
 

 

 
Tulsa Metropolitan Area 
Planning Commission 

CO-19 Staff Report (Related to CPA-112) 
 
Hearing Date: September 4, 2024 (Continued from 8/7 and 8/21)  
Prepared by: Nathan Foster 

nathanfoster@cityoftulsa.org 
918-596-7609 

Owner and Applicant Information 
Applicant: Nathan Cross 

Property Owner: Curlee-Case, LLC 

Property Location 
North of the northwest corner of East 91st Street South 
and South Mingo Road 

Tract Size: ±20 acres 

Location within the City of Tulsa 
(shown with City Council districts) 

 

Request Summary 
Rezone subject property from AG to CO with a development 
plan to establish multiple development areas with 
commercial and residential uses.  

Zoning 
Existing Zoning: Agriculture (AG) 
Existing Overlays: None 
Proposed Zoning: Corridor (CO-19) 

Use 
Current Use: Vacant 
Proposed Use: Commercial/Residential 

Comprehensive Plan Considerations 
Land Use 
Land Use Plan: Neighborhood 
Small Area Plans: None 
Development Era: Late Automobile 

Transportation 
Major Street & Highway Plan:  

South Mingo Road – Secondary Arterial  

planitulsa Street Type: N/A 

Transit: N/A  

Existing Bike/Ped Facilities: None 

Planned Bike/Ped Facilities: None 

Environment 
Flood Area: City of Tulsa Regulatory Floodplain 
Tree Canopy Coverage: 30-50% 
Parks & Open Space: N/A 

Elected Representatives 
City Council: District 7, Lori Decter Wright 
County Commission: District 3, Kelly Dunkerley 
 
Public Notice Required 
Newspaper Notice – min. 20 days in advance 
Mailed Notice to 300’ radius – min. 20 days in advance 
Posted Sign – min. 20 days in advance 

Staff Recommendation 
Staff recommends approval. 
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Detailed Staff Recommendation 
The applicant is proposing to rezone approximately 20 acres to corridor (CO) with a development plan (CO-19) to 
permit development of the property as a mixture of uses including commercial and residential.  The development plan 
submitted by the applicant proposes 4 development areas that would restrict the commercial uses to the eastern half 
of the property, closer to South Mingo Road.  The westernmost development area would be limited to storm water 
detention facilities and open space.  A range of residential uses would be permitted between the open space area and 
the commercial uses along South Mingo Road.   
 
A comprehensive plan amendment (CPA-112) has been submitted with the rezoning application to change the land 
use designation for the eastern portion of the site from Neighborhood to Local center.  The change to the land use 
plan is required to support the proposed development of commercial uses along South Mingo Road.  
 
South Mingo Road is designated as a Secondary Arterial at this location.  The properties both north and south of the 
subject properties are zoned for a mixture of commercial, office, and residential uses.  The Local Center land use 
designation requested by the applicant is adjacent to the south.  The land use designates the property to the north as 
Neighborhood, but the adopted Corridor Plan, CO-9, allows for commercial and office development along the Mingo 
Corridor.  The western development area of CO-9 is limited to office and group living uses.  The proposed uses of CO-
19, outlined below, align with the anticipated use and development of the adjacent properties to the north and south.   
 
The proposed Corridor zoning would be consistent with the Local Center land use designation proposed under CPA-
112 and staff has recommend approval.  The residential uses proposed within the development areas on the western 
portion of the property align with the Neighborhood designation of the land use plan.   
 
The development standards outline below include additional restrictions on density of residential uses and landscape 
requirements to ensure compatibility with the adjacent single-family neighborhood to the west.   
 
With consideration given to the factors listed herein, staff recommends approval of the application, subject to the 
development standards outlined herein. 
 
CO-19 Development Standards 
CO-19 shall conform to the provisions of the Tulsa Zoning Code for development in a CO district and its supplemental 
regulations as identified in Chapter 25 of the Tulsa Zoning Code.  CO-19 consists of 4 development areas. All 
development areas are subject to requirements outlined below in addition to the general requirements applicable to 
all development areas.  
 
CO-19 shall only allow the uses identified below within each development area.  Development area boundaries are 
depicted on the attached development area map.   
 
Development Area A:  
 
Permitted Use Categories, Subcategories, and Specific Uses: 
RESIDENTIAL Use Category  

Household Living Subcategory (if in allowed building types identified below): 
 Single household 
  2-unit townhouse 
  3+ unit townhouse 
  Mixed-use building 
  Vertical mixed-use building 
 Two households on a single lot 
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  Mixed-use building 
  Vertical mixed-use building 

  Three or more households on single lot 
   Multi-Unit House 
   Apartment/Condo 
   Mixed-Use Building 
   Vertical Mixed-Use Building 

Group Living, limited to the following specific uses 
 Assisted living facility 
 Elderly/retirement center 
 Life care retirement center 

