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Call to Order 

Roll Call 

SSZ-517 

SPECIAL MEETING NOTICE AND AGENDA 
SAND SPRINGS PLANNING COMMISSION 

January 27, 2026 
6:00 p.m. 

Charles Page High School Cafeteria 
500 N. Adams Rd. 

Sand Springs, OK 74063 

STR 2,3-20N-11 E and 33,34,35-21 N-11 E 

Commission will discuss and consider approving, denying, amending, revising, or 
continuing and make a recommendation to City Council, regarding the application of Lou 
Reynolds, on behalf of Alan Ringle, to rezone 826+ acres from AG (Agriculture) to IL 
(Industrial Light) and PUD-039. The property is legally known as being 826+ acres located 
in Sections 2,3-20N-11 E and 33,34,35-21 N-11 E, commonly known as being at approximately 
56th St. North and Hwy 97 in Osage County, Oklahoma. 

PUD-039 STR 2,3-20N-11 E and 33,34,35-21 N-11 E 

Commission will discuss and consider approving, denying, amending, revising, or 
continuing and make a recommendation to City Council, regarding the application of Lou 
Reynolds, on behalf of Alan Ringle, to allow PUD-039 for the development of a data center 
project and related uses on 826+ acres legally known as being located in Sections 2,3-20N-
11 E and 33,34,35-21 N-11 E, commonly known as being at approximately 56th St. North and 
Hwy 97 in Osage County, Oklahoma. 

SSCPA-007 STR 2,3-20N-11E and 33,34,35-21N-11E 

Commission will discuss and consider approving, denying, amending, revising, or 
continuing and make a recommendation to City Council, regarding the application of Lou 
Reynolds, on behalf of Alan Ringle, to amend the Sand Springs Comprehensive Plan Map 
from a residential designation to an Industrial Light designation, with an overlay known as 
PUD-039. The property is legally known as being 826+ acres located in Sections 2,3-20N-
11 E and 33,34,35-21N-11E, commonly known as being at approximately 56th St. North and 
Hwy 97 in Osage County, Oklahoma, zoned AG (Agriculture). 

Adjournment 

IF YOU REQUIRE SPECIAL ACCOMMODATIONS PURSUANT TO THE AMERICANS WITH 
DISABILITIES ACT, PLEASE NOTIFY THE CITY OF SAND SPRINGS AT 918-246-2575. 

This agenda was posted at S:' l.f � a.m.lC.m)on .J:( V\ 2'"2 , 2026, on the Sand Springs website 
=t!!fi�/.d�splay boJ.r<n Sand Springs Clly Hall, 100 E. Broadway, Sand Springs, OK by

Cynthia ebster 



 

 

 
      

STAFF REPORT – SSZ-517 
 

TO:    Planning Commission Members 
 

DATE:   January 27, 2026 
 

CASE:   SSZ-517 – Request to rezone 826+ acres from AG (Agriculture) to IL (Industrial 
Light) with a PUD overlay. 

 
LOCATION: 826+ acres located in Sections 2 and 3, Township 20 North, Range 11 East and 

Sections 33, 34, and 35, Township 21 North, Range 11 East.  

 BACKGROUND AND HISTORY: 
 
The applicant, Lou Reynolds, on behalf of Alan Ringle, is proposing to rezone 826+ acres of land 
from AG (Agriculture) to IL (Industrial Light) with a PUD overlay.   

  
The property is legally described as: 
 
Lands situated in the County of Osage, State of Oklahoma, and described as follows: 

Lot 3 (NE/4 NW/4), Lot 4 (NW/4 NW/4), the S/2 NW/4 and the N/2 N/2 SW/4, all in Section 2.  

AND 

Lot 1 (NE/4 NE/4), Lot 2 (NW/4 NE/4), the S/2 NE/4 lying East of centerline of State Highway #97 
in Section 3.  

AND  

All that part of the N/2 SE/4 of Section 3, lying East of Highway #97 and North of the following 
described line:   

Beginning at a point on the East line of said SE/4 1848 feet N02°53'02"W of the Southeast corner 
of said SE/4; Thence S 89°48'36" W a distance of 943 feet; Thence S 02°53'02" E a distance of 
32.27 feet; Thence S 89°48'36" W a distance of 51.20 feet; Thence N 40°23'20" W a distance of 
254.70 feet; Thence S 84°38'35" W a distance of 887.32 feet to the right-of-way line of Highway 
#97.  

ALL in Township 20 North, Range 11 East, of the Indian Base and Meridian, Osage County, State 
of Oklahoma, according to the United States Government Survey thereof.  

