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Who We Are

Project Manager Project Planner Project Planner

Dawn Thomas, AICP Chad Bunger, AICP, AFM Destiny Andrews, AICP
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To increase
the amount
and
affordability
of housing in
the city

WHY is this Project Important

for Ponca City?

To promote
economic
vitality,
protect
commercial
areas, and
revitalize
downtown

To improve
connectivity
across the
city for cars,
bikes, and
pedestrians

To provide
clarity for
both
property
owners and
developers

To create
ways that
manage
resources
better,
including
taxpayer
dollars



What is a Unified
Development
Code?

Design
Standards

Quality
Development

Streamlined
Processes

Subdivisions

Signage




Unified Development Code Process

Phase 1: Phase 2: Phase 3:
Code Diagnostic UDC Development Refinement &
Adoption

->

Aug.
2026

Sept.

2025 2026
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Community Engagement

Engagement | Priorities




Stakeholder Engagement

(1)

STAKEHOLDER  OPEN HOUSE ONLINE ONLINE MAP
INTERVIEWS SURVEY




Priorities

Historic Preservation

Landscape and Site Plan
Requirements

User-Friendliness and
Communication

Flexibility and Alternative
Compliance

Quality Building Materials

EH

Permitted Uses

= ]

Moderate Intensity Infill

Setbacks and
Dimensional Standards
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Diagnostic Report

Review | Key Deficiencies | Recommendations




Diagnostic Report
Review

Executive Summary
Review of Plans and Policies

Stakeholder Engagement

Development Code
Deficiencies

« Zoning Ordinance (Title 11) |

. ?;)bdivision Regulations (Title ok

« Appendices

UNIFIED DEVELOPMENT CODE




Key Deficiencies

Deficiency Title 11 - Zoning Sngji\Jiiic-)n
Not aligned with adopted plans X X
Do not reflect current best practices X X
Lacks graphics to communicate key concepts X X
Nomenclature and language are confusing X X
Not user-friendly X X
Too many, or ineffective, zoning districts X

Dimensional requirements too rigid X

Parking recommendations are not context-sensitive X

Technical standards are codified vs. provided in technical manual X X
No design standards for non-residential building types X

Lacks standards for infill development X X
Lacks purpose statements and clear applicability criteria X X
Subdivision standards lack context X

Low-impact development/green infrastructure options unavailable X X



Recommendations

« Encourage missing-middle housing types and mixed-use
development

« Address infrastructure requirements and related incentives
« Evaluate and update development review processes

* Provide clarity for property owners and developers

« Reorganize for clarity and usability

« Add flow charts, graphics, and tables to enhance user
experience



General Provisions and
Processes

Proposed Code Structure | General Provisions Outline |
Processes Activity




Proposed Code Structure

Article Title

| General Provisions

I Zoning Districts

Il Uses

IV Development Standards
\ Subdivision Regulations
VI Public Improvements, Stormwater, Management, and the Environment
VI Procedures
VIII Nonconformities

IX Enforcement

X Administration

Xl Definitions




General Provisions Proposed Outline

Chapter

Arficle 1 — General
Provisions

Section

1.01.01 =Title
1.01.02 — Purpose

1.01.03 — Authority

1.01.04 - Jurisdiction

1.01.05 - Conflicting
Provisions

1.01.06 — Private
Restrictions

1.01.07 — Severability

1.01.08 — Repeal of
Existing Ordinances

1.01.09 - Effective Date

Notes

Establishes how the UDC is referred
Provides the UDC's infent

Highlights the State Statutes that establishes the
ubDC

A brief overview of where and how the UDC
applies

Clarifies which regulations control if there is conflict
with the UDC and other regulations

States the UDC does not interfere with private
restrictions

Disclaimer stating that if one part of the UDC is
deemed legally invalid, that the entire UDC is not
legally invalid

States the existing ordinances are to be repealed
upon establishnment of the UDC effective date

Establishes the date when UDC regulations apply



Processes Activity

Discuss current

processes for zoning,
subdivision, and Board
of Adjustment.
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Districts and Uses

/oning Types | Current Approach | Proposed Approach




Zoning Types
Conventional

Form-Based

Composite

Hybrid



Zoning Types
Conventional

Form-Based

Composite

Hybrid

Regulates development by separating different
land uses and concentrating similar land uses into
distinct areas or zones

