
TULSA METROPOLITAN AREA PLANNING
COMMISSION

Meeting No. 2781
November 7,2018, 1:30 PM

175 East 2nd Street, 2nd Level, One Technology Center
Tulsa Gity Council Chamber

CONSIDER, DISCUSS AND/OR TAKE AGTION ON:

Call to Order:

REPORTS:

Chairman's Report:

Work session Report: A work session will be held on November 19,2018 to discuss
the Arena District Master Plan and the Berryhill Land Use Plan.

Director's Report:

Review TMAPC Receipts for the month of September 2018

1. Minutes of October 17,2018, Meeting No. 2780

CONSENT AGENDA:

All matters under "Consent" are considered by the Planning Gommission to be
routine and will be enacted by one motion. Any Planning Connmission member
fiây, however, remove an item by request.

NONE

PUBLIC HEARINGS:

2. Woodland Vallev (CD 7) Preliminary Plat and Modification to Subdivision &

Development Regulations, Location: South of the southeast corner of East 61st

Street South and South 90th East Avenue (Continued from October 17,2018)

3. OKTUL 71st (CD 2) Preliminary Plat, Location: East of the southeast corner of
West 71st Street South and South Elwood Avenue

4. CZ-480 Mark Harper (County) Location: Northwest corner of West 41st Street
and South 49th West Avenue requesting rezoning from CS to lH



5. 2-7457 Tulsa Citv Council/Matthew Preslev (CD 4) Location: Northeast corner
of East 5th Place South and South Norfolk Avenue requesting rezoning from RM-
2 to MXI-U-U

6. 2-7458 Tulsa Gitv Council/Terrv McGee (CD 1) Location: South of the
southwest corner of East Pine Street and North Norfolk Avenue requesting
rezoning from RM-1 and OL to MX1-U-U

7. 2-7459 Mirza Shahivand (CD 5) Location: South of the southeast corner of East
11th Street South and South 79th East Avenue requesting rezoning from RS-3 to
CH

L 2-7460 Randv Branstetter (CD 2) Location: North of the northeast corner of
West gl.tStreet South and South Maybelle Avenue requesting rezoning from AG
to RS-l (Related to The Estates at Tulsa Hills)

9. The Estates at Tulsa Hills (CD 2) Preliminary Plat, Location: North of the
northeast corner of West 91't Street South and South Maybelle Avenue (Related
to 2-7460)

10.2-7461 Mollv Jones (CD 2) Location: South of the southeast corner of East 71st

Street South and South Quincy Avenue requesting rezoning from OM and MX2-
V-U to RT

OTHER BUSINESS

11.Adopt a resolution of the Tulsa Metropolitan Area Planning Commission

determining that the Crutchfield Sector Plan is in conformance with the Tulsa

Comprehensive Plan and providing a recommendation to City Council.

12.Adopt a resolution of the Tulsa Metropolitan Area Planning Commission
determining that the 11th and Lewis Gorridor Project Plan is in conformance
with the Tulsa Comprehensive Plan and recommending to the City of Tulsa the
approval and adoption of the 11th and Lewis Corridor Project Plan.

1 3. Gommissioners' Comments

ADJOURN

CD = Council District

NOTE: lf you require special accommodation pursuant to the Americans with
Disabilities Act, please notify INCOG (9f 8) 584-7526. Exhibits, Petitions, Pictures,
etc., presented to the Planning Gommission may be received and deposited in



case files to be maintained at Land Development Services, INCOG.
Ringing/sound on all cell phones and pagglg must be turned off during the
Planning Commission.

Visit our website at www.tmapc.orq email address: esubmit@incog.orq

TMAPC Mission Statement: The Mission of the Tulsa Metropolitan Area Planning
Commission (TMAPC) is to provide unbiased advice to the City Council and the County
Commissioners on development and zoning matters, to provide a public forum that
fosters public participation and transparency in land development and planning, to adopt
and maintain a comprehensive plan for the metropolitan area, and to provide other
planning, zoning and land division services that promote the harmonious development
of the Tulsa Metropolitan Area and enhance and preserve the quality of life for the
region's current and future residents.





TMAPC RECEIPTS
Month of September 2018

------------- Cunenl Period --------- Year To Date
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September 2018 receipt comparison

Sept.2018 August 2018 Sept.2017
Zoning Letters 3 20 TT

Zoning 4 LL 5

Plan Reviews L2 23 25

Minor Subdivisions 0 0 1

Preliminary Plats L 2 2

Final Plats 0 2 3

Development
Regulations Compliance
(includes plat waivers
prior to 5lL0l2OL8l

0 0 5

Lots Splits L 3 L5

Lot Line Adjustments
(includes lot
combinations prior to
s/Lo/20L8)

7 7 5

Other L 3 2

Comp Plan Amendments T 0 3

L0/30/2OL8



TMre
Tulso Mefropoliton Areo
Plonníng Commission

Case : Woodland Valley

Hearinq Date: November 7, 2018
(Continued from October 17,2018)

Gase Report Prepared bv:

Nathan Foster

Owner and Applicant Information:

Applicant'. AAB Engineering, LLC

Owner. Wood land Valley Development,
LLC

Location Map:
(shown with Gity Gouncil Districts)

6

Aoolicant Proposal:

Preliminary Plat

40 lots, 3 blocks, 7.28 + acres

Location: South of the southeast corner of
East 61't Street South and South 90th East
Avenue

Zgd-q: RM-1/PUD-397-B Staff Recommendation:

Staff recommends approval of the
preliminary plat and a modification of the
Subdivision & Development regulations

Citv Council District: 7

Councilor Name: Arianna Moore

3

Commissioner Name: Ron Peters

EXHIBITS: Site Map, Aerial, Land Use, Growth & Stability, Preliminary Plat

J.l



PRELIMINARY SUBDIVISION PLAT

Woodland Vallev - (CD 7)
(Continued from October 17,2018)

South of the southeast corner of East 61tt Street South and South 90th East
Avenue

This plat consists of 40 lots, 3 blocks on 7 .28 + acres.

The Technical Advisory Committee (TAC) met on October 4,2018 and provided
the following conditions:

1, Zoning: The property is currently zoned RM-1 with an approved Planned
Unit Dèvelopment (PUD-397-B). A minor amendment to the PUD was
approved in June of 2017 (PUD-397-B-2) to permit single-family residential
on the project site. /

2. Addressing: City of Tulsa addresses and street names must be assigned
and affixed to the face of the final plat.

3. Transportation & Traffic: Dead-end street at S 92nd East Avenue must be
improved to an approved turnaround as required by the PUD. lnclude
sidewalks and add sidewalk language to covenants.

4. Sewer: Properly label and dimension all proposed utility easements.

5. Water: Water main line cannot cross street at an angle. Extend water main
to 10' U/E adjacent to roadway of street D. Properly label and dimension all
proposed utility easements.

6. Engineering Graphics: Submit a subdivision control data sheet with the
finaì plat submittal. Add "State of" before Oklahoma in the plat subtitle.
Provide name and email address for project engineer/surveyor on face of the
plat. Remove contours from final plat submittal. Under the Basis of Bearing
information please provide a bearing angle shown on the face of the plat.
Add NAD83. Update location map with all platted property and label all
other property unplatted. Graphically show all property plns found or set that
are aòsoôiated with this plat. Label each location with text or provide a
legend with associated symbols.

7. Fire: Fire hydrants will be required per the IFC 2015.

8. Stormwater, Drainage, & Floodplain: Overland drainage easements are
required for major swales/creeks flowing across the property. Corp of
Engineers will be required to approve redesign of current creeks and may
require a 404 permit. A jurisdictional determination should be obtained from
the Corp.

9. Utilities: Telephone, Electric, Gas, Cable, Pipeline, Others: All utilities
indicated to serve the site must provide a release prior to final plat approval.

J 1þ L



Modification Request:

Section 5-060.8-D requires private street construction to comply with all
regulations applied to public street construction in the City. Street E and Street D
as shown on the conceptual improvements plan do not comply with standard
width and other requirements. No objections were raised to the proposed streets
at the Technical Advisory Committee. Final plans for street construction are still
required to obtain City of Tulsa approval.

Provide a Certificate of Records Search from the Oklahoma Corporation
Commission to verify no oil & gas activity on the site.

Staff recommends APPROVAL of the preliminary subdivision plat and the
modification to the Subdivision and Development Regulations, subject to the
conditions provided by TAC and all other requirements of the Subdivision and
Development Regu lations.

3e Þ



IL

CS

OL

-

OL

co

AG

.s

CS

7 U OL OL

¡ D-
D A

RM.I D-11 UD-39 CS
R

U

RM-1 Z:7-

E64 s
SUBJECT TRACT

ó
I

866

eooPts

PUD.I86

R
CS

86.4PU

AG

¡rc[r

500
Feet
2500

Lr#

WOODLAND
VALLEY

18-13 01

3 't



0
Feet
250 500

Subject
Tract

WOODLAND
VALLEY

18-13 01

Note: Grdphic overlays may not precisely
al¡gn with phys¡cal features on the ground.

Lrr# Aeriat Photo Date: February *rt 
) ,5



Feet
0 50 100

lr#
Subject
Tract

WOODLAND
VALLEY

18-13 01

Note: Graphic overlays mdy not precisely
al¡gn with physical leatures on the ground.

Aer¡al Photo Date: Februdry 2018 eþ



.s

-,l

62 ST s T

SUBJECT TRACT
LAND USE PLAN

MIXED.USE CORRIDOR

E64S s

4 I
865

Land Use Plan Categories

! Downtown

f oowntown Neighborhood

! Main street

Mixed-Use Corridor

! negional Center

f Town Center

f Neignoorhood Center

I Employment

New Neighborhood

Existing Neighborhood

! ea*andopenSpace

f nrransas River corridor

500
Feet
2500

Lr#
WOODLAND

VALLEY
18-1 3 01 a,-1



s

i.
ll

-i-)., 
-

862 srs

tr

I

SUBJECT TRACT

I4
865

Growth and Stability

Area of Growth

Area of Stability

62 ST

L

.l

I

l

E64S s

4

I

I

!

l
L

_,J

Feet
2500

WOODLAND
VALLEY

18-13 01

500 J "5.



PRELIMINARY PLAT
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PRELIMINARY PLAT
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CONCEPT UTILITY PLAN
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TMre
Tulso Metropoliton Areo
Plonning Commission

Gase : OKTUL 71"t

Hearinq Date: November 7, 2018

Gase Report Prepared bv:

Nathan Foster

Owner and Applicant lnformation

Applicant: Kyle Sewell, Crafton Tull

Owner. OKTUL 71't, LLC

Location Map:
(shown with City Council Districts)

Applicant Proposal:

Preliminary Plat

2 lots, 1 block, 2.83 + acres

Location: East of the southeast corner of
West 71"t Street South and South Elwood
Avenue

Zoninq:
CG with optional development plan (Z-7440)

Staff Recommendation:

Staff recommends approval of the
preliminary plat

Citv Council District: 2

Councilor Name: Jeannie Cue

Countv Gommission District: 2

Commissioner Name; Karen Keith

EXHIBITS: Site Map, Aerial, Land Use, Growth & Stability, Preliminary Plat

3.1



PRELIMI NARY SUBDIVISION PLAT

oKTUL 7t"t - (CD 2)
East of the southeast corner of West 71't Street South and South Elwood Avenue

This plat consists of 2 lots, 1 block on 2.83 + acres.

The Technical Advisory Committee (TAC) met on October 18th,2018 and
provided the following conditions:

1

2

3

Zoning: The property is currently zoned CG with an approved.optional
develoþment pian (2-7440). Both proposed lots conform to the requirements
of the optional development plan and underlying zoning.

Addressing: City of Tulsa addresses and street names must be assigned
and affixed to the face of the final plat.

Transportation & Traffic: Label right-of-way as being dedicated by the plat
or prdvide recording information for pr_çvious dedication. Limits of No
Aciess should be afplied along West 71't Street with defined access points
for drives.

4. Sewer: Remove building line from uti
extension is required to serve the project.
to release of the final plat.

easements. Sanitary sewer
P plans must be approved prior

lity
ID

5. Water: No comments.

6. Engineering Graphics: Submit a subdivision data control sheet with the
finaì plat. Rèmove contours from final plat submittals. Graphically label the
point'of commencement and point of beginning on the face of the plat.
Provide contact information for Engineer/Surveyor. Adjust location map to
reflect only platted boundaries. Label all other property in the location map
as unplatted.

7. Fire: No comments.

8. Stormwater, Drainage, & Floodplain: Onsite detention is required for
storm water. Easements are required for any areas being used as detention.

9 Utilities: Telephone, Electric, Gas, Gable, Pipeline, Others: All utilities
indicated to serve the site must provide a release prior to final plat approval.
Provide a Certificate of Records Search from the Oklahoma Corporation
Commission to verify no oil & gas activity on the site.

Staff recommends APPROVAL of the preliminary subdivision plat subject to the
conditions provided by TAC and all other requirements of the Subdivision and
Development Regu lations.

3,L
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OMER'S CERTIFICATE AND DEDICAT1ON

OKTUL 71 ST
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TMre
Tulsq Metropoliton Areo
Plonning Commission

Gase Number: CZ-480

Hearinq Date: November 7,2018

Gase Report Prepared by:

Jay Hoyt

Owner and Applicant lnformation:

Applicant: Mark Harper

Property Owner. CODY/MORGAN LLC

Location Map:
own with Goun Commission Districts)

:i''.

Applicant Proposal:

Present Use: vacant

Proposed Use: industrial uses

Concept summary'. Rezone from CS to lH to permit
industrial uses

Tract Size: 1.53 + acres

Location'. Northwest corner of West 41st Street
South & South 49th West Avenue

Zoninq:

Existing Zoning: CS

Proposed Zoning: lH

Comprehensive Plan:

Land Use Map: N/A

Stability and Growth Map: N/A

Staff Recommendation:

Staff recommends denial

Staff Data:

TRS
czM

9220
45 Atlas: nla

Countv Commission District: 2

Commissioner Name: Karen Keith

{.1
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SECTION l: CZ-480

DEVELOPMENT CONCEPT: To rezone the subject property from CS to lH in order to permit
industrial uses on the site.

EXHIBITS:
INCOG Case map
INCOG Aerial (small scale)
INCOG Aerial (large scale)

DETAI LED STAFF RECOMMENDATION :

The site has single-family residential lots immediately to the north and west as well as to the northeast
across S 49th W Ave. These sites could be negatively impacted by lH uses that would be allowed on
this site, if approved. There do not appear to be any other lH intensity uses in the immediate area.

lf approved, a screening wall or fence would be required along the lot lines in common with abutting R
zoned districts.

lH zoning could be injurious to the existing proximate properties and;

lH zoning is not consistent with the anticipated future development pattern of the surrounding property
therefore;

Staff recommends Denial of CZ-480 to rezone property from CS to lH.

SECTION ll: Supporting Documentation

RELATIONSHIP TO THE COMPREHENSIVE PLAN:

Staff Summary: This area is outside of the City of Tulsa Comprehensive Plan area. The site is
located within the Tulsa County District 9 Plan, which designates fhrs sife as Medium Density
Corridor and does not anticipate lH zoning.

Ihrs sde is within the study area for the Berryhill Small Area planning process that should be
complete in January 2019. The prelíminary findings from that process indicate that industrial
uses should be limited to areas south and west of this site. The cunent, CS, zoning
classification would be compatible with the preliminary findings which seern to promote low-
density, commercial development along W 41st Sf S, befuzeen S 6lsr W Ave and S 4Vh W Ave.

Land lJ Vision

Land Use Plan map designation'. N/A

Areas of Stability and Growth designation: N/A

Transportation Vision :

Major Sfreef and Highway PIan: Both W 41st St S and S 49th W Ave are Secondary Arterials

Trail System Master Plan Considerations: None

(+,L
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SmallArea Plan: None

Special District Considerations: None

Historic Preservation Overlav: None

DESCRIPTION OF EXISTING CONDITIONS:

Staff Summarv: The site is currently vacant land.

Environmental Considerations: None

Streets:

Exist. Access MSHP Desiqn MSHP RA¡ú Exist. # Lanes

w41st st s Secondary Arterial 100 Feet 2

Utilities:

The subject tract has municipal water and sewer available.

Surroundinq Properties:

Location Existing Zoning Existing Land Use
Desiqnation

Area of Stability
or Growth

Existing Use

North RS N/A N/A Sinsle-Familv
South CS N/A N/A Vacant
East CS N/A N/A Commercial
West RS N/A N/A Sinsle-Family

SECTION Ill: Relevant Zoning History

ZONING ORDINANCE: Ordinance number 13788 dated February 4, 1977, established zoning for the
subject property.

Subject Property:

cBoA-l t00 uqust 1992:. The Board of Adjustment approved a special exception to permit a flea
market in a CS zoned district; and a variance of the all-weather surface parking, on property located at
the northwest corner of West 41st Street South and South 49th West Avenue.

2-4946 Februaw 1977: All concurred in approval of a request for rezoning a 1.52+ acre tract of land
from RS-1 to CS on property located at the northwest corner of West 41st Street South and South 49th
West Avenue. (Ordinance #13788 which amended 11821 dated June 26, 1970.)

r{.3

Surrounding Propefi:
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CBOA-2612 Januaw 2017: The Board of Adjustment approved a special exception to allow auto
repair and service in a CS district; and a variance of the screening requirement along the north lot line,
on property located at the northeast corner of West 41st Street South and South 49th West Avenue.

CBOA-235? November 2009: The Board of Adjustment approved a speciat exception to permit a
church use (Use Unit 5) in an lL district (Section 910), on property located at 5010 West 41it Street
South, west of the southwest corner of West 41st Street South and South 49th West Avenue.

CBOA-2090 April 2004: The Board of Adjustment approved a special exception to permit an
electrical contracting business in the CS district and denied a specral exception to allow a gravel
parking lot, on property located at the southeast corner of West 41st Street South and.south 49th West
Avenue.

CZ-327 Auqust 2003: All concurred in approval of a request for rezoning a 13.53+ acre tract of land
from lR to lL for future light industrial uses on property located south and west of the southwest corner
of West 41st Street South and South 49th West Avenue.

CZ-162 Januarv 1988: All concurred in approval of a request for rezoning a 4O+ acre tract of land
from AG to CS/lR/lL for commercial and light industrial, on property located on the southwest corner of
W. 41st St. and S. 49th W. Ave.

111712018 1:30 PM
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Case Number: 2-7457

Hearinq Date: November 7 ,2018

Case Report Prepared bv:

Dwayne Wilkerson

Owner and Applicant lnformation:

Applicant: Tulsa City Council

Property Owner. PRESLEY, MATTHEW

Location Map:
shown with C Council Districts

.;
¿
I

Applicant Proposal:

Present Use: Residential

Proposed Use: Mixed Use

Concept summary: Mixed use zoning from the City
Council initiated request to support mixed use
development in the area near the 6th and Peoria
Bus Rapid Transit Station

Tract SLe: 0.16 + acres

Location: Northeast corner of East 5th Place South
& South Norfolk Avenue

Zoninq:

Existing Zoning: RM-2

Proposed Zoning: MX1-U-U

Gomprehensive Plan:

Land Use Map: Downtown Neighborhood

Stability and Growth Map: Area of Growth

Staff Recommendation:

Staff recommends approval.

Staff Data

TRS: 9201
CZIv/': 36 Atlas: I

Gitv Gouncil District: 4

Councilor Name. Blake Ewing

Countv Commission District: 2

Commissioner Name; Karen Keith
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SECTION l: 2-7457

DEVELOPMENT CONCEPT: Applicant was notified by the City Council that he was inside the Bus
Rapid Transit Mixed Use incentive area. He is taking advantage of the rezoning opportunity.

EXHIBITS:
INCOG Case map
INCOG Aerial (small scale)
INCOG Aerial (large scale)
Tulsa Comprehensive Plan Land Use Map
Tulsa Comprehensive Plan Areas of Stability and Growth Map
Bus Rapid Transit lncentive Map

DETAILED STAFF RECOMMENDATION:
MX1 zoning is the least intensive MX district and is consistent with the downtown neighborhood land
use designation and,

This site is part of the planned storm water detention improvement area in the Pearl District. However
that detention facility is years away from implementation and,

MX1-U Zoning was recommended in the Bus Rapid Transit Study at this location and,

MX1-U-U is considered non-injurious to surrounding property owners therefore,

Staff recommends Approval of 2-7457 to rezone property from RM-2/ to MX1-U-U

SECTION ll: Supporting Documentation

PtrI ATIôNSI-{IP Tô THtr rìMPREHEN et\/tr Þt aN

Staff Summary: The planning effort on this area of Tulsa has been extensive. The current
Smatl Area Plan and the Tulsa Comprehensive Plan supports the rezoning request for a high
intensity development that MXl-U-U would allow. MXl-U-U zoning does not have a maximum
floor aiea ratio, buitding heights or building sefbacks. Many of these uses and the untimited
floor area are generally consistent with the Downtown Neighborhood vision in the
Comprehensive Plan and the Auto Oriented Commercial designation in the 6th Street Infill Plan.

Land Use Vision:

Land use Plan map designatíon: The site is completely inside the Downtown Neighborhood
designation.

Downtown Neighborhoods are located outside but are tightly integrated with the Downtown
Core. These areas are comprised of university and higher educational campuses and their
attendant housing and retail districts, former warehousing and manufacturing areas that are
evolving into areas where people both live and work, and medium to high-rise mixed-use
residential areas. Downtown Neighborhoods are primarily pedestrian-oriented and are well
connected to the Downtown Core via local transit. They feature parks and open space, typically
at the neighborhood scale.

5 .?*-
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Areas of Stability and Growth designation: The site is completely inside the Area of Grovtrth
designation.

The purpose of an Area of Growth is to direct the allocation of resources and channel growth to
where it will be beneficial and can best improve access to jobs, housing, and services with
fewer and shorter auto trips. Areas of Growth are parts of the city where general agreement
exists that development or redevelopment is beneficial. As steps are taken to plan for, and, in
some cases, develop or redevelop these areas, ensuring that existing residents will not be
displaced is a high priority. A major goal is to increase economic activity in the area to benefit
existing residents and businesses, and where necessary, provide the stimulus to redevelop.

Areas of Grovuth are found throughout Tulsa. These areas have many different characteristics
but some of the more common traits are in close proximity to or abutting an arterial street, major
employment and industrial areas, or areas of the city with an abundance of vacant land. Also,
several of the Areas of Growth are in or near downtown. Areas of Growth provide Tulsa with the
opportunity to focus growth in a way that benefits the City as a whole. Development in these
areas will provide housing choice and excellent access to efficient forms of transportation
including walking, biking, transit, and the automobile.

Transportation Vision :

Major Street and Highway Plan

East 5th Street South and South Norfolk Avenue are not íllustrated on the major street and highway
plan. 5th Street South connects to Peoria just east of this site where transit riders can connect to the
Bus Transit system on Peoria approximately two blocks from the is site.

RELATIONSHIP TO THE SMALL AREA PLAN: (PEARL DISTRICT _ 6TH STREET INFILL PLAN)

SmallArea Plan Land Use Vision:

The site is completely included an Auto Oriented Commercial District defined in the 6th Street lnfill Plan
which was amended in April2014. This Auto Oriented Commercial District was originally mixed use
infill supporting the anticipated public investment in the regional detention facility. This site appears to
be located in the planned storm water detention area however it is consistent with the Bus Rapid
Transit system study supporting mixed use development.

