
 

 

 
Tulsa Metropolitan Area 
Planning Commission 

Z-7857 Staff Report (Related to CPA-130) 
 
Hearing Date: April 15, 2026 
Prepared by: Nathan Foster 

nathanfoster@cityoftulsa.org 
918-596-7609 

Owner and Applicant Information 
Applicant: Bell Land Use LLC, Robert Bell 

Property Owner: Dr. Norman Rizwan 

Property Location 
Southwest corner of East 41st Street South and South 
129th East Avenue  
 
Tract Size: ±55.14 acres 

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

 

Request Summary 
Rezone subject properties from SR to RS-5 and CS to permit 
residential and commercial development.   

Zoning 
Existing Zoning: Scientific Research (SR) 
Existing Overlays: None 
Proposed Zoning: Residential Single-Family 5 (RS-5) and 
Commercial – Shopping (CS)  

Use 
Current Use: Vacant 
Proposed Use: Single-Family Residential and Commercial 

Comprehensive Plan Considerations 
Land Use 
Land Use Plan:  
Existing:  Employment  
Proposed (CPA-130): Neighborhood and Local Center 
Small Area Plans: None 
Development Era: Late Automobile 

Transportation 
Major Street & Highway Plan:  

East 41st Street South – Secondary Arterial  

South 129th East Avenue – Secondary Arterial 

planitulsa Street Type: N/A 

Transit: N/A  

Existing Bike/Ped Facilities: Sidewalks 

Planned Bike/Ped Facilities: None 

Environment 
Flood Area: Floodway 
Tree Canopy Coverage: 0-10% 
Parks & Open Space: N/A 

Elected Representatives 
City Council: District 7, Lori Decter Wright 
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 approval. 
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Detailed Staff Recommendation 
The applicant is proposing to rezone the subject property from SR to RS-5 and CS to permit a new single-family 
residential development on roughly 44 acres of the site while reserving 10 acres at the southwest corner of East 41st 
Street and South 129th for commercial uses under CS zoning.   
 
There is a concurrent application to change the land use designation for the subject property from the existing 
designation of employment to a neighborhood and local center designation to support the requested rezoning.  
 
The proposed land use change has been recommended for approval finding that the subject property is isolated from 
the existing employment areas to the south by an existing waterway.  The proposal would be consistent with the 
existing development pattern in the immediate area with residential and commercial uses or zoning on all the 
remaining corners of the primary intersection.   
 
The property access would be derived from the two arterial streets which provides adequate support for the proposed 
uses.  Before development can occur, a subdivision plat will be required to be submitted that complies with the 
Subdivision and Development Regulations of the City of Tulsa.  During the subdivision process, reviews will be 
completed to ensure all lots can be adequately served by public infrastructure and that stormwater is managed and 
prevented from negatively effecting surrounding properties.  
 
The RS-5 zoning is consistent with the proposed neighborhood land use designation, and the CS zoning would be 
consistent with the local center designation.  RS-5 is primarily a single-family residential district which permits a higher 
density of single-family homes than other RS districts in the zoning code. The neighborhood land use designation 
encourages residential use.  The local center designation encourages low intensity commercial uses that serve the 
surrounding neighborhood areas.   
 
With consideration given to the factors listed herein, staff recommends approval of the application subject to the 
approval of CPA-130. 
 
 
Comprehensive Plan Considerations 
Existing:  
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. 

Proposed:  
Neighborhoods are mostly residential uses, which includes detached, missing middle, and multi‑dwelling unit 
housing types. Churches, schools, and other low intensity uses that support residents’ daily needs are often 
acceptable, particularly for properties abutting Multiple Use, Local Center, or Regional Center land use areas. 
Multi‑dwelling unit housing that takes access off an arterial is considered Multiple Use, Local Center, or Regional 
Center. If a multi‑dwelling unit housing property takes access from a lower‑order street separated from the arterial, 
then it would be considered Neighborhood. 

Local Centers serve the daily needs of those in the surrounding neighborhoods. This designation implies that the 
center generally does not serve an area beyond the nearby neighborhoods. Typical uses include commercial or retail 
uses that serve the daily needs of nearby residents. In order to introduce a regional trip generator, the entire local 
center designation should be amended to be Regional Center with significant input from all affected properties and 
nearby neighborhoods. 
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Surrounding Properties: 
Location Existing Zoning/Overlay Existing Land Use Designation Existing Use 
North CH, CS, RM-1, RD, RS-3 Neighborhood, Local Center Residential/Commercial 
East CS, RM-1, RD Neighborhood Residential/Open Space 
South SR Employment Scientific Research/Open 

Space 
West SR Employment Open Space 

Small Area Plans  
The subject property is not 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: Both East 41st Street and South 129th East Avenue are designated as secondary arterials 
which require an ultimate right-of-way width of 100 feet.  