AND  

SW/4 and W/2 NE/4 SE/4 and S/2 SE/4 and NW/4 SE/4 of Section 34, Township 21 North, Range 
11 East, of the Indian Base and Meridian, Osage County, State of Oklahoma, according to the 
United States Government Survey thereof.  
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AND  

Lot 2 (NW/4 NE/4) and SW/4 NE/4 of Section 2, Township 20 North, Range 11 East, of the Indian 
Base and Meridian, Osage County, State of Oklahoma, according to the United States 
Government Survey thereof.  

AND  

All that part of the E/2 SE/4 of Section 33, Township 21 North, Range 11 East of the Indian Base 
and Meridian, Osage County, Oklahoma, lying East of the East Right-of-Way of State Highway 
97 and North of the following described line:  

Commencing at the Southeast corner of the SE/4 of Section 33, Township 21 North, Range 11 
East; Thence N 00°07'33" W along the East line of the SE/4 a distance of 484.04 feet to a property 
corner and the Point of Beginning; Thence N 78°30'41" W along a property line a distance of 
625.02 feet to a point on the East Right-of-Way of State Highway 97 and a property corner and 
the point of ending.  

AND  

The E/2 NE/4 SE/4 of Section 34, Township 21 North, Range 11 East, of the Indian Base and 
Meridian, Osage County, State of Oklahoma, according to the United States Government Survey 
thereof.  

AND  

A part of the W/2 NW/4 SW/4 of Section 35, Township 21 North, Range 11 East, of the Indian 
Base and Meridian, Osage County, State of Oklahoma, according to the United States 
Government Survey thereof, more particularly described as follows, to-wit:  

Beginning at the Southwest corner of said W/2 NW/4 SW/4; Thence N 28°01'23" E a distance of 
240.00 feet; Thence N 00°52'49" W a distance of 250.00 feet; Thence N 32°17'58" W a distance 
of 222.52 feet to a point on the West line of said W/2 NW/4 SW/4; Thence S 00°52'49" E along 
said West line a distance of 650.00 feet to the Point of Beginning.  

Tax IDs: 79861, 27959, 27958, 27986, 27979, 85821, 65284, 64861, 65282, 64860, 25938, 
25936, 25931, and 87322.  

The property is commonly known as being at approximately 56th St. North and Hwy 97. 
 
STAFF RECOMMENDATION: 
 
The applicant is requesting to rezone 826+ acres from AG to IL with a PUD overlay. 
 
The surrounding properties adjacent to the proposed site for rezoning that are in platted 
subdivisions are zoned through Osage County as RS (Residential Single Family). Unplatted 
properties with metes and bounds legal descriptions are zoned AG (Agricultural). This information 
was provided by Osage County Planning and Zoning Director Jake Bruno. Surrounding properties 
range in size form approximately 2.5 acre tracts to large tracts in excess of 150 acres each. 

 
The Sand Springs Comprehensive Plan shows this area as residential in nature.  A simultaneous 
request to amend the Comprehensive Plan from AG to IL with a PUD (PUD-39) overlay 
accompanies this rezoning request. 
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Cities are required by State Law to notify property owners within 300’ of the subject property by 
mail about the proposed zoning change. The City of Sand Springs upon reviewing the minimum 
number of property owners at 300’ decided to provide a ¼ mile notification radius by mail. This 
was done in addition to the state requirements to place it in a newspaper of general circulation, 
place signs on the property, and to post an agenda with the items in place of common viewing by 
the public. 
 
The purpose of an Industrial Light District (IL) is to provide an environment conducive to the 
development of industrial facilities and to provide areas suitable for manufacturing, and other 
industrial activities which have slight or no objectionable environmental influences. 
 
Industrial Light allows a variety of use units to be allowed by right that include Area-Wide Uses 
(1), Agriculture (3), Community Services, Cultural, and Recreational Facilities (5), Off-Street 
Parking Areas (10), Offices, Studios, and Support Services (11), Other Trades and Services (15), 
Business Signs  (21), Scientific Research and Development (22), Warehousing and Wholesaling 
(23), and Light Manufacturing and Industry (25).  
 
The Future Land Use section of the plan indicates that Industrial Uses may be allowed near 
residential areas if Planned Unit Developments are utilized to help mitigate potential impacts to 
adjacent properties. While the Land Use Designation section speaks to Industrial Medium and 
Heavy categories, being best suited for PUD’s, it does not actually suggest that Industrial Light 
categories utilize PUD’s when adjacent to residential areas. The applicant is proposing to impose 
an additional level of oversight and protection for adjacent properties that the plan does not require 
for light industrial uses.  
 
While Industrial Light Zoning may not require a PUD if adjacent to residentially used property, it 
does act as a good safeguard for the surrounding properties. The PUD calls out what uses will 
specifically be allowed under the PUD. This provides a level of expectation and understanding for 
surrounding property owners by removing other allowed uses under straight zoning that might be 
more objectionable. Without a PUD overlay all the afore-mentioned Use Units and sub-uses would 
be allowed on the property. Should the property be approved for rezoning to IL, the companion 
PUD should be approved to help add protection to the surrounding area by allowing the least 
amount of allowed uses necessary to achieve the intended use of the property. 
 
