
Tulsa Metropolitan Area 
Planning Commission 

Z-7826 Staff Report (Related to CPA-122)

Hearing Date: August 6, 2025 
Prepared by: Austin Chapman 

achapman@cityoftulsa.org 
918-596-7597

Owner and Applicant Information 
Applicant: Austin Bond, o/b/o Hyrdrasource 

Property Owner: CARS-DB10 LP 

Property Location 
Southeast corner of East Skelly Drive and South 
Memorial Drive 

Tract Size: ±11.483 acres 

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

Request Summary 
Rezone subject properties from CS to IL w/ an optional 
development plan (ODP) to permit a hose and tube 
assembly facility. 

Zoning 
Existing Zoning: Commercial-Shopping (CS)  
Existing Overlays: None 
Proposed Zoning: Industrial Light (IL) w/ODP 

Use 
Current Use: Vacant car dealership  
Proposed Use: Hose and Tube Assembly Facility 

Comprehensive Plan Considerations 
Land Use 
Existing: Multiple Use Proposed: Employment             
Small Area Plans: None               
Development Era: Late Automobile 
Transportation 
Major Street & Highway Plan: 

-East Skelly Drive: Residential Collector
-South Memorial Drive : Primary Arterial
-East 31st Street South: Secondary Arterial
-Interstate-44: Freeway

planitulsa Street Type: 
-South Memorial Drive: Commuter Corridor
-East 31st Street South: Multi-Modal Street

Transit: Regular Route  
Existing Bike/Ped Facilities: Sidewalks on East 31st Street 

South  
Planned Bike/Ped Facilities: None. 

Environment 
Flood Area: Property has a floodway running through the 

property. 
Tree Canopy Coverage: 10-20% 
Parks & Open Space: N/A 

Elected Representatives 
City Council: District 5, Karen Gilbert 
County Commission: District 2, Lonnie Sims 

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

Staff Recommendation 
Staff recommends Approval 
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Detailed Staff Recommendation 
The applicant is proposing to rezone the subject property from CS to IL with an optional development plan (ODP) to 
permit Low-impact manufacturing and industry uses and prohibit some potential objectionable uses on the site. The 
subject property is near the intersection of South Memorial and Interstate I-44. The property was most recently used 
as personal vehicle sales use but currently that is not operating.  
 
The western boundary of the property abuts a mix of vehicle uses, retail uses, office uses and a church. There is a 
residential subdivision to the south which would be buffered from this development by East 31st Street and another 
subdivision to the east which is buffered by the other properties.  
 
IL is the lowest intensity industrial zoning district and requires all industrial activities to take place within enclosed 
buildings. Off-site impacts such as noise, odors, and dust are prohibited in the IL district. Approval of the 
comprehensive plan amendment (CPA-122) would establish an appropriate land use for the proposed IL zoning. 
 
With consideration given to the factors listed herein, staff recommends approval of the application subject to the 
conditions included in the optional development plan outlined below. 
 
Z-7826 Development Standards 
Z-7826 shall allow only the uses identified below, along with the customary accessory uses, and subject to the 
supplemental regulations of the Tulsa Zoning Code.  Uses identified below are permitted by right.  
 
Uses that cannot be reasonably interpreted to fall within a permitted use, as stated in Section 35.020-E of the Tulsa 
Zoning Code are prohibited.  
 
Uses denoted with “*” require special exception approval by the City of Tulsa Board of Adjustment.  
 
Permitted Use Categories, Subcategories, and Specific Uses: 

 
RESIDENTIAL  

Household Living Subcategory (if in allowed building types identified below): 
Single Household 

Mixed-Use building*  
Vertical mixed-use building*  

Two households on a single lot 
Mixed-Use building*  
Vertical mixed-use building*  

Three or more households on a single lot 
Mixed-Use building* 
Vertical mixed-use building*  

Group Living  
  Homeless center* 

Re-entry facility 
  Residential treatment center 
  Shelter, emergency and protective* 
    Transitional living center 
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           PUBLIC, CIVIC, AND INSTITUTIONAL Use Category 
College or University* 
Day Care 
 Child Care Center* 
Safety Service 
Fraternal Organization* 
Natural Resource Preservation 
Postal Services* 
Religious Assembly* 
School* 
Utilities and Public Service Facility  

Minor 
Wireless Communication Facility  

Freestanding tower 
Building or tower-mounted antenna 

COMMERCIAL Use Category 
Animal Service 

Boarding or shelter 
Grooming 
Veterinary 

Assembly and Entertainment 
Indoor gun club* 
Other indoor 

Small (up to 250-person capacity)* 
Other outdoor* 

Broadcast or Recording Studio 
Commercial Service 

Building service 
Building support service 
Consumer maintenance/repair service 
Personal improvement service  
Research service 

Financial Services (including all specific uses) 
Funeral or Mortuary Service 
Lodging 

Short-term rental 
Campgrounds and RV parks 
Hotel/motel* 

Office 
Business or professional office 
Medical, dental or health practitioner office 
Plasma center 

