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Tulso Metropoliton Areo
Plonning Commission

Case Number: TCCP-10 (related to CZ-532)

Hearinq Date: August 3,2022
(Continued from June 15,2022)

Case Report Prepared bv:

Robi Jones

Owner and Aoolicant lnformation:

Applicant: Troy Wilstead

Property Owner: TJ&T Properties LLC

Location Map:
(Shown with County Commissioner Districts)

Applicant Proposal:

Present Use: Rural Residential

Proposed Use: Mini-Storage

Present Land Use Designation: Commercial

Proposed Land Use Designation: lndustrial

Tract Size: 2.75 + acres

Location: East of the southeast corner of East
126th Street North and North 97th East Avenue

Zoning:

Existing Zoning: AG

Proposed Zoning: lL (CZ-532)

Comprehensive Plan:

Fenceline: Owasso

Staff Recommendation:

Staff recom mends aPProval.

Staff Data:

TRS: 1406
CZM: 12

Countv Commission District: 1

Commissioner Name. Stan Sallee
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TMAPC Staff Report
TCCP-10

County Comprehensive Plan Amendment

Current Staff Gomments (August 3,20221:

Staff reached out to Karl Fritchen, Planning Manager with the City of Owasso, to discuss the update to

Owasso's Comprehensive Plan which is now scheduled for action in August 2022. Mr. Fritchen

explained the public process that Owasso has conducted in preparation for the update. They have

been active in reaching out to the community for public input. ln addition to hosting public meetings,

they took advantage of several social media platforms including Next Door, Facebook, and a webpage

in which the community could engage and submit comments to a survey.

The proposed land use plan will still move forward with the recommendation of lndustrial/ Regional

Empioyment along East 126th Street between Memorial Road and Garnett Road with the exception of

two Commercial nodes. (See attached 2035 Land Use Master Plan.)

Once Owasso's Comprehensive Plan is updated, an amendment to the Tulsa County Comprehensive

Land Use Plan will be forthcoming. The goal is to keep all the municipality's comprehensive plans in

unincorporated Tulsa County updated in the Tulsa County Comprehensive Land Use Plan.

Since Owasso plans to continue their path fonuard with the proposed lndustrial land use designation

on the subject property, staff continues to recommend approval for an lndustrial land use designation

on the subject property.

Previous Staff Gomments (June 15,2O221=

Property Information and Land Use Request

The subject property is a 2.75-acre, unplatted tract of land located east of the southeast corner of East 126th

Street North and North gTth East Avenue. The applicant has submitted the following Comprehensive Plan

amendment request to amend the land use designation of the of the subject property from Commercial to

tndustriat. This request is accompanied by a concurrent rezoning request (CZ-532), which proposes a zoning

change on the subject tract from AG to lL in order to allow an industrial use for a mini-storage.

Background

The parcel subject to this Comprehensive Plan amendment request is located within the fenceline of Owasso and

abuts AG (Agricultural) zoning and to the north, south, east, and west. There is a parcel to the northeast that is

zoned CS (Commercial Shopping) and is the site of a mini-storage business located in Collinsville Corporate

Limits. Collinsville's fenceline begins just north of East 126th Street North. The Major Street and Highway Plan

designates East 126th Street North as a Secondary Arterial.

The land use designation of the subject property was designated as Commercial in the 2030 GrOwasso Land

Use Master plan which was adopte d in 2014. lt was later adopted on June 19, 2019 (Resolution 2796:1002) by

Tulsa Metropolitan Area Planning Commission and approved by the Board of Gounty Commissioners on July 15,

2019, as part of the Tulsa County Comprehensive Land Use Plan.
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Existing Land Use Designation (Tulsa County Comprehensive Land Use Plan)

The Commercial designation is defined in both the 2030 GrOwasso Master Land Use Plan and the Tulsa

County Comprehensive Land Use Plan as follows: The Commercial Land Use District represents areas

of retail trade and services. Typically, these areas are located around nodes of arterial street intersections

or in some cases, at intersections of collectors and arterials. Commercial Districts can also be found in

corridors that have an established commercial use pattern, such as the Smith Farm area, or highly visible

areas, such as along US-169, SH-20, and 116th St. N. west of US-169. The Commercial District includes

uses that range from small neighborhood convenience shopping areas, single free-standing buildings, big

box retailers, restaurants, automotive services centers, and other similar retail uses.