PUBLIC, CIVIC, AND INSTITUTIONAL Use Category 
 College or University 
 Day Care (All specific uses) 
 Fraternal Organization 
 Governmental Service or Similar Functions 
 Hospital 
 Library or Cultural Exhibit 
 Natural Resource Preservation 
 Parks and Recreation 
 Postal Services 
 Religious Assembly 
 Safety Service  
 School 
 Utilities and Public Service Facility (All specific uses) 
 Wireless Communication Facility (All specific uses) 
COMMERCIAL Use Category 
 Animal Service (All specific uses) 
 Assembly and Entertainment, limited to the following specific uses 
  Small (up to 250-person capacity)  
 Broadcast or Recording Studio 
 Commercial Service (All specific uses) 
 Financial Services, excluding Personal Credit Establishment 
 Funeral or Mortuary Service, no crematorium  
 Lodging, limited to the following specific uses  
  Hotel/motel 
 Office, limited to the following specific uses 
  Business or professional office 
  Medical, dental, or health practitioner office 
 Restaurants and Bars (All specific uses) 
 Retail Sales (All specific uses) 
 Studio, Artist or Instructional Service 
 Trade School  
 Vehicle Sales and Service, limited to specific uses below.  
  Personal Vehicle Repair and Maintenance  
INDUSTRIAL 
 Low-impact Manufacturing and Industry, limited to specific uses below 
  Microbrewery 
  Micro Distillery 



CO-19 Staff Report September 4, 2024 

Tulsa Metropolitan Area Planning Commission  

  Coffee Roasting with a maximum roasting capacity of 45 kilograms per batch 
AGRICULTURAL 
 Community Garden 
 Farm, Market-, or Community-supported 
OTHER 
 Drive-in or drive-through facility (as a component of an allowed use) 
 
Lot and Building Regulations: 
Property located within Development Area A will be subject to the lot and building regulations for the CH district, as 
defined in the Tulsa Zoning Code.   
 
Signs: 
Signage shall conform to the provisions of the Tulsa Zoning Code in a CO district with the following additional standards: 

1. A single ground sign is allowed on any lot. The ground sign shall be monument 
style with a maximum height of 25 feet and 128 square feet of display surface area 
and may be a multi-tenant project sign or single user ground sign but not both. 

2. Dynamic display signage with display area greater than 48 square feet is 
prohibited. 

3. Wall signs shall not exceed an aggregate area of more than 2 square feet per 
linear foot of building wall to which they are attached. 

4. Multi-tenant project signs are permitted, subject to the following: 
a. Multi-tenant signs shall not be closer than 300 feet from another ground 

sign. 
b. Multi-tenant signs shall not exceed 25 feet height and 128 square feet of 

display surface area. 
c. Multi-tenant signs must only represent tenants inside the boundaries of the 

corridor development plan and may only advertise for tenants on the same side 
of a public street. 

 
Development Area B: 
 
Permitted Use Categories, Subcategories, and Specific Uses: 
RESIDENTIAL Use Category  

Household Living Subcategory (if in allowed building types identified below): 
 Single household 
  2-unit townhouse 
  3+ unit townhouse 
  Mixed-use building 
  Vertical mixed-use building 
 Two households on a single lot 
  Mixed-use building 
  Vertical mixed-use building 

  Three or more households on single lot 
   Multi-Unit House 
   Apartment/Condo 
   Mixed-Use Building 
   Vertical Mixed-Use Building 

Group Living, limited to the following specific uses 
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 Assisted living facility 
 Elderly/retirement center 
 Life care retirement center 

PUBLIC, CIVIC, AND INSTITUTIONAL Use Category 
 College or University 
 Day Care (All specific uses) 
 Fraternal Organization 
 Governmental Service or Similar Functions 
 Hospital 
 Library or Cultural Exhibit 
 Natural Resource Preservation 
 Parks and Recreation 
 Postal Services 
 Religious Assembly 
 Safety Service  
 School 
 Utilities and Public Service Facility (All specific uses) 
 Wireless Communication Facility (All specific uses) 
COMMERCIAL Use Category 
 Assembly and Entertainment, limited to specific uses below 
  Small (up to 250-person capacity)  
 Financial Services, excluding Personal Credit Establishment 
 Funeral or Mortuary Service, no crematorium  
 Lodging, limited to the following specific uses  
  Hotel/motel 
 Office, limited to the following specific uses 
  Business or professional office 
  Medical, dental, or health practitioner office 
 Studio, Artist or Instructional Service 
 Trade School   
INDUSTRIAL 
 Low-impact Manufacturing and Industry, limited to specific uses below 
  Microbrewery 
  Micro Distillery 
  Coffee Roasting with a maximum roasting capacity of 45 kilograms per batch 
AGRICULTURAL 
 Community Garden 
 Farm, Market-, or Community-supported 
OTHER 
 Drive-in or drive-through facility (as a component of an allowed use) 
 
Lot and Building Regulations: 
Property located within Development Area A will be subject to the lot and building regulations for the CH district, as 
defined in the Tulsa Zoning Code.   
 
