
Tulsa Metropolitan Area 
Planning Commission 

CPA-119 Staff Report (Related to Z-7820) 
Hearing Date: July 2, 2025 
Prepared by: Dezmond J. Harris 

djharris@cityoftulsa.org 
918-596-7656

Owner and Applicant Information 
Applicant: Hemphill Legacy, LLC (by Faulk & Foster) 

Property Owner: Hemphill Legacy, LLC 

Property Location 
West of the Southwest corner of East Newton Street 
and North New Haven Ave 

Tract Size: ± 2.50 acres 

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

Request Summary 
Amend land use designation from Neighborhood to 
Employment, concurrent with Z-7820 for Light Industrial. 

Land Use Plan Designation 
Existing: Neighborhood 
Proposed: Employment 

Zoning 
Existing Zoning: Residential Single-family 3 (RS-3) 
Existing Overlays: None 
Proposed Zoning: Light Industrial (IL) 

Use 
Current: Outdoor equipment and materials storage 
Proposed: No change 

Considerations 
Small Area Plans: Sequoyah  
Development Era: Early Automobile 
Major Street & Highway Plan: Not classified 

Elected Representatives 
City Council: District 3, Jackie Dutton 
County Commission (Tulsa): District 2, Lonnie Sims 

Public Notice Required 
Newspaper Notice – min. 15 days in advance 
Mailed Notice to 300’ radius – min. 20 days in advance 
Posted Sign – min. 20 days in advance 

Staff Recommendation 
Staff recommends denial of the proposed 
Employment land use designation. 
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Detailed Staff Recommendation 
The applicant is proposing a comprehensive plan amendment for ± 2.50 acres to be changed from Neighborhood to 
Employment. 

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: (see exhibit)

Staff Response:
Staff finds that the neighborhood does have a mix of uses; however, staff does not find that conditions have
changed. Employment uses are concentrated along the St. Louis and San Francisco Railroad corridor (Dawson
Rd), and do not extend into the residential area south of E Newton Street except adjacent to N Harvard
Avenue.

2) How have changes affected the subject site to warrant the proposed amendment?

Applicant: (see exhibit)

Staff Response:
Staff finds no changes to the area that would warrant the proposed amendment. Additionally, the
Development Review Guide map identifies this site as “least suitable” for an employment designation based
on 1) Incentives, 2) Infrastructure Investment Required, 3) Proximity to Existing Major Infrastructure, and 4)
Residential Proximity.

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

Applicant: (see exhibit)

Staff Response:

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

community’s vision.
• STRATEGY 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.
• ACTION LU 1.3.2 - Utilize the Development Review Guide maps in conjunction

with comprehensive plan policies to evaluate zoning consistency, including
proposed zoning map amendments and zoning text changes.

• ACTION LU 1.3.3 - Continue to include recommendations from Small Area Plans
in the development of staff recommendations for land use decisions

• GOAL LU 3 - Economic development is facilitated at the neighborhood, city, and regional scales.
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• ACTION LU 3.2.3 - Locate industrial uses in areas that are most economically
suitable and have minimal negative impact on sensitive land uses.

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

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

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

Sequoyah Area Neighborhood Implementation Plan 
• Project Priority #11: Install railroad and industrial buffer zone to help create transition

from industrial/commercial zone to residential zone
• Project Priority #14: Create buffer zone around industrial site

• Recommendation 1: Install screen and buffer around industrial site
• Recommendation 2: Create 8’ to 10’ sandstone veneer wall screening around

industrial site to the south of the industrial area from Richmond Avenue to
Knoxville Avenue

• Recommendation 3: Incorporate tall and skinny evergreen trees, shrubs and
bushes to aid landscaping around perimeter of Industrial site

The Comprehensive Plan contains Goals, Strategies, and Actions directing the siting of industrial uses away from 
residential and other sensitive land uses (LU 3.2.3, LU 5.3, LU 5.3.1). Furthermore, the Development Review Guide 
identifies this site as “least suitable” for the Employment designation based on 1) Incentives, 2) Infrastructure 
Investment Required, 3) Proximity to Existing Major Infrastructure, and 4) Residential Proximity. These findings are 
supported by the Sequoyah Area Neighborhood Implementation Plan which contains two priorities advocating for the 
creation and maintenance of a buffer between existing industrial areas and the residential areas of the neighborhood 
further indicating a lack of support for the expansion of industrial uses into the neighborhood. 

Concluding Statement: 
With consideration given to the factors listed herein, staff recommends denial of the proposed comprehensive plan 
amendment. 
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Land Use Plan Designation 

Existing:  
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. 