Proposed Land Use Designat¡on (Tulsa County Comprehens¡ve Land Use Plan)

The applicant is proposing the lndustrial land use designation for the entirety of the subject property:

The Industrial designation is defined in both the 2030 GrOwasso Master Land Use Plan and the Tulsa

County Land Use Plan as follows: The lndustrial/Regional Employment Land Use District represents the

highest intensity of land use in Owasso. The Plan calls for industrial uses to be targeted around existing

patterns of industrial activity, including locations near S. sth St. and Main St. east and west sides of US-

169 south of 76th St. N. and near the existing quarry sites near 66th St. N. and 129th E. Ave. Most of

Owasso's current industrial activity includes light industrial uses, such as warehousing and storage and

facilities and small manufacturing shops. lt is expected that this trend will continue with perhaps targeted

efforts for research and development facilities. Some higher intensity commercial uses may be appropriate

in the lndustrial/Regional Employment Use district. These may include more intensity auto and truck

repair, truck rental facilities, lumber yard, etc., which are also found in the CH zoning district.

The City of Collinsville has zoned several parcels industrial in an area north of l26th St. N. in the

northwestern portion of the Owasso fenceline, and there are already some existing industrial businesses

operating in this location. For this reason, the Plan shows a large area as lndustrial/Regional Employment

Districts just across the street from this emerging industrial area in Collinsville. Additionally, Owasso does

not have a lot of land area left in which to place small industrial users, so it made sense to show this area

as lndustrial/Regional Employment. With the new standards in the zoning code for landscaping and

buffering in place, adequate protection for any nearby residential areas is enhanced.

Zoning and Surrounding Uses

Location ExistingZoning
Existing Land Use

Designation
Existing Use

N AG Residential Residential

S AG Commercial VacanUAgricultural

E AG lndustrial Agricultural

W AG
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As part of the amendment application, the applicant is asked to justify their amendment request. Specifically, they

are asked to provide a written justification to address:

1. How conditions on the subject site have changed, as well as those on adjacent properties and immediate

area.
2. How changes have impacted the subject site to warrant the proposed amendment.

3. How the proposed change will enhance the surrounding area and Tulsa County.

The applicant submitted the following responses

Justification of Request

"The Comprehensive Plan says its objectives are to encourage and promote quality development

and utilize existing infrastructure and city services. We believe this project meets these

objectives.

While the property is zoned Agricultural, it is no longer a suitable zoning for the site as industrial

companies are choosing to locate further North of Tulsa or in or around the existing area.

However, the subject property is an ex in-fill location for this multi-building industrial project with

relatively convenient access to existing services and utilities. Also, the property is in a central

location with excellent access to major roadways and to the several of the premier residential

areas to include Owasso, Collinsville, and Sperry. ln addition, this project will substantially

increase the Property Tax roll value of the property."

Additional lnformation provided by the applicant:

Request:

TJT Properties, LLC is requesting to rezone the subject property from AG (Agricultural) to
lM (lndustrial) to allow for the development of a new industrial project. The future land
use of the property is mini storage.

Site Characteristics & History

The property is owned by TJT Properties, LLC. lt is currently an undeveloped piece of
land. The proposed project will entail a new industrial site with I mini storage buildings.
The site is 3.8 acres+/-.

