
AMENDED AGENDA
CITY OF TULSA BOARD OF ADJUSTMENT

Regularly Scheduled Meeting
Tulsa City Gouncil Ghambers

175 East 2nd Street, 2nd Level, One Technology Center
Tuesday, October 9,2018,1:00 P.M.

Meeting No. 1215

CONSIDER, DISCUSS AND/OR TAKE ACTION ON:

1. Approval of Minutes of September 11 , 2018 (Meeting No. 1213)
2. Approval of Minutes of September 25,2018 (Meeting No. 1214)

UNFINISHED BUSINESS

22484-Deborah Richards
Variance to permit a structure to be located within City of Tulsá planned street
right-of-way (Section 90.090-A); Special Exception to allow signs in the planned

3

Peoria Avenue East (CD 4)

The applicant has withdrawn the application.

4. 22505-Mark Capron
Variance to permit a structure to be located within City of Tulsa planned street
right-of-way (Section 90.090-A);Variance of the removalagreement requirement
with the City of Tulsa for structures in the planned street right-of-way (Section
90.090-A). LOCATION: 1202 & 1206 East 3'd Street South (CD 4)

5. 22481-Mark Capron (Reconsideration from 08128120181
Special Exception to permit a school use in an RS-3 District (Section 5.020-C)
LOCATION: 3'121 East Queen Street North (CD 3)

NEW APPLICATIONS

6. 22514-Nathan Gross
Special Exception to permit a school use in the AG District (Section 25.020).
LOGATION: East of the NE/c of West Edison Street North & North 57th Avenue
West (CD r)



7

8

2251S-Linda Rollins
Special Exception to permit a carport in the street side setback and street yard
(Section 90.090-C.1). LOCATION: 903 South Urbana Avenue East (GD 4)

2251 6-Heritz Blendowski
Soecial Exception to allow a manufactured housing unit on an RM-2 zoned lot;
Special Exception to extend the time limit to allow a manufactured home on the
site for more than one year (Sections 5.020 & 40.210-A). LOCATION: 1227
South SlstAvenue West (CD f )

22517-Judv Ann Walrath
Special Exception to exceed the allowable driveway width in the street right-of-
way and in the street setback (Section 55.090-F3). LOCATION: 5927 East 79th
Street South (CD 8)

10. 22518-Alva Thierrv
Verification of the 300-foot spacing requirementfor a liquor store from other liquor
stores, bail bonds offices, plasma centers, day labor hiring centers, or
pawnshops (Section 40.300-A). LOCATION: 1532 East Apache Street North
(cD r)

I

11. 22519-Hall Estill - Kenvon Williams
Appeal of an Administrative Decision request of assignment of address.
LOCATION: West of the SWc of East 96th Street South & South Garnett Road
East (CD 7)

The applicant has withdrawn the application.

12. 22520-Eddie James
Appeal the Determination of an Administrative Official to deny a Historic
Preservation Permit (Section 70.070); Modification of a previously approved
Special Exception (BOA-21460). LOGATION: 1591 East Swan Drive South
(cD 4)

Staff requests a continuance to October 23, 2018 to seek additional relief

13. 22521-Lanette Genike
Special Exception to allow a fence to exceed 4 feet in height within the required
street setbacks (Section 45.080). LOCATION: 1213 South Oswego Avenue
East (CD 4)

14. 22522-Azazul Fikar
Special Exception to allow a duplex use in a CS District (Section 15.020, Table
15-2); Variance to reduce the required amount of parking for a duplex (Section



55.020, Table 55-1). LOGATION: 5912 West Charles Page Boulevard South
(cD 1)

15. 22525-Wallace Enqineerinq
Special Exception to allow a Public, Civic & lnstitutional/ Religious Assembly Use
in an RS-3 zoned district (Table 5-2). LOGATION: 14611 & 14615 East 21at
Street South (CD 6)

OTHER BUSINESS

NEW BUSINESS

BOARD MEMBER COMMENTS

ADJOURNMENT

Website: www.cityoftulsa-boa.org E-mail: esubmit@incog.org

NOTE: lf you require special accommodation pursuant to the Americans
with Disabilities Act, please notify INCOG (918)584-7526. Exhibits, Petitions,
Pictures, etc., presented to the Board of Adjustment may be received and
deposited in case files to be maintained at Land Development Services,
INCOG. {!! electronic devices MUST be silenced during the Board of
Adjustment meeting.

NOTE: This agenda is for informational purposes only and is not an official
posting. Please contact the INCOG Office at (918) 584-7526 if you require an
official posted agenda.
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BOA-22484 - DEBORAH RICHARDS

THE APPLICATION WAS WITHDRAWN
BY THE APPLICANT
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BOARD OF ADJUSTMENT
CASE REPORT

STR:9201
CZM: 36

GD: 4

A.P#:

Case Number: BOA-22505

HEARING DATE: 1010912018 1:00 PM (continued from 9125118)

APPLICANT: Mark Capron

ACTION REQUESTED: Variance to permit a structure to be located within City of Tulsa planned
street right-of-way (Sec. 90.090-A); Variance of the removal agreement requirement with the City of
Tulsa for structures in the planned street right-of-way (Sec. 90.090-A)

LOCATION: 1206 E 3 ST S;1202 E 3 ST S ZONED: lM

PRESENT USE: vacant TRACT SIZE: 5871.91 SQ FT

LEGAL DESCRIPTION: Lors FouRTEEN (14) AND FTFTEEN (ls), BLocK ETcHTEEN (rs), BERRy ADDITToN ro rHE crry oF TULSA,
TULSA COUNTY, STATE OF OKLAHOMA, ACCORDING TO THE RECORDED PLAT THEREOF.
AND
THAT PART OF LOTSELEVEN(I1),TWELVE(12)ANDTHIRTEEN(13),BLOCK EIGHTEEN(I8), BERRY ADDITIONTOTHECITYOFTULSA,
TULSACOUNTY, STATE OF OKLAHOMA,ACCORDING TO THERECORDEDPLATTHEREOF,BEINGMOREPARTICULARLY DESCRIBED AS
FOLLOWS, TO-WIT: BEGINNING AT THE NORTHWEST CORNER OF SAID LOT THIRTEEN (13); THENCE EAST ON THE NORTH LINE OF LOTS

POINT ON THE NORTHERLY RrGHT-OF-WAY LINE OF THE M.K.T. RAjLWAY, SAID POrNT BEING FrVE AND FrVE-TENTHS (5.5) FEET
NORTHWESTERLYOFTHESOUTHEASTCORNER OF SAIDLOT THIRTEEN (13); THENCE NORTHWESTERLYONSAID RIGHT-OF-WAY LINE
TO THE SOUTHWEST CORNER OF SAID LOT THIRTEEN (13); THENCE NORTH ON THE WEST LINE OF LOT THIRTEEN (13) TO THE POINT OF
BEGINNING.

RELEVANT PREVIOUS ACTIONS :

Subiect Propertv:
2-7455; on 9.19.18, the Planning Commission approved a rezoning application from lM to
MX1-P-U.

Surrounding Propertv:
BOA-21942; on 09.08.15, the Board denied a special exception to permit a soup kitchen
and grocery pantry (Use Unit 5) in an lM district (Sec.901); Special Exception to permit
required parking on a lot other than the lot containing the principal use. LOCATED: 302 S.
Peoria Ave. E.

BOA-17033; on 05.13.97, the Board approved a variance of the required setback from the
centerline of south Peoria Avenue from 50' to 41' 6" to permit a sign (4' by 8',24' in height per
plan submitted. Subject to Traffic Engineering approval in regard to traffic light vísibility.
LOCATED:302 S. Peoria Ave. E.

RELATIONSHIP TO THE COMPREHENSIVE PLAN: The Tulsa Comprehensive Plan identifies the

"t,Å

subject property as part of a "Downtown Neighborhood" and an "Area of Growth"

REV|SED t 0/3/201 8



Downtown Neighborhoods are located outside but are tightly integrated with the Downtown Core.
These areas are comprised of university and higher educational campuses and their attendant
housing and retail districts, former warehousing and manufacturing areas that are evolving into areas
where people both live and work, and medium- to high-rise mixed use residential areas. Downtown
Neighborhoods are primarily pedestrian-oriented and are well connected to the Downtown Core via
local transit. They feature parks and open space, typically at the neighborhood scale.

The purpose of Areas of Growth ís to direct the allocation of resources and channel growth to where
it will be beneficial and can best improve access to jobs, housing, and services with fewer and shorter
auto trips. Areas of Grovrrth are parts of the city where general agreement exists that development or
redevelopment is beneficial. As steps are taken to plan for, and, in some cases, develop or redevelop
these areas, ensuring that existing residents will not be displaced is a high priority. A major goal is to
increase economic activity in the area to benefit existing residents and businesses, and where
necessary, provide the stimulus to redevelop.

ANALYSIS OF SURROUNDING AREA: The subject tract abuts E. 3'd St. S. to the north; E. 4th St.
S. to the east; vacant Union Pacific railroad property to the south and west.

CURRENT STAFF COMMENTS:
The applicant requested a continuance to the 10/09/18 hearing date to submit additional information
from City Engineering Services regarding a waiver of the removal agreement requirement.

PREVIOUS STAFF COMMENTS:
The total planned right-of-way along E. 3'd St. S. is 80 ft.; therefore, the required building and/or
structure setback along S. Peoria Ave. is 40 ft. from the centerline of the street. Based on the
proposed site plan it appears that the proposed building along E. 3'd st. S. will extend into the

The applicant has requested a Variance to permit to permit a structure to be located within the City
of Tulsa planned street right-of-way (Sec. 90.090-A).

Per the code, structures are not allowed to project into the right-of-way or planned right-of-way of a
public street, unless a license agreement has been granted by the city in the case of the right-of-way
or a removal agreement has been entered into in the case of the planned right-of-way (Sec. 90.090-
A).

The applicant has requested a Variance of the removal agreement requirement with the City of Tulsa
for structures in the planned street right-of-way (Sec. 90.090-A).

The site plan includes using a portion of the railroad right-of-way for parking

Sample Motion for a Variance

Move to (approve/deny) Variance to permit a structure to be located within City of Tulsa
planned street right-of-way (Sec. 90.090-A); Variance of the removal agreement requirement with the
City of Tulsa for structures in the planned street right-of-way (Sec. 90.090-A).

Finding the hardship(s) to bea

o Per the Conceptual Plan(s) shown on page(s) _ of the agenda packet.

a

r\.5
Subject to the following conditions

REVTSEDl 0/3/201 8



The Board finds that the following facts, favorable to the property owner, have been established

"a. That the physical surroundings, shape, or topographical conditions of the subject property would
result in unnecessary hardships or practical difficulties for the property owner, as distinguished from a
mere inconvenience, if the strict letter of the regulations were carried out;

b. That literal enforcement of the subject zoning code provision is not necessary to achieve the
p rovisio n's í nte nded p u rpo se ;

c. That the conditions leading to the need of the requested variance are unique to the subject
property and not applicable, generally, to other propefty within the same zoning classification;

d. That the alleged practical difficulty or unnecessa4l hardship was not created or self-imposed by
the current property owner;

e. That the variance to be granted is the minimum variance that will afford relief;

f. That the variance to be granted will not alter fhe essential character of the neighborhood in which
the subject property is located, nor substantially or permanently ímpair use or development of
adjacent property; and

g. That the variance to be granted will not cause substantial detriment to the public good or impair the
purposes, spírit, and intent of this zoning code or the comprehensive plan."

t'\. L\
REVTSED'10/3/2018
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6. Z-74SS Mark Capron (CD 4) Location: \lJest of the southwest corner of South
peona Avenue anO fast 3'd Street South requesting rezoning from lM to
MX1-P.U

STAFF REGOMMENDATION:

S-ECTION l: 2-7455

DEVELOPMENT GONCEPT:
The applicant is proposing a multi-story mixed use building on this site. The

curr"nt'lM zoning does not allow that use and is not consistent with the

Comprehensive Þlans Downtown Neighborhood land use designation'

EET EAST AND 185
ER OF THE SOUTHEAST O

o

ACRES MO
TO
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DETAILED STAFF RECOMMENDATION:

Z-Z4SS requesting MX1-P-U is consistent with the Downtown Neighborhood land

use designation as outlined in the Tulsa Comprehensive plan and,

MX1-p-U is consistent with the expected development pattern in this

neighborhood between Highway 75 and South Peoria and,

MX1-P-U is non-injurious to the surrounding property owners therefore,

Staff recommends Approval of Z-7455 to rezone property from lM/ to MX1-P-U.

SECTION ll: Supporting Documentation

RELATIONSHIP TO THE COMPREHENSIVE PLAN:

Staff Summary: Land uses and building forms allowed in this mixed-use

zonlng are consistent with the Tulsa Comprehensive PIan.

Land Use Vision:

Land Use Plan maP g

Downtown Neighborhoods are located outside but are

with the Downtown Core. These areas are comprised
tightly integrated
of university and

higher educational campuses and their attendant housing and retail

diðtricts, former warehousing and manufacturing areas that are evolving

into areas where people both live and work, and medium- to high-rise

mixed use residential areas. Downtown Neighborhoods are primarily

pedestrian-oriented and are well connected to the Downtown Core via

local transit. They feature parks and open space, typically at the

neighborhood scale.

Areas of stabitity and Growth designation: Area of Growth

The purpose of Areas of Growth is to direct the allocation of resources and

channel growth to where it will be beneficial and can best improve access

to jobs, ñousing, and services with fewer and shorter auto trips. Areas of

Growth are pãrts of the city where general agreement exists that

development or redevelopment is beneficial. As steps are taken to plan

fol ànd, in some cases, develop or redevelop these areas, ensuring that

existing residents will not be displaced is a high priority. A major goal is to

increase economic activity in the area to benefit existing residents and

businesses, and where necessary, provide the stimulus to redevelop'

09:18:18:2778(10)
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Areas of Growth are found throughout Tulsa. These areas have many
different characteristics but some of the more common traits are close
proximity to or abutting an arterial street, major employment and industrial
areas, or areas of the city with an abundance of vacant land. Also,
several of the Areas of Growth are in or near downtown. Areas of Growth
provide Tulsa with the opportunity to focus growth in a way that benefits
the City as a whole. Development in these areas will provide housing
choice and excellent access to efficient forms of transportation including
walking, biking, transit, and the automobile."

Transportation Vision :

Major Sfreef and Highway Plan: East 3'd Street and Owasso are both considered
a CBD/lndustrial Collector with an 8O-foot-wide minimum right of way
designation. The properties were platted around 1908 with a 60-foot-wide right
of way. Many buildings along 3'd Street encroach into that planned right of way
and lt is unlikely that the 8O-foot-wide right of way will ever be acquired at this
location. INCOG staff has initiated a request to reconsider the planned right of
way designation of this section 3rd Street and S. Owasso.

Trail System Master Plan Considerations: None

None

Special District Considerations: None. This site is not included in the Bus Rapid
Transit mixed use incentive boundary.

Historic Preservation Overlav: None

DESCRIPTION OF EXISTING CONDITIONS:

Staff Summary: The site is between 3rd street, a railroad and South
Owasso. The property plan includes using some of the railroad right of
---^-. r^.- ^^-t-:^- LI^^L ^^,, L^ -^^,,;-^-,1WAy lUl IJdt^tttg IItctl Ittcty uv Ivquttvu.

Environmental Considerations: None that affect site development

Streets:

Exist. Access MSHP Design MSI-JP R/VV Exist. # Lanes

East 3'd Street South CBD/lndustrial
Collector

80 feet 4

South Owasso CBD/lndustrial
Collector

80 feet 2

09:18:18:2778(11)
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Utilities:

The subject tract has municipalwater and sewer available

Surrou nd inq Properties :

SECTION lll: Relevant Zoning History

ZONING ORDINANCE: Ordinance number 11814 dated June 26, 1970,

Location Existing
Zoning

Existing Land
Use

Desiqnation

Area of
Stability or

Growth

Existing Use

North IM Downtown
Neiqhborhood

Growth Assembly and
Entertainment

East IM Downtown
Neiqhborhood

Growth Vacant

South Railroad ROW
(tM)

Downtown
Neiqhborhood

Growth Railroad

West Railroad ROW
flM)

Downtown
Neiqhborhood

Growth Railroad

Subject Property: No relevant history

Surrounding Property:

BOA-21967 October 13. 2016: The Board of Adjustment approved a special
exception to permit a bakery (Use Unit 25) in the CH District; a special exception
to permit parking on a lot other than the lot containing the principal use (subject
to "as built" with the parking to be on the lot which is immediately adjacent to the
west, on property located west of the southwest corner of East 2nd Street South
and South Peoria Avenue.

BOA-21942 September 8. 2015: The Board of Adjustment denied (failed due to
a lack of a majority vote) a request for a special exception to permit a soup
kitchen and grocery pantry (Use Unit 5) in the lM District, on property located on
the southwest corner of East 3'd Street South and South Peoria Avenue.

PUD-81712-7277 Auqust 2014= All concurred in approval of a proposed
Planned Unit Development on a 0.51 acre tract of land for a micro-brewery and
approval of a request for rezoning from CH to IL/PUD-817 on property located on
the southeast corner of East 4th Street and South Madison Avenue.

09:18:18:2778(12)
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BOA-21260 Mav 10. 2011: The Board of Adjustment approved a variance of
the parking requirement for a mixed-use property in the lM district to permit
multiple uses in existing buildings, on property located on the northeast corner of
South Madison Avenue and East 3'd Street.

The applicant indicated his agreement with staff's recommendation

There were no interested parties wishing to speak.

TMAPC Action; 9 members present:
On MOTION of DlX, TMAPC voted 9-0-0 (Covey, Doctor, Fothergill, Krug,
Millikin, Reeds, Ritchey, Shivel, Walker, "aye"; no "rìays"; none "abstaining"; Dix,

Frelz, "absent") to APPROVE Z-7455 rezoning from lM to MX1-P-U per staff
recommendation.

Leqal Description of 2-7455:
LOTS FOURTEEN (14) AND FIFTEEN (15), BLOCK EIGHTEEN (18), BERRY
ADDITION TO THE CITY OF TULSA, TULSA COUNTY, STATE OF
OKLAHOMA, ACCORDING TO THE RECORDED PLAT THEREOF.
AND
THAT PART OF LOTS ELEVEN (',l1), TWELVE (12) AND THIRTEEN (',l3),

TULSA COUNTY, STATE OF OKLAHOMA, ACCORDING TO THE
RECORDED PLAT THEREOF, BEING MORE PARTICULARLY DESCRIBED
AS FOLLOWS, TO-WIT: BEGINNING AT THE NORTHWEST CORNER OF
SAID LOT THIRTEEN (13); THENCE EAST ON THE NORTH LINE OF LOTS
THTRTEEN (13), TWELVE (12), AND ELEVEN (11) TO THE NORTHEAST
CORNER OF SAID LOT ELEVEN (11); THENCE SOUTHWESTERLY TO A
POINT ON THE NORTHERLY RIGHT-OF-WAY LINE OF THE M.K.T.
RAILWAY, SAID POINT BEING FIVE AND FIVE-TENTHS (5 5) FEET
NORTHWESTERLY OF THE SOUTHEAST CORNER OF SAID LOT
THIP.TEEN (13); THENICE NORTHWESTERLY ON SAID RIGHT-OF-\./VA.Y

LINE TO THE SOUTHWEST CORNER OF SAID LOT THIRTEEN (13);

THENCE NORTH ON THE WEST LINE OF LOT THIRTEEN (13) TO THE
POINT OF BEGINNING.

***rk:l**tr**!t*

OTHER BU ESS

7. ZGA-12. Medical Mariiuana-
Zoning Code, Title 42 Tulsa

ss proposed amendments to the Tulsa
Ordinances, to provide for medical

09:18:18:2778(13)
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for a VgIþ!æ to allow an electronic message center within 200 feet of an R District
(Section 122'1.C.2.e), subject to being "as built" with changeable copy. This sign will
comply with Section 12221.C.2.c conditions. The Board has found that the R District
that creates the necessity for the Variance is actually an apartment complex northwest
of the subject property, and there are no other residentially zoned properties in the
immediate area. There are digital along Sheridan Road between Admiral and 19"'

Street. The sign will operate between the hours of 7:00 A.M. to 11:00 P.M. finding by
reason of extraordinary or exceptional conditions or circumstances, which are peculiar
to the land, structure or building involved, the literal enforcement of the terms of the
Code would result in unnecessary hardship; that such extraordinary or exceptional
conditions or circumstances do not apply generally to other property in the same use

district; and that the variance to be granted will not cause substantial detriment to the
public good or impair the purposes, spirit, and intent of the Code, or the Comprehensive
Plan; for the following property:

PRT BLK 60 BEG NEC TH SW153.20 5150 E150 N178.07 POB.56AC,
GLENHAVEN. CITY OF TULSA, TULSA COUNTY, STATE OF OKLAHOMA

2'lS42-ü¡lcolm Ro*sor

Actlon Requested:
Special Exceotion to

tr ILT. TOPï

permit a soup kitchen and grocery pantry (Use Unit 5) in the

other than the lot containing the principal use (Section 1301.D); Variance to reduce
the building setback requirement from the centerline of South Peoria Avenue to 50

feet; Variance to reduce the building setback requirement from the centerline of
East 3'd Street South to 50 feet; Varíance to reduce the building setback
requirement from the centerline of East 4th Street South/South Owasso Avenue to
35 feet (Section 903). LOCAT-ION: 302 South Peoria Avenue East (CD 4)

Ms. Snyder recused and left the meeting at 1:41 P.M.

