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 ORDINANCE NO. O-1617-2  ITEM NO. 3b 
           
 

STAFF REPORT 
 
GENERAL INFORMATION 
 
 APPLICANT Mike Jolley Investments, L.L.C. 
 
 REQUESTED ACTION Rezoning to C-1, Local Commercial District 
 
 EXISTING ZONING RM-2, Low Density Apartment District 
 
 SURROUNDING ZONING North:  PUD O-1213-11 
   East:  PUD O-0910-11 
   South:  PUD O-9798-24 
   West:  RM-2 and R-1 
 
 LOCATION Northwest corner of 36th Avenue N.W. and 

Cascade Boulevard 
  
 SIZE  2.09 acres 
 
 PURPOSE Commercial Development 
 
 EXISTING LAND USE Vacant 
 
 SURROUNDING LAND USE North: Apartments  
   East:  Offices and Retail Shops 
   South:  Single Family Homes 
   West: Church 
 
 LAND USE PLAN DESIGNATION Institutional 

 
 
SYNOPSIS:  The applicant’s request is to rezone approximately 2.09 acres from RM-2, Low 
Density Apartment District to C-1, Local Commercial District to develop two one-story buildings 
for a retail shopping center.  Each building will front on 36th Avenue N.W. and be 
approximately 10,500 square feet with up to six lease spaces in each building.  Any allowed 
use in C-1, Local Commercial District will be permitted to occupy the lease spaces as long as 
the parking requirement can be met.   
 
ANALYSIS:    This area of Norman has experienced an increase in residential and commercial 
development over the last 20 years.  Norman Regional Healthplex has generated much of the 
development in the general vicinity with new neighborhoods, office buildings, retail shops and 
shopping plazas in northwest Norman.   



 

An increase in residential development is a direct correlation to the need for an increase in 
commercial development in a given area.  To the west and south of this site is Cascade 
Estates single family residential development; the first phase was zoned R-1 in 1984 and is 
directly west of the church that abuts this site. The remaining Cascade Estates development 
was developed under a PUD in 1998.  Directly north of this site is Windsor Apartments that 
recently received occupancy permits.  To the east of the site is the Norman Regional Medical 
Park with several specialty medical clinics and the hospital, along with a commercial corner at 
Tecumseh on the east and west sides of 36th Avenue N.W.   
 
This area of Norman has experienced continued growth due to the proximity to interstate 
access, medical facilities, goods and services and entertainment. For example, the following 
new residential developments, such as Brookhaven Mansions Senior Independent Care 
Facility, The Falls at Brookhaven and Windsor Apartments, are located within a mile of this site.  
The Neighborhood Wal-Mart at Rock Creek Road and 36th Avenue N.W., as well as Legacy 
Office Park on the north side of Rock Creek Road between 36th Avenue N.W. and 24th Avenue 
N. W., are recent commercial developments in the area that provide goods and services to 
the growing population in this area.   
 
This development proposal is similar in nature to the surrounding commercial developments 
that abut residential neighborhoods; for example, the northwest corner of 36th Avenue and 
Rock Creek Road is a convenience store and shopping center and Warwick Addition, a single 
family residential development, is directly west of the commercial development. This proposal 
is similar.  Planning principles support commercial development in close proximity to residential 
neighborhoods on the exterior arterial streets---this proposal fits those parameters.   
 
ALTERNATIVES/ISSUES:      
 

 IMPACTS This development proposal’s main impact is going from vacant to 
developed land; because this site is currently zoned RM-2, an apartment building can 
be built by right.  Because of the proximity to the new Windsor Apartments immediately 
to the north of this site and new apartments on Rock Creek Road—Legacy Trail 
Apartments (currently under construction) and the Falls at Brookhaven and the 
University North Park Apartments (currently under construction,) the property owner has 
decided a commercial shopping center is a better fit for the site. 
 
Fundamental planning principles indicate that increased population in a localized area 
requires increased goods and services within proximity to that population; this retail 
shopping center will help provide those needs.  

 
 ACCESS A traffic impact assessment has been submitted by the applicant and 

approved by the city traffic engineering division.  According to the assessment this 
proposal will generate an increase of 3.8 percent trips at the intersection of 36th Avenue 
N.W. and Cascade Boulevard.  
 
The two commercial buildings will share one access off of 36th Avenue N.W. and one 
access onto Cascade Boulevard. The drive approaches are shown on the plat and site 
development plan.  
   
Prior to this proposal, a traffic signal was recommended at 36th Avenue N.W. and 
Cascade Boulevard; the applicant will share part of this expense based on the amount 
of traffic this development will contribute at this intersection.  



 

 
 
OTHER AGENCY COMMENTS: 
 

 PREDEVLOPMENT MEETING #16-6                                                                       April 28, 2016 
         

Application Summary 
The applicant is requesting a Norman 2025 Land Use & Transportation Plan amendment 
from Institutional to Commercial and rezone from RM-2, Low Density Apartment District 
to C-1, Local Commercial District to develop a single-story 19,200 square foot 
commercial retail center.  

 
Neighbor’s Comments/Concerns 
The neighbors’ main concern is an increase in traffic that will be created on Cascade 
Boulevard.  They fear another access point onto Cascade Boulevard will cause too 
much traffic for their neighborhood.   
 
The neighbors questioned the type of retail that would be occupying the space.  
The neighbors asked if office space would be considered. 
 
What will be the design?  Will it look like the commercial center across the street? 

 
Applicant’s Response 
Mr. Rieger explained that as they move forward with the preliminary plat traffic access 
points will be addressed by city engineers.  At that time it will be determined if a traffic 
impact assessment will be required. 
 
Mr. Jolley expressed that he wants to be a good neighbor and would consider cross 
access between the church’s existing access points and the new retail center so a new 
drive approach off Cascade Boulevard may not be needed. 
 
Mr. Rieger pointed out that the commercial center could have any use that is allowed 
in C-1 and the market controls who will occupy the space. 
 
Mr. Rieger explained the applicants are not interested in office space and that Norman 
is currently saturated with unoccupied office space.  
 
Mr. Rieger explained that the retail center will be brick and meet all city requirements 
and have an upscale design.  

 
 PARK BOARD    Parkland dedication is not required for this commercial proposal. 

 
 PUBLIC WORKS    The Preliminary Plat for this development, Jolley Addition including a 

Replat of Olivet Baptist Mission, has been submitted, reviewed and accepted as 
required per subdivision regulations.    

 
STAFF RECOMMENDATION:   This development proposal can be supported by staff; this 
site has not developed into any use allowed in RM-2 for well over 25 years because of the 
minimal size of the parcel.  A commercial development to serve the surrounding 
neighborhoods is compatible and similar to other commercial developments that front 36th 
Avenue N.W.  Staff supports and recommends approval of Ordinance No. O-1617-2.   


