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Tulsa Metropolitan Area Planning Commission 

 

Minutes of Meeting No. 2950 
Wednesday, December 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 November 
26, 2025, at 9:34 a.m. 

Members Present: Bulmash, Craddock, Humphrey, Krug, Rosene Robinson, Shivel, Turner-Addison, Walker, 
Whitlock 
 
Members Absent: Fugate, Hood 
City Staff Present: Austin Chapman, 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: None 

Approval of Minutes 

1. Minutes from Meeting 2948, November 5, 2025 
Motion: Approval of the minutes of Meeting 2948 from November 5, 2025. 
Motion by: Shivel Second by: Rosene Robinson 
Vote: 9-0-0 
Ayes: Bulmash, Craddock, Humphrey, Krug, Rosene Robinson, Shivel, Turner-Addison, Walker, Whitlock 
Nays: none 
Abstentions: none 
Absent: Fugate, Hood 

2. Minutes from Meeting 2949, November 19, 2025 
Motion: Approval of the minutes of Meeting 2949 from November 19, 2025. 
Motion by: Shivel Second by: Rosene Robinson 
Vote: 9-0-0 
Ayes: Bulmash, Craddock, Humphrey, Krug, Rosene Robinson, Shivel, Turner-Addison, Walker, Whitlock 
Nays: none 
Abstentions: none 
Absent: Fugate, Hood 
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Consent Agenda 

3. PUD-667-6 
Location: 11407 South College Avenue 
City Council District: 8 
Applicant: Todd Wegner 

 
Action Requested 
PUD minor amendment to reduce the required livability space per lot to permit an accessory building 
 
Staff Recommendation 
The applicant is proposing a minor amendment to reduce the required livability space per lot to permit an 
accessory building.  The PUD requires a minimum of 7,000 square feet of livability space per lot, livability space 
per the zoning code in effect at the time the PUD was adopted is defined as follows: 
 
The open space of a lot which is not allocated to or used for off-street parking areas or for paved access to off-street 
parking areas. However, unenclosed parking areas or paved access to parking areas within the rear yard accessory to 
a single-family or duplex dwelling shall be considered livability space. 
 
The proposed improvements as shown in the attached plans would only leave approximately 6,845 square feet of 
open space.  
 
With consideration given to the factors listed herein, staff recommends approval of the application per the 
attached 
conceptual site plan.  
 
Staff has reviewed the request and determined: 
 

1) PUD-667-6 is consistent with the provisions for administration and procedures of a PUD in section 30.010-
H. 
 

2) PUD-667-6 does not represent a significant departure from the approved development standards in the 
PUD and is considered a minor amendment to PUD-667. 
 

3) All remaining development standards defined in PUD-667-6  and subsequent amendments remain in effect.   
 
 

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 RS-1/PUD-667 Neighborhood Detached Single-

family House 
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East RS-1/PUD-667 Neighborhood Detached Single-
family House 

South RS-1/PUD-667 Neighborhood Detached Single-
family House 

West RS-1/PUD-667 Neighborhood Detached Single-
family House 

 
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 
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: N/A  

Comprehensive Plan Street Designation: N/A 

Transit: N/A   

Existing Bike/Ped Facilities: None.  

Planned Bike/Ped Facilities: None. 

Property Description 
Lot 6, Block 4, WATERSTONE, a subdivision in the City of Tulsa, Tulsa County, State of Oklahoma 

Commission Action 
Motion: Approve Consent Agenda item 3, per staff’s recommendation. 
Motion by: Bulmash Second by: Humphrey 
Vote: 9-0-0 
Ayes: Bulmash, Craddock, Humphrey, Krug, Rosene Robinson, Shivel, Turner-Addison, Walker, Whitlock 
Nays: none 
Abstentions: none 
Absent: Fugate, Hood 
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Public Hearing – Rezoning 
Review and possible recommendation of approval, approval with modifications, denial, or deferral of the following: 
 
Items 4 and 8 were presented together. 
 
Mr. Bulmash disclosed that as Senior Advisor for Housing in the mayor's office he had met with the Developers of 
this project and have had discussions about this development. He stated that despite those discussions he can 
remain impartial and unbiased and will base his vote on the information provided and heard publicly. 
 

4. MPD-7 (Related to CPA-125) 
Location: Northwest corner of East Latimer Street and North Utica Avenue 
City Council District: 1  
Applicant: Jill Ferenc, TSW 
 
Action Requested 
Rezone subject property from IM, NIO, and HNO to MPD-7, NIO, and HNO 
 
Staff Recommendation 
The applicant is proposing a master planned development which would rezone the subject property from IM to 
MPD-7.  The proposed MPD consists of two primary development areas: mixed-use along the North Utica Avenue 
frontage with the balance of the property designated for residential consisting of a variety of housing types. The 
proposed mixed-use area along the North Utica frontage would be opposite of additional commercial property 
designated for mixed-use on the east side of Utica.  The residential areas would be adjacent to existing 
neighborhood areas on the north, across East Marshall Street, and to the south, across East Latimer Street.   
 
The subject property is the former location of a major industrial user. Operation of the industrial site ceased in 
1993, and the site has been vacant since that time while remaining zoned for moderate industrial uses.  The City of 
Tulsa Comprehensive Plan and the Crutchfield Small Area Plan recognized the historic use of the property as an 
industrial site and maintained a land use designation of employment.   
 
MPD-7 is proposed with an associated comprehensive plan amendment (CPA-125) to amend the land use 
designation for the site from industrial to multiple use and neighborhood. While inconsistent with the land use 
maps presented in the adopted small area plan and the City’s land use map, the proposed project is consistent 
with several recommendations found in the adopted plans such as increasing housing choices, improving 
pedestrian/bike connectivity, and activating large undeveloped tracts of land.   
 
Revising the land use map for this project would align with those recommendations and provide a new 
connection between two existing neighborhood areas while eliminating the possibility of incompatible industrial 
uses currently permitted.  
 
The proposed development plan is consistent with the purpose and intent of the master planned development 
district outlined in Section 25.070 of the Tulsa Zoning Code.  Per the Zoning Code, MPDs are generally intended 
to promote one or more of the following: 
 

1. Variety in housing types and sizes to accommodate households of all ages, sizes, incomes and lifestyle 
choices;  

2. Compact, mixed-use development patterns where residential, commercial, employment, civic, and open 
space areas are located in close proximity to one another;  
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3. A transportation network designed to accommodate safe and efficient motorized and non-motorized 
travel; 

4. Direct, safe and convenient non-motorized travel routes within the boundaries of the development site, as 
well as connections to abutting properties;  

5. Buildings and other improvements that by their arrangement, massing, design, character and site design 
elements establish a quality, livable environment;  

6. Sustainable development practices;  
7. Incorporation of open space amenities and natural resource features into the development design;  
8. Low-impact development (LID) and best management practices for managing stormwater; and  
9. Flexibility and creativity in responding to changing social, economic and market conditions. 