Presentation:
Malcolm Rosser, 321 South Boston, Suite #500, Tulsa, OK; stated he represents lron

Gate and appreciates the continuance the Board granted at the last meeting. This
allowed lron Gate to have a meeting with the interested parties, and that meeting was
held at lron Gate's current facility at Trinity Episcopal Church. ln addition to himself
there are other people that would like to speak, and there will be discussion about lron

Gate and the people they serve, and what will happen at the new facility which is
different than what happens at their current facility. Mr. Rosser had a diagram placed

on the overhead projector of the plat of the subject property. When Owasso was
dedicated the result was an irregularly shaped parcel that is bounded by streets on

three sides and on the fourth side by a railroad right-of-way. Peoria Avenue is an urban

09/08/201s-1147 (7)
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arterial which requires an 85 foot setback from the centerline; 3'd Street and Owasso

are both classified as commercial/CBD industrial collectors which require a 65 foot

setback so lron Gate is requesting a 50 foot setback on Peoria Avenue and a 50 foot

setback on 3'd Street and a 35 foot setback on Owasso, which essentially takes the

building to the property line. A number of the buildings in the area are outside the

requireã setbacù, both ôn the north and south sides of 3'd Street. He believes what lron

Gaie is asking for is consistent with the existing structures in the area' The plan, as

designed, is tã tafe the building to the property line on the east and north sides. The

existing building has parking in ine street right-of-way and the proposed building will be

opposii" of that because the property will be behind the building. At this point Mr.

Rosser had several renderings of the proposed building placed on the overhead

projector. The Board has granted requests to reduce the setback in this area on a
coupte of occasions in the past. The hardship for the subject property is the unusual

size and configuration of the lot, as well as the fact that it is surrounded by streets on

three sides and railroad right-oÊway on the fourth side. So there is no way to add any

additional land area to the lot, Based on the other properties in the area he does not

believe it would cause a detriment or impair the spirit and intent of the zoning code. Mr.

Rosser stated that what is proposed for parking is to have the parking in area that will

be leased from the Union Pacific Railroad which is located immediately adjacent to the

subject property on the south side. A lease, as consigned by lron Gate, has been

submitted to the railroad for their approval and that lease would renew automatically
that allows either party to terminate on 30 days notice
means that as long as lron Gate complies with the

every year. lt
without cause

does have a clause
which essential

lease the u np u ron

Mr. Van De Wiele asked Mr. Rosser what lron Gate would do if the railroad chose to

terminate the lease. Mr. Rosser stated that lron Gate would do what several others

along the track would do; they would have to find other parking or shut down.

The area designated on the site plan has 35 parking spaces including two handicap

parking .paceð. The code requirement for the proposed building, which is at 16,000

sqr"rãfeet, is 32 parking spaces so the parking is exceeded. The parking would be on

a ìot adjacent to the printipal use which he believes in harmony with the spirit and the

intent oi tne Code. lt is a common way to address parking requirements and would not

be injurious to the neighborhood. Mr. Rosser stated that the parties from lron Gate,

presént today to speak, believe and can show this facility will in fact be a benefit to the

neighborhood and not a detriment. Mr. Rosser referred to the Downtown Area Master
pla-n which designates the various areas that are currently in existence for the

social/justice groups. There is no statement in the Downtown Plan that says lron Gate

should be locáted in the area that is identified as social/justice that he could find. Mr.

Rosser stated that other references have been made to the 6tn Street lnfill Plan and

whether the proposed facility is or is not consistent with that plan, and he could not find

anything sayìng'that it is noi consistent with that plan. He believes staff found that it is

coñsistðnt iñsofar as allowing an institutional use by that social, educational, religious

use property. Mr. Rosser stated that he did find a discussion of social service agencies

and ineir presence in ine 6th Street area which is on page 43 oÍ the 6th Street tnfill Plan,

a910812015-1t47 {8)
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Section 11.2.1.2. lt states, "Community Services nearby - there is a concentration of
community services located in this area, lndian Health Resource Center, Family &
Children Services, churches and other institutions. These services contribute to the
health and wellness of the neighborhood. These institutions are an asset in themselves
with the traffic they generate as equally important. These facilities provide a reason for
people from all over Tulsa to visit this neighborhood. This base of employees and
volunteers and the steady stream of people and families that visit them are an important
resource for a neighborhood trying to grow economically." Mr. Rosser stated as to
whether a particular use will be injurious to the neighborhood you have to look at the
character of the neighborhood. What is allowed today and what is not allowed. Mr.

Rosser had a map placed on the overhead projector showing a zoning map of the area.
The soup kitchen and pantry use is allowed by right without a Special Exception in the
CH and CBD Districts which is a significant portion of the neighborhood. That in itself
says the proposed use cannot be injurious to the neighborhood. This particular
location, another benefit it has it will be close to where many lron Gate guests currently
live. There are 380 pantry guests that live in the Pearl District and East Village area;
522 pantry guests live in the Kendall Whittíer District; and 753 pantry guests live in the
Crutchfield District.

Mr. Van De Wiele asked Mr. Rosser stated that when he looked the lron Gate websíte
he saw 1,260 pantry guests per week, yet if he added properly the figure stated today is
1,650. Mr. Rosser stated that his numbers are not necessarily per week but are
residents who use the food pantry.

Mr. Van De Wiele asked Mr. Rosser about a curb cut onto Owasso because it is not
shown on the site plan. Mr. Rosser stated that is correct. Mr. Van De Wiele asked Mr.

Rosser how lron Gate was going to receive food deliveries, trash collection, shuttle
service vehicles, etc. in one ingress/egress point. Mr. Rosser stated there is a loading
dock, and he pointed to the plan on the overhead projector, which will take care of the
food deliveries; shuttles will drop off similar to a bus which would probably be along
Peoria. Mr. Henke interjected that a vehicle cannot stop on Peoria or on 3'o Street. Mr.
Rosser stated that he would defer to the architect because he does not want to get
outside of his area.

Interested Parties:
Connie Cronley, 1711 South Gary Avenue, Tulsa, OK, stated she is the Executive
Director of lron Gate. ln the 1970s there was a sudden influx of homeless people that
gravitated to urban areas and Trinity Episcopal Church is located at 5th and Cincinnati.
The spontaneous act of compassion by the parish priest and two parishioners helping a
hungry homeless man started a ministry. Many people started helping the hungry by
handing out food in the cloister garden that had an ornate iron gate, and the word on the
street spread that if you are hungry go to the church with the lron Gate. The name
stuck. Over the years the ministry moved and separated legally from the church so lron
Gate can raise their own money. lron Gate has raised money to renovate the basement
of the church and have now out grown that. The misconception is that everyone that
comes to lron Gate is homeless but the growing number has been the working poor.

09/0812015-1147 (9)
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lron Gate says that it is not hometessness that comes through the gate but poverty.

With the recession the number of people coming to lron Gate for food assistance has

grown 407o/o. The Board has decided that it is time to raise funds to build a new facility

ãnd have committed to a multi-million dollar campaign to do that. lron Gate looked at
where the guests come from and how they get to'lroñ Gate. lron Gate believes 3'd and

Peoria is the best place to be. The people of Pearl District, Kendall Whittier, East

Village all they want to do is eat at lron Gate and all lron Gate wants to do is feed them-

lron Gate assures the neighbors that they will build a beautiful facility in the
neighborhood, and they will be good neighbors.

Mr. Van De Wiele asked Ms. Cronley about her numbers because they are different
than what appears on the website; on a daily basis how many guests come to the soup

kitchen. Ms. Cronley stated that it fluctuates in the month because of food benefits. At

the first of the month the number is low, maybe 150 to 200, but at the end of the month

when SNAP benefits are gone there could be 400 to 500 people. The staff does not

count the people they count the plates. lron Gate may the only organization that allows
people to eat as muóh as they want because the soup kitchen may be the only meal of
ine O"y. Mr. Van De Wiele asked Ms. Cronley if she knew how many of those people

walk, d-rive their own car, etc. Ms. Cronley stated many walk or ride bikes. lf they live in

one of the shelters the Morton bus picks them up and brings them to lron Gate twice a

day and takes them back. Ms. Cronley stated of the people that come to the soup

kitchen that about 23o/o walkthroughout the morning; about 1570 people ride the Morton

bus; a small
an app m cou
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morning, of people layíng the sidewalk, standing in the street, walking across the street

and he thinks this is the feel the bulk of the interested parties are not going to enjoy

being next to. Mr. Van De Wiele asked Ms. Cronley how they were going to deal with

that, to the extent that it is a problem, but it is where the people are before and after the
service is provided. Mr. Van De Wiele stated that he drove by at noon a couple of times

and there was a lot of litter on the parking lot, how is lron Gate going to handle that
situation at the new facility. Ms. Cronley stated that it is addressed with the design of
the building. That was one of the first things that the Zarrow Foundation, a major donor,

asked for. They do not want to see a line. They do not want to see people on the

street. The building was designed so that it is bigger so everyone can get inside. The
proposed building has two entry areas. There is a porch area with restrooms that is
open so they can wait until soup kitchen is open.

Mr. Van De Wiele asked Ms. Cronley when the outer doors are opened and when the
inner doors are opened. Ms. Cronley stated that currently the doors are opened at 8:00

A.M. and the others will be opened at 7:00 A.M. The shelters close at 7:00 A.M. and

the day center opens at7:30 A.M. but not everyone lives in the shelters. The people

that live on the street, when the sun comes up they are ready to go somewhere. So

09la8^015-1147 (lo)
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lron Gate will open their doors as early as they can and as early they need to get people

inside. That is the whole point of a larger building.

Ms. Cronley stated that lron Gate's security system cleans up the parking lot all around

the church, the whole block after lron Gate is closed. Mr. Van De Wiele stated that to

lron Gate's credit when he leaves to go home he does not see any trash solthey do a

remarkable job.

Mr. Van De Wiele asked Ms, Cronley about the food pantry numbers, Ms. Cronley

stated the emergency grocery pantry is open three days a week and they see 100

families a day añd last-montn it was 135. Mr. Van De Wiele asked if that was 135

people or 136 families. Ms. Cronley stated that is 135 families. Mr. Van De Wiele

äsfeO Ms. Cronley how the families arrive at lron Gate. Ms. Cronley stated that most of

the families drive or carpool, about 75o/o. Mr. Van De Wiele asked where these people

were going to park. Ms. Cronley stated because lron Gate will extend the hours they

will rot-ate through, just the same as anyone going to a grocery store. Mr. Van De Wiele

asked Ms. Croñley if lron Gate runs out of food so that situation would encourage
people to arrive eãrg. Ms. Cronley stated that lron Gate plans for that number of

þ"obl". Ms. Cronley stated that lron Gate is considering having a bus to drive through

the Pearl District to bring families to lron Gate.

, Suite #706, Tulsa, OK; stated that lron Gate has
have a Trinity Episcopal Church. The proposed
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Mr. Henke asked Mr. Saunders asked how many security staff he had on a regular

basis. Mr. Saunders stated that it is between five and eight, depending on the time of

the month. Part of the campaign is to have resources to be able to support the

proposed facility so there would adjustments in that number upward. The hours of

äperation will bé adjusted but in general the services lron Gate offers will not change. A
pä.t of lron Gate's commitment to the neighbors is that they will work with them. lron

bate is making a good faith effort to respond to some of the concerns that have been

raised. lron Gate is a great organization and they are a great organization because

they do things the right way That is not going to change. lron Gate is a private solution

to á public froblem.- All of lron Gate's funds are raised privately. No state. No federal.
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lron Gate operates with the generosity of the community and they believe this proposed

building will be an outward example of that philanthropic spirit.

Mr. Van De Wiele stated that in the description on the website regarding the study of

where tron Gate wants to move to, the thing that jumped out at him was it says' "the

architects consulted lron Gate throughout the whole process to determine that lron Gate

needs at least 14,000 square feet ior the facility and at least 39,000 square fee.t_fo1

parking", but the site plan reflects 6,300 square feet for parking which is about 1/6 of

what the architects are saying is needed. Mr. Saunders asked if the 39,000 was

actually for the lot size recommended. Mr. Van De Wiele stated that is not what the

websitá says. Mr. Saunders believes the 39,000 square feet number was the

recommended lot size. Mr. Van De Wiele the tract size of the proposed site is 25,000

square feet plus the 6,300 square feet for the railroad lot. Mr. Saunders stated it is not

ideal but it is the best lron Gate can come up with. Mr. Van De Wiele stated that his

concerns are that this appears to be a lot crammed on not enough land.

Mr. Henke stated that he has the same concerns. There have been four or five site

plans to review over two weeks because of the numbers for parking. lron Gate has not

äxplained how they are going to park employees, the guests and the volunteers. Mr.

Saunders stated that theie is no question, it will certainly be tight. Part of the constant

site plan revisions were as lron Gate received input and received more updates from

the railroad Mr. Rosser the exísting setbacks would have to be adjusted closer.

Ms. Miller left the meeting at2:22 P.M-

Mr. Henke stated that Mr. Rosser stated that he was glad the case was continued and

Mr. Henke stated that he is also glad the case was continued because there has been a

host of facts and circumstances ihat have been revealed in the last two weeks that the

Board did not know two weeks ago but know today. The Board works very hard to
gather information and do their Aué Oiligence in understanding the applicant's plan. Mr.

Henke stated that the only place he can see on the site plan where a bus can be

unloaded or loaded is on 4th Street. lt is not the Board's place to make assumptions or

speculate, the Board wants to hear from the applicant that they know how things are

goino to work and that they have a business plan. Mr. Saunders stated there are public

Ër" Ëtop" on 4th Street and on Peoria. lron Gate's discussion for the Morton bus and

the potentially contracted bus would be a drop otf and pick up inside the parking loop'

Mr. White asked Mr. Saunders if he had checked with Morton about whether they would

be able to turn their buses around in the proposed area. Mr. Saunders stated the buses

are not like large City buses, they are only 30 or 40 passenger buses and they turn

around at the current iacility. Mr. White stated that is considerably larger. This proposal

is a reduced parking area with one line of 90 degree parking and one driving lane.

o9to8/201s-tt47 (12)
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Ms. Miller re-entered the meeting at 2:28 P.M

Mr. Rosser came forward and stated that he has reviewed the lease from the railroad

and it covers a total of 16,435 square feet which goes all the way to the centerline of

Peoria. Mr. Van De Wiele stated that way he was calculating was by using the scale at

the bottom of the site plan and only using the area where there are parking spaces' He

is not inclined to count the area from the fence to the railroad or the grassy area. Mr.

Rosser stated that he is not either.

Carmelita Skeeter, CEO of lndian Health Care Resource Center, 550 South Peoria

Avenue, Tulsa, OK; stated the center has been there since 1999 and the feedback they

received from the community when they purchased the school to develop it into an

outpatient clinic the community did not want the center there. The public came out in
great numbers to testify that they did not want an lndian clinic in their community. They

ùanted a business on the corner. They did not want another social service agency in

that area. At that time Youth Services and Family & Children Services were in the

neighborhood. The Center has purchased and cleaned up a three block area and

another social service agency in that community is going to do the same thing. They

will ctean up the commuñity. They are going to offer social services to help the people.

This is a social issue much more than a location issue. lf people would address the

social issues that are going on in the City that lron Gate takes care of, as far as the

Í¡¡-i ilL;Pl

ng an
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what she understands, when lron Gate gets a larger facility the Center will be able to
offer more services to them. This is very much a social issue. lt is for the entire

community. lt is for the City of Tulsa. lt is ñot just an area at3'd and Peoria or at Trinity

Episcopal Church. Ms. Skeeter believes if lron Gate can move to the subject area they

will help everyone.

John C. Powers ,2431Tenruilleger Boulevard, Tulsa, OK; stated he served as rector of

Trinity Episcopal Church when it was founded in 1978. lron Gate has been open and

welcóming for nearly 37 years feeding hungry guests every single day including Sunday

and holidãys. lron Gate has never closed. The church adheres to one important

tenant, tnai they respect the dignity of every human being, thus the moral and ethical

commitment to the nrngry. Thé c'hurch hai worked with friends and neighbors ?t stn

and Cincinnati to addresl-any problems that have arisen with this commitment and that

will continue. Mr. Powers stated that as an active lron Gate board member he pledges

to be open, to be good citizens, to be active residents in the Pearl District, and to be

good listeners andlensitive to community concerns. The lron Gate Board pledges to

Ëuild a stunning facility that will make the Pearl District proud. Pearl District owners and

residents are iñvited now, and in the future, to volunteer to help feed at lron Gate. For

all who take up that invitation it is an inspirational and transforming experience. Mr.

Powers hopes the Board will grant the requested Variance; a Variance that any

purchaser of the 3'd and Peoria property would need to reguest.

09/08t2015-t147 (13)
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Violet Rush, 1723 East 13th Place (1416 East 11th Street¡, Tulsa, OK; stated she is a
business owner in the Pearl District. She supports lron Gate's move into the
neighborhood. During the whole Pearl District, lron Gate debacle there have been
many arguments and in these arguments there are some serious flaws. Ms, Rush
stated that a lot of people say by bringing lron Gate into the community the property

values will lower. She does not think this is actually possible as property values are
most often assessed according to one of three approaches, the market value; the cost
to replace the property; or the income the property will bring into the community. ln
Tulsa County, as far as she knows, property value is actually assessed at fair market
value so it is not based on the kind of services that are offered on a property or the kind

of people that utilize those services. ln this case it would be those in poverty and those
living on the streets. The argument that a $4 million state-of-the-art facility designed by

an award winning architectural firm will lower the property value in an already
dilapidated area is completely flawed and she believes it is ludicrous. lf anything the
proposed building would increase the property value in the neighborhood. Ms. Rush
stated that another argument has been that there needs to be a better balance between
social services and businesses in the Pearl District. lf a person looks at the facts, one
in five Tulsa children goes to bed hungry every night. One in five people who are
elderly in Tulsa County also go to bed hungry every night. lf the neighbors really
wanted a better balance between social services and business interests she believes
there would an tron Gate in almost every neighborhood. lt is the right thing to do and
she supports what lron Gate does, and her support for the organization is not

on uslng

Michael Sager, 823 East 3'd Street, Tulsa, OK; stated he is the seller of the subject
property to lron Gate. He is afso a property owner, across the street from the proposed

lron Gate location. His property is zoned CH so thís would be a moot point if lron Gate
were to move across the street. He was one of the original people in the Blue Dome
District and owned a large series of assets there. Today on 1tt Street he owns more
than 120,000 square feet of property between Peoria and Cincinnati. He has ownêd a

lot of property on 2nd Street ånd'stili owns property on 3rd Street. On 3d Street he has
develóped búsinesses like Juniper and BMl. He owns commercial property on 6th

Street. He has also sits on the Downtown Coordinating Council and they have no

officiat position on this issue but when the discussion comes up about crime the Tulsa
Police Department's website posts the crime statistics for the City of T-ulsa. Downtown
has the lowest crime rate in the City of Tulsa. lf lron Gate moves to 3'o and Peoria part

of the lowest crime rate in Tulsa wiú be moved to 3td and Peoria. He has partnered and
been involved in many, many things in the neighborhood between Peoria and

Cincinnati. He supports the proposed project.

Leanne Benton, 605 South Peoria Avenue, Tulsa, OK; presented and had placed on

the overhead projector a document showing percentages for lron Gate soup kitchen.
According to lron Gate's statistics 78o/o walk, 10o/o ride the bus and 6% drive or ride the
Morton bus, The statistics also show that 43o/o live on the street, 21o/o live in shelters
and 33o/a live in apartments or houses. Statistics show the lron Gate food pantry guests

09t08t201s-1147 (t4)
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that 84% live in apartments and houses, 10% live on the street and 4o/o are classified as

other. As the President of the Pearl District Association she has had the privilege and

challenge of listening to residents, small business owners, and property owners in the

last few weeks. Théy have voiced concerns over a 16,000 square foot soup kitchen

with many chronically homeless people walking in the middle of a re-emerging urban

neighborhood that is experiencing glimpses of revitalization. Some of the media has

portrayed the neighbor's response to lron Gate as fear. lt is not fear but facts that bring

in" n"ignnors to iheir position of opposition; facts that will be clearly seen and spoken

through- a video of recent articles, TV news stories, and quotes from lron Gate

repreéentatives. The proposed location for an expanding soup kitchen _and 
food pantry

isn't good for the Peari District and she does not think it is good for the City of Tulsa. At

this time Ms. Benton had a video placed on the overhead projector.

Mr. Van De Wiele asked Ms. Benton where the documents stating the percentages

came from. Ms. Benton stated that when lron Gate opened up their files the statistics

were in those files.

Jeff Swanson, 1607 Dorchester Drive, Nichols Hills, Oklahoma City, OK; stated he

attended Trinity Episcopal Church for years and was married there 10 years ago, and

he donated to lron Gaie. He and his family have been personally and aggressively
rty people go n and out of rontconfronted
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standards that this current Board must uphold today. ln granting the Special Exception

this Board must find that the Special Exception will be in harmony and in spirit with the

intent of the Code and will not be injurious to the neighborhood or otherwise detrimental
to the public welfare. While there is plenty of compassion for the homeless and the

poverty stricken, as well as those who have invested their lives and livelihood in

purchasing, investing and rebuilding the Pearl District, East Village and other areas

around thá Pearl O¡étr¡ct there compassionate arguments to be made on both sides.

