Tulsa Metropolitan Area Planning Commission Wednesday, September 3, 2025

TMAEC

Tulsa Metropolitan Area Planning Commission

Minutes of Meeting No. 2944

Wednesday, September 3, 2025, 1:00 p.m.
Tulsa City Council Chambers, 175 E. 2nd St., Tulsa, OK 74103

The notice and agenda of said meeting were posted in the City Clerk’s and the County Clerk’s office on September
2,2025, at 11:17 p.m.
Members Present: Bulmash, Craddock, Fugate, Hood, Humphrey, Krug, Rosene Robinson, Walker, Whitlock

Members Absent: Turner-Addison, Shivel
City Staff Present: Nathan Foster, Erin Roark, Susan Miller, Kim Sawyer, Jeff Stephens
County Staff Present: Kendal Davis, Javier Villarroel Rojas, Sherri Tauber

Speaker Key:
(+) indicates a speaker generally supportive of an item;
(-) indicates a speaker generally opposed to an item; and
(=) indicates a speaker generally neutral or who has questions about an item.

After declaring a quorum present, Chair Walker called the meeting to order at 1:00 p.m.

Reports

Chairman’s Report: none
Director’s Report: Ms. Miller reported on City Council actions.

Approval of Minutes

1. Minutes from Meeting 2942, August 6, 2025

Motion: Approval of the minutes of Meeting 2942 from August 06, 2025.

Motion by: Bulmash Second by: Hood

Vote: 9-0-0

Ayes: Bulmash, Craddock, Fugate, Hood, Humphrey, Krug, Rosene Robinson, Walker, Whitlock
Nays: none

Abstentions: none

Absent: Shivel, Turner-Addison

2. Minutes from Meeting 2943, August 20, 2025
Motion: Approval of the minutes of Meeting 2943 from August 20, 2025.

Motion by: Bulmash Second by: Hood
Vote: 9-0-0

Ayes: Bulmash, Craddock, Fugate, Hood, Humphrey, Krug, Rosene Robinson, Walker, Whitlock
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Nays: none
Abstentions: none
Absent: Shivel, Turner-Addison

Consent Agenda

None
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Public Hearing - Rezoning

Review and possible recommendation of approval, approval with modifications, denial, or deferral of the following:

3. Z-7830 (Continued from August 20, 2025)

Location: North and west of the northwest corner of East 11th Street South and South 145th East Avenue
City Council District: 3

Applicant: Preston Bartley

Action Requested: Rezoning from AG to RS-4

Action Requested
Rezone subject property from AG to RS-4

Staff Recommendation

The applicant is proposing to rezone approximately 80 acres from AG to RS-4 to permit the development of a
single-family subdivision. The conceptual plan provided by the applicant shows a total of 292 lots. The lot
configuration would include a mixture of 60-foot and 50-foot-wide lots. The subdivision would include the
construction of new public infrastructure including public sanitary sewer, water, and streets. The conceptual plan
includes a proposal for a 60-foot-wide residential collector to provide a connection through the subdivision from
East 11t Street to South 145 East Avenue.

RS-4 zoning is a single-family residential zoning district that allows a minimum lot width of 50 feet and a
minimum lot area of 5,500 square feet. Uses permitted by right are limited to detached houses.

The property is adjacent to two arterial streets that will serve as the primary access points for the proposed
subdivision. The conceptual plan also includes a stub street to the west for connections to future developments.
The applicant has also included a plan for pedestrian access points to the Wright Park which is located on the west
side of the development.

The property is adjacent to existing residential and agricultural properties on three sides consisting of RS-3 and
AG zoning. There is industrial development adjacent to the north side of the property.

The Tulsa Comprehensive Plan designates the majority of the property as neighborhood. The proposed RS-4
zoning is consistent with the neighborhood land use designation. Single-family residential uses are consistent
with the surrounding properties and would not represent a departure from the existing development pattern.

If approved, the development will require approval of a subdivision plat and public infrastructure plans prior to
development of the new homes. The subdivision process will provide a review of public infrastructure capacity
and ensure any required improvements to infrastructure are in place prior to building permit issuance for new

homes.

With consideration given to the factors listed herein, staff recommends approval of the application.

Comprehensive Plan Considerations

Land Use Plan

The subject property is designated as Neighborhood. Neighborhoods are mostly residential uses, which includes
detached, missing middle, and multi-dwelling unit housing types. Churches, schools, and other low intensity uses
that support residents’ daily needs are often acceptable, particularly for properties abutting Multiple Use, Local
Center, or Regional Center land use areas. Multi-dwelling unit housing that takes access off an arterial is
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considered Multiple Use, Local Center, or Regional Center. If a multi-dwelling unit housing property takes access
from a lower-order street separated from the arterial, then it would be considered Neighborhood.

Surrounding Properties:

Location Existing Zoning/Overlay  Existing Land Use Designation Existing Use

North IL Employment Light Industrial

East IL, AG Neighborhood Residential, Agriculture, Vacant
South RS-3, AG Neighborhood, Multiple Use Residential

West RS-3 Neighborhood, Parks & Open Space  Residential, Wright Park

Small Area Plans
The subject property is not located within any adopted small area plans.

