
 

 
Tulsa Metropolitan Area 
Planning Commission 

Preliminary Plat for SW 41ST & 145TH 
 
Hearing Date: February 18, 2026 
Prepared by: Austin Chapman 

achapman@cityoftulsa.org 
918-596-7597 

Owner and Applicant Information 
Applicant: Preston Bartley, Westwood PS 

Property Owner: Rob-Wal Tulsa 28 LLC 

Property Location 
Southwest corner of East 41st Street South and South 
145th East Avenue  

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

 

Request Summary 
Approval of a Preliminary Plat; Modification of Sec.5-060.5B 
of the Subdivision and Development Regulations to increase 
the allowed length of 750 feet for a permanent dead-end 
street to 835 feet; Modification of Section 5.030 Table 5-1 of 
the Subdivision and Development Regulations to permit 
greater block lengths. 

Tract Size: ±160 acres  
 
Zoning 
Existing Zoning: Residential Single-Family 5 (RS-5) 
Existing Overlays: None 
Proposed Zoning: Residential Single-Family 5 (RS-5) 
Use 
Current Use: Vacant 
Proposed Use: Single-Family Residential 

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

Transportation 
Major Street & Highway Plan:  

East 41st Street South – Secondary Arterial 

South 145th East Avenue – Primary Arterial 

planitulsa Street Type: N 

Transit: N/A  

Existing Bike/Ped Facilities: None 

Planned Bike/Ped Facilities: Sidewalks along E. 41st Street 
South and a side path along S. 145th E. Ave.  

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

Elected Representatives 
City Council: District 7, Lori Decter-Wright  
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 of the preliminary 
subdivision plat subject to conditions and denial of 
the modification request.  

https://cityoftulsa.maps.arcgis.com/apps/webappviewer/index.html?id=264d991a559a49e0a96a771a51022281/
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Detailed Staff Recommendation 
The plat consists of 622 lots, 20 blocks, ±160 acres. Staff recommends approval of the preliminary subdivision plat, 
the modification of Section 5-060.5.B of the Subdivision and Development Regulations to increase the allowed length 
of 750 feet for a permanent dead-end street to 835 feet, and the modification of Section 5.030 Table 5-1 of the 
Subdivision and Development Regulations to permit greater block lengths. Approval recommendation is subject to 
the conditions provided by the Technical Advisory Committee (TAC), the amended conceptual lotting study that 
included pedestrian connections through the dead-end street to 46th place, and the traffic calming measures  along 
“Street A“ 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 modifications requested. In 
recommending approval for the modifications staff finds that the request is not detrimental to public safety, health or 
welfare; is not injurious to other property or improvements; or impair the spirit, purposes or intent of applicable 
zoning regulations of comprehensive plan policies. A City of Tulsa release letter is required prior to final plat approval. 
TAC Conditions: 
 
Zoning: Property is zoned RS-5, the intended use and proposed lot layouts meet the standards of that district.  
 
Phasing Plan 

Phase 1: Final Plat filing February 28th of 2028.  
Phase 2: Final Plat filing February 28th of 2031.  

Engineering Graphics 
- Submit subdivision control data sheet with the final plat.  
- In the plat subtitle add “City of Tulsa” before Tulsa County. 
- Remove contours on the final plat submittal. 
- Under the surveyor heading add the name of the surveyor.  
- 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”. 

Label the location of the plat in Location Map as either “project location” or “site”.  
- 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. 

- Water and Sewer Department prefers 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.  

- Graphically label the POB on the face of the plat.  
- 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. 

 
Addressing 

- Addresses and street names will be assigned by the City of Tulsa and 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) 

- Subdivision will require infrastructure improvements including water, sewer, storm sewer, private 
detention, streets, sidewalks, & ADA compliance. These improvements must be reviewed and approved 
under the IDP permit prior to plat release. 
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Blocks Lengths (5-030.3) 

- Applicant is seeking a modification of Section 5.030 Table 5-1 of the Subdivision and Development 
Regulations to permit greater block lengths. This request is for Blocks 1, 10, 16,  
 

Streets (transportation) (5-060) 
- Applicant is seeking Modification of Sec.5-060.5B of the Subdivision and Development Regulations to 

increase the allowed length of 750 feet for a permanent dead-end street to 835 feet 
Streets (fire) (5-060) 

- No comments.  
 Sidewalks (5-070) 

- Sidewalks are required along all COT streets (for the extent of the property line) and should be 18” from 
the property line or 2’ behind the curb. All sidewalks must be ADA/PROWAG compliant with a 2% slope 
for sidewalks throughout the drive.  