This is not a standard that asks or even allows this Board to balance or weigh whether

lron Gate should remain in the downtown neighborhood or if it should be moved to the

Pearl District neighborhood. This Board is charged with focusing on ensuring that
granting this Special Exception for this application will not be injurious to the new site's

ñeighbõrhood. Mr. Swanson stated that he has a letter from one of his tenants stating

the! will leave the property and not renew their lease if today's application is granted'

Mr. Swanson stated that he will suffer injury from that. This is a measurable injury. Mr'

Swanson stated that his realtor informed him that it would be very difficult to obtain
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another tenant and if he does it will be for less rent and his property will dramatically

decrease in value. As a business owner and a commercial property owner his

experience with regard to property value is that it is determined by rental income. He

will lose rental incõme. He will suffer injury. His property values will decrease. This

standard does ask the Board to weigh how much injury is too much; therefore, any

evidence of injury is enough to defeat this application. Mr. Swanson stated that with this

evidence Oy moving lron óate to 3'd and Peoria would be injurious to the neighborhood

or otherwise detrimental to the public welfare. Mr. Swanson stated that lron Gate's

application must fail. There is a similar standard in granting a Variance as well' This

Board must find that the application, ordinance, particular place or property would

create an unnecessary hardship. Such conditions to a particular piece of property

involved and would not cause substantial detriment to the public good or impair

purposes and intent to the ordinance or the comprehensive plan. Mr. Swanson stated

that time and time again this Board has ruled and the Oklahoma Supreme Court has

upheld that an expense that would never actually be incurred is not an unnecessary
hardship, but Council for: lron Gate has told the Board is that there hardship has to do

with the size of the land. With regard to that, a hardship created by the owner of a
premise constitutes no valid basis for a Variance from a zoning ordinance. Mr.

bwanson stated that to allow a land owner to circumvent an ordinance by creating a
ance effective ly AS repe a Thô
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Mr Swa nso n stated that n a rd
earned of some of the ra m ¡fica tion S associated with the lea SE a nd the m rg ration to and

from the John 3:16 Mission, the day shelter, and others that would potentiatly take
people the most direct route which is down the railroad. Mr. Swanson stated that he

has been told there are investigators assigned to review all aspects of this project out of

concern for safety. Mr. Swanson stated that in his dealings with railroad leases, they

have very strict out clauses that can be executed if and when the railroad feels it is not

safe or in tne¡r best interest to allow the lease to continue. Mr. Swanson stated that he

has owned restaurants in the past and he does not see anyway delivery trucks can get

in or out of subject property without, from time to time, backing out onto the blind corner

around 3'd Street. That is definitely detrimental to the public good. That is a dangerous
situation and is violation of law. The neighbors have requested that lron Gate provide

information about the security and they have said they have no plans to have security

that will be going through the neighborhood to police and take care of the migration of
people atteñOing lron Gate. Mr. Swanson stated that to compare this to the lndian

bl¡nì" is like apptes and oranges. The Clinic has nothing to do with this or the neighbors

concerns. Mr. Swanson respectfully requests this Board continue to uphold these

standards and deny this application.

Josh Ritchey,418 South Peoria Avenue, Tulsa, OK; stated that if a person watches the

news or read the paper you wíll find all small business owners are lumped into one

category. Everyone thinks we are either wealthy, absentee land owners that live in
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palaces and run businesses in their spare time, or we are uncaring jerks that just do not

want lron Gate in their backyard. His business became profitable for the very time in

2011. 1n 2012 he applied for a loan and he was able to purchase his property on South

Peoria. He is not a wealthy land owner. He actively works the land. He has worked

hard to clean the property up, he has renovated the building and now he has moved out

of the building and found tenants that are opening a food truck park. This is not

normally a caðe where people make $25 million a year. His concern'is that instead of

making g32,000 a yeil he might make zero and it might just be over. That property is

his invêstment and his whole life. He has invested everything he has into this land. Any
impact that occurs will be felt ten times more so by the small business because they

cannot hire security, cannot replace broken windows, clean up vandalism, or anything

that happens. Small business cannot recover. The Pearl's yard is pretty full as far as a
small neighborhood and social services; there is lndian Health Care, Family & Children

Services,-Youth Services, Tulsa Planned Parenthood, many churches. There is a lot of
people packed into the neighborhood that are doing a good job to help people. lron

batê fras requested to be rezoned as a social service. Mr. Ritchey believes that lron

Gate being lumped in with other social services would be kin to zoning all football
stadiums as football without regard to who plays. lron Gate is the Dallas Cowboys of
soup kitchens, they are nation's largest food only soup kitchen. lt needs to be

considered how tarje of an operation îhey have M¡. Ritcirey does not know if 3'd and

Peoria will be able to accommodate everything they hope to do. Mayor Bartlett, in every
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Mr. Swiney left the meeting at 3:09 P.M.

Danny Overton,3015 East Skelly Drive, Suite #41O, Tulsa, OK; stated he specializes
in commercial real estate analysis and services. He, with the Pearl District, is open to

discussion with a compassionate ear to all matters concerning the homelessness.

Given the District has the highest per capita amount of social services offered in the City

of Tulsa the neighbors are well ínformed to the current situation of homelessness and
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wish to be an ally to lron Gate and to the City in this regard. The City of Tulsa spends

thousands of dollars every year addressing and campaigning to show the City's interest

to retain talent, grow the City and young entrepreneurs. One way the success of these
goals is accomplished is through large and small area planning, which is a simple yet

óomplex concept. lf the citizens are trusted to have the information and to invest in its
self because they grow best together there are silent partnerships created with

thousands of people. That creates a bed rock for success. When those plans are not

consulted as a guidebook to deal with the changes that will naturally come along the
plan starts to fail apart, confidence falls, and the City's goals are not met- The Pearl

District has had hundreds of millions of dollars invested into it through federal, public

and private sources over many years with another $100 million on the way. Through
public and private funds, again, over the next 25 years a small paft of that investment

will be placed in the Pearl District to create dozens of jobs, and up to $250 millíon

dollars of tax income to the State of Oklahoma. This Board has had the honor of setting
some of these past goals by believing in these plans through votes cast so he speaks in
reverence rather than opinion as this Board can easily reference its successes in this
area. All of this became possible due to planning; planning among enemies and

friends. Mr. Overton stated that lron Gate has stated time and time again that they

speak for their guests. They have no interest in speaking about planning with HOAs,

the BOA, the PÓ4, and most of the City itself concerning growth potential for the small

area plans in place. A neighborhood that supports itself and focuses on small area
planning and the law and their common sense as their guide stones wíll thrive with any

kind of mixture. There is si nificant social return on investment that will impact any area
neg posl eve ry on

p ng the three m ain crite for decrs ion maki ng ts harmon wg U id e to lan n ila Y ith the spl rit

a nd tn tent of the Cod e, n on nJ unou S to the netg hborhood or othe rwtse detri mental to the
public welfare. ln all three there real feelings of doubt; by those standards that are set
that is a short coming. The answer for this application must be no. This application
does not meet the high standards that the Pearl has set for themselves, and that they
ask of their policy makers. People can change their priorities without changíng their
principles. Obviously this Board is highly ethical as to address concerns at the last

meeting that not enough members were present to make a fair decision. The Board has
proved their concern for the respect and position of their job and everyone thanks you

for that. Please continue to support these ethics and deny this application.

Matt Jones, 415 South Owasso Avenue, Tulsa, OK; stated he south of the subject
property. He is a native Tulsan but left to go to Colorado then on to Austin, and now he

has returned to be near family. He has seen Austin and Denver do great things, and he

Iikes the potential of Tulsa. He thinks there is a lot here but it was a gamble because it

can go the other way. lf a small group of people are allowed to make all the decisions
maybe there is another place. lf a people cannot think outside the box the last thing you

wañt to do is make the box bigger. He is shocked that there is no City plan for social

services. He believes lron Gate should keep operating at Trinity and come up with a

plan that more people can be involved with.
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Mr. Swiney re-entered the meeting at 3:17 P.M.
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Bob BaÉ2, Barber and Bartz Law Firm, 525 South Main Street, Suite #800, Tulsa, OK;

stated he represents the Pearl District Association as well as Mac Systems, lnc. Mr.

Ba¡tz had slides placed on the overhead projector to refer to as he spoke. The Code is
enacted for the purposes of promoting the development of the community in accordance
with the comprehensive plan. The downtown Tulsa master plan identifies the Pearl

District as a mixed use area, and placing the lron Gate building in the Pearl District is

inconsistent with that plan. The northwest quadrant designates the social justice

northwest corner of the downtown area. Because of the existing zonÍng if the lron Gate
facility was placed in that area there would no Special Exception needed for most of the
properties that could be purchased in that area. lt is his understanding that the
Downtown Coordinating Council suggested several locations in the northwest quadrant
that is designated in the master plan for social and justice yet those particular properties

were rejected. The 6th Street lnfill Plan was adopted by the Planning Commission and

approved by the City Council and the plan contemplates social services, and there are
four agencies and organizations already in the Pearl District. What is significant is in
reliance upon the Downtown Master Plan and the 61n Street lnfill Plan, over $100 million
has been invested by individuals in the Pearl District. The City would be setting a

dangerous precedent if it were to disregard its own plans, the Master Development
Plan, and the Pearl District Plan by allowing the composition of the Pearl District to be

dramatically changed by having the homeless roam the streets in the Pearl District area.
e zon ng

pecl Exce ption if it wil be nj u rioUS toS a
the pu c we lfa re. Tom Bake M anage

the netg h borhood or otherwise
of the Downtown coord nating Cou

detrimental to
nct statedtib r I

"Yo u have to recog n EE the lmpact that the service hAS on a nea rbv com m u n itv The
result of that service in that area was creating a negative impact to some property

owners to develop their property." lf the manager of the Downtown Coordinating
Councíl says there is a negatíve impact caused by having that facility in downtown then
that speaks for itself. lt will have the same negative impact in the Pearl District. Mr.

Bartz stated gave examples of the type situations that would cause injury to the
neighborhood or otherwise be detrimental to public welfare. Mr. Bartz stated that if lron

Gate is allowed to build on the subject property Mac Systems, lnc. will not build a
planned facilíty in the Pearl District, A-Best Roofing indicated it will not go forward with
purchasing an office building and will move their business from the Pearl District,
Roberts and Jones Studio will not fÍnish the development of a building for architectural
business and will move, Good Day Properties, LLC will consider selling 33+ commercial
properties, O'Fallon Properties will not continue with any further projects, Carlos Moreno
indicated he will not move fon¡vard to purchase and develop a building located at 6th and

Peoria for his creative agency, and there are businesses and agencies that currently
exist in the area that will have their programs in jeopardy. Mr. Bartz stated there have
been comments made about the proposed parking and he thinks a lot has come to light
on this issue today. Two weeks ago a Union Pacific official told a member of his firm
that the lease that was being proposed was for beautification and parking only. This
official did not understand what lron Gate was doing, but he did say if there were people
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congregated in the parking lot that would be grounds to revoke the lease The

proforãO lease is year to yèar so what happens if it does not get renewed? lt also has

a a'O Oay terminatiôn clause so what happens if Union Pacific is truly concerned about
people óongregating in the parking lot? What has come to light today is the luzzy math.

is ttrere r"álly-"nough parking spaces being proposed, if there are only 33 parking

spaces with apparently f 5 to 18 staff people including security? Mr. Bartz trusts that the

Board will do ever¡ning necessary to make sure that a thorough parking study is
performed with real siatistics that are consistent with prior publications before

äntertaining a Special Exception. lt is critical for the Board and the City of Tulsa to not

disregard i-he Downtown Tulsa Master Plan. The City can ill afford to disregard it's

pubtiðhed Comprehensive Plan when individuals come to Tulsa and are willing to invest

millions of dollars in future development.
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have these numbers to decrease This is a flawed model. This has forced the

neighbors, as a community, to discuss a topic everyone was previously fearful to
add;ress. Now there is a ioom full of compassionate people, passionate about the

individuals lron Gate serves and passionate about the community they are working hard

to improve. Many of these individuals have poured their life savings into an idea, an

idea that Tulsa can be a better place and that they can actually play a part in making

that happen, He would respectfully request the Board reject the application, not end

lron Gate's mission but to allow the most creative group of individuals to start their work

on finding the right solution to the growing problem. People need to be focused on

possibly þairing 
-lron 

Gate wíth other compatible services that work to lessen these

individuals reliance on social services as a whole. People need to think of ways to build

the independence and self reliance these people so need. Tulsa is known for its giving

heart and how they take care of one another. lt is time Tulsans sit down and do just

that. The most phiÍanthropic city in America can do much, much better than this.

Jamie Jamieson,754 South Norfolk Avenue, Tulsa, OK; stated this is a tough case, an

interesting case, and it does pose some real challenges for the neighborhood. lt poses

challengeã for the City. lt poses challenges for dealing with the poverty in Tulsa.

Earlier someone referred to the Pearl District being a "nimby" - not in my back yard -
and that is far from what the Pearl District is. The Pearl's plan is a great deal more

complex and as lar away from a nimby. The Variances in this case have been self

inflicted and lron Gate does not even own the land yet. Just over a year ago was
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changed by the Planning Commission to being autocentric and commercial ,ry, ,qry
opurãtion áoes not souñd autocentric nor is it a commercial operation. The Special

Eiception is because the use is not permitted by right in a District because of potential

adveise affects. lf controlled in a particular instance it may be permitted. The lron Gate

cannot control it. The activities cannot be controlled because of the disproportionate
number of people who are homeless and visiting the soup kitchen. lron Gate cannot

control it no matter how responsible they may be. The scale of the operation is

fundamental to the problem that lron Gate has. lron Gate began very small but it has

become very large. fne disproportionate number of transient people among other
pedestrianr is going to be a problem for the businesses. Can all of these people really
'be 

wrong? fnã V¡tlage at Central Park used to be in the middle of a totally unrgflegme!
blíghtedielghborhood with a transient problem, but it was very clear in the 6'n Street

fa-st Force þlan that the neighbors gave serious thought how the social services should

be integrated. They wanted to see them and they did see them as a benefit to the

commuñity because of the visitors to the neighborhood. The social services were going

to help iuel the economic development and hopefully the repopulation of the

neighborhood, but none of them were going to be disproportionale. Mr. Jamieson

stated he was puzzled why this application was tagged as a Use Unit 5 rather than a
Use Unit 2 whích includes homeless centers. The Pearl District plan includes public

safety, affordable housing, creating a livable walkable neighborhood for all people, and

to foster local businesJ and tocal retail. The Pearl District is using tax payer's

investments in the realization of this plan and it is beginning to boost the city's tax base.

The Pearl District is crucial to the future of Tulsa. That is not to establish a direct

connection between e rea ap an a

District is in a very vulnerable situation. Economic revitalization has just started. These

are normal peopie who want to do something good. lt is a vulnerable time in the

redevelopment of the Pearl District.

Mr. Henke stated that he does not think the Zoning Code is discriminatory toward

Tulsans wíth mental problems or Tulsans from low or middle or higher incomes' Mr.

Jamieson agreed with Mr. Henke.

Mr. Henke stated that the soup kitchen is allowed in the Pearl District by right in three of
the four corners of the intersection of 3'd and Peoria. Mr. Henke asked Mr. Jamieson

how he would respond to that. Mr. Jamieson stated that perhaps the residents and

business owners would end up living with it and life would be a great deal tougher.

Mr. Henke stated that he realizes the Pearl District has been very unified in residential

development, commercial development and everyone has done a very good job as a
unified neighborhood to outline what it is the people would like to see in the Pearl

District. Mi. Jamieson stated that the people in the Pearl are concerned about the injury

to the neighborhood which is more than their view; it is part of the City of Tulsa's

Comprehensive Plan and has been for eight or nine years. An enormous amount has

been invested in the fulfillment of that plan. That is the corner stone of most of the

people that have registered an objection.
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Mr. Van De Wiele stated that he is the one who raised the nimby comment, and his

point was that that is all the Zoning Code is. lt is to determine what can go in your back

yard and can't. Everyone wants gas or electricity but he does not want a power plant or

refinery in his back yard. Mr. Ván De Wiele stated that his point in raising that is that

there ñave been lots and lots of comments by property owners or the media, and he

does not think those comments to be valid but the people do have a legitimate concern

about what does go on ín their back yard. lf a person lives in a residential area a

person should feel comfortable and confident that the people behind them is not a

power plant but is a residence.

Mr. Henke stated that his point is that the property directly across the street, any which

way you go, can be used for a soup kitchen because it is zoned cH.

Rebuttal:
Falo.olm Rosser came fon¡¡ard and stated that Mr. Swanson's and Mr. Ritchey's
properties are both zoned CH so a soup kitchen and food pantry is what they are zoned

ior and could be allowed without a Special Exception. What is injurious to the

neighborhood and to determine that you must look at the nature and character of the

neighborhood. The zoning in this case is indicative of the nature of the neighborhood.

He wants to make it clear ihat lron Gate understands the concerns of the neighbors and

are not saying they are
social service agency
injury everyone would

fraudulent. Mr. Rosser stated that he thinks that if there were a
in Tulsa had erected a new facility and it had caused serious
have heard about it. The lndian Health Care Resource Center

was one
happen. That is clear and he believes that will be what will happen in this case. lron

Gate could have asked Mr. Sager to get the property rezoned CH and there would have

been no need for a Special Exception or Variance to the setbacks. ln regards to the

parking, it is tíght but it complies with the Code and it will work at the subject site. Some
peoplJ may be familiar with the Thunderbird Club House in Norman; it is a facility for all

mentatty ill people of any type whether they are homeless, hungry or they have a home-

It basióally'offers these people a place to go and they can have a meal. The

Thunderb¡iO Clun House is located in the middle a commercial/residential area between

a shopping center and an apartment complex. lt has caused zero problems. lt is very

similar to today's situation; they had another facility that was no longer working. There

were fears and there will always be fears, which is very understandable.

Comments and Questions :.

tallthesefolksarenotwrong,buthedoesthinkthereisa
great deal of fear of the unknown. The Board has seen that before. lt is not a viable

basis for the Board to deny an application. Mr. Van De Wiele believes there ís a
substantial amount of legitimate concerns and he thinks a lot of that has to do with what

they have seen happenð. The services that lron Gate provides are sadly a necessity.

He does not believe that it is the Board's job to determine whether this is the best

location or if there is another location that would be better. lt is whether this location

satisfies the criteria that the Board has to apply to their application. Mr. Van De Wiele

stated that he has very little concern with the concept of the setbacks because the
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Board grants those types of relief regularly. lt has been in Swan Lake. lt has been

done in areas downtown where buildings were built years and years ago to the full

extent of their property and they have no setbacks. lt has been done in the Kendall

Whittier recently. The flip side of that is what is the hardship? Mr. Van De Wiele stated

he has concerns over whether the hardship is self imposed. In regards to the parking

the applicant does comply with the legat minimum amount of property for parking that
would 

'be 
required although it is not on their lot. But when the applicant has a Special

Exception and they are asking for permission to have a use that would not othen¡rise be

allowed the Board has the leeway of requiring more parking than the Code requires.

The Board has done that on occasion. Mr. Van De Wiele stated that he does not know

how the architects came up with a requirement of 39,000 square feet of parking for a
14,000 square foot facility. He assumes that it was based on the number of people

coming and going to the facility whether it be in their own cars, on a bus or shuttle. Mr.

Van Dê Wiele stâted he is concerned over the numbers because the numbers on the

documents dísplayed were substantially different than the numbers the Board heard

from the lron Gaie representatives. lt seems there is a very high volume of people

coming to the facility and the vast majority of them seem to be walking while most of the
pantry guests drive. Mr. Van De Wiele stated that he does not see that there is enough
parking on the site. He has to think that the railroad will terminate the lease once

someoie is hurt on the railroad right-of-way and there is a worse problem. The lease is

almost SO specu lative that he SU Board can g rant m uch re ef based onS not re the
leaSE Tvpical ly past, where the re IS an p ng at IS either thatrn the off-site lot a rki

and the Boa rd ical

ti the
the

inksn owns thô ot er ot or they ave a o ng term leaseh h tvp ly
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ma rket o someth ng along that ne He haVI ng vefy d ifficult tme getti ng over theis
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p roperty mmed iate north tssue Board to deal w ithan for the

ey ave to find and th at S the
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The Boa rd has to
p the SU rrou nd ng area. M r Van De Wie le stated th at hethe detri menta tm act on

can not say that it wou td not be fnJ u no u S. Hê h a S d nven th rough the a rea several mesti

n thô ast month a nd he can bsolute v wrap h ts b la n a ro U nd th e fact that ¡f he OW ed a

property across the street from Trinity he would think there is no way he would ever be

able to sell it. That is not a fear it is a reality. Mr. Van De Wiele knows that it was said

that the doors would be opened to let the guests inside but they are going to need to
line up at some point. He cannot support this application for those reasons.

Mr. Flanagan stated that he does not think anyone in this room would disagree with lron

Gate's mission or what they do. lt is incredible and does help a lot of people. He

agrees with Mr. Van De Wiele in regards of the hardship; is it self imposed or is it not?

Féar of the unknown is not a viable reason to vote something down but there are

serious legitimate concerns about the parking. lf the vote were to be taken individually

on the requests then maybe he could support it.
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Mr. White stated that he agrees with Mr. Van De Wiele and Mr. Flanagan regarding the
parking and the safety. There has never been any question about lron Gate. They do a
great þb and it is a super service. The only issue that he is concerned with, as a
member of the Board, is if this is the correct place for them to relocate to. Mr. White
stated that he has been on the Board since 1995, and he has been privileged to hear

the applications coming from many people in the Pearl District. He was chairman of the

Board when the lndian Health Care Center applied and there was a lot of concern and it
worked out well. He has seen the Pearl District people spend millions of dollars

developing their property and the perceptions they have about what may happen have

to be coné¡dered. Mr. White stated that he would find it unconscionable to vote for
approval.