 
With consideration given to the factors listed herein, staff recommends approval of the application subject to the 
MPD-7 development standards outlined below and in the applicant’s text and exhibits attached to the staff 
recommendation.  
 
MPD-7 Development Standards 
Property included within the boundaries of MPD-7 will be subject to the regulations of the MPD-7 development 
plan.  Standards for MPD-7 are found in the applicant’s text and exhibits which are attached to the staff 
recommendation.  References in this section refer to the Utica Crossing Master Plan document attached as an 
exhibit.   
 
MPD-7 consists of 2 separate development areas: 

1. Utica Frontage 
2. Residential Core 

 
Each development area is subject to the use restrictions and additional regulations of the Utica Crossing Master 
Plan that establish lot and building regulations, landscaping and open space requirements, parking requirements, 
and sign standards.   
 
In accordance with Chapter 25 of the Tulsa Zoning Code, the following sections of the Utica Crossing Master Plan 
provide the development standards for MPD-7.   
 
Section 2 – Administrative Process 
Section 3 – Conceptual Master Plan 
Section 4 – Regulating Plan 
Section 5 – Building Type Standards 
Section 6 – Use Regulations 
Section 7 – Other Development Standards  
 
MPD-7 does not waive, vary, or modify City of Tulsa requirements for public infrastructure which will be reviewed 
upon the submittal of infrastructure development plans.  The Utica Crossing Master Plan will guide future 
subdivision development by providing recommendations on the locations and types of public streets, alleys, and 
pedestrian infrastructure. The design elements of streets must meet or exceed the minimum design criteria, 
standards and/or regulations of the City of Tulsa, Oklahoma Department of Transportation (ODOT), Federal 
Highway Administration (FHWA), Manual on Uniform Traffic Control Devices (MUTCD), Public Right-of-Way 
Accessibility Guidelines (PROWAG), American Association of State Highway and Transportation Officials (AASHTO) 
Geometric Design and Roadside Design Guide, and Oklahoma Department of Environmental Quality (ODEQ).   
 
In areas where the MPD is silent, provisions of the Tulsa Zoning Code will apply.   
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Comprehensive Plan Considerations 
Land Use Plan 
 
Existing 
Employment is intended to accommodate offices, warehousing and storage, manufacturing and assembly, and 
industrial processes. The Industrial Site Suitability map corresponds to the Employment land use designation and 
indicates where uses that are potentially incompatible with sensitive land uses are best suited to locate. This 
directs industrial uses to particular areas of the city while discouraging industrial in close proximity to 
Neighborhood areas. 

Proposed 
Multiple Use areas are mostly commercial or retail uses, which include restaurants, shops, services, and smaller 
format employment uses. This land use designation is most common in areas of the city from earlier development 
patterns, with Local Centers being more commonplace in newer parts of the city. For single properties that are 
commercial but surrounded by Neighborhood, Multiple Use is the preferred designation. 

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 Multiple Use Commercial/Residential 
East CH Multiple Use Commercial 
South RM-1 Neighborhood/Park and Open Space Park/Residential 
West IM Employment Industrial 

 
Small Area Plans  
The subject properties are located within the Crutchfield Small Area Plan.   

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 Utica Avenue is considered an Urban Arterial which requires an ultimate 
right-of-way width of 70 feet.  East Latimer Street is considered a residential collector which requires an ultimate 
right-of-way width of 60 feet.  Necessary dedications of right-of-way for major street and highway plan 
designated streets will be required during the subdivision platting process.   

Comprehensive Plan Street Designation: N/A 

Transit: Regular route service is available along North Utica Avenue.  
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Existing Bike/Ped Facilities: Existing sidewalks are adjacent to the project.  Sidewalks make require reconstruction 
as part of new development.  

Planned Bike/Ped Facilities: East Latimer Street is a planned bike lane corridor which will connect to a sidepath 
along North Utica Avenue.  

Environmental Considerations 
Flood Area: The subject property is not located within a designated flood area.  

Tree Canopy Coverage: Tree canopy in the area is 6%.  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 11809, dated June 26, 1970, established zoning for the subject property. 
 
Applicant Comments  
Cameron Walker, CEO of Green Country Habitat for Humanity, 6235 East 13th Street and Katie O'Melia Associate 
Principal with TSW,  217 East Archer Street gave a presentation of the project that consists of a variety of mixed-
use housing.  
 
TMAPC Comments 
 
Mr. Craddock asked if the houses had garages. 
 
The applicant stated that the plan is fully parked based on the requirements for single-family homes. 
 
Mr. Bulmash asked what the total number of homes that is expected to be built. 
 
The applicant stated approximately 300 units. 
 
Speakers 
None. 
 

Commission Action 
Motion: Recommend approval of the MPD-7, per staff’s recommendation. 
Motion by: Craddock Second by: Whitlock 
Vote: 9-0-0 
Ayes: Bulmash, Craddock, Humphrey, Krug, Rosene Robinson, Shivel, Turner-Addison, Walker, Whitlock 
Nays: none 
Abstentions: none 
Absent: Fugate, Hood 
 
Property Description 
ALL BLKS 2 & 3, ELM RIDGE ADDN & ALL VAC TRENTON AV BTW & S37.35 N/2 GOV LT2 LESS E25 THEREOF FOR RD & THAT 
PRT S17.67 ACS GOV LT 2 LYING NE RR R/W LESS E25 THEREOF FOR RD & PRT S/2 SE NW LYING N RR R/W LESS W25 
THEREOF FOR RD SEC 31 20 13 21.956 ACS, City of Tulsa, Tulsa County, State of Oklahoma 
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5. CZ-570 
Location: Northeast corner of East 126th Street N and North Yale Avenue  
County Commission District: 1 
Applicant: Megan Pasco, Tanner Consulting, LLC 

 
Action Requested 
Rezone from AG to RS-1 
 
Staff Recommendation 
The applicant is proposing to rezone approximately 78.5 acres from AG to RS-1. The Tulsa County Zoning Code 
allows a minimum lot size of 13,500 sq ft with a minimum lot width of 100 feet in the RS-1 zoning district. It is 
important to recognize that the parcel is not served by a public sanitary sewer system, and private septic systems 
will be required on each lot. The Oklahoma Department of Environmental Quality (ODEQ) will require at least 
22,500 square feet and the minimum lot width will be 100 feet as defined in the Zoning Code.  
 
Staff has reviewed the request and find that the uses, building types and supplemental development standards 
allowed in the RS-1 zoning district are consistent with the expected residential development pattern in the area 
and,  
 
Residential development pattern allowed in the RS-1 district is consistent with the Tulsa County Comprehensive 
Plan and 
 
Therefore, with consideration given to the factors listed herein, staff recommend approval of RS-1 zoning.  
 