Proposed:  
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. 

Surrounding Properties: 
Location Existing Zoning/Overlay Existing Land Use Designation Existing Use 
North IL Employment Industrial 
East RS-3 Neighborhood Single-Family Residential 
South RS-3 Neighborhood Religious Assembly 
West RS-3 Park and Open Space Sequoyah Park 

Small Area Plans  
The subject property is located within Sequoyah Area Neighborhood Implementation Plan. 

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 
No classified roads 

Exhibits 
Applicant’s Justification 
Case map 
Aerial (small scale) 
Aerial (large scale) 
Land Use Plan Map 
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JUSTIFICATION FOR REQUESTED REZONING & 
COMPREHENSIVE PLAN LAND USE MAP AMENDMENT 

Applicant: Hemphill Legacy, LLC 
Application: Rezoning from “RS-3 Residential Single-family 3” to “IL Industrial Light” and 
Comprehensive Plan Amendment of Land Use Map Designation from “Neighborhood” to 
“Employment” 
Address: 3810 E Newton Street N, Tulsa, OK 74115 
Property ID: 90333-03-33-25290 
Property Owner: Hemphill Legacy, LLC 

Introduction 
The subject property is a 2.5 acre parcel located at 3810 E Newton Street N (Property ID: 
90333-03-33-25290).  It has been in Hemphill ownership for 18 years.  It is used for fenced 
equipment and material storage.  Its frontage on Newton Street to the north is across from 
Hemphill’s main industrial complex which is zoned IL. 

The inspector has flagged the current use of the property as noncompliant given its RS-3 
zoning classification.  Applicant Hemphill Legacy, LLC is seeking this rezoning and 
comprehensive plan land use map amendment to eliminate the noncompliance and ensure 
the zoning and comprehensive land use map classifications are consistent with the use of 
the property. 

This is a neighborhood of intermixed and varying uses (industrial, commercial, park, church, 
community, rental property, and residential).  This is evident from applicant Hemphill’s own 
property in the area as well.  In additional to the subject parcel which Hemphill uses for 
equipment and material storage, Hemphill also has the following properties in the 
immediate area: 

 1405 N Indianapolis Ave #A & B – Residential Rental – Duplex built by Hemphill in
2020 and a vacant lot to be developed with a similar concept in the future

 3602 E Pine Street – Tulsa & Creek Counties Senior Nutrition Program
 3515 Dawson Road Complex – Mixed use: manufacturing, warehouses, and office

space
 1305 N Louisville – Main Complex: Hemphill Tower, Solar, and Oil & Gas support

operations.  The complex is also the site of Hemphill Create – Oklahoma’s first
industrial grade – medium & heavy manufacturing incubator offering office,
warehouse, and manufacturing space, tools, and guidance.

 Hemphill community-oriented tenants also include:
o Gaining Ground (non-profit literacy program for kids in economically

disadvantaged areas)
o Food On the Move (non-profit food bank)

 1302 N Knoxville Ave – Residential Rental
 3724 E Newton Street – Residential Rental (adjacent to subject parcel on west)
 1242 N New Haven Ave – Residential Rental (adjacent to subject parcel on east)
 1236 N New Haven Ave – Residential Rental (adjacent to subject parcel on east)
 1231 N New Haven Ave – Residential Rental

Current uses adjacent to the subject property are: 
 Industrial (north) – Hemphill Main Complex (zoned IL)
 Residential/rental housing (11 to the east and one to the west) – 3 adjacent rental

homes are Hemphill owned; 9 homes are owned by others
 Church (south) – Iglesia Cristo Para Las Naciones
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 Park (west) – Sequoyah Park (City of Tulsa) – the adjacent portion of the park is not
an area of active public use and is occupied by Coal Creek and heavily wooded

Hemphill has not received any complaints from neighbors over its use of the subject 
property and no concerns have been raised so far as a result of the neighbor outreach 
regarding this application (please see the report provided). 

Rezoning 
Hemphill Legacy, LLC requests a Rezoning of the subject parcel from “RS-3 Residential 
Single-family 3” to “IL Industrial Light”. 

Regarding Review and Approval Criteria for Rezoning, Tulsa Zoning Code, Section 70.030-H 
states: 
The decision to amend the zoning map is a matter of legislative discretion that is 
not controlled by any single standard or criterion. In making recommendations 
and decisions on zoning map amendments, review and decision-making bodies 
must consider all relevant factors, including at least the following: 
1. Whether the proposed zoning map amendment is consistent with the policy
and intent of comprehensive plan; and
2. Whether the proposed zoning map amendment corrects an error or
inconsistency or is necessary or desirable to meet the challenge of a changed
or changing condition.