Mr. Henke stated that this has been a real challenge and he spent over 30 hours in the
last two weeks in driving to the sítes, time on the internet, working through letters and
petitions, etc., and in looking at the Variances he believes there are valid hardships that
are consistent with relief the Board has granted in the past. ln regards to the use as a
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n

of confidence n ron b good ne rg hbor a nd dolng what they can to beGate WO rking to e a
Coda pos itive nce for the ne rg od M Henke does not thin k the ô

ntry up at th ree of the fou corne rS at th at ntersection a nd he has a lot

nfl ue bo rhoh r
d tscnm nates based on ¿t

day we a re a Tu lsan S. t IS

ther fac ity at th S S ite but
a) p roblem M Rosser o
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you can haVC ¡t ESS than 50 feet

o tncomô level At the end of the
ron ca n

aWAY The parking S a

on v req u res 32 pa rking Spaces

s mental ca r

r it

m o r f p inted out that thô Code
b ut fo a n organ zation for thâ nten sity of th IS use even u5 ng the m ost conservatiVE

n umbe rS to have 3 5 park ng spaces on a lot that S not completely der ron Gateu n

control does not work M r H enke stated that he WOu g that Specialtd have to vote a d tn St
Exception.

Mr. Henke asked Mr. Swiney if the Board voted on the use Special Exception and the
use is denied does the Board need to act on the other requests. Mr. Swiney stated that
the Board did not, if the use Special Exception is denied that denial vote moots out all

the other requests.

Board Action:
On MOTION of VAN DE WIELE, the Board voted 2-2-1 (Yan De Wiele, White 'oaYe";

Henke, Flanagan "no"; Snyder "abstaining"; none absent) to DENY the request for a

Special ExceJtion to permit a soup kitchen and grocery pantry (Use Unit 5) in the lM
Dist¡ct (Sectþn 901); Special Exception to permit required parking on a lot other than

the lot containing the principal use (Section 1301.D). The Board hasfound thatthere
would be injury to the neighborhood or a detriment to the public welfare; for the
following property.
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PRT LTS I THRU 10 & LT 16 & PRT VAC ALLEY BETWEEN SL OF LTS I THRU 5 &
NL LT 16 BEc 20S & 20W NEC LT 1 TH W154.30 SW99.61 SE241.50 N172.36 POB
BLK I8, BERRY ADDN, CITY OF TULSA, TULSA COUNTY, STATE OF OKLAHOMA

On MOTION of FLANAGAN, the Board voted 2-2-1 (Henke, Flanagan "aye": Van De
Wiele, White "no"; Snyder "abstaining"; none absent) to APPEPVE the request for a
Special Exception to permit a soup kitchen and grocery pantry (Use Unit 5) in the lM
District (Section 901). The Board has found that there would be injury to the
neighborhood or a detriment to the public welfare; for the following property:

PRT LTS 1 THRU IO & LT 16 & PRT VAC ALLEY BETWEEN SL OF LTS 1 THRU 5 &
NL LT 16 BEc 20S & 20W NEC LT I TH W154.30 SW99.61 SE241.50 N172.36 POB
BLK 18, BERRY ADDN, CITY OF TULSA, TULSA COUNTY, STATE OF OKLAHOMA

Both Motions FAILED due to lack of a maiority vote.

Ms. Snyder re-entered the meeting at 4:18 P.M

**********

NEW APPLICATIONS

21943-Lamar Outdoor Advertisina - Lorinda Elizando

Action Requested:
Verification of the spacing requirement for outdoor advertising signs of 1,200 feet
from any other outdoor advertising sign on the same side of the highway; Variance
of the height requirement for outdoor advertising signs from 50 feet to 60 feet
(Section 1221 .F.15). LOCATION: 14501 East Admiral Place North (CD 6)

Presentation:
B¡ll Hickman, 7777 East 58th Street, Tulsa OK; stated the second Variance request in

this case regarding the height is that the sign must be moved and be relocated as a
result of an ODOT condemnation case. The existing sign is moving back to the subject
property. The existing bridge at 145th that goes over l-44 is being expanded which will
make it larger than other existing bridges in the area as well, Mr. Hickman presented
pictures on the overhead projector to show the current sign in relation to the current
bridge. The request for the additional 10 feet in height is to get the sign above the
bridge and the new height of the bridge.

09/08/20r5-l 147 {2s)
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Case No. 17032 (continued)
Mr. Gardner advised that the carport appears to encroach approximately 10'farther
into the required setback than most of the other carports in the neighborhood, which
are approximately 24' deep.

Protestants:
None.

Board Actíon:
On MOTION of ABBOTT, the Board voted 4-0-1 (Abbott, Bolzle, Doverspike, Turnbo,
"aye"; no "nays"; White, "abstaining"; none "ebsent") to ÆP@E a Variance of the
required setback from the centerline of lrvington Avenue from 50' to 26', and a
variance of the required side yard setback from the north property line from 5' to 0' to
permit a carport (not enclosed) - SECTION 403. BULK AND AREA
REQUIREiIIENTS lN THE RESIDENTIAL DISTRICTS - Use Unit 6; per plan
submitted and guttering required on the north side of the carport; finding that there are
numerous carports in the area, and approval of the request will not cause substantial
detriment to the public good, or violate the spirit and intent ol the Code; on the
fol lowing described property:

Lot 29, Block 24, Maplewood Extended Addition, City of Tulsa, Tulsa County,

Case No. 17033

Action Requcatcd:
Variance of the required setback from the centerline of South Peoria Avenue from 50'
to 41'6" to permit a sign - SECTION 1221,C.6. GENERAL USE CONDITIONS FOR
BUSINESS SIGNS - Use Unit 21, located 306 South Peoria Avenue.

Presentation:
The applicant, Bobby Daniel, 1406 South Aspen, Broken Arrow, Oklahoma,
submitted a plot plan and photographs (Exhibit N-1) and stated that the sign would Þe

in the parking lot if installed at the required setback. He requested permission to
move the structure 8Tz' to the east.

@:
Mr. Doverspike asked if the proposed location is farther from the centerline of Peoria
Avenue than the existing building wall, and the applicant answered in the affirmative.

ln reply to ltJlr. $,'hite, l¿lr. Daniel stated that the proposed sign will be 4'by 8'

Mr. Doverspike inquired as to the height of the sign, and the applicant replied that the
pole is 2A' in height, with the total sign height batng24'.

05:09:95:680( l4)
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Case No. 17033 (continued)
Protestants:

None.

Board Action:
On MOTION of WHITE, the Board voted 4-1-O (Abbott, Bolzle, Turnbo, White, "aye";
Doverspike, "nay"; no "abstentions"; none "absent") to APPROVE a Variance of the
required setback from the centerline of South Peoria Avenue from 50' to 41'6" to
permit a sign (4'by 8',24'in height) - SECTION 1221.C.6. GENERAL USE
CONDITIONS FOR BUSINESS SIGNS - Use Unit 21; per plan submitted; subject to
Traffic Engineering approval in regard to traffic light visibility; finding that a portion of
the existing building is closer to the street than the proposed sign; and fincling that the
sign would be in the parking lot if installed at the required setback; on the following
described property:

Lot 1 - 9, Block 18, Berry Addition, City of Tulsa, Tulsa County, Oklahoma.

Case No. 17034

Actlon Requested:
Variance of the required maximum floor area ratio (FAR) from .50 to .59 to perrnit a lot

DISTRICTS - Use Unit 11, located 225'wesiof South Memorial Drive on 31st Court
South.

.Presentation:
The applicant, Phil Tomlinson, 1927 North Minnesota, Shawnee, Oklahoma, was
represented by Roy Johnsen, 201 West 5th Street, who informed that the application
invoives the sale of a three-story office building located on a2.4-acre portion of a7-
acre tract. He noted that the entire parcel contains three buildings. Mr. Johnsen
requested a variance of the required floor area ratio from .50 to .57 to permit
completion of the sale. He pointed out that OMH zoning to the west would require
only 2.0 FAR and lL zoning to the south would have unlimited FAR. A plot plan
(Exhibit P-1) was submitted.

Protestants:
None.

EsE!-As!!eo:
On MOTION of BOIZLE, the Board voted 5-0-0 (Abbott, Bolzle, Doverspike, Turnbo,
White, "aye"; no "nays"; no "abstentions"; none "absent") to APPROVE a Variance of
the required maximum floor area ratio (FAR) from .50 to .57 to permit a lot split -
SECTION 703. BULK AND AREA REQUIREMENTS IN THE COMMERCIAL
OISTRICTS - Use Unit 11; per plan submitted; f¡nding that the requirement for

05:09:95:680(15)
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Chris,

We generally concur with their proposed modification wíth the following thought process:

AASHTO sight triangles for the two prevalent turning movements thru the intersection

NB Owasso (4th), Left onto WB 3'd:

o Case B1- calls for 335' from the assumed driver's eye. This is met by the applicant's
layout.

EB 3'd, Right onto SB Owasso (4th):

o Case C2 calls for 355'. Thís is not met with the proposed layout; however,
. The volume on Owasso (+th) is relatively low, significantly decreasíng the likelihood

of two opposing vehicles meeting in the Case C2 scenario,
. A right-turning vehicle from 3'd wíll have slowed to a speed much lower than the

posted 30 mph limit that the triangle is based upon,
. The building layout does meet the COT 35'x 35' Sight Triangle, which provides for

clear visibility of the immediate intersection vicinity,
. Finally, the railroad underpass intersects the AASHTO Sight Triangle, thereby

precluding the applicant's ability to meet the requirement with any layout.

a

a

For the reasons stated above, I believe we can concur with the proposed layout.

Thank you for the revísion and attention to this ,matter.

Doug

D. Douglas Helt, P.E. 1 Lead Engineer Transportation Design
City of Tulsa Engineering Services Department
2317 S. Jackson, Suite 5103. Tulsa, OK 74107
T:918-596-9636
F:918-596-9881
M:918-237-9618
E: dhelt@cityoft ulsa.orq
www.citvoftulsa. oro

From: Kovac, Chris
Sent: Friday, September L4, 20LB B:02 AM
To: HelÇ Donald (Doug)
Subject: FW: Third Street Development - AASHTO síght lines

Doug,

The response for 5-8-18-71 is in the email below and the attachment. Does this satisfy your objection?

Thank you,

Christopher J. Kovac i Utilities Coordinator
City of Tulsa Engineering Services Department
2317 S Jackson Ave. Suite S211 Tulsa, OK74107
T:918-596-9649
C:918-695-2516
E,@
www.citvoftulsa.orq

Notice: Ihis e-mail (including any attachments) is covered by ihe Electronic Communications Privacy Act, 18 U.S.C. 2510-2521 , is
confidential and may be legally privileged. lf you are not the intended recipient, you are hereby notified that any retention,

2
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disseminatÌon, d¡stribut¡on, or copying of this communication (ìncluding any attachments) is strictly prohibited. Please reply to the
sender that you have received ihe message in error, then deleie it.

From: Subha Sridharan lmailto:subha@ffttrees.coml
Sent: Thursday, September 13, 2018 11:23 AM
To: Kovac, Chris
Cc: Jon Eshelman; Frantz Davies
Subject: Third Street Development - AASHTO sight lines

Chris

We have consulted with Jon Eshelman of Traffic Engineering Consultants with respect to the objection raised by

Doug Helt:

Doug Helt / Transportation Lead Engineer - Object, Check AASHTO sight triangles for acute intersection

angle. The building likely conflicts with this requirement. Ultimate ROW for CBD - collector is 80'

minimum. 3rd Street has 60'existing ROW. Owasso / 4th has 70'existing ROW. Both streets are planned

to have cycling routes.

Please find attached an exhibit based on AASHTO green book. This provides evidence that the building does not

pose an obstruction to sight lines based on the driver's eye location, as stipulated by AASHTO. I have copied Jon on

this email.

Thanks

Subha

I

Subha Sridharan

Architect / Principal

www.ffttrees.com
FOREST FORTHE TREES . (o) 918 8147694 . (c) 918 8103022
Linkedln
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Looking southeast-towards site- on E. 3rd St. S.

Looking south- towards site- at intersection of E. 3rd St. S. & S. Owasso

Ave.
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Looking southeast-towards site- on E. 3rd St. S.
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STREET DEVELOPMENT

downtown has seen unprecedented growth over the past few years, spuned by an increasing

THI

d

for nsion is into the Pearl District r¡¡hich is desìgnated as a downtown neighborhood in the
nd for lìve/ worll play in close proximity and walkable neighborhoods. One of the natural trajectory

Plan.

density developments in this area, characterized by walkability, smaller footprints, well-designed

lesser off-street parking, wìll provide the'missing middle'while aligning with the neighborhood

This is the type of development we propose to build on our 5060 sf triangular piece of property

cn East Third Street South, tryest of 0wasso Avenue.

ixed-use development will have a compact footprint with mostly commercial and one or two

units on the first level. The second level will be all residential lofts, ideal for young professìonals

Pearl District is a¡ming t0 attract. The property sits at the nexus of bike routes and bus rapìd

networks which make it an ideal urban location, well connected to downtown. Developing this small

of forgotten ìand will contribute to the tax base and invest in the neighborhood's revitalization.

ular site is inaccessible on two sides, lhe southwest boundary being the railroad, and the

boundary is the 4th Street railroad underpass, making the north boundary the only direction
The

the iot requirement for MXi "P zoning. This creates hardship to developmenì on the site,

for public access. The north pfopefty line is also ihe longest at 181 .75 feet. Setting back l0 feet

this line disproportionately rcduces the buiidable footage from 5060 sf to 2833 si which falls under
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Ulmer, Amy

From:
Sent:
To:
Subject:

Dear Amy Ulmer,

My name is Bill Glossen. I am a resident in The Village at Central Park, in the Pearl District. A couple days ago I

attended the Pearl District Association monthly meeting and had the pleasure of meeting Subha Sridharan. She

attended to present her company's proposed development to the association members.

l'd like to express my support for the mixed-use development that Forest for the Trees is proposing. lt seems to
me this is the type of medium density development that should be welcome in The Pearl District as development
continues to spread east from downtown.

As I understand it, this mixed-use development will have a compact footprint with mostly commerc¡al and one
or two residential units on the first level. The second level will be all residential lofts, ideal for young
professionals that the Pearl District is aiming to attract. The property sits at the nexus of bike routes and bus
rapid transit networks which make it an ideal urþan location, well connected to downtown. Developing this
small tract of forgotten land will contribute to the tax base and invest in the neighborhood's revitalization.

Bill Glossen <glossenb@gmail.com>

Thursday, September 13, 20L8 l-:13 PM

Ulmer, Amy
Proposed Development at Third & Peoria in The Pearl District

Regards,

BillGlossen
elossenb@gmail.com
405-996-6903

1
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Ulmer, Amy

From:
Sent:
To:
Subject:

Sager Tulsa < sagertulsa@aol.com >

Thursday, September 06,20L8 L2:L7 PM

Ulmer, Amy
Application 22505

I am in full support of the above action . Great project .

I own the SW corner of 3 and Peoria .

MichaelSager
Blue Dome Properties LLC

Sagertulsa@Aol.Com
T:918.361.3085
5 S. lroquois, Tulsa Ok74L2O
Sent from my iPhone
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BOARD OF ADJUSTMENT
CASE REPORT

STR: 0329

CZM:29
GD: 3

A.P#:

Case Number: BOA-22481

EARING DA : 1010912018 1:00 PM (reconsideration from 8/2812018)

APPLICANT: Mark Capron

ACTION REQUESTED: Special exception to permit a school use in an RS-3 district (Section 5.020-
c).

LOCATION: 3121 E QUEEN ST N ZONED: RS-3

PRESENT USE: Park. TRAGT SlzE: + 9.62 acres

LEGAL DESCRIPTION: NW SE SE LESS N25 FOR RD SEC 29 20 13 9.62ACS

RELEVANT PREVIOUS AGTIONS:

Subiect Parcel:

for an elementary school in an R district to permit a building addition and site modification.

Surroundinq Properties :
BOA-17781; on 7.22.97 the Board approved a Mínor Special Exception to approve an

amended site plan allowing an addition to the existing Celia Clinton Elementary School; per
plan submitted; subject to the removal of the existing mobile unit.

80A-16023; on 4.28.92 the Board approved a Specíal Exception to permita publicschool in

an R district and to allow temporary mobile classrooms.

BOA-1 1202; on 9.18.80 the Board approved an Exception to use part of an existing
elementary school as a non-profit day care center.

RELATIONSHIP TO THE COMPREHENSIVE PLAN: The Tulsa Comprehensive Plan identifies the
subject property as part of an 'Existing Neighborhood' and an 'Area of Stability'.

An Existing Neighborhood is intended to preserve and enhance Tulsa's existing single family
neighborhoods. Development activities in these areas should be limited to the rehabilitation,
improvement or replacement of existing homes, and small-scale infill projects, as permitted through
clear and objective setback, height, and other development standards of the zoning code.

The ideal for the Area of Stability is to identify and maintain the valued character of an area while
accommodating the rehabilitation, improvemeni or replacement of existing homes, and small scale
infill projects.

5,7
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ANALYSIS OF SURROUNDING AREA: The subject tract is surrounded by RM-1 zoned single
family residential and undeveloped land to the north; a public park is situated immediately west of the
school property (included in the subject property shown on the attached maps); RS-3 zoned single
family residential is situated to the south of and east of (across the arterial street from) the school

GURRENT STAFF COMMENTS:
On 8.28.18 the Board denied the request for a Special Exception to permit a school use in an RS-3
district.

The Board voted unanimously, on 9.11.18, to reconsiderthe case. The applicant requested thatthe
case be reconsidered to provide a more detailed traffic plan/study.

PREVIOUS STAFF COMMENTS:

The applicant is before the Board requesting Special Exception to permit a school use in the RS-3
district (Section 5.020-C).

The applicant is proposing a 44,000 SF Educare facility on the 9.62 acre site. A school use is
permitted in the R district only by special exception. A special exception is required as the proposed
use is not permitted by right due to potential adverse effect, but if controlled in the particular instance
as to its relationship to the neighborhood and to the general welfare, may be permitted.

lf inclined to approve staff request that the Board approve the school use per the submitted site plan
to ensure that any future expansion of school facilities on the site would require additional review and
approval by the Board.

request to ensure that the proposed use and future development of the subject property is
compatible with and non-injurious to the surrounding neighborhood.

Sample Motion

Move to (approve/deny) a Special Exceptíon to permit a school use in an RS-3 district
(Section 5.020-C).

. Per the Conceptual Plan(s) shown on page(s) _ of the agenda packet

. 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.

5,3
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BOARD OF ADJUSTMENT
MINUTES of Meeting No. 1212

Tuesday, August 28,2018, 1:00 P.m
Tulsa City Council Chambers

One Technology Center
175 East 2nd Street

MEMBERS PRESENT MEMBERS ABSENT STAFF PRESENT OTHERS
PRESENT

Blank, LegalVan De Wiele, Chair
Back, Vice Chair
Ross, Secretary
Bond
Radney

Miller
Ulmer
Sparger
R. Jones

The notice and agenda of said meeting were posted in the City Clerk's office, City Hall,

on August 22, 2018, at 4:42 p.m., as well as at the Office of INCOG, 2 West Second

Street, Suite 800.

After declaring a quorum present, Chair Van De Wiele called the meeting to order at

1:00 p.m

Ms. Ulmer read the rules and procedures for the Board of Adjustment Public Hearing

MINUTES

On MOTION of BAGK, the Board voted 4-0-1 (Back, Bond, Radney, Ross "áye"; no

"nays"; Van De Wiele "abstaining"; none absent) to APPBQYE the Minutes of the

August 14,2018 Board of Adjustment meeting (No. 1211)'

**********

*******rr**

tt t

UNFINISHED BUSINESS

Fll.I tnPtt
{

22481-Mark Capron
¡

Action Requested: 'r

Special Exiéption to permit a school use in an RS-3 District (Section 5.020-C)
LOCATION: 3121 East Queen Street North (CD 3)

08/2812018-1212 (l)
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€ot\Presentation:

Byron Todd, P. O. Box 330291, Tulsa, OK; stated he is the architect for the project. At
the last meeting requested more information and one of those requests was a traffic
report and information regarding the traffic light that is to be installed at Seminole and
Harvard. That information was fon¡uarded so it could be placed in the agenda packet.

Mr. Van De Wiele asked Mr. Todd if the traffic pattern had been changed from the
Educare parking lot that was loading in and out of Seminole, and so that it is now
loading off the north/south street. Mr. Todd answered affirmatively. Mr. Todd stated the
main concern the neighborhood had was the congestion on Seminole. The new flow
pattern takes all the traffic, potentially, off Seminole and by theory Educare would not
contribute to any of the traffic on Seminole.

Mr. Van De Wiele stated there was an e-mail sent that commented about the drop off
and pick up times for the elementary and the Educare facility, and he asked Mr. Todd to
explain his understanding of the pick up and drop off procedure for both facilities. Mr.

Todd stated the elementary has a specific school starting time, 7:30 4,M., and ending
time, 3:00 P.M. Whereas, for Tulsa Educare the parents must park their car and walk
their children into the building. Educare opens at 7:00 A.M. and parents start arriving
any time after that, and Educare closes at 6:00 P.M. allowing the parents to pick up their
children after work. So, the conflict between the parents and students arriving and
departure don't align perfectly.

n e a n cou ucare wou
be. Mr. Todd stated it would be 160 students on a daily basis.