Signs: 
Signage shall conform to the provisions of the Tulsa Zoning Code in a CO district with the following additional standards: 

1. A single ground sign is allowed on any lot. The ground sign shall be monument 
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style with a maximum height of 25 feet and 128 square feet of display surface area 
and may be a multi-tenant project sign or single user ground sign but not both. 

2. Dynamic displays are prohibited.  

3. Wall signs shall not exceed an aggregate area of more than 2 square feet per 
linear foot of building wall to which they are attached. 

4. Multi-tenant project signs are permitted, subject to the following: 
a. Multi-tenant signs shall not be closer than 300 feet from another ground 

sign. 
b. Multi-tenant signs shall not exceed 25 feet height and 128 square feet of 

display surface area. 
c. Multi-tenant signs must only represent tenants inside the boundaries of the 

corridor development plan and may only advertise for tenants on the same side 
of a public street. 

 
Development Area C: 
 
Permitted Use Categories, Subcategories, and Specific Uses: 
RESIDENTIAL Use Category  

Household Living Subcategory (if in allowed building types identified below): 
 Single household 
  Detached house 
  Patio house 
  2-unit townhouse 
  3+ unit townhouse 
 Two households on a single lot 
  Duplex 

  Three or more households on single lot 
   Cottage House Development 
   Multi-Unit House 
   Apartment/Condo 

Group Living, limited to the following specific uses 
 Assisted living facility 
 Elderly/retirement center 
 Life care retirement center 
 

Lot and Building Regulations: 
Property located within Development Area C shall be subject to the lot and building regulations of the RM-1 district 
with the following additional restriction: 
 
Buildings shall be set back 30 feet from the western boundary of Development Area C.   
 
Signs: 
Signage within Development Area C shall conform to Section 60.050 of the Tulsa Zoning Code for signs in an R-
district. 
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Development Area D: 
 
Permitted Use Categories, Subcategories, and Specific Uses: 
PUBLIC, CIVIC, AND INSTITUTIONAL Use Category 
 Natural Resource Preservation 
 Parks and Recreation 
 
Lot and Building Regulations: 
Property located within Development Area D shall be subject to the lot and building regulations of the AG district. 
 
 
General Requirements for All Development Areas: 
 
Access: 
Access to the site shall be limited to two access points on South Mingo Road.  One access point shall align with East 
88th Street South across South Mingo Road unless otherwise determined by the City Traffic Engineer.  The alignment 
with East 88th Street will allow future pedestrian connections to the medical facilities and the trail system located 
across Mingo Road.  Final access limitations shall be applied during the subdivision platting process.   
 
Parking: 
Parking requirements within CO-19 will be the minimum parking ratios for specific use categories in the CH District as 
outlined in Chapter 55 of the Tulsa Zoning Code.  All parking constructed on site shall conform to the design 
standards outlined in Chapter 55 of the Tulsa Zoning Code.   
 
Landscaping and Screening:  
Landscaping and screening for the project shall conform to the requirements identified in Chapter 65 of the Tulsa 
Zoning Code and the supplemental regulations for specific use categories with the following additional requirements: 
 
Within Development Area C, a 20-foot-wide landscape buffer shall be maintained along the western boundary of the 
development area that contains evergreen trees.  Said evergreen trees must meet or exceed the minimum tree size 
outlined in the Tulsa Zoning Code for a large tree at the time of planting.  Trees shall be planted in a line or grouped 
so not more than 40 feet of space exists between trees.   
 
Within Development Area D, anywhere stormwater infrastructure is not required, the existing tree canopy shall be 
maintained.   
 
Lighting: 
Lighting for the project shall conform to the lighting requirements identified in Chapter 67 of the Tulsa Zoning Code.  
 
 
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. 
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Surrounding Properties: 
Location Existing Zoning/Overlay Existing Land Use Designation Existing Use 
North CO (CO-9) Neighborhood Residential 
East CO (PUD-559) Regional Center Vacant 
South RS-3 Local Center Vacant 
West RS-3/PUD-298 Neighborhood Residential 

 
Small Area Plans  
The subject properties are 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: South Mingo Road is designated as a secondary arterial which will require an ultimate 
right-of-way width of 100 feet.   

Comprehensive Plan Street Designation: N/A 

Transit: None 

Existing Bike/Ped Facilities:  None 

Planned Bike/Ped Facilities: None adjacent to the subject property.  The Mingo Trail is located across South Mingo 
Road to the east.  There are existing sidewalks on the west side of South Mingo Road that connect to the trail corridor.  

 
Environmental Considerations 
Flood Area: The subject property contains City of Tulsa Regulatory Floodplain.  Development in the floodplain is 
subject to additional requirements. The area of floodplain on the subject property is located within the proposed 
development area reserved for stormwater management and open space.   

Tree Canopy Coverage: Tree canopy in the area is 42%.  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 11829, dated June 26, 1970, established zoning for the subject property. 
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Exhibits 
Case map 
Aerial (small scale) 
Aerial (large scale) 
Tulsa Comprehensive Plan Land Use Map 
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