The proposed principal use of the property is for a Data Center which falls under Use Unit 25. 
Use Unit 25 Light Manufacturing and Industry is designed to allow industrial uses having slight or 
no objectionable environmental influences by reason of the emission of odor, heat, smoke, noise 
or vibration. 
 
For this application and associated applications, a Data Center will herein be described as follows. 
“Data Center” shall mean a facility or facilities used to house, and in which are operated, 
maintained and replaced from time to time, computer systems and associated components, 
including, but not limited to, telecommunications and storage systems, cooling systems, power 
supplies and systems for managing electrical and mechanical performance, and equipment used 
for the transformation, transmission, distribution and management of electricity for on-site uses, 
internet-related equipment, data communications connections, private communication towers, 
environmental controls and security devices. 

 
City Infrastructure: 
This project has been reviewed by City Staff to ensure that it can be served by existing 
infrastructure and utility capacity owned and operated by the City of Sand Springs. City 
Administration provided a will-serve letter to the property owner outlining what services are 
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available, can be extended/upgraded, and what available capacities and constraints exist with 
needed infrastructure (see attached). 
 
Sand Springs operates the water distribution system that would serve this site. All water usage 
for the site would need to meet the allowable limits set forth by the City of Sand Springs. The City 
of Sand Springs reserves the right to set capacity and usage limitations on the proposed project 
to ensure adequate services to the greater Sand Springs community and service area. The City 
of Sand Spring will always prioritize the needs of the residents ahead of commercial and industrial 
users’ needs.  
 
The applicant has indicated that initial phases of development will rely on non-evaporative cooling 
solutions thus lowering the need for significant amounts of water to used. It is anticipated that a 
domestic level of water will be needed for common purposes such as sinks, restrooms, 
breakrooms, toilets, food preparation, etc. 
 
Traffic: 
The property is located along Highway 97 in Osage County. Maintenance responsibilities for the 
road fall under the State Highway Commission and Maintenance Division 8. The highway has a 
functional classification of a Major Collector and is designated as a Non-NHS route. Non-NHS 
routes are typically smaller roads, such as local roads or minor collectors, that primarily serve 
local travel needs rather than interstate or interregional travel. Non-NHS designated roads still 
function as major highways in rural and urban areas which provide critical linkage for travel across 
the state. Local jurisdictions often have more flexibility in design standards for these roads. 
 
This portion of State Highway 97 is a two (2) lane two (2) way undivided road segment with open 
bar ditches and no shoulder. The existing Right-of-Way along this segment of Highway 97 is 
primarily 50 feet with a surface width of 20’ at an average of 6-7 inches of thickness. Its current 
Level of Service Grade is a C. Level of Service C means there is a stable flow with speeds and 
maneuvering more closely controlled by higher volumes; a relatively satisfactory operating speed 
is still obtained. Level C or D is often considered an acceptable design standard for urban areas 
during peak periods, while rural highways might aim for a B or C.  
 
ODOT Engineers indicate based on general planning guidelines and the Highway Capacity 
Manual (HCM) methodology, for a lower speed 2 lane roadway (45 MPH and lower), with a Level 
of Service (LOS) C of roughly 10,000-16,000 Annual Average Daily Traffic (AADT). For 50 MPH 
we would estimate for LOS C roughly 9,600-14,000 AADT. 
 
These are general numbers which would likely be heavily influenced by number of 
driveways/intersections/heavy trucks/peak directional volumes/etc. 
 
The current Annual Average Daily Traffic Volume in the area directly adjacent to the project is 
490 vehicles per day, while the connecting portions of the highway to the south have 1,400 
vehicles per day according to the Oklahoma Department of Transportation. ODOT Engineers 
have indicated that with the minor volume of traffic currently present on the roadway a 
considerable increase in traffic volumes would be needed before nearing capacity of the Highway 
under its current design and condition constraints (See Attached Email). 
 
INCOG who maintains the Major Street and Highway Plan (MSHP)for the greater Tulsa Metro 
Area classifies this section of Highway 97 as a Primary Arterial. The MSHP is a strategic plan to 
provide a long-term vision for the arterial street system in the greater Tulsa Metropolitan Area, by 
establishing functional street classifications, right-of-way widths, and suggested lane numbers to 
guide future development, ensuring coordinated regional improvements, and safety, mobility, and 
economic vitality. 



 

Page 5 of 7 
 

 
Electricity: Power for the proposed data center will be supplied by Public Service Company of 
Oklahoma (PSO), following extensive reviews to protect the interests of all customers. By working 
closely with the Southwest Power Pool (SPP), PSO uses a deliberate planning process to 
guarantee a reliable energy supply. PSO confirms that the grid is strong enough to handle the 
data center's requirements, while ensuring that plenty of capacity remains available for residential 
needs and future growth opportunities. 
 