Ms. Radney asked Mr. Todd if the new North Florence Place lane would be two-way
traffic. Mr. Todd answered affirmatively. Ms. Radney stated after extensively studying
the traffic report there would still be a lot of pedestrian traffic in the area of the
basketball court and the bus stop, and that pedestrian traffic is not necessarily related to
the elementary school but would still be coming down Queen Street, and she asked if
Mr. Todd had considered that to have the traffic pattern circle back out to Harvard. Mr.
Todd that is anticipated traffic flow, but the parents still drive where they want and park
where they vuant. lVhat is shown the anticipated traffic pattern, but if that is nct the
easiest way to arrive or leave the parents will find the path of least resistance. Ms.
Radney stated that has been her concern since the beginning of this quest, and to her
this diagram almost creates a similar problem on Queen as already exists on Seminole.
Mr. Todd stated there are not many other choices to access the proposed site, it is

either Seminole or Queen. Even the elementary school has problems it is not part of
this project and the two facilities are not related. Tulsa Public Schools is the landlord
because Educare is leasing the subject property, but the project is unrelated to the
elementary school. The elementary school is operated by a different group and funded
by different funds. Mr. Todd stated he thinks he has done everything he can to
minimize Educare's impact on the neighborhood, and he thinks the elementary school
will utilize the new north/south street. After a neighborhood meeting he left that meeting
with the thought that the neighbors also thought it would improve the congestion that

0812812018-1212 Q)
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they experience with the elementary school. The adjustments that were made to the

original plan were not ideal for the subject project, but after additional comments at the
last Board of Adjustment meeting there were more adjustments made by taking all the

traffic off Seminole, so he is not sure what the next step would be.

Ms. Ross stated the traffic reports states that the existing no parking zones on Seminole
and Queen streets should be enforced to help facilitate the movement of vehicles, and

Ms. Ross asked who enforced this. Mr. Todd stated that it should be a Police action

because he does not know of anyone else who has authority over the street.

Ms. Ross asked if the school could set out orange cones in the places where parents

are parking during the drop off and pick up times so there can be no parking in these
specific areas. Mr. Todd stated that would be a school issue, not a Tulsa Educare issue

because Educare does not control the elementary school and has no say in their
policies. Mr. Todd stated that he knows there are a certain number of teachers from the
elementary school that patrol the area, but he does not think they go down the street
because it is not TPS proPertY.

Ms. Radney stated that her concerns are that even in the traffic study they noted

several exceptions to the best practices for the way the traffic is being monitored and

not having the proper signage. The idea that the public can count on the already over
burden staff to monitor the south boundary isn't likely. Ms. Radney stated she

the Ln!o- lhq__par[ing,- lgllom _
em no tsa ous provemen

given the fact that parents will park wherever they can. Mr. Todd stated that Educare's

þarking will specifically take place in their parking lot because it is closest to the door of
the faðility, but what happens with the elementary school next door he cannot control.
Mr. Todd stated that both TPS and the neighborhood thought the new plan would help

the congestion.

Mr. Van De Wiele asked Mr. Todd about the size of the proposed parking lot. Mr. Todd

stated this proposed parking lot has about 20o/o rnorc parking than the previous three
Educare facilities.

Mr. Van De Wiele asked Mr. Todd if he was concerned about the elementary school
parents parking in the Educare parking lot. Mr. Todd stated that at the other facilities
parents are not told to move on and he is not sure with the proximity if the other parents

will use parking lot at this facility.

Ms. Back asked Mr. Todd if the proposed traffic signal plans had been worked out with

the City, and the City is going to install the traffic signal. Mr. Todd stated that it is his

understanding that construction for that traffic signal will start next summer.

Ms. Radney stated that it seems that the traffic flow would work better if it were all one-
way, counter clockwise, because apparently Educare really does want the parents to

0812812018-1212 (3)
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use the Queen Street access. lf it were two lanes of one-way out, then it would allow
for more stacking space taking some load off Seminole Street.

lnterested Parties:
Chris Hudgins, Tulsa Public Schools, 3027 South New Haven, Tulsa, OK; stated he
would like to clarify the bus drop off for the middle school and high school children, that
is a staggered time which is about an hour later. The traffic circulation should not be
issue because the elementary children are already at the school.

Connie Page, 3025 East Seminole Street, Tulsa, OK; stated she has studied the traffic
report and she agrees with almost everything, but this is a mess and has been a mess
for a very long time. The first she heard about the Educare facility was in the
newspaper and was not given any other notice. Ms. Page stated that when she went to
a meeting regarding the Educare facility they were touting that the north/south street
that they were going to open up was going to be the solution for the Celia Clinton
problem traffic that the neighborhood had been living with for years. Now she sees that
it is still being discussed that Educare will use Queen Street and accessing the
north/south street and exiting out onto Queen Street with the traffic flow pattern
remaining the same. The traffic report states that the "no parking" should be enforced
so there would be no parking in the yards. This plan will not help the Celia Clinton
traffic problem with Educare utilizing the north/south Florence Street for their facility.
Educare is divorcing themselves from the Celia Clinton Elementary issue, it is a good
idea but it -f h e_ lnq p ark Ln gll h as þee_n-the-isq u q- a I I a l9 ltr because

v AS no pa tng en ca e

that the Police will not come to the school zone because they are too busy with more
important issues. Ms. Page stated that she does not have any faith that the traffic flow
will get any better but does have faith that it will get worse for the residents on Seminole
and on Queen Street. The neighborhood has suffered for years with the elementary
fiasco. Not only is the neighborhood being asked to give up the only green space in the
area, where children come to fly kites, play basketball, and do many other things, but
now the neighborhood is being asked to endure an increase in traffic where traffic was
never meant to be. The streets are not in the best condition. They have not been
designed, engineered or built with this amount of traffic in mind because it is not
supposed to be that way. Ms. Page stated there is 50 rninutes cf traffic that the
residents endure in the morning, and the afternoon. The "fix it" is not going to work.
Ms. Page asked the Board to please consider the residents and deny this request.

Luwanna Horn,3107 East Seminole, Tulsa, OK; asked where the "no left-hand turn"
referenced in the traffic report was going to be located, because she is already on a
dead-end street. She and the neighbors cannot even get out of their driveways
because of the traffic. The street is 23 feet wide in front of her house, which is a
measurement from her side of the street to the 7'-6" gravel lane on the south side of the
street, which was laid down by the City. The neighborhood thought the gravel was the
beginning of a third lane, but the Principal of the school informed the neighbors that the
gravel was for parking. Ms. Horn stated the neighborhood does not want to lose the
park and they are not in favor of the 160 additional cars coming into the neighborhood.
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Ms. Radney asked Ms. Horn if she has observed anything different or improved sincd
the new school year has started? Ms. Horn stated that she has not.

Bob Buchanan,3107 East Seminole, Tulsa, OK; stated he sees 100 to 200 people

using the park every week, and the loss of that green space bothers him. He has a
problem with the fact that the neighborhood was never notified about these plans, they
found out through the newspaper. The park was established when the neighborhood
was first established about 80 years ago, and to allow a private party to lease land for a
building that will take away the aesthetics of the neighborhood is disturbing.

Ms. Radney asked Mr. Buchanan if he observed whether the traffic patterns have
improved or are different. Mr. Buchanan stated there is no difference. Ms. Radney
asked Mr. Buchanan if he thought having curbs in the neighborhood would keep people
from parking in the yards. Mr. Buchanan stated that is possible because there are no

curbs along the streets now. Ms. Radney stated the school is there and not going away
and she asked Mr. Buchanan what he thought it would take to make the school traffic
more manageable. Mr. Buchanan stated there are no "no parking" signs on the streets
so the installation of those so the no parking could be enforced would help.

Luwanna Horn came forward and stated that on page 29 of 38 of the traffic report is

where the "no left turn" signs are referred to. Mr. Van De Wiele stated that he thinks the
rents

Rebuttal:
Byron Todd came foruard and stated he hopes that he was not misinterpreted that it
was not Educare's problem regarding the existing traffic. lt is just that it is outside the
bounds of Educare's power to solve. lf Educare does not get built the road won't be

built, and he thinks the road is the best step fonryard in helping solve the congestion
problems of the neighborhood. Before Seminole was used as the main access for the
elementary school the traffic was all off Harvard, so it went from a very dangerous
location to a more passive street. lt is an inconvenience to the six residents that live on

Seminole but overall to the students it is a much safer environment even though there
are still issues. As for the pai'k, as far as he knows, the Parks Department, Tulsa Public
Schools went through all the legal venues to transfer ownership from the Parks
Department to Tulsa Public Schools, and now TPS is leasing the property to Educare.

Mr. Van De Wiele asked Mr. Todd of the transfer had been completed. Mr. Todd stated
he thinks they are in the final signature stages.

Mr. Van De Wiele asked Mr. Todd about whether the "no left turn" was a suggestion to
restricting flow out of the elementary school parking lot. Mr. Todd stated the flow
through the parking is one way going west to east, and when exiting onto Seminole
there is a "no left turn" sign signifying that traffic should not go into the neighborhood or
toward the dead end.

0812812018-1212 (s)
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Mr. Van De Wiele asked Mr. Todd if there was anybody in the audience from the

engineering firm that performed the traffic study. Mr. Todd answered no.

Comments and Questions:
eryunfortunatethattheCeliaClintonElementaryschool

traffic challenges have caused this impact on the neighbors. However, enforcement is

not something the Board has jurisdiction over, that is something that will have to go

through tne õity. Educare is only responsible for negotiating their trafiic impact and

their impact on the neighborhood. lt was a great expense to the applicant when the

Board asked for him to iedesign the site, and they did a good job with the redesign' Ms.

Back stated she can support this request'

Mr. Bond stated there are some long standing issues in the neighborhood with traffic

and the fact that there are no curbs, which all needs to be addressed by the City' For

him it is whether this request is injurious to the neighborhood or detrimental to the public

welfare.

Mr. Van De Wiele ag reed with Ms. Back's comments, and the applicant's comments,

that the traffic problem is out of their power to solve it, but TPS owns and operates the

elementary school and theY are the landlord of the subject property that is being

developed. With the staggered starting times at Educare facility and the fact that those

parents are parking in the parking lot, he does not know if there would be that much

authorized or unautho
rhood. Thqt s!¡ee-t ¡s g_qj

c pa g

g uesS. he fact th at Ed uca reT
mav

h red an Eng lnee S a good
td th IS be a one-way gotng

to anSWE ¡t. ld he nEW

feet

of
Sem tnole nd that IS ust S

thing but the q u that h ave been asked IS Shouestion S

SE arou nd the faci itv and re IS no one herethô

h r

clockwi
street be a dead end? The fact that thiS IS a TPS owned rece ofp p roperty certa n ly

gives them the power to solve to the extent they can solve it, while he does not think an

individual home owner has much stroke to get traffic enforcement on site TPS probably

could. Mr. Van De Wiele stated the part of Tulsa he lives in has dealt with this with

elementary schools, middle schools and there are campus police officers directing

traffic. tilti. Van De Wiele stated that he does not know if he can support this request

until he sees something that he not guessing at. Even if this were unrelated land

owners, if the applicant is the one that is going to break camel's back, they may not be

responsible for ihe other thousand straws, but they are responsible for the one that is

causing the impact.

Ms. Back stated that she disappointed in that nothing has changed because it was her

impression when the applicant was before the Board at the last meeting, she

understood that the traffic issues would be worked on.

Ms. Radney agreed with Back. Her concern is that the Board is making a decision for

posterity, 
"nO 

lt1"te has already been a fatality along what is the least line of use in this

quadrant and she remembers that fatality. She cannot imagine that by adding more

u""g" on the younger end of the scale that there won't still be more younger children

0812812018-1212 (6)

r hS ou t

5. f0



that have access to the 
'^oo"*ÊS 

;ir:::r' ^rur 
sarety audit ror lj**C;r9l 

Ï
is planned and referred to in the safety report the Board has, she thinks is remiss. She
is not saying that this would not be a useful use of this land, but the Board is talking
about the same issue the community has been dealing with for years. This adds to the
problem in a way that is opening up for more questions than answers.

Ms. Ross stated that she believes this is a mess in the neighborhood during the school
hours by just looking at the pictures that were presented. Ms. Ross agrees with Ms.
Back. There is not an Educare there right now and it is a mess, so that is not Educare's
traffic creating that. lf the Board tells Educare they cannot build there, that does nothing
for the neighborhood. lt continues to be a mess, the residents continue not having the
ability to get out of their driveways, there continues to be no "r'ìo parking" signs, no traffic
signal, no additional north/south road, nothing. Ms. Ross stated that to her what makes
the most sense that by adding the new north/south street there would be access to
Queen Street through North Florence Place and through North Florence Street on Pine.
That would be many more ways to get in and out of the property, but that would not help
the residents to exit their driveway necessarily. Ms. Ross stated she thinks what it
would do is divert more traffic to the north/south road from people coming in on Queen
that are picking up at Clinton Elementary, because parents are not going to sit that long
line, they will try to go a different route spreading the traffic out. The Educare facility is
also going to have 20o/o more parking than the other facilities that are not currently at
maximum capacity at any point during the day. The new traffic will also help the flow

__-out w*lrere_ th,ç_ pçoplg_-are_ lryiqg tp__tqn _lefl_qff_qerolno-Le, Ms. Ross thinks it wou ld be
cta e nerg a ways, ucare wou u n SU

space. Educare will be moving the basketball court to the southwest corner of the
property and will build a new court making it even better for the kids. Educare has also
stated that the green space that remains can still be used to fly kites and for the children
to use. Ms. Ross stated this is a very tough decision for the Board, but she believes this
will ultimately help the problem, more so than the help the residents have right now
which is none. Ms. Ross stated she would vote in favor of this request.

Board Action:
On MOTION of BACK, the Board voted 2-3-0 (Back, Ross "aye"; Bond, Radney, Van
De Wiele "na¡is"; no "abstentions"; none absent) to APPROVE the request for a Special
Exception to permit a school use in an RS-3 District (Section 5.020-C), subject to the
conceptual plan 2.39 of the agenda packet. 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; for the
following property:

NW SE SE LESS N25 FOR RD SEC 29 2013 9.624CS, City of Tulsa, Tulsa County,
State of Oklahoma

On MOTION of BOND, the Board voted 3-2-0 (Bond, Radney, Van De Wiele "aye";
Back, Ross "nays"; no "abstentions"; none absent) to DENY the request for a Special
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Exception to permit a school use in an RS-3 District (Section 5.020-C), finding that it will

Ue in¡uiious to the neighborhood or othen¡vise detrimental to the public welfare as
presently presented; for the following property:

NW SE SE LESS N25 FOR RD SEC 29 2013 9.624CS, City of Tulsa, Tulsa County,
State of Oklahoma

**********

NEW APPLICAT¡ONS

22493-Rob Binqham

Action Requested:
Specøl Except¡on to permit CommercialA/ehicle Sales and Service/Personal

Vetr¡òle Sale and Rentals Use in a CS District (Section 15.020); Variance to allow

outdoor storage and outdoor merchandise display within 300 feet of an abutting R

District (Section 15.040-A). LOGATION: 7924 East 1Sth Street South (CD 5)

Presentation:
Broken Arrow oK; stated puRob B ng ha m, 1 0 1 3 West Gra tnge StreetI he rchased the

zoned CS.dea lersh and that e IS cu rrent

The Used Motor Vehicle Parts Comm rsston, pro comrng

onto the lot, said there needed to be a Special Exception on the subject property.

Mr. Van De Wiele asked Mr. Bingham if the subject property was going to be used as a

used car lot. Mr. Bingham answered affirmatively.

lnterested Parties:
ttlike AllredJ?15 West 109th Street, Jenks, OK; stated he currently has a business

located in Sapulpa and would like to move it closer to his business partner, who lives in

the abutting neighborhood. Mr. Allred stated the business is technically a retail car lot,

but he neeãs thãt designation to do lvhat he does on a ccntract with Avis Rent-A'-Car;

sell rental vehicles nationwide, including Hawaii, that he never sees. Because of the

contract with Avis he and his business partner have to have a retail dealer license in the

State of Oklahoma. Mr. Allred stated he has been doing this for nine years. Generally,

he carries about ten vehicles, two or three of which are driven by himself, his business
partner or their wives drive. This is not a big retail operation. The stuff he sells for Avis

never comes to the physical facility, it is sold on site at area airports all over the nation.

Mr. Allred stated he has to have the designation of a retail used car lot to have the

offices where he is trying to locate to now. He has spoken with the State and was told

Tulsa does not want a proliferation of these lots and he understands that. This will not

affect anything at this location; Mr. Bingham has a lot on the corner of 15th and

Memorial. The Google photo shows cars parked on the lot and it has been that way for
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Ms. Back stated she also looked at the neighborhood and there arc a lot of circle
driveways. Ms. Back stated that she cannot say in clear conscious that this would not
be in harmony with the spirit and intent of the Code, so she can support this.

Board Action:
On MOTION of BACK, the Board voted 3-1-0 (Back, Radney, Van De Wiele "aye";
Ross "nay"i no "abstentions"; Bond absent) to APPROVE the request for a Special
Exception to allow the driveway width to exceed 30 feet on the lot and 20 feet in the
right-of-way in an RS-1 District (Section 55.090-F.3), subject to conceptual plans 4.9
and 4.10 of the agenda packet. The large tractor being stored on the site is to be
removed 120 days from today's date, August 24, 2018. 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 othen¡uise detrimental to the public
welfare; for the following property:

LT 12 BLK 1, SHADY OAKS ESTATES ll, City sf Tulsa, Tulsa County, State of
Oklahoma

NEW APP ICATIONS

Action Requested:
Special Exception to permit a school use in an RS-3 District (Section 5.020-C)
LOCATION: 3121 East Queen Street North (CD 3)

Ms. Ulmer stated the property is unplatted; the legal description has Spess-Martin
Addition, Louard Heights Addition, and Jeens Addition and that needs to be
removed.

Presentation:
Byron Todd, P. O. Box 330291, Tulsa, OK; stated he is the architect on the project for
Tulsa Educare, which will be the fourth early childhood education center in Tulsa. The
center will be about 43,000 square feet. There have been two different neighborhood
meetings and they had a lot of concerns. There will be two parking lots; a visitor
parking lot and an employee parking lot. Clinton Elementary School is to the east and
several years ago there were improvements made to that school. One of the largest
complaints from the neighborhood was traffic; cars back up along Seminole. Educare
has added a road along the end of the cul-de-sac to join Seminole and Queen Street to
create a circular path so the traffic would not back up. The neighbors were concerned
that the traffic would not follow the street all the way to the cul-de-sac to turn around, so
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that was moved to the east side of the property, so traffic would flow clockwise up
Queen Street and up the new street then go to the drop off zone.

Mr. Van De Wiele asked Mr. Todd if he was talking about the pick up and drop off
circulation for Clinton Elementary. Mr. Todd answered affirmatively.

Educare School is for children six weeks to three years old, and they are required to
park in the visitor parking lot because parents must physically bring their child to the
classroom.

Mr. Van De Wiele asked Mr. Todd if he was working with TPS and Clinton on these
projects. Mr. Todd answered affirmatively. Mr. Todd stated that TPS is within 30 days
of acquiring the park to be a TPS site and Tulsa Educare has the lease arrangement
with TPS for the property.

Mr. Todd this is the same model as the previous three Educare facilities. Each of those
have been situated adjacent to or in close proximity of an elementary school and this
population of children are from the neighborhood. lt makes an easier transition from
early childhood education to the preschool, kindergarten. Mr. Todd stated there is an
existing parking lot and a little shade structure on the site and they will remain. There is
a backstop for baseball currently and that will be lost because the site is not large
enough to accommodate that. There is a detention pond that has a large drainage pipe
that runs diagonally through the project and that pipe picks up watershed from the north

WE pon on CS ere a a e
detention pond added to the site for the added storm water

Mr. Van De Wiele asked Mr. Todd if this was all within a singular detention facility. Mr.
Todd answered affirmatively. Mr. Van De Wiele asked if it was a dry detention facility.
Mr. Todd answered affirmatively and stated that when it rains it will fill and it has a slow
release. Mr. Todd stated there is a fence all the way around the detention pond.

Mr. Todd stated another concern of the neighbors was the childi"en walking to Clinton
Elementary can now walk through the park, so attention was paid to sidewalks and
places where the children can cross the street. There was a fence added along the
east property line to keep the children from cutting through the parking lot of Clinton.
There is also a fence around the employee parking lot to keep the children from cutting
through that parking lot also.

Mr. Van De Wiele asked Mr. Todd if there was pedestrian connectivity on Seminole at
the west end of the cul-de-sac. Mr. Todd answered affirmatively; there is a sidewalk
that cuts through between houses.

Mr. Todd stated there was a second neighborhood meeting after a few changes were
made resulting from the conversations had in the first meeting, and he came away from
that meeting with no definitive changes. He thought the neighborhood meetings were
very productive and helpful.

07/24/2018-1210 (13)
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lnterested Parties:
Luwanna Horn, 3107 East Seminole, Tulsa, OK; stated that her street was widen about

three years ago and there was a concrete walkway that goes from the cul-de-sac to the

school. Her concern is that there is a lot of safety issues. Children will be children and

they don't pay attention to what is going on. Ms. Horn stated that for 25 minutes every

day the street is packed with cars taking all three lanes; people cannot leave their
houses during that time of day because of the cars five days a week. The neighbors do

not want anything that will make that traffic worse. The neighbors are also upset about

losing the park.

