CITY OF

TULSA

Tulsa Metropolitan Area
Planning Commission

CPA-125 Staff Report

(Related to MPD-7)

Hearing Date: December 3, 2025

Prepared by: Jeremy Banes
jbanes@cityoftulsa.org
918-596-7646

Owner and Applicant Information
Applicant: Jill Ferenc, TSW

Property Owner: Habitat Housing Inc. Tulsa

Property Location
Northwest of the corner of North Utica Avenue and East
Latimer Street

Tract Size: + 19.5 acres

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

Elected Representatives
City Council: District 1, Vanessa Hall-Harper
County Commission: District 1, Stan Sallee

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 approval of the proposed
Neighborhood and Multiple Use Land Use designation.

Request Summary

Amend land use designation from Employment to
Neighborhood & Multiple Use, concurrent with MPD-7
for mixed-use and residential development.

Land Use Plan Designation
Existing: Employment

Proposed: Neighborhood & Multiple Use

Zoning
Existing Zoning: Industrial Moderate (IM)

Existing Overlays: Healthy Neighborhoods Overlay
(HNO), Neighborhood Infill Overlay (NIO)

Proposed Zoning: MPD-7

Use
Current: Vacant

Proposed: Mixed Use/Residential

Considerations
Small Area Plans: Crutchfield Small Area Plan

Development Era: Streetcar Era

Major Street & Highway Plan:

-North Utica Avenue: Urban Arterial
-East Latimer Street: Residential Collector
-North Rockford Avenue: Unclassified
-East Marshall Street: Unclassified

planitulsa Street Type: None
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Detailed 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.”

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

Tulsa Metropolitan Area Planning Commission
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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
e LU 1 -Tulsa’s land use decisions promote fiscal stability and move the city towards the
community’s vision.
e 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.

e 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.

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

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

e LU 3.5.2 - Use urban design concepts that encourage compact, safe,
attractive, and accessible Local Centers.

e LU 3.6 - Encourage development that fills existing market gaps and provides for the
necessities of life.
e LU 3.7 - Ensure the land use environment is capable of providing spaces for
entrepreneurs to thrive.
e LU 4 - Redevelopment, revitalization, and enhancement programs are focused in areas that
have been economically disadvantaged.

Tulsa Metropolitan Area Planning Commission
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e 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.

e LUS5 - Tulsa's neighborhoods are recognized for distinct characteristics, and development
occurs with sensitivity to local context.

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

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

e 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.

e LU 6 - Commercial areas and activity centers complement their surrounding uses.

e LU 6.2 - Encourage transit-oriented commercial, mixed-use, and residential
development along existing and planned bus rapid transit (BRT) routes.

e LU 6.2.3 - Support higher-density residential development along BRT
corridors in locations identified in corresponding Land Use Frameworks.

e LUO9-Tulsais a leader in sustainable development practices.

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

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

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

Transportation
e TR 5 - Transportation investments support the land uses they serve and increase access to

places that Tulsans need to visit.
e TR 5.1 - Establish Transit-Oriented Development (TOD) areas where high levels of
transit service exist or are planned.
e TR 5.1.4 - Increase residential and commercial density in TOD areas while
maintaining housing affordability.
e TR 5.2 - Ensure land use decisions are reflective of and responsive to the transportation
infrastructure context.
e TR 5.2.1 - Encourage compact and infill development to optimize the use of existing
infrastructure.
e TR 5.2.2 - Encourage mixed-use developments and housing near employment areas
to decrease long vehicle trips.

Economic Development
e ED 4 - New development supports vibrant, sustainable, transit-oriented communities.
e ED 4.1 - Encourage infill development in areas served by public transportation.

Housing & Neighborhoods
e HN 3 - Tulsa has a robust housing stock with an adequate mix of housing sizes, types, costs,
and locations.
e HN 3.2 - Ensure housing is well connected to basic services and land uses that
support residents’ daily needs.

Tulsa Metropolitan Area Planning Commission
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e 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.

e 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.

e HN4.24 - 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
e PS1-Tulsa's land use pattern enables efficient and cost-effective distribution of public

services.
e 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.

e 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.”

e GOAL 1.1 - Review zoning requests to ensure that new uses enhance
neighborhood stability.

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

employment land uses.
e 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.
e PRIORITY 2 - Support compatible residential infill and reinvestment.
e GOALS5 - Increase housing choices available in Crutchfield.
e GOALS5.1 - 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”

Tulsa Metropolitan Area Planning Commission
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(mid-density) housing types such as townhomes, multi-unit houses (duplexes,
triplexes, quads), live-work units, and accessory dwelling units.

e 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.

e PRIORITY 3 - Improve corridors to support economic activity and improve mobility options.
e GOAL 10 - Promote revitalization in Crutchfield that supports the plan’s Vision and
enhances the image of the neighborhood.

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

e PRIORITY 4 - Support development that increases employment and commercial
opportunities.
e GOAL 12 - Activate large undeveloped tracts of land.

e 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.

e 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.

Tulsa Metropolitan Area Planning Commission
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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 Residential
Space/Neighborhood

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

Exhibits

Case map

Aerial (small scale)

Aerial (large scale)

Land Use Plan Map

Tulsa Metropolitan Area Planning Commission
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