Development Era

The subject property is located in a future growth area. These areas of the city have yet to be developed beyond
agricultural uses, and they present opportunities to ensure the pattern of development is efficient and fiscally
responsible. These areas typically do not have subdivision streets or connectivity beyond the mile-by-mile grid,
have poor public service distribution (fire, police, transit, etc.) and lack utility infrastructure (water, sewer,
broadband, etc.) Some areas also include exposed bedrock and/or extreme slopes. Priorities in these areas include
ensuring the ability to provide adequate public services, the implementation of planned streets in the Major Street
and Highway Plan, land use planning to establish frameworks for decision making, and conservation of natural
areas.

Transportation
Major Street & Highway Plan:

East 11t Street South — Secondary Arterial requiring an ultimate right-of-way width of 100 feet.
South 145™ East Avenue — Primary Arterial requiring an ultimate right-of-way width of 120 feet.

Comprehensive Plan Street Designation: N/A

Transit: None.

Existing Bike/Ped Facilities: East 11%" Street is a signed, on-street bicycle route.

Planned Bike/Ped Facilities: Sidewalks are planned along all public streets in the City of Tulsa.

Environmental Considerations
Flood Area: The subject property contains City of Tulsa Regulatory Floodplain at the northeast corner. The
conceptual plan proposes detention facilities in the designated floodplain areas.

Tree Canopy Coverage: Tree canopy in the area is 39%. Significant effort should be given to the preservation of
mature stands of trees. Tree canopy removal should be minimized, and replacement of trees that need removing
should be encouraged.

Parks & Open Space: Wright Park is located adjacent to the subject property to the west. The conceptual plan
provides designated pedestrian easements for park access. Those easement locations and design should be
maintained and memorialized during a subdivision platting process.

Zoning History
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Ordinance 11817, dated June 26, 1970, established zoning for the subject property.

Applicant Comments

Kevin Maevers, Director of Development Services for The Robson Companies stated that a public meeting was
held to discuss with the residents of the neighborhood the plans for the subject property. He said there were
about 20 people in attendance. Some of the concerns that were brought up during that meeting were
infrastructure, traffic, flooding and property values. He stated most of the concerns would be addressed with the
plat process, but they will continue to have meetings with neighbors to address ongoing concerns.

Speakers
(-) Kalan Burkhardt, 705 S. 142" East Ave., Tulsa, OK 74108, is concerned about the small lots. Currently the area

has "2 acre lots and he would like to keep that with this development. He also has infrastructure concerns with
adding the extra houses.

(-) Brian Engles 14660 E 11t Street, Tulsa, OK 74108, does not want shotgun houses or poorly built houses. He is
concerned and the drainage issues in the area and the lack of infrastructure.

(-) Katleen Logan, 14926 E. 13" Street, Tulsa, OK 74108, is concerned about infrastructure and traffic. She would
like sidewalks to be installed.

(-) Susan Frederick, PO Box 751 Catoosa, OK 74015, gave a history of the area and stated that according to state
statute when this area was annexed into Tulsa the city had 12 years to get the infrastructure in place and that it
never happened.

The applicant stated they have addressed most of the concerns that they can. He stated with this development
they are bringing in sewer and water and will meet all requirements of the City of Tulsa to minimize impacts on
surrounding areas.

TMAPC Comments
Mr. Bulmash asked what the timeline was for this project.

The applicant stated they are 12 to 15 months away from groundbreaking.

Mr. Bulmash stated he understands that the residents would like the infrastructure before the houses but in his
experience, cities are typically reactive instead of proactive. He stated he thinks this project is a good transition
and that it will improve some of the issues that the neighbors have expressed concern about.

Mr. Hood stated he has no problem with the design but the neighbors in this area have been before Planning
Commission in the past to talk about flooding issues and to put 295 more families on the smaller lots he thinks
will increase the flooding. He would prefer 2 acre lots.

Commiission Action
Motion: Recommend approval of the RS-4 zoning, per staff's recommendation.

Motion by: Bulmash Second by: Whitlock
Vote: 7-2-0

Ayes: Bulmash, Fugate, Humphrey, Krug, Rosene Robinson, Walker, Whitlock
Nays: Craddock, Hood

Abstentions: none

Absent: Shivel, Turner-Addison

Property Description
North Tract: NE SE & E/2 NW SE & N/2 NW NW SE SEC 4 19 14
South Tract: E/2 SW SE LESS E/2 SE SW SE SEC 4 19 14
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4. Z-7823

Location: North of the northwest corner of East 11th Street South and South 129th East Avenue
City Council District: 3

Applicant: Steven Anderson

Action Requested
Rezone subject property from RS-2 to CG

Staff Recommendation
The applicant is proposing to rezone the subject property from RS-2 to CG to permit building service uses,
specifically a commercial tree service.

The property is located on South 129t East Avenue which is designated as a secondary arterial street by the Tulsa
Major Street and Highway Plan. There are existing commercial uses to the east, across S. 129%, and to the north of
the subject property.

The City Land Use Plan designates the subject property as "Employment”. CG zoning would be consistent with the
recommendations of the employment land use designation. The employment designation extends to the north
and south of the subject property in anticipation of higher intensity uses to be located along the South 129t East
Avenue corridor.

The applicant received a notice of violation from City of Tulsa Code Enforcement for operating a commercial
business in a residential district and is pursuing the zoning change to align the zoning on the property with the
desired use. Approval of a rezoning application does not resolve or relieve any other code requirements
associated with the use, but would allow the property owner to pursue permits. Violations associated with items
unrelated to zoning will also still be required to be resolved.

The CG zoning is consistent with the comprehensive plan and aligns with the anticipated use and development of
nearby properties.

With consideration given to the factors listed herein, staff recommends approval of the application.