Each zone has its own height, setback, parking,
landscaping, and building volume restrictions that
vary with intensity

Residential districts are usually located away from
more intense zoning districts

Development standards tend to be sparse
because of the emphasis on use classification
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Zoning Types
Conventional

Form-Based

Composite

Hybrid

Advantages

Familiarity

Effective at controlling
development scale

Protects low-intensity uses
from more intensive uses

Good for auto-centric
communities

Disadvantages

Not much emphasis on
development design

Segregates uses
(exclusionary)

Outdated dimensional
and development
regulations

Not much ability for
unigque or mixed-use
development

Unpredictable



Zoning Types
Conventional

Form-Based

Composite

Hybrid

Regulates development by focusing on the scale,

design, and placement of buildings

Parficular attention to the development’s
relationship with the street and other public
spaces

Belief that the look and arrangement of buildings
better define a community’s character than the
actual uses that take place within those buildings

Typically includes a regulating plan that
establishes the boundaries where Form-Based
Zoning applies

Good approach if the goal is to increase site
attractiveness, maintain community character,
maximize use diversity, and promote
walkable/pedestrian-friendly style developments
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Zoning Types
Conventional

Form-Based

Composite

Hybrid

Advantages

Addresses site design
Outcome specific

More use allowances =
more landowner flexibility

Good for dense or
walkable areas

Community compatibility

Disadvantages

Not much familiarity

Complicated and layered
regulations

Limited scope

Not too popular with
developers

Less public input
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Zoning Types
Conventional

Form-Based

Composite

Hybrid

« A customizable approach that utilizes three
development components — use, form, and site -
to create a variety of zoning districts

Use — establishes the types of land uses
(residential, commercial, industrial, etc.)
permitted within a zoning district and relates
them to form

Form — height limits, entryway typologies,
facade design standards, etc., are classified
according to the permitted use.

Site — The arrangement of the site, building
location, landscaping, parking, and
accessibility are addressed after use and form
are established
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Zoning Types
Conventional

Form-Based

Composite

Hybrid

Advantages

Addresses site design
More flexibility

Customizable menu and
limitless options

Context sensitive
Land use mix

Reduction in zoning
districts

Disadvantages

Not much familiarity

Complicated and layered

regulations
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Zoning Types
Conventional

Form-Based

Composite

Hybrid

Incorporates the best practices from the various
zoning approaches — conventional, form-based,
performance-based, composite - to create
appropriate zoning regulations

Typically, hybrid zoning has a base layer like @
conventional zoning approach with additional
regulations noticed in form-based and
performance-based zoning codes

It's a context-sensitive approach that requires
different regulations for certain areas within a city
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Zoning Types
Conventional

Form-Based

Composite

Hybrid

Advantages

Innovative
Comprehensive

Effective balance of
flexibility and certainty

Customizable menu

Mix of conventional and
modern techniques

Disadvantages

Not much familiarity

Complicated and layered

regulations
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Areas of Consideration for
Specific Zoning Approaches

Downtown

Industrial Centers ee0 000 ®00
Corridors ee0 000 000
Rural Residential ee0 000 ®00
Suburban Neighborhoods YY) 000 000

ooo = Not Appropriate

eoco = Somewhat Appropriate
ee0 = Appropriate

eee = Most Appropriate

Key



Current Zoning Approach

» Conventional, use-based
Context-sensitivity via overlays <
» Autocentric
Redundancy in district purposes <«
» Limits housing variety

Inflexibility for historic structures «
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Current Zoning Districts

. . e District Total District Total (# Zoning Category | Zoning Category Total
Loning Category | Zoning District (Acreage)* of Parcels) Total (Acreage) (# of Parcels)
. A 0 0
Agricultural RA 197 1 192 11
R-1 5,923 9.368
R-2 220 866
. . R-2M 48 116
Residential R3 159 320 6,386 10,676
RMHP 36 6
RMHS 0 0
C-1 190 284
Commercial C-2 648 554 885 1,076
CBD 47 238
P 0 0
. -1 882 199
Industrial D) 21 ] 975 207
-3 52 7
. P 2,063 142
Unclassified PUD 5 ] 2,068 143
HMC 53 125
Overlay*** HP 22 68 75 193
AZ** 0 0
Total 20 10,581 12,113 10,581 12,113