Comprehensive Plan Considerations 
Land Use Plan 
The subject property is designated as: Rural Residential/Agricultural  
 
Designation Description: 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. The proposed residential subdivision would be compatible 
with this designation.  
 
Surrounding Properties: 

Location Existing Zoning/Overlay Existing Land Use Designation Existing Use 
North             AG            Rural 

Residential/Agricultural  
   Vacant    

East             AG            Rural 
Residential/Agricultural 

     Vacant    

South             AG            Rural 
Residential/Agricultural  

    Vacant 

West             AG, CG, IL          Rural Commercial    Residential & 
Commercial     

 
Small Area Plans  
None 
 
Transportation 
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Major Street & Highway Plan: N Yale Ave is classified as Secondary Arterial & E 126th St N is classified as 
Secondary Arterial with a Planned right of way not less than 100 feet. 
  
Transit: None 
 
Existing Bike/Ped Facilities: None 
 
Planned Bike/Ped Facilities: None 
 
Environmental Considerations 
Flood Area: None 
 
Parks & Open Space: None 
 
Zoning History 
Resolution 98254, dated September 15 1980, 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 RS-1 zoning, per staff’s recommendation. 
Motion by: Craddock Second by: Whitlock 
Vote: 9-0-0 
Ayes: Bulmash, Craddock, Humphrey, Krug, Rosene Robinson, Shivel, Turner-Addison, Walker, Whitlock 
Nays: none 
Abstentions: none 
Absent: Fugate, Hood 
 
Property Description 
W/2 SW LESS W16.5 & S16.5 THEREOF FOR RD SEC 34 22 13 78.506 ACS County of Tulsa, State of Oklahoma 
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Public Hearing – Plats 

6. Collett Tract 
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  
Preliminary Plat Approval 
 
Staff Recommendation 
The plat consists of 331 lots, 12 blocks, ±80 acres. Staff recommends approval of the preliminary subdivision plat 
subject to the following conditions provided by the Technical Advisory Committee (TAC) and all other 
requirements of the Subdivisions Regulations. Staff finds that the proposed preliminary subdivision plat complies 
with all applicable regulations with the exception of the requested modification. A City of Tulsa release letter is 
required prior to final plat approval. TAC Conditions: 
 
Zoning 
Property is zoned AG, RS-4 zoning has been approved by City Council in case Z-7830 and will be effective 
11/25/2025, the intended use and proposed lot layouts meet the standards of that district.  
 
Phasing Plan 

Phase 1: Final Plat filing December 2027  
Phase 2: Final Plat filing December 2029 

Engineering Graphics 
- Submit subdivision control data sheet with the final plat.  
- Remove contours on the final plat submittal. 
- In the plat subtitle add “City of” before Tulsa. Describe the location of the land in the plat subtitle by 

section, township, range, etc.  
- Provide the date of the survey site visit on the face of the plat. 
- Provide the individual lot addresses on the face of the plat.  
- In the Location Map add missing platted properties. Label all other land in the section as “unplatted”. 

Add I-44 to the location map.  
- Provide graphically on the face of the plat the address disclaimer/caveat. 
- Under the Basis of Bearings information include the coordinate system used. Provide a bearing 

angle, preferably shown on the face of the plat.  
- Graphically show all property pins found or set that are associated with the plat. Either have a legend 

entry showing the found or set symbology or label each location with text. 
- We prefer to see the plat tied to a section corner, half section, or quarter section. That being labeled 

graphically on the face of the plat as the POC (point of commencement) with a bearing angle and 
distance to the POB (point of beginning). All of this incorporated into a metes and bounds written 
legal description of the property.  

- Provide graphically on the face of the plat all proposed street names.  
- Add signature block for officials to sign to the face of the plat. 
- If benchmark(s) have a northing, easting, elevation associated with them provide that information on 

the face of the plat.  
Addressing 

- Addresses will be assigned by the City of Tulsa and be provided at a later date.  
- Street names will be assigned by the City of Tulsa and will be provided at a later date. 
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Article 5 of the TMAPC Subdivision and Development Regulations: Design and Improvements 
 
Required Infrastructure and Public Improvements (5-020) 

-IDP permit must be approved prior to plat and will include water, sanitary sewer, storm sewer, private   
detention, streets, driveways, and ADA compliance. It may also include floodplain modifications.  
 

Blocks Lengths (5-030.3) 
- None.  

Streets (transportation) (5-060) 
- E 11th St S is a Secondary Arterial Street which requires a total ROW of 100’ 50’ from the Section 

Line and S 145th Ave E is a Primary Arterial Street which requires a total ROW of 120’ or 60’ from the 
Section Line. (RR) 

- Be sure LNA has been established and shown for both Arterial Streets and add to the DoD. (RR) 
- Have the ROW for S 137th E Ave and E 4th St checked for accurate ROW dedication. These are 

planned Residential Collector Streets that need a total ROW of 60’ or 30’ from the centerline of the 
road. (RR) 

- The street labeled 4th Place on the plat appears to be S 137th East Avenue. The Major Street and 
Highway Plan (MSHP) indicates that this street is a residential collector which requires 60’ total ROW. 

- The MSHP indicates there should be a residential collector between S 137th E Ave and S 145th E Ave. 
The area labeled as Reserve Area 1X or Street A needs to accommodate residential collector ROW 
width.  

- Please get with the G.I.S team to coordinate the proper street names for this development. E 4th Pl S 
is labeled to the wrong street on the Plat. 

- The proposed street at the NW corner of this development will need to tie-in to the existing street 
system which may require off-site improvements.  

Streets (fire) (5-060) 
- No comments.  

 
 Sidewalks (5-070) 

- No comments.  
Protection From Flooding and Other Natural Hazards (Floodplain) (5-090) 

- Floodplain modifications may be required with planned layout, to be approved by T-CLOMR with IDP 
submittal.  

- Creek CL does not need to be plotted on face of plat. Floodplain callout leaders are misplaced on 
sheet 2of7, see Street A/F intersection. 

 Stormwater Management (5-100) 
- It does not appear detention shown at South end of site manages all local subbasins for mitigating 

runoff. If the intent is to recommend FILO detention for some portions, that can be reviewed with the 
IDP.  

Sewage Disposal (5-130) 
- Manhole located in 20’ UE in Block 1 must be moved away from the headwall.  
- Manhole on lot 49 block 2 appears to drain both north and south. COT does not allow bi- directional 

manholes. Which direction is the flow from the east draining?  
- Manholes on lot 24 block 9 and lot 25 block 11 appear to be bidirectional. COT does not allow bi-

directional manholes.  
- Sanitary sewer lines only need to extend 15’ inside a lot. Proposed layout shows lines extending to 

end of lots.  
- Some Reserve areas such as 3X and 5X have sanitary sewers located in them. Plat covenants allow for 

construction of walls, fences etc. in reserve areas. Some types of structures are not allowed in 
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easements where sanitary sewers are located, and construction agreements may be required. This 
statement must be included in the covenants.  