Data centers are required to pay for the full cost of any new power lines or equipment needed to 
operate. Data centers sign agreements with utility companies guaranteeing upfront payment for 
site-specific infrastructure and ensuring that the data center’s service rates fully pay for the data 
center’s energy usage.  
 
For this project the end user (Google) will pay for all required new infrastructure, including a 
dedicated substation and transmission lines. This commitment safeguards public finances while 
supporting the resiliency of the grid. Additional safeguards are put in place through the contractual 
requirements in the electric service agreement with PSO, which include long-term commitments 
to minimum bills and other financial guarantees that ensure PSO and residents do not incur costs 
as a result of the new project demand. 
 
PSO has worked with the developer and  PSO is planning ahead to meet rising energy demands 
while protecting reliability and affordability for all customers. Large-scale projects, such as the 
new data center, are part of this growth, and we’re dedicated to ensuring they do not negatively 
impact existing customers. Energy reliability and power supply is something we take very 
seriously, and we’re committed to making sure that all of our customers have power they can 
count on. 
 
We’re making forward-looking investments that strengthen the grid, reduce outages, and support  
economic development in communities like Sand Springs. When specialized infrastructure is 
needed for a single customer, those costs are covered by the developer, while shared 
improvements that benefit everyone are spread across our customer base, with large users 
carrying a significant share of the cost. All of PSO’s rates are reviewed and approved by the 
Oklahoma Corporation Commission, ensuring fairness and accountability (See Attached PSO 
Letter). 
  
Environmental Water and Wastewater: Any future development will have to comply with all the 
applicable laws and regulations of Federal, State and Local agencies. 
 
The City of Sand Springs operates an Industrial Pre-Treatment Program as required by the 
Oklahoma Department of Environmental Quality and the U.S. Environmental Protection Agency. 
The Industrial Pretreatment Program is a component of the National Pollutant Discharge 
Elimination System (NPDES)/Oklahoma Pollutant Discharge Elimination System (OPDES) 
Program. The term “pretreatment” means the treatment of wastewater by commercial and 
industrial facilities to remove harmful pollutants before being discharged to a sewer system under 
the control of a Publicly Owned Treatment Works (POTWs). “Pretreatment” is also defined in Title 
40 Code of Federal Regulations (40 CFR) Subsection 403. 
 
Additionally, Industries are required to obtain DEQ permits for direct discharges, controlling 
substances like high Biochemcial Oxygen Demand (BOD) or solids. The Oklahoma Department 
of Environmental Quality (DEQ) oversees OPDES Permits and manages these permits requiring 
facilities to develop stormwater pollution prevention plans (SWP3s) to control pollutants before 
discharge.  
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The City of Sand Springs operates as required by Federal and State law a Stormwater 
Management Program for their Municipal Separate Storm Sewer System (MS4) to control 
pollutants entering local waterways like the Arkansas River, with plans and reports submitted to 
the DEQ to meet clean water standards. Facilities in Sand Springs with industrial or construction 
stormwater discharges also need specific DEQ permits (like OKR05 or OKG11/MT) and must 
follow rules for pollutant control and reporting to the DEQ. 
 
OKR05 Permit is Oklahoma's OPDES General Permit for Industrial Stormwater, requiring 
industrial facilities to control stormwater runoff pollutants by developing a Stormwater Pollution 
Prevention Plan (SWP3) and submitting a Notice of Intent (NOI) to the Oklahoma Department of 
Environmental Quality. It covers various industrial activities, ensuring operators manage pollution 
through Best Management Practices (BMPs), inspections, and monitoring, with fees and 
compliance reports required. 
 
Noise and Vibrations: The applicant, developer and end users have indicated that this facility 
will not have any continuous sounds, vibrations, or any other auditory or physical impacts. The 
facility is anticipated to produce noise levels comparable to an office building 
 
Noise emissions while in operation will be below the maximum proposed by the subsequent 
Planned Unit Development of 65 dB at the property boundary. The Project will utilize design and 
operations techniques to minimize noise impacts, such as landscaped buffer areas and berms 
along the property line and enclosing standard noise sources in the middle of the site.   
 
Backup generators are only tested for maintenance purposes in small groups, for minutes at a 
time, and never at night. Typical annual maintenance and testing run hours for each generator is 
considerably less than the 100 hours per year allowed by State and Federal regulations. 
Emergency utility outages are the only events that require more extended operation. Project 
Spring will work with qualified specialists to conduct noise studies throughout the development to 
ensure the Project adheres to noise limits. 
 