Comprehensive Plan Considerations

Land Use Plan
The subject property is designated as...

Surrounding Properties:

Location Existing Zoning/Overlay Existing Land Use Designation Existing Use
North CO/Z-7004-SP-1 Employment Building Service
East CG/Z-7733 Multiple Use Vacant

South RS-2 Employment Vacant

West RS-2 Neighborhood Residential

Small Area Plans
The subject property is not located within any adopted small area plans.

Development Era
The subject property is in an area developed during the Late Automobile Era (1950s-present), which has grown
since the mainstreaming of automobile-centric lifestyles, with a high degree of separation between residential and
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nonresidential uses, and low levels of street connectivity. In these areas, transportation is nearly exclusively
concentrated on the mile-by-mile arterial grid, and major streets are often both transportation corridors and
destination corridors, which can lead to traffic congestion. Nonresidential uses are predominantly located at the
intersections of major arterial streets. Priorities in these areas include commercial revitalization, placemaking,
community gathering opportunities, conservation of natural areas, a high degree of privacy, one-stop shopping,
and commuting routes.

Transportation
Major Street & Highway Plan: South 129t East Avenue is designated as a secondary arterial at this location.
Secondary arterials require an ultimate right-of-way width of 100 feet.

Comprehensive Plan Street Designation: N/A

Transit: There is regular route service available along South 129t East Avenue from Metrolink Tulsa, Route 470.

Existing Bike/Ped Facilities: There are existing sidewalks along South 129% East Avenue.

Planned Bike/Ped Facilities: None.

Environmental Considerations
Flood Area: The subject property contains a designated floodway boundary for Tupelo Creek. The boundary is
only present on a small portion of the property along the north property line.

Tree Canopy Coverage: Tree canopy in the area is 12%. Preserving the limited existing canopy should be
encouraged, as well as measures to increase the canopy through landscaping. Street-lining trees in particular
should be encouraged to spread the benefit of the tree canopy to the pedestrian realm.

Parks & Open Space: N/A

Zoning History

Ordinance 11817, dated June 26, 1970, established zoning for the subject property.

TMAPC Comments
None

Applicant Comments
The applicant indicated their agreement with staff's recommendation.

Speakers
None.

Commission Action

Motion: Recommend approval of the CG zoning, per staff's recommendation.

Motion by: Craddock Second by: Humphrey

Vote: 9-0-0

Ayes: Bulmash, Craddock, Fugate, Hood, Humphrey, Krug, Rosene Robinson, Walker, Whitlock
Nays: none

Abstentions: none

Absent: Shivel, Turner-Addison
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Property Description

SE NE SE SE LESS N20 & LESS E50 S310 FOR ST SEC 5 19 14 1.992ACS
AND

N20 SE NE SE SE LESS E50 FOR ST SEC 5 19 14 .128AC

AND

NE SE SE SE LESS S166.5 & LESS E50 N163.5 FOR ST SEC 5 19 14 1.05ACS
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5. Z-7831

Location: East of the southeast corner of East 56th Street North and North Lewis Avenue
City Council District: 1

Applicant: Taulease Zeigler

Action Requested
Rezone subject property from RS-3 to AG

Staff Recommendation

The applicant is proposing to rezone the subject property from RS-2 to AG to permit agricultural uses in
conjunction with the residential use on the property. The property is 3.25 acres and is adjacent to additional
agriculture-zoned property to the west. The property immediately west of the subject property was approved for
rezoning from RS-3 to AG in February of 2020.

While the lot meets and exceeds the lot area requirements for the AG district, it does not comply with the 200-
foot lot width minimum that is applicable to AG-zoned lots. The subject property is only 140 feet wide. If the
property is rezoned to AG, a variance would be required of the minimum lot width for any future improvements
due to the insufficient lot width.

AG-R, the agriculture residential district, reduces the minimum lot width to 150 feet. The subject property would
not comply with that requirement; however, the Tulsa Zoning Code permits administrative adjustments to lot
width when the reductions needed are less than 10%. Given the ability to request an administrative adjustment,
rather than a variance, staff recommends denial of the AG request and approval of AG-R.

AG-R would still permit agriculture uses in conjunction with residential uses which is the applicant’s request. The
primary distinction between AG and AG-R is that AG-R limits agricultural uses to lots with a principal residential
use and would not permit the lot to be used for solely agriculture purposes.

AG-R is consistent with the neighborhood land use designation and would be an appropriate zoning classification
for this property.

With consideration given to the factors listed herein, staff recommends denial of the request for AG, and
approval of AG-R.

Comprehensive Plan Considerations

Land Use Plan

The subject property is designated as Neighborhood. Neighborhoods are mostly residential uses, which includes
detached, missing middle, and multi-dwelling unit housing types. Churches, schools, and other low intensity uses
that support residents’ daily needs are often acceptable, particularly for properties abutting Multiple Use, Local
Center, or Regional Center land use areas. Multi-dwelling unit housing that takes access off an arterial is
considered Multiple Use, Local Center, or Regional Center. If a multi-dwelling unit housing property takes access
from a lower-order street separated from the arterial, then it would be considered Neighborhood.

Surrounding Properties:

Location Existing Zoning/Overlay Existing Land Use Designation Existing Use

North IL/PUD-853 Industrial (Tulsa County Comp Plan)  Vacant

East RS-3 Neighborhood Residential

South RS-3 Neighborhood Residential

West AG Neighborhood Residential/Agriculture
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Small Area Plans
The subject property is not located within any adopted small area plans.