- The sanitary sewer extension from the 21” line on the north side of 11th street from the existing 
Manhole to the southwest corner of the proposed development needs to be sized for the basin 
upstream, most likely 21”.  

Water Supply (5-130)  
- Look at minimizing future water service line roadway crossings by installing the water line on the 

opposite side of the roadway per standard location when it seems practical.  
- Tie up existing dead end 6-inch waterline on S 142nd E Ave. 
- Check water demands calculations on if both 8-inch and 6-inch diameter pipes can be utilized for 

this development.  
- Confirm waterline is South and East. Confirm the 500-foot spacing on fire hydrants.  
- 4th place runs east west. Tie into this Dead-End line and provide looping which will provide 

additional redundancy for the area.  
Easements (5-150) 

- Provide Reserve area 12X language in covenants.  
- Reserve 1X-5X language in covenants must specify actual requirements and proscriptions, and 

maintenance responsibilities.  
- Add 15’ U/E on both sides of public roadways from the street rights a way throughout the 

development.  
- Additional easement may be required between the proposed 17.5’ U/E and 60’ Street Right of Way 

S.145th E. Ave. along Block 1 Lots 45-50.  
- Add Section 1 Standard Street and Utility Easement Covenant language.  

Streets and Stormwater 
- No comment.  

Deed of Dedication: 
- Legal to comment after submittal of Final Plat.  

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 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.  
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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 11th Street South – Secondary Arterial requiring an ultimate right-of-way width of 100 feet.  

South 145th 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 11th Street is a signed, on-street bicycle route.  

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

Arterial Traffic per Lane:  

 Arterial Traffic - North North (E Admiral Pl - 2,848 Vehicles per Lane) 
 Arterial Traffic - East   East (S 145th East Ave - 2,513 Vehicles per Lane) 
 Arterial Traffic - South South (E 11th St S - 2,675 Vehicles per Lane) 
 Arterial Traffic – West West (S 129th East Ave - 3,547 Vehicles per Lane) 
 

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.  

 
Applicant Comments 
Kevin Maevers 901 North Forest Ridge BLVD., Broken Arrow, OK  
The applicant requested a continuance to allow time to address an additional street requirement for a collector 
street that just they were made aware of at TAC meeting.  
 
TMAPC Comments 
Mr. Bulmash suggested that the applicant meet with the neighborhood to make them aware of what is going on 
with the development.  
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Speakers 
There was one speaker who agreed with the continuance. 

Commission Action 
Motion: To continue item 6 to January 7, 2026, per staff’s recommendation. 
Motion by: Turner-Addison Second by: Shivel 
Vote: 9-0-0 
Ayes: Bulmash, Craddock, Humphrey, Krug, Rosene Robinson, Shivel, Turner-Addison, Walker, Whitlock 
Nays: none 
Abstentions: none 
Absent: Fugate, Hood 
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7. Patterson Farms 
Location: West of the northwest corner of East 41st Street South and South 145th East Avenue 
City Council District: 6 
Applicant: AAB Engineering 
 
Action Requested  
Preliminary Plat Approval and a modification of Section 5.030 Table 5-1 of the Subdivision and Development 
Regulations to permit greater block lengths. 
 
Staff Recommendation 
The plat consists of 336 lots, 15 blocks, ±75 acres. Staff recommends approval of the preliminary subdivision plat 
and modification of Section 5.030 Table 5-1 of the Subdivision and Development Regulations to permit greater 
block lengths subject to the following conditions provided by the Technical Advisory Committee (TAC) and all 
other requirements of the Subdivisions Regulations. Staff finds that the proposed preliminary subdivision plat 
complies with all applicable regulations with the exception of the requested modification. A City of Tulsa release 
letter is required prior to final plat approval. TAC Conditions: 
 
Zoning 
Property is zoned RS-4, the intended use and proposed lot layouts meet the standards of that district.  
 
Phasing Plan 
 

Phases 1-5: 
1. Final Plat filing December of 2027  
2. Final Plat filing December of 2028  

Engineering Graphics 
- No comments.  

Addressing 
- Addresses will be assigned by the City of Tulsa and be provided at a later date. (JP) 
- E 39th St should be E 39th Pl. 
- S 140th E Ave should be S 139th E Ave. 
- S 140th Pl E should be S 140th E Ave. 
- The street that runs east/west below Lots 38-42, block 5 should be E 39th Ct S.  

 
Article 5 of the TMAPC Subdivision and Development Regulations: Design and Improvements 

 
Required Infrastructure and Public Improvements (5-020) 

- No Comment.  
Blocks Lengths (5-030.3) 

- Applicant is requesting to extend the allowed block lengths per the attached request. Staff finds the 
existing development surrounding the subject property makes shorter block lengths or midblock 
connections undesirable and impractical due to the City owned property and infrastructure 
bounding the proposed subdivision. Staff recommends approval of the modification with the 
condition of the pedestrian connection being provided to the northwest to provide access to the 
soccer facility. 

Streets (transportation) (5-060) 
- The following information is pulled from the Tulsa Metropolitan Area Subdivision and Development 

Regulations…”5-060.5 Dead-End Streets A. Temporary Dead-End (“Stub”) Streets” 2. At the time that 
the temporary dead-end street is extended or connected to another street segment, any existing 
temporary turnaround must be removed by the developer responsible for extending the street. If for 
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any reason the stub street is not extended, a permanent turnaround must be constructed by the 
subject developer on the (abutting) site being developed.  

-  Stub streets must be clearly marked on plats and labeled “Future Street Extension.” In addition, 
developers must post an approved sign in the right-of-way of the stub street indicating that the 
temporary dead-end (stub) street is intended as a “Future Street Extension.”  

- The following notation must be incorporated into any Plat showing a stub street: THIS STREET 
RIGHT-OF-WAY IS NOT INTENDED TO BE A PERMANENT DEAD-END STREET. IT IS PLATTED WITH 
THE INTENT OF BEING EXTENDED AND CONNECTED TO STREETS THAT MAY BE BUILT IN THE 
FUTURE, THEREBY PROVIDING ACCESS TO AND FROM ABUTTING PROPERTIES.  

- Book and Page are shown for the 50’ ROW dedication and you’re showing a 60’ ROW along E 41st 
St. Provide the information for 10’ dedication as well. 

Streets (fire) (5-060) 
- No comments.  

 Sidewalks (5-070) 
No comments.  

Protection From Flooding and Other Natural Hazards (Floodplain) (5-090) 
- No comments.  

Stormwater Management (5-100) 
- No comments.  

Sewage Disposal (5-130) 
- Perimeter subdivision easement is missing from lots 17 block 1 and lot 41 block 5.  

Water Supply (5-130)  
- No comments.  

Easements (5-150) 
- No comments.  

Streets and Stormwater 
- No comment.  

Deed of Dedication: 
- Legal to comment after submittal of Final Plat.  