Emissions: Backup generators are common at data center campuses to protect internet service 
during power outages. Their use is subject to stringent regulations at the State (ODEQ) and 
Federal (EPA) level. The applicant has indicated that they plan to install Tier 2 engines, as that is 
the current federal standard for generators that are used only in emergency/back up use. Specific 
information on generator systems is not yet available as certain design aspects for this site are 
not completed. This site will be permitted to use both HVO and ULSD (ultra low sulfur diesel), 
which has been previously approved in Oklahoma air permitting for comparable data centers. It 
is important to note that the air permitting regulations require the air permit application to list the 
maximum potential to emit (PTE), which is typically limited to just under 250 tons per year in order 
to not trigger federal PSD permitting requirements. Standard operations of facilities that have only 
emergency use backup generators typically generate actual annual emissions that are 10% or 
less than the PTE that is listed in the air permit applications and the air permits to 
construct/operate. 
 
Buffers: The Project will incorporate perimeter landscape buffering, and anticipates hundreds of 
acres of the property will remain undisturbed and protected. This will maintain existing vegetation, 
natural sightlines, and green buffers around the development. The Planned Unit Development 
sets forth setbacks and landscape buffers that would have to be maintained and preserved for 
compliance if approved. 
 
Additionally, there is a conservation easement on the property that will provide protection from 
development of at minimum of 250 acres of property. Any changes to the conservation easement 
would have to be approved and agreed to by the holder of the easement.  



 

Page 7 of 7 
 

 
Future development will be subject to Sand Springs Codes, Ordinances and Design Criteria along 
with adherence to PUD-39 as submitted.   
 
A petition has been filed under in accordance with Oklahoma Statute §11-43-105 to require 
approval of the zoning request to be approved by a favorable vote of three-fourths of all the 
members of the municipal governing body. City Legal is reviewing the submittal of the petition 
and whether it meets all the criteria set out by statute and whether it is applicable to this request.  
 
Staff recommends approval of the rezoning of the property from Agricultural (AG) to Industrial 
Light (IL) with a PUD Overlay. 































































































































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

NOTICE OF ZONING HEARING  
BEFORE THE SAND SPRINGS PLANNING COMMISSION 

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

NOTICE is hereby given that a PUBLIC HEARING will be held before the Sand Springs Planning 
Commission at Sand Springs City Hall, City Council Chambers, Sand Springs, Oklahoma, at 4:00 p.m. on 
the 3rd day of December, 2025.  Recommendation will be made to City Council for a hearing at 6:00 p.m. 
on the 15th day of December, 2025.   

 
At this place and time, consideration will be given to the proposed change of zoning classification on 
property described as:  
 

826+ acres located in Sections 2,3-20N-11E and 33,34,35-21N-11E, generally known as 
being at approximately 56th St. N. and Hwy 97, from AG (Agriculture) to IL (Industrial Light) 
and PUD-39. 

 
All persons interested in this rezoning request may attend this hearing in order to present their objections 
to, or arguments for, this matter. 
 
In the event that the proposed rezoning request is approved in whole or in part by the Sand Springs Planning 
Commission, the Planning Commission will submit its recommendations to the Sand Springs City Council 
for its consideration and action at a City Council meeting to be determined, as approved by law. 
 
Dated at Sand Springs, Oklahoma, this 12th day of November, 2025.   
 
 ___        //signed//_______________                               
Brad T. Bates 
Assistant City Manager/Planning Director 
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I. DEVELOPMENT STATEMENT 

 

 The Planned Unit Development District (“PUD”) is a supplemental Zoning District 

authorized by Chapter 12 of the Sand Springs Zoning Code. A PUD establishes the 

regulatory framework, including permitted uses, development standards and design 

guidelines, for a particular project (the “Development Standards”). A PUD may only modify 

the provisions of the Sand Springs Zoning Code and does not modify any other laws, 

regulations or requirements of the City of Sand Springs (the “City”). 

 

 A PUD may include background information and narrative discussion, including 

purpose and intent statements that are intended to illustrate the overall character and vision 

for the Project.  Such statements, unless expressly part of the Development Standards, are 

not regulatory and are not requirements to be enforced by the City. 

 

 The Development Standards apply to all property within the PUD project boundaries. 

The Development Standards supersede and replace all applicable regulations of the Sand 

Springs Zoning Code. If there is a conflict between the Development Standards and the Sand 

Springs Zoning Code, the Development Standards shall apply. If a provision is not addressed 

by the PUD, then the Sand Springs Zoning Code controls.  
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II. DEVELOPMENT CONCEPT 

 
The proposed Project Spring is located on approximately 827 acres bounded by 

Oklahoma Highway 97 on the west, Delaware Creek on the north, and Turkey Creek Road 

to the east (“the Project”). The property is currently bisected by an electrical transmission 

line that runs generally east-west through Osage county. There is also an electrical 

transmission line running north-south along the western edge of the property.  
 