The Auto Oriented Commercial district is defined as "Commercial, Office, high-intensity Residential,
lnstitutional, Manufacturing and Warehousing; usually located on primary arterial streets & highways
This economic model depends on vehicular access and visitors from throughout the region"

Small Area Plan-6th lnfill Plan Land Use Mao:

Latest amendments approved by Tulsa City Council approved 41312014 indicate that this site ís
included in the Auto Oriented commercial area. That area is broadly defined as a commercial, office,
high-intensity residential institutional, manufacturing and warehousing area which is usually located on
primary arterial streets and highways. This economic model depends on vehicular access and visitors
from throughout the region.

35
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Soecial District Considerations:

2-7447 is adjacent to the Regional Detention facility identified as the West Pearl Detention facility
included in the March 2010 Elm Creek / 6th Street Drainage, Detention and Conveyance Plan. Within
that plan a large detention facility was proposed with funding provided by several sources including a

Vision 2025 funding package.

Concepts included in the 6th Street Conveyance plan provided images that proposed development of a
regional detention facility west of this site could affect future site development. Concept 2 as

illustrated below is currently the most desirable option as identified for the West Pond in the Elm Creek
conceptual Design report dated March 2018.

Concept Plan #2
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West Pond - Optlon 2

Historic Preservation Overlav: None

DESCRIPTION OF EXISTING CONDITIONS:

Staff Summary: The existing structure on the sife rs a m¡xed use building with a single family
residential component with commercial style frontage on the façade facing S. Norfolk
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Sfreef view from intersection of S. Nortok at East Íth Street:

Environmental Considerations: None

Streets:

Exist. Access MSHP Desiqn MSHP R^^/ Exist. # Lanes

South Norfolk None 50 feet 2

East 5th Street South None 50 feet 2

Utilities:

The subject tract has municipal water and sewer available.

Surrou nd inq Properties:

Location Existing Zoning Existing Land Use
Desiqnation

Area of Stability
or Growth

Existing Use

North RM-2 Downtown
Neighborhood

Growth Empty lot

East RM-2 Downtown Growth Detached house

5.5 REVTSED 10t25t2014



Neiqhborhood
South CH Downtown

Neiohborhood
Growth Surface parking lot

West RM-2 Downtown
Neiqhborhood

Growth Empty lot

SECTION lll: Relevant Zoning History

ZONING ORDINANCE: Ordinance number 11814 dated June 26,1970, established zoning for the
subject property.

Subject Property:

BOA-1888 March 1947: The Board of Adjustment approved permission to extend a nonconforming
use on Lot7, Block 7, Central Park Place Addition, recommending that extension be limited to a one-
story addition not to exceed 14' x 23' in size, to be used for expansion of grocery business currently in
operation, on property located at the northeast corner of East 5th Place South & South Norfolk Avenue,
the subject property.

Surrounding Property:

2-7447 September 2018: All concurred in approval of a request for rezoning a .65+ acre tract of
land from OL/RM-2 to CH for a medical office, on property located on the southwest corner of South
Peoria Avenue & East 5th Street South.

2-7277 Qclober 2014= All concurred in approval of a request for rezoning a .5+ acre tract of land
from CH to lL for a microbrewêry, on property located southeast corner of East 4th St. South & South
Madison Ave.

PUD-817 October 2014: All concurred in approval of a proposed Planned Unit Development on a
.5+ acre tract of land for uses allowed in a CH district and Use Unit 26, limited to a micro-brewery, on
property located southeast corner of East 4th St. South & South Madison Ave.

111712018 1:30 PM
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TMre
Tulso Metropoliton Areo
Plonning Commission

Gase Number: 2-7458

Hearinq Date: November 7,2018

Gase Report Prepared bv:

Dwayne Wilkerson

Owner and Applicant lnformation:

Applicant: Tulsa City Council c/oTerry McGee

Property Owner. MCGEE ENTERPR¡SES INC

Location Map:
hown with C¡ty Goun

Applicant Proposal:

Present Use: office

Proposed Use: Mixed-use

Concept summary'. Clean up zoning for a building
that has two zoning categories with Board of
Adj ustment special exceptions.

Tract Size: 0.25 + acres

Location: South of the Southwest corner of East
Pine Street & North Norfolk Avenue

Zonins:

Existing Zoning: RM-1,OL

Proposed Zoning:
MX1-U-U (staff recommends denial)
MX1-V-U (staff recommends approval)

Gomprehensive Plan:

Land Use Map: Mixed-Use Corridor

Stability and Growth Map: Area of Growth

Staff Recommendation:

The existing building is not consistent with the build-
to requirements for MX1-U-U however the existing
building is consistent with the buildto requirements
in an MX1-V-U district.

Staff recommends approval of MX-1-V-U

Staff Data:

TRS: 158
CZM: 28 Atlas: 116

Gitv Gouncil District: 1

Councilor Name: Vanessa Hall-Harper

Gountv Comm ission District: 1

Commissioner Name: Mike Craddock

\
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SECTION l: 2-7458

DEVELOPMENT GONGEPT: Rezoning requested to provide consistency with the land use vision of
the Comprehensive Plan and for consistency with the zoning code.

EXHIBITS:
INCOG Case map
INCOG Aerial (small scale)
INCOG Aerial (large scale)
Tulsa Comprehensive Plan Land Use Map
Tulsa Comprehensive Plan Areas of Stability and Growth Map
Tulsa Bus Rapid Transit Mixed Use zoning lnitiative Map (Pine Street)
Applicant Exhibits:

None

DETAILED STAFF RECOMMENDATION:

The existing building was permitted with Board of Adjustment special exceptions on a tract with
existing OL and RM-1 zoning. MX1-U-U was the original request however it was determined during
review that the existing building did not set within the build-to zone requirements of that district
therefore we recommended denial of MX1-U-U and approval of MX1-V-U.

MX1-V-U is non-injurious to the surrounding properties and,

MX1-V-U is consistent with the anticipated development pattern in the area and,

MX1-V-U is consistent with Mixed Use Corridor land use designation therefore,

Staff recommends Approval of 2-7458 to rezone property from CS,RM-1,OL/ to MX1-V-U.

SECTION ll: Supporting Documentation

RELATIONSHIP TO THE COMPREHENSIVE PLAN:

Staff Summaru: Mixed use zoning rs consrstent with the anticipated Mixed-use Corridor land
use desþnation. Ihrs sde was also shown on the Bus Rapid Transit Study as an area that
could be rezoned to MX1-U.

Land Use Vision:

Land Use Plan map designation'. Mixed-Use Corridor
A Mixed-Use Corridor is a plan category used in areas surrounding Tulsa's modern
thoroughfares that pair high capacity transportation facilities with housing, commercial, and
employment uses. The streets usually have four or more travel lanes, and sometimes additional
lanes dedicated for transit and bicycle use. The pedestrian realm includes sidewalks separated
from traffic by street trees, medians, and parallel parking strips. Pedestrian crossings are
designed so they are highly visible and make use of the shortest path across a street. Buildings
along Mixed-Use Corridors include windows and storefronts along the sidewalk, with
automobile parking generally located on the side or behind. Off the main travel route, land uses
include multifamily housing, small lot, and townhouse developments, which step down
intensities to integrate with single family neighborhoods.

i'n.L,
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Areas of Stability and Growth designation'. Area of Growth
The purpose of Areas of Growth is to direct the allocation of resources and channel growth to
where it will be beneficial and can best improve access to jobs, housing, and services with
fewer and shorter auto trips. Areas of Grovuth are parts of the city where general agreement
exists that development or redevelopment is beneficial. As steps are taken to plan for, and, in

some cases, develop or redevelop these areas, ensuring that existing residents will not be
displaced is a high priority. A major goal is to increase economic activity in the area to benefit
existíng residents and businesses, and where necessary, provide the stimulus to redevelop.

Areas of Growth are found throughout Tulsa. These areas have many different characteristics
but some of the more common traits are close proximity to or abutting an arterial street, major
employment and industrial areas, or areas of the city with an abundance of vacant land. Also,
several of the Areas of Growth are in or near downtown. Areas of Growth provide Tulsa with the
opportunity to focus grovrrth in a way that benefits the City as a whole. Development in these
areas will provide housing choice and excellent access to efficient forms of transportation
including walking, biking, transit, and the automobile."

Transportation Vision: None

Major Sfreef and Highway PIan: None

Trail System Master Plan Considerations: None

SmallArea Plan: None

Special District considerations: This site is included in the Healthy Neighborhoods Overlay.
MX zoning allows small box discount stores however the provisions of the overlay district are not
affected by this zoning classification.

This síte was included in the voluntary MX rezoning Program for the Peoria Avenue BRT
reauthorization dated August 29th, 2018.

Historic Preservation Overlay: None

DESCRIPTION OF EXISTING CONDITIONS:

Staff Summary: A two story residential style office building has been constructed on a parcel
that is zoned OL and RM-1.

Street view from southeast corner looking northwest
(See next page)

b,3
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Environmental Considerations: None

Streets:

Exist. Access MSHP Desiqn MSHP R^¡t/ Exist. # Lanes

North Norfolk Avenue None 50 feet 2

Utilities:

The subject tract has municipal water and sewer available

Surroundinq Properties:

Location Existing Zoning Existing Land Use
Desiqnation

Area of Stability
or Growth

Existing Use

North CS Mixed Use Corridor Growth Office
East PUD-722, OL,

RM.1
Neighborhood

Center
Growth YMCA

South IL Emplovment Growth Funeral home
West CS Mixed Use Center Growth Surface parking for

church

b. (

SECTION lll: Relevant Zoning History
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ZONING ORDINANGE: Ordinance number 11918 dated September 1, 1970, established zoning for
the subject property.

Subject Property:

BOA-19421 Auqust 2002: The Board of Adjustment approved a variance to allow a two-story
structure in an OL district, with the condition to meet the parking requirements, on property located
south of the southwest corner of East Pine Street & North Norfolk Avenue, the subject property.

BOA-19195 September 2001: The Board of Adjustment approved a speciat exception to allow an
office building (OL - Use Unit 11) to be built in an RM-1 area, on property located south of the
southwest corner of East Pine Street & North Norfolk Avenue, the subject property.

Surrounding Property:

PUD-722 December 2005: All concurred in approval of a proposed Planned lJnit Development on a
6.96+ acre tract of land for a YMCA Community Center and lntergenerational Facility on property
located west and south of the southwest corner of East Pine Street and North Peoria Avenue.

111712018 1:30 PM

{e'5
REVTSED 10t31t201A



I

SUBJECT TRACT

75

Feet
2000

z-7458
400

20-12 36 b,þ



4002000
Feet Subject

Tract
z-7459 Note: Graphic overlays may not precisely

align with phys¡cal features on the ground.

+-J 20-1 2 36 Aerial Photo Date: February 2018

{p,-î



Feet Subject
Tract

z-7459 Note: Graphic overlays may not prec¡sely
align with physical features on the ground.500 100

ÊJ 20-1 2 36 Aerial Photo Date: February 2018 (e



SUBJECT TRACT
LAND USE PLAN

MIXED.USE CORRIDOR

r

l¡.and [Jse Plan Categories

I Oowntown I Neighborhood Center

! Ðowntown Neighborhood f Ernptoyment

I nnainstreet New,Neighborhood

f n¡in"O.Use Corridor Existing Neighborhood

! negOnalCenter I earf andOpenSpace

J TownCenter ! nrr"nrasRiverCorridor

400
Feet
2000 z-7458 N

Ç.q +20-1 2 36



SUBJECT TRACT

Growth and Stabi|rlt¡r

Ar,ea of Grow..th

Area of StabiÍity

I

Feet
2000 z-7459

t
400

20-1 2 36 ü



! vxr-u
I rvrxz-u

! wxr-v

f vxz-v

Note: Grephlc oyarleya may not prccìsely
al¡gn w¡tfi physlcel fg,eûrrÉ,s on the ground.

Feet
600300

L#
f(u

Aeñel Photo Dete: F.bruary 2016
Pine Sfreef

t





TMre
Tulso Metropoliton Areo
Plonning Commission

Case Number: 2-7459

Hearing Date: November 7,2018

Case Report Prepared bv:

Dwayne Wilkerson

Owner and Applicant lnformation:

Applicant: Mirza Shahivand

Property Owner. SHAHIVAND, MIRZA

Location Map:
shown with City Council Districts

{

Applicant Proposal:

Present Use: Single Family Residential

Proposed Use: Commercial

Concept summary: Request for commercial zoning
is supported by the Mixed-Use Corridor land use
designation in the Comprehensíve Plan

Tract Size: 1.13 + acres

Location: South of southeast corner of East 11th

Street South & South 79th East Avenue

Zoninq:

Existing Zoning: RS-3

Proposed Zoning: CH

Comprehensive Plan:

Land Use Map: Mixed-Use Corridor, Town
Center

Stability and Growth Map: Area of Grovrrth

Staff Recommendation:

Staff recommends denial of GH and approval of
cs.

Staff Data:

TRS: 9311
CZM: 38 Atlas: 372

Gitv Council District: 5

Councilor Name: Karen Gilbert

Countv Gommission District:. 2

Commissioner Name: Karen Keith
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SECTION l: 2-7459

DEVELOPMENT GONGEPT:
Request for commercial zoning is supported by the mixed-use corridor land use designation in the
Tulsa Comprehensive Plan. CH zoning was requested as a possible expansion of the CH zoning
abutting the property adjacent to the north and east sides of the site.

EXHIBITS:
INCOG Case map
INCOG Aerial (small scale)
INCOG Aerial (large scale)
Tulsa Comprehensive Plan Land Use Map
Tulsa Comprehensive Plan Areas of Stability and Grovrrth Map
Applicant Exhibits: None provided

DETAILED STAFF RECOMMENDATION :

2-7459 requesting CH zoning is near the southern edge of a mixed-use corridor which supports
commercial uses and,

CH zoning allows objectionable uses that are not consistent with the expected development pattern at
this location and,

CH zoning allows uses that staff considers injurious to the single-family neighborhood south of the site
however,

CS zoning allows uses and densities that are appropriate in a mixed-use corridor and are not injurious
to the proximate properties and,

CS zoning is consistent with the expected development pattern in the area therefore,

Staff recommends Denial of 2-7459 to rezone property from RS-3/ to CH however, staff recommends
Approval of GS zoning.

SECTION ll: Supporting Documentation

RELATIONSHIP TO THE PREHENSIVE PLAN:

Staff Commercíal zoning rs consrsfent with the Mixed-Use Conidor land use
designation

Land Use Vision:

Land Use Plan map designation'. Mixed-Use Corridor
A Mixed-Use Corridor is a plan category used in areas surrounding Tulsa's modern
thoroughfares that pair high capacity transportation facilities with housing, commercial, and
employment uses. The streets usually have four or more travel lanes, and sometimes additional
lanes dedicated for transit and bicycle use. The pedestrian realm includes sidewalks separated
from traffic by street trees, medians, and parallel parking strips. Pedestrian crossings are
designed so they are highly visible and make use of the shortest path across a street. Buildings
along Mixed-Use Corridors include windows and storefronts along the sidewalk, with
automobile parking generally located on the side or behind. Off the main travel route, land uses

11' REVTSED 't1t25l20'18



include multifamily housing, small lot, and townhouse developments, which step down
intensities to integrate with single family neighborhoods.

Areas of Stability and Growth designation'. Area of Growth
The purpose of Areas of Giowth is to direct the allocation of resources and channel growth to
where it will be beneficial and can best improve access to jobs, housing, and services with
fewer and shorter auto trips. Areas of Grov'rth are parts of the city where general agreement
exists that development or redevelopment is beneficial. As steps are taken to plan for, and, in
some cases, develop or redevelop these areas, ensuring that existing residents will not be
displaced is a high priority. A major goal is to increase economic activity in the area to benefit
existing residents and businesses, and where necessary, provide the stimulus to redevelop.

Areas of Growth are found throughout Tulsa. These areas have many different characteristics
but some of the more common traits are close proximity to or abutting an arterial street, major
employment and industrial areas, or areas of the city with an abundance of vacant land. Also,
several of the Areas of Growth are in or near downtown. Areas of Growth provide Tulsa with the
opportunity to focus growth in a way that benefits the City as a whole. Development in these
areas will provide housing choice and excellent access to efficient forms of transportation
including walking, biking, transit, and the automobile."

Transportation Vision :

Major Sfreef and Highway Plan: None that affect site development

Trail System Master Plan Considerations: None

SmallArea Plan: None

Special District Considerations: None

Historic Preservation Overlav: None

DESCRIPTION OF EXISTING CONDITIONS:

Staff Summaru: Prevíously this propeñy has been single family residential and is surrounded
by commercial properties west, north and east.

Environmental Considerations: None

Streets:

Exist. Access MSHP Desiqn MSHP R^/\/ Exist. # Lanes

South 79th East Avenue None 50 feet 2 narrow lanes with out
curb and gutter

Utilities:

The subject tract has municipalwater and sewer available.

Su rround inq Properties:

1.3
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Location Existing Zoning Existing Land Use
Desiqnation

Area of Stability
or Growth

Existing Use

North CH with Route 66
overlav

Town Center Growth Commercial

East CH with route 66
overlav

Mixed Use Corridor Growth Commercial

South RS-3 and CS Mixed Use Corridor Growth Single household /
detached dwellinq

West CS Mixed Use Corridor Growth Commercial

SECTION lll: Relevant Zoning History

ZONING ORDINANGE: Ordinance number 11816 dated June 26, 1970, established zoning for the
subject property.

Subject Property: No relevant history

Surrounding Propefi:

2-7153 Mav 2O1O= All concurred in approval of a request for rezoning a .56+ acre tract of land from
RS-3 to CS on property located south and west of the southwest corner of East 11th Street South and
south Memorial Drive, abutting the subject property to the south.

111712018 1:30 PM
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Gase Number: 2-7460 with optional
development plan. (Related to The Estates of
Tulsa Hills preliminary plat.)

Hearing Date: November 7,2018

Case Report Prepared bv:

Dwayne Wilkerson

Owner and Applicant lnformation:

Applicant: Randy Branstetter

Propeñy Owner. ESTATES AT TULSA HILLS LLC

Location Map:
(shown with C¡ty Gouncil Districts I

n '-)'l;-'

I

'\,I,

.".

I

Applicant Proposal:

Present Use: AG

Proposed Use: Private Street Gated Residential
Subdivision

Concept summary: Rezone property to allow single
family residential development and include an
optional development plan to allow private streets
and a gated subdivision greater than 20 acres.

Tract Size: 40 + acres

Location: North of the northeast corner of West
91st Street South & South Maybelle Avenue

Zoning:

Existing Zoning: AG

Proposed Zoning: RS-1 with optional
development plan for private streets.

Gomprehensive Plan:

Land Use Map: New Neighborhood

'Stabilitv and Growth Map: Area of Growth

Staff Recommendation:

Staff recommends approval of RS-í with the
optional development plan standards in Section
il.

Staff Data:

TRS: 8214
CZM: 51 Atlas

Gitv Council District: 2

Councilor Name: Jeannie Cue

County Commission District: 2

ç"1Commissioner Name; Karen Keith
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SECTION l: 2-7460

APPLICANTS DEVELOPMENT GONGEPT:

The Estates at Tulsa Hills is a proposed residential development
submitted as an Optional Development Plan with underlying zoning of
RS-1, pursuant to the provisions of the Tulsa Zoning Code. The site
consists of approximately 40.4 acres located East of South Maybelle
Avenue in between the blocks of 86th St S and 89th St S. The site is
bounded on the north by agricultural land with cattle still being kept
along with a private cemetery, on the west by Winchester Park
Residential subdivision, on the South by several multiple acreage
agricultural tracts (also with cattle) and on The East by a severe
slope down to FEMA floodplain land. The development has
approximately 1326 feet of frontage on the Right of Way for Maybelle
Avenue.

The site has tree cover over approximately seventy five percent of the
property and is characterized by rolling terrain. An existing pond
accepts overland drainage from the West of the site and from the
North of the site then drains to the South thru several agricultural
acreages with ponds then eventually draining into Hagar Creek,
which is a major drainageway, located to the East & Southeast of the
site. Within the proposed development a new wet detention pond is
proposed on the South border of the property to meet City of Tulsa
stormwater control requirements and to maintain some of the natural
beauty of the existing site.

The proposed, The Reserve at Tulsa Hills optional development plan
would allow for a maximum of 43 single-family detached homes on an
average lot size of almost three quarters of an acre. The Estates at Tulsa
Hills will be a private gated neighborhood. The main access point will
be derived from an entrance on South Maybelle Avenue. The
subdivision will consist of a private street system located within a
dedicated reserve area and utility easement. An emergency access point
will be located at the southern portion of the subdivision with direct
access to Maybelle Avenue. The private street system will flow
through the development allowing the street system to take
advantage of the site's natural physical characteristics. This will
afford several the project homesites visual and pedestrian access to
the adjacent wooded reserve areas located thru the middle of the
project site.

Additionally, this project will extend Maybelle Avenue, South from its
existing ending point about 86th St South all the way to connect to 91sr
Street.

The Development Concept is designed to enable the creation of a
residential development which will create harmony and continuity within
the project itself. In addition, The Estates at Tulsa Hills is surrounded
by a significant amount of native open space and floodplain, therefore f,?*
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enhancing the marketability and desirability of the homes within the
subdivision.

A Homeowners' Association is to be established at The Estates
at Tulsa Hills, whose responsibilities will include the maintenance of
the landscaped entries, private streets, perimeter fencing, and any
common areas.

EXHIBITS:
INCOG Case map
INCOG Aerial
Tulsa Comprehensive Plan Land Use Map
Tulsa Comprehensive Plan Areas of Stability and Growth Map
Applicant Exhibits:

Concept Plan (Preliminary Plat for The Estates at Tulsa Hills)

SECTION ll: Optional Development Plan Standards:

GENERAL PROVISIONS:

1. All uses, supplemental regulations, residential building types, lot and building regulations,
and other relevant regulations shall conform with the provision of the Tulsa Zoning Code for
development in an RS-1 zoning district.

2. The entire optional development plan may be served by private streets with a maximum land

area of 40.4 +l- acres as defined in the legal description.

PRIVATE STREETS AND MAINTENANCE OBLIGATIONS FOR COMMON AREAS AND
IMPROVEMENTS:

All lots within the subdivision shall include direct vehicular access to either a public street or
a private street. All private streets shall be in a reserve area as defined on the face of the
final plat.

All operations and maintenance responsibilities for improvements in reserve areas shall be

assigned to a Home Owners Association. The reserve area language in the plat shall
include provisions that provide common use and benefit of the owners of the residential lots,

their guest and invitees for providing vehicular and pedestrian access to and from the
various residential lots and to and from public streets.
Provisions shall be made to allow access to the City of Tulsa, the United States Postal
Service, private parcel delivery services, public utility providing service to the subdivision
and to any refuse collection service which provides service within the subdivision the right to
enter and traverse the private street and to operate thereon all service, emergency and
allow government vehicles including, but not limited to, police and fire vehicles and
equipment.
Provisions shall be made to permit access for future vehicular and pedestrian connectivity
as may be allowed by the Home Owners Association or as may be required by the City of
Tulsa to allow abutting property owners, their guest and invítees, access from and to
properties on the north, east and south abutting property through The Estates at Tulsa Hills.