Development Era

The subject property is in an area developed during the Early Automobile Era (1930s-50s), which retained a high
degree of connectivity from neighborhood streets to the arterial network, with mostly commercial, office,
industrial, and other active uses along major streets and a mix of housing options and neighborhood-based uses
like schools, churches, and libraries in the interior sections. Priorities in these areas include walkability, bikeability,
access to public transit, historic preservation, housing type variety, mixed-use development, commercial
revitalization, compatibility of scale for neighborhood development, and transitions between commercial corridors
and residential areas.

Transportation
Major Street & Highway Plan: East 56 Street North is designated as a secondary arterial at this location.
Secondary arterials require an ultimate right-of-way width of 100 feet.

Comprehensive Plan Street Designation: N/A

Transit: There is regular route service available along East 56 Street North from Metrolink Tulsa, Route 110.

Existing Bike/Ped Facilities: Sidewalks are planned along all public streets in the City of Tulsa.

Planned Bike/Ped Facilities: None.

Environmental Considerations
Flood Area: The subject property does not contain any designated flood areas.

Tree Canopy Coverage: Tree canopy in the area is 29%. Significant effort should be given to the preservation of
mature stands of trees. Tree canopy removal should be minimized, and replacement of trees that need removing
should be encouraged.

Parks & Open Space: N/A

Zoning History
Ordinance 11802, dated June 26, 1970, established zoning for the subject property.

TMAPC Comments
After staff explained the difference between AG and AG-R the applicant agreed with staff's recommendation of
AG-R which would allow her to have a house on the property.

Speakers
None.

Commission Action

Motion: Recommend approval of the AG-R zoning, per staff's recommendation.

Motion by: Humphrey Second by: Craddock

Vote: 9-0-0

Ayes: Bulmash, Craddock, Fugate, Hood, Humphrey, Krug, Rosene Robinson, Walker, Whitlock
Nays: none

Abstentions: none

Absent: Shivel, Turner-Addison
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Property Description
BEG 990.52E NWC NW NW TH S1089 W121 N1089 E121 POB & W18 N924 E/2 E/2 NW NW LESS BEG 871.54E NWC NW TH
S50 E139.51 N50 W139.51 POB Section 08, Township 20 N, Range 13 E, 3.247ACS
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6. PUD-727-A

Location: Multiple lots on three blocks north of the northwest corner of North Martin Luther King Jr. Boulevard
and East Latimer Place

City Council District: 1

Applicant: William Wilkins

Action Requested
To abandon a portion of PUD-727

Staff Recommendation
The applicant is proposing to abandon a portion of PUD-727 and revert the subject properties to RS-4 zoning
with the provisions of the existing Neighborhood Infill Overlay (NIO) and Healthy Neighborhood Overlay (HNO).

The remaining portion of PUD-727 would remain in effect for the 7 lots previously developed under the PUD.

The original PUD was adopted in 2006 and allowed for a reduction in the minimum lot size for individual single-
family residences to be constructed. Since the adoption of the original PUD, only 7 single-family homes were
constructed leaving the additional 26 lots vacant. The abandonment of the PUD would remove the PUD
provisions and allow the existing vacant lots to be developed in accordance with the existing RS-4 zoning and
provisions of the Neighborhood Infill Overlay.

The Neighborhood Infill Overlay was adopted in 2021. The overlay reduces the minimum lot area requirements
for missing middle housing while permitting additional building types in the RS-4 district. Abandoning the PUD
from 2006 would allow the property owner to take advantage of the provisions of the NIO to implement
additional housing.

The properties are located adjacent to North Martin Luther King Jr. Boulevard which is designated as both a
secondary arterial and a multimodal corridor which will accommodate any added density to future development
plans. The lots are currently served by a platted rear access that would accommodate a private drive and avoid
the need for multiple curb cuts on the arterial street.

Given the proximity to downtown, the existing and planned transportation facilities, and the zoning of the
surrounding properties, the abandonment of the PUD would be consistent with the expected development of the

surrounding area. RS-4 zoning is also consistent with the neighborhood land use designation.

With consideration given to the factors listed herein, staff recommends approval of the application.

Comprehensive Plan Considerations

Land Use Plan

The subject property is designated as neighborhood. Neighborhoods are mostly residential uses, which includes
detached, missing middle, and multi-dwelling unit housing types. Churches, schools, and other low intensity uses
that support residents’ daily needs are often acceptable, particularly for properties abutting Multiple Use, Local
Center, or Regional Center land use areas. Multi-dwelling unit housing that takes access off an arterial is
considered Multiple Use, Local Center, or Regional Center. If a multi-dwelling unit housing property takes access
from a lower-order street separated from the arterial, then it would be considered Neighborhood.

Surrounding Properties:
Location Existing Zoning/Overlay Existing Land Use Designation  Existing Use
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North OM/RS-4/PUD- Local Center/Neighborhood Financial Institution/Residential
727/NIO/HNO

East RS-3/NIO/HNO Neighborhood Residential

South RS-4/NIO/HNO Neighborhood Residential

West RS-4/NIO/HNO Neighborhood Residential

Small Area Plans
The subject properties are located within the Unity Heritage Neighborhood Plan boundary.

Development Era

The subject property is in an area developed during the Streetcar Era (1910s-30s), prior to the proliferation of
automobiles, when streetcars facilitated growth beyond downtown. Land uses range from fully integrated to
somewhat separated, on a half-mile grid, with a mix of housing options. Priorities in these areas include
walkability, bikeability, access to public transit, historic preservation, housing type variety, mixed-use development,
transit-oriented development, commercial districts, and well-designed streetscapes.

