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Planning Commission 
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Hearing Date: May 7, 2025 
Prepared by: Nathan Foster 

nathanfoster@cityoftulsa.org 
918-596-7609 

Owner and Applicant Information 
Applicant: Lou Reynolds, Eller & Detrich 

Property Owner: Tee Time Development LLC, Linda 
Lue Harness, Jacob M. Clayman and Laura Holman 

Property Location 
Multiple lots at the southwest corner of East 31st 
Street South and South Winston Avenue  

Tract Size: ±2.9 acres 

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

 

Request Summary 
Rezone subject properties from CS and RS-3 to RM-3 to 
permit a multifamily development with accessory uses.   

Zoning 
Existing Zoning:  
Commercial-Shopping (CS)  
Residential Single-Family 3 (RS-3)  
Existing Overlays: None 
Proposed Zoning: Residential Multifamily 3 (RM-3)  

Use 
Current Use: Commercial, Single-Family Residential 
Proposed Use: Multifamily Residential  

Comprehensive Plan Considerations 
Land Use 
Land Use Plan: Multiple Use, Neighborhood 
Small Area Plans: None 
Development Era: Early Automobile 

Transportation 
Major Street & Highway Plan:  

East 31st Street South – Secondary Arterial  

planitulsa Street Type: Multi-Modal Corridor 

Transit: Regular Route  

Existing Bike/Ped Facilities: Sidewalks 

Planned Bike/Ped Facilities:  
31st Street – On-Street Bike Corridor 

Environment 
Flood Area: City of Tulsa Regulatory Floodplain 
Tree Canopy Coverage: 10-20% 
Parks & Open Space: N/A 

Elected Representatives 
City Council: District 9, Carol Bush 
County Commission: District 3, Kelly Dunkerley 
 
Public Notice Required 
Newspaper Notice – min. 20 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. 
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Detailed Staff Recommendation 
The applicant is proposing to rezone the subject property from CS and RS-3 to RM-3 to permit the development of a 
residential multifamily project with accessory uses.   
 
The application includes 8 separate parcels.  There is currently a combination of uses on the properties including 3 
commercial buildings, a parking lot, and 4 single-family residences.  The proposed project would consolidate the 
properties into a single lot with frontage on 4 streets, including East 31st Street which is classified as a secondary 
arterial on the Major Street and Highway Plan.  
  
The site is served by all City of Tulsa utilities and is situated in an appropriate area for higher density residential 
development.  In addition to being adjacent to an arterial roadway, the site is near the highway corridor and the South 
Yale Avenue commercial area.  The requested RM-3 zoning would permit apartments by right. The applicant has 
provided a conceptual site plan that is included in the attachments.   
 
The City’s comprehensive plan recommends the prioritization of compact infill development to encourage more 
efficient use of existing city infrastructure and services while ensuring new residential density is provided in well-
connected centers and corridors that provide access to jobs, services, and education.   
 
The Citywide Housing Assessment prepared in March of 2023 projects that 12,900 units of all types and price points 
are needed over the next 10 years to meet demand. The current average production for the City of Tulsa is 830 units 
per year. Increases in allowable densities are required to increase the production rate of new units and meet the City’s 
housing demands. 
 
The rezoning to RM-3 would increase the allowable residential density on all lots included in the application.  
Additionally, it would reduce the allowable commercial uses that would currently be permitted in the areas zoned CS.   
 
The RM-3 zoning is consistent with both the multiple use and neighborhood land use designations in this area.   
 
With consideration given to the factors listed herein, staff recommends approval of the application. 
 
Comprehensive Plan Considerations 
Land Use Plan 
The subject property is designated as Multiple Use and 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. 

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. 
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Surrounding Properties: 
Location Existing Zoning/Overlay Existing Land Use Designation Existing Use 
North CS Multiple Use Commercial, BA Expressway 
East CS Multiple Use Commercial 
South CH, RS-3 Neighborhood, Multiple Use Commercial, Single-Family 
West CS, RS-3 Multiple Use, Neighborhood Fire Station, Commercial 

 
Small Area Plans  
The subject properties are not located within any adopted small area plans.  

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 
Major Street & Highway Plan: East 31st Street is designated as a secondary arterial which requires an ultimate right-of-
way width of 100 feet.   

Comprehensive Plan Street Designation: East 31st Street is designated as a multi-modal street. 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: Metrolink Tulsa provides regular route bus services along East 31st Street South and South Yale Avenue.  

Existing Bike/Ped Facilities: There are existing sidewalks along East 31st Street South.  New development will be 
required to repair/replace sidewalks as part of the permitting process.  

Planned Bike/Ped Facilities: The GO Plan designates East 31st Street for an on-street bike corridor for future 
implementation.   

Environmental Considerations 
Flood Area: The subject properties contain a small amount of City of Tulsa regulatory floodplain at the southeast 
corner.  The majority of the property does not contain floodplain areas.   

 



Z-7810 Staff Report May 7, 2025 

Tulsa Metropolitan Area Planning Commission  

Tree Canopy Coverage: Tree canopy in the area is 12%.  Preserving the limited existing canopy should be encouraged, 
as well as measures to increase the canopy through landscaping. Street-lining trees in particular should be 
encouraged to spread the benefit of the tree canopy to the pedestrian realm.  
 
Parks & Open Space: N/A 

 
Zoning History 
Ordinance 11823, dated June 26, 1970, established zoning for the subject property. 
 
Exhibits 
Case map 
Aerial (small scale) 
Aerial (large scale) 
Tulsa Comprehensive Plan Land Use Map 
 


