Comprehensive Plan Considerations 
Land Use Plan 
The subject property is designated as Neighborhood by the Tulsa Comprehensive Plan. 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 AG Parks and Open Spaces/ 

Neighborhood  
Union Public School Soccer 
complex 

East AG Neighborhood  Undeveloped  
South RS-5 RS-5  Undeveloped 
West RS-3 Neighborhood  Park Plaza East Subdivision  
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Small Area Plans  
The subject properties are not located within a small area plan. 

Development Era 
The subject property is located in an area designated as 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 
Comprehensive Plan Street Designation: N/A  

Transit: None. 

Existing Bike/Ped Facilities: None.  

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

Arterial Traffic per Lane:  

 Arterial Traffic - North (E 31st St S - 3,669 Vehicles per Lane) 
 Arterial Traffic - East   (S 145th East Ave - 5,349 Vehicles per Lane) 
 Arterial Traffic - South (E 41st St S - 4,220 Vehicles per Lane) 
 Arterial Traffic - West (S 129th East Ave - 3,972 Vehicles per Lane) 
 

Environmental Considerations 
 
Flood Area: None.   
Parks & Open Space: N/A  

TMAPC Comments 
None. 
 
Applicant Comments 
The applicant indicated their agreement with staff’s recommendation.  
 
Speakers 
None. 

Commission Action 
Motion: Approve item 7 per staff recommendation subject to the conditions noted in the staff report, and 
including approval of the requested modification to Section 5-030, Table 5-1 of the Subdivision and Development 
Regulations to permit greater block lengths for the reasoning stated in the staff report. 
Motion by: Walker Second by: Turner-Addison 
Vote: 9-0-0 
Ayes: Bulmash, Craddock, Humphrey, Krug, Rosene Robinson, Shivel, Turner-Addison, Walker, Whitlock 
Nays: none 
Abstentions: none 
Absent: Fugate, Hood  

https://cityoftulsa.maps.arcgis.com/apps/webappviewer/index.html?id=264d991a559a49e0a96a771a51022281/
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Public Hearing – Comprehensive Plan Amendments  
Review and possible adoption, adoption with modifications, denial, or deferral of the following: 
 

8. CPA-125 (Related to MPD-7) 
Location: Northwest corner of East Latimer Street and North Utica Avenue 
City Council District: 1  
Applicant: Jill Ferenc, TSW 
 
Action Requested  
Change Land Use designation from Employment to Neighborhood and Multiple Use 
 
 
Staff Recommendation 
The applicant is proposing a comprehensive plan amendment for ± 19.5 acres to be changed from Employment to 
Neighborhood and Multiple Use. 
 
As part of the application, applicants are asked the following questions: how conditions on the subject site, 
adjacent properties, and the immediate area have changed; how changes have affected the subject site to warrant 
the proposed amendment; and how the proposed change will further other City of Tulsa goals, strategies, and 
actions as outlined in the Comprehensive Plan. The applicant’s responses are attached as an exhibit to the staff 
report; staff responses are below. 
 

1) How conditions on the subject site, adjacent properties, and the immediate area have changed?  
 
Applicant: “The Historic Crutchfield Neighborhood has experienced renewed redevelopment interest from 
multiple parties (both private and public) over the last ten years. The City of Tulsa completed municipal 
infrastructure upgrades, including new roads and park improvements within the last 5-6 years, which has 
helped spur along developer interest. Green Country Habitat for Humanity, Stuart McDaniel and various 
other small developers have completed numerous home remodels along with the completion of nearly 40 
new owner-occupied homes in the neighborhood. Additionally, the Outsiders Museum House has become 
tourist destination not only for Tulsans, but visitors from around the world. The Historic Crutchfield 
Neighborhood is ripe for new investment and perfectly positioned within blocks of downtown Tulsa and 
Highway 244.”  
 
Staff Response: 
Staff agrees that infrastructure has improved in the area with E Latimer St recently completed and N Utica 
Ave currently underway. 
 

2) How have changes affected the subject site to warrant the proposed amendment?  
 
Applicant: “Public investments and private reinvestment have shifted the site from vacant land currently 
zoned for manufacturing to a reinvestment area that can support a mixed housing and neighborhood-
serving commercial pattern that is complementary to the surrounding area. New streets, utilities, and nearby 
park upgrades improved basic capacity and safety, while nearly 40 new owner-occupied homes and multiple 
renovations proved market demand for smaller urban lots and missing-middle formats. The Outsiders House 
Museum’s draw and the site’s proximity to downtown and I-244 have increased foot traffic and visibility. 
Together, these conditions make a compact, walkable neighborhood and mixed-use designation the 
appropriate fit, replacing outdated single-high intensity use expectations that no longer reflect how the area 
is functioning.” 
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Staff Response: 
Staff agrees that the Neighborhood and Multiple Use land use designations could be more appropriate to 
the subject property and the pattern of land uses surrounding it. 
 

3) How will the proposed change further other City of Tulsa goals, strategies, and actions as outlined in the 
Comprehensive Plan? 

 
Applicant:  
“Expand housing choice and affordability: Enables a calibrated range of building types, including 
townhouses, live-work, multiplexes, apartments, and carriage houses, which adds attainable options for 
different households.  

▪ Housing & Neighborhoods; Goals 3 & 4; Strategies 3.2, 3.3, 4.2  
▪ Economic Development; Goal 4  

Support walkable, mixed-use neighborhoods: Concentrates neighborhood-serving uses along N. Utica 
Avenue with buildings pulled to the street, transparent ground floors, and parking to the side or rear, which 
shortens daily trips and supports transit.  

▪ Housing & Neighborhoods; Goal 3; Strategies 3.2  
▪ Economic Development; Goal 4; Strategy 4.1.  
▪ Future Land Use; Goal 10; Strategy 10.2  

Strengthen connectivity and open space: Delivers a connected network of sidewalks and an off-street public 
path between N. Utica and N. Rockford, plus a minimum of one acre of community green with public access.  

▪ Transportation; Goals 1 & 4; Strategy 1.7, 4.3, 4.5  
Elevate design quality and neighborhood character: Uses clear building-type standards, street trees, 
screening of parking, and service-area controls to create a safe, attractive public realm that complements 
surrounding homes.  

▪ Housing & Neighborhoods; Goal 3; Strategy 3.3  
▪ Future Land Use; Goal 5; Strategy 5.3  

Advance sustainability and resilience: Promotes compact infill near jobs and services, reduces auto 
dependence with lower parking ratios where appropriate, preserves and plants trees, and treats open space 
as a shared amenity.  

▪ Environment & Natural Resources; Goals 6; Strategy 6.2  
▪ Future Land Use; Goal 9; Strategy 9.2  

Grow the local tax base and small business opportunities: Positions small storefronts and live-work spaces to 
capture neighborhood demand and support local entrepreneurs while leveraging the district’s increased 
visibility.  