Protection From Flooding and Other Natural Hazards (Floodplain) (5-090) 
- Lots adjacent to floodplain should consider that when setting finished floor elevations.  

                     Any proposed floodplain modifications will have a T-CLOMR reviewed supplemental to the IDP permit.  
Stormwater Management (5-100) 

- There was a proposed detention on the N side of the development that has been moved. Address the 
storm water discharge mitigation for the Phase 1 portion of subdivision that cannot drain to the new 
pond location. Will there also be a pond in Reserve Area 1X? (WLD) What is the SD discontinuity from 
LT35 to 38 BLK1 in phase 1?  

Sewage Disposal (5-130) 
- All Reserves (8X, 4X, 1X etc) that have sanitary sewer placed through them must be identified as UE on 

the face of the plat.  
- Call out 11’ utility easement along north property line of Lots 8-13 Block 3 

Water Supply (5-130)  
- Extend waterlines around cul-sac roadways Blk 16 Lots 24-27; Blk 19 Lots 22-26. Look at not extending 

waterlines along-side lot lines between Blk 16 Lots 36 & 35 ; Blk 19 82-83 & 117-118  
- Reminder that developer will not be allowed to connect directly onto the 60-inch transmission main on 

41st St. Developer should plan on connecting proposed WL on S 145th Ave to existing WL on E 46th Pl 
and connecting proposed dead-end lines on south side of proposed neighborhood to the WL on E 46th 
Pl.  

- 12” WL extension along both arterials.  
- Existing 8” WL on south side of 46th Place should be extended to the new, required 12” on 145th. 

Alternatives may be reviewed and approved through the IDP process.  
Easements (5-150) 

- There appear to be inconsistencies in how detention areas will be managed, with reserves vs. easements.  
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 
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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-4/AG Neighborhood/Local Center Vacant 
East Broken Arrow City Limits Broken Arrow  Residential 
South OL Neighborhood School 
West RS-3, PUD-221 Neighborhood, Parks & Open Space Residential 

 
Small Area Plans  
The subject property is not located within any adopted small area plans.  

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 41st 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: South 145th East Avenue is designated as a multi-modal corridor.  
Multi‑modal streets support commercial and residential development along major arterial streets. These streets align 
with the recommendations for on-street bicycle infrastructure established in the 2015 GO Plan, and they should be 
evaluated for feasibility with regard to the reallocation of street space for bicycle facilities. 

Transit: None.  Existing Bike/Ped Facilities: None.   Planned Bike/Ped Facilities: Sidewalks are planned along all public 
streets in the City of Tulsa. There is an off-street side path planned along South 145th East Avenue.  

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 24%. 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  
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Exhibits 
Case map 
Aerial (small scale) 
Aerial (large scale) 
Tulsa Comprehensive Plan Land Use Map 
 
Sample Motion for Modification:  
 
Motion for APPROVAL of modification request 
Move approval of the requested Modification of Sec.5-060.5B of the Subdivision and Development Regulations to 
increase the allowed length of 750 feet for a permanent dead-end street to 835 feet; and a  Modification of Section 
5.030 Table 5-1 of the Subdivision and Development Regulations to permit greater block lengths., for the reasoning 
provided in the staff recommendation.  
 
Motion for DENIAL of modification request: 
Move to deny the requested modifications of the Subdivision and Development Regulations Modification of Sec.5-
060.5B of the Subdivision and Development Regulations to increase the allowed length of 750 feet for a permanent 
dead-end street to 835 feet; and a  Modification of Section 5.030 Table 5-1 of the Subdivision and Development 
Regulations to permit greater block lengths.  
 















 
 

The Robson Companies, Inc. 
Real Estate Development Division  tel: 918.357.1677 
901 N. Forest Ridge Blvd.  fax: 918.357.1469 
Broken Arrow, Oklahoma 74014-2759 Page 2 of 2 www.forestridge.com 

 
Neither request above will violate the spirit or intent of the approval criteria as outlined in 
Section 10-070.B therefore we respectfully request approval of these modifications. 
 
Best regards, 
 
Kevin L. Maevers, AICP, CNU-A 
Director of Development Services 
Phone: 918.889.0482 
Email: k.maevers@forestridge.com  
 
cc: Preston Bartley, PE; Westwood Professional Services 
 
 
 

mailto:k.maevers@forestridge.com
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