1

2

3

4

8.3
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5. Private streets and sidewalks abutting private streets shall be constructed to meet or exceed
the City of Tulsa Engineering standards for minor residential streets and must satisfy the
provisions of the Tulsa Metropolitan Area Subdivision and Development Regulations.

6. Private streets intersectíng with public streets must have a vehicle turn around area before
any entrance gate that allows a complete turnaround completely outside the street right of
way of the intersecting public streets. Gate designs, security systems and access controls
must be reviewed and approved by the technical advisory committee before installation.

7. Street improvements to South Maybelle Avenue meeting or exceeding the minimum
standards of a residential collector street including its required sidewalks shall be completed
from the current end of pavement on South Maybelle Avenue to 91st prior to issuing
residential build ing permits.

PLATTING REQUIRMENT:
A final plat meeting or exceeding the minimum standards of the City of Tulsa shall be filed at
the Tulsa County Courthouse prior to receipt of any residential building permit.

DETAILED STAFF RECOMMENDATION :

2-7460 requesting RS-1 zoning is consistent with the new neighborhood land use designation of the
Tulsa Comprehensive Plan and,

RS-1 zoning is consistent with the West Highlands small area plan desire for large lot development at
this location and,

Staff supports single family residential development and intensities as requested by 2-7377 however
the street network that is shown on the conceptual plan will not allow future connectivity North, East or
South of this site. Staff recommends amending the conceptual plan provided to allow vehicular and
pedestrian connectivity from the east and north and south.

RS-1 zoning is consistent with the expected development pattern in the area,

Staff recommends Approval of 2-7460 as outlined in Section I above.

SECTION ll: Supporting Documentation

RELATIONSHIP TO THE COMPREHENSIVE PLAN:

Staff Summarv: The Comprehensive PIan recognizes this sife as a new neíghborhood. RS-2
zoning is a compatible use in the New Neighborhood designation.

Land Use Plan map designation'. New Neighborhood

"The New Neighborhood residential building block is comprised of a plan category by the same
name. It is intended for new communities developed on vacant land. These neighborhoods are
comprised primarily of single-family homes on a range of lot sizes but can include townhouses
and low-rise apartments or condominiums. These areas should be designed to meet high
standards of internal and external connectivity and shall be paired with an existing or New
Neighborhood or Town Center."

9,4
Areas of Stability and Growth designation: Area of Grovrrth
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The purpose of Areas of Grourth is to direct the allocation of resources and channel growth to
where it will be beneficial and can best improve access to jobs, housing, and servíces with
fewer and shorter auto trips. Areas of Growth are parts of the city where general agreement
exists that development or redevelopment is beneficial. As steps are taken to plan for, and, in
some cases, develop or redevelop these areas, ensuring that existing residents will not be
displaced is a high priority. A major goal is to increase economic activity in the area to benefit
existing residents and businesses, and where necessary, provide the stimulus to redevelop.

Areas of Growth are found throughout Tulsa. These areas have many different characteristics
but some of the more common traits are close proximity to or abutting an arterial street, major
employment and industrial areas, or areas of the city with an abundance of vacant land. Also,
several of the Areas of Grovrrth are in or near downtown. Areas of Growth provide Tulsa with the
opportunity to focus grovuth in a way that benefits the City as a whole. Development in these
areas will provide housing choice and excellent access to efficient forms of transportation
including walking, biking, transit, and the automobile."

Transportation Vision :

Major Sfreef and Highway Plan: Extension of South Maybell from the south west corner of the site to
South 91st Street has been required as part of the IDP plan process.

Trail System Master Plan Considerations: None

SmallArea Plan: West Highlands SmallArea Plan

The small area plan recognizes that this area is included in the Riverside airport traffic pattern
zone where high-density development is discouraged. Also, the small area plan recognizes
that homebuilders in the area should be aware of the noise impacts of the airport, and construct
homes accordingly.

The West Highlands SmallArea Plan recognizes this area as a New Neighborhood

One of the many concepts identified in the small area plan includes large lot development with
street and pedestrian connectivity.

One of the goals identified in the small area plan recommends the extension of South Maybelle
Avenue from 81tt to 91st as private development occurs.

Special District Considerations:
The Federal Aviation Administration will require language on the face of the plat to inform property
owners that Jones/Riverside airport is near the area and they will be affected by the airport
operations.

Historic Preservation Overlay: none

DESCRIPTION OF EXISTING CONDITIONS:

Staff Summarv: The site is partially wooded with a mix of steep terrain and some grass pasture
areas. The western third of the sife rs bisected by an intermittent creek that has existing ponds.

&,5
Environmental Considerations:
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The flood plain area is a City of Tulsa Regulatory floodplain. The site is not affected by FEMA
floodplain regulations. The terrain and floodplain area will impact building and street placement along
with special considerations for utility locations.

The abutting properties on the north are accessed by private driveway agreements

The property east has a small developable area above the floodplain that can only be accessed from
West 91st approximately Tz mile south of the northeast corner of the boundary of this property. Access
to that parcel is through a flood plain and flood way.

South of the south east corner of the site two homes have been constructed. Access to those homes
is provided by a private drive through a FEMA flood plain. Vehicular access to those lots would be
blocked during extreme flood events. Some alternative access to those homes should be a
consideration as part of this project.

FLOODPLAIN MAP WITH TOPOGRAPHIC INF

I.k
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Streets:

Exist. Access MSHP Desiqn MSHP RA¡ú Exist. # Lanes

South Maybelle Avenue Residential Collector 60 feet 2

Utilities:

The subject tract has municipal water and sewer available but only after current ongoing single family
residential development west of the site is complete.

Surroundinq Properties:

Location Existing Zoning Existing Land Use
Desiqnation

Area of Stability
or Growth

Existing Use

North AG New Neiqhborhood Grovr¡th Sinole Familv home
East AG Park and Open

Space
Stability Undeveloped

South AG New Neiqhborhood Growth Undeveloped
West CO with single

family residential
and RS-3

New Neighborhood Stability and
Grovuth

Single Family
residential and single

family residential
subdivision in the

construction phase.

SECTION lll: Relevant Zoning History

ZONING ORDINANGE: Ordinance number 11827 dated June 26, 1970, established zoning for the
subject property.

Subject Property: No relevant history

Surrounding Property:

Z-7439 June 2018: All concurred in approval of a request for rezoning a 37.56+ acre tract of land
from RS-3 to RS-4 with an Optional Development Plan for a single-family residential subdivision on
property located north of the northwest corner of West 91st Street South and West 91st Street South.

Z-7397 Auqust 2017: All concurred in approval of a request for rezoníng a 78+ acre tract of land
from AG/IL to AG/CG with an Optional Development Plan for office and commercial use on property
located on the northwest corner of West 91st Street South and South Elwood Avenue.

2-7377 Apnl2O17: All concurred in approval of a request for rezoning a 3.39+ acre tract of land from
AG to RS-2 on property located south of the southeast corner of South Maybelle Avenue and West
81st Street South, abuts the subject property on the north.

2-7259 April2014: All concurred in approval of a request for rezoning a 48.5+ acre tract of land from
AG to RS-3 on property located north of the northwest corner of West 91st Street South and West 91st

Street South. ,.1
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2-7164l Z-7164-SP-1 March 2011: All concurred in approval of a request for rezoning and a request
for a Corridor Development Plan on a 30+ acre tract of land for commercial mixed use development,
The Walk at Tulsa Hills, on property located on the southeast corner of U.S. Highway 75 and West 81st
Street

acre tract of land from AG to CO and a Corridor Site Plan for residential use, garden and patio homes,
on property located south of southwest corner of South Maybelle Avenue and West 81st Street and
abutting south of subject property. The TMAPC recommended approval per staff recommendation
and subject to adding Use Unit 1, to impose the additional buffer along the north end across to the
detention pond. City Council approved the applications per TMAPC recommendation with condition of
Maybelle getting upgraded in accordance with the Major Street and Highway Plan and per City of
Tulsa design standards within the project limits, and resurfaced to 22'wide with improved borrow ditch
from the northern boundary of the subdivision to West 81st Street, on property located north of the
northwest corner of West 91st Street South and South Maybelle Avenue.

1117120181:30 PM
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TM
Tulso Metropoliton
Plonning Comm rssron

Case : The Estates at Tulsa Hills
(Related to 2-74601

Hearinq Date: November 7,2018

Case Report Prepared bv:

Nathan Foster

Owner and Applicant lnformation:

Applicant. Randy Branstetter

Owner. Estates at Tulsa Hills, LLC

Location Map:
(shown with City Council Districts)

Applicant Proposal:

Preliminary Plat

39 lots, 3 blocks, 40.457 + acres

Location. North of the northeast corner of
West 91't Street South and South
Maybelle Avenue

Zoninq:
Current: AG (Agriculture)
Proposed; RS-l with optional development
plan (2-7460)

Staff Recommendation:

Staff recommends approval of the
preliminary plat

Citv Council District: 2

Councilor Name: Jeannie Cue

Countv Commission District: 2

Commissioner Name; Karen Keith

EXHIBITS: Site Map, Aerial, Land Use, Growth & Stability, Preliminary Plat
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PRELIMINARY SUBDIVISION PLAT

The Estates at Tulsa Hills - (CD 2)
r of West 91't Street South and South Maybelle

Avenue

This plat consists of 39 lots, 3 blocks on 40.457 + acres.

The TechnicalAdvisory Committee (TAC) met on October 18th, 2018 and
provided the following conditions:

1 Zoning: The property is currently zoned AG (Agriculture). Rezoning is
being iequested undei (2-7460) with an optional development plan to permit
the use óf private streets in the subdivision. The rezoning request must be
approved and effective prior to the approval of a final plat.

Addressing: City of Tulsa addresses and street names must be assigned
and affixed to the face of the final plat.

Transportation & Traffic: Subdivision & Developmqn! Regul.ations require
call bdxes to be located 60 feet from the curb line of the public street from
which the private street is accessed. Vehicle turn-around is required before
the entranôe gate that allows passenger vehicles to complete a turn-around
completely outside of the right-of-way of the -intersecting public street.
Curr'ent sireet layout eliminates the possibility of future connections to the
north, east, and 

-south. 
Properties to each side are isolated by floodplain

and will need emergency accêss through the subdivision. Staff recommends
extending reserves to the edge of the subdivision !o seryg a.s a possible
future coinection. As a requiremçnt of this project, South Maybelle Avenue
is required to connect to West 91" Street. IDP for bo_th the Maybelle pr9j99t
and the site must be approved prior to approval of final plqt. Limits of No
Access must be providôd along South Maybelle Avenue. Provide width of
Maybelle right-of-way and include filing information.

SewerMater: Main line extensions are required to serve the subdivision.
Easements must align with approved IDP plans.

Engineering Graphics: Submit subdivision control data sheet with the final
pla[ submittã|. Add "City of Tulsa" to the plat subtitle before Tulsa County.
'Ensure accuracy of point of beginning and point of commencement and
correct spelling.' Provide informalion for surveyor and engineer on the face
of the ptát inctuding name, address, phone, email address, and CA number
with rdnewal datel Update location map to reflect only platted property
boundaries and label all other property as unplatted.

Stormwater, Drainage, & Floodplain: All drainage structures must be
contained w¡ifrin ease-ments. Overland drainage easements are required for
any outflow to offsite areas. Covenant langçge must include HOA
mãintenance of all drainage easements as well as Reserve C.

Utitities: Telephone, Electric, Gas, Gable, Pipeline, Others: All utilities
indicated to serve the site must provide a release prior to final plat approval.

2.

3.

4.

6.

7

I

q
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Provide a Certificate of Records Search from the Oklahoma Corporation
Commission to verify no oil & gas activity on the site.

Staff recommends APPROVAL of the preliminary subdivision plat subject to the
conditions provideiJ by TAC and all other requirements of the Subdivision and
Development Regulations.

t'.3
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TM
Tulso Metropoliton
Plonning Comm rssron

Gase Number: 2-7461

Hearing Date: November 7,2018

Gase Report Prepared bv:

Dwayne Wilkerson

Owner and Applicant lnformation

Applicant: Molly Jones

Property Owner. ROSS, MARY O FIDUCIARY

Location Map:
own with C Council Districts

Applicant Proposal:

Present Use: vacant

Proposed Use: townhome development

Concept summary: The north portíon of this tract is
zoned MX2-V-U, the south part is OM. Both
zonings allow townhouse development but with
different development standards. RT zoning for the
entire tract will simplify development for anticipated
town house development.

Tract Size: 4.79 + acres

Location'. South of southeast corner of East 71st

Street South & South Quincy Avenue

Zonins:

Existing Zoning: OM, MX2-V-U

Proposed Zoning: RT

Comprehensive PIan:

Land Use Map: Town Center

Stabilitv and Growth Map: Area of Growth

Staff Recommendation:

Staff recommends approval of RT zoning.

Staff Data:

TRS: 8307
CZM: 52 Atlas: 1139

Gitv Council District: 2

Councilor Name: Jeannie Cue

Gountv Commission District: 2

Commissioner Name: Karen Keith

/o'l
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SECTION l: 2-7461

DEVELOPMENT GONCEPT:
The north and south parcels of this request both allow townhomes however the north parcel is zoned
MX2-V-U and has different development standards than the south parcel which is zoned OM. In this
instance the proposed development can be accommodated by RT zoning and the applicant has

requested that zoning category for this site.

EXHIBITS:
INCOG Case map
¡NCOG Aerial (small scale)
INCOG Aerial (large scale)
Tulsa Comprehensive Plan Land Use Map
Tulsa Comprehensive Plan Areas of Stability and Grov'rth Map
Applicant Exhibits:

Conceptual Plan Exhibit Z-1

DETAILED STAFF RECOMMENDATION :

Case Z-7461request RT zoning is consistent with the expected development pattern in the area and,

RT zoning is not injurious to the surrounding property owners and,

RT zoning is consistent with the Town Center land use vision in the Tulsa Comprehensive Plan

therefore,

Staff recommends Approval of 2-7461to rezone property from OM and MX2-V-U to RT

SECTION ll: Supporting Documentation

RELATION IP TO THE COMPREHE PLAN:

Staff Summarv: Residential town home development as a life style community rs consrsfenf
with the Town Center land use designation and the Area of Growth. The concept plan provided
shou¿s a buílding setback of 35 feet from Quincy. Staff notes that if RT zoning is approved the
buitding setback from Quincy is 10 feet from the right of way line. Should the applicant choose
to move the buildings c/oser to the street the building placement would be consrstent with the
Town Center Vision of the Town Center land use designation.

Land Use Vision:

Land Use Plan map designation'. Town Center
Town Centers are medium-scale, one to five story mixed-use areas intended to serve a larger
area of neighborhoods than Neighborhood Centers, with retail, dining, and services and
employment. They can include apartments, condominiums, and townhouses with small lot

single family homes at the edges. A Town Center also may contain offices that employ nearby
residents. Town centers also serve as the main transit hub for surrounding neighborhoods, and

can include plazas and squares for markets and events. These are pedestrian-oriented centers
designed so visitors can park once and walk to number of destinations.

Areas of Stability and Growth designation: Area of Growth

lo ?¿
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The purpose of Areas of Grovr¡th is to direct the allocation of resources and channel growth to
where it will be beneficial and can best improve access to jobs, housing, and services with
fewer and shorter auto trips. Areas of Growth are parts of the city where general agreement
exists that development or redevelopment is beneficial. As steps are taken to plan for, and, in
some cases, develop or redevelop these areas, ensuring that existing residents will not be
displaced is a high priority. A major goal is to increase economic activity in the area to benefit
existing residents and businesses, and where necessary, provide the stimulus to redevelop.

Areas of Growth are found throughout Tulsa. These areas have many different characteristics
but some of the more common traits are close proximity to or abutting an arterial street, major
employment and industrial areas, or areas of the city with an abundance of vacant land. Also,
several of the Areas of Growth are in or near downtown. Areas of Growth provide Tulsa with the
opportunity to focus growth in a way that benefits the City as a whole. Development in these
areas will provide housing choice and excellent access to efficient forms of transportation
including walking, biking, transit, and the automobile."

Transportation Vision: None that would affect site redevelopment. River parks and the associated
trail is approximately 750 feet from the west boundary.

Major Sfreef and Highway PIan:

Trail System Master Plan Considerations: The only public access to the trail from this site is from
East 71st Street South. The south end of Quincy is currently constructed as a dead end street with no
access to Riverside Drive or to the park and trail system. Staff suggest a street and trail connection to
this site from the south end of Quincy.

SmallArea Plan: None

Special District Considerations: None however it should be noted that the river corridor overlay east
boundary is Quincy.

Historic Preservation Overlav: None

DESCRIPTION OF EXISTING CONDITIONS:

Staff Summary: The site is generally flat with no known conditions that would affect site
development.

Environmental Considerations: None that would affect site development

Streets:

Exist. Access MSHP Desiqn MSHP RA¡t/ Exist. # Lanes

South Quincy single public
access provided to East 71st
Street South. Quincy ends
approximately % mile south.

None 50 feet 2

Utilities:

The subject tract has municípal water and sewer available 3ot a

REVTSED 10t25t2014



Su rroundinq Properties:

Location Existing Zoning Existing Land Use
Desiqnation

Area of Stability
or Growth

Existing Use

North RM-1 / PUD 357-A Town Center Growth Vacant adjacent to
north boundary

Commercial retail
further north in PUD

357-A
East RM-1 Existing

Neiqhborhood
Stability Duplex

South OM Town Center Growth Familv Medical Cliníc
West RS-2 / RDO-3 Arkansas River

Corridor
Growth Vacant

SECTION lll: Relevant Zoning History

ZON¡NG ORDINANCE:
Ordinance number 23865 dated February 17,2018, established zoning for the northern parcel of the
subject property.

Ordinance number 21682 dated November 19,2007, established zoning for the southern parcel of the
subject property.

Subject Propefi:

2-7430 Februarv 2018: All concurred in approval of a request for rezoning a 2.39+ acre tract of land
from OM to MX-2-V-U on property located south of the southeast corner of East 71st Street South and
South Quincy Avenue.

2-7074 November 2007: All concurred in approval of a request for rezoning a 11.97+ acre tract of
land from RS-2 and RS-4 to OM on property located south of the southeast corner of East 71st Street
South and South Quincy Avenue; including the subject property.

Surrounding Property:

PUD-808 April 2014: All concurred in approval of a proposed Planned Unit Development on a 14+
acre tract of land to provide a PUD overlay providing a cohesive framework for future development
and to enhance the safety and flow of vehicular and pedestrian traffic through the existing St. John's
Family Medical Center and Tulsa Police Department Riverside Division, on property located south of
the southeast corner of South Riverside Drive and East 71st Street South.

2-7066 September 2007: All concurred in approval of a request for rezoning a 4.78+ acre tract of
land from RS-2 to OM on property located on the northeast corner of East 75th Place South and South
Riverside Parkway.

PUD-691-A October 2003: All concurred in approval of a proposed Major Amendment to PUD-691
on a 1.81+ acre tract of land to permit a drive thru bank on property located south of the southeast
corner of East 71st Street South and Riverside Parkway.

4/o,
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2-6908 & PUD-691 October2003: All concurred in approval of a requestfor rezoning a 1.81+ acre
tract of land from RS-2 to OL and a PUD on property located south of the southeast corner of East 71st
Street South and South Riverside Parkway.

PUD-357-A December 1984: All concurred in approval of a proposed Major Amendment to PUD-357
on an 8.5+ acre tract of land to increase commercial density on property located east of the southeast
corner of East 71st Street South and South Quincy Avenue.

1117120181:30 PM
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SUBJECT TRACT
LAND USE PLAN
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TMAPC Staff Report
November 7 ,2OL8
Crutchfield Sector Plan

A. ltem for consideration: Adopt a resolution of the Tulsa Metropolitan Area Planning

Commission determining that the Crutchfield Sector Plan is in conformance with the Tulsa

Comprehensive Plan and providing a recommendation to City Council'

The plan study area is bounded on the south by Admiral Boulevard; on the east by Utica

Avenue; on the west by Highway 75 northward to Peoria Avenue to Pine Street; and on the

north by Pine Street.

B. Background: The Tulsa Development Authority and the City of Tulsa engaged the services

of Fregonese Associates, a planning and design firm, to develop a master plan for the

Crutchfield Neighborhood Area. This Sector/Urban Renewal Plan is a tool to guide the

actions of the Tulsa Development Authority (TDA) to make strategies investments that

create desired change in the Crutchfield Neighborhood. The purpose of this plan is to

provide clear and updated guidance for investment decisions and other catalytic actions

necessary to address anticipated needs of the neighborhood on the immediate horizon. The

Plan was guided by feedback from the Citizens Advisory Team (CAT), Community Design

Workshop, the strategies and actions in the land advance goals from the existing 2004

Crutchfield Revitalization Master Plan.

The Crutchfield Sector/Urban Renewal Plan is prepared and adopted pursuant to the

Oklahoma Urban Redevelopment Law, L1 O.S. 38 - L01, et seq. ("Act"). lt creates a new

urban renewal area in Tulsa's Crutchfield neighborhood. Tools provided bythe Act, coupled

with appropriate financing support, will facilitate neighborhood stabilization, infill housing

development, job creation, public infrastructure upgrades, parks and open space

enhancements. This Plan coordinates with the concurrent efforts of the established

Crutchfield Small Area Plan which further advances the effort and focus of the 2004

Crutchfield Neighborhood Revitalization Master Plan, establishes a community-based vision

for the area, and address issues not covered, mobility, long term land use, adjacency and

other neighborhood compatibility standards.

C. Process: This is a request for the Tulsa Metropolitan Area Planning Commission (TMAPC)

to consider approving a recommendation to the Tulsa City Council adopting the Crutchfield

Neighborhood Sector/Urban Renewal Plan prepared by Fregonese Associates, in accordance

with TDA's Policies and Procedures, Section L4.2, regarding the Approval Process. The

following process requirements will be met:

Crutchfield Sector Plan
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The plan also considered the following:

o On September 6, 20t8, the TDA Board of Commissioners reviewed and approved
Resolution No. 6479, approving the Crutchfield Area Neighborhood Sector/Urban
Renewal Plans.

o Prior to consideration, the Plan was submitted to the INCOG Staff for determination
of conformity with the Tulsa Comprehensive Plan (PlaniTulsa) and submission by
TMAPC of a written recommendation within 60 days of receipt of the Plans.

o Public notices regarding the date, time and place of the public meetings will be
published in the Tulsa World, and posting of notice signs in the affected areas, each
having a display area of 9 sq. ft. for a period of 15 successive days, including the day
of the hearing, outlining the nature and scope of the proposed Plan.

o After public notice, Tulsa City Council will hold two public hearings.
o Adoption of a Resolution by the City Council that the area in question is blighted and

appropriate for an urban renewal/sector plan project.

o Blighted Physical Conditions
o Existing Land Use

o Zoning
o RM - -Residential Multi-family Low Density
o RM-2 - Residential Multi-family Medium
o OL - Office Low

o CS - Commercial Shopping
o Past Planning Efforts
o 2OO4 Neighborhood Plan

¡ PlaniTulsa Comprehensive Plan

o DowntownNeighborhood
o Employment
o Town Center
o Mixed-Use Corridor
o ExistingNeighborhood

o Park and Open Space
o Peoria Avenue Bus Rapid Transit (BRT)

o DemographicsSnapshot
o Community Workshops

Crutchfield Sector Plan

TMAPC Staff Report

2

ff
L1,.7.20L8

ì -b



D. Conformance with the Tulsa Comprehensive Plan:

The Crutchfield Sector Plan is in conformance with the following Priorities, Goal and Policies

in the Comprehensive Plan.