▪ Economic Development; Goal 3  
▪ Future Land Use; Goal 3 & 7; Strategy 3.1 & 7.4” 

 
Staff Response: 
 

Future Land Use 
• LU 1 - Tulsa’s land use decisions promote fiscal stability and move the city towards the 

community’s vision. 
• LU 1.3 - Ensure that future development and policy recommendations align with 

the categories in the Land Use Plan Map and the Development Era Map. 
• LU 1.3.1 - Ensure that Development Review Guide maps and 

comprehensive plan policies guide zoning, ensure the efficient and 
predictable use of land capacity, guide growth and development, and 
efficiently coordinate land use and infrastructure needs. 
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• LU 1.3.3 - Continue to include recommendations from Small Area Plans in 
the development of staff recommendations for land use decisions. 

• LU 3 - Economic development is facilitated at the neighborhood, city, and regional scales. 
• LU 3.5 - Promote quality Local Centers which serve the needs of the surrounding 

neighborhood population. 
• LU 3.5.2 - Use urban design concepts that encourage compact, safe, 

attractive, and accessible Local Centers. 
• LU 3.6 - Encourage development that fills existing market gaps and provides for 

the necessities of life. 
• LU 3.7 - Ensure the land use environment is capable of providing spaces for 

entrepreneurs to thrive. 
• LU 4 - Redevelopment, revitalization, and enhancement programs are focused in areas 

that have been economically disadvantaged. 
• LU 4.4 - Promote the adaptive reuse and rehabilitation of vacant or underutilized 

structures and buildable land to aid the revitalization of area neighborhoods and 
development of affordable housing. 

• LU 5 - Tulsa's neighborhoods are recognized for distinct characteristics, and development 
occurs with sensitivity to local context. 

• LU 5.3 - Ensure appropriate transitions are provided between nonresidential and 
residential uses. 

• LU 5.3.1 - Encourage infill development that adds complementary uses 
and is compatible in form and scale to the immediate surrounding 
development. 

• LU 5.3.2 - Promote building and massing guidance for commercial and 
office uses adjacent to neighborhoods to ensure they are 
neighborhood-scale, well designed, appropriately located, and consistent 
with the existing development context. 

• LU 6 - Commercial areas and activity centers complement their surrounding uses. 
• LU 6.2 - Encourage transit-oriented commercial, mixed-use, and residential 

development along existing and planned bus rapid transit (BRT) routes. 
• LU 6.2.3 - Support higher-density residential development along BRT 

corridors in locations identified in corresponding Land Use Frameworks. 
• LU 9 - Tulsa is a leader in sustainable development practices. 

• LU 9.2 - Support and incentivize adaptive reuse of buildings, infill development, 
and brownfield redevelopment. 

• LU 10 - Future growth is balanced with the ability to provide public services and 
infrastructure. 

• LU 10.2 - Prioritize compact development and infill development for more 
efficient use of existing infrastructure and services. 

 
Transportation 

• TR 5 - Transportation investments support the land uses they serve and increase access to 
places that Tulsans need to visit. 

• TR 5.1 - Establish Transit-Oriented Development (TOD) areas where high levels of 
transit service exist or are planned. 

• TR 5.1.4 - Increase residential and commercial density in TOD areas while 
maintaining housing affordability. 

• TR 5.2 - Ensure land use decisions are reflective of and responsive to the transportation 
infrastructure context. 
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• TR 5.2.1 - Encourage compact and infill development to optimize the use of 
existing infrastructure. 

• TR 5.2.2 - Encourage mixed-use developments and housing near employment 
areas to decrease long vehicle trips. 
 

Economic Development 
• ED 4 - New development supports vibrant, sustainable, transit-oriented communities. 

• ED 4.1 - Encourage infill development in areas served by public transportation. 
 
Housing & Neighborhoods 

• HN 3 - Tulsa has a robust housing stock with an adequate mix of housing sizes, types, 
costs, and locations. 

• HN 3.2 - Ensure housing is well connected to basic services and land uses that 
support residents’ daily needs. 

• HN 3.2.1 - Incentivize property owners to pursue zoning that permits 
residential density and infill in well-connected centers and corridors that 
is consistent in scale with surrounding property. 

• HN 3.2.3 - Promote workforce and student housing that prioritizes access 
to jobs and education. 

• HN 3.3 - Encourage the development, preservation, and maintenance of well-
constructed affordable housing. 

• HN 3.4.1 - Encourage new and innovative housing types for affordability 
and sustainability. 

• HN 4 - Tulsa works to ensure equitable access to housing and homeownership by 
removing barriers and reducing disparities experienced due to race, color, religion, 
gender, sexual orientation, national origin, disability, income, and familial status. 

• HN 4.2 - Strategically locate affordable housing in areas that most benefit from 
existing public infrastructure and services. 

• HN 4.2.4 - Ensure affordable housing development is located in high 
opportunity areas with adequate access to public transportation, jobs, 
schools, and amenities. 

 
Environment and Natural Resources 

• ED 6.2 - Promote the adaptive use of existing buildings, infill development, and 
Brownfield development as effective sustainability practices that take development 
pressure off of undeveloped areas. 

 
Public Services 

• PS 1 - Tulsa’s land use pattern enables efficient and cost-effective distribution of public 
services. 

• PS 1.3 - Encourage infill development or development that is currently served by 
existing City services and infrastructure. 
 

 
Crutchfield Small Area Plan 

• PRIORITY 1 - Stabilize and revitalize existing residential areas, while preserving housing 
affordability and increasing housing choice. 

• GOAL 1 - Promote development of complete neighborhoods, defined in the 
Comprehensive Plan (p. LU-18) as “neighborhoods that blend amenities, 
connectivity, and housing options together.” 
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• GOAL 1.1 - Review zoning requests to ensure that new uses enhance 
neighborhood stability. 

• GOAL 3 - Address vacant and blighted properties. 
• GOAL 4 - Provide appropriate buffering between residential areas and nearby 

employment land uses. 
• GOAL 4.1 - Promote a gradual transition in height and density between 

commercial and residential uses, and between residential uses of 
differing intensity or scale. 

• PRIORITY 2 - Support compatible residential infill and reinvestment. 
• GOAL 5 - Increase housing choices available in Crutchfield. 

• GOAL 5.1 - Support the development of an expanded range of housing 
types, including single-family housing types such as cottage housing, 
clustered homes, and narrow-lot homes and appropriately scaled 
“missing middle” (mid-density) housing types such as townhomes, multi-
unit houses (duplexes, triplexes, quads), live-work units, and accessory 
dwelling units. 

• GOAL 5.3 - Encourage compatible, neighborhood-scale development 
that provides "missing middle" housing types. Mixed-use residential 
development along major corridors, live-work units, and small-scale, 
visually compatible multi-unit houses are desirable in neighborhood 
edge and transition zones between residential and employment uses. 