Comprehensive Plan Street Designation: N/A 

Transit: None.  

Existing Bike/Ped Facilities: Sidewalks are in place along both arterial streets.  

Planned Bike/Ped Facilities: Sidewalks will be required on any new internal streets.  No other bike/pedestrian facilities 
are planned at this location.  

Environmental Considerations 
Flood Area: The subject properties contain a small area of floodway at the southwest corner.  Conceptual plans for the 
project show dedicated reserve areas to contain the flood areas.  

Tree Canopy Coverage: Tree canopy in the area is 9%.  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 11825, dated June 26, 1970, established zoning for the subject property. 
 
Exhibits 
Case map 
Aerial (small scale) 
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Aerial (large scale) 
Tulsa Comprehensive Plan Land Use Map 
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12700 E 41 st Street 
Tulsa OK 74134 

Zone Change from 
SR (Scientific Research District) 

To RS-5 (Single Family Residential) 44.64 Acres 
And CS (Commercial Shopping Center) 10.5 Acres 

Findings of Fact 

The subject property is designated Employment by the Tulsa Comprehensive Plan. 

The property is currently zoned SR (Scientific Research District) 

The applicants are requesting a Plan Amendment to a Neighborhood and a Local Center 
Designation. 

The surrounding developments associated with 41 st Street and 129th E Avenue set the character for the 
property to meet the goals as published by the mayor's office related to the need for affordable housing. 

The zoning requested is RS-5. This is to allow a minimum of a 40-foot-wide lot. 

There is only one commercial comer at the intersection of 41 st Street and 129th East A venue. There is 
a need to establish retail uses such as Restaurants and Lodging to support the area business parks. 

The area east of the intersection within the mile section is exploding with new residential developments 
to the east. The one commercial comer related to the northwest corner of intersection will not meet the 
needs of the area residential growth. 

All public infrastructure is available to the site. Water and sanitary sewer are located on the property. 
Storm sewer is identified in the Main creek associated with the Regional Detention Facility. East 41 st 

Street is a 3-lane roadway that increases to a 5-lane at the intersection with 129th East Avenue. 129th 

East Avenue is a 5-lane road the increases to a 6-lane at the intersection. These roads are designed to 
facilitate the increased traffic associated with the proposed development. Access and road details will 
be addressed in the platting stages that are required with the zone change of the property. 

Exhibit A - Residential Legal 
Exhibit B - Commercial Legal 
Exhibit C - Draft Subdivision Site Plan 
Exhibit D - Arieal Area Developments 
Exhibit E - Comp Plan w/Legend 
Exhibit F - Tulsa Zoning 
Exhibit G -Area Flood Plain 
Exhibit H - Blue Lines and Assessor 
Exhibit I - Assessor Property Information 
Water, Sewer, Storm Water Atlas 



Exhibit A 

Zone Change RS-5 

A TRACT OF LAND THAT IS PART OF THE NORTHEAST QUARTER (NE/4) OF SECTION 
29, TOWNSHIP 19 NORTH, RANGE 14 EAST, OF THE INDIAN BASE MERIDIAN, CITY OF 
TULSA, TULSA COUNTY, OKLAHOMA, ACCORDING TO THE UNITED STATES 
GOVERNMENT SURVEY THEREOF, SAID TRACT OF LAND BEING MORE 
PARTICULARLY DESCRIBED AS FOLLOWS, TO WIT: 

STARTING AT THE NORTHWEST CORNER OF THE NORTHEAST QUARTER OF SAID 
SECTION 29; THENCE S89°50' 45"E ALONG THE NORTHERLY LINE OF SECTION 29 FOR 
430 FEET TO THE POINT OF BEGINNING OF SAID TRACT OF LAND; THENCE 
CONTINUING S89°50'45"E ALONG THE SAID NORTHERLY LINE FOR 1116.68 FEET; 
THENCE DUE SOUTH, S00°00'00"W FOR 345.60 FEET; THENCE S87°30'29"E FOR 720.64 