LAND USE PRIORITY 3
Focus redevelopment, revitalization and enhancement programs on areas that have been

severely econom ically disadva ntaged.

Goal S- lJnderutilized lond in oreos of growth is revitolized through targeted infill ond
reinvestment.

Gool g- Tulsø North's economy is ot least os robust, sustoinoble ond os stoble as the

remainder of Tulso's economy.

Policies to support this goal include:
9.1- Focus planning, reinvestment and rehabilitation programs in Goal 8 in the

Tulsa North area to provide opportunities for residents and businesses to improve

economic stability.

LAND USE PRIORITY 4
Maintain, stabilize and strengthen existing neighborhoods, makingthem places where new

residents are attracted to live.

Goal 77- Residents in estoblished neighborhoods have occess to locol commerciql oreos,

schools, libraries, parks ond open spoce oreos within wolking distonce of their homes.

Goal 72- Residents in estqblished neighborhoods hove occess to multiple modes of
tronsportøtion.
Policies to support this gool include:
12.2 Leverage the benefits of urban design to create walking and biking transportation

options in neighborhoods.
. Develop urban design guidelines for small area and neighborhood planning that
encourage walkable mixed-use centers or main streets.
r Use Context Sensitive Solutions process to ensure that centers and corridors are designed

to support transit riders.

Goal 73- Existing neighborhoods ore stoble ond infilldevelopment revitalizes, preserves

and enhonces these urbon oreos. Policies to support this gool include:

13.1 Promote the unique characteristics of existing neighborhoods as key to the city's long-

term health and vitality.
. Maintain the desirability of existing neighborhoods through public and private

investment.

3
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Recognize adopted area/neighborhood plans in guiding development and zoning decisions.
o Encourage neighborhood-serving office, retail, or other non-residential uses to be located
in residential community areas, primarily on significant roadways or at key intersections.

' Provide appropriate transitions between nonresidential uses and neighborhoods to
protect stability and quality of life.
¡ Create and encourage the use of an infill and revitalization toolkit to help facilitate
housing development in existing residential neighborhoods.
o Ensure that neighborhoods are served by and accessible to neighborhood commercial
areas, parks, cultural areas and open space, libraries and schools. Encourage the
development of these facilities in Small Area plans.

Gool 74- The city's historic resources ore protected ond progrøms promote the reuse of this
important cultural resource. Policies to support this gool include:
L4.1- Support the Tulsa Strategic Preservation Action Plan preservation objectives and
actions.
14.2 Assure that Neighborhood Plans & Small Area Plans support preservation and
revital ization objectives.

Transportation Priority 1
Provide a wide range of reliable transportation options so every Tulsan can efficiently get
where they want to go

Gool 7-All Tulsons hove o variety of tronsportotion options for getting oround the city.

Goøl 2- Tulso hos o sustoinoble network of roodways, trails ond transit infrostructure thot
is well mointained ond not o burden on future generotions to operate. Polícies to support
this goal include:
2'1 Adopt a network approach to transportation projects that focuses on connecting people
to places - ultimately allowing places to become more intense centers of economic
development.

Goal 72- Tulsans con rely on o voriety of tronsit options to toke them to jobs, shopping ond
entertoinment.

Gool 73- Pedestrians have eosy occess to jobs, shopping ond recreotion

4
Crutchfield Sector Plan
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Housing Priority I
Promote Balanced Housing Across Tulsa

Gool 7- A robust mix of housing types ond sizes are developed ond provided in all parts of
the city.

Gool 5- Tulso's existing housing inventory is revitalized, preserved ønd mointoined.

Housing Priority 2
Ensure Housing Affordability for All Residents

Goal T- Low-income ond workforce affordoble housing is ovsiloble in neighborhoods
ocross the city.

Gool 8- The combined cost of housing ond tronsportotion to Tulso's residents is reduced.
Policies to support this goal include:
8.1 Coordinate planning of housing and public transportation with the goal of helping
residents reduce housing and transportation costs to less than 48% of gross income.

Parks, Trails and Open Space Priority 5
lmprove Access and Quality of Parks and Open Space

GOAL 72- Neighborhoods have odequote access to porks and open spoce oreas. Policies to
support this gool include:
12.1 Work with other government agencies and community partners to improve walkable
access to parks and recreation opportunities throughout Tulsa.

L2.2 Make parks desirable destinations for walking by providing comfort and convenience
facilities, especially restrooms and drinking fountains, wherever possible and feasible.
l-2.3 Partner with schools, libraries and other public places to provide amenities close to
homes.
12.4 Look for opportunities for trails in areas that currently have few or none and connect
these areas to existing trails.
L2.5 Provide trails and loop walks within existing parks.

12.6 Develop partnerships with utility companies for trail corridors.
I2.7 Work with public agencies and community groups to ensure safe pedestrian corridors.
12.8 Provide trail links to specific destinations like schools.
1-2.9 Add and improve sidewalks through a sidewalk improvement program; prioritize
areas based on adjacency to schools and community centers.
L2.LO Connect existing undeveloped areas in parks with developed park areas.
LZ.LI Convert parts of exiting parks to more natural conditions, where feasible.
t2.I2 Create a series of Local Destination Parks throughout Tulsa.
t2.I3 Achieve appropriate levels of parks services for all parts of Tulsa.
12.1,4 Maintain existing facilities as appropriate.

5
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12.L5 Provide additional components in areas with relatively low levels of service.

I2.L6 Provide new parks and components as warranted by population growth and

changing demographics.

Goat 73- Portnerships qnd colloborotive efforts support the monogement ond provision of
parks and open spoce.

Gool 74- Porks and recreotionolfocilities ore updoted to øddress changing needs and

desires. Policies to support this gool include:

L4.1 Add comfort and convenience features to parks.

As included above, the Tulsa Comprehensive Plan contains Priorities, Goals and Policies that have

provided guidance regarding land use, transportation, housing, and open space for the strategies
proposed in the Crutchfield Sector Plan. Therefore, the Crutchfield Sector Plan is in accordance

with the Tulsa Comprehensive Plan.

E. Staff recommendation:

Staff recommends that the Tulsa Metropolitan Area Planning Commission adopt a resolution

determining that the Crutchfield Sector Plan is in conformance with the Tulsa Comprehensive

Plan and provide a recommendation of approval to City Council.

Attachments:
o Crutchfield Sector Plan
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EXEOUTIUE SUMMARY
This Sector Plan is a tool to guide the actions of the Tulsa Development Authority (TDA) to make strategic
investments that create desired change in the Crutchfield neighborhood. The purpose of the plan is to provide
clear and updated guidance for investment decisions and other catalytic actions necessary to address anticipated
needs of the neighborhood on the immediate horizon. Guided by feedback from the Advisory Committee and
a community design workshop, the strategies and actions in this plan advance goals from the existing 2004

Crutchfield Revitalization Master Plan:

Goals of the 2OO4 Grutchfield
Revitalization Master Plan

Goal l: lmprove the Crutchfield
neighborhood infrastructure and preserve the
existing residential areas for residential use.

Goal 2: Modify current land use practices
to more closely reflect the existing uses and
conditions within the neighborhood to infill
on small lots and ensure compatible infill
development in the future. Modify design
and land use standards to support improved
design as a means of protecting residential
areas from incompatible commercial/
industrial uses.

Goal 3: Stabilize and improve the housing
market in the area and advocate the building
of a new K-8 public school in the area.

Goal 4: Advocate for economic
development, commercial revitalization and
employment.

Goal 5: ldentiñ7 ways in which the delivery of
social services to the area can be improved.

Each of these goals establish the big picture
targets that must be achieved to realize the
vision defined by the community through the
SmallArea Plan. This Sector Plan further defines
strategies and actions to help support these goals.
Strategies outline realistic objectives to guide plan

implementation, while actions define specific steps
necessary to successfully execute each strategy.
This document links each strategy back to the goal
or goals that it is facilitating. Given the development
focus of this document, strategies do not focus on
social service delivery outlined in Goal 5.

Through conversations with the Advisory
Committee and additional communig input,
three geographic focus areas emerged: (1)
Neighborhood Stabilization and lnfill, (2) Corridor
lmprovements, and (3) EmploymentAreas. Within
each of these focus areas are a set of investment
strategies to guide development investment,
development strategies to provide parameters for
building and development, and supportive capital
investment strategies which identify capital projects
that are needed to support desired change.

Crutchfield Sector Plan ll 5
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FIGURE 1. CRIJTCHFIELD SECTOR PLAN AREA

= 
I Crutchfield 0 250500 1 ,000 1,500 Feet

Boundary description: The southern boundary is Admiral Blvd.; the eastern

boundary is Utica Ave,; the western boundary is Hwy 75 northward to Peoria Ave'

and north along Peoria Ave, to Pine St.; the northern boundary is Pine St.
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SECTOR PLAN PURPOSE ANO PROCESS

Central neighborhoods in Tulsa are beginning to see redevelopment interest. This Crutchfield Sector

Plan is intended to guide redevelopment and identify catalytic public infrastructure improvements

that support desired development.

THE CRUTCHFIELD NEIGHBflRHOOD

The Crutchfield neighborhood of Tulsa,
Oklahoma, as shown in Figure 1, the Crutchfield
Sector Plan Area ("Area"), is located within
walking distance to downtown but cordoned
off by highways and rail lines and other
barriers. There is strong community interest in
reinvestment improving and strengthening the
physical links between Crutchfield and other
neighborhoods that would bring more attention
and provide more welcoming entrances to the
area. With attention and strategic investment
from the Tulsa Development Authority (and

others), Crutchfield is in a position to become a

destination district for housing and employment
growth.

RELATIONSHIP Tfl URBAN RENEWAL

This Crutchfield Sector Plan ("Plan") is prepared

and adopted pursuant to the Oklahoma Urban
Redevelopment Law, 11 O.S. 38-101 , et seq.
("Act"). lt creates a new urban renewal area in
Tulsa's Crutchfield neighborhood. Tools provided

by the Act, coupled with appropriate financing
support, will facilitate neighborhood stabilization,
infill housing development, job creation, public

infrastructure upgrades, and parks and open
space enhancements.

This Plan will be undertaken as approved and

authorized by The City of Tulsa. The principal

activities will consist of acquisition as authorized

by this Plan and/or appropriate action of The
City and redevelopment of existing structures
and upon vacant properties. Administrative
implementation, planning activities, developer
outreach and recruitment for real estate
redevelopment, job creation activities, and

acquisition and disposition of property will be
provided by the Tulsa Development Authority
('TDA").

Urban Renewal Plans were originally prepared

as part of the Neighborhood Program beginning
in the late 1960's. The Tulsa Development
Authority is creating and/or updating Sector
Plans in several neighborhoods to help guide

their investment activities in burgeoning areas,
including Crutchfield, Pearl District, and Crosbie
Heights. Sector Plans for Unity Heritage
Neighborhoods and Kendall-Whittier were
completed in 2015.

RELATIONSHIP TO SMALL AREA PLAN

This Plan coordinates with the concurrent efforts
to establish the Crutchfield SmallArea Plan,

which further advances the efforts and focus of
the 2004 Crutchfield Neighborhood Revitalization
Master Plan, establishes a community-based
vision for the area, and addresses issues not
covered in the Sector Plan, such as parks,

amenities, mobility, long term land uses,

adjacency and other neighborhood compatibility
standards.

Crutchfield Sector Plan ll 7
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SECTOR PLAN STRATEGIES

AREA-WItlE STRATEGIES:

Acquire and sell property to meet community
objectives [Supports Goal 2]
Ensure overall design and development
quality [G2]
Keep community engaged in redevelopment
efforts

AREA 1 STRATEEIES:

N EIG}l BORl.l OOD STABI LIZAT¡O N

AND INFILL

Summary: Stabilize and revitalize the Crutchfield
neighborhood, while preserving housing
affordability and increasing housing choice.

Strategies:
. Focus investment to address issues relating

to clouded or complicated titles to assist in
redevelopment and reinvestment. [Supports
Goal 3l

. Stem the impact of blighted properties [G3]. Preserve neighborhood assets [G2, G3]

. lncrease housing choice [G3]. Maintain housing affordability [G3]. Support appropriately located, neighborhood-
scaled commercial development [G3, G4]

. Establish parameters to return TDA-owned
land into use for private development [G3]. Prioritize infrastructure to support residential
development [G1]. lnvest in street repair throughout the
neighborhood [G1]

. lmprove walkability within the neighborhood

lG1, G3I
. Enhance neighborhood amenities and green

space [G1, G3]
. lmprove connections to adjacent areas [G1]. Provide traffic calming on Latimer and

lndependence [G1]

AREA 2 STRATEGIES:

CORRIOOR IMPROUEMENTS

Summary: lmprove corridors to support
economic activity and improve mobility options

Strategies:
. Encourage façade restoration and

preservation [Supports Goal 2]
. Encourage transit supportive development

within walking distance of Peoria Avenue [G2]. Encourage innovative adaptive reuse of
commercial and industrial buildings, as well
as historic buildings [G2]. Support infill development to create more
walkable corridors [G2]. lmprove areas adjacent to proposed Bus
Rapid Transit (BRT) stop to reinforce
neighborhood identity [G2]. Create a pedestrian-friendly public realm [G2]. lmprove gateways along each corridor to
support neighborhood identity [G2]

a

a
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AREA 3 STRATEGIES:

EMPLOYMENT AREAS

Summary: Support development that increases
employment opportunities and commercial
opportunities.

Strategies:
lnvest in redevelopment opportunities to support
employment [Supports Goal 4]
. Evaluate potentialTäx lncrement Finance

(TlF) district for the area to support desired
redevelopment fund improvements [G4]

. Activate large undeveloped tracts of land [G4]

. Require appropriate adjacency standards and

buffering for adjacent residential uses [G2]
. Create commercial development guidelines

lG2l. lmprove transportation access [G4]. Keep community engaged in redevelopment
efforts [G2]

FIG|JRE 2. INIIESTMENT AREAS MAP
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BAOKGROUND
EXISTINO LAND USES AND PHYSICAL CONDITIONS

BLIGtlTED PHYSICAL CflNDITIfIilIS

The Crutchfield neighborhood is a blighted area
within the meaning of the Act. The Crutchfield
Neighborhood Blight Study, completed in July
2018, details the blighting conditions that exist
in the Sector Plan area. While parts of the
Crutchfield area are well maintained homes
and businesses, many buildings in Crutchfield
have fallen into disrepair, and some structures
are unsafe for habitation. There are a number
of vacant parcels and abandoned structures.
As of July 2018, the City of Tulsa had plans
to issue 105 demolition orders for structures
in the Crutchfield area within the following 12

months. Sidewalks along major arterials have
major issues or are classified as dangerous.
City officials and community members agree
that Crutchfield will benefit from reinvestment
and rehabilitation for the health and safety of the
neighborhood.

EXISTING LAND USE

Crutchfield is not defined by any one land use;
it is a truly mixed-use area, with single family
and multi-family residential, commercial, and
industrial uses all in close proximity. Residential
uses are primarily in the middle and northeast
of the study area. Residences are primarily
single family, with some duplexes and smaller
m u lti-fam ily deve lopments spread th rou g h out.

Commercial uses line major arterials, such as
Peoria Avenue and Utica Avenue. lndustrial
uses, including both light and heavy industrial,
are located in the north and south of the study
area, along interstates and rail spurs. There
are three existing parks in Crutchfield - Bullette
Playground, Crutchfield Playground, and the
privately-developed Latimer Playground.

ZONING

RM-1 - Residential Multifamily Low Density
(35%) RM-1 allows single family homes,
townhouses, duplexes, and apartments and
condominiums at a maximum density of 25 units
per acre.

RM-2 - Residential Multifamily Medium
Density (3%) RM-2 allows single family homes,
townhouses, duplexes, and apartments and
condominiums at a maximum density of 39 units
per acre.

OL - Office-Low (1%) OL is primarily intended
to facilitate the development and preservation
of low-intensity office uses, such as business or
professional offices or medical offices.

CS - Commercial Shopping (0.3%) CS is
primarily intended to accommodate convenience,
neighborhood, subcommunity, community, and
regional shopping centers.

Crutchfield Sector Plan ll 1l
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GH - Commercial-High (5%) CH is intended
to accommodate h igh-intensity commercial
uses in the core area of the city, encourage
the use of properties and existing buildings
along older commercial corridors, and to
minimize encroachment on stable residential
neighborhoods.

lL - lndustrial-Light (8%) lL is intended to
provide areas suitable for manufacturing,
wholesaling, warehousing, and other industrial

PAST PLANNING EFFORTS

2OO4 NEIGHBORHOflD PLAN

ln 2004, a group of Crutchfield property owners,
business owners, and residents developed the
Crutchfield Neighborhood Revitalization Plan.

The plan envisions a Crutchfield that is "clean,

economically viable, safe and secure." To

achieve this vision, five plan goals and objectives
were created by Crutchfield community
members, as detailed in the Executive Summary.

PLANITULSA COMPREH ENSIUE PLAN

The PLANiTULSA planning process created a
vision for the City of Tulsa that reflects the needs
and dreams of all citizens over a 20- to 3O-year
planning horizon. The Comprehensive Plan

was adopted in July 2010. The PLANITULSA
land use map is organized around building
blocks and plan categories that distinguish
land use characteristics with regard to location,
transportation, land use mix, employment,
and housing. Six of these plan categories are
represented within the Crutchfield area:

activities that have few, if any, adverse land use
or environmental impacts.

lM - lndustrial-Moderate (48%) lM is intended
to group together a wide range of industrial uses
that may produce some moderate adverse land

use or environmental impacts in terms of their
operation and appearance.

Downtown Neighborhood (39%)
Neighborhoods located outside of, but tightly
integrated with, the Downtown Core. These
areas are primarily pedestrian-oriented and are
well connected to the Downtown Core via local

transit. They feature neighborhood-scale parks

and open space.

Employment (35%)
Employment areas contain office, warehousing,
light manufacturing, and high tech uses. These
areas require access to major arterials or
interstates, and must accommodate truck traffic,
along with rail in some instances. Screening and

buffering is necessary when employment districts
are located near residential uses.

Town Center (16%)
Town Centers are medium-scale mixed-
use areas with retail, dining, services, and

employment. Housing choices can include
multifamily and townhouses, with small lot single
family homes along the edges. Town Centers are

the main transit hub for nearby neighborhoods
and are pedestrian-oriented in their design.

12 ll Crutchfield Sector Plan
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FIGIJRE 3. ZÍ)NING MAP
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Mixed-Use Corridor (2%)
Mixed-Use Corridors pair high capacity transportation facilities with
housing, commercial, and employment uses. Pedestrian safety and

comfort is emphasized, and buildings along the corridors are built
to the sidewalk, with windows, storefronts, and active ground floor
uses.

Existing Neighborhood (7%)
This plan category is intended to preserve and enhance existing
single-family neighborhoods. Development should be limited to

rehabilitation, improvement, or replacement of existing homes, with

some small-scale infill. lmprovements should be made to sidewalks,
bike routes, and transit.

Park and Open Space (1%)
Parks and open spaces should be understood as forming a
network, connected by green infrastructure, a transportation
system, and a trail system. These areas should be protected

and promoted through targeted investments, public-private
partnerships, and policy changes.

PEORIA AUENUE BUS RAPID TRANSIT

Tulsa's first Bus Rapid Transit (BRT) line is expected to begin

service in 2019, and will run along Peoria Avenue, passing through
Crutchfield. There are two planned stations in the study area - an

enhanced station at Pine Street and Peoria Avenue, and a local

station at lndependence Street and Peoria Avenue. The 2017

Peoria Avenue BRT Land Use Framework details strategies and

recommendations for land use and development, transit and

connectivity, urban design, zoning, and economic development
for each of the planned enhanced stations along the route.
Recommendations for the Pine Street Station include a destination

town center in the station area, improved pedestrian and bike facilities

and connections, streetscape improvements, and potential zoning

changes to mixed-use designations at key intersections.

Crutchfield is currently served by Tulsa Transit Route 105 along
Peoria and Route 222 along Pine.

FIGURE 4 LEGENO

= 
I Crutchfield

Land Use

I Rrkansas River Conidor

Downtown Neighborhood

Employmert

Existing Neighborhood

I ¡¿ain sü'eet

7/1. ¡utixed-Use Conidor

Neighborhood Center

I New l.leighborfiood

Pad< and Open Space

I RegionalCænter

I Town Center

14 llCrutchfield Sector Plan

It.eÖ



FIGURE 4. PLANITULSA FUTIJRE LAND USE
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DEMOGRAPHIC SNAPSHOT

Tulsa

Crutchfield

Total Population in 2016

574,684

1,893

AGE o I over 65

I ssto64

I re lrci4

I Under 18

Crutchfield is younger than Tulsa as a whole

- one-third of residents in Crutchfield are
younger than 18, compared to one-quarter of
Tulsa residents. Additionally, the proportion of
Crutchfield residents over 65 (6%) is lower than
Tulsa overall (13o/o). Tulsa CrutchfieH

37o/o

25%

26%

RACE/ETHNICITY

The majority of Crutchfield residents (610/o)

identify as Hispanic, a much larger percentage

than Tulsa as a whole (15o/o). There is a

much lower percentage of White residents in

Crutchfield

Tulsa

I white

I Hispanic

I Bbck orAfrican American

I Two or More Races

Crutchfield (19o/o) than Tulsa (56%). The two
geographies have similar percentages of Black
or African American residents, Native American
residents, and residents who identify as two or
more races.

0.1%

! American lndian and Aaskan Native

I Asian

I Some Other Race

t Native Hawaiian and Other Paoîic lslander

19% 61o/o 13o/o 4o/o 3o/o

15%56%o 15o/o 7o/o 4%o3o/o
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HOUSEHOLD INCOME

The median household income (MHl) in

Crutchfield is$26,424, only 610/o of the MHI

in Tulsa overall ($43,045). More than half of
Crutchfield households have incomes below

$30,000, and only 14o/o of households have
incomes greater than $60,000. ln Tulsa, 35o/o of
households earn less than $30,000 per year, and

35o/o of households have incomes greater than

$60,000.

HÍIUSING MIX AND TEI'IURE

.....o

I '$tsox
I gtook-$14ek

ffi $6ok-$eek

I $3ok-$sek

I .$¡or

The majority (86%) of residences in Crutchfield
are detached single family homes. ln Tulsa,
detached single family homes make up 63%
of housing. There is a smaller proportion of
multifamily dwellings in Crutchfield (10%) than
in Tulsa as a whole (33%). ln both Crutchfield
and Tulsa, there is an approximately 50/50 split
between those who rent their homes and home
owners, with a slightly higher percentage of
renters in Crutchfield.

Crutchfield

Tulsa Crutchfield

Single Family Detached

ffi, Single Family Attached

I Muftifamily

I uonie Home and Other

o

860/o M 1o/o

Tulsa

630/o 2o/o

Crutchfield demographics were analyzed using Tulsa County,

OK Census Tract 12, Block Group 1 , the closest geographic fit
to the Crutchfield study area boundaries. Data comes from US

Census Bureau 2016 ACCS 5-year estimate.

Census Tract 12

Block Group 1

Crutchfield Study Area

8o/o

9o/o

3oo/o

35o/o

29%

58%

33%

,
I
I
I
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I
t

t
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OOMMUNITY WORKSHOPS
A community workshop was held on March 1st, 2018 in Crutchfield. 52 participants completed 7

workshop maps, The following maps show frequency of comments of community input on five

topic areas. Each map includes community desires related to a combination of themes, listed

alongside each map.