• PRIORITY 3 - Improve corridors to support economic activity and improve mobility 
options. 

• GOAL 10 - Promote revitalization in Crutchfield that supports the plan’s Vision 
and enhances the image of the neighborhood. 

• GOAL 10.1 - Encourage and support compatible commercial and mixed-
use infill development. 

• PRIORITY 4 - Support development that increases employment and commercial 
opportunities. 

• GOAL 12 - Activate large undeveloped tracts of land. 
• GOAL 12.1 - Encourage reuse of major vacant industrial infill sites. 

Maintain contact with current site owners and work proactively with the 
City's real estate and economic development team to move forward 
development projects that align with the vision for Crutchfield. 

• GOAL 12.3 - Explore non-industrial uses if feasible based on clean-up 
standard for health and safety. 

 
The Comprehensive Plan and the Crutchfield Small Area Plan contain Goals and Priorities supporting infill 
development, increasing housing supply, varying new housing types, and promoting neighborhood amenities 
within walking distance.  Recent City infrastructure improvements and increased private development in the area 
all support the change in land use from Employment to Neighborhood and Multiple Use. 
 
Concluding Statement: 
With consideration given to the factors listed herein, staff recommends approval of the proposed comprehensive 
plan amendments. 
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Land Use Plan Designation 
 
Existing:  
Employment is intended to accommodate offices, warehousing and storage, manufacturing and assembly, and 
industrial processes. The Industrial Site Suitability map corresponds to the Employment land use designation and 
indicates where uses that are potentially incompatible with sensitive land uses are best suited to locate. This 
directs industrial uses to particular areas of the city while discouraging industrial in close proximity to 
Neighborhood areas. 

Proposed:  
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. 

Multiple Use areas are mostly commercial or retail uses, which include restaurants, shops, services, and smaller 
format employment uses. This land use designation is most common in areas of the city from earlier development 
patterns, with Local Centers being more commonplace in newer parts of the city. For single properties that are 
commercial but surrounded by Neighborhood, Multiple Use is the preferred designation. 
 

Surrounding Properties: 
Location Existing Zoning/Overlay Existing Land Use Designation Existing Use 
North IL Multiple Use Residential/Industrial 
East CH Multiple Use Industrial/Commercial 
South RM-1 Parks & Open 

Space/Neighborhood 
Residential 

West IM Employment Industrial 
 
Small Area Plans  
The subject property is in the Crutchfield Small Area Plan. 
 
Development Era: Streetcar 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 
No planitulsa street types 
 

Commission Action 
Motion: To approve CPA-125, changing the Land Use designation to Neighborhood and Multiple Use, per staff’s 
recommendation. 
Motion by: Bulmash Second by: Whitlock 
Vote: 9-0-0 
Ayes: Bulmash, Craddock, Humphrey, Krug, Rosene Robinson, Shivel, Turner-Addison, Walker, Whitlock 
Nays: none 
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Abstentions: none 
Absent: Fugate, Hood 
 
Property Description 
ALL BLKS 2 & 3, ELM RIDGE ADDN & ALL VAC TRENTON AV BTW & S37.35 N/2 GOV LT2 LESS E25 THEREOF FOR RD & THAT 
PRT S17.67 ACS GOV LT 2 LYING NE RR R/W LESS E25 THEREOF FOR RD & PRT S/2 SE NW LYING N RR R/W LESS W25 
THEREOF FOR RD SEC 31 20 13 21.956 ACS, City of Tulsa, Tulsa County, State of Oklahoma 
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Other Business 

None 
 

9. Commissioner Comments 
None 

Adjournment 

Commission Action 
Motion: Adjourn 
Motion by: Walker Second by: Craddock 
Vote: 9-0-0 
Ayes: Bulmash, Craddock, Humphrey, Krug, Rosene Robinson, Shivel, Turner-Addison, Walker, Whitlock 
Nays: none 
Abstentions: none 
Absent: Fugate, Hood 
 
 
 
There being no further business, the meeting adjourned at 1:34 p.m. 
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	Nays: none
	Abstentions: none
	Absent: Fugate, Hood
	Public Hearing – Plats
	6. Collett Tract

	Comprehensive Plan Considerations
	Commission Action

	Motion: To continue item 6 to January 7, 2026, per staff’s recommendation.
	Motion by: Turner-Addison Second by: Shivel
	Vote: 9-0-0
	Ayes: Bulmash, Craddock, Humphrey, Krug, Rosene Robinson, Shivel, Turner-Addison, Walker, Whitlock
	Nays: none
	Abstentions: none
	Absent: Fugate, Hood
	7. Patterson Farms

	Location: West of the northwest corner of East 41st Street South and South 145th East Avenue
	City Council District: 6
	Applicant: AAB Engineering
	Comprehensive Plan Considerations
	Commission Action

	Motion: Approve item 7 per staff recommendation subject to the conditions noted in the staff report, and including approval of the requested modification to Section 5-030, Table 5-1 of the Subdivision and Development Regulations to permit greater bloc...
	Motion by: Walker Second by: Turner-Addison
	Vote: 9-0-0
	Ayes: Bulmash, Craddock, Humphrey, Krug, Rosene Robinson, Shivel, Turner-Addison, Walker, Whitlock
	Nays: none
	Abstentions: none
	Absent: Fugate, Hood
	Public Hearing – Comprehensive Plan Amendments
	8. CPA-125 (Related to MPD-7)

	Location: Northwest corner of East Latimer Street and North Utica Avenue
	City Council District: 1
	Applicant: Jill Ferenc, TSW
	Future Land Use