Transportation
Major Street & Highway Plan: North Martin Luther King Jr. Boulevard is designated as a secondary arterial which
requires an ultimate right-of-way width of 100 feet.

Comprehensive Plan Street Designation: Multi-modal streets support commercial and residential development
along major arterial streets. These streets align with the recommendations for on-street bicycle infrastructure
established in the 2015 GO Plan, and they should be evaluated for feasibility with regard to the reallocation of
street space for bicycle facilities.

Transit: Metrolink Tulsa provides regular route bus service along North MLK Jr. Boulevard.

Existing Bike/Ped Facilities: Sidewalks are in place along North MLK Jr. Boulevard.

Planned Bike/Ped Facilities: North MLK Jr. Boulevard is planned for on-street bike lanes.

Environmental Considerations
Flood Area: The subject properties do not contain any designated flood areas.

Tree Canopy Coverage: Tree canopy in the area is 23%. Significant effort should be given to the preservation of
mature stands of trees. Tree canopy removal should be minimized, and replacement of trees that need removing
should be encouraged.

Parks & Open Space: N/A

Zoning History

Ordinance 11918, dated September 1, 1970, established zoning for the subject property.
Ordinance 21264, dated March 24, 2006, adopted PUD-727 for the subject properties.

TMAPC Comments
Ms. Krug asked if this PUD is abandoned, does everything go to RS-4.

Staff stated “yes” everything that is currently there already is RS-4 and there would be no difference between the
lots.
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Applicant Comments

William Wilkins 14101 South 50th E. Ave., Bixby OK

The applicant stated they want the RS-4 zoning to take advantage of the Neighborhood Infill Overlay (NIO). He
stated several properties in the area have taken advantage of the NIO and had great success. It does promote
further growth and development in the area and brings more rooftops which will bring more businesses and
support services to the area.

Speakers
(-) Jeremiah Dabney, 1332 North Martin Luther King Blvd., Tulsa, OK 74106, stated that the duplexes do not

conform to the neighborhood. He stated parking is also an issue.
(-) Dewite Dugger, 126 E Latimer Place, Tulsa, OK 74106, built a home in the area and he is concerned that
duplexes will decrease the home values in the area.

The applicant stated that they are looking into renovating the current alley to include additional parking for
residents and guests.

Commission Action

Motion: Recommend approval of the Major Amendment PUD-727, per staff's recommendation.
Motion by: Hood Second by: Humphrey

Vote: 9-0-0

Ayes: Bulmash, Craddock, Fugate, Hood, Humphrey, Krug, Rosene Robinson, Walker, Whitlock
Nays: none

Abstentions: none

Absent: Shivel, Turner-Addison

Property Description
Lots 1 through 9, Block 1, Lots 1 through 12, Block 2, Lots 1 through 5, Block 3, and all of Reserve Areas A, B, C and D in Brady
Village, a subdivision in the City of Tulsa, Tulsa County, State of Oklahoma, according to the recorded plat thereof.
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Public Hearing - Plats

7. Stone Lake Phase VI (County)
Location: West of the Southwest corner of N. Sheridan Rd. & E. 136th St. North
County Commission District: 1

Applicant: Kellogg Engineering Inc.
Action Requested: Approval of Preliminary Plat

Action Requested
Approve the preliminary subdivision plat for Stone Lake Phase VI

Staff Recommendation
Stone Lake Phase VI - County
West of the Southwest corner of N. Sheridan Rd. & E. 136th St. North

This plat consists of 35 lots, 5 blocks on 31.97 acres.

The Technical Advisory Committee (TAC) met on August 7, 2025, and provided the following comments:

1. Zoning: The property is zoned RE (Residential Estate) The proposed lots conform to the requirements of the RE
district standards. Planning Services will provide comments prior to final plat release.
2. Addressing: INCOG will assign addresses. Include assigned addresses on the face of the final plat and provide

address disclaimer.

3. Transportation & Traffic: None.

4. Sewer/Water: On-site sewage disposal via ODEQ approved system. Water line plans must be submitted to
Washington County Rural Water District No. 3. All requirements of the district must be met for final plat
approval.

5. Stormwater, Drainage, & Floodplain: None.

6. Utilities: Telephone, Electric, Gas, Cable, Pipeline, Others: All utilities indicated to serve the site must
provide a release prior to final plat approval. Provide a Certificate of Records Search from the Oklahoma
Corporation Commission to verify no oil & gas activity on the site.

7. Tulsa County Engineering: Add a driveway culvert table.

Staff recommends APPROVAL of the preliminary subdivision plat subject to the conditions provided by TAC and
all other requirements of the Subdivision and Development Regulations. Tulsa County release is required prior to
final plat approval.

Speakers:
None

Applicant agreed with Staff recommendation

Commission Action

Motion: Recommend approval per staff recommendation.

Motion by: Craddock Second by: Rosene Robinson

Vote: 9-0-0

Ayes: Bulmash, Craddock, Fugate, Hood, Humphrey, Krug, Rosene Robinson, Walker, Whitlock
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Abstentions: none
Absent: Shivel, Turner-Addison
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8. Magnolia Crossing Blocks 9-10 (County)
Location: South of 171st Street — V4 Mile west of Sheridan
County Commission District: 3

Applicant: Select Design

Action Requested: Approval of Preliminary Plat

Action Requested

Approve the preliminary subdivision plat for Magnolia Crossing Blocks 9-10

Staff Recommendation

Magnolia Crossing Blocks 9-10 - (County)
South of 171st Street — 4 Mile west of Sheridan

This plat consists of 26 lots, 2 blocks on 21.69 + acres.