FIGURE 5. HOUSING FIGURE 6. NEW tlEtfEL(lPMENT
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Key Takeawåys:

, Desire for increased safety and lighting, particular:ly along route connecting to downtown

, Desire for additional community spaces and parks

, Desire for improvements fscused around the intersection of Peoria and lndependence

, lnterest in continuing industrial uses in the existing southern industrial areas closer to interstate

, lnterest in retail along Peoria and Utica
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PROGRESS AND OHANGE
The 2004 Crutchfield Revitalization Master Plan contains five goals to achieve the community vision for the

neighborhood, with numerous specific objectives for each. ln the years since the plan was created, the City of
Tulsa has initiated work and achieved many of these objectives. Following is an accounting of the City's progress

from 2004 to 2018.

Goal 1: lmprove the Crutchfield neighborhood infrastructure and preserve the existing residential
areas for residential use.

NUMBER ACTION

1.1 Streets: Repair all residential streets
in area

1.2

PROGRESS TO DATE

Fix our streets and lmprove
our Tulsa campaigns; 2-year
completion timeline

2-year completion timeline

Awaiting electric and gas; 2-year
completion timeline

Now managed through CIP

lmplemented minimum safety
requirements

Two facilities have been installed
that serve Crutchfield

Sidewalks : Repair/replace sidewalks
on Peoria Avenue and Utica Avenue.
Repair and replace, add sidewalks
as needed, focusing first on routes to
schools and commercial areas.

Water and Sewer: Repair, replace,
upgrade to ensure that capacities
are adequate to meet future growth
(especially industrial) needs.

Electric and Natural Gas: Upgrade
as necessary to meet expanding
commercial and industrial needs

Parks and Recreational areas:
lmprove and upgrade parks to better
serve the community
Public Safety: lmprove streetlights
and pedestrian crossings
lmprove Flood Protection: Address
recurrent street flooding problem on
Peoria below the Burlington Northern
train bridge.

1.3

1.4

1.5

1.6

LEAD ENTITY

ANO SÏATUS

City; On-
going

City; On-
going

City Public
Works;
lnitiated

City and
franchisees;
lnitiated,
On-going

City; On-
going

City; On-
going

City; On-
going

1.7

[1.¿7
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1.8

2.4

2.5

I'IUMBER

2.1

2.2

2.3

ACTION

TDA;
Completed

AND STATUS

City; On-
going

On-going

Not initiated

Not initiated

INCOG; On-
going

Pursue the creation of an Urban
Renewal Plan and Tax lncrement
Plan as a means of securing funding
for infrastructure improvements in

this area.

This plan, the Crutchfield Sector
Plan, serves as the Urban Renewal
Plan

PROGRESSTO DATE

On-going coordination between
City, TDA and INCOG to ensure
zoning compatibility

Managed through Neighborhood
Association; applies primarily to
existing development

New zoning code (effective
11112016) reduced minimum street
setbacks for office, commercial and
industrial districts to 10 feet. No
requirements, but also no barriers if
property owners want to build near
the street.

New zoning code (effective
I l1 12016) significantly reduced
parking req uirements, specifically
for the purposes of building reuse
in CH districts.

Allow for a mix of varied but
compatible land uses in specifically
designated areas.

Compatibility within adjacent
buildings: require high architectural
standards including materials,
pedestrian-oriented entrances
Change setback requirements for
commercial corridors to maintain
edge on or near street edge

Flexible parking requirements to
encourage building reuse

Support continued use of
alternative compliance plans for
landscaping that does not meet code
requirements.

Goal 2: Modify land use and design standards to ensure compatible infill development.

Goal 3: Stabilize and improve the housing market; advocate for building a new K-8 public school

NUMBER

3.1

3.2

ACT|0N LEAll ENTTTY ANll
STATUS

Advocate for new schoolto serve K-8 Resolved
students

PROGRESS TO DATE

New school planned
west of the study area to
include Crutchfield

Stabilize existing housing - increase City; On-going
awareness of existing programs
provided by City and nonprofits

22 llCrutchfield Sector Plan
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3.3

3.4

3.5

Encourage new residential
construction on vacant lots

Continue blight removal

Seek and develop public-private
partnerships to fund and promote
housing and public improvements.
Develop an Urban Renewal Plan and
Tax lncrement Financing plan

Remove the Lowell School building
and make land available for
residential development (single
family detached units)

TDA; On-going

TDA, City; On-going

lnitiated

Completed

This Sector Plan will
guide TDAs efforts in
Crutchfield

Property repurposed as
ropes course and indoor
gym

3.6

Goal4. Advocate for economic development, commercial revitalization and employment

NUMBER

4.1

ACTION

Seek and develop public and private
partnerships to fund and promote
economic development

ldentify and convert underutilized
commercial sites for office, light
manufacturing and small warehouse
USES

Remove Lowell School and make
property available for commercial
use

Overcome barriers to private
mortgage financing in this
neighborhood

LEAD ENTITY AND STATUS

TDA, Mayors Office of
Economic Development,
City Grants Admin istration ;

Not initiated

TDA; Not initiated

Completed

City; On-going

PROGRESSTO DATE

4.2

4.3

4.4 Encourage
participation in

aid and recovery
programs

Goal 5: ldentify ways in which the delivery of social service to the area can be improved

NUMBER

5.1

AOTION

Develop partnerships with local
agencies to address escalating
neighborhood needs, resulting from
a neighborhood with a growing
population and diversity

LEAD ENTITY AND

STATUS

City; Not initiated

PROGRESSÏO DATE

Crutchfield Sector PIan ll23
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CARRYING THE OOALS FORWARD

This Sector Plan carries fonruard the goals from
the 2004 plan with practical and actionable
implementation steps that will guide the
Tulsa Development Authority. The following
demonstrates how the strategies of the
Crutchfield Sector Plan furthers the community
goals for the neighborhood. As the Area Plan is

updated, this Sector Plan will be incorporated as

an appendix of additional implementation steps
specific to TDA.

Sector Plan strategies to achieve Goal 1:
. Prioritize infrastructure to support residential

development
. lnvest in street repair throughout the

neighborhood
. lmprove walkability within the neighborhood
. Enhance neighborhood amenities and green

space
. lmprove connections to adjacent areas

Sector Plan strategies to achieve Goal 2:
. Acquire and sell property to meet community

objectives
. Preserve neighborhood assets
. Encourage façade restoration and

preservation
. Encourage transit supportive development

within walking distance of Peoria Avenue
. Encourage innovative adaptive reuse of

commercial and industrial buildings, as well
as historic buildings

. Support infill development to create more
walkable corridors

. lmprove areas adjacent to proposed Bus
Rapid Transit (BRT) stop to reinforce
neighborhood identity

. Create a pedestrian-friendly public realm

. lmprove gateways along each corridor to
support neighborhood identity

. Ensure appropriate adjacency standards and

buffering for adjacent residential uses
. Create commercial development guidelines

Goal 2. Modify current land use practices to

more closely reflect the existing uses and

conditions within the neighborhood to infill

on small lots and ensure compatible infill

development in the future. Modify design and

land use standards to support improved design
as a means of protecting residential areas from
incompatible commercial/industrial uses.

Goal 1. lmprove the Crutchfield neighborhood
infrastructure and preserve the existing
residential areas for residential use.

24 llCrutchfield Sector Plan
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Goal 3: Stabilize and improve housing market
in the area and advocate the building of a new

K-8 public school in the area.

Goal4: Advocate for economic development,
commercial revitalization and employment.

Sector Plan strategies to achieve Goal 3:
. Establish parameters to return TDA-owned

land into use for private development
. Focus investment to address issues relating

to clouded or complicated titles to assist in
redevelopment and reinvestment.

. Stem the impact of blighted properties

. Preserve neighborhood assets

. lncrease housing choice

. Maintain housing affordability

. Support appropriately located, neighborhood-
scaled commercial development

. lnvest in street repair throughout the
neighborhood

. lmprove walkability within the neighborhood

. Enhance neighborhood amenities and green

space

Sector Plan strategies to ach¡eve Goal4:
. Support appropriately located, neighborhood-

scaled commercial development
. lnvest in redevelopment opportunities to

support employment
. Evaluate potentialTax lncrement Finance

(TlF) district for the area to support desired
redevelopment fund improvements

. Activate large undeveloped tracts of land

. lmprove transportation access

Given the development nature of this document,
strategies do not focus on social service delivery

Goal 5: ldentify ways in which the delivery of
social service to the area can be improved.
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IMPLEMENTATION
lmplementation strategies in this plan are organized by three geographic focus areas. Each

of these focus areas includes a set of investment strategies to guide development investment,

development strategies to provide parameters for building and development, and supportive capital

investment strategies which identify capital projects that are needed to support desired change.

Þ AREA 1: NEltFltsOR¡|0Ot

STABIL!ZATION

ANT INFII.L 3O

IMPROVEMENTS 40

AREAS 44
r lt '

{ct i
fl .¡ rl¡dl, il' çEiI l, l

[ 1,33
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S01. Acquire and sell property to meet
community objectives [G2]

AREA.WIDE STRATEGIES

This Plan grants TDA the authority to acquire
and sell property to foster revitalization of the
Crutchfield neig hborhood.

TDA Actions:
. Undertake negotiation for the acquisition

of property determined to be incompatible
with approved redevelopment projects to

better facilitate cohesive and comprehensive
redevelopment. Seek to voluntarily acquire
properties to create parcels capable of
redevelopment adhering to detailed design
guidelines established through the SmallArea
Plan and/or the objectives of this Sector Plan.

Where necessary or advisable, exercise
statutory authority powers for acquisition.

Consult with City of Tulsa and INCOG
in crafting development criteria or deed
restrictions to support community goals when

selling publicly owned properties. These
restrictions could influence building design,
buffering of uses, and/or affordability, among
other considerations.

Guiding and monitoring development is a
continuing effort. Ensuring that projects and

investments are advancing the overallvision
for Crutchfield requires clear guidance and

thoughtful oversight.

TDAActions:
. Recommend an overlay such that

development ag reements for properties

receiving TDA assistance require adherence
to detailed design guidelines.

Coordinate with INCOG to ensure
compatibility of design requirements with
established and existing zoning and design
requirements.

Explore a collaborative design review
process with INCOG and City of Tulsa for
projects receiving TDA assistance to:

a

a

a

a

a Ensure compliance with guidelines and

objectives in this document, as well as
potential development agreements, for
projects receiving incentives.

Evaluate public projects, such as

streetscape improvements and other
public investment.

Support the adoption of general design
guidelines as part of the process to update
the Crutchfield SmallArea Plan.

Require developments to adhere to design
guidelines established through the Small
Area Plan.

Seek to voluntarily acquire properties to
create parcels capable of redevelopment
adhering to detailed design guidelines

established through the SmallArea Plan and/
or the objectives of this Sector Plan.

S02. Ensure overall design and development
quality lSupports G2l

tÌ.3.f
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S03. Keep community engaged in

redevelopment efforts [G2]

As neighborhoods such as Crutchfield
experience change, tensions inevitably arise
between residents and development interests.
Ongoing dialogue is necessary to ensure that
the community's vision is being met, while also
responding and adjusting to market changes.

TDA Actions:
. Partner with the City of Tulsa to support

an ongoing dialogue through the following
methods:

Hosting ongoing town halls focused on

implementation efforts.

Providing opportunities for community
input into major public design initiatives
through public meetings.

Maintaining a website or newsletter that
tracks development activity and markets
significant changes on the horizon in the
area.

o

a

a

Crutchfield Sector Plan ll 29

It,3f



Summary: Stabilize and revitalize the Crutchfield neighborhood, while preserving housing

affordabillty and increasing housing choice.

The Crutchfield neighborhood benefits from
close proximity to downtown, easy access
to regional highways, and a location on the
proposed BRT line. lnfill housing will benefit from
these advantages as well, and given the amount
of vacant land, there is a need to guide infill

housing in a manner that will contribute to the
quality and character of the neighborhood.

S04. Establish parameters to return TDA-
owned land into use for private development

tG3l

Land in public ownership is an asset that can be

leveraged to make desired change happen in the
neighborhood. The process for TDA to acquire
and sell land that should be strategic and done in
a manner that achieves broader plan objectives.

TDA Actions:
. Categorize publicly owned land that is

available for redevelopment by type of
desired development.

Solicit assistance to developers of difficult
sites (publicly or privately owned) where TDA
can be a partner.

Community input during the Sector Planning
process highlighted the opportunity to create
a neighborhood that is attractive to a variety of
household types, income levels and age groups.

Continued housing affordability was raised as a
common concern that should be addressed as

development unfolds. These strategies focus on

encouraging appropriate housing development
and supporting neighborhood amenities that
improve the quality of life for current and future
residents.

Require private redevelopment of publicly

owned lots adhere to development criteria
outlined in this plan as a condition of sale.

a

a

a

Prioritize redevelopment in focus areas in

Map 1, while also considering other areas in

Crutchfield Sector area as needed.

Develop and implement an acquisition
and improvement strategy for Crutchfield,
targeting public or private investment to

improve or acquire strategic properties.

Seek to voluntarily acquire identified
properties. Where necessary or advisable,
exercise statutory authority powers for
acquisition.

a
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S05. Focus investment to address issues
relating to clouded or complicated titles to
assist in redevelopment and reinvestment.

[Supports G3]

Complicated title issues often result in difficulty
in real estate transactions due to the inability
to locate owners or unclear ownership, which
can inhibit or slow the redevelopment and
revitalization process. Proactively addressing
these issues can help to return more properties
to productive use and strengthen the
neighborhood.

TDA Actions:
. Support identifying and mapping properties

with complex title issues as part of the
SmallArea Plan process and define which
properties may be acquisition candidates.

lf mapped properties represent acquisition
candidates, prioritize them for investment by
TDA to return to productive use as a capital
implementation step in the SmallArea Plan.

Seek to voluntarily acquire identified
properties. Where necessary or advisable,
exercise statutory authority powers for
acquisition.

redevelopment, but they can also negatively
impact property values and quality of life within
a neighborhood. Successful development and
investment will require that any issues of blight
be identified and addressed in order to provide
certainty to the market and encourage future
reinvestment.

This Sector Plan serves as a link between local
efforts through the TDA to address blight and
improve the community and national programs,
such as Community Development Block
Grants, that are part of the suite of programs
administered by the Department of Housing and
Urban Development [HUD]with the objective of
addressing blight.

TDA Actions:
. Develop and implement an acquisition and

improvement strategy for C rutchfield ta rgeting
public or private investment to improve or
acquire properties identified as blighted or
located within areas identified as blighted, as
part of a broader acquisition strategy.

Maintain an annually updated inventory
of vacant properties.

Coordinate with City of Tulsa Code
Enforcement to work cooperatively with
property owners to educate them and
address code violations.

Evaluate and outline legal remedies to
address blighted properties and areas within
neighborhoods.

Market lots for infill development of affordable
housing to home-building community.

a a

506. Stem the impacts of blight [G3]

The Crutchfield Blight Study (2018) found
evidence of blight as defined by Oklahoma
Urban Renewal Law 11 O.S. S 38-101(8) due
to vacancy, abandoned buildings, declining
property values, demolition activity, and
deteriorated public infrastructu re. Blight,
especially in the form of vacant and abandoned
properties, can have a detrimental impact upon
a neighborhood. Not only can they inhibit area

Crutchfield Sector Plan ll 31
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o

Many things contribute to community character-
open space, historic assets, street design.
ldentifying those elements within Crutchfield
that contribute to the overall quality of the
neighborhood and then working to protect them
will help to maintain and enhance the overall
character and quality of the neighborhood.

TDAActions:
Support the small area's recommendations to

ldentify and map historic and other
neighborhood assets within Crutchfield

Evaluate potential historic protection for
the most significant historic assets where
appropriate, looking specifically at the
Fairgrounds property in the southwestern
area of the neighborhood.

Encourage the adaptive reuse of important
assets through programs such as economic
development grants for facade restoration,
tax incentives for investment to stabilize and
preserve historic properties.

lnventory vacant buildings in good repair
and identify candidates that can be activated
through temporary uses, such as community
gardens.

Establish tax foreclosure pipeline/land
banking programming.

Seek to voluntarily acquire properties that are
vacant or abandoned.

Encourage small scale commercial uses
within neighborhoods by providing flexibility

for adaptive reuse of historic structures, while
putting adjacency protections in place to limit
impacts of uses.

D EVELO PM ENT STRATEGI ES

Providing a range of innovative housing options
can contribute to neighborhood character, and
can also provide affordable housing options, as
well as appeal to a range of household types
and age ranges. Emphasis should be placed
on housing types that are compatible with the
single-family character of the area, with multi-
family being limited to small-scale products that
integrate into the neighborhood or as part of a
mixed-use development on larger development
sites, if appropriate.

TDA Actions:
. Support zoning regulations for the Crutchfield

neighborhood to ensure a range of housing
types is allowed (see table below).

As part of the Small Area Plan, coordinate
with INCOG and City of Tulsa to identify
necessary zoning changes to support this mix
of housing types.

o

o

o

a

o

a

a As part of the SmallArea Plan Process,
coordinate with INCOG and City of Tulsa
to develop detailed design standards for
housing types and evaluate for inclusion into
zoning changes or require compliance with
design criteria as a condition of receiving
TDA funds.

Fund pilot demonstration program to
construct alternative housing types.

32 llCrutchfield Sector Plan
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o Encourage development that maintains the
existing block and street patterns.

Discourage large-scale mu ltifamily
development.

Seek to voluntarily acquire properties that
are determined to be incompatible with an
approved redevelopment project to better
facilitate cohesive and comprehensive
redevelopment.

a

a
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TABLE 1. HOUS¡NG TYPES APPROPRIATE FOR CRUTCHFIETD

Housing Type Location Parameters Development C haracteristics

Cottage Housing
Large tracts to accommodate
4-12 units, typically as a buffer

Traditional Single
Family

Throug hout Crutchfield

Skinny House Existing narrow lots

Front porches and parking to the rear

Single-unit house. Generally on 2S-foot
wide lots with front porches and parking to
the rear; one to one and half stories

Single-unit house. Small footprint homes

[400-1,000 sfl; required common open
space; consolidated parking; front porches;

one to one and a half stories

Two-unit house. Has the overall look of a
single-family home; parking to the rear;
front porches; one or two stories

Three-unit house. Has the overall look of
a single-family home; parking to the rear;
front porches; generally two stories

Four-unit house. Has the overall look of a
single-family home with a single entrance
to the structure; parking to the rear;
generally two stories

Doors oriented toward the street, with
parking to the rear; developed in buildings
consisting of 8 or fewer units; typically, 3

stories, with opportunities for roof decks

Generally, 2-4 story structures, with the
ground floor is occupied by office, retail

or studio space for the inhabitant of the
dwelling unit, generally located on upper
floors; doors are oriented toward the street.

Additional dwelling units generally in
detached structures that are smaller in area
than the main structure

Duplex

Multi-unit House
(Triplex)

Multi-unit House
(Quadplex)

Town Home

Live-Work Units

Accessory
Dwelling Units

Neighborhood edge or transition
areas

Neighborhood edge or transition
areas

Neighborhood edge or transition
areas

Along the edge of the
neighborhood, busier streets, or
lining neighborhood amenities
such as parks and schools.

Along the edge of the
neighborhood or busier streets,

Throug hout Crutchfield
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Traditional

Duplex

Town Home

Skinny House

Multi-unit House: Triplex

Live-Work Units

Cottage Housing

Multi-unit House: Quadplex

Accessory Dwelling Units

Kol Peterson, Oregon Live
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As Crutchfield experiences redevelopment,
one of the main concerns expressed by the
community is ensuring that there are still
affordable housing options. Balancing new
development with maintaining affordability is a

common challenge in neighborhoods poised to
experience growth as Crutchfield is.

TDA Actions:
. Encourage development that includes

affordable units for all TDA-supported
residential projects.

Work with city to evaluate waiving or reducing
development fees, and take advantage of
the City's expedited development review for
affordable housing projects.

Crutchfield has a history and development
pattern of integrated small scale commercial
services and personal services distributed
throughout the neighborhood. lf executed
appropriately, supporting this same development
pattern going fon¡rard could provide for a unique
and desirable neighborhood.

TDA Actions:
. Provide small business assistance to

encourage entrepreneurs within the
neighborhood.

Provide public funding to encourage live-work
opportunities.

o

o

o

Research low interest home loans or
mortgage assistance prog rams available
to households meeting affordability
requirements.

Use the SmallArea Planning process to
support housing affordability.

. Encourage development regulations that
support live-work development that is
sensitive to the context of the neighborhood.

SUPPf)RTII/E CAPITAL INI/ESTMENT

STRATEGIES

One barrier to housing development is the
expense associated with upgrading infrastructure
so that it can support desired development
because of age or capacity. Proactively investing
in infrastructure improvements can reduce the
cost burden on the development community
and make desired redevelopment more likely to
happen.

a

a

Develop a pattern book of approved
plans for affordable development that are
permit-ready.

Define a percentage of housing receiving
TDA investment that is required to be

affordable, and require that affordability
be secured on the property for 15 years.
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TDA Actions:
. Research development of a Green Alleyways

Program in conjunction with the Engineering
Services Department and the Streets and

Stormwater Department. Green Alleyways
can include light colored paving to reduce
urban heat island effect; pedestrian safety
elements such as marked crossings,
lighting and signage; native and drought-
tolerant plants; and innovative stormwater
management to improve water quality and
reduce sewer load.

Coordinate with franchise utilities to ensure
utiliies are modernized to meet demands of
redevelopment, such as high-speed internet
coverage throughout neighborhood.

Ensure that street improvements are
coordinated with other necessary utility
upgrades in the area.

Walkability within the neighborhood is desired
to improve the quality of life in the community,
improve access to area destinations, and
increase access to existing and planned transit.

TDAActions:
. Update and maintain inventory of pedestrian

infrastructure, including sidewalk locations
and conditions, as well as pedestrian lighting

Prioritize investment in sidewalks to eliminate
gaps and improve access to transit, local
retail, and other neighborhood amenities.

lncrease pedestrian lighting as necessary
th roug hout the neighborhood, coordinating
with the City of Tulsa on implementation and
funding.

[Ì
tf
:i

a

As an outcome of the Small Area Planning
process, coordinate with the City of Tulsa
to develop a capital improvement plan

that outlines and prioritize necessary
infrastructure replacement and upgrades,
such as water/wastewater, as well as
residential streets and alleys.

ln addition to necessary upgrades in sidewalk
infrastructure, street conditions were identified by
the community as a priority.

TDAActions:
. Work with Engineering Services to review

and update the inventory of street conditions
in the neighborhood.

ldentify priority residential streets for needed
improvements.

a

Èi

a

It,r[]
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S14. Enhance neighborhood amenities and
green space [Gl, G3]

The character and desirability of the housing
stock is only one component contributing to
desirability of a neighborhood. Amenities such
as open space, bicycle infrastructure, and other
community assets are integral parts of enhancing
the quality of life in the neighborhood.

TDA Actions:
. Through the SmallArea Planning process,

support the development of an open space
plan for the Crutchfield neighborhood that is
consistent with the Parks Master Plan.

Develop a plan for and upgrade Bullette
Playground and Crutchfield Park

ldentify potential improvements to private
open space, such as Latimer Playground

Evaluate publicly owned land for
properties that could provide additional
open space opportunities.

lnclude an overall plan for bicycle
connections through the area, and
identify opportu n ities for implementation,
consistent with GO Plan.

