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Owner and Applicant Information 
Applicant: August Wakat 

Property Owner: August Wakat 

Property Location 
East of the southeast corner of East Admiral Place and 
South 225th East Avenue  

Tract Size: ±5.86 acres 

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

Request Summary 
Rezone subject property from AG to IM to permit additional 
industrial uses.  

Zoning 
Existing Zoning: Agriculture (AG) 
Existing Overlays: None 
Proposed Zoning: Industrial – Moderate (IM) 

Use 
Current Use: Salvage Yard 
Proposed Use: Salvage Yard/Industrial 

Comprehensive Plan Considerations 
Land Use 
Land Use Plan: Regional Center 
Small Area Plans: None 
Development Era: Future Growth 

Transportation 
Major Street & Highway Plan: 

East Admiral Place – Secondary Arterial 

planitulsa Street Type: N/A 

Transit: N/A  

Existing Bike/Ped Facilities: None 

Planned Bike/Ped Facilities: None 

Environment 
Flood Area: N/A 
Tree Canopy Coverage: 10-20% 
Parks & Open Space: N/A 

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

Public Notice Required 
Newspaper Notice – min. 20 days in advance 
Mailed Notice to 300’ radius – min. 20 days in advance 
Posted Sign – min. 20 days in advance 

Staff Recommendation 
Staff recommends denial. 
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Detailed Staff Recommendation 
The applicant is proposing to rezone the subject property from AG to IM to permit additional industrial uses on the 
site.  The property currently contains a salvage yard that was established prior to annexation into the City of Tulsa in 
2001.  The salvage yard had been determined to be a legal non-conforming use that can continue without zoning 
changes if the use is not expanded.  The AG zoning would not permit any new industrial use of the property.   
 
A request for rezoning of this property was made on November 18, 2020.  At the time, the applicant requested IH 
zoning.  TMAPC recommended denial of the IH zoning, but approval of IL.  The City Council denied the request for 
rezoning with a 9-0-0 vote on January 27, 2021.   
 
The property was designated as “Employment” by the Tulsa Comprehensive Plan in 2010. The employment land use 
was in place during the review of the previous application in 2020.  In June of 2023 the City of Tulsa adopted a new 
comprehensive plan that changed the land use designation on this property to “Regional Center” in anticipation of 
new development along the turnpike and Highway 412 corridors in the future.  The regional center designation does 
not align with industrial zoning.  Some examples of regional centers in the City of Tulsa would be major hospitals, 
universities, shopping malls, and commercial districts.  Uses proposed in regional centers should serve as destinations 
with a regional draw from surrounding areas.  
 
The Development Review Guide, adopted as part of the 2023 comprehensive plan update, includes an industrial site 
suitability assessment.  The guide lists four criteria for determining suitability for industrial purposes: incentives, 
infrastructure investment required, proximity to existing major infrastructure, and residential proximity.  The subject 
property is in the “least suitable” designation which does not support proposed changes to industrial zoning. 
 
The legal non-conforming salvage operation can continue on the site without any zoning changes.  The expansion of 
industrial uses in this area is not supported by the City’s comprehensive plan and would not be an appropriate change 
based on the anticipated future land use.     
 
With consideration given to the factors listed herein, staff recommends denial of the application. 
 
Comprehensive Plan Considerations 
 
Land Use Plan 
The subject property is designated as regional center. Regional Centers are defined by existing regional trip 
generators, in contrast to Local Centers. These centers should be the most connected land use pockets outside of 
downtown for public transit access and high‑capacity arterial streets. New regional trip generators should be 
permitted in the area with special consideration given to transportation access and circulation. Regional trip 
generators include universities, malls, large medical campuses, casinos, big‑box shopping centers, and very large 
churches. 

Surrounding Properties: 
Location Existing Zoning/Overlay Existing Land Use Designation Existing Use 
North N/A (Rogers County)  N/A (Rogers County)  Vacant 
East AG  Regional Center Vacant 
South AG Regional Center Vacant 
West AG Regional Center Vacant 

 
Small Area Plans  
The subject property is not located within the boundary of any adopted small area plans.  
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Development Era 
The subject property is in a “future growth” area. These areas of the city have yet to be developed beyond agricultural 
uses, and they present opportunities to ensure the pattern of development is efficient and fiscally responsible. These 
areas typically do not have subdivision streets or connectivity beyond the mile-by-mile grid, have poor public service 
distribution (fire, police, transit, etc.) and lack utility infrastructure (water, sewer, broadband, etc.) Some areas also 
include exposed bedrock and/or extreme slopes. Priorities in these areas include ensuring the ability to provide 
adequate public services, the implementation of planned streets in the Major Street and Highway Plan, land use 
planning to establish frameworks for decision making, and conservation of natural areas. 

Transportation 
Major Street & Highway Plan: East Admiral Place is designated as a secondary arterial adjacent to the subject property. 

Comprehensive Plan Street Designation: N/A 

Transit: None 

Existing Bike/Ped Facilities:  None 

Planned Bike/Ped Facilities: None 

Environmental Considerations 
Flood Area: The subject property does not contain any floodplain boundaries. 

Tree Canopy Coverage: Tree canopy in the area is 14%. Preserving the limited existing canopy should be encouraged, 
as well as measures to increase the canopy through landscaping. Street-lining trees in particular should be 
encouraged to spread the benefit of the tree canopy to the pedestrian realm.  

Parks & Open Space: N/A 

Zoning History 
Ordinance 20244, dated November 20, 2001, established zoning for the subject property. 

Exhibits 
Case map 
Aerial (small scale) 
Aerial (large scale) 
Tulsa Comprehensive Plan Land Use Map 
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