Parking, Non-accessory 
Restaurants and Bars 

Restaurant 
Bar* 
Brewpub* 
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Retail Sales 
Building supplies and equipment 
Consumer shopping goods 
Convenience goods 
Grocery Store 
Medical Marijuana Dispensary 

Self-service Storage Facility 
Studio, Artist or Instructional Service 
Trade School 
Vehicle Sales and Service 
 Commercial vehicle repair/maintenance 
 Commercial vehicle sales and rentals 
 Fueling station 
 Personal vehicle repair and maintenance 
 Personal vehicle sales and rentals 
 Vehicle part and supply sales 
 Vehicle body and paint finishing shop 

WHOLESALE, DISTRIBUTION & STORAGE Use Category 
                           Warehouse  
                           Wholesale Sales and Distribution 

INDUSTRIAL Use Category (all industrial uses must be located inside a building) 
                           Low-impact Manufacturing & Industry  
                           Moderate impact Manufacturing & Industry*  

RECYCLING Use Category 
                           Consumer Material Drop-off Station 

AGRICULTURAL Use Category 
                            Community Garden 
                            Farm, Market or Community supported Farm 
                            Horticulture Nursery  

OTHER Use Category 
  Drive-in or Drive-through Facility (as a component of an allowed principal use) 
  Off-Premise Outdoor Advertising Sign 

 
 
Comprehensive Plan Considerations 
 
Land Use Plan 
Existing:  
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. 
 
Proposed:  
Employment is intended to accommodate offices, warehousing and storage, manufacturing and assembly, and 
industrial processes. The Industrial Site Suitability map corresponds to the Employment land use designation and 
indicates where uses that are potentially incompatible with sensitive land uses are best suited to locate. This directs 
industrial uses to particular areas of the city while discouraging industrial in close proximity to Neighborhood areas. 
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Surrounding Properties: 
Location Existing Zoning/Overlay Existing Land Use Designation Existing Use 
North RS-3 ROW Interstate 44 
East CS/PUD-564-A Multiple Use Various Commercial Uses 

including personal vehicle 
sales.  

South RS-3 Neighborhood  Residential subdivision 
separated by East 31st street 
South  

West CS Multiple Use Retail  
 
Small Area Plans  
The subject property is not included in a Small Area Plan.  

Development Era 
The subject property is in an area developed during the Late Automobile Era (1950s-present), which has grown since 
the mainstreaming of automobile-centric lifestyles, with a high degree of separation between residential and 
nonresidential uses, and low levels of street connectivity. In these areas, transportation is nearly exclusively 
concentrated on the mile-by-mile arterial grid, and major streets are often both transportation corridors and 
destination corridors, which can lead to traffic congestion. Nonresidential uses are predominantly located at the 
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:  All right-of-way is in place to serve the following street designations:  

-East Skelly Drive: Residential Collector (60-feet ROW) 
-South Memorial Drive : Primary Arterial (120-feet ROW) 
-East 31st Street South: Secondary Arterial (100-feet ROW) 
-Interstate-44: Freeway (as per Department of Transportation Standards) 
 

Comprehensive Plan Street Designation:   

South Memorial Drive :  
Commuter Street 
Commuter streets prioritize the efficient movement of large numbers of automobiles, with access 
management techniques utilized to minimize the frequency of turning movements along the corridor. This 
reduces the chance of collisions that could lead to congestion. Other transportation modes, such as public 
transit and pedestrian infrastructure, are provided and designed in ways that protect the users from 
dangerous interactions with automobile traffic. Medians and pedestrian islands are appropriate for increased 
pedestrian safety, as well as separation between traffic heading in each direction. Bicycle infrastructure is not 
recommended on Commuter Streets unless it is a multi‑use path separated from the street. 

East 31st Street South:  
Multi‑Modal Street 
Multi‑modal streets support commercial and residential development along major arterial streets. These 
streets align with the recommendations for on-street bicycle infrastructure established in the 2015 GO Plan, 
and they should be evaluated for feasibility with regard to the reallocation of street space for bicycle facilities. 
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Transit: Regular Route.   
Existing Bike/Ped Facilities:  None.  
Planned Bike/Ped Facilities: None.  
Arterial Traffic per Lane:  

North (E 21st St S - 4,378 Vehicles per Lane) 
East (S Mingo Rd/S 101st East Ave - 3,663 Vehicles per Lane) 
South (E 31st St S - 4,555 Vehicles per Lane) 
West (S Memorial Dr - 5,247 Vehicles per Lane) 

 
Environmental Considerations 
Flood Area: The subject properties have some Floodway and Regulatory floodplain, all of which is limited to Audubon 
Creek which goes underground on the subject property. The graphic below is taken from the City of Tulsa Engineering 
Atlas. 

 

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 should be encouraged to spread 
the benefit of the tree canopy to the pedestrian realm.  

Parks & Open Space: N/A.  

Zoning History 
Ordinance 11816, dated June 26th, 1970, 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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