S15. lmprove connections to adjacent areas

tclI

Neighborhood connections exist along Archer
and lndependence crossing US 75 to the west.
These provide connections to downtown and the
proposed BMX headquarters project anticipated
on the former Evans-Fintube sites. However,
community members identified these crossings to
improve safety and security for pedestrians and
bicyclists. While these gateways extend beyond
the boundaries of the Crutchfield neighborhood,
improvements to these entrances will support the
neighborhood through enhanced connectivity to
downtown.

TDA Actions:
. Coordinate with ODOT to ensure safe, multi-

modal access across US 75 at lndependence
Street and East Archer Street.

Coordinate with the City of Tulsa to create
an enhanced intersection design for the
intersections of lndependence Street at North
Madison Avenue and East Archer Street at
North Madison Avenue.

Design and install neighborhood identity
signage to be installed at major gateways
into the area, including 1244 highway
underpasses at Peoria and Utica.

a

a

a

Explore use of unused railbeds as
potential bicycle corridors.

Work with stakeholders to develop a Capital
lmprovement Plan to fund neighborhood
amenities, as part of the implementation
component of the SmallArea Plan.

Explore opportunities to integrate public art
or enhanced lighting for US 75 crossings at
lndependence Street and East Archer Street

I I .t$q
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East-west thoroughfares are limited in
Crutchfield; however, both Latimer and

lndependence serve as cut-throughs for
vehicular traffic. The volume and speed of traffic
on both streets was identified by the community
as a safety issue that needed to be addressed.

TDA Actions:
. Work with neighborhood representatives,

business owners, and the City of Tulsa
to develop a traffic calming plan for
lndependence and Latimer.

Ensure that improvements are included as
part of a capital budget for improvements
to the area as part of the implementation
process for the SmallArea Plan.

a
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AREA 2: t0RRl DflR I M PR0UEM ENTS

Summary: lmprove corridors to support economic activity and improve mobility options.

Two main corridors - Peoria Avenue and
Utica Avenue - run through the Crutchfield
neighborhood, connecting it to the
neighborhoods north and the south.

These corridors serve not only as primary

transportation routes, but also provide retail
and service needs to area residents, as well as
an opportunity to further shape the identity of
the neighborhood through an improved public

realm and redevelopment and adaptive reuse of
structures along each corridor.

Peoria Avenue is the route for Tulsa's first
Bus Rapid Transit (BRT) line, slated to begin

operation in 2019. This further solidifies the
importance and significance of this corridor.

These strategies focus on improving the quality

of experience and increasing economic activity
along each corridor.

Additionally, lndependence Street, Latimer
Street, Archer Street and Admiral Boulevard are
important east-west connections and should be
planned to serve as key economic corridors as

Crutchfield redevelops.

INUESTMENT STRATEOIES

Store fronts along portions of Peoria Avenue and
Utica Avenue provide opportunities for economic
development through adaptive reuse of existing
buildings. The thoughtful revitalization of under-
valued and under-utilized commercial structures
along the main corridors within the neighborhood
can help reshape the identity of the district.

TDAActions:
. Support the Peoria Avenue Bus Rapid

Transit (BRT) Land Use Framework Plan
recommendations for façade restoration and
improvements:

lnventory building facades that should

be prioritized for restoration and
preservation.

Establish funds to provide developer and
property owner assistance to maintain
the integrity of significant facades,
through grants or low-interest loans.

Establish criteria for participation in the
program, including requirements for facade
improvements, as wellas protections to

improved facades from future changes
inconsistent with design criteria.

a

Apply a similar approach to façade
restoration and preservation along Utica

Avenue
a

517. Encourage façade restoration and
preservation [Supports G2]
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S18. Encourage transit supportive
development within walking distance of Peoria
Avenue [G2]

The development of Bus Rapid Transit along
Peoria Avenue, will increase the significance
of this corridor to the neighborhood and city as
a whole. Making the most of this investment
will require planning that ensures an active
pedestrian environment and a mix of uses
within walking distance of the proposed stop at
lndependence.

TDAActions:
. Evaluate existing conditions and uses within

lo mile and T. mile of proposed BRT stop.

ldentify priority sites for infill residential
development, and incentivize private
investment in the development of these sites

Support requiring retail and other active uses
along the ground floor of Peoria Avenue.

Evaluate pedestrian and bicycle access to
proposed BRT stops.

Seek to voluntarily acquire priority sites for
infill residential development through private
investment. Where necessary or advisable,
exercise statutory authority powers for
acquisition.

Providing destinations and services to the
residents of the area, as well as visitors can
increase the marketability of the area for
additional housing and improve the overall

image of the area. There is an existing stock
of commercial buildings that can creatively be
reimagined to introduce additional uses within
the area.

TDAActions:
. lnventory existing historic buildings along

both corridors.

Research potential tax credits and other
benefits to adaptive reuse of historic buildings
and market to existing owners.

a

a

Support continued reductions to parking

requirements for adaptive reuse of buildings
along both corridors, and encourage shared
parking among uses when appropriate.

lmprove areas in front of existing commercial
structures with active outdoor uses such as
seating and improved landscaping.

a

a Encourage upgrading or removing fencing
along street edge and removing barbed wire

Partner with the city to convene a Code
committee to identify and recommend
innovative solutions to building code
challenges to reuse buildings.

D EtlE LOPM ENT STRATEG I ES

Retrofitting commercial corridors to become
more walkable is a multi-pronged process. ln

addition to strategic investment in the right-of-
way to improve pedestrian comfort, adjacent
development should also be responsive to the

a

319. Encourage innovative adaptive reuse of
commercial and industrial buildings, as well as
historic buildings [G2]

S20. Support infill development to create more
walkable corridors [G2]
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pedestrian experience. ln some commercial/
industrial corridors this can be a challenge, since
the existing building stock was not designed
with this in mind. However, innovative design
solutions as part of an approach to adaptive
reuse can improve the pedestrian environment
while creating a unique character still rooted in

the industrial past of the area.

TDA Actions:
. TDA should support development regulations

such as a zoning overlay district that will
apply to each corridor that achieve the
following:

Develop infill guidelines that outline
opportunities and best practices to retrofit
existin g commercial development

SUPPORTIUE CAPITAL I NUESÏMENT

STRATEGIES

ldentify opportunities to build upon the proposed

BRT stop design with adjacent amenities that
build neighborhood identity.

TDAActions:
. lntegrate public art into areas adjacent to

transit stops.

lmprove landscaping at both the Pine Street
and lndependence Street stations.

Ensure sidewalk and bike facilities connect to

the transit stop areas.

ln conjunction with an overall pedestrian plan

for the Crutchfield area, street improvements
should be designed to prioritize the pedestrian

experience, particularly in close proximity to

transit stops and other high traffic pedestrian

destinations.

TDA Actions:
. Support the design and construction of

streetscape improvements with wide
sidewalks and amenities to support increased
pedestrian mobility, improved access to
proposed transit stops, and support bicycle
infrastructure for both Peoria Avenue and

Utica Avenue.

a

a

a

o

a

Define a wide sidewalk width for new
development and redevelopment to

ensure pedestrian comfort and safety
along these high{raffic corridors

Ensure new commercial construction be

brought out to the street edge to better
define a street wall

Ensure new residential construction be

sited along prevailing setback of the

existing original housing stock

Require new construction to have a high-
level of ground floor transparency and

doors fronting the street

a

o Encourage investment in the adaptive reuse
of commercial and industrial structures
along Peoria Avenue and Utica Avenue that
transitions buildings to retail and personal
service uses.

S21. lmprove areas adjacent to proposed

Bus Rapid Transit (BRT) stop to reinforce
neighborhood identity [G2]

S22. Create a pedestrian-friendly public realm
within the area and that connects to adjacent
districts [G2]

I l.qP
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a

a

a

a

o

Support improving Peoria streetscape in

connection to the proposed BRT road diet
(to 3 lanes), pedestrian refuge island, and

landscaped median.

Support improving Utica streetscape to
create a cohesive corridor from the Pearl
District to Pine.

Support improving streetscapes of Archer
Street (between Peoria and Madison) and

of Admiral Boulevard (between Utica and

Madison) to build an.

Advocate to address safety concerns at

Utica overpass over the rail line just south of
lndependence.

Use existing public art program to integrate
public art into streetscape improvements.

lnvest in or require through development
process enhanced street furnishings to
support people walking and biking.

Coordinate with City to develop enhanced
streetscaping and pedestrian friendly
connection along Archer Street between
Madison Street and Greenwood Avenue
(outside the study area boundary, connecting
to downtown).

to strengthen the identity of the neighborhood,
create a welcoming entry into the community,
and emphasize the connection to adjacent
neighborhoods.

TDA Actions:
. Coordinate gateway and intersection

improvements with enhanced BRT station
design at Peoria Avenue and Pine Street.

Coordinate with the City to develop an

enhanced intersection design for Pine Street
at Utica Avenue.

Coordinate with ODOT to ensure safe, multi-
modal access across l-244 at Peoria Avenue
and Utica Avenue.

a

o

o

Explore opportunities to integrate public art
or enhanced lighting for l-244 crossings at

Peoria Avenue and Utica Avenue, including
signature public art that is visible from the
highway.

Coordinate with the City to develop an

enhancement plan for the under passes

under the railroad at Peoria Avenue and Utica

Avenue.

a

Currently some entry points into the
neighborhood are seen as a liability that
detracts from the perception of the area due to
undesirable activities or physical qualities of the
place, particularly at the l-244 corridor. These
gateways should be improved and enhanced

S23. lmprove gateways along each co¡ridor to

support neighborhood identity [G2]
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AREA 3: EMPLOYMENT AREAS

Summary: Support development that increases employment and commercial opportunities

Crutchfield has a history of having a balance
between housing and employment uses.
Anecdotes of the whistle blowing to signal time
for residents to walk to work are part of the
heritage of this area. This integrated mix of
employment and residential uses was identified
during the public outreach process as an asset
to be maintained.

INVESTMENT STRATEGIES

There is a unique opportunity to continue the
heritage of integrated employment sites within
the neighborhood, providing an increased
commercialjob base within close proximity to

downtown.

TDA Actions:
. Coordinate with citywide market study

currently undenruay to identify most
appropriate commercial uses within the
Crutchfield neighborhood.

Empanel a working group of realestate
professionals from a variety of disciplines
to identify hurdles to redevelopment of
commercial properties within the area

While presenting unique challenges regarding
compatibility of land uses, the legacy of
employment being within close proximity of
housing can be leveraged to add to the appeal
to this neighborhood if managed properly.

These strategies focus on supporting economic
development in the Crutchfield neighborhood
based upon its unique past, and outlining
approaches to dealing with the area's largest
undeveloped tracts of land to create additional
job opportunities.

identify residential structures in areas slated
to be transitioned to commercial uses over
time.

Coordinate with the City and Tulsa
Metropolitan Area Planning Commission
(TMAPC) to evaluate zoning code and
recommend adjustments to allow temporary
or transitory uses to support incremental
change and bring increased activity to the
area.

Establish local or mobile presence of a
business assistance center to aid in the
start-up and running of small businesses and
home-based businesses in the area.

a

o

o

Seek to voluntarily acquire properties in

areas slated to be transitioned to commercial
USES.

Through the SmallArea Planning process,

S24. lnvest in redevelopment opportunities to
support employment [Supports G4]
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S25. Evaluate potential Tax lncrement Finance
(TlF) district for the area to support desired
redevelopment fund improvements [G4]

o

Tax lncrement Financing could be a useful
mechanism to encourage reinvestment in the
area, while providing a revenue stream to fund
necessary public improvements.

TDAActions:
. Evaluate possible boundaries and forecast

revenue generation potential of a TIF district.

Coordinate with taxing jurisdictions regarding
potential participation in a TIF district.

Outline public improvements that could be

funded through the TIF district.

Developing large vacant properties within
Crutchfield can serve as a major catalyst for
change in the neighborhood, while providing

additionaljobs as well as retail and service
options.

TDA Actions:
. Coordinate with SmallArea Planning Process

to identify range of potential development
scenarios.

Work with property owners to define
an incentive package tailored to the
redevelopment of catalytic sites.

D EVELO PM ENT STRATEG I ES

A key to the successful integration of
employment and residential uses is mitigating
impacts of commercial uses upon nearby
residential properties. Without these standards,
negative impacts of commercial uses can be a
destabilizing force within the neighborhoods.

TDA Actions:
. Through the SmallArea Planning process

support:

Reviewing existing fencing and screening
standards and material requirements.

ldentifying properties in need of improved
fencing and screening, and consider
assistance program to help property

owners upgrade fencing.

Evaluate and support updating landscape
requirements for commercial uses

adjacent to residential uses.

o

a

a

o

a

a

Reviewing other impacts such as noise,

odor, and those resulting from other
onsite activities such as loading.

Encouraging prohibition of outdoor
storage.

Negotiate and execute development
agreements that tie incentives to specific
development performance on each site and

its associated package of incentives.

S27. Ensure appropriate adjacency standards
and buffering for adjacent resrdential uses [G2]

526. Activate large undeveloped tracts of land

tG4l

Crutchfield Sector Plan ll45

ll.5l



There is an opportunity in Crutchfield to cultivate
a21sl Century approach to commercial and

industrial development. Beyond mitigating
negative impacts upon adjacent residential
uses, guidelines for industrial and commercial
developments should address environmental
impacts, site design, access and loading, and

scale.

TDAActions:
. Coordinate with City of Tulsa on Low lmpact

Development Manual under development to

explore site management requirements that
emphasizes best practices in stormwater
management and reductions in impervious
surface.

. Require developments to adhere to
stormwater management best management
practices as a condition of receiving TDA
incentives.

SUPPORTIUE CAPITAL INUESTMENT

STRATEGIES

Part of any multi-modal solution in the Crutchfield
neighborhood must consider commercial traffic
necessary to support desired employment uses.

Efforts to calm traffic and improve pedestrian

safety must also ensure that trucks and other
commercial traffic can maintain access to

businesses within the community.

TDAActions:
. Research reactivation or reuse of rail spurs

through the neighborhood to support future
employment center growth.

Support maintaining truck access routes

Through the SmallArea Plan process, support
creating a palette of street cross-sections for
local streets south of the railroad to support
multi-modal access and improve pedestrian

comfort in a mixed-use environment.
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S29. lmprove transportation access [G4]

S28. Create commercial development
guidelines [G2]
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TMAPC Staff Report
November 7 ,2OL8
llth & Lewis Corridor Project Ptan

Item for consideration: Adopt a resolution of the Tulsa Metropolitan Area Planning Commission

determining that the LLth and Lewis Corridor Project Plan is in conformance with the Tulsa

Comprehensive Plan and recommending to the City of Tulsa the approval and adoption of the l-l-th and

Lewis Corridor Project Plan.

Background: As defined by the fulso Comprehensive Plon, a Tax lncrement Financing

District (TlF) is "a redevelopment tool used to provide dedicated funding within well-

defined districts for public investments such as infrastructure improvements, by

capturing the future increase in tax revenue generated by appreciation in property

values as a result of those improvements."

il. Development or Redevelopment Using Tax lncrement Financing: The Oklahoma

Constitution authorizes special financing tools to assist with the development or

redevelopment of areas determined by a city, town, or county to be unproductive,

undeveloped, underdeveloped, or blighted. The Local Development Act provides those

tools and guidelines limiting their use to areas where investment, development, and

economic growth are difficult but possible if the Act is used.

One of the Act's tools is tax increment financing, which allows a city, town or county to

direct the apportionment of an increment of certain local taxes and fees to finance public

project costs in order to stimulate development in the defined area. The sales tax

increment is the portion of sales taxes collected each year that are generated by the

project(s) in the increment district, as determined by a formula approved by the

governing body. The increment district is established by the development and approval

of a project plan, which specifies the project area, the boundaries of the increment

district, the objectives for the project area, the act¡vities to be carried out in furtherance

ofthose objectives, and the costs.

ilt. The llth & Lewis Corridor Project Plan is generally located along East l1th Street

between U.S. Highway 75 and South Delaware Avenue, and along South Lewis Avenue

between East 16th Street and East Archer Avenue. The project plan consists of two
increment districts from which increment is generated:

INCREMENT DISTRICT A

INCREMENT DISTRICT B

Full-size maps of both the project area and increment districts are included in the
attachments.

City of Tulsa 11,I.O72018
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IV Review of the 1lth & Lewis Corridor Project Plan for Conformance with the Tulsa

Comprehensive Plan: Prior to submittal to City Council, the TMAPC is asked to review

the Project Plan and adopt a resolution stating that the plan is in conformance with the

adopted Tulsa Comprehensive Plan. Staff analysis will focus on three aspects of the

Tulso Comprehe nsive Plan;

o Major Street and Highway Plan

o Land Use Map

o Other Comprehensive Plan Priorities

A. Major Street and Highway Plan

The Major Street and Highway Plan (MSHP) classifies street segments in the Project

Plan Area as Urban Arterials. East LLth Street South is designated a multi-modal

corridor beginning at the IDL and extending east to South Lewis Avenue. South

Lewis Avenue is designated as a Multi-modal Corridor beginning at the intersection

of LLth & Lewis and extending south to East l-5th Street. The portions of South Lewis

Avenue extending north from the intersection of Llth & Lewis are designated Main

Street as well as the portions of l1th Street extending east from the intersection of
11th & Lewis.

City of Tulsa

lLth & Lewis Corridor Project Plan
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B. Comprehensive Plan - Land Use Designations

The primary land use designations in the Project Plan Area are Main Street, Mixed-Use

Corridor, Downtown Neighborhood, Neighborhood Center, Park and Open Space (Tracy

Park), and two major Regional Centers occupied by Hillcrest Medical and the University of

Tulsa. A land use map of the applicable area is included with the attachments.

The land use designations of Main Street, Mixed-Use Corridor, Downtown Neighborhood,

Neighborhood Center, Park and Open Space are found in the Project Plan Area. They are

described in the Tulso Comprehensive Plan as:

"Moin Streets are Tulsa's classic linear centers. They are comprised of residential,

commercial, and entertainment uses along a transit-rich street usually two to four lanes

wide, and includes much lower intensity residential neighborhoods situated behind'

Main Streets are pedestrian-oriented places with generous sidewalks, storefronts on the

ground floor of buildings, and street trees and other amenities. Visitors from outside the

surrounding neighborhoods can travel to Main Streets by bike, transit, or car. Parking is

provided on street, small private off street lots, or in shared lots or structures."

"Mixed-lJse Corridors are Tulsa's modern thoroughfares that pair high capacity

transportation facilities with housing, commercial, and employment uses. Off the main

travel route, land uses include multifamily housing, small lot, and townhouse

developments, which step down intensities to integrate with single family

neighborhoods. Mixed-Use Corridors usually have four or more travel lanes, and

sometimes additional lanes dedicated for transit and bicycle use. The pedestrian realm

includes sidewalks separated from traffic by street trees, medians, and parallel parking

strips. Pedestrian crossings are designed so they are highly visible and make use of the

shortest path across a street. Buildings along Mixed-Use Corridors include windows and

storefronts along the sidewalk, with automobile parking generally located on the side or

behind."

"Downtown Neighborhoods are located outside but are tightly integrated with the

Downtown Core. These areas are comprised of university and higher educational

campuses and their attendant housing and retail districts, former warehousing and

manufacturing areas that are evolving into areas where people both live and work, and

medium- to high-rise mixed use residential areas. Downtown Neighborhoods are

primarily pedestrian-oriented and are well connected to the Downtown Core via local

transit. They feature parks and open space, typically at the neighborhood scale."

"Neighborhood Centers are small-scale, one to three story mixed-use areas intended to

serve nearby neighborhoods with retail, dining, and services. They can include

apartments, condominiums, and townhouses, with small lot single family homes at the

City of Tulsa
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edges. These are pedestrian-oriented places served by transit, and visitors who drive

can park once and walk to number of destinations."

"Porks and Open Spoce are areas to be protected and promoted through the targeted

investments, public-private partnerships, and policy changes identified in the Parks,

Trails, and Open Space chapter. Zoning and other enforcement mechanisms will assure

that recommendations are implemented. No park and/or open space exists alone: they

should be understood as forming a network, connected by green infrastructure, a

transportation system, and a trail system. Parks and open space should be connected

with nearby institutions, such as schools or hospitals, if possible."

The "Objectives" and "statement of Principal Actions" in the l-1th & Lewis Corridor Project

Plan and supporting lncrement Districts, City of Tulsa are fully consistent with the land use

designations. The Project Plan and resulting revenues generated by the TIF will benefit the
public realm, likely contributing to the pedestrian environment and public amenities.

C. Other Comprehensive Plan Priorities

The Tulso Comprehensive Plan contains multiple priorities, goals and policies to promote

economic development in order to attract investment, enhance the tax base, stimulate

economic growth, and improve the quality of life in and around the City. Below are

portions of the Comprehensive Plan (not all encompassing) that align with the objectives of
the llth & Lewis Corridor Project Plan and can be implemented through the benefits of the

Project Plan.

Land Use Goal 3 of the Comprehensive Plan states: "New development is consistent w¡th

the PLANITULSA building blocks." Policies to support this goal include:

3.1 Promote pedestrian-friendly streetscapes by designing pedestrian-friendly

streetscapes and encouraging new developments to provide pedestrian-oriented

amenities and enhancements, including:
. Arcades, awnings and other architectural features to provide a human scale

and offer protection from rain and the summer heat;
. Pedestrian plazas and green open space that offer interesting public places for
people to enjoy the street experience. These should incorporate water features,

sculptures, art or
other architectural objects or focal points;
. Public art, benches, trash receptacles, bike racks and other amenities that
enhance the quality of the pedestrian experience;
. Walkways and sidewalks that differentiate the pedestrian space from the auto

realm;
. Pedestrian-oriented street lighting to increase the sense of safety and reduce

the impact of light pollution;

City of Tulsa
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. Trees and other landscaping to visually enhance the space as well as provide

shade and a cooler microclimate. Native or drought resistant species should be

encouraged;
. Walkways leading directly to the street from building entrances;
¡ Moving overhead wires to underground locations and relocating other utilities
to the rear of the development to improve the area's appearance.

3.2 Encourage a balance of land uses within walking distance of each other.
. Create pedestrian-oriented, mixed-use campus areas that will serve student
populations, faculty, and surrounding neighborhoods.
. Build neighborhood facilities, such as schools, libraries and community centers,

within walking distance of transit stations and homes.

3.3 Work with utility providers to increase options for street light fixtures that
encourage walking and safety, to increase options for trees, and to resolve maintenance

issues.

3.4 Allocate City funds and find other funding to enhance pedestrian amenities on

streets in priority areas.

3.7 Enhance visual enjoyment of public spaces and art.
. Civic institutions and community events, such as street fairs, parades, farmers

markets and live performances, all give Tulsa an important cultural and urban

flair.

Land Use Goal 8 of the Comprehensive Plan states: "Underutilized land in areas of growth is

revitalized through targeted infill and reinvestment" Policies to support this goal include:

8.1- Create a toolkit to promote desired infill and redevelopment. The toolkit should

include the following items:
o ldentify viable financial packages to develop funding strategies
o Build public/private/nonprofit partnerships to create effective resources

Land Use Goal 14 of the Comprehensive Plan states: "The city's historic resources are

protected and programs promote the reuse of this important cultural resource."