The Technical Advisory Committee (TAC) met on August 7%, 2025, and provided the following comments:

1.

w

Zoning: Proposed lots conform to the requirements of the RE district and existing PUD development
standards. Planning Services will provide comments prior to final plat release.

Addressing: INCOG will assign addresses. Include assigned addresses on the face of the final plat and provide
address disclaimer.

Transportation & Traffic: None

Sewer/Water: On-site sewage disposal via ODEQ approved system. Water line plans must be submitted to
Okmulgee County Rural Water District No. 6. All requirements of the district must be met for final plat
approval.

Stormwater, Drainage, & Floodplain: Plans for stormwater and drainage must be approved by the Tulsa
County Engineer and improvements must be in place prior to final plat approval. Provide access to reserve area
for maintenance.

Utilities: Telephone, Electric, Gas, Cable, Pipeline, Others: All utilities indicated to serve the site must
provide a release prior to final plat approval. Provide a Certificate of Records Search from the Oklahoma
Corporation Commission to verify no oil & gas activity on the site.

Tulsa County Engineering: None

Staff recommends APPROVAL of the preliminary subdivision plat subject to the conditions provided by TAC and
all other requirements of the Subdivision and Development Regulations. Tulsa County release is required prior to
final plat approval.

TMAPC Comments:

None

Speakers:

None

Applicant agreed with Staff recommendation.

Commissioner Action:

Motion: Recommend approval per staff recommendation.
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Motion by: Craddock Second by: Rosene Robinson

Vote: 9-0-0

Ayes: Bulmash, Craddock, Fugate, Hood, Humphrey, Krug, Rosene Robinson, Walker, Whitlock
Nays: none

Abstentions: none
Absent: Shivel, Turner-Addison
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Public Hearing - Comprehensive Plan Conformance
Review and possible approval, approval with modifications, denial, or deferral of the following:

9. Consider adopting a resolution of the Tulsa Metropolitan Area Planning Commission determining that the
Project Clydesdale Economic Development TID Project Plan is in conformance with the Tulsa County
Comprehensive Land Use Plan and recommend its approval to the Tulsa County Board of Commissioners.

Item
Adopt a resolution of the Tulsa Metropolitan Area Planning Commission determining that the Project Clydesdale

Economic Development TID Project Plan is in conformance with the Tulsa County Comprehensive Land Use Plan -
Highway 75 Planning Area (TCCP-14) amendment - and recommend its approval.

Background

The Oklahoma Constitution authorizes special financing tools to assist with the development or redevelopment of
areas determined by a city, town, or county to be unproductive, undeveloped, underdeveloped, or blighted. The
Local Development Act provides those tools and guidelines limiting their use to areas where investment,
development, and economic growth are difficult but possible if the Act is used.

One of the Local Development Act's tools is Tax Incentive District (TID), which allows a city, town, or county to
provide tax exemptions applicable to a portion of the ad valorem taxes and ad valorem special assessments
imposed from taxing entities maintaining jurisdiction over the proposed Incentive District. Tulsa County is
designated and authorized as the principle public entity to carry out and administer the provisions of this Project
Plan and to exercise all powers necessary or appropriate thereto as provided in Section 854 of the Act. This Project
Plan creates four (4) Incentive Districts, temporarily identified herein as Tulsa County Tax Incentive District "A,” “B,”
“C,” and "D. The County is authorized to defer determination of the effective date of each of the Incentive Districts,
provided that the determination of the effective date for each of the Incentive Districts must be made effective
within ten (10) years of the date of adoption of this Project Plan.

The Project Clydesdale Project Plan is a Tax Incentive District (TID) plan. The project area is generally located
north of East 76th Street North, east of North Yale Avenue, south of East 86th Street North and west of North
Sheridan Road.
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Map of Incentive Districts and Project Area

2721-13 @ '
Feet
600 1200

Objectives

The principal objectives of the Project and Tax Incentive Districts are to make possible the Project Clydesdale
Economic Development TID Project and:

A.

B.

G.

To attract the Project and the accompanying investment and development in the County, which would not
occur without the tax incentives described in this Project Plan.

To generate revenues for Owasso Public Schools, the Tulsa Technology Center, the Tulsa City-County Health
Department, the Tulsa City-County Library System, the Tulsa Community College and the County (collectively,
the “Taxing Entities”), in the form of PILOTs for each Data Center developed as part of the Project.

To generate new revenues for the County through Community Betterment Payments, in accordance with
Section X.B.2, and as more particularly described in the Tax Incentive Agreement.

To achieve the County’s economic development goals and objectives and the Strategic Priorities of the
region’s Comprehensive Economic Development Strategy.

To repurpose vacant and underutilized property.

To enhance the tax base and make possible investment, development, and economic growth that would
otherwise be difficult without the Project Plan and provision of tax exemptions.

To create and attract new temporary and permanent high-quality jobs to the community.

To achieve these objectives, the Project’s Principal Actions will consist of the following:
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A.

Providing tax incentives available under the Act to support the Project, which are designed to attract and
expand investment and quality employment opportunities within the Project Area.

Administering this Project Plan.

Negotiation, preparation, execution, approval and implementation of other agreements to the extent
necessary to implement this Project Plan.