1. Whether the proposed zoning map amendment is consistent with the policy and intent of
comprehensive plan; and
The comprehensive plan land use map shows a winding boundary between “Employment”
and “Neighborhood” in this area.  These designations are directly in contact with each other
with no intermediary designations.  This reflects a reality on the ground that homes and
industrial uses are immediately adjacent throughout this area.
The zoning classifications follow this as well with a winding boundary between industrial and
residential zoning.  Adjustment of that boundary to reflect existing uses, particularly when
there is a history of acceptance by the neighborhood and a context of varied nearby uses, is
in harmony with the policy and intent of the comprehensive plan.

2. Whether the proposed zoning map amendment corrects an error or inconsistency or is
necessary or desirable to meet the challenge of a changed or changing condition.
The current RS-3 zoning is inconsistent with the long-established equipment and material
storage use on the subject property.  Rezoning to IL is consistent with the established use
and with adjacent IL zoned industrial property adjacent to the north.  This is just a slight
expansion of the contiguous existing LI zoned footprint.

Comprehensive Plan Land Use Map Amendment 

Hemphill Legacy, LLC requests and Amendment to the Comprehensive Plan Land Use Map 
Designation from “Neighborhood” to “Employment”. 

1. How the conditions of the subject area and surrounding properties have changed.
As an older neighborhood in a core area of the city it faces some of the typical challenges of
urban areas such crime, homelessness, limited income, and aging home inventory and
infrastructure.  Many homes are rental homes owned by business entities (including
Hemphill).  The use of surrounding properties has been in harmony with Hemphill’s
equipment and material storage use on the subject property for many years and that use
has grown to be part of the neighborhood fabric.
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2. How those changes have affected the subject area to warrant the proposed amendment.  
As part of the existing neighborhood fabric, Hemphill’s equipment and storage use on the 
subject property is accepted use by adjoining property owners and the proposed 
amendment just brings the land use map designation into line with how this property 
already functions within the neighborhood. 
The use of this property contributes to Hemphill’s operations and helps maintain a stable 
and diversified business presence in the neighborhood.  This is important to the 
community’s economic health and can be a stimulus to future neighborhood improvements 
and new business development. 
The proposed amendment will be consistent with the existing use of the subject property 
and contribute to ongoing Hemphill operations. 
Additionally, the storage area on the subject property provides a secure fenced buffer area 
not open to the public behind homes on N New Haven Avenue. 
 
3. How the proposed change will further other City of Tulsa goals, strategies, and actions as 
outlined in the Comprehensive Plan. 
As pointed out above, the comprehensive plan land use map shows a winding boundary 
between “Employment” and “Neighborhood” in this area.  These designations are directly in 
contact with each other with no intermediary designations.  This reflects a reality on the 
ground that homes and industrial uses are immediately adjacent throughout this area. 
The proposed change is already adjacent to Employment designated property to the north 
so it is really just a slight shift in the boundary between existing designations. 
The proposed change to an Employment designation will also support Hemphill operations 
and help maintain a healthy diversified business and creative hub in this neighborhood.  
Hemphill is not only a source of employment and economic vitality in the area, but as 
detailed above also owns residential rental property adjacent to the parcel and in the area, 
and leases to tenants that include organizations directly benefitting the community such as 
Tulsa & Creek Counties Senior Nutrition Program, Gaining Ground, and Food On the Move. 
 
Conclusion 
These requests amount to a small extension of the adjacent IL zoning, and Employment 
designation on the Hemphill property to the north.  The fenced equipment and material 
storage use is long established and provides a secure buffer area not accessible to the 
public behind the homes on New Have Avenue.  At no time have any complaints or concerns 
been raised by any of the neighbors regarding this use.  To the south is a church (Iglesia 
Cristo Para Las Naciones).  To the west is Sequoyah Park (City of Tulsa).  The adjacent 
portion of the park is not an area of active public use and is occupied by Coal Creek and 
heavily wooded. 
 
This is not an unusual situation, in this part of Tulsa there are industrial uses all along the 
railroad corridor that abut adjacent residential uses.  This request just seeks to adjust that 
line between industrial/employment and residential/neighborhood to reflect a use that is 
already established and accepted by the neighborhood as a part of the varied fabric of uses 
in this area. 
 
Respectfully submitted, 
 
 
_____________________________________________________   Date:  5/21/2025 
Faulk & Foster, by Ralph Wyngarden, for Hemphill Legacy, LLC 
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