*Rounded to the nearest whole number *Unmapped ***Overlays not counted toward totals



Current Zoning Map

e

Zoning
Commercial
B
B c2
CBD

Industrial
o
Bl -2
Bl -3
Public

e

Ui 1

0 02505

Residential
[ Jra
[ 1r-2
R-2M
B R-3
CIrA
[T RrRMHP

[ city Limits

1

= JVIEY

Sources: Esri, TomTom, Garmin, FAO, NOAA, USGS, © OpenStreetMap contributors, and the GIS User

Community
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ol L
Downtown -
Brainstorming Questions 0 e |
«  What should our boundaries be?

. L
Bl
« What types of demgn elements do eajesils §§§§§§§== ==§§E§§§%§§E

] :
we want to regulates s ﬁﬁéﬂsgiﬁ? éiﬁ%;%ﬁé%%%
Biadiggroicis m

EEE

i
lg

«  What types of buildings/ EL
developments do we want to see@¢

>

 How tall do we want to go?

Zoning

*  What kinds of building materials do

Commercial Residential Industrial

1 o
.

we need to encourage or o CJra iy
prevent? Elc. [ Jr2 EE2
CBD [ r2Mm B -3
. B R-3
Public i X E i Tom, Garmin, FAO, NOAA, USGS, ©
I:] P % RA D RIS irEu(t)g:s, and tlfr:e GIS User Community
RMHP
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Industry Centers

Brainstorming Questions

What types of design elements do
we want to regulate?

What types of
buildings/developments do we
want to see?

What infrastructure should be
required for development?

Zoning
Industrial
e
Bl -2
-

[ city Limits

Sources: Esri, TomTom, Garmin, FAO, NOAA, USGS, ©
OpenStreetMap contributors, and the GIS User Community
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Possible
Development

Brainstorming Questions

«  What infrastructure should be
required for development?

«  What types of design elements do
we want to regulate?

 What types of
buildings/developments do we
want to see?

Zoning
Commercial Residential Industrial
B c [ R e
B c-2 [ 1Rr2 -2
CBD N rov 3
Public B R-3 L
e [ ra [ city Limits
[] rRMHP

i

A
—

=i -3

[n]
o
"I

o

- JTTIT
T
L2
W
£
HXCHS
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Proposed Zoning
Framework

Each zoning district has its own:

* Purpose statement and description
that aligns with the
Comprehensive Plan

* Internal cross-references to the Use
Table and other applicable
development standards

« Dimensional standards table

« Associated permissible building
types

« Special regulations provided as
necessary

Zoning Category

Proposed District

Proposed District
Nomenclature

Rural Residential RR
Middle-Density Residential RM
Residential
High-Density Residential RH
Tiny and Manufactured Homes RT
. Mixed-Use MU
Mixed-Use
Downtown DT
. Local Commercial CL
Commercial - -
Regional Commercial CR
Flex Industrial IF
Industrial
Manufacturing Industrial IM
Unclassified Planned Unit Development PUD
Historic District HP
Overlay ; :
Airport Height AH




Rual Residential (RR)

« Accommodates continued use of large-lot, low-intensity
residential options

» Possible Typical Buildings:

» Large-Lot Single-Family Homes

« Subdivision-Lot Single-Family Homes
» Cluster Subdivisions

« ADUS

« Sheds, Barns, Garages, etc.
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Middle-Density Residential (RM)

* Provides for traditional neighbornood design with
supporting amenities such as parks, open space, and
neighborhood services.

» Possible Typical Buildings:

« Small-Lot Single-Family Homes

« ADUS

« Townhomes/Rowhouses

* Duplexes

* Triplexes

« Quadplexes

* Mixed-Use, Neighborhood Scale
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High-Density Residential (RH)

- Provides for higher-density projects and supporting
amenities.