The stated goals and priorities of the Comprehensive Plan are echoed bythe adopted Route

66 Master Plan and the Kendall Whittier sector plan which are applicable to portions of the
project area.

V. Staff recommendation: Approval of the ll-th & Lewis Corridor Project Plan finding it to be in

conformance with the lulso Comprehensive Plan and recommending to the City of Tulsa the

approval and adoption of the 1lth & Lewis Corridor Project Plan.

Vl. Attachments:
. Ll-th & Lewis Corridor Project Plan and supporting lncrement Districts, City of Tulsa

o Full-size exhibits illustrating project area, increment districts, zoning, and land use

designations

City of Tulsa 5r1"o7'2o1'8 
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I

INTRODUCTION

The 11th and Lewis Corridor Project Plan is a project plan as defined under the Oklahoma Local

Development Act, 62 O.S, 5850, et seq., and is referred to here as the "Project Plan." The project is

being undertaken by the C¡ty of Tulsa ("City") in order to develop a key intersection along Route 66,

achieve the City's development objectives, improve the quality of life for its citizens, stimulate private

investment, and enhance the tax base. Historic Route 66, "America's Main Street," runs through the

heart of Tulsa and is an important asset the City desires to highlight through development opportun¡ties.

The Project Plan seeks to stimulate development of an intersection along Route 66. The increased

popularity of Route 66, as well as the enhancement of public improvements throughout the area, allows

for an opportunity to provide a significant public benefit and improvement to the quality of life for the

residents of Tulsa.

At the heart of this project is the development of a mixed-use project including Tulsa's first food

hall, established by the Lobeck Taylor Family Foundation, including a food incubator program,

supporting reta¡l components, and the redevelopment of the long vacant Tulsa Welding School site into

mixed-income apartments with mixed-use components and a parking structure. Key to the success of

the private investment is enhanced streetscape and pedestrian safety improvements. This Project Plan

is a critical element in fostering public-private partnerships to create the type of development that the

City seeks but can achieve only by means of the financing tools available under the Oklahoma Local

Development Act.

An increment district provides funding for public sector costs to stimulate private commercial

development and provide improvements to and beautification of the area in order to create the quality

development that the City contemplates, The project will be financed from a combination of public and

private sources, including apportionment of ad valorem and sales tax increments from lncrement

District A and lncrement District B, defined below,

II. BOUNDARIES OF PROJECT AREA AND INCREMENT DISTRICTS

The Project Area is the area in which project activities will take place and project expenditures

may be made. The Project Area is generally located along East LLth Street between U.S. Highway 75 and

S. Delaware Avenue, and along South Lewis Avenue between East 16th Street and East Archer Avenue.

The lncrement Districts are the areas from which the increment is generated. The Project Plan

establishes boundaries for two increment districts.

The first increment district is lncrement District A. lncrement District A will be assigned a

number (e.g., lncrement District No. 14)when it becomes effective by action of the Tulsa City Councilas

describedinSectionVl belowandasrequiredby$S56(BX3)oftheAct. lncrementDistrictAisgenerally

located between South Lewis Avenue and South Atlanta Avenue north of East lLth Street and between

the railroad tracks and South Lewis Place south of East 11th Street.
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The second increment district is lncrement District B. lncrement District B will be assigned a

number (e.g., lncrement District No. 15)when it becomes effective by action of the Tulsa City Councilas

described in Section Vl below and as required by 5856(BX3) of the Act. lncrement District B is generally

bounded by S. Yorktown Avenue on the west, East 10th Street on the north, S. Lewis Avenue on the east,

and East l1th Street on the south.

The Project Area is depicted on Exhibit A. The Project Area boundaries are described on Exhibit

B. The lncrement Districts are depicted on Exhibit C. lncrement District A boundaries are described on

Exhibit D. lncrement District B boundaries are described on Exhibit E.

III. ELIGIBILITY OF PROJECT AREA

The portion of the Project Area including East l-Lth Street and north of East LLth Street is an

enterprise area. A portion of lncrement District A and all of lncrement District B is an enterprise area.

These areas lie within an enterprise zone, designated by the Oklahoma Department of Commerce to be

in a disadvantaged portion of the City of Tulsa. All of the Project Area and the lncrement Districts,

including the portion of lncrement District A south of East 11th Street, is a reinvestment area, as defined

by the Act, Public improvements are required to serve as a catalyst to expand employment, to attract

investment, and to preserve and enhance the tax base.

lnvestment, development, and economic growth in the area are difficult, but possible if the

provisions of the Act are used. The Project Area and lncrement Districts are unproductive, undeveloped,

underdeveloped, or blighted within the meaning of Article 10, 56C of the Oklahorna Constitution, and

suffe rs from co nditions i n hi biti ng development.

IV. OBJECTIVES

The purpose of the Project Plan and the supporting lncrement Districts is to create an active,

higher-density, and quality mixed-use development at a key intersection of Route 66, as described in

Section I above. lncrementaltax revenues apportioned from the lncrement Districts will be used to pay

the public costs of projects that support the following objectives:

A. To facilitate the development of the property at the intersection of East 1l"th Street and

South Lewis Avenue.

B. To provide a funding mechanism for a substantial portion of the local public investment

required to fund identified public infrastructure and enhanced public improvements for the Project

Area.

C. To enhance pedestrian accessibility and safety within the Project Area

D. To enhance the tax base and make possible investment, development, and economic

growth that would otherwise be difficult without the project and the apportionment of incremental tax

revenues.
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E. To create destinations and capitalize on the tourist attraction of Route 66 to encourage

private investment and activity.

F. To support the development of housing in a variety of types and with a range of prices,

including housing that is affordable to residents with incomes at or below the area median.

V. STATEMENT OF PRINC¡PAL ACTIONS

lmplementation actions for the project, including all necessary, appropriate and supportive

steps, will consist principally of the following:

A. Project planning, design and approval.

B. Leveraging private development, including residential, commercial, office, retail,

entertainment, and mixed-use, pursuant to development or redevelopment agreements with Tulsa

lndustrial Authority, a public trust ("Authority") or another public trust designed by the City.

C. Assisting the financing of other public development costs and facilities, including

without limitation planning, financing, acquisition, construction, and long-term leasing or disposition of
property and public facilities pursuant to development or redevelopment agreements with private

developers or designated public entities, and providing for development of public or private facilities to

be financed in whole or in part by apportioned tax increments from the lncrement Districts created

pursuant to this Project Plan.

D. Financing authorized project costs in support of economic development activities and

investment to retain, attract, and expand quality employment within the Project Area,

E, Distribution of a

(lndependent School District l-1).

portion of the ad valorem increment to Tulsa Public Schools

VI. ESTABLISHMENT OF INCREMENT DISTRICTS

A. This Project Plan establishes two lncrement Districts, identified herein as lncrement

District A and lncrement District B, both of which are ad valorem and sales tax increment districts.

INCREMENT DISTRICT A

The ad valorem increment shall be those ad valorem taxes from lncrement District A in excess of

the taxes produced by the base assessed value of lncrement District A, as determined by the

Tulsa County Assessor in accordance with Section 862 of the Act.

The sales tax increment shall be the undedicated portion of the City's sales tax (currently,2%)

generated by all sales from new businesses in existence after May 31-, 2018, in lncrement

District A that are taxable under the sales tax code of Oklahoma (including all amendments

thereto and revisions thereof).
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The increment of ad valorem and sales taxes from lncrement District A shall be apportioned to

pay Project Costs authorized by Section Vlll of this Project Plan for a period not to exceed 25

fiscal years from the effective date of lncrement District A, as provided by law, or the period

required for the payment of such authorized Project Costs, whichever is less.

lncrement Distr¡ct A shall commence as of the date determined by the Tulsa City Council in

accordance with Section 856(BX2) of the Act.

INCREMENT D¡STRICT B

The ad valorem increment shall be those ad valorem taxes from lncrement District B in excess of

the taxes produced by the base assessed value of lncrement District B, as determined by the

Tulsa County Assessor in accordance with Section 862 of Act.

The sales tax increment shall be the undedicated portion of the City's sales tax (currently,2%l

generated by all sales from new businesses that open after commencement of lncrement

District B in lncrement District B that are taxable under the sales tax code of Oklahoma

(including all amendments thereto and revisions thereof).

The increment of ad valorem and sales taxes from lncrement District B shall be apportioned to

pay Project Costs authorized by Section Vlll of this Project Plan for a period not to exceed 25

fiscal years after the creation of lncrement District B by the City or the period required for the

payment of such authorized Project Costs, whichever is less.

lncrement District B shall commence as of the date determined by the Tulsa City Council in

accordance with Section 856(BX2) of the Act.

B. During each respective period of apportionment, the apportionment fund shall

constitute funds of the Authority or an alternative entity authorized by the City and shall not constitute

a part of the general fund to be appropriated annually by the City Council'

VI¡. PROJECT AND INCREMENT DISTRICTS AUTHORIZATIONS

A. The City is designated and authorized as the principal public entity to carry out and

adm¡nister the provisions of this Project Plan and to exercise all powers necessary or appropriate

thereto as provided in Section 854 of the Act.

B. The Authority, or another public entity designated by the City, is authorized and

designated to carry out implementation actions for the project, including all necessary, appropriate, and

supportive steps pursuant to one or more development or redevelopment agreements with one or

more private developers and to provide assistance in development financing consistent with the

provisions of such development and redevelopment agreements. Such public entity is also authorized

and designated to carry out those provisions of the project related to issuance of bonds or notes as

provided in Sections S54(B) and 863 of the Act, subject to approval of the governing body of the City of

any specific notes or bonds. The Authority is authorized to assist in carrying out this Project Plan and to

exercise all powers necessary or appropriate thereto pursuant to Section 854 of the Act, except for

4
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approval of this Project Plan and those powers enumerated in paragraphs 1, 2,3, 4,7, t3 and'J,6 of

Section 854. As a public entity designated by the City, the Authority, or another public entity designated

by the City, is authorized to: (L) issue tax apportionment bonds or notes, or both; (2) pledge revenues

from current and future fiscal years to repayment; (3) incur Project Costs pursuant to Section Vlll of this

Project Plan; (4) provide funds to or reimburse the City for the payment of Project Costs and other costs

incurred in support of the implementation of the project; and (5) incur the cost of issuance of bonds for

payment of such costs and to accumulate appropriate reserves, if any, in connection with them. As

authorized in Section Vl(B) above, during each respective period of apportionment, the apportionment

fund shall constitute funds of the Authority or an alternative entity authorized by the City for that

lncrement District and shall not constitute a part of the generalfund to be appropriated annually bythe

City Council.

C. The Chief of Economic Development, Kian Kamas, her successor in office, or another

designee of the Mayor shall be the person in charge of implementation of the Project Plan in accordance

with the provisions, authorizations, and respective delegations of responsibilities contained in this

Project Plan.

D. lnitiation of the consideration and approval process for development proposals seeking

assistance in development financing within the Project Area shall be undertaken by City staff and

Authority staff, acting under such procedures as each may prescribe from time to time. Prior to
expenditure of funds from the lncrement Districts established under this Project Plan, the proposed

development and budgetary allocation of increment shall be considered by City and Authority staff. Any

allocation of increment shall be pursuant to development or redevelopment agreements with private

developers or designated public entities.

VIII. BUDGET OF ESTIMATED PROJECT COSTS TO BE FINANCED BY TAXES APPORTIONED FROM

INCREMENT DISTRICTS IN THE PROJECT AREA

A. The Project Costs will be financed by the apportionment of ad valorem and sales tax

increments from the lncrement Districts. The Project Costs categories are:

Pu blic I mprovements and I nfrastructure

Assistance in Development Financing

Contingency

lmplementation and Administration

Si.L,ooo,ooo

s11,500,000

$ 5oo,ooo

S ezs,ooo

TOTAL Project Costs $23,675,000

Plus financing costs, costs of issuance, necessary or appropriate reserves, and interest on repayment of

Project Costs, including, where authorized, interest on assistance in development financing. The

lmplementation and Administration Project Cost category includes general administrative and

implementation costs of the City and other public entities charged with implementation of the Project

Plan, and shall be funded by four percent Ø%l of the annualad valorem tax increments. Project Costs

do not include the specific revenue source for Tulsa Public Schools described in Section Vlll(C) below.
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B. The tax increment revenues expected to be generated from the lncrement Districts and

authorized for payment of Project Costs within the Project Area are as follows:

lncrement District A

lncrement District B
s 8,350,000

S15,32s,ooo

TOTAL s23,675,000

Plus financing costs, costs of issuance, necessary or appropriate reserves, and interest on repayment of

Project Costs, including, where authorized, interest on assistance in development financing.

C. Ten percent (lO%) of the ad valorem increment from lncrement District A and

lncrement District B shall be apportioned to Tulsa Public Schools (lndependent School District l-L) on an

ongoing basis as a specific revenue source for a public entity in the area in accordance with Section

353(9) of the Act to be utilized to enhance its programs, mission, and services. The educational

objectives to be funded from such apportioned revenues constitute the Public Schools Enhancement

Program. The Public Schools Enhancement Program includes the development of public school facilities

and assistance for public school programs. During the effective lives of the lncrement Districts, the ten

percent (IO%) ad valorem specific revenue source should provide Tulsa Public Schools with revenues

ranging from 54,000 annually in the near term and up to 571,000 annually over the long term.

D. Assistance in Development Financing consists of public support provided to a private

developer pursuant to a legally enforceable development or redevelopment agreement to ensure the

delivery of the project or specific portions thereof. Assistance in development financing will be provided

only for projects that are determined, in the City's discretion: (1-) to meet the City's approved

development goals and objectives for the Project Area, and (2) to provide adequate consideration and

public benefit in return for the public investment.

E. Additional costs necessary or appropriate to implement this Project Plan that are to be

financed by other than apportioned tax increments may be approved by the City at any time. The

provisions of this Section Vlll are not a limitation on project related costs to be financed by sources

other than apportioned tax increments.

IX. FINANCING PLAN AND REVENUE SOURCES

A. Financing Plan. Some Project Costs, in anticipation of private investment, may be

financed and funded by the City from apportioned tax increments or from sources other than

apportioned tax increments, which may be reimbursed once increment is generated by the

development within an lncrement District. Private developers within the Project Area may be required

to construct the necessary improvements for specific projects at their initial expense, and the financing

of such private developments will be provided by private sources. Most Project Costs incurred in

connection with the implementation of this Project Plan will be financed on a pa!:as-you-go basis,
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B. Financing Authorizations. The implementation of the Project Plan shall be financed in

accordance with financ¡al authorizations, including both fund and asset transfers, authorized from time

to time by the City and/or the Authority, as appropriate.

C. Financing Revenue Sources. The revenue sources expected to finance Project Costs

authorized by Section Vlll are the portion of the increments attributable to investment and

development within the lncrement Districts. Project Costs will be paid by the City and/or the Authority.

lncrement generated from within the lncrement Districts will provide the funding of Project Costs to be

paid by the City and/or Authority.

D. Financial Reports and Audits. The development activities undertaken by the City,

pursuant to this Project Plan, shall be accounted for and reported by the appropriate and necessary

annual fiscal year audits and reports.

E. Other Necessary and Supporting Costs. The Authority, or another public entity

designated by the City, is authorized to issue bonds and notes and to apply for and obtain grants from

other sources for costs incurred or to be incurred in connection with the project and the construction of

improvements therein in addition to Project Costs to be financed pursuant to Section Vlll.

X. PRIVATE AND PUBLIC INVESTMENTS EXPECTED FOR THE PROJECT

A. Private and Public lnvestments Expected from the Project and lncrement Districts.

Given the scope of the project objectives, the density of the desired development, and the timeframe

for implementation of the project, the total private investment of known developments is anticipated to

exceed S45,0OO,0OO over the life of the Project Plan. Additional private investment is anticipated as

growth in the area continues. These private investments are in addition to an est¡mated 523,675,000 in

aggregate public investment.

B. Public Revenue Estimated to Accrue from the Project and lncrement Districts. The

estimated incremental increases in ad valorem and sales tax revenue, which will serve as the revenue

source for financing the Project Costs authorized by Section Vlll, is the public revenue directly

attributable to the project defined by establishment of the lncrement Districts. Both the City and the

State will experience increases in tax revenuesthat are not a part of the lncrement Districts. Ad valorem

taxing entities will experience additional revenues from increasing values of the Project Area and other

property near the project.

The development anticipated by the project will not result in a measurable increase in demand

for services by or in costs to the affected taxing entities. The impacts on business activities within the

lncrement Districts are positive. The economic benefits of the project for the City, the affected taxing

jurisdictions, and business activities indicate positive financial impacts for the community as a whole.

The aggregate impacts on the City from implementation of the Project Plan are positive and include the

achievement of the objectives set forth in Section lV.
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XI. IAND USE

Existing uses and conditions of real property in the lncrement Districts are shown on the

attached Exhibit F. A map showing the proposed improvements to and proposed uses of the real

property in the lncrement Districts are shown on the attached Exhibit G. No changes in the

Comprehensive Plan are necessary to accommodate the project.

Recommended by Review Comm¡ttee
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EXHIBIT B

Proiect Area Legal Descr¡Pt¡on

Beginning at the NW corner of Lot 50, Block 4, Eastland Addition, thence easterly along the northern

boundary of Lots 50 and L, Block 4for 320 feet to the NE corner of Lot l-, Block 4, Eastland Addition.

Thence southerly along the eastern boundary of said Lot L, Block 4 for 12 feet to a point. Thence

easterly lor 64 feet to the NW corner of Lot 24, Block L, Schlump Addition. Thence easterly along the

northern boundary of Lots 24 and 1, of said Block 1- to the NE corner of Lot L, Block 1, Schlump Addition.

Thence easterly for 25 feet to a point on the centerline of N Lewis Pl. Thence south easterly along the

centerline of N Lewis pl for 650 feet to the NE corner of Lot 7, Block 4, East Highland Addition Resub BL.

Thence southerly along the eastern boundaries of Lots 7 and L8, of said Block 4 to the SE corner of Lot

18, Block 4, East Highland Addition Resub BL. Thence southerly for 60 feet to the NE corner of Lot 7,

Block 5, East Highland Addition Resub 81. Thence continuing easterly along the northern boundary of

Lots 6 through 1, of said Block 5, to the NE corner of Lot l-, Block 5, East Highland Add¡tion Resub 81 also

known as the western right-of-way of S Atlanta Ave. Thence southerly along the western right-of-way of

S Atlanta Ave for 4,005 feet to the NE corner of Lot 6, Block 4, Highlands Addition. Thence easterly 50

feet to the NW corner of Lot 1, Block 5, Highlands Addition. Thence easterly along the northern

boundary of Lots 1 through 6, Block 5, for 6lL feet to the NE corner of Lot 6, Block 5, Highlands Addition.

Thence 50 feet to the NW corner of Lot 1-, Block L2, Highlands Addition. Thence easterly along the

northern boundary of Lots 1 through 6, of said Block L2, for 611 feet to the NE corner of Lot 6, Block 12,

Highlands Addition. Thence easterly for 50 feet to the NW corner of Bama Addition, a Resub of Part of

Block i.3 Highlands Addition. Thence northerly for 60 feet to the northern right-of-way of E 10th St S and

the SW corner of Lot 1, Block 1, University of Tulsa Blocks !,2 and 3 Addition' Thence easterly along the

southern boundaryof LotL, Blockl, Universityof Tulsa Blocks L,2and 3Additionfor6ll-feettotheSE

corner of Lot L, Block 1, University of Tulsa Blocks 1, 2 and 3 Addition. Thence northerly along the

eastern boundary of Lot 1, Block L, University of Tulsa Blocks I,2and 3 Addition for 300 feet. Thence

easterly 55 feet to the NW corner of Lot 1, Block 25, College Addition. Thence easterly along the

northern boundary of Lots L through L0, Block 25, College Addition for 500 feet to the NE corner of Lot

L0, Block 25, College Addition. Thence southerly along the eastern boundary of Lots 10 and 11, of said

Block 25 and Lots L0 and 1l-, Block 26, College Addition for 662 feet to the SE corner of Lot 1l-, Block 26,

College Addition. Thence westerly for 2L feet to a point on the southern boundary of Lot LL, Block 26,

College Addition. Thence southerly for 61 feet to a point on the southern right-of-way for E lLth St S.

Thence southerly along the western right-of-way of S Evanston Ave and the eastern boundary of Block 2,

Signal Addition, for 610 feet to the SE corner of Lot L2, Block 2, Signal Addition. Thence along the

southern boundary of Lots L2 and 13, Block 2 SignalAddition lor 226 feet to the SW corner of Lot 13,

Block 2, Signal Addition. Thence 50 feet to the SE corner of Lot 12, Block 3, Signal Addition. Thence

along the southern boundary of Lots L2 and 13, Block 3, SignalAddition for 225 feet to the SW corner of

Block 3, Signal Addition. Thence N 92'64'31" W for 8 feet to a point on the northern right-of-way for E

L2th St S. Thence along the northern right-of-way of E L2th St S for 661 feet. Thence northerly along the

eastern right-of-way of S Columbia Ave for 296 feet. Thence westerly for 60 feet to the SE corner of Lot

6, Block 2, Max Campbell Addition. Thence along the southern boundary of Lots 6 and Lots 21 of said

Block 2 lor 276 feet to the SW corner of Lot 21, Block 2, Max Campbell Addition' Thence westerly for 40

feet to a point on the eastern boundary of Lot 3, Block 3, Max Campbell Addition. Thence southerly for

30 feet to the SE corner of Lot 3, Block 3, Max Campbell Addition. Thence westerly along the southern
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boundary of Lots 3 and L6, Block 3, Max Campbell Addition for 278 feet to the SW corner of Lot 1"6,

Block 3, Max Campbell Addition. Thence northerly for 9 feet along the western boundary of Lot 1'6,

Block 3, Max Campbell Addition. Thence westerly for 50 feet to the NE corner of Lot 5, Block 4,

Amended Tulsa Square Addition. Thence westerly along the northern boundary of Blocks 4 and 3 of

Amended Tulsa Square Addition to the NW corner of Lot 15, Block 3, Amended Tulsa Square Addition.

Thence westerly 50 feet to a point on the eastern boundary of Lot 7, Block L, Boswell's Addition, also

being 23 feet south of the NE corner of Lot 7, Block 1, Boswell's Addition. Thence north along the

eastern boundary of Lot 7, of said Block 1- for 23 feet to the NE corner of Lot 7, Block 1, Boswell's

Addition. Thence westerly along the northern boundary of Lots 7 and 1.8, Block L, Boswell's Addition for

276 feet to the NW corner of Lot 18, Block L, Boswell's Addition. Thence southerly along the western

boundary of Block L, Boswell's Addition for 300 feet to the SW corner of Lot L3, Block 1, Boswell's

Addition. Thence continuing in a southerly direction for 50 feet to the NW corner of Lot 24, Block 2,

Boswell's Addition. Thence southerly along the western boundary of Block 2, Boswell's Addition for 500

feet to the SW corner of Lot l-4, Block 2, Boswell's Addition. Thence southerly for 7 feet to a point on

Lot L3, Block 2, Boswell's Addition. Thence southerly lor 274 feet to a point on the western boundary of

the railroad right-of-way. Thence continuing in a south easterly direction along the western right-of-way

of the railroad for 816 feet. Thence westerly 248 feet to a point on the northern boundary of Lot 1,

Block 1- Albertson's 2253 Addition. Thence S 63"20'40" Elor IlL.79 feet; thence S 51"'17'53" E for 81.88

feet; thence S 0'05'30" W for 38.80 feet, thence N 90'00'OO" W for 64.00 feet; thence S 0'06'30" W for

320.30 feet to the SE corner of Lot 1, Block 1, Albertson's 2253 Addition. Thence westerly for L6 feet to

a point on the southern boundary of Lot L, Block 1, Albertson's 2253 Addition. Thence southerly for 33

feet to a point on the northern boundary of Lot 1, Block L, Mcdonnell's Subdivision L1-5 Glen Acres.