Supporting and accelerating the County’s economic development initiatives
All other actions necessary and appropriate as authorized by the Act.

Review of the Project Plan for Conformance with Tulsa County Plans

Prior to submittal to the Tulsa County Board of County Commissioners, TMAPC is asked to review the Project Plan
and adopt a resolution stating that the plan is in conformance with the adopted Tulsa County Comprehensive
Plan. Staff analysis will focus on four aspects of the Tulsa County Comprehensive Plan: the Major Street and
Highway Plan; GO Plan; Land Use Map; and Comprehensive Plan Priorities.

A. Major Street and Highway Plan

The Major Street and Highway Plan (MSHP) classify E 76™ Street N as a Secondary Arterial and E 86"
Street N as a Primary Arterial—these arterial roadways provide direct connections from the site to US
Highway 75. US Highway 75 is classified as a Freeway. North Yale Avenue and North Sheridan Road
are classified as Secondary Arterials. The Major Street and Highway Plan also depict illustrative
collector roadways within the project area which will not be necessary as the project contemplates no
interior public streets.

B. GO Plan

a. Sidewalk Gaps
The GO Plan identifies the lack of sidewalks along E 86" Street N, E 76t Street N, and N. Yale
Avenue along the Project Plan area boundary.
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b. Bicycle Facilities

There are two proposed bicycle facilities adjacent to or near the Project Plan Area. E 86
Street N has a proposed bike lane adjacent to the Project Plan Area, whereas E 76th Street N
has a proposed shared use path that reaches the southeast corner of the Project Plan Area.

tl

C. Tulsa County Land Use Comprehensive Plan — Land Use Designations
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The Project Plan area falls within North Tulsa County in the Tulsa County Comprehensive Land Use Plan -
Highway 75 Planning Area (TCCP-14) — and more particularly PUD-871. The Project Plan Area is zoned IL
(Industrial Light). The land surrounding the Project Plan Area is designated as Rural
Residential/Agricultural on the east and north; and Industrial on the south.

These land use designations are described in the Tulsa County Comprehensive Land Use Plan for area
plans within unincorporated Tulsa County:

a. Industrial: This land use category is designed to accommodate industrial uses as well as
wholesaling, warehousing, and distribution facilities, which tend to require large buildings and
generate more large-truck traffic than other types of land uses.

b. Rural Residential/Agricultural: Land that is sparsely occupied and used primarily for farmland,

agricultural uses, and single-family homes on large lots. Residential lots generally range from
one-half acre or greater and may use on-site services where public utilities are not available.

D. Highway 75 Planning Area Priorities

Except for the City of Tulsa, every community plan in Tulsa County recognizes the importance of Highway
75 and advocated for the establishment of a strategic planning area to promote higher development
standards. To align with this vision, the Highway 75 Planning Area for unincorporated Tulsa County aims
to reaffirm this concept, ensuring a more cohesive and coordinated approach to development. The
initiative is guided by the following key goals:

e Promote balanced growth between commercial, residential, and industrial zones.

e Ensure land-use compatibility and encourage higher density commercial, light industrial and mixed-
use development.

e Provide a framework for land use development on property near and abutting Highway 75 into a key
economic and mobility planning area, instead of a disjointed set of developments.

o Designate industrial and logistics hubs to attract businesses and support economic diversification.

e Encourage mixed-use developments in strategic locations to integrate housing, retail, and
employment centers.

e Support rural-urban economic connectivity by linking smaller communities with job opportunities in
larger urban centers.

e Consider effects of uncontrolled suburban sprawl, leading to infrastructure inefficiencies and
additional strain on public services, including schools, utilities, and emergency response.

e Establish rational for establishing planned growth areas, reducing haphazard development.

e Discourage the use of use variances and encourage development standards through the PUD process
for future land use development.

o lllustrate conservation of green spaces and provide guidance for development around floodplain
areas and creek bank standards, balancing urbanization with environmental sustainability.

Anticipated Development Standards and Guidelines

The Highway 75 Planning Area designation supports a mix of retail and service establishments that cater to
the needs of rural residents and agricultural operations. Given the nature of current rural settings,
developments in these areas may integrate various uses. Strict separation of functions is often impractical.
This category is intended to encourage a wide variety of uses supporting the region and abutting
communities. It is anticipated that this planning area will include light or medium industrial activities,
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including wholesaling, warehousing, and distribution facilities. These uses may require large buildings and
generate significant heavy truck traffic compared to other land uses.

These areas accommodate a variety of commercial and industrial activities, such as office spaces,
warehousing, light manufacturing, and high-tech industries, including clean manufacturing and information
technology. Some locations may also include large-scale retail establishments. Unlike mixed-use centers,
employment areas have minimal residential presence and are characterized by extensive commercial activity.
These districts require direct access to major arterial roads or interstates to support transportation needs.
Additionally, those with manufacturing and warehousing functions must be capable of handling high
volumes of truck traffic and, in some cases, rail transport. Given these transportation demands, careful
planning for design, screening, and open space buffering is essential when employment areas are situated
near moderate-density residential zones.

Residential developments are not considered appropriate and are incompatible for this planning area and
will not be supported by the Planning Services Department.