» Possible Typical Buildings:

« Quadplexes

« Small-scale Apartment Buildings (5-12 homes)

« Garden Style and Urban Apartment Buildings (12+ homes)
» Civic/Recreation

* Mixed-Use, Neighborhood Scale

* Mixed-Use, Community Scale

* Neighborhood Office
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Tiny and Manufactured Home Residential (RT)

« Accommodates housing types typically seen in localized
groups

* One larger lot is divided into smaller, park-style lofs

» Possible Typical Buildings:

* Tiny Homes
« Manufactured Homes
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Mixed-Use (MU)

* Provides for a pedestrian-scaled, harmonious mix of
residential and nonresidential uses near downtown and
commercial developments

* Very similar to RH but focuses more on pedestrian pattern.

» Possible Typical Buildings:

 Townhouse/Rowhouse

« Small-scale Apartment Buildings (5-12 homes)
Small-Lot Single-Family Homes

Live-Work

Mixed-Use, Neighborhood Scale

Mixed-Use, Community Sale

Neighborhood Shopping Center
Civic/Recreation
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Downtown (DT)

* Infends to require and allow pedestrian-oriented,
mixed-use, urban infill redevelopment, providing
shopping, employment, housing, and business and
personal services

» Possible Typical Buildings:

« Live-Work

* Mixed-Use, Neighborhood Scale
* Mixed-Use, Commercial Scale

* Neighborhood Shopping Center
« Civic/Recreation



Local Commercial (CL)

* Provides a range of non-residential uses that support
nearby residential uses.

» Possible Typical Buildings:

* Neighborhood Shopping Center

* Neighborhood Office and Commercial
* Mixed-Use, Community Scale

» Civic/Recreation
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Regional Commercial (CR)

* Provides for shopping and commercial activities that
offer a full range of consumer retail opportunities,
employment services, and tourist attractions on a
regional scale.

» Possible Typical Buildings:

« Regional Office and Commercial
» Regional Shopping Center
* Mixed-Use, Regional Scale
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Flex Industrial (IF)

* Infends to require and allow pedestrian-oriented,
mixed-use, urban infill redevelopment, providing
shopping, employment, housing, and business and
personal services

» Possible Typical Buildings:

 Light Industrial Flex Space
« Regional Office
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Manufacturing Industrial (IM)

* Infends to require and allow pedestrian-oriented,
mixed-use, urban infill redevelopment, providing
shopping, employment, housing, and business and
personal services

» Possible Typical Buildings:

 Light Industrial Flex Space
 Heavy Industrial
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Proposed Zoning District Equivalency

. . Proposed District - . .
Zoning Category Proposed District Nomenclature Existing Zoning Equivalents
A
Rural Residential RR RA
R-1
R-1
Residential Middle-Density Residential RM R-2
R-2M
High-Density Residential RH R-3
. RMHP
Tiny and Manufactured Homes RT
RMHS
. Mixed-Use MU -
Mixed-Use
Downtown DT CBD
Local Commercial CL C-1
Commercial Regional Commercial CR C-2
- - CBD
. IP
Flex Industrial IF o
Industrial 5
Manufacturing Industrial IM 3
ope - - P
Unclassified :
Planned Unit Development PUD PUD
- - HMC
Overlay Historic District HP HP
Airport Height AH AL




Zoning Districts in the Code

<} Wrhan Character Area Chapter 3. Zoning Regulations

The Urban Character Area describes areas inclucing traditional cowntosns and mediem- to high-density cenber
city meighborhoods. Urban places blend a wide variety of bind wses within individual districts, development sibes, b} MH-2, Meighborbaod 2 District
amnd hull:llng; to promete compact development and walkable envircnments. These areas prioritice pedestrians,

The NH-2 District incledes a harmonious mix of wellintegrated and compatible land uses that seambessly blend
bikcydists, and other mult-modal users.

together. Convendently located neighberhaod services support a vibrant living experience, with both vertical and
hartzontal miaed use develapmant. This gistrict iz designed to enable people ta live, wark, and play in a cobiesive
ariranment.