PUD-39 uses substantial buffering, building setbacks, open space and landscaping, 

and other design details to ensure the integration of the Project into the surrounding area.   
 

Exhibit “A” is an Aerial Photograph and shows the location of Project Spring. 
 

The purpose of PUD-39 is to create a regulatory framework for the development of a 

technology park for a data center project and related uses. Building locations, building design 

and overall layout will be refined as future uses as the Project develops. The Development 

Standards establish land use entitlements flexibility and design expectations to encourage 

and ensure compatibility with the area. 
 

PUD-39 provides a framework for a well-planned, cohesive project that integrates and 

permits a data center project and related uses in a connected and aesthetically pleasing and 

unified development. As shown on Exhibit “B”, Existing Zoning, the site is currently 

zoned AG – Agriculture District, Sand Spring’s least intense zoning designation. 

The purpose of this request, along with companion application SSZ-517, is to rezone the 

Project area to IL – Light Industrial District, with the entire Project overlayed by PUD-39 to 

facilitate a supplemental Zoning District for the site’s development as a data center project. 

See Exhibit “C”, Proposed Zoning.   
 

This Project may have multiple reserve areas or easements for stormwater drainage 

and detention, secured entrances, access drives, landscaping, open space and natural areas.  

Additionally, this Project will include electrical substations.  
 

The Development Plan for the Project is shown on Exhibit “D”.   
 

The Project will have access to Oklahoma Highway 97. The Project perimeter will be 

gated and secured with private access drives connecting lots to public access. Lots will not 

require public street frontage.   
 

Detailed Development Plans will be submitted to the City for administrative approval 

at the time of Detail Site Plan review for each phase of the Project.    
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III. DEVELOPMENT STANDARDS 

 
LAND AREA: 
 
 Gross: 36,039,366 Square Feet  827.35 Acres 
 
PERMITTED USES: 
 

Use Unit 1 (Area-Wide Uses by Right), Public Uses, including, but not limited to Open 
Spaces, Landscaping Buffer and Storm Water Management; Electric Generation Plant 
limited to start-up activities, bridging, commissioning, emergency and peaking power 
needs; Use Unit 4 (Public Protection and Utility Facilities), limited to Antenna and 
Antenna Supporting Structure, Electric Regulating Station; excluding Storage and or 
Service Garages and Yards, Water Storage Facility, NEC;  Use Unit 21 (Business 
Signs); and Use Unit 25 (Light Manufacturing and Industry) limited to Data Centers 
for processing and storing of digital data. 

 
For purposes of PUD-39, the term “Data Center” shall mean a facility or facilities 
used to house, and in which are operated, maintained and replaced from time to time, 
computer systems and associated components, including but not limited to 
telecommunications and storage systems, cooling systems, power supplies and 
systems for managing electrical and mechanical performance, and equipment used 
for the transformation, transmission, distribution and management of electricity for 
on-site uses, internet-related equipment, data communications connections, private 
communication towers, environmental controls and security devices. 

 
And Uses Customarily Accessory to the Permitted Uses, which Customary 
Accessory Uses for Data Centers may include, but are not limited to the following: 

 
Offices and Office Buildings 
Electrical Substations/Switching Stations 
Backup Generators 
Security Guardhouses 
Cooling Towers (air or water) 
Fuel Storage Tanks 
Temporary Utility Services 
Central Utility Buildings 
Storm Shelters 
Restroom Buildings 
Water Holding Tanks 
Water Treatment Facilities 
Wastewater Treatment Facilities 
Temporary Construction Trailers 
Flow Equalization Basins or Tanks 
Battery Storage Equipment  
Antennas 
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MAXIMUM BUILDING FLOOR AREA RATIO (PROJECT)*:  0.20 
 
*Exterior equipment yards, whether covered or uncovered, are not considered buildings for 

the purpose of FAR calculations. 
 
MINIMUM BUILDING SETBACKS: 
 

From Project boundary along Highway 97    400 FT 

From all other Project boundaries     300 FT 

From Internal Streets       10 FT 

 

MAXIMUM BUILDING HEIGHT:       40 FT* 
 

*  Architectural, mechanical or electrical elements (elements extending above the 

building roofline) shall be permitted up to 20 additional feet for unoccupied features.  

The forgoing height limitation does not apply to overhead electrical lines. 
 
BUILDING COLORS, MATERIALS AND DESIGN: 
 

All exposed exterior walls of main occupiable buildings that are visible from public 

streets shall employ cohesive design within the Project that uses similar materials 

with varied textures and colors to provide visual contrast. Principal building facades 

may be constructed of durable, high-quality materials such as precast concrete 

panels, tilt-up concrete, architectural concrete, masonry, brick, stone, finished metal 

facades, or comparable materials of equal or higher quality, and shall be further 

defined in the Detail Site Plan.  
 