Surrounding Uses:

North: Property has a mini storage of 177 units with I buildings.
Zoned: lndustrial
East: Undeveloped- Owasso has made their comprehensive plan
Zoned: lndustrial
West: AG with Comprehensive Plan of commercial

Staff Summary & Recommendat¡on

The applicant is requesting to amend the land use designation from Commercial to lndustrial. They have

submitted a concurrent request to rezone the property from Agricultural to lndustrial Light. Staff contacted the
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Planning Manager in the City of Owasso, Karl Fritchen, for comments. Mr. Fritchen reviewed the request and

stated that The City of Owasso supports the proposed change as it would conform to the industrial/regional

employment category in Owasso's proposed new Land Use Plan (to be adopted in July 2022).

The conditions surrounding the subject site have changed over time and industrial growth is anticipated in this

area. The proposed rezoning will increase an opportunity for industrial development which is supported by the

future land use plan that the City of Owasso is recommending.

Staff recommends approval of the lndustrial land use designation as requested by the applicant.

TCCP-10 Page 5 of 11 /3,5



TCCP-10
LAND USE PLAN
COMMERCIAL

s
tr¡

Èiog)

=

Tulsa County Land Use Plan

Fenceline: Owasso

f commercial

f lndustrial

Y/å Neighborhood Mixed Use

n Pubtic/t nstitutionat

m Transitional

Parks/Recreation

Residential

Feet
0 200 400

lr#

TCCP-10 Page 6 of 1 1

TCCP-í0
21-14 06

/s t¿



AG.R IM

¡¡¡

oq
(Ð
a
I

SUBJECT TRACT
cs

tË+,
ti.l
o)rtt

AG

E
t¡¡

=

LEGEND

Collinsville Corporate Limits

Owasso Corporate LimitsRE

Feet
0 200 400

l#
TCCP-10 Page 7 ot 11

TCCP-|0
21-14 06

/3,1



4002000

Feet

lr-{rrl
Subject

Tract
TCCP-I0 Note: Craphic overlays may not preclsêly

align wlth physical leetures on the grcund.

Aeñdl Photo Date: 2020/2021

TCCP-10 Page I of 11

21-14 06

/3.9



Feet
0 50 100

!#
Subject

Tract
TCCP-|0 Note: Graphic overlays may not prec¡sdy

elign with physical leaturês on the ground.

Aerial Photo Date: 2020/2021

TCCP-10 Page 9 of 1 1

21-14 06

/3?



Jones, Robi

From:
Sent:
lo:

Fritschen, Karl <kfritschen@CityOfOwasso.com>

Monday, May 16,20223:37 PM

Jones, Robi
RE: County Comp PlanSubject:

Robi, We are OK with the change and rezoning at this location as it will conform to the
industrial/reg¡onal employment category in our proposed new Land Use Plan (to be adopted ìn July)

See the map below of the area and proposed land use in this location. Please let me know if you

have further questions. Thanks

Regards,

KarlA. Frítschen, MRCP, AICP, RLA

P/an¡ting Mdttager

)OO 5, Main
City of)rvas.ço, OK 74055
918.37('.154.5

"""l"hose who dal'e to fäil miserably can achieve greafl)'."

- John F, Ketmecly
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IlWiiten Protest:

Regarding Case's CZ-532 and TCCP-10 Troy Wilstead

Land Currently Zoned AG requesting zoning to Commercialto lndustrial(County) Location East
of southeast corner of East 126th St North and North 97th East Avenue .

We The Neighbors are Opposed to Changing Land from AG to Commercial or lndustrial. We
are also Opposed to another mini-storage as there is already one on the opposite side of the
street with vacant land to the East and West of it.

I James Rinck am Opposed to it, as it is not a suitable location. The back of his land is flood
prone approximately 0.4 acres from a creek that runs along the back. Constructing a Mini-
Storage on 2.7 acres would become a impervious surface for the Storm Water and all his water
has to come across my land and other Neighbors land as well. The extra Storm Water coming
off his place would cause increasing flood heights and velocities to the existing creek as
defined in Chapter 10.

lf this is Approved: lt should be with SpecialAmendments. Hydrologist Engineering Plans, PUD
Plans, Screening Requirements, and Time lines of each being completed as per Chapter 11.

All That signed this Protest have done so at their Tree will.
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