Figure 3-2-5. Urban Character Area Example |llestrations

Exampli of Disansiesl

Standards Miasurements

e

e
e :

IR L ae sa DPEEE B

[

Figura 3-2-8. NH-2 Density, Dimansions, and Primary Bullding Design Standards

sighest-intensity nelghborhcods sighest-intensity relghborhcods =ighest-intensity nelghborhoods mm
with primarily resicential with compatible-scale nelghborhood  with a mix of residential and

development SErvkEs nonresidential development DENSTY
Rusidantial Demaity (Mas. | & DUA 14 U 40 DU
IDVIFAE WS NN,
e Lt Width [ &' EL Pl
Figura 3-2-6. Urban Charactor Area Standards e Lot Dapth [Min.} oo &0 50
Stregtscape e Frent Stk [Min.)
[P 25" o' HY
Sbrer Creas-Sectian S Sac. 5-2.0, Strwet D gn Critaria Arhml:uh“m. a 15 i
Serautlights S Sae. B-1L Straitlighting G Fras Buld.To Ling? I Mk
Sodwmaks & Trais Siew Sac. 5.2 M. Sdewalks and Multi-Use Paths Artarialiffallictons '
Licak w
Straut Traed Sau Suc. 570, Requind Landscaping -
Sida Sartback [l HY 3 o
Cannecliviy Saw Seee, 5.2 E.5. Block Length G
G Rar Setbiecs {Min.| 25 15" '
Pasking Traatmant e Sare. 5.2 N6, Guneral Stindards for OF-S8reet Wehsular Parking and Loading Areas e Grad P Heght [ L L ];L','i':';": .':Illu.:_"iuwﬂill;;:
Charactar Araa-Sgacilic Sandasd: Wo ol-oir ea? parking miy ba lecitad bitmaes 2w front Tacids mith 3¢ spevies
and thi pubike right-olway. 0 Bulding Faight {Mas.| an s0° r
Sow Sec. 54, Fencdng, S irg, o Budfuri
— nEnE, Semeni. = i A piriiary Sralur Sow Siee. 3-4.8.0. Acceisary Sructunn,
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Use Table

The Use Table lists the uses

permitted within all zoning districts.

Land uses are allowed in each
zoning district by-right, as a limited
use, or via a specific use permit

Limited uses are considered
permissible by-right through
administrative review, but are
accompanied by additional
standards unigue to that use

Uses requiring a specific use
permit must be approved through
a discretionary review process,
including public hearings.

Text

Symbol

Meaning

Description

Permitted By-Right

A ”P” in a zoning district column indicates that a
use is permitted by right. These uses are subject to
all other applicable regulations of this UDC.

Limited Use

An “L” in a zoning district column indicates that a
use is permitted by right, provided that it meets
any applicable use-specific regulations. These uses
are subject to all other applicable regulations of this
UDC.

Conditional Use Permit

An “C” in a zoning district column indicates that a
use may only be permitted upon approval of a
Conditional Use Permit.

Not Allowed

Ablank cell in a zoning district column indicates
that a use is not permitted as a primary use or
limited use in the zoning district.




Building Types

Agricultural Cluster Subdivision Single-Family, Large Lot

49

Bungalow/Cottage Court Courtyard/Garden Apartment Urban Apartment



Building Types

Mixed-Use, Regional Scale

Neighborhood Office and
Commercial Regional Office and Commercial

Regional Shopping Center Light Industrial/Flex Space Heavy Industrial

50

Civic/Recreation



Building Types

» Establishes the standards
applicable to the
development of each
building type.

* These standards infend to
ensure that development
reinforces the appropriate
character and scale within
the City's context areas

* The matrix is separated by
residential, mixed-use and
non-residential uses

Building Type Matrix

Key

Context Area

District =
Residential

Rural Single-Family
Fesidence

AG

I LC

RC FI DT

A B

C

I5

BEW

ET

CN

Suburban Single-
Family Residence

Urban Single-Family

Fesidence

Cottage Court

Townhome

S AN RN AN BN

LS BN BN I

Duplex

Plex Residence

Apartment

TN BN BN BN BN RN

Modern Apartment

S RN AN RN BN BN EEN B

sl s8] s

College House

Accessory Divelling
Unit

<




Gut Check!

