lot Three (3), thence S00°16'22"W a distance of235 feet; thence N89°11 '00"E a distance of 
183 feet to the Point of Beginning; thence N89° 11 '00"E a distance of 9.95 feet; thence S00° I 6'22"W a distance of 150 feet; thence N90°00'00"W a 
distance of 9.92 feet; thence N00°15'43"E a distance of 149.86 feet to the point of beginning, containing 3.5 acres, more or less, located in Tecumseh, 
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.

RZ04-24 R-1 to C-2 2025 E MacArthur
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