OFF-STREET PARKING: 
 

For Data Center Buildings: 
Minimum of one (1) space per twenty thousand square feet (20,000 SF) of 
building floor area.   

 
For Office Buildings: 

Minimum of one (1) space per four hundred square feet (400 SF) of building 
floor area. 

 
For Any Other Use: 

As required by the Sand Springs Zoning Code or with Detail Site Plan 
approval by Planning Staff. 
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LOADING AREAS: 
 

Minimum of one (1) loading area per one hundred thousand square feet (100,000 SF) 
of Data Center building floor area. 

 
SECURITY FENCING: 
 

The secure areas of the Project will be fenced with an 8-foot minimum height chain 
link fence or similar. Except as required for site access, the Security Fencing shall be 
a minimum of 200-feet from any Project boundary or as approved in the Detail Site 
Plan.  

 
NATURAL AREA: 
 

From any Project boundary:      300 FT 
 

And the area situated in the west half of the northeast quarter of Section 2 as shown 
on Exhibit “D”.  
 
The Natural Area shall be left in its existing, natural vegetative state, except: 
 
Areas required for streets, drives, drainage, detention, security fencing, public or 
private utilities, or other disturbances as a result of construction or site enablement 
and infrastructure. 

 

LANDSCAPE BUFFER:   
 

From any Project boundary:      100 FT 
 

Within the Landscape Buffer, there shall be a minimum of one (1) evergreen tree for 

every forty (40) linear feet.  All evergreen trees shall be at least eight (8) feet in height 

at the time of planting.  Trees shall be planted in a staggered, double-row pattern.  

Existing trees, whether evergreen or deciduous, within the Landscape Buffer with a 

caliper of at least four (4) inches shall be counted toward this requirement.  Where 

the existing canopy is sparse or in transition from pasture, the developer may utilize 

engineered earthen berms up to eight (8) feet in height and staggered evergreen rows.   
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INTENSIFIED LANDSCAPE BUFFER:      
 

Along the south Project Boundary 

extending easterly from Highway 97 right-of-way 

 a distance of 3,500 linear feet:     200 FT 
 

Within the Intensified Landscape Buffer, there shall be a minimum of one (1) 

evergreen tree for every twenty (20) linear feet.  All evergreen trees shall be at least 

eight (8) feet in height at the time of planting. Trees shall be planted in a staggered, 

double-row pattern. Existing trees, whether evergreen or deciduous, within the 

Intensified Landscape Buffer with a caliper of at least four (4) inches shall be counted 

toward this requirement. Where the existing canopy is sparse or in transition from 

pasture, the developer may utilize engineered earthen berms up to eight (8) feet in 

height and staggered evergreen rows.   

 
The final design must ensure that the combination of existing trees, berms, and 

supplemental evergreen trees creates a continuous visual barrier that is at least eight 

(8) feet in height within three years of installation. 

 
REQUIRED SPECIES: 

 
Required species for evergreen trees within the Landscape Buffer and the Intensified 

Landscape Buffer may include Eastern Redcedar (Juniperus virginiana), American 

Holly (Ilex opaca), Loblolly Pine (Pinus taeda), Ashe’s Juniper (Juniperus ashei), 

and/or any evergreen tree species provided in the List of Approved Trees set forth in 

Appendix E of the Sand Springs Zoning Code. 

 

SCREENING: 
 

No opaque screening fencing shall be required along any of the Project boundaries 
due to the Natural Areas and Landscape Buffers defined herein. Any required 
security fencing shall be located on the interior (facility) side of the Intensified 
Landscape Buffer to remain screened from public view. 

 

The details of the Building Setbacks, Landscape Buffer, and Intensified Landscape Buffer 

are shown on Exhibit “E”.  

 

See Exhibit “H”, Combined Constraints that highlights the impact of the Building Setbacks, 

Natural Area, Landscape Buffer, and Intensified Landscape Buffer proposed in PUD-39. 
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SIGNS: 
 

Signs will comply with the applicable requirements of the Sand Springs Zoning Code. 
 
LIGHTING: 
 

All light standards, including pole and building mounted, shall be hooded and 
directed downward and away from the boundaries of the Project. Shielding of 
outdoor lighting shall be designed so as to prevent the light producing element or 
reflector of the light fixture from being visible to a person standing at ground level 
in the adjacent property, and no light is emitted above the horizontal plane.  
Topography must be considered in such calculations to prevent light spillover onto 
adjacent properties with lower elevations. Luminaries shall utilize warm-spectrum 
LEDs with a Correlated Color Temperature (CCT) of 3000K or less, minimizing 
blue-light emissions.  

 
Additionally, a Lighting Plan shall be submitted, illustrating locations of light poles and 
fixtures. The Lighting Plan shall be designed to ensure no light trespass beyond the 
Project boundaries.  All Project lighting shall otherwise comply with Sand Springs 
Zoning Code and applicable ordinances.   

