CITY OF

TULSA

Board of Adjustment

Staff Report
BOA-23985

Hearing Date: January 13, 2026

Prepared by: Erin Roark
eroark@cityoftulsa.org
918-596-7618

Owner and Applicant Information
Applicant: Shahnaz Kasmani

Property Owner:
Shahnaz Kasmani & Asma Farid Padela

Property Location
13111 East 21st Street South

Tract Size: £0.64 acres

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

Elected Representatives
City Council: District 6. Christian Bengel
County Commission: District 1, Stan Sallee

Public Notice Required
Newspaper Notice — min. 10 days in advance

Mailed Notice to 300’ radius — min. 10 days in advance

Posted Sign — min. 10 days in advance

Request Summary

Amendment to CDP-33 to allow a Personal Vehicle Sales use
within a Community Development Project (CDP-33) (Section
30.020).

Zoning
Zoning District: RS-3, CDP-33

Zoning Overlays: N/A

Comprehensive Plan Considerations

Land Use
Land Use Plan: Multiple Use

Small Area Plans: East Tulsa

Development Era: Late Automobile Era

Transportation
Major Street & Highway Plan: Primary Arterial

planitulsa Street Type: N/A

Transit: Regular Route, TOD Area
Existing Bike/Ped Facilities: Sidewalk

Planned Bike/Ped Facilities: Sidewalks

Environment
Flood Area: N/A

Tree Canopy Coverage: 0-9%

Parks & Open Space: Harvey Young Airport
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Staff Analysis

The applicant is requesting an amendment to CDP-33 to allow a Personal Vehicle Sales use within the Community
Development Project (CDP) (Section 30.020). The proposed use is a new and used car lot. CDPs are legacy zoning
districts that predate Planned Unit Developments (PUDs) in Tulsa. Most CDPs in the city have now expired, but a few
remain. The board of adjustment has the authority to approve any proposed changes or amendments to CDPs. The
subject property is in Area |l of CDP-33, which originally allowed off-street parking, residential uses, and some
professional office uses. The remainder of CDP-33, Area |, originally allowed residential uses and religious assembly.

Relevant Case History
e None found.

Comprehensive Plan Considerations

Land Use Plan

The subject property is designated as Multiple Use. Multiple Use areas are mostly commercial or retail uses, which
include restaurants, shops, services, and smaller format employment uses. This land use designation is most common
in areas of the city from earlier development patterns, with Local Centers being more commonplace in newer parts of
the city. For single properties that are commercial but surrounded by Neighborhood, Multiple Use is the preferred
designation.

City of Tulsa Board of Adjustment
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Surrounding Properties:

Location Existing Zoning/Overlay Existing Land Use Designation Existing Use

North RS-3, CDP-33 Multiple Use Day Care

East RS-3, CDP-33 Multiple Use Religious Assembly
South CS, PUD-492 Local Center Gym

West Cs Local Center Commercial and Office

Small Area Plans
The subject property is included in the East Tulsa Phase 1 Planning Area.

Development Era

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

Transportation
Major Street & Highway Plan: East 21st Street South runs parallel to the south side of the subject property and is
classified as a Primary Arterial, which has a minimum planned right-of-way width of 120 feet.

Comprehensive Plan Street Designation: N/A

Transit: Bus Routes 140 and 150 run along East 21st Street South with a stop adjacent to the south of the subject
property. The subject property is located within a Transit Oriented Development (TOD) Area.

Existing Bike/Ped Facilities: Sidewalks are present along East 21st Street South.

Planned Bike/Ped Facilities: Sidewalks are recommended along all street frontages.

Arterial Traffic per Lane: East 21st Street South has an average annual daily traffic (AADT) count of 2,411 vehicles per
lane.

Environmental Considerations
Flood Area: N/A

Tree Canopy Coverage: Tree canopy in the area is 8%. Preserving the limited existing canopy should be encouraged,
as well as measures to increase the canopy through landscaping. Street-lining trees in particular should be
encouraged to spread the benefit of the tree canopy to the pedestrian realm.

Parks & Open Space: Harvey Young Airport is located nearby to the northeast of the subject property.