FEET; THENCE DUE SOUTH, S00°00'00"W FOR 472.06 FEET; THENCE S89°56'40"E FOR 
299.31 FEET; THENCE S00°04'14"W PARALLEL TO THE WEST RIGHT OF WAY LINE OF 
S. 129TH EAVENUEADISTANCE OF 129.32 FEET; THENCE S89°55'46"EADISTANCE OF 
5.00 FEET; THENCE Sl1°56'52"W A DISTANCE OF 184.63 FEET TO A POINT ON THE 
NORTHERLY LINE OF LOT 1, BLOCK 1, CITIES SERVICE CENTER, AN ADDITION TO 
THE CITY OF TULSA, TULSA COUNTY, STATE OF OKLAHOMA, ACCORDING TO THE 
RECORDED PLAT NO. 3799 THEREOF, THENCE ALONG THE NORTHERLY LINE OF 
SAID LOT 1 AS FOLLOWS: N89°55'46"W FOR 60.33 FEET; THENCE S48°00'00"W FOR 
425.00 FEET; THENCE N72°30'00"W FOR 1010.00 FEET; THENCE N54°00'00"W FOR 
1265.00 FEET; THENCE N00°02'15"EALONG THE EASTERLY LINE OF SAID LOT 1 AND 
THE NORTHERLY EXTENSION THEREOF FOR 49.99 FEET; THENCE S89°50'45"E 
PARALLEL WITH THE NORTHERLY LINE OF SAID NORTHEAST QUARTER FOR 260 
FEET, THENCE N00°02'15"E PARALLEL WITH SAID EASTERLY LINE OF CITIES 
SERVICE CENTER FOR 350.00 FEET TO THE POINT OF BEGINNING. SAID TRACT 

CONTAINING 1,944,555.94 SF (44.64 ACRES) MORE OR LESS. 



Exhibit B 

Zone Change CS (Commercial Shopping) 

A TRACT OF LAND THAT IS PART OF THE NORTHEAST QUARTER (NE/4) OF SECTION 
29, TOWNSHIP 19 NORTH, RANGE 14 EAST, OF THE INDIAN BASE MERIDIAN, CITY OF 
TULSA, TULSA COUNTY, OKLAHOMA, ACCORDING TO THE UNITED STATES 
GOVERNMENT SURVEY THEREOF, SAID TRACT OF LAND BEING MORE 
PARTICULARLY DESCRIBED AS FOLLOWS, TO WIT: 

STARTING AT THE NORTHWEST CORNER OF THE NORTHEAST QUARTER OF SAID 
SECTION 29; THENCE S89°50'45"EALONG THE NORTHERLY LINE OF SECTION 29 FOR 
1,546.68 FEET TO THE POINT OF BEGINNING OF SAID TRACT OF LAND; THENCE DUE 
SOUTH, S00°00'00"W FOR 345.60 FEET; THENCE S87°30'29"E FOR 720.64 FEET; THENCE 
DUE SOUTH, S00°00'00"W FOR 472.06 FEET; THENCE S89°56'40"E FOR 299.31 FEET; 
THENCE N00°04'14"E PARALLEL TO THE WEST RIGHT OF WAY LINE OF S. 129TH E 

AVENUE A DISTANCE OF 723.97 FEET; THENCE N37°35'53"W A DISTANCE OF 60.16 
FEET TO A POINT BEING ON THE SOUTH RIGHT OF WAY LINE OF E. 41 ST STREETS.; 
THENCE N89°50'45"W ALONG SAID RIGHT OF WAY LINE FOR 347.24 FEET; THENCE 
N00°04'14"E AND PARALLEL WITH THE EASTERLY LINE OF SAID NORTHEAST 
QUARTER FOR 25.00 FEET; THENCE CONTINUING N89°50'45"W ALONG SAID 
SOUTHERLY RIGHT OF WAY LINE FOR 525.00 FEET; THENCE N00°04'14"E AND 
PARALLEL WITH THE EASTERLY LINE OF SAID NORTHEAST QUARTER FOR 50.00 
FEET TO A POINT ON THE SOUTHERLY RIGHT OF WAY LINE OF E. 41 8

T STREETS.; 

THENCE N89°50'45"W ALONG SAID RIGHT OF WAY LINE FOR 111.31 FEET TO THE 
POINT OF BEGINNING. SAID TRACT CONTAINING 457,171.85 SF (10.50 ACRES) MORE 
OR LESS. 
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