Connie Page, 3025 East Seminole Street, Tulsa, OK; stated lives at the end of the

dead-end street and has lived there most of her life. The cul-de-sac was developed to
eliminate the traffic that was backing up on Harvard going to Clinton, after it was

doubled in size. The resolution of that problem created a problem for the neighborhood
and so the residents are hesitant about this project. Ms. Page stated that Clinton Park

is a natural drainage area and the storm water backs up and does not flow freely

through the water table, so she has concerns. The baseball field in Clinton Park is used

by the community and it is the only green space in the entire area. Geese use the field

for food and water. There are trees that the neighborhood would hate to lose. Ms.

Page would hate to see the family groups lose the park.

s. e ng

Robert Buchanan, 3107 East Seminole Street, Tulsa, OK; stated his concern is that
the neighbors did not find out about this project until all the architectural work and things

had beón done, even the City given a ten-dollar lease on the property without contacting

anybody in the atea. He thinks this is a run through. He has great concerns about the
pubtic area', playing baseball, tennis, basketball, practicing golf shots, driving golf balls,

walking their dog. ln the fall there are always elementary chiidren the¡"e practicing

football as a team because there is plenty of area to do it. There is a vacant lot on

Harvard between Seminole and Tecumseh that would be able to handle this entire

complex. His concern is the quality of life on the North side once the park is removed.

Mr. Buchanan stated that there has been no consideration to leave the area as it is
when about 100 feet away there is a vacant lot and could be used for this complex.

Rebuttal:
Ctrr¡s ¡luOgins, Executive Director of Tulsa Public Schools, 3027 South New Haven,

Tulsa, OK; ètated that he realizes that the circulation of transportation is a big problem,

and part of the vision is to improve the safety around the schools, so they have been

working with a Traffic Engineer. One of the first things that will happen is to move the

traffic ðignal that is currently south of Seminole and Harvard. The Traffic Engineer's
proposai is to move the signal to Seminole and Harvard that would force the circulation
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so there would be drop off on the passenger side of the vehicle. This is going on
separately from this project.

Mr. Van De Wiele asked Mr. Hudgins what the time frame is for getting a fully
developed traffic plan and moving the traffic signal. Mr. Hudgins stated that it will be
completed within the next year. Mr. Van De Wiele asked Mr. Hudgins for the time frame
of getting it designed. Mr. Hudgins stated it is being worked currently and in the design
mode, and the design should be complete within the next six months.

Mr. Hudgins stated that there are about 650 students at Celia Clinton, and there are
only one or two buses which are special ed buses. Everything else is parent drop off.

The playgrounds at Celia Clinton will be open for the public for after school hours.

Mr. Van De Wiele asked if Educare was a part of TPS. Mr. Hudgins stated that Educare
will be on TPS property with a long-term lease.

Ms. Radney asked Mr. Todd what kind of traffic load does Educare generate, and why
would the parent parking lot be on the north edge along Seminole which is already
having an issue with traffic as opposed to being on the southern end where Queen is.

Mr. Todd stated that Tulsa Educare does not set start of the day, so they do not have
those 25-minute congestion times. The parents that come to Educare are spread out
over one to two hours in the morning, and they are open until 6:00 P.M. The traffic that
Tulsa Educare generates does not overlap the elementary school they are adjacent to.

Ms. Radney asked Mr. Todd why the employee parking was placed in the southern end
as opposed to placing the employee parking where there is an existing congestion
problem off East Seminole. Mr. Todd stated when the road was on the far west side
both parking lots were off Seminole. When the street was moved to the east to try to
alleviate having both parking lots off Seminole which is where the congestion is, the
employee parking was pulled off that street so that it would alleviate adding more
congestion on Seminole.

Mr. Van De Wiele stated that it seems to him that there is going to be more parent traffic
than employee traffic. lf that is the case, would it not make more sense to flip the two
parking lots?

Ms. Radney stated that is what she was thinking, and there is already pedestrian traffic
with the children using the pedestrian walkway. Wouldn't it make more to place the
park features on the Seminole side which gives the residents more of a buffer and
continue loading off of Queen. That would help keep people from cutting diagonally
across the entire complex.

Caren Calhoun, Executive Director for Tulsa Educare, 11222 South 89ih East Avenue,
Bixby, OK; stated there are 64 employees and they have staggered hours, so they wiil
be more involved with the parent drop off times of Celia Clinton. The parents come any
time from 7:00 A.M. to 6:00 P.M. Our parent parking lot is pretty empty during the day
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because it is coming and going. Ms. Calhoun thinks the Educare parents have learned

not to come at the peak traffic times for Clinton, though the staff cannot do that.

Byron Todd came fonruard and stated that when the site plan was first done there was
no connector road. The only road was Seminole and that is where Clinton is, so both
parking lots were off Seminole. lt wasn't until later in the process that it was studied on

how to alleviate the Clinton Elementary parking, and it was decided to add the
connector road. Mr. Todd thinks he has taken a step toward alleviating the Seminole
congestion by placing the employee parking off Seminole. Employees can get in and

out of their parking without ever touching Seminole now, and if it is placed on Seminole
it conflicts with the elementary parking.

Mr. Van De Wiele asked Mr. Todd if the property were fenced such that if he lived in the
neighborhood and wanted to use the picnic area or the basketball court it can't be

reached. Mr. Todd stated that the residents will be able to cut through the park or the
green space.

Mr. Van De Wiele asked Mr. Todd to explain what would be fenced in. Mr. Todd stated

there is a fence around the entire detention facility, there is a fence that has been added

that goes from the corner and connects to the building, and there is fire lane that is

constructed of grass pavers which gives a hard surface for the firetrucks.

Ms. Radney stated that she still sympathizes with the people that have driveways that
mtn ueen way

Place or Florence Avenue so it does not have the same impact on them as it does on

the Seminole side. Ms. Radney stated that is a safety hazard. An additional load on

Seminole concerns her. Ms. Radney stated that her only other objection is the loss of
the park. The idea of not creating a space that is going to be easily accessible to
children where they can play, this is one of the few completely surrounded spaces with

residential streets, so she is concerned.

Ms. Baek asked Mr. Todd if the traffic congestion on Serninole west of Florence to the
cul-de-sac should theoretically stop because of the designed traffic pattern. Mr. Todd

answered affirmatively.

Connie Page came forward and stated that Google is wrong. lf you Google her
address to go some place Google will tell her to go north on North Florence from
Seminole, and you cannot go north on North Florence from Seminole because it is her

driveway.

Gomments and Questions:
Mr. Van De Wiele stated that from a global perspective this is a fine and admirable use.

However, when there are traffic situations he is not inclined to approve something that
will potentially or in reality exacerbate the problem. What he would like to see is a traffic
flow plan, traffic design plan for this project. He personally would be inclined to approve
this request today but make it subject to submission of a final conceptual site plan and a
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traffic control plan. Mr. Van De Wiele stated he is not a traffic impact analysis expert,

but it seems to him to be counterintuitive to put additional parents down Seminole. lf
the primary parent traffic is clockwise, west on Queen, north on North Florence, east
onto Seminole, then the teachers could go the other way on Seminole. He wants to
make sure that is fully thought out by those that are experts in that field and approved
by both institutions

Ms. Back stated that what she thinks what the Board is hearing is an existing school
that has been very detrimental to the existing neighborhood as far as the traffic impact.

She would be inclined to approve this request subject to the submission of final
conceptual site plan and a traffic control plan from the City, and a traffic circulation plan

from Celia Clinton and Educare showing how they work together.

Ms. Ross stated she would be in favor of approving this request with the addition of
opening up Florence on the east side of the Educare tract because she thinks it would
help the traffic flow quite a bit. Also, with the school and Educare putting out notices
about how the pickup line traffic should travel she thinks the majority of the parents will

follow the procedures outlined by the school.

Ms. Radney stated that she would be opposed. She knows the neighborhogd really
needs to have this service and it would be a benefit to the community as a whole, but

what she finds is that parents park anywhere they can get their cars. Even with all the
signage and the additional flow on North Florence Place, given the current proposal is

that will use the cul-de-sac. Ms. Radney stated that type of traffic is almost the worst
type of traffic for children who are pedestrians, because they dart in and out and they
are not looking, and parents are in a hurry. Ms. Radney considers this a safety hazard
both for the residents and the children who are pedestrians.

Mr. Van De Wiele stated that it appears the Board would make the approval subject to a
site plan that would need to be brought back for approval, and a traffic plan that would
also have to be approved. Mr". Van De Wicle stated this is a good location for this type
of facility, but the Board has to make sure that both the vehicular and the pedestrian

traffic works.

Byron Todd came forward and asked if the condition the Board is referring to be prior

to a Certificate of Occupancy versus a building permit? Mr. Van De Wiele stated that he

is not into the building permit part of things, but his thought would be that plan would be

at peril. lf a traffic plan were brought back that three out of five Board members don't
like, then something has been built that cannot be used. Mr. Van De Wiele stated that
he would prefer a plan be brought back to the Board before a shovel is put into the
ground, so the Board knows it will work. The Board has to find a lack of injury to the
neighborhood and a lack of detriment to the public welfare. Adding additional cars into

this area he cannot support. Mr. Van De Wiele stated that he is trying to give a vote of
confidence in the use subject to it being shown to be non-impactful from a traffic and
parking standpoint.
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Ms. Back stated that she wants three things from the applicant. She wants the City's
traffic plan, wants to know what they plan to do with the traffic signal, and see Celia
Clinton's and Educare's traffic flow.

Board Action:
On I¡¡OION of BACK, the Board voted 4-0-0 (Back, Radney, Ross, Van De Wiele
"aye"; no 'lnays"; no "abstentions"; Bond absent) to GONTINUE the request for a

Special Exception to permit a school use in an RS-3 District (Section 5.020-G) to the
August 28,2018 Board of Adjustment meeting; for the following property:

NW SE SE LESS N25 FOR RD SEC 2920 139.62 ACS, Gity of Tulsa, Tulsa Gounty,
State of Oklahoma

Ms. Back left the meeting at 3:35 P.M

22482-Keith Dalessandro

Action Requested:
Variance to allow a detach
exceed 10 feet in height to

ed accessory structure to exceed 1B feet in height and
the top of the top plate in the rear setback in an RS-3

Ms. Back re-entered the meeting at 3:38 P'M.

Presentation:
Xe¡tfr Oatèssandroo 320 South Boston, #2300, Tulsa, OK; stated hewould liketo build

a portion of a detached garage in the rear setback. To conform to the historic
guidelines he has been working on the project for a year to make sure the project

received historic approval which has been done.

Mr. Van De Wiele asked Mr. Dalessandro how tall the proposed garage will be. Mr.

Dalessandro stated that it will have a total height of about 25 feet, and the top plate

would be at 19 feet.

Mr. Van De Wiele asked Mr. Dalessandro if he had received his HP approval. Mr

Delessandro answered affirmatively.

Mr. Van De Wiele asked Mr. Dalessandro to state his hardship. Mr. Dalessandro stated

that the size of cars are large than they were when the house was built in the 1920s.

0712412018-1210 (18)
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A tract of land situated in the WlZ ol the NEl4 of the NE/4 of Section 27, Township
20 North, Range 13 East of the lndian Base and Meridian in Tulsa County,
Oklahoma and more particularly described as follows to-wit: Commencing at the
Northeast Corner of said WI2 oî the NEl4 of the NE/4. THENCE South 88 degrees
49 minutes 21 seconds West for a distance of 271.60 feet and along the North
Line of said Wl2 of the NEl4 of the NE/4; THENCE South 0l degrees l0 minutes 3g
seconds East for a distance of 60.00 feet to the POINT OF BEGINNING. THENCE
South 0{ degrees 10 minutes 39 seconds East for a distance of 49.52 feet to a
point on the Northerly Right-of-Way of the Gilcrease Expressway; THENCE North
50 degrees 57 minutes 47 seconds West for a distance of 37.98 feet and along
said right-of-way; THENCE North 01 degrees 10 minutes 39 seconds West for a
distance of 25.00 feet and along said right-of-way; THENCE North 88 degrees 4g
minutes 21 seconds East for a distance of 29.00 feet and along said right-of-way
to the POINT OF BEGINNING. Together with and subject to covenants,
easements, and restrictions of record.

fü,t
cnprCase No. 21129-Tanner Consultins

Action Requested:
Amendment to a previously approved site plan for an elementary school in an R
district to permit a building addition and site modifícation. Location: 1740 North

Presentation:
Matt Baer, Tanner Consulting , 5323 South Lewis, Tulsa, OK; represented Tulsa Public
Schools and asked for an Amendment to a previously approved site ptan for Clinton
Elementary School. ln 1992 the Board approved a Special Exception to permit the
exísting facility to expand. ln 1997 the Board approved a Minor Special Exception to
amend the previous approved site plan. The school wants to expand again with the
addition of classrooms, a library, a new kitchen, and an additional parking area.

lnterested Parties:
There were no interested partíes present.

Comments and Questions:
None.

Board A,ction:
On MOTION of WHITE, the Board voted 5-0-0 (Henke, Stead, Tídwell, White, Van De
Wiele, "aye"; no "nays"; no "abstentions") to APPROVE the Amendment to a previously
approved site plan for an elementary school in an R district to permit a building additíon
and site modification; per conceptual plan 5.5; with three existing manufactured
buildings located on the southeast corner to remain in place and the other four
manufactured buildings to be removed from the property; finding the Special Exception

08/2412010-t03r (ll)
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G3s!lg¡¡3¡91'' ËE$--ñ ü&Pl
Action:Rgg.Uosted;
Minor Special Exceplion to approve an arnended site plan allowing É¡n addition to the

exÍsting Celia Clinton Elementary School. SECTION 401. PRINCIPAL USES

PERMÍTTED lN RESTDENTIAL D¡STRIcTS - Use Unit 2, located 1740 North Harvard.

Presentaflen:
The applicant, Larry Edmondson & Associates' was not present.

lnterested Par.ties: None.

trffiiSfrtof BOLZLE, the Board voted 5-0-0 (Bolzle, Cooper, Ðunham, Turnbo,

White, "aye"; no "nays" no "abstentions"; none "absent") tO APPROVE MfnOf SpeCial

Exception to approve an amended site plan allowing an addition to the existing Celia

Clinton Elementary School. SECTION 401. PRINCIPAL USES PERMITTED lN

RESIDËNTIAL DISTRICTS - Use Unit 2; per plan submitted; subject to the removal of
the existíng mobife unit, finding that the requirements for a variance in Sec. 1607.C.

has been met, on the followíng described property:

29 T-20-N R-13-E c of Tulsa, Tulsa Cou

Oklahoma.

Case No. 17782

Aclion Requestedl
Special Exception io amend a previously approved site plan to allow an additional

building 50' from the N. boundary line. SECTION 903. BULK AND AREA

REaUIREMENTS IN THE INDUSTRIAL DISTRICTS . Use Unit 25, IOCAtEd 3O3O

North Erie Avenue.

Presentation:
The applicant, Tanner Consulting/Dan Tanner, 22A2 East 49th Street, submitted a

site plan (Exhibit L-l) and stated that he is representing Walden Machine Works. He

requested the Board to allow an additional building on the subiect site, which will line

up and square up with the previously approved building.

Commentp .and-Qu"e.gtions :
ln response to Mr. Dunham, Mr. Tanner stated he has fìled an application to close a

triangular piece of property (30' x 40'), which is part of a storm drainage easement.
He commented expects approval of the application.

07:22:97:731(12)
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11202

Action Requested:
Exception (Section 410 - Principal Uses Permitted in Residential Dis-
tricts - Section 1205 - Community Services, Cultural and Recreational
Facilities - Section t680 - Exceptions) request for an exception to
use part of existing e'lementary school as a non-profit day care center
at 1740 North Harvard Avenue.

PresentatÍ on:--fiffi'n McCorkle, on behalf of the Board of Directors of Celia Clinton
Chitd Care, Inc., stated they are a non-profít organization. ïhey want
to use the vacant classnooms in an existing and operating publìc school
for before and after school day care. The middle part of the day will
be for the Kindergarten chîldren and two classes of pre-school.

Protestants: None.

Board Action:

-Tñ-M-OTñN 
of VICT0R, the Board voted 5-0-0 (Lewis, Purser, Smith, Victor,

Waft, "aye"; no "nays"; no "abstentions") to appnove an Exception (Section
410 - Principal Uses Permitted in Residential Districts - Section 1205 -
Conrnunity Services, Cultural and Recreational Facilities - Section .l680-

Exceptions) to use part of an existing elementary school as a non-profit
day care center, on the following described property:

The East 50' of the N/2 of the SE/4 of the SE/4 of Section 29,
Township 20 North, Range 13 East, City of Tulsa, Tuìsa County, 0kla.

Action Requested:
EfceÞtlon (Section 410 - Principal Uses Permi
trícts - Sectíon 12AT - DupTex 0wellíngs - Un

Section 1680 - Speciaì Exceptions) request fo
a dupl ex dr¡rel 1 i ng i n an RS-3 Di stri ct. Thi s
3715 RÌverside Drive.

tted in Residential Dis-
der the Provisions of
r an exception to erect
property is located at

Presentati on:

--mbe-ÉT. Grisham, President of the Sapulpa Home Builders and on the
Board of Directors for the Tulsa Chapter, stated that the subject prop-
erty ìs on Riverside Drive and is owned by his brother:in-law. He is
asking me to buítd a duplex for him. He is going to live in one side.
The property next door to him is a duplex, two lots north is an eight-
ptex. Î presented his pìans to the Board (Exhibít "T-1"). The home on
the property now is pretty old and he wants to tear it down and build
the new duplex. It wí]1 be approxímately 

.l,300 sq. ft. per side.

Protestants: Nong

Board Action:

-ffiõTmN 
of SMITH, the Board voted 5-0-0 (Lewis, Purser, Smith, Victor,

Wait, "aye"; no "nays"; no "abstentions") to approve an ExcePtìon (Section
4t0 - Princìpaï Uses Permitted in Residential Dìstricts - Section 1207 -
Dupìex Dwellìngs - Under the Provisjons of Section 1680 - Special Excep-
tions) to erect a duplex dwelling in an RS-3 District at 3715 Riverside
Drive, pêr p'lot plan submitted, on the following described property:

9.'18.80:3.¡9(20)
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Looking northwest-towards the site- on E. Queen St

Looking north towards the site- on E. Queen St.
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Looking northeast- towards the site- on E. Queen St.

Looking east-- on W. Queen St.- site is on the north side of E. Queen St'
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Looking west- on W. Queen St.- site is on the north side of E. Queen St
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INTRODUCTION

This traffic study was conducted to analyze the traffic impacts associated with the proposed Educare 4 that
will be located between E. Seminole Street and E. Queen Street and west of Harvard Avenue in Tuls4
Oklahoma. Figure I shows the proposed location of Educare 4.

Educare 4 is an early childhood center that ensures school readiness for at-risk children. Educare 4 is
scheduled to operate from 7:00 AM to 6:00 PM on Mondays through Fridays. The peak periods of the
facility are anticipated to be from 7:00 AM to 9:00 AM and 4:30 PM to 6:00 PM; which correlate to standard
AM and PM peak hours for the traffic volumes in the area. The proposed Educare 4 has been designed to
accommodate a maximum enrollment of 164 students and 63 staff members. The facility is planned to be
opened by January 2020.The proposed site plan is provided in Figure 2.

Educare 4
Site

Celia Clinton
Elem. School

Figure 1: Study Area

I
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TRAFFIC VOLUMES

Existing turning movement volumes were collected at the intersections of N. Harvard Avenue & E.

Seminole Street and N. Harvard Avenue & E. Queen Street on Tuesday, September 18,2018. The AM
peak period for the intersections was determined to be from 7:00 AM to 8:00 AM. The PM peak period for
the intersections was determined to be from 4:00 PM to 5:00 PM.

The Celia Clinton Elementary dismissal bell is at 2:35 PM. The aftemoon dismissal period of Celia Clinton
Elementary School and the peak period for Educare 4 do not overlap; however, to provide a conservative

assessment, overlap of the two dismissal periods was used in the analysis. Figure 3 shows the existing
peak hour traffic volumes during the AM and PM peak hours of the intersections as well as the aftemoon
dismissal peak hour of Celia Clinton Elementary School (School PM peak hour).

TRIP DISTRIBUTION

The distribution of site generated traffic entering and leaving the development on the area roadways was

developed based on the layout of the site, locations of principal roadways, and a review of existing traffic
volumes and land uses near the development. It is recommended that the northem connection of N.
Florence Place at E. Seminole Street be blocked with cones during the AM arrival and PM dismissal periods

of Celia Clinton Elementary School. This study assumes that this recommendation has been implemented,
therefore all site generated traffîc for Educare 4 was assumed to enter and exit N. Florence Place via E.

Queen Street. The directional distribution used for the analysis is shown in Figure 4.

J
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TRIP GENERATION

The number of trips generated by the development is a function of its type, size, and land use. The number
of vehicle trips generated by the proposed Educare 4 were estimated based on the trip generation

rates/equations for a Daycare Center (Land Use 565) provided in the Trip Generation, l}'h Edition,
published by the Institute of Transportation Engineers (ITE). Estimates of the number of trips generated

by the site were made for the AM and PM peak hours, as well as on a daily basis. The trip generation

equations used for this land use and the directional splits are shown in Table 1. Table 2 provides the

estimated trips generated for the proposed Educare 4.