Thence southerly along the eastern boundary of Lot L, Block l-, Mcdonnell's Subdivision L1-5 Glen Acres

for 252 feet to the SE corner of Lot 5, Block 1, Mcdonnell's Subdivision L1-5 Glen Acres. Thence westerly

along the southern boundary of Lots 5 and 20, Block l-, Mcdonnell's Subdivision L1--5 Glen Acres for 282

feet to the SW corner of Lot 20, Block 1, Mcdonnell's Subdivision L1-5 Glen Acres. Thence westerly for

52 feet to a point on the eastern boundary of Lot 7, Block 2, Mcdonnell's Subdivision L1-5 Glen Acres.

Thence southerly along the eastern boundary of Block 2, Mcdonnell's Subdivision L1-5 Glen Acres, for

350 feet to the SE corner of Lot 14, Block 2, Mcdonnell's Subdivision LL-5 Glen Acres. Thence westerly

along the southern boundary of Lots L4 and 15, Block 2, Mcdonnell's Subdivision L1-5 Glen Acres fot 273

feet to the SW corner of Lot L5, Block 2, Mcdonnell's Subdivision L1-5 Glen Acres. Thence westerly for

56 feet to a point on the eastern boundary of Lot 12, Block L, Hopping's Addition, also being 11 feet

north of the NE corner of Lot 13, Block L, Hopping's Addition. Thence southerly along the eastern

boundary of said Block L for 1-1 feet to the NE corner of Lot 13, Block l-, Hopping's Addition. Thence

westerly along the northern boundary of Lots 1-3 and 22, Block 1, Hopping's Addition lor 29O feet to the

NW corner of Lot22, Block L, Hopping's Addition. Thence northerly along the western boundary of Lots

22 through 28, Block 1, Hopping's Addition for 300 feet to the NW corner of Lot 28, Block 1-, Hopping's

Addition. Thence westerly for 50 feet to the NE corner of Lot 7, Block 2, Hopping's Addition. Thence

westerly along the northern boundary of Lot 7, of said Block 2 for 145 feet to the NW corner of Lot7,

Block 2, Hopping's Addition. Thence northerly along the western boundary of Lot 6, of said Block 2 for 9

feet to a point on the eastern boundary of Lot L, Block L, Seven Acres Place. Thence N 95'57'36" W for

207 feeT. Thence northerly along the western boundary of Lot 1, Block 1, Seven Acres Place for 297 feel

to the NW corner of Lot L, Block 1, Seven Acres Place. Thence northerly for 60 feet to a point on the

northern right-of-way of E L5th St S. Thence north westerly for 1-51 feet, Thence easterly for 154 feet to
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a point on the western boundary of Terrace Dr right-of-way. Thence easterly for 80 feet to a point on

the western boundary Lot 6, Block 1, Terrace Drive Addition Resub L8 84. Thence northerly for 6 feet to

a point on the eastern boundary of Terrace Dr right-of-way. Thence northerly and north easterly along

the eastern right-of-way of Terrace Dr and along the western boundary of Block 4, Terrace Drive

Addition and Blocks 11 and 1-0, Terrace Drive Addition Resub 86 & L1-3 84 for 1,193 feet to the NE

corner of Lot 6, Block l-0, Terrace Drive Addition Resub 86 & L1-3 84. Thence northerly for 70 feet to the

SW corner of Lot27, Block 3, Terrace Drive Addition Amended Sub 82-3&7. Thence easterly along the

southern boundary of said Lot 27 for 50 feet to the SE corner of Lot 27 , Block 3, Terrace Drive Addition

Amended Sub 82-3&7. Thence northerly along the western boundary of Lots 27 and 5, of said Block 3

and the eastern boundary of Lots 22 and 1, Block 2, Terrace Drive Addition Amended Sub 82-3&7 for

596 feet to the NE corner of Lot l-, Block 2, Terrace Drive Addition Amended Sub 82-3&7. Thence

northerly for 80 feet to a point on the southern boundary of Block 1, M E Bailey Subdivision B1 Terrace

Drive Addition, also being L4.77 feet from the SW corner of Lot 17, Block 1, M E Bailey Subdivision 81

Terrace Drive Addition. Thence easterly along the southern boundary of Lot 17, of said Block 1, for 50

feet to the NE corner of Lot l-7, Block 1, M E Bailey Subdivision BL Terrace Drive Addition. Thence N

32"63'4!" W for I23.23 feet. Thence N 32"40'00" W for 29.65 feet. Thence N 32"43'18" W for 159.14

feet to a point on the boundary of Block L, M E Bailey Subdivision Bl Terrace Drive Addition. Thence S

89"11'45" W for 120.5L feet. Thence S 89"14'02" W for 99.04 feet. Thence S 89"14'01" W for 30.63 feet

to a point on the western boundary of said Block 1, also being 35 feet north of the NW corner of Lot 8,

Block L, M E Bailey Subdivision BL Terrace Drive Addition. Thence south 35 feet to the NW corner of Lot

8, Block L, M E Bailey Subdivision BL Terrace Drive Addition. Thence westerly 50 feet to the NE corner of

Lot 19, Block 1, Bell Addition. Thence westerly along the northern boundary of Lots 19and 10, of said

Block 1 and Lots L9 and L0, Block 2, Bell Addition, for 588 feet to a point on the eastern boundary of Lot

24, Block 3, Ridgedale Terrace 2nd Addition. Thence southerly along the eastern boundary of said Lot24

for 5 feet to the NE corner of Lot 23, Block 3, Ridgedale Terrace 2nd Addition. Thence westerly along the

northern boundary of Lots 23 and L2, Block 3 and Lots 23 and 12 Block 2 and Lot 9 Block 1-, Ridgedale

Terrace 2nd Addit¡on for 654 feet to the NW corner of Lot 9, Block 1-, Ridgedale Terrace 2nd Addition.

Thence southerly along the western boundary of Lots 9 and 10, of said Block 1 for 50 feet to the NE

corner of Lot 16, Block L, Perryman Heights Addition. Thence westerly along the northern boundary of

said Lot L6, Block tlor L44 feet to the NW corner of Lot 16, Block 1, Perryman Heights Addition' Thence

southerly along the western boundary of Lots L6,15 and 14, of said Block 1 lor 23t feet to the SW

corner of Lot 14, Block 1, Perryman Heights Addition. Thence westerly along the northern right-of-way

of E 12th St S for 184 feet to the eastern boundary of Perryman Heights 2nd Addition. Thence westerly

along the southern boundary of Perryman Heights 2nd Addition for 328 feet to the SW corner of
perryman Heights 2nd Add¡tion and part of the centerline right-of-way of S Utica Ave. Thence southerly

for 25 feet to a point on the centerline of S Utica Ave right-of-way. Thence westerly for 25 feet to the SE

corner of Lot 10, Block 1, Mcnulty Addition. Thence westerly along the southern boundary of Blocks 1

and 2, Mcnulty Addition and Blocks 2 and 3, Forest Park Addition Re-Amended for 1,079 feet to the SW

corner of Lot 27, Block 3, Forest Park Addition Re-Amended. Thence northerly along the western

boundary of Block 3 Forest Park Addition Re-Amended for 250 feet to the NW corner of Lot l-7, Block 3,

Forest Park Addition Re-Amended. Thence westerly for 53 feet to the NE corner of Lot 9, Block 4, Forest

park Addition Re-Amended. Thence westerly along the northern boundary of said Lot 9 for 140 feet to

the NW corner of Lot 9, Block 4, Forest Park Addition Re-Amended. Thence north-westerly for 32 feet to

the NE corner of Lot 17, Block 1, Orchard Addition. Thence westerly along the northern boundary of Lot
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17, Block L, and Lots 17 and 36, Block 2, and Lots 17 and 36, Block 3, Orchard Addition for 870 feet to

the NE corner of Lot!7, Block 4, Orchard Addition. Thence southerly along the eastern boundaries of

Lots L7 through 23, of said Block 4 for I75 feet to the NE corner of Lot24, Block 4, Orchard Addition.

Thence westerly along the northern boundary of Lots 24 and 29, of said Block 4 for 266 feet to the NW

corner of Lot 29, Block 4, Orchard Addition. Thence westerly lor 75 feet to a point on the eastern

boundary of Lot 8, Block 4, Ridgewood Addition of Tracy Park Addition, also being 18 feet south of the

NE corner of said Lot 8. Thence northernly for 18 feet to the NE corner of Lot 8, Block 4, Ridgewood

Addition of Tracy Park Addition. Thence westerly along the northern boundary of Lots 8 and 10, of said

Block 4 for 300 feet to the NW corner of Lot L0, Block 4, Ridgewood Addition of Tracy Park Addition.

Thence northerly along the western boundary of said Block 4 for 300 feet to the NW corner of Lot 15,

Block 4, Ridgewood Addition of Tracy Park Addition. Thence westerly for 60 feet to the SE corner of Lot

1, Block 3, Ridgewood Addition of Tracy Park Addition. Thence westerly along the northern boundary of

Lots 2 and L5, Block 3 and Lots 2 and L5, Block 2 for 609 feet to the NW corner of Lot 15, Block 2,

Ridgewood Addition of Tracy Park Addition. Thence S 89'05'49" W for 59.89 feet to a point on the

eastern boundary of Lot 5, Block L, Ridgewood Addition of Tracy Park Addition. Thence N 0'37'12" W

along the western right-of-way boundary of S Norfolk Ave for 270leet to the NE corner of Lot 1, Block L,

Ridgewood Addition of Tracy Park Addition. Thence S 88'52'18" W for 1-99.47 feet. Thence N 06"07'15"

W for 30.24 feet to a point on the centerline of E Ll-th St S right-of-way. Thence S 88'48'36" W for 24.53

feet. Thence S 88"48'38" W for 32.60 feet. Thence S 89"02'40" W for 3.65 feet. Thence N 1"00'44" W

for 28 feet. Thence N 0"52'20" W for 629.39 feet to a point on the southern boundary of Oaklawn

Addition. Thence westerly along the southern boundary of Oaklawn Addition for 1,316 feet to the

centerline of S Peoria Ave. Thence N L'15'47" W along the centerline of S Peoria Ave for 13 feet'

Thence N 89'1L'50" E for 30 feet to the NW corner of Lot 13, Block 3, East Lynn Addition. Thence

easterly along the northern boundary of Lots 13 and 4, Block 3, East Lynn Addition for 277 feet to the NE

corner of Lot 4, Block 3, East Lynn Addition. Thence southerly along the eastern boundary of Block 3 for

295 feet to the NE corner of Lot 1, Block 10, East Lynn Addition. Thence easterly along the southern

right-of-way of E L0th St and the northern boundary of Lots L4 and L, Block 9, Lots 14 and L, Block 8 and

Lot L, Block 7, East Lynn Addition for 867 feet to the NE corner of Lot L, Block 7, East Lynn Addition.

Thence easterly for L7 feet to the NW corner of Lot 1, Block 12, Park Dale Amended, Thence continuing

easterly along the southern boundary of E LOth St S right-of-way and the northern boundary of Blocks L2,

l.L and L0, Park Dale Amended for 850 feet to the NE corner of Lot 1, Block L0, Park Dale Amended.

Thence N 89"13'55" E for 60.05 feet. Thence N l-"28'37" W for 9.9 feet. Thence easterly along the

southern boundary of Lots 17 through 20, Block 8, Park Dale Amended for 100 feet to the SE corner of

Lot 20, Block 8, Park Dale Amended. Thence northerly along the eastern boundary of Lots 20 and 13,

Block 8 lor 289 feet to the NE corner of Lot 13, Block 8, Park Dale Amended. Thence easterly along the

northern boundary of Lots 13 through 1", of said Block 8 to the NE corner of Lot 1, Block 8, Park Dale

Amended. Thence southerly along the eastern boundary of said Lot L for 55 feet to a point on the

eastern boundary of Lot L, Block 8, Park Dale Amended. Thence easterly along the southern boundary

of E 8th St S right-of-way and the northern boundary of Block 1, Tulsa Recreation Center for the
physically Limited lor 694 feet to the NE corner of Tulsa Recreation Center for the Physically Limited'

Thence southerly along the eastern boundary of Tulsa Recreation Center for the Physically Limited for

200 feet to a point on the eastern boundary of Lot 2, Block 1, Tulsa Recreation Center for the Physically

Limited. Thence easterly for 50 feet to the NW corner of Lot 8, Block 2, Clover Ridge Addition. Thence

easterly along the northern boundary of Lots 8 and L7, of said Block 2 and Lot 8, Block L, Clover Ridge
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Addition for 476 feet to the NE corner of Lot 8, Block 1, Clover Ridge Addition. Thence easterly for 1-25

feet to a point on Lot 2, Block 2, Fleetwood lndustrialAddition, also being 6 feet north of the SW corner

of Lot 2, Block 2, Fleetwood lndustrial Addition. Thence northerly along the western boundary of Lots 2

and L, of said Block 2 for L94 feet to the NW corner of Lot L, Block 2, Fleetwood lndustrial Addition.

Thence easterly along the northern boundary of said Block 2 lor 243 feet to the NE corner of Lot 12,

Block 2, Fleetwood lndustrial Addition. Thence N 89"13'46" E for 39.63 feet to a point on the railroad

right-of-way. Thence S 32"54'20" E along the western boundary of the railroad right-of-way for 29.64

feet. Thence S 33'05'06" E for 59.09 feet. Thence S 33"05'07" E for 152.73 feet. Thence S 33'05'07" E

lor 46.45 feet to a point on Lot 2, Block 3, Fleetwood lndustrial Addition, Thence N 89'13'47" E for

L77.48 feet to the NW corner of Lot 1, Block L, Hillcrest Park Addition. Thence N 33'05'08" W for 48

feet. Thence N 33'05'03" W for 10.79 feet. Thence N 33'05'07" W for 156,71- feet. Thence N 33'05'02"

W for 5.L7 feet. Thence N 33"05'08" W for 19.09 feet. Thence N 33"05'07" W for 70.48 feet to the SE

corner of Lot 8, Block 8, Hillcrest Addition. Thence northerly along the eastern boundary of Blocks 8, 9

and L0, Hillcrest Addition lor 1,170 feet to a point on the eastern boundary of Lot L9, Block 10, Hillcrest

Addition. Thence easterly along the northern boundary of E 5th Pl S and the southern boundary of Block

ttlor 392 feet to the SW corner of Lot 8, Block 3, Hillcrest Addition. Thence northerly along the eastern

boundary of S Gillette Ave and the western boundary of Blocks 3,2 and 1, Hillcrest Addition, and Blocks

! and 2, Hillcrest Ridge for 1,366 feet to the NW corner of Lot L4, Block 2, Hillcrest Ridge. Thence

easterly along the northern boundary of Lot L4, of said Block 2 for 105 feet. Thence northwesterly for
55 feet to the SW corner of Lot 2, Block 5, Hillcrest Ridge. Thence northerly along the western boundary

of S Gillette Ave right-of-way and the eastern boundary of Block 5, Hillcrest Ridge, and Blocks 8 and 1,

Wakefield Addition, and Block 22and Lots 8 through L0, Block 1, Gillette-Hall Addition for 1,306 feet to

the NW corner of Lot 10, Block L, Gillette-Hall Addition. Thence N '.25'32" W for 341.7L feet. Thence N

L"37'L7" W for 6.99 feet. Thence N 1"37'L2" W for 24.97 feet. Thence N L'37'L5" W for 199.78 feet.

Thence N l-"37'L2" W îor 24.97 feet. Thence N L'37'15" W for 199.78 feet. Thence N 1'37'L3" W for

20.75 feet to the NW corner of Lot 50, Block 4, Eastland Addition; also being the point-of-beginning.

lz.zf



ëËprffi J }IqIqXE t'0 0'0 z0 t0 90'0 0
sêlry\ 

-

Y
NslcrJtsrcJ luêureJcul sL\\eJ :9 {11I

-G'

t'
f\

YS1g.?a s,or{rùo:tÞuer

)

lì

I

i..,*. ¡¿¡¡15 qÌt! lselÊ t )É?l

- ¡4.¡s qùi ¡tc¡

li

.=

Ë
f

>l
EPIÈ

ii
ìi
ri

+

rl
c

\ ¡)et¿ q¡g¡ ìs¡: ìi
l

ir

i

I

åÞ¡rrs

,.,:,i"1.¡,,

.-Þ

o

Èà¡5 qì€t ¡rPl

t
€
2

?

r$

6

I

ã

9

3

6,n!,s.'.,
t

t
+

d
s

Ì

,iiìËi ¡ e
áz

ã
3¿

{D

d

eg
..rj,4-c11

" L¡r"dF

ci

z

Êr
L( È- ,¿..;.,. ,'

l¡
¡å¡¡s L¡g ¡tPl

iE

I

_ff_ut¡ {r¡g
l¡

d Ëìr

t

g

f

9

g

3q

1
ò

I

¡¡
3 {t

ì

!
t

\2,
gl

1i)
i9

I

i

d

d ¡åàlsqrg¡sll _ 
-

6Ú of')e
I

rl
D¡As qts ¡se3

o)
1

1

g?

E?

3=
åå

:+

t

+
d

d

qtç



Nfl

a
f.t

N

A
11th & Lewis Incretnent Districts

Miles

0 0.05 01 0.2 0.3 0.4 Exhibit C ffikl$,a



EXHIBIT D

lncrement D¡str¡ct A Legal Descr¡pt¡on

Beginning at the NW corner of Lot 1, Block 4, Highland Addition, thence easterly along the northern

boundary of Lots 1 through 3 of said Block 4 for 303 feet to the NE corner of Lot 3, Block 4, Highland

Addition. Thence southerly along the eastern boundary of Lot 3, Block 4, for L50 feet to the SE corner of

Lot 3, Block 4, Highland Addition. Thence easterly along the southern boundary of Lots 4 and 5, of said

Block 4 for 200 feet to the SE corner of Lot 5, Block 4, Highland Addition. Thence northerly along the

eastern boundary of Lot 5, of said Block 4 for 150 feet to the NW corner of Lot 6, Block 4, Highland

Addition. Thence easterly along the northern boundary of Lot 6, of said Block 4 for 106 feet to the NE

corner of Lot 6, Block 4, Highland Addition. Thence easterly 50 feet to the NW corner of Lot 1, Block 5,

Highland Addition. Thence southerly along the western boundary of Lot L, of said Block 5 for 150 feet to

the SW corner of Lot 1, Block 5, Highland Addition. Thence easterly along the southern boundary of Lots

1 through 3, of said Block 5 for 252 feet to a point on the northern boundary of Lot 10, Block 5, Highland

Addition. Thence southerly along the E 50 feet of Lot 10, of said Block 5 for 150 feet to a point on the

southern boundary of Lot 10, Block 5, Highland Addition, also being 50 feet from the SE corner of Lot 10,

Block 5, Highland Addition. Thence westerly along the southern boundary of Lots 10 through 1-2, Block 5

and Lot 7, Block 4 Highland Addition for 309 feet to a point on the southern boundary of Lot 7, Block 4,

Highland Addition, also being 6 feet from the SE corner of Lot 7, Block 4, Highland Addition. Thence S

L"L2'58" E for 53 feet to the NE corner of Lot L, Block L, Boswell's Addition. Thence westerly along the

northern boundary of Lots L and 24, of said Block 1 and the southern right-of-way of E Llth St S for 328

feet to the NE corner of Lot L, Block 4, Boswell's Addition. Thence southerly along the eastern boundary

of Lots 1- through 3, of said Block 4 for 1"53 feet to the NE corner of Lot 4, Block 4, Boswell's Addition.

Thence westerly along the northern boundary of Lot 4, Block 4 for 138 feet to the NW corner of Lot 4,

Block 4, Boswell's Addition. Thence southerly along the western boundary of Lots 4 through 1-0 for 348

feet to the NW corner of Lot L1, Block 4, Boswell's Addition. Thence westerly along the northern boundary

of Lot 14, of said Block 4 for L34 feet to the NW corner of Lot 14, Block 4, Boswell's Addition. Thence

southerly along the western boundary of Lots 14 and L3, of said Block 4, and Lots L0 and l-1, Block 3

Boswell'sAddition 1or239 feet. Thence S L"09'36" Efor87.76 feet. Thence N 32'l-4'53" Wfor 124.84

feet. Thence N 32"14'54" W for 37032 feet. Thence N 32"30'31" W for 467.92 feet. Thence N 88'50'59"

E for 44.53 feet. Thence N 32'19'40" W for 5.93 feet. Thence N 89'14'32" E lor 457 .75 feet. Thence N

6"2L'40" W for 55.84 feet to the SW corner of Lot L2, Block 4, Highlands Addition. Thence northerly along

the western boundary of Lots 12 and 1, Block 4, Highlands Addition for 30L feet to the NW corner of Lot

1, Block 4, Highland's Addition, also being the point of beginning.
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EXHIBIT E

lncrement D¡str¡ct B Legal Description

Beginning at the NE corner of Lot 3, Block 1, Hillcrest Park Addition, thence easterly along the northern

boundary of Lots 4 through 9of said Block 1 for 435 feet to the NE corner of Lot 9, Block L, Hillcrest Park

Addition. Thence southerly along the eastern boundary of Lots 9 through L4, of said Block 1 for 357 feet

to the SE corner of Lot L4, Block l-, Hillcrest Park Addition. Thence continuing along the southern boundary

of Hillcrest Park Addition and the northern right-of-way of E l-1th St S; S 89"!3'47" W for 145.08 feet,

thenceNL'L6'22"Wfor4.97feet,thenceS89'13'L5"Wfor40.02feet,thenceS89'1"3'20"Wfor5feet,
thence S 1"L6'29" Efor 4.97 feet, thence S 89'L3'45" W for 45.02 feet, thence S 89"13'47" W for 50.02

feet, thence N L'L6'29" W for 4.95 feet, thence S 89'L3'14" W for L00 feet, thence S 1o16'16" Efor 4.94

feet, thence S 89'13'44" W for 44.77 feet to a point on the eastern right-of-way of the railroad. Thence

westerly for 177 feet to the SE corner of Lot 6, Block 3, Fleetwood lndustrial Addition. Thence westerly

along the southern boundary of Lots 6 and 5, of said Block 3 for 328 feet to the SW corner of Lot 5, Block

3, Fleetwood lndustrial Center. Thence northerly along the western boundary of said Block 3 for 525 feet

to the NW corner of Lot 1, Block 3, Fleetwood lndustrialAddition. Thence S 33'05'07" E for 199 feet along

the eastern boundary of said Block 3 for L99 feet to a point on Lot 2, Block 3, Fleetwood lndustrial

Addition. Thence N 89"13'47" Efor 177 feet to the NW corner of Lot L, Block L, Hillcrest Park Addition.

Thence continuing along the northern boundary of Lots L through 3, Hillcrest Park Addition for 217 feet

to the NE corner of Lot 3, Block l-, Hillcrest Park Addition; also being the point of beginning.
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