	 LU 1 - Tulsa’s land use decisions promote fiscal stability and move the city towards the community’s vision.
	 LU 1.3 - Ensure that future development and policy recommendations align with the categories in the Land Use Plan Map and the Development Era Map.
	 LU 1.3.1 - Ensure that Development Review Guide maps and comprehensive plan policies guide zoning, ensure the efficient and predictable use of land capacity, guide growth and development, and efficiently coordinate land use and infrastructure needs.
	 LU 1.3.3 - Continue to include recommendations from Small Area Plans in the development of staff recommendations for land use decisions.
	 LU 3 - Economic development is facilitated at the neighborhood, city, and regional scales.
	 LU 3.5 - Promote quality Local Centers which serve the needs of the surrounding neighborhood population.
	 LU 3.5.2 - Use urban design concepts that encourage compact, safe, attractive, and accessible Local Centers.
	 LU 3.6 - Encourage development that fills existing market gaps and provides for the necessities of life.
	 LU 3.7 - Ensure the land use environment is capable of providing spaces for entrepreneurs to thrive.
	 LU 4 - Redevelopment, revitalization, and enhancement programs are focused in areas that have been economically disadvantaged.
	 LU 4.4 - Promote the adaptive reuse and rehabilitation of vacant or underutilized structures and buildable land to aid the revitalization of area neighborhoods and development of affordable housing.
	 LU 5 - Tulsa's neighborhoods are recognized for distinct characteristics, and development occurs with sensitivity to local context.
	 LU 5.3 - Ensure appropriate transitions are provided between nonresidential and residential uses.
	 LU 5.3.1 - Encourage infill development that adds complementary uses and is compatible in form and scale to the immediate surrounding development.
	 LU 5.3.2 - Promote building and massing guidance for commercial and office uses adjacent to neighborhoods to ensure they are neighborhood-scale, well designed, appropriately located, and consistent with the existing development context.
	 LU 6 - Commercial areas and activity centers complement their surrounding uses.
	 LU 6.2 - Encourage transit-oriented commercial, mixed-use, and residential development along existing and planned bus rapid transit (BRT) routes.
	 LU 6.2.3 - Support higher-density residential development along BRT corridors in locations identified in corresponding Land Use Frameworks.
	 LU 9 - Tulsa is a leader in sustainable development practices.
	 LU 9.2 - Support and incentivize adaptive reuse of buildings, infill development, and brownfield redevelopment.
	 LU 10 - Future growth is balanced with the ability to provide public services and infrastructure.
	 LU 10.2 - Prioritize compact development and infill development for more efficient use of existing infrastructure and services.
	 TR 5 - Transportation investments support the land uses they serve and increase access to places that Tulsans need to visit.
	 TR 5.1 - Establish Transit-Oriented Development (TOD) areas where high levels of transit service exist or are planned.
	 TR 5.1.4 - Increase residential and commercial density in TOD areas while maintaining housing affordability.
	 TR 5.2 - Ensure land use decisions are reflective of and responsive to the transportation infrastructure context.
	 TR 5.2.1 - Encourage compact and infill development to optimize the use of existing infrastructure.
	 TR 5.2.2 - Encourage mixed-use developments and housing near employment areas to decrease long vehicle trips.
	Economic Development

	 ED 4 - New development supports vibrant, sustainable, transit-oriented communities.
	 ED 4.1 - Encourage infill development in areas served by public transportation.
	Housing & Neighborhoods

	 HN 3 - Tulsa has a robust housing stock with an adequate mix of housing sizes, types, costs, and locations.
	 HN 3.2 - Ensure housing is well connected to basic services and land uses that support residents’ daily needs.
	 HN 3.2.1 - Incentivize property owners to pursue zoning that permits residential density and infill in well-connected centers and corridors that is consistent in scale with surrounding property.
	 HN 3.2.3 - Promote workforce and student housing that prioritizes access to jobs and education.
	 HN 3.3 - Encourage the development, preservation, and maintenance of well-constructed affordable housing.
	 HN 3.4.1 - Encourage new and innovative housing types for affordability and sustainability.
	 HN 4 - Tulsa works to ensure equitable access to housing and homeownership by removing barriers and reducing disparities experienced due to race, color, religion, gender, sexual orientation, national origin, disability, income, and familial status.
	 HN 4.2 - Strategically locate affordable housing in areas that most benefit from existing public infrastructure and services.
	 HN 4.2.4 - Ensure affordable housing development is located in high opportunity areas with adequate access to public transportation, jobs, schools, and amenities.
	Environment and Natural Resources

	 ED 6.2 - Promote the adaptive use of existing buildings, infill development, and Brownfield development as effective sustainability practices that take development pressure off of undeveloped areas.
	Public Services

	 PS 1 - Tulsa’s land use pattern enables efficient and cost-effective distribution of public services.
	 PS 1.3 - Encourage infill development or development that is currently served by existing City services and infrastructure.
	Crutchfield Small Area Plan

	 PRIORITY 1 - Stabilize and revitalize existing residential areas, while preserving housing affordability and increasing housing choice.
	 GOAL 1 - Promote development of complete neighborhoods, defined in the Comprehensive Plan (p. LU-18) as “neighborhoods that blend amenities, connectivity, and housing options together.”
	 GOAL 1.1 - Review zoning requests to ensure that new uses enhance neighborhood stability.
	 GOAL 3 - Address vacant and blighted properties.
	 GOAL 4 - Provide appropriate buffering between residential areas and nearby employment land uses.
	 GOAL 4.1 - Promote a gradual transition in height and density between commercial and residential uses, and between residential uses of differing intensity or scale.
	 PRIORITY 2 - Support compatible residential infill and reinvestment.
	 GOAL 5 - Increase housing choices available in Crutchfield.
	 GOAL 5.1 - Support the development of an expanded range of housing types, including single-family housing types such as cottage housing, clustered homes, and narrow-lot homes and appropriately scaled “missing middle” (mid-density) housing types such...
	 GOAL 5.3 - Encourage compatible, neighborhood-scale development that provides "missing middle" housing types. Mixed-use residential development along major corridors, live-work units, and small-scale, visually compatible multi-unit houses are desira...
	 PRIORITY 3 - Improve corridors to support economic activity and improve mobility options.
	 GOAL 10 - Promote revitalization in Crutchfield that supports the plan’s Vision and enhances the image of the neighborhood.
	 GOAL 10.1 - Encourage and support compatible commercial and mixed-use infill development.
	 PRIORITY 4 - Support development that increases employment and commercial opportunities.
	 GOAL 12 - Activate large undeveloped tracts of land.
	 GOAL 12.1 - Encourage reuse of major vacant industrial infill sites. Maintain contact with current site owners and work proactively with the City's real estate and economic development team to move forward development projects that align with the vi...
	 GOAL 12.3 - Explore non-industrial uses if feasible based on clean-up standard for health and safety.
	Land Use Plan Designation
	Commission Action

	Motion: To approve CPA-125, changing the Land Use designation to Neighborhood and Multiple Use, per staff’s recommendation.
	Motion by: Bulmash Second by: Whitlock
	Vote: 9-0-0
	Ayes: Bulmash, Craddock, Humphrey, Krug, Rosene Robinson, Shivel, Turner-Addison, Walker, Whitlock
	Nays: none
	Abstentions: none
	Absent: Fugate, Hood
	ALL BLKS 2 & 3, ELM RIDGE ADDN & ALL VAC TRENTON AV BTW & S37.35 N/2 GOV LT2 LESS E25 THEREOF FOR RD & THAT PRT S17.67 ACS GOV LT 2 LYING NE RR R/W LESS E25 THEREOF FOR RD & PRT S/2 SE NW LYING N RR R/W LESS W25 THEREOF FOR RD SEC 31 20 13 21.956 ACS,...
	Other Business
	None
	9. Commissioner Comments

	Adjournment
	Commission Action

	Motion: Adjourn
	Motion by: Walker Second by: Craddock
	Vote: 9-0-0
	Ayes: Bulmash, Craddock, Humphrey, Krug, Rosene Robinson, Shivel, Turner-Addison, Walker, Whitlock
	Nays: none
	Abstentions: none
	Absent: Fugate, Hood