Table 1: Trip Generation Equations/Rates for Educare 4

LAND USE
Land Use Daycare Center

ITE Land Use Code 565

RATESl

Average Weekday T:4.09 (X)

AM Peak Hour T:0.66 (X) + 8.42

PM Peak Hour Ln (T):0.87 Ln (X) + 0.29

DIRECTIONAL
SPLIT

(Yo in / 7o out)

Average Weekday 50/50
AM Peak Hour 53/47

PM Peak Hour 47/53

X: Number of Students

Table 2: Estimated Trip Generation for Educare 4

Daycare Center (164 Students)
Tnfql fn f}rf
672 336 336Average Weekdav
tt7 62 55AM Peak Hour

53 60PM Peak Hour 113

OPERATIONAL PATTERNS

As part of the Safety I't Initiative's Celia Clinton Elementary School Safety Audit Reporl, the AM drop-off
and PM pick-up operations of CeliaClinton Elementary were observed on Wednesday, November 15,2017.
Parent drop-off and pick-up followed a loop system that utilized E. Seminole Street and the school's parking
lot. Parents were observed entering E. Seminole Street from both directions off N. Harvard Avenue,
traveling westbound on E. Seminole Street, making a U-turn maneuver at the cul-de-sac, and entering the

school's parking lot where unloading/loading operations occurred. During the morning arrival and

afternoon dismissal periods, parent loop traffic queued back onto E. Seminole Street but did not impact N.
Harvard Avenue. Queuing along E. Seminole Street is an acceptable practice since it is a low speed (25

MPH), low volume (less than 3,000 ADT), local roadway adjacent to the school.

It is recommended that traffic and operations for Celia Clinton Elementary School and Educare 4 be

separated. This will maintain the existing E Seminole Street traffic flow and prevent any additional
queuing. The proposed N. Florence Place connection between E. Seminole Street and E. Queen Street is

recommended to be blocked with traffic cones at its northem terminus during Celia Clinton Elementary
School's morning arrival and afternoon dismissal periods to prohibit Educare 4 parents from accessing
Educare 4 from E. Seminole Street. Blocking this connection will require Educare 4 parents to use E.

Queen Street to N. Florence Place to enter the daycare center during the times that Celia Clinton Elementary
parents arrive for drop-off and pick-up. The recommended traffic operations for Educare 4 and Celia
Clinton Elementary School are shown in Figure 5.

6
Educare 4 Traffic Study I October 2018
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---- BUSROUTE

- 
BUSLoADTNGZONE

---- CELIA CLINTON PARENT ROUTE

- 
CELIA CLINÎON PARENT LOADING ZONE

---- EDUCARE PARENT ROI'TE

LEGEND

Figure 5: Proposed Traflïc Operations for Educare 4 and Celia Clinton Elementary

In the Safety I't Initiative's Safety Audit Report for Celia Clinton Elementary School, the following
recommendations were made to improve operations:

For school dismissal operations, school staff should consider implementing placards for parent
vehicles, possibly colored by grade, and a walkie-talkie setup where students' names can be called
as their parents enter the loop. This could speed up dismissal intervals and improve organization.
The existing'NO PARKING' zones on E. Seminole Street and E. Queen Street should be enforced
to facilitate the movement of vehicles along these streets and reduce congestion around the schools.
The pedestrian traffic signal on N. Harvard Avenue should be removed and a new traffic signal
installed at the intersection of E. Seminole Street and N. Harvard Avenue, approximately 250-ft
north ofthe pedestrian signal's current location.
Additional recommended improvements include new school speed zone flashing beacons on N.
Harvard Avenue and E. Pine Street, new and updated crosswalk pavement markings, and new
school related signs.

a

a

a

a
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SITE GENERATED VOLUMES

Traffic volumes expected to be generated by the proposed Educare 4 (Table 2) were assigned to the area

roadways based on proposed operations from Figure 5. The site-generated traffic volumes at Build-Out for
Educare 4 are provided in Figure 6.

TOTAL TRAFFIC VOLUMES

To obtain the projected total traffic volumes under Build-Out conditions of the proposed development, the
existing background traffic volume conditions (Figure 3) were grown to Year 2020 assuming a conservative
2%o arnual growth rate and the traffic volumes generated by Educare 4 at Build-Out (Figure 6) were added.
The projected total traffic volumes under Build-Out conditions are shown in Figure 7.

Intersection capacity analyses were conducted based on the methodologies set forth in the Highway
Capacity Manual (HCM), 6'h Edition using Synchro 9, a traffic analysis software package. The Level of
Service (LOS) of an intersection is a qualitative me¿ßure of capacity and operating conditions and is directly
related to vehicle delay. The LOS criteria for an unsignalized intersection is shown in Table 3. LOS is
given a letter designation from A to F, with LOS A representing very short delays (less than 10 seconds of
average control delay per vehicle) and LOS F representing very long delays (more than 50 seconds of
average control delay per vehicle).

A traffic signal is planned for installation at the intersection of N. Harvard Avenue and E. Seminole Street
in Summer 2019, prior to the opening of Educare 4. The LOS miteria for a signalized intersection is shown
in Table 4. LOS is given a letter designation from A to F, with LOS A representing very short delays (less
than l0 seconds of average control delay per vehicle) and LOS F representing very long delays (more than

the existing traffic control (two-way stop signs) and future signalization of N. Harvard Avenue and E.
Seminole Street.

Educare 4 Traffic Study I October 2018
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Table 3: Level of Service Criteria for Unsignalized Intensections

SOURCE: Highway Capacíty Manual, Edition, Transportation Research Board, 20 I 6

Level-of-Service

(LOS)

Average Control Delay

(seconds/vehicle)
Description

No delays at intersections with continuous flow of traffic.
Uncongested operations: high frequency of long gaps available
for all left and right tuming traffic. No observable queues.

A s 10.0

B l0.l to 15.0
No delays at intersections with continuous flow oftraffic.
Uncongested operations: high frequency of long gaps available
for all left and right tuming traffic. No observable queues.

l5.l to 25.0
Moderate delays at intersections with satisfactory to good trafüc
flow. Light congestion; infrequent backups on critical
approaches.

C

Increased probability ofdelays along every approach.
Significant congestion on critical approaches, but intersection
functional. No standing long lines formed.

D 25.1 to 35.0

E 35.1 to 50.0
Heavy traffic flow condition. Heavy delays probable. No
available gaps for cross-street traffic or main street turning
traffic. Limit of stable flow.

Unstable trafüc flow. Heavy congestion. Traffic moves in
forced flow condition. Average delays greater than one minute
highly probable. Total breakdown.

F > 50.0

Level-of-Service

(Los)

Average Control Delay

(seconds/vehicle)
Description

A I10.0 Very low vehicle delays, free flow, signal progression extremely
favorable, most vehicles arrive during given signal phase.

B 10.1 to 20.0 Good signal progression, more vehicles stop and experience

higher delays than for LOS A.

C 20.1to 35.0 Stable flow, fair signal progression, significant number of
vehicles stop at signals.

D 35.1 to 55.0 Congestion noticeable, longer delays and unfavorable signal
progression, many vehicles stop at signals.

E 55.1 to 80.0
Limit of acceptable delay, unstable flow, poor signal
progression, traffic near roadway capacity, frequent cycle
failures.

F > 80.0 Unacceptable delays, extremely unstable flow and congestion,

traffic exceeds roadway capacity, stop-and-go conditions.

SOURCE: Highway Capacity Manual, 6th Edition, Transportation Research Board,2016
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E. Seminole Street & N. Harvard Avenue (Two-lYay Stop Controlled)

Delay & Level of Service Results

NB Left SB LeftPeak Hour Intersection EB WB

AM 28.2 (D\ | 13.0 (B) 9.1 (A) 7.9 6)
16.0 (c) 8.4 (A) 8.8 (A)PM 16.3 (C)

School PM 22.2 (C) 12.1 (B) 8.4 (A) 8.2 (A)

95th-Percentile Queue Results (feet)

Peak Hour Intersection EB WB NB Lefì SB Left

AM IJ 42 57 N/A
PM N/A 45 N/A 64

School PM 32 55 50 N/A

E. Seminole Street & N. Harvard Avenue (Signalized)

Delay & Level of Service Results

Peak Hour Intersection EB WB NB SB

AM s.3 (A) e.6 (A) e.0 (A) 4.3 (A) 4.e (A)
PM 4.3 (A) 8.6 (A) e.0 (A) 4.1 (A) 4.0 (A)

School PM s.2 (A) 8.3 (A) 8.0 (A) 4.8 (A) 4.8 (A)
95ù-Percentile Queue Results (feet)

SB LeftPeak Hour Intersection EB WB NB Left

AM 74 56 57 113

76 54PM N/A 44

School PM 50 44 75 tt2
E. Queen Street & N. Hanard Avenue (Two-Way Stop Controlled)

Delay & Level of Service Results

V/B NB Left SB LeftPeak Hour Intersection EB

AM 17.0 (c) r6.0 (c) 8.4 (A) 8.0 (A)
20.0 (c) 8.s (A) 8.6 (A)PM 20.3 (C)

School PM 20.s (c) 18.4 (C) 8.s (A) 8.2 (A)

95ú-Percentile Queue Results (feet)

Peak Hour Intersection EB WB NB Left SB Left

55 36 26AM 3l
PM 55 14 86 N/A

School PM 56 JI 26 N/A

Table 5: Intersection Capacity Analysis Results

t Delay in seconds/vehicle (Level ofService)

The intersection of N. Harvard Avenue and E. Queen Street is predicted to operate at acceptable levels of
service C or better on all approaches both with and without the addition of Educare 4 trips and all estimated
queue lengths fit within the available storage limits. Assuming existing traffic control, the intersection of
N. Harvard Avenue and E. Seminole Street is predicted to operate at acceptable levels of service D or better
on all approaches both with and without the addition of Educare 4 trips and all estimated queue lengths fit
within the available storage limits. After signalizat\on, the intersection is predicted to operate at level of
service A with acceptable queue lengths on all approaches.

t2
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PARKING ANALYSIS

A parking analysis was conducted based on the arrival rate and average pick up/drop-off times to determine
if adequate parking is provided by the proposed Educare 4 site. Using the arival rate and the assumed
parking time per pick up/drop off, the required queue storage can be estimated.

For analysis purposes, it was assumed that 7:30 AM to 8:30 AM would constitute the AM peak hour for
the daycare center. Based on the trip generation information, 62 incoming trips are expected during the
AM peak hour. Assuming a conservative peak hour factor of 0.50, approximately 3l vehicles (62*0.5 =
3l) would arrive during the peak 15 minutes of the AM peak hour. In addition, it was assumed that all staff
members would arrive before the peak l5 minutes and occupy 63 ofthe total7T staff parking spaces. Based
on the site plan, the proposed Educare 4 site will have a total of 127 parking spaces (50 visitor parking
spaces and77 staffparking spaces). Therefore, atotal of50 parking spaces would be available forparents.

This study assumes an average parking time of five (5) minutes per drop-off, random arrivals, and 50
available parking spaces. Table 6 shows the peak lS-minute parking evaluation and shows that the peak
parking demand will be approximately 2l vehicles during a peak five-minute period. Based on Figure 2,
50 parking spaces are located within the visitor parking lot and will meet the predicted parking demand.

Table 6: Peak l5-Minute Parking Evaluation

Vehicles Parkine Spaces

Time Arrival Departure Occupied Available
7:30 - 7:35 10 l0

507:36 - 7:40 l0 l0 20

7:41 - 7:45 l1 l0 2t

Guidelines set forth by the Americans with Disabilitíes Act (ADA) require parking lots to include a
minimum number of handicap accessible parking spaces based upon the total number of parking spaces
provided. For a parking lot with a total number of parking spaces between 26 and 50 (such as the visitor
parking lot), the minimum number of ADA spaces is 2. The site plan, shown in Figure 2, shows 4 ADA
spaces within this lot, which exceeds the minimum. For a parking lot with a total number of spaces between
76 and 100 (such as the staff parking lot), the minimum number of ADA spaces is 4. The site plan shows
4 ADA spaces within this lot, which meets the minimum requirement.

l3
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QUEUING ANALYSIS

Educare 4 is scheduled to operate from 7:00 AM to 6:00 PM. The peak periods of the facility are anticipated
to be 7:00 AM - 9:00 AM and 4:30 PM - 6:00 PM. Educare 4 will require parents to park and walk-in to
drop-off and pick-up their children. Parents will be required to enter the visitor parking lot from N. Florence
Place by way of E. Queen Street. Parents will circulate through the development as previously shown in
Figure 5.

This study ¿ßsumes the maximum student enrollment (164 students) at Educare 4. Table 2 shows that 62
inbound trips are predicted to be generated during the peak hour. Assuming a conservative peak hour factor
of 0.50, approximately 3 I vehicles (62*0.5 = 3 1) would arrive during the peak 1 5 minutes of the AM peak
hour. This predicted AM entrance volume was then multiplied by the average car length (25 feet) to
determine a maximum queue length (31*25:775). Table 7 summarizes the enrollment of the school and
the resulting maximum queue length. This assumes that50%o of inbound vehicles expected to arrive during
the AM peak hour arrive at the same time, which is extremely unlikely considering the duration of the drop-
off period is two (2) hours, T:00 AM to 9:00 AM.

Table 7: Maximum

Utilizing N. Florence Place and E. Queen Street as the only access point, there is approximately 1,600 feet

# ofStudents
ITE

AM Entrance
Volume

Car Length
Predicted

Queue
Lensth

164 3l 25 775

venue.
maximum queue length is 775 feet. The trip arrivals will be distributed over the entire peak period and the
maximum queue is not expected to be realized for this type of facility.

CIRCULATION EVALUTION

N. Florence Place Connection

Currently, N. Florence Place does not exist between E. Seminole Street and E. Queen Street. As part of the
development, Educare 4 will construct N. Florence Place that will connect the two roadways and separate
the Educare 4 from Celia Clinton Elementary School. This connection will provide two access points for
Educare 4 visitor and staff parking lots. Due to existing traffic operations on E. Seminole Street related to
Celia Clinton Elementary School, it is recommended that the northern connection of N. Florence Place at
E. Seminole Street be blocked with traffic cones during Celia Clinton Elementary School's anival and
dismissal periods. This connection will also serve as a supplemental access route for emergency vehicles.

t4
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CONCLUSIONS AND RECOMMENDATIONS

Based on the analysis of the proposed site plan and characteristics of Educare 4, the following conclusions
and recommendations can be made:

1. At maximum enrollment, the proposed Educare 4 is expected to generate approximately 672
additional trips daily - 117 trips during the AM peak hour and 113 trips during the PM peak
hour.

2. The Educare 4 site will provide 127 total parking spaces (50 visitor parking spaces and,77 staff
parking spaces). The predicted parking demand will be accommodated with the parking spaces
provided.

3. The construction of Educare 4 includes construction ofN. Florence Place between E. Seminole
Street and E. Queen Street which would separate Educare 4 from Celia Clinton Elementary
School.

4. Educare 4 representatives have agreed to require their parents to utilize N. Florence Place via
E. Queen Street as the primary access to minimize conflicts with Celia Clinton Elementary
School during the AM and PM peak hours.

5. No conflict is expected between Educare 4 and Celia Clinton Elementary School.
6. Educare 4 will require parents to park and walk-in to drop-off and pick-up their children.

Nevertheless, a queuing analysis was performed that assumes that 50o/o of inbound vehicles
expected to arrive during the AM peak hour arrive at the same time, which is extremely unlikely
considering the duration of the drop-off period is two (2) hours, 7:00 AM to 9:00 AM. Utilizing
N. Florence Place and E. Queen Street as the only access point, the proposed site plan has
approximately 1,600 feet of available queue storage for Educare 4. The maximum queue length
is 775 feet; however, Educare 4 trip arrivals will be distributed over the entire peak period and

7. It is recommended that traffic operations for Celia Clinton Elementary School and Educare 4
be separated. This will maintain the existing E Seminole Street traffic flow and prevent any
additional queuing. It is recommended that the northem connection at E. Seminole Street be
blocked with traffic cones during Celia Clinton Elementary School's morning arrival and
aftemoon dismissal periods to prohibit Educare 4 parents from accessing the daycare center
from E. Seminole Street. This will require all Educare 4 parents to use E. Queen Street and N.
Florence Place to enter the daycare center.

8. Capacity analysis of the intersections of N. Harvard Avenue & E. Seminole Street and N.
Harvard Avenue & E. Queen Street show that the intersections and approaches are anticipated
to operate at levels ofservice D or better during the peak periods. This analysis considers the
existing traffic control as well as future signalization of N. Harvard Avenue & E. Seminole
Street.

9. The trips generated by Educare 4 are not expected to significantly impact the study area
intersections.

t5
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UImer,

From:
Sent:
To:

Cc:

Subject:

All,

Ulmer, Amy
Tuesday, July 24,20L8 9:54 AM
'bradney@gmail.com'; 'Carolyn Back'; 'tulsarealestatelawyer@gmail.com';
'svandewiele@ hallestil l.com'
Sparger, Janet; Miller, Susan; Blank, Audrey
Comments on #BOA-22481,

I received a phone call regarding case #BOA-22481 from an interested party that does not have a computer and will be
unable to attend the meeting today. Her name is Carolyn Jones and is located at L529 N. College Ave. E. She is
concerned that the new school will take away the baseball and soccer field for the adjacent elementary school children.
Thank you.

Amy Ulmer I Land Development Planner
2 West Second Street, Suite 800
Tulsa, OK 74103
918.579.9437
918.579.9537 fax
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Ulmer, Amy

From:
Sent:
To:
Cc:

Subject:
Attachments:

Hudgins, Chris < Hudgich@tulsaschools.org >

Monday, August 20, 2018 3:54 PM

Ulmer, Amy
whit Todd
FW: Educare 4 update
Safety Lst - Celia Clinton Elementary School Revised FINAL Report 8-L-2018.pdf

The process for the street light relocation is the current design phase in being approved by the mayor. The construction
should be completed by the summer of 2O19.

Thanks,

-N#.
TUTSI PUBLIÊ

sgH(l0t s

EûU¡TY CHÂRÂtrTEÊ -XCELLÊN'E TEÅM -ITY

Tulsa Public Schools
3027 S. New Haven Ave, Rm 458
Tulsa, OK741L4
o:9tB-746-6684
c: 918-697-5595

h udsich (atu I sa schoo ls.o re
www.tu lsaschools. org

B¡trE-,
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BOARD OF ADJUSTMENT
CASE REPORT

STR: 0232
GD: 1

A.P#:

Case Number: BOA-22514

HEARING DATE: 10l}gl2018 1:00 PM

APPLICANT: Nathan Cross

ACTION REQUESTED: Special exception to permit a school use in an AG district (Section 25.020).

LOCATION: E of the NE/c W Edison Street & N 57th West Ave ZONED: AG

PRESENT USE: Vacant TRACT SIZE: + 128 acres

LEGAL DESCRIPTION: s/2NE/4ANDNwl4sE/4ANDNwl4NE/4sE/4ANDNw¡4sw4NE/4sE/4ANDTHEWESTIeo.B2FEEToF
THE SW/4 SW/4 NE/4 SE/4 AND THE WEST t90.82 FEET OF LOT 4 (SE/4 SE/4) ALL rN SECTION 32, TOWNSHIP 20 NORTH, RANGE 12 EAST OF
THE INDIAN BASE AND MERIDIAN, OSAGE COUNTY, STATE OF OKLAHOMA, ACCORDING TO THE U.S. GOVERNMENT SURVEY THEREOF.
LESS AND EXCEPT THE FOLLOWING DESCRIBED TRACT: A TRACT LOCATED lN LOT 4 (SEl4 SE/4) AND THE N/2 SE/4 OF SECTION 32,
TOWNSHIP 20 NORTH, RANGE 12 EAST OF THE INDIAN BASE AND MERIDIAN, OSAGE COUNTY, STATE OF OKLAHOMA, ACCORDING TO THE
U.S. GOVERNMENT SURVEY THEREOF, AND FURTHER DESCRIBED AS FOLLOWS:
BEGINNING AT A POINT 40 FEET EAST OF THE SOUTHWEST CORNER OF THE NW/4 SE/4 OF SAID SECTION 32; THENCE N 00"12'17' E A
DISTANCE OF 226.00 FEET; THENCE S 88"27'33" e A DISTANCE OF 685.00 FEET; THENCE S 00'12'17" W A DISTANCE OF 63.00 FEET; THENCE
S 88'27'33" E A DISTANCE OF 613.15 FEET; THENCE S 00'49'28'WA DISTANCE OF 373.32 FEET;THENCE N 89"49'18"W4 DISTANCE OF 30.00
FEET;THENCE N 00"49'28" EA DISTANCE OF 211.06 FEET;THENCE N 88"27'33"WA DISTANCE OF 1266.39 FEETTOTHE POINTOF BEGINNING

None relevant.

RELATIONSHIP TO THE COMPREHENSIVE PLAN: The Tulsa Comprehensive Plan identifies the
subject property as part of a "New Neighborhood" and an "Area of Growth"

The New Neighborhood is intended for new communities developed on vacant land. These
neighborhoods are comprised primarily of single-family homes on a range of lot sizes, but can include
townhouses and low-rise apartments or condominiums. These areas should be designed to meet
hígh standards of internal and external connectivity, and shall be paired with an existing or new
Neighborhood or Town Center.

The purpose of Areas of Growth is to direct the allocation of resources and channel growth to where
it will be beneficial and can best improve access to jobs, housing, and services wíth fewer and shorter
auto trips. Areas of Growth are parts of the city where general agreement exists that development or
redevelopment is beneficial. As steps are taken to plan for, and, in some cases, develop or redevelop
these areas, ensuring that existing residents will not be displaced is a high priority. A major goal is to
increase economic activity ín the area to benefit existing residents and businesses, and where
necessary, provide the stimulus to redevelop.

