
 

 
Tulsa Metropolitan Area 
Planning Commission 

Preliminary Plat Staff Report 
 
Hearing Date: December 3, 2025 
Prepared by: Austin Chapman 

achapman@cityoftulsa.org 
918-596-7597 

Owner and Applicant Information 
Applicant: Preston Bartley, Westwood PS 

Property Owner: IDO Land Holdings, LLC 

Property Location 
North and west of the northwest corner of East 11th 
Street South and South 145th East Avenue  

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

 

Request Summary 
Preliminary plat approval for the Collett Tract Subdivision. 
Preliminary Plat is presented with a phasing plan consisting 
of 2 phases.  

Tract Size: ±80 acres  
 
Zoning 
Existing Zoning: Agriculture (AG)  
Existing Overlays: None 
Proposed Zoning: Residential Single-Family 4 (RS-4)  

Use 
Current Use: Vacant 
Proposed Use: Single-Family Residential 

Comprehensive Plan Considerations 
Land Use 
Land Use Plan: Neighborhood/Multiple Use 
Small Area Plans: None 
Development Era: Future Growth 

Transportation 
Major Street & Highway Plan:  

East 11th Street South – Secondary Arterial 

South 145th East Avenue – Primary Arterial 

planitulsa Street Type: N 

Transit: N/A  

Existing Bike/Ped Facilities:  11th Street – Signed Bike Route 

Planned Bike/Ped Facilities: Sidewalks 

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

Elected Representatives 
City Council: District 3, Jackie Dutton 
County Commission: District 1, Stan Sallee 
 
Public Notice Required 
Mailed Notice to adjacent property owners a 

minimum of 10 days in advance 
 

Staff Recommendation 
Staff recommends approval subject to conditions. 

https://cityoftulsa.maps.arcgis.com/apps/webappviewer/index.html?id=264d991a559a49e0a96a771a51022281/
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Detailed 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. 

 
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.  
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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 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”.  
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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.  

 
Exhibits 
Case map 
Aerial (small scale) 
Aerial (large scale) 
Tulsa Comprehensive Plan Land Use Map 
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PROPOSED SUBDIVISION OF 80.18 ACRES CONTAINING 331 LOTS AND 11 RESERVE AREAS
TULSA, TULSA COUNTY, STATE OF OKLAHOMA.

Subdivision Statistics
SUBDIVISION CONTAINS THREE-HUNDRED AND
THIRTY-ONE (331) LOTS IN TWELVE (12) BLOCKS AND
ELEVEN (11) RESERVE AREAS

GROSS LAND AREA: 3,492,572 SQUARE FEET OR 80.18
ACRES.

Basis of Bearings
THE BEARINGS SHOWN HEREON ARE BASED UPON THE
OKLAHOMA STATE PLANE COORDINATE SYSTEM, NORTH
ZONE (3501), NORTH AMERICAN DATUM 1983 (NAD83)

Monumentation
ALL CORNERS WERE SET USING A 3/8" IRON PINS WITH
YELLOW CAP STAMPED "TANNER CA 2661" UNLESS
OTHERWISE NOTED

Floodplain Data
SUBJECT PROPERTY IS LOCATED WITHIN ZONE X,
ACCORDING TO THE FEDERAL EMERGENCY
MANAGEMENT AGENCY, FLOOD INSURANCE RATE MAP,
TULSA COUNTY, OKLAHOMA AND INCORPORATED AREAS,
MAP NUMBER 40143C0264M, EFFECTIVE DATE:
SEPTEMBER, 12, 2024.

Benchmark
3/4" IRON PIN FOUND AT THE NORTHEAST CORNER OF
THE SOUTHEAST QUARTER (SE/4) OF SECTION 4

BRASS CAP FOUND AT THE SOUTHEAST CORNER OF THE
SOUTHEAST QUARTER (SE/4) OF SECTION 4

Access
ACCESS TO SUBJECT PROPERTY IS PROVIDED BY VIRTUE
OF SOUTH 11TH STREET AND EAST 145TH EAST AVENUE,
BEING PUBLIC ROADS, AS OBSERVED AT THE TIME OF
SURVEY.

Legend
B/L  --  BUILDING SETBACK LINE
D/E -- DRAINAGE EASEMENT
IPF --  IRON PIN FOUND
U/E  --  UTILITY EASEMENT
BM -- BENCHMARK

Owner / Developer
IDO LAND HOLDINGS, LLC

111 S. ELGIN AVE,
TULSA, OKLAHOMA 74120-1816

PHONE: (918)-357-2787

Engineer
WESTWOOD PROFESSIONAL SERVICES

110 S. HARTFORD AVE.
TULSA, OKLAHOMA 74120

PRESTON BARTLEY
PHONE: (817) 412-7155

EMAIL: preston.bartley@westwoodps.com
P.E. # 33672  EXPIRES 8-31-2027

Surveyor
FRITZ LAND SURVEYING, LLC

524 EAST MAIN STREET
JENKS, OKLAHOMA 74037

PHONE: (918) 528-5121
EMAIL: fritzlandsurveying@gmail.com
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