CITY OF

TULSA

Board of Adjustment

Staff Report
BOA-24070

Hearing Date: July 21, 2026 (Continued from July 7, 2026)
Prepared by: Christopher Willis

ctwillis@cityoftulsa.org

918-596-7620

Owner and Applicant Information
Applicant: LTH Development Group, LLC ¢/o Michael
Scarbrough

Property Owner: Vipul Patel

Property Location
16416 East Admiral Place South

Tract Size: +1.03 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

Special Exception to allow a commercial vehicle repair and
maintenance use in the CS district (Section 15.020, Table 15-
2).

Zoning
Zoning District: CS

Zoning Overlays: N/A

Comprehensive Plan Considerations

Land Use
Land Use Plan: Multiple Use

Small Area Plans: East Tulsa

Development Era: Late Automobile

Transportation
Major Street & Highway Plan: Secondary Arterial

planitulsa Street Type: N/A

Transit: N/A
Existing Bike/Ped Facilities: N/A

Planned Bike/Ped Facilities: Sidewalks

Environment
Flood Area: N/A

Tree Canopy Coverage: 10-19%
Parks & Open Space: N/A
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BOA-24070 Staff Report July 21, 2026

Staff Analysis

The applicant is requesting special exception to allow a commercial vehicle repair and maintenance use in the CS
district (Section 15.020, Table 15-2). The proposal is to construct a fuel facility that will contain a canopy, underground
fuel tanks, equipment shed, trash enclosure, and EV parking stalls.

This case was originally heard on July 7, 2026, but was continued to July 21, 2026, at the suggestion of the board so
that more voting members would be present.

Section 15.020 Use Regulations

Supplemental
Subcategory OL OM OMH OH CS CG CH CBD IL IM IH Regulations
Specific use

*k%

Table 15-1: O, C and I District Use Regulations

Vehicle Sales and Service Section 40.400
Commercial vehicle repair/maintenance - - - - S P| P P [P P | P
Truck stop - - - - - 1s | s - 'p PP
Commercial vehicle sales and rentals - - - - S P| P P [P P | P

Relevant Case History
e BOA-14852, June 16th, 1988, The BOA approved a special exception to allow Other Trades and Services and
Automotive and Allied Activities in a CS zoned district, and a special exception to allow for off-street parking
in an RM-2 zoned district.
e BOA-18209, October 27th, 1998, The BOA approved a variance of the required setback from the centerline of
S. 165th E. Ave from 55 feet to 50 feet to permit the construction of a new building, and a variance of required
5 foot landscape strip abutting street right-of-way on east side of property.

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.

Surrounding Properties:

Location Existing Zoning/Overlay Existing Land Use Designation Existing Use

North CS Employment Restaurant

East CS Multiple Use Restaurant

South RM-2/PUD-682 Multiple Use Vacant

West CS, RM-2/PUD-682 Multiple Use Personal Vehicle
Repair and
Maintenance

City of Tulsa Board of Adjustment
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Small Area Plans

The subject property is included in the East Tulsa Phase Il Planning Area. The East Tulsa Community Detailed
Implementation Plan was adopted in 2005 with the intention to realize East Tulsa’s vision of a prosperous, diverse
community that supports and provides businesses, employment centers, neighborhoods, centers of faith, educational
and community facilities, and recreational and leisure facilities for its area residents, workers, students, shoppers, and
visitors. Phase Il consists of approximately 5 square miles of East Tulsa along the Highway 412 Corridor.

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 Admiral Place South is classified as a Secondary Arterial, which has a planned
minimum right-of-way of 100 feet.

Comprehensive Plan Street Designation: N/A

Transit: N/A

Existing Bike/Ped Facilities: N/A

Planned Bike/Ped Facilities: Sidewalks are recommended along both East Admiral Place South and South 165th East
Avenue.

Arterial Traffic per Lane: East Admiral Place South has an average annual daily traffic (AADT) count of 4,702 vehicles
per lane.

Environmental Considerations
Flood Area: The subject property is not located within a designated flood area.

Tree Canopy Coverage: Tree canopy in the area is 19%. Preserving the limited existing canopy should be encouraged,
as well as measures to increase the canopy through landscaping. Street-lining trees in particular should be
encouraged to spread the benefit of the tree canopy to the pedestrian realm.

Parks & Open Space: N/A

City of Tulsa Board of Adjustment
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Site Photos

View south from East Admiral Place South, July 2024 (Image from Google Street View)

View west from South 165th East Avenue, July 2024 (Image from Google Street View)

City of Tulsa Board of Adjustment

3.4



BOA-24070 Staff Report July 21, 2026

Sample Motion

Special Exception

| move to approve or deny a special exception to allow a commercial vehicle repair and maintenance use in the
CS district (Section 15.020, Table 15-2).

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):

The Board finds that the requested Special Exception will be in harmony with the spirit and intent of the Code and will
not be injurious to the neighborhood or otherwise detrimental to the public welfare.

Property Description
LT 3 BK 1, Quik Trip Commercial 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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Special Exceptions

The Board of Adjustment is allowed to approve special exceptions only after determining that the following conditions
exist. Below, explain how your requests satisfy these conditions:

1. The special exception will be in harmony with the spirit and intent of the Zoning Code; and

is appropriate located on Admiral Place with an existing truck car wash to the west, a drive-through restaurant to the north

and east and a newer Truck Car Wash to the northeast. The development will meet all Zoning Code requirements and will
provide an added benefit to those who live and work in the area.

. The special exception will not be injurious to the neighborhood or otherwise detrimental to the public welfare.

Based an the current site design, access will be from both Admiral Place and 163rd with no access into the existing
residential neighborhood to the south. There are no external speakers, lighting will meet zaning code requirements and
additional landscaping will be installed along the southern property line to further buffer the use from the residential.

Conditions

In granting any special exception, the Board may make appropriate conditions or safeguards, may limit the approval to a
specified period of time and may require a bond or other guarantee necessary to enforce compliance with the conditions.

If your application is approved, you will likely need additional permits.
Call 918.596.9456 to speak with the Permit Center or Development Setvices Plans Review.

Revised 2025-01-14
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May 21, 2026 — 5:00pm by egallagher
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PARCEL DATA
PARKING PROVIDED 2 EV CHARGING STALLS
PARKING REQUIRED 1STALL PER 1,000 SQFT
ZONING C-S
SETBACKS
FRONT: 10
SIDE 10
REAR 10
LANDSCAPE BUFFER -

CSP ASSUMPTIONS / POTENTIAL ISSUES:

BASE DATA WAS BASED ON COUNTY GIS MAP & GOOGLE EARTH
IMAGES.

POTENTIAL ISSUED THE UNDERGROUND STORAGE TANK
ENCROACHMENT THE SETBACK.
POTENTIAL TEMPORARY CONSTRUCTION EASEMENT.

ASSUMED DETENTION WILL BE ALLOWED UNDERGROUND.

PRE—CONSTRUCTION

IMPERVIOUS SITE RATIO
AREA SQUARE FEET %
IMPERVIOUS (ROOF AND PAVING) 1,986 441
PERVIOUS (LANDSCAPING) 43,091 95.59
GROSS SITE 45,077 100.00

POST—CONSTRUCTION

IMPERVIOUS SITE RATIO
AREA SQUARE FEET %
IMPERVIOUS (ROOF AND PAVING) 34,322 76.14
PERVIOUS (LANDSCAPING) 10,755 23.86
GROSS SITE 45,077 100.00
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