City of Tulsa Board of Adjustment
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Site Photos

View north from East 21st Street South, April 2025 (Image from Google Street View)

City of Tulsa Board of Adjustment
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Sample Motion
CDP Amendment

| move to gpprove or deny an amendment to CDP-33 to allow a Personal Vehicle Sales use within the Community
Development Project (CDP) (Section 30.020),

e per the conceptual plan(s) shown on page(s)

of the agenda packet.

e subject to the following conditions (including time limitation, if any):

Property Description
LT 6 BLK 1, PLAZA HILLS CENTER , City of Tulsa, Tulsa County, State of Oklahoma

Exhibits

Case map

Aerial (small scale)

Aerial (large scale)

Tulsa Comprehensive Plan Land Use Map

City of Tulsa Board of Adjustment
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CDP 33 ¥in
rrea F

Location:
North and East of the intersection of
21st Street and 129th East Avenue.

Total Area:
65 acres

Plat:
Development in accord with this plan
shall not be permitted on any portion
of the land not included in a plat that
has received the approval of the Tulsa
Metropolitan Area Planning Commission
and been properly filed of record.

Total Number of Dwelling Units:
435

Open Area and Recreational Area:
Approximately 7 acres

Allowed Use:
Single family, duplex, multi-family or
townhouse.

Development Standards:
Development shall meet the minimurm
Lot Width, Rear Yard Depth, S5ide
Yard Width, and required On-5ite
Parking Spaces as set out for a U 2A
District in Title 42, Section 5 (e} of
the Revised Crdinances of the City of
Tulsa in effect on July 24, 1968. The
minimum Lot Area shall be 7,000 square
feet and the Lot Area Per Dwelling
Unit shall be 2,000 square feet. Land
owned in common or by a home's as-
sociation may be included when calculating
the minimum I.ot Area. There shall be a
minimum fifteen (15} foot Front Yard.

10.10



Area I

No building or structure shall exceed
thirty-five (35) feet in height: except
that no building in excess of one story
in height shall be constructed within
one~hundred twenty (120} feet of the
North, East, or West boundary of

the property.

Alternative Use:

Church.

Development Standards for Alternative Use:

Area II

The tract shall be not less than 2 1/2
acres in size and the church structure
shall be located so as to provide for a
front building set-back of not less than

thirty-five (35) feet, and a side and rear
building set-back of not less than twenty-

five (25) feet. ©One off-street parking

space shall be provided for each five (5)

sanctuary seats.

Alternative Use:

Any use as allowed in a U 3B District in

Title 42, Section 5 (i).
max. lacire

Development Standards for Alternative Use:

The tract shall not be less than one (1)

acre in size. The height and lot
coverage shall conform to the present
U 3B Use District requirements.

10.11



e EBE

Y

?ﬂe

b

H‘A_P

/\..\l 10
i
"
¥\PK%N

—

REG. NO
.
REVISIONS
ORDER OR JOB NO.
BOOK NO,
PAGE NO.
DRAWN BY: SCALE: / /00 :
HORIZ.
CHECKED BY: SCALE o
DATE // Dec. G7
SHEET ___OF ____SHEETS s p—_ Ry e
| REG. PROF. ENGR.
%2 X 36 PRINTED ON RIDCEWAY'S 1000-H

L\/V
(

7o
706

BM~ INTERSECT/ON & 2/%5 £ so
/9 TH & A1E. ELEV. GITTT

&96

©
R

I

u%m.m t

2,706,392 2" (%

Sl
/

J-B ENGINEERING CO.

5927 E. 31ST ST. sO. TULSA, OKLA. 74135

TOPOGRAPHIC SURVEY
W§ SW{ SEC. 9-19-14, Tt S4 OrL A

CHWn22-sP B

10.12



10.13



20

Canopy E Lz .
‘ 280.0 Sf -~ oy P j

59' : -

= X
R ) _\‘ =
( First Floor % IR S
' ™ o A\

4460.5. sf

] | 2 20 | /;\
' AY 12
| ~f =
CY o
. v 33210-94-09-17430
: | 13111 E21St -+ ' ¢
S | 2 [ o é X
co -~ J RS

e e et

118

e
58

w - i
( % T A

e

L T | -
I - 317 0 o s

L

}

;

\

\
A

Sketch by Apes Sketoh

\
e

J;-\ enlie -

Cido LdALF “

10.14





