
 

 

 
Tulsa Metropolitan Area 
Planning Commission 

Z-7855 Staff Report 
 
Hearing Date: April 1, 2026 
Prepared by: Nathan Foster 

nathanfoster@cityoftulsa.org 
918-596-7609 

Owner and Applicant Information 
Applicant: Justin DeBruin, Wallace Design Collective 

Property Owner: James A. & Hiroko Girdner; Cindy 
Giddings 

Property Location 
Multiple properties at the northeast and southeast 
corners of West 42nd Street South and South Union 
Avenue 
 
Tract Size: ± 9 acres 

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

 

Request Summary 
Rezone subject properties from RS-3 to RM-3 to permit a 
new multifamily residential development.  

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

Use 
Current Use: Single-Family Residential 
Proposed Use: Multifamily Residential (Apartments) 

Comprehensive Plan Considerations 
Land Use 
Land Use Plan: Neighborhood 
Small Area Plans: Southwest Tulsa 
Development Era: Late Automobile 

Transportation 
Major Street & Highway Plan:  

South Union Avenue – Urban Arterial 

planitulsa Street Type: Multi-Modal Corridor 

Transit: Regular Route  

Existing Bike/Ped Facilities: Sidewalks and Bike Lane 

Planned Bike/Ped Facilities: None 

Environment 
Flood Area: N/A 
Tree Canopy Coverage: 30-50% 
Parks & Open Space: Reed Park 

Elected Representatives 
City Council: District 2, Anthony Archie 
County Commission: District 2, Lonnie Sims 
 
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 multiple properties from RS-3 to RM-3 to permit a new multifamily residential 
development.   
 
The site is served by all City of Tulsa utilities and is situated in an appropriate area for higher density residential 
development.  The site is located between Union Avenue and the Highway 75 corridor and is bordered along the 
northern boundary by the Red Fork Creek channel.  Union Avenue is a designated multi-modal corridor with existing 
bike and pedestrian infrastructure, as well as regular route bus service.  
 
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 RM-3 zoning is consistent with the neighborhood land use designations in this area.  The applicant has provided a 
conceptual plan with their application materials.   
 
With consideration given to the factors listed herein, staff recommends approval of the application. 
 
Comprehensive Plan Considerations 
Land Use Plan 
The subject properties are 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 RS-3 Neighborhood Red Fork Creek 
East RS-3 N/A Highway 75 
South RS-3 Neighborhood Religious Assembly and Residential 
West RS-3 Park and Open Space Reed Park 

 
Small Area Plans  
The subject properties are located within the Southwest Tulsa Neighborhood Plan.  

Development Era 
The subject property is in an area developed during the Late Automobile Era (1950s-present), which has grown since 
the mainstreaming of automobile-centric lifestyles, with a high degree of separation between residential and 
nonresidential uses, and low levels of street connectivity. In these areas, transportation is nearly exclusively 
concentrated on the mile-by-mile arterial grid, and major streets are often both transportation corridors and 
destination corridors, which can lead to traffic congestion. Nonresidential uses are predominantly located at the 
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intersections of major arterial streets. Priorities in these areas include commercial revitalization, placemaking, 
community gathering opportunities, conservation of natural areas, a high degree of privacy, one-stop shopping, and 
commuting routes. 

Transportation 
Major Street & Highway Plan: South Union Avenue is designated as an urban arterial which requires an ultimate right-
of-way width of 70 feet.   

Comprehensive Plan Street Designation: South Union 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: Regular route bus service is provided along South Union Avenue via the MetroLink 117 bus.  Bus stops are 
located to the north and south of the subject property.  

Existing Bike/Ped Facilities: Sidewalks are in place along South Union Avenue.  Union Avenue also has an existing on-
street bike lane.   

Planned Bike/Ped Facilities: None 

Environmental Considerations 
Flood Area: The subject properties are not located within a designated flood area.  

Tree Canopy Coverage: Tree canopy in the area is 36%.  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: Reed Park is located to the west of the subject property across South Union Avenue.  

 
Zoning History 
Ordinance 11822, 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 
 













 

 

 

  

Legal Description 
 

A TRACT OF LAND LYING IN THE SOUTH HALF OF THE NORTHWEST QUARTER OF THE 
NORTHWEST QUARTER (S/2 NW/4 NW/4) OF SECTION TWENTY-SIX (26), TOWNSHIP NINETEEN 
(19) NORTH, RANGE TWELVE (12) EAST OF THE INDIAN BASE AND MERIDIAN, TULSA COUNTY, 
STATE OF OKLAHOMA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

BEGINNING AT THE SOUTHWEST CORNER OF THE S/2 NW/4 NW/4, THENCE N00°44’55”W ALONG 
THE WEST LINE OF THE S/2 NW/4 NW/4, A DISTANCE OF 496.69 FEET; THENCE N89°18’24”E FOR 
A DISTANCE OF 264.00 FEET; THENCE N00°44’55”W FOR A DISTANCE OF 28.21 FEET; THENCE 
N59°17’55”E FOR  A DISTANCE OF 14.62 FEET; THENCE N89°18’55”E FOR A DISTANCE OF 102.33 
FEET; THENCE N00°44’55”W FOR A DISTANCE OF 10.00 FEET; THENCE ON A CURVE TO THE LEFT 
WITH A RADIUS OF 418.00 FEET FOR A DISTANCE OF 306.44 FEET, SAID CURVE HAVING A CHORD 
BEARING OF N72°01’58”E AND A CHORD DISTANCE OF 299.62 FEET, TO A POINT ON THE EAST 
LINE OF THE SW/4 NW/4 NW/4; THENCE S00°45’44”E, ALONG THE EAST LINE OF THE SW/4 NW/4 
NSW/4 FOR A DISTANCE OF 299.95 FEET TO THE NORTHWEST CORNER OF THE S/2 SE/4 NW/4 
NW/4; THENCE N89°17’54”E, ALONG THE NORTH LINE OF THE S/2 SE/4 NW/4 NW/4, FOR A 
DISTANCE OF 73.00 FEET; THENCE S24°57’30”E FOR A DISTANCE OF 362.91 FEET TO A POINT ON 
THE SOUTH LINE OF THE S/2 NW/4 NW/4; THENCE S89°16’54”W, ALONG THE SOUTH LINE OF THE 
S/2 NW/4 NW/4 FOR A DISTANCE OF 887.08 FEET TO THE POINT OF BEGINNING, CONTAINING 
403,320.85 SQUARE FEET OR 9.26 ACRES MORE OR LESS. 

wallace design collectlve, pc 
structural· civil - landscape· survey 

123 north martin luther kingjr. boulevard 
tulsa. ol<lahoma 74103 

918.584.5858 • 800.364.5858 

wa llace.design 

wallace 
design 
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