 
NOISE: 
 

Noise levels for Project Spring shall be limited to 65 decibels (“dBA”) 

(Hourly Equivalent (Leq) Sound level) at the Project boundary at any time of the day. 

The measurement of noise levels shall be conducted using an American National 

Standards Institute (ANSI) Type I Integrating Sound Level Meter over a minimum of 

1 hour (60 minutes) in order to determine the hourly equivalent noise level at the Project 

boundary. This limit shall not apply during bona fide emergency operations, 

including response to power outages or life‑safety events, provided that any routine 

testing and maintenance of emergency generators and similar equipment occurs only 

during daytime hours consistent with applicable local noise regulations.  

 

TRASH AND MECHANICAL AREAS: 
 

All trash areas shall be screened from public view in such a manner that the areas 
cannot be seen by persons standing at ground level. 

 
Trash dumpster areas shall be screened by masonry construction and steel framed 
doors.  The doors shall be covered with an appropriate covering containing a 
minimum of 90% opacity of the gate frame. 
 
Ground-mounted mechanical equipment shall be screened from view so as not to be 
visible from any Project boundary by walls, fences, vegetation, or a combination 
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thereof.  Screening must be at least as tall as the tallest part of the equipment required 
to be screened.  Vegetative screening shall be predominantly of evergreen trees. 

 
NO OUTSIDE STORAGE: 
 

There shall be no outside storage of recycling material, trash or similar materials 
outside of a screened receptacle.  Truck trailers and shipping containers shall not be 
used for storage. This section shall not apply to construction activities. 

 

IV. ACCESS AND CIRCULATION: 

 
INGRESS/EGRESS AND EMERGENCY ACCESS: 
 

Primary point of access shall be located along Oklahoma Highway 97. The primary 

access point will include a gated, secure entrance.  Emergency vehicles will have 

access through the primary secured entrance and/or through a secondary emergency 

access point located along Oklahoma Highway 97. 

 

INTERIOR ACCESS DRIVES: 
 

Individual lots will not require street frontage or direct access to public streets, but 

will require connected private access drives ultimately connecting to ingress/egress 

points of the overall project.  Interior access drives will be private and designed and 

constructed in accordance with the design requirements of the International Fire 

Code (IFC) for fire apparatus access. 

 

V. TOPOGRAPHY AND SOILS: 

 

The Custom Soil Resource Report for Osage County, Oklahoma, published by the United 

States Department of Agriculture/Natural Resources Conservation Services provides that the 

Project contains a number of different soil type.  

 

Any development constraints associated with these soils and the topography will be 

addressed during the engineering design, permitting, and platting of the Project. 

 

Existing topography and soils are represented on Exhibit “F”, Existing Topography and 

Soils attached hereto. 
 

VI. UTILITIES: 
 
The Project is anticipated to utilize reliable utility services to support data center operations, 
including water supply, wastewater treatment, electrical power, and telecommunications. 
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Water Supply: The Project will be served by a public water provider and may be distributed 
through private lines to individual lots, in accordance with applicable regulations of the 
Oklahoma Water Resources Board and the Oklahoma Department of Environmental 
Quality. Coordination with the selected water provider will determine service capacity, line 
sizing, and phasing to meet the anticipated demands of the facility. 
 
Wastewater Treatment: The Project will be served by either a public sanitary sewer 
provider or private onsite wastewater treatment and disposal system and may be collected 
through a private collection system with private sewer lines from each lot. Such sewer 
system will be designed and constructed in accordance with the standards established by the 
public sewer provider and the regulations of the Oklahoma Department of Environmental 
Quality.  
 
Electrical Power: Electrical power will be provided by the local electric utility or through 
a dedicated substation connection. Coordination with the power provider will address 
redundancy, reliability, and capacity planning.  
 
Telecommunications: The Project will be served by multiple telecommunications providers 
to ensure redundant and diverse connectivity routes. Fiber conduit and routing will be 
coordinated with site development and access planning. 
 
Existing utilities in and around the site are shown on Exhibit “G”, Existing Utilities. 
Final utility alignments, capabilities, and service providers will be confirmed during the 
detailed design and permitting stages. 
 

VII. SITE PLAN REVIEW: 

 
No Building Permit will be issued for any building within Project Spring until a Detail Site 
Plan for the lot or parcel has been submitted to the City of Sand Springs and administratively 
approved as being in compliance with the approved PUD Development Standards. 
 

VIII. SCHEDULE OF DEVELOPMENT: 

 
The development within Project Spring is planned to begin within 24 months after approval of 
the planning and development, platting, Detail Site Plan approval, or any other required 
approvals. 

 

IX. PROJECT LEGAL DESCRIPTIONS: 

 

See Exhibit “I” attached hereto. 
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