Does this feel like the
right directione

Are there any

adjustments that woul
Improve this approac
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Next Steps




Where We're Headed

Create well-crafted purpose statements
reflective of the Comp Plan

Establish Building Typologies that
correspond with each District

Provide a Zoning Equivalency Table or
establish Legacy Districts

Begin creating dimensional standards
for each District



"% Module 2

Definitions, Mod.u!e. 3
General Subdivision
Provisions, Standards

Procedures

Module 1
istri Module 4
Districts and Toning

ses Standards

Update
Development

-

'0

Sept. August
2025 2026
Phase 1. Phase 2: Phase 3:
Code Diagnostic UDC Development Refinement &
Adoption
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Project Website

Ponca City UDC

Ponca City is creating a unified devel

ment code (UDC). It will include updated
ning and subdivist )

combined format

SCAN ME! UDC Timeline
Interactive Map Activity

o Phase 1: Code Diagnostic
e Disenoetic & Analueis oh " Click the "Add Marker" button below to place a marker on the map to leave us a comment about what you like,
The Code Diagnostic & Analysis phase lays the things that should be improved, or any other comments that you might have to shape the future of Ponca City.

foundation for the code update. This phase includes

detailed reviews of the City's adopted plans and codes,

interviews with frequent code users like City Staff and

developers, and & survey to get input from the public.
e e Q  Enter an address @ < /7
Phase 2: Draft Code Development . , I .
) ) 2 E ERS Roosewet Avenwe | £ i &
The second phase is the drafting of the code s 2 2 3 2 ¢+
'] &
amendments. The consultant team and City Staff will i i gl L § EASLOWSbrouk Mmrie -
E 3 4
work closely to prepare draft amendments to the code. : £ ShSrge Atenct i @ f A
; ) ) S 2 £ g Vo) " |
Draft amendments will be prepared during this phase & = 5 b S H f®
) o ) g 2 § § Wor Menidtio! 3
and presented to the Planning Commission and City 5 wen Summi Averide g % East Suimmw Avenue Park g Coubey mremst
i - & £ g1 sl Ul e Poplar A
Council for feedback. - 2 A g e £ Parkview Lat
2 H] ilala)® ¥
e B I S B 2y c 4 8,
. it Highland Avenue 5 e = = ey = = R
Phase 3: Code Refinement and Adoption Bl w1 8§ i £ A Wil il [k
4 § % wenbakmnie | f Eancpark Avenvel 5
The final phase will include detailed reviews and k| = 1 ‘ g [
£ West Hazel Avenve E £ 5
refinement of the draft code. A final workshop for 2 2 I ® £ 7 ¥ !-u;uNAv{M ¥ g
. - . W oadw, & 13 z £ £ Bl 8 & 3
decision-makers will be conducted before the Planning il Broaduay Svsae = - it A5 § & &3 &
g = i = BstBosdmayAvences £ 2 £ E | £ &
Commission and City Council consider the adoption of \ £ " [ S sl s B12l%ls
West Chestnut Avesce CRN3320 | /€ " Bt e vl B £ g s 8 £ g
the Unified Development Code. I 2 | (TN DR B i T
West Ceveland Avenue | N
I East (‘Imu‘d Avenue
TestGrand Avenue_ —— —— —— — — | | |
= — West Grand Aven i , M.
< ve Ponca City. East Grand Avenue East Grand Avenie
g Ve Contral Averue East Central Avenue
£
5
Fwest Oldahoma Avenue 3 5 o o
§ § g 1 ast Oklshoma Avenue g East Okiahoma Aws
g8 3 y 4 & £
£ i e > g T ¥ East Walnut Avenue® &
£l a 2 % § >3 E 8T R g — £
3 2 A & § A B3 3
» ;mm v:numnue § 5 £ 5 ; L ] 50 5
£ I ¢ 2 g £ s
b § & A== Eatt Mople Aveneds Q Add Marker
2 3
Tl o)) Riest Otoe Ave, = H
@m 3 41 Otoe Avenue H EastOBe Aot B8 0010 6—0-0—0— o-0-0-n— bt 56
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Thank you!

Questions?




Contact Information

City Staff
Chris Henderson, CFM

Development Services Director
City of Ponca City
580-767-0383
Hendecd@poncacityok.gov

City of

‘ PONCA

Jp——
Oblatioma

Consultant Team

Dawn Thomas, AICP
Project Manager

Freese and Nichols, Inc.
539-202-1818
Dawn.Thomas@freese.com

E FREESE
B :NICHOLS
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