Design & Aesthetics

e All new land development in the 75 Highway Planning Area, should anticipate working within the
Planned Unit Development Process provided in the Tulsa County Zoning Code. That process will
generally include higher quality building materials and site development standards that are currently
required in the zoning code.

e Effects of new development on abutting property owners will be an integral part of the PUD process.

e Landscaping and green buffers will be required to enhance visual appeal and mitigate environmental
impact especially focused on properties that are adjacent to new development.

e Floodplain development will be limited and maintained as a natural environment.
e PUD standards will include significant building setbacks, eliminating outdoor storage, lighting
limitations, illuminated signage standards and reducing parking standards where appropriate.

Transportation & Access Management

e New access points to Highway 75 will not be permitted as part of the zoning process. Any proposals
for new access points will be managed through the County Engineers’ office and the Oklahoma
Department of Transportation.

e Frontage roads will be encouraged for large multi-tenant development to reduce direct highway
access.

Environmental Considerations

The primary environmental consideration will be focused on floodplain areas. The Bird Creek
Flood plain in North Tulsa County. Where practical this plan will use the natural floodplain areas as buffers
between the Highway 75 Planning Area and surrounding properties. The flood areas currently identified
on the exhibits will be part of the county flood plain manage areas and considered the best opportunity
for preserving wildlife habitat and common open space available for the property owners, employees, and
residences of the area.

Staff Recommendation

The Objectives and Principal Actions in the Project Plan and supporting Incentive Districts are consistent with the
Major Street & Highway Plan, GO Plan, Land Use designations, and Comprehensive Plan Priorities of North Tulsa
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County and Highway 75 Planning Area as reflected by the IL (Industrial Light) zoning and the Planned Unit
Development overlay (PUD-871).

Staff recommended approval of the Project Clydesdale TID Project Plan, finding it to be in conformance with the
Tulsa County Comprehensive Plan and stated goals of the Highway 75 Planning Area.

TMAPC Comments:
Mr. Walker asked if the applicant representative would explain the difference between the pilot in lieu of the ad
valorum briefly.

Jeff Sabine, representative for the Center of Economic Development, 301 North Harvey, Suite 200, Oklahoma
City, Oklahoma 73102, stated that the project plan utilizes tax incentive districts instead of tax increment financing
districts. That is one of two tools available in the development act. An incentive district allows the ability to abate
or provide exemptions for certain taxes. Their plan for each of these four individual districts will all be triggered at
a later date. It will provide for 100% abatement of their ad valorum taxes for 25 years. As part of the consideration
for that, the developer or individual that end user for the property agrees to delay $1.5 million per data center
pilot payment to the tax user district as well a $500,000 a year community betterment payment to the County
specifically to provide for roadway improvement expenses. Each data center pilot payment, because it is going to
be done in phases, the initial data center will be that $1.5 million a year increasing 1% per year. When the
subsequent data centers on-line, that initial payment calculates starts at that $1.5 million but it increases based on
how much CPI has increased from that initial payment. Subsequent phases if it takes seven or eight years could be
$1.6 or $1.7 million potentially. That will all be laid out in a tax incentive agreement that would be approved by the
Tulsa County Board of Commissioners. At the same time, they would approve the project plan it would have to be
approved by all the tax entities whose ad valorum taxes would be effected. The local development act for
incentive districts because it is a straight up exemption, does not allow the developer to provide an exemption of
the ad valorum taxes for the individual taxing entities whose ledgers are being included without their consent.
Over the next month, the local development act gives them sixty days, but they are trying to finish it in the next
month. The developer will be going to the taxing entities for their approval on inclusion of their ledgers.

Mr. Walker stated that this is a monster data center that will be introduced in phases.
Mr. Bulmash asked if the large payment was per year for the next twenty-five years.

Mr. Sabine stated that the $1.5 million which is a pilot would be distributed to the tax entities according to their
levees would be per data center per phase. The $500,000 for community betterment would be just for that initial
stage.

Mr. Bulmash stated that it would be $2 million to begin with, then $1.5 million for each phase increasing 1% per
year according to CPI, and then $500,000.

Mr. Hood asked if there would be any reviews of the progress being made over time.

Mr. Sabine stated that tax agreement incentives are still being negotiated but there will be trigger events, basically
preconditions, before each incentive district can be authorized to kick off. Once those conditions have been met, it
requires that the County Commissioners have a separate vote to create each individual tax district. The incentive
district has continuing operating agreements. If the end user abandons the project, there will be provisions in the
agreement that will allow the County Commissions to terminate the incentive
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Mr. Walker stated that he could assure you that each of these tax entities will be watching the progress closely.
They include Tulsa County, Tulsa City/County Library, Owasso Public Schools, Tulsa County Health Department,
Tulsa Technology, and Tulsa Community College.

Mr. Sabine stated that there is an annual report that is required to be filed each year that tracks the progress.

Commissioner Action:

Commission Action Motion: Recommends that commission adopt this resolution determining that it is in
conformance with the comprehensive plan.

Motion by: Walker Second by: Whitlock

Vote: 9-0-0

Ayes: Bulmash, Craddock, Fugate, Hood, Humphrey, Krug, Rosene Robinson, Walker, Whitlock

Nays: none

Abstentions: none

Absent: Shivel, Turner-Addison

Other Business

None

10. Commissioner Comments
None

Adjournment

Commission Action

Motion: Adjourn

Motion by: Walker Second by: Whitlock

Vote: 9-0-0

Ayes: Bulmash, Craddock, Fugate, Hood, Humphrey, Krug, Rosene Robinson, Walker, Whitlock
Nays: none

Abstentions: none

Absent: Shivel, Turner-Addison

There being no further business, the meeting adjourned at 2:17 p.m.
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