ANALYSIS OF SURROUNDING AREA: The subject tract is abutted by large AG zoned tracts to the
north, east, and west; a mixture of AG and RS-3 zoned properties abut the site on the south. This
property is in Osage County.

(r. 2
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STAFF COMMENTS:

The applicant is before the Board requesting a Special Exception to permit a school use in the AG
district (Section 25.020).

The applicant has provided the following statement: "The property af rssues in the this request (the
"Subject Property") is a parcel of vacant land located in northwest Tulsa. The developer plans to
redevelop the entirety of the lot into a new urbanist housing and mixed-use development. Within that
plan, is a plan to construct and operate a school. As part of the application process for the school, the
developer has to demonstrate that the obtain approval a school use on the Subject Property."

A school use is permitted in the R district only by special exception. A special exception is required
as the proposed use is not permitted by right due to potential adverse effect, but if controlled in the
particular instance as to its relationship to the neighborhood and to the general welfare, may be
permitted.

The Board may consider any condition it deems necessary and reasonably related to the request to
ensure that the proposed use and future development of the subject property is compatible with and
non-injurious to the surrounding neighborhood.

Sample Motion

Move to (approve/deny) a Special Exception to permit a school use in an AG district
(Section 25.020)

The Board finds that the requested Special Exception will be in harmony wíth the spirit and intent of the
Code, and will not be injurious to the neighborhood or othenryise detrimentalto the public welfare.

(r. 5
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EXHIBIT "B''

BACKG ROU ND OF DEVELOPMENT:

The property at issue in this request (the "Subject Property'') is a parcel of vacant land
located in northwest Tulsa. The developer plans to redevelop the entirety of the lot into
a new urbanist housing and mixed-use development. Within that plan, is a plan to
construct and operate a school. As part of the application process for the school, the
developer has to demonstrate that the obtain approval a school use on the Subject
Property.

REOUESTED RELIEF=

The developer is requesting a Special Exception allowing a school use in an AG district
pursuant to Section 25.020(8)(2), Table 25-1.

v,s



EXHIBIT "A''
LEGAL DESCRIPTION

S/2 NH4 AND NW/4 SE/4 AND NW/4 NE/4 SE/4 AND NW4 SW/4 NE/4 SE/4 AND THE
WEST 190,82 FEET OF THE SW/4 SW/4 NE/4 Sg4 AND THE WEST 190.82 FEET OF
LOT 4 (SE/4 SE/4) ALL tN SECTTON 32, TOWNSHTP 20 NORTH, RANGE 12 EAST OF
THE INDIAN BASE AND MERIDIAN, OSAGE COUNry, STATE OF OKLAHOMA,
ACCORDING TO THE U.S. GOVERNMENT SURVEY THEREOF.

LESS AND EXCEPT THE FOLLOWNG DESCRIBED TRACT:

A TRACT LOCATED rN LOT 4 (SEIA SE/4) AND THE N/2 SE/4 OF SECTTON 32,
TOWNSHIP 20 NORTH, RANGE 12 EAST OF THE INDIAN BASE AND MERIDIAN,
OSAGE COUNTY, STATE OF OKLAHOMA, ACCORDING TO THE UNITED STATES
GOVERNMENT SURVEY THEREOF, AND FURTHER DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT 40 FEET EAST OF THE SOUTHWEST CORNER OF THE NW4
SE/4 OF SAID SECTION 32; THENCE N 00"12'17" E A D¡STANCE OF 226.00 FEET;
THENCE S 88"27'33" E A DISTANCE OF 685.00 FEET; THENCE S 00"12'17'W A
DISTANCE OF 63.00 FEET; THENCE S 88'27'33" E A DISTANCE OF 613.15 FEET;
THENCE S 00'49'28" W A DISTANCE OF 373.32 FEET; THENCE N 89"49'18' W A

30
THENCE N 88'27'33'' W A DISTANCE OF 1266.39 FEET TO THE POINT OF BEGINNING

b.ç
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BOARD OF ADJUSTMENT
CASE REPORT

STR: 9304

CZMI:37

CD: 4

A-P#:

Case Number: BOA-22515

HEARING DATE:. 1010912018 1:00 PM

APPLICANT: Linda Rollins

ACTION REQUESTED: Special Exception to permit a carport in the street (side) setback and street
yard (Sec. 90.090-C.1).

LOCATION: 903 S URBANA AV E ZONED: RS-3

PRESENT USE: residential TRACT SIZE: 8398.4 SQ FT

LEGAL DESCRIPTION: LT 18 BLK 1, RIDGELAWN

RELEVANT PREVIOUS AGTIONS :

None relevant

subject property as part of an "Existing Neighborhood" and an "Area of Stability"

The Existing Residential Neighborhood category is intended to preserve and enhance Tulsa's
existing single family neighborhoods. Development activities in these areas should be limited to the
rehabilitation, improvement or replacement of existing homes, and small-scale infill projects, as
permitted through clear and objective setback, height, and other development standards of the
zoning code. ln cooperation with the existing community, the city should make improvements to
sidewalks, bicycle routes, and transit so residents can better access parks, schools, churches, and
other civic amenities.

The Areas of Stability include approximately 75o/o of the city's total parcels. Existing residential
neighborhoods, where change is expected to be minimal, make up a large proportion of the Areas of
Stability. The ideal for the Areas of Stability is to identify and maintain the valued character of an area
while accommodating the rehabilitation, improvement or replacement of existing homes, and small
scale infill projects. The concept of stability and growth is specifically designed to enhance the unique
qualities of older neighborhoods that are looking for new ways to preserve their character and quality
of life. The concept of stability and growth is specifically designed to enhance the unique qualities of
older neighborhoods that are looking for new ways to preserve their character and quality of life.

ANALYSIS OF SURROUNDING AREA: The subject tract is surrounded by RS-3 zoned residences
on all sides.

STAFF COMMENTS:
The applicant is requesting a Special Exception to allow a 20' x 20' carport to be located in the
required street (side) setback and street yard in an RS-3 zoned dsitrict (Section 90.090-C.1). As

1. a,
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shown on the attached plans, the applicant ís proposing to construct a carport along E. gth St. S.,
within the required street (side) setback and street yard of the site.

Per the Code, Carports are allowed in street setbacks and vards in R zonino districts onlv if approved
in accordance with the s I exception procedures . Any carport that occupies all or a portion of the
street setback or street yard area must comply with the following regulations, unless otherwise
expressly approved by the board of adjustment as part of the special exception:

o A carport may be a detached accessory building or an integral part of the principal building.
o The area of a carport may not exceed 20 feet in length by 20 feet in width.
o A detached carport may not exceed 8 feet in height at its perimeter or 18 feet ín height at its

highest point. A carport erected as an integral part of the principal building may not exceed I
feet in height within 10 feet of a side lot line or 18 feet at its highest point.

o The carport structure must be setback from side lot lines by a minimum distance of 5 feet or
the depth of the principal building setback, whichever is a greater distance from the side lot
line.

o The carport structure may project into the required street setback by a maximum distance of
20 feet. This distance must be measured from the required street setback line or the exterior
building wall of the principal building, whichever results in the least obstruction of the street
setback.

o All sides of a carport that are within the required street setback must be open and
unobstructed, except for support columns, which may not obstruct more than 15o/o of the area
of any side.

o The entire area under a carport may be used only for storage of operable, licensed motor
vehicles (i.e., cars, boats, pickup trucks, vans, sport utility vehicles), which are customarily
accessory to the dwelling. No other use of the carport area is allowed.

The Code's street setback and street yard requirement for carports is intended to ensure that
carports located within the street setback are compatible with a minimum desired residential
character found in the neighborhood and do not hinder transparency for other vehicles.

Sample Motion:

Move to (approve/deny) a Special Exception to permit a carport in the street (side)
setback and street yard (Sec. 90.090-C.1)

. Per the Conceptual Plan(s) shown on page(s) _ of the agenda packet.

. 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 publíc welfare.

1,3
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SECT1ONS REFERENCED BELOWARE FROM THE CITY Of TULSA ZONING CODE TITLE 42 AND CA¡¡ BE VIEi'ìIED AT
WWW.CITYOF-f ULSA.BOA.ORG

Application No. ZC(}m973E-zlltS

'Noûe: ås ngovkfldbrFt
,Èfins of æZ.otiûrtg
,(|('üSrñ¡qg: d¡n

Êêa io,

.rffi{bn

Spæ¡âl approvdrequired; sceg90.{ltl&,C1.

l. Sec90.ülfl-C.1 Carports: Carports a¡e allowed in süeÊt setbacl$ and yards in R zoning disticts
only if 4proved in accordmce with the special exce¡Éion procedures of Sectim 7OJZA. Âny carport
thæ occupies all or a portion of the shet selback or street yard area must compþ with úe following

exceptionprocess: . .

a A carport may be a detached accessory building or an intçgral part of the principal building.

b. The area of a carport may not exceed 20 fu in length by 20 feet in width.

c. A detacùed carport may not exceed I feet in height at its perimeter or l8 feet in heigþt at its highest
point A carport erected as an integral part of the principl building may nd e¡rceed S fêet in
height wiüin l0 feet of a side lot line or l8 fæt æ its highest point.

d. The caroort stnrctue must be seüack ftom side lot lines by a minimrm dismce of i feet orùe
-depth o.ftheprincipal building seôack-whicher¡erisagreabrdishç ñmüe sidelotline.

e' The carport sEucü$s may project inûo üe required street setback by a maximum distance of 20
feet This disance must be measurod ftom the requircd stueet seûback line s¡ the e*brior building
wall ofthe principal buildiqg, whichever res¡lts in the lest obstruction ofthe süeet se6ack.

f. All sides of a carport th* are within ùe required süeet seûback must be open and unobstucæ{
excep for support ælumns, which may not obstnrct more tba l57o ofthe area ofany si&.

2
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g. The entire area under a carport m¿y be used only for sûorage of operablg tic€nsed moûor vehicles

(i.e., cars, bods, pickup tnrcks, vans, ryort utilþ vúicles), which are customarily acoessory to üe
dwelling. No otherus ofthe carport a¡ea is allowed

Review commcnt The proposod cårport is loc¡ûed in ùÊ sEeet setback area and r€qr¡fues special
exception granted by ùe BOA. Please cmtact an INCOG representative at 918-584-7526 forfr¡rtùer
assistance. Please nob: the regulations underlined aboræ must be adùesd as part of lhe special
exception prccess as üe proposd shucture is not in complimce wiü said regul*ions as subniæd- If
apprcved, zubmit a copy ofthe ryproved spocial exception as a revision ûo your ryplication.

A hsd.çWf of üis.þAgrÈ ernffiþ.npoQ,¡uquestÐüre +plt¡lÊ

or

ilOrE: THIS CONSTÍTUTESA PLÀN REVIEWTO DATE INRESPONSETOTHESUBiTITTEDINFORUAïONASSOCIATEDWTH
THEABOVE REFERENCED APPLICATION.AÐDMOiIALISSUESUAY DEVELOPVI'FIENTHE REI'IEI'i'CONTINUES UPON
RECEIPT OF ÁDDMONAL INFORMATION REQUESTED IN THIS LETTER OR UFON ADDITION¡AL SUBMTTTAL FROM THE
APPL¡CANT.

KEEP OUR OFFICE ADVISED OF ANY ACTION BY THE CITY OF TULSA BOARD.OF ADJUSTMENT OR TULSA, METROPOL¡TAN
AREA PLANNING COIIIMISSION AFFECT|NG THE STATUS OFYOUR APPLICA'IION FOR A ZONING CLEÂRANCE PERMIT.
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BOARD OF ADJUSTMENT
CASE REPORT

STR:9208
GZM: 35

GD: 1

A-P#:

Case Number: 80A-22516

HEARING DATE: 1010912018 1:00 PM

APPLIGANT: Heritz Blendowski

ACTION REQUESTED: Special Exception to allow a manufactured housing unit on an RM-2 zoned
lot; Special Exception to extend the time limit to allow a manufactured home on the site for more than
1 year (Sections 5.020 ; Section 40.210-A)

LOGATION: 1227 S 51 AV W ZONED: RM-2

PRESENT USE: Vacant TRACT SIZE: 18748.3 SQ FT

LEGAL DESCRIPTION: PTOF LTS I &9 BLK4 S 125 N425 EAOF LTS 8&9,VERN SUB
NUMBER 2

RELEVANT PREVIOUS ACTIONS

RELATIONSHIP TO THE COMPREHENSIVE PLAN: The Tulsa Comprehensive Plan identifies the
subject property as part of an "Existing Neighborhood" and an "Area of Stability".

The Existing Residential Neighborhood category is intended to preserve and enhance Tulsa's
existing single-family neighborhoods. Development activities in these areas should be limited to the
rehabilitation, improvement or replacement of existing homes, and small-scale infill projects, as
permitted through clear and objective setback, height, and other development standards of the
zoning code. ln cooperation with the existing community, the city should make improvements to
sídewalks, bicycle routes, and transit so residents can better access parks, schools, churches, and
other civic amenities.

The Areas of Stability includes approximately 75o/o of the city's total parcels. Existing residential
neighborhoods, where change is expected to be minimal, make up a large proportion of the Areas of
Stability. The ideal for the Areas of Stability is to identify and maintain the valued character of an area
while accommodating the rehabilitation, improvement or replacement of existing homes, and small-
scale infill projects. The concept of stability and grovuth is specifically designed to enhance the unique
qualities of older neighborhoods that are looking for new ways to preserve their character and quality
of life. The concept of stability and growth is specifically designed to enhance the unique qualities of
older neighborhoods that are looking for new ways to preserve their character and quality of life.

The subject tract abuts RM-2 zoned lots on all sides.

8.4

ANALYSIS OF SU NDING AREA:

REV|SEDl 0/1 /201 I



STAFF GOMMENTS:
The applicant is requesting a special exception to permit a 14'Wx56'L manufactured housing unit . A
special exception is required as a manufactured home is a use which is not permitted by right in the
RM-2 district because of potential adverse effect.

The Code requires that a manufactured housing unit in an R district be removed from the lot within
one year of the special exception approval (Section 40.120-A). The applicant has requested a special
exception to extend the time limit and permit a manufactured housing unit on the site for a period of
more than 1-year.

As the writing of this case report staff has not received any comments from the surrounding
neighbors or property owners.

Sample Motion for a Special Exception

Move to (approve/deny) a Special Exception to allow a manufactured housing unít on
an RM-2 zoned lot; Special Exception to extend the time limit to allow a manufactured home on the
site for more than 1 year (Sections 5.020 ; Section 40.210-A)

o

a

Per the Conceptual Plan(s) shown on page(s) _ of the agenda packet.

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.

8,5
REVISEDl 0/1/20 t 8
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BOARD OF ADJUSTMENT
CASE REPORT

STR: 8310

CZM: 53

CD: I
A.P#:

Case Number: BOA-22517

HEARING DATE: 1010912018 1:00 PM

APPLICANT: Judy Ann Walrath

ACTION REQUESTED: Special Exception to exceed the allowable driveway width in the street right
of way and in the street setback. (Sec. 55.090-F3)

LOCATION: 5927 E 79 ST S ZONED: RS-3

PRESENT USE: Residential TRACT SIZE: 12458.21 SQ FT

LEGAL DESCRIPTION: LT 14 BLK 1 , PLEASANT VALLEY ESTATES

RELEVANT PREVIOUS ACTIONS
None relevant.

subject property as part of a "Existing Neighborhood" and an "Area of Stability".

The Areas of Stability include approximately 75o/o of the city's total parcels. Existing residential
neighborhoods, where change is expected to be minimal, make up a large proportion of the Areas of
Stability. The ideal for the Areas of Stability is to identify and maintain the valued character of an area
while accommodating the rehabilitation, improvement or replacement of existing homes, and small
scale infill projects. The concept of stability and growth is specifically designed to enhance the unique
qualities of older neighborhoods that are looking for new ways to preserve their character and quali$
of life. The concept of stabílity and growth is specifically designed to enhance the unique qualities of
older neighborhoods that are looking for new ways to preserve their character and quality of life.

The Existing Residential Neighborhood category is intended to preserve and enhance Tufsa's
existing single family neighborhoods. Development activities in these areas should be limited to the
rehabílitation, improvement or replacement of existing homes, and small-scale infill projects, as
permitted through clear and objective setback, height, and other development standards of the
zoning code. ln cooperation with the existing community, the city should make improvements to
sidewalks, bicycle routes, and transit so residents can better access parks, schools, churches, and
other civic amenities.

ANALYSIS OF SURROUNDING AREA: The subject tract is surrounded by RS-3 zoned residences

4,A

on all sides

REVISED l 0/2/201 8



STAFF COMMENTS:

On September 18, 2018 the below driveway width amendment to the City of Tulsa Zoning Code
became effective:

55.090-F Surfacing

3. ln RE and RS zoning districts, driveways serving residential dwelling units may
not exceed 50% of the lot frontage or the following maximum widths, whichever
is less, unless a greater width is approved in accordance with the special
exception procedures of Se..c-tipn..7.8,123, or, if in a PUD, in accordance with
the amendment procedures of Section 30.010-1.2. (Refer to Cíty of Tulsa
Standard Specifications and Details for Residential Driveways #701-704).

Maximum width

Lot Frontage Less than 30' [2]
Driveway Within Right-of-Way (feet) [1] t2'
Driveway Within Street Setback (feet) 30' 30'

[L] Maximum width applies to the composite of all driveways if multiple curb cuts are provided.

[2] Provided that for lot frontages less than 24feet, a driveway up to 12 feet in width is permitted.

As shown on the attached exhibit, the lot has 68.72' of frontage on E. 79th St. S. Per the updated
amendment, the applicant is allowed by right a driveway width of 26'within the right-of-way and 30'
within the street setback. The applicant ¡s before the Board requesting a Special Exception to allow
a dríveway to be greater than 26' in width withín the right-of-way and 30' in the street setback..

Sample Motion

75'+ 60'-74', 46' - 59' 30'- 45

27' 26 22' 20'

on ea e tn
the street right-of-way and in the street setback. (Sec. 55.090-F.3)

. Per the Conceptual Plan(s) shown on page(s) _ of the agenda packet.

. Subject to the followíng conditions

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.

q,3
REVtSEDl 0/2/201 8
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Jeff S. Taylor
Zoning Official

Plans Examiner

TEL(918) 596-7637
jstaylor@cityoftulsa.org

ÐËVELOPMËNT SERVICES
175 EAST ZNd STREFT, SUITE 450

TUI-SA, OKLAHOMA 741A3

ZON¡NG CI-EARANCE PLAN REVIEW

8t20t2018
Rona!d Walrath

APPLICATION NO: BLÐR-008686-2018 (PtEÁsE REFF.RENCE THtS NUMBER WHEN CoNTAcTtNc oUR
oFFtcÐ
Project Location: 5927 E 79th St
Description: Drivewayexpans¡on

INFORMATION ABOUT SUBMITTIÀIG ¡,.EVISIONS

OUR RËVIËW HAS IDENTIFIED THF FOLLOWING CODË OMISSIONS OR DEFICIENCIES IN THE
PROJECT APPLICATION FORMS, DRAWINGS, AND/OR SPECIFICAI'IONS. THË DOCUMENTS SI-IALL
BE REVISED TO COMPLY WITIj THE TìËFERËNCED CODË SECTIONS.

REVISIONS NEED TO INCLUDE TIIE FOLLOWING:
1. A COPY OF THIS DEFICIENCY LËTTER
2. A WRITTÊN RESPONSE AS TO HOW EACH REVIEW COMMENT HAS BEEN RESOLVED
3. THE COMPLETED REVISED/ADDITIONAL PLANS FÕRM
4. BOARD OF ADJUSTMENT APPROVAL DOCUMENTS, IF RELEVANT

1.1

REVISIONS SHALL BE SUBMITTED DIRECTLY TCI THE CITY OF TULSA PERMIT CENTER LOCATED
AT 175 EAST 2"d STREET, SUITE 450, TULSA, OKLAIIOMA 741A3, PHONE (918) 596-9601, OR yOU
CAN SUBMIT REVISIONS ONLINE.
THE CITY OF TULSA WILL ASSËSS A IIËSUBMITTAL FË8. DO NOT SUBMIT REVISIONS TO THE
PLANS EXAMINERS.

SUBMTTTALS FAXEÙJÊMAILËÛ TO PLANS EX4.MÍNERS W|LL NOT BE ACCEPTED.

suBMtT REV|S|ONS ONLTNE OR SUBMT-| TWO (2) PAPËR SETS OF REVTSED OR ADDTTTONAL
PLANS TO THE PËRMIT CENTËR. REVISIONS SI.JALt- BË IDENTIF:IED WITH CLOUDS AND
REVISION MARKS.

2. INFORMATION ABOUT ZONING CODE, iNDlAhJ NATTON COUNCIL OF GOVERNMENT (INCOG),
BOARD OF ADJUSTMENT (BOA), AND TULSA METROPOLITAN AREA PLANNING COMMISSION
(TMAPC) rS AVATLABLE ONLTNE AT _\/VW!]/JNç,Q,S-8,I1Q OR AT |NCOG OFFTCES AT
2W.znd ST.,8th FLOOR, TULSA, OK, 74103, PHONE (918)584-7526.

3. A COPY OF A "RECORD SEARCH" f l¡s L¡I!å_N_Q.I INCLUDED WITH THIS LETTER. PLEASE
PRESENT THE "RECORD SEARCH" ALONG WITH TI.IIS LETTER TO INCOG STAFF AT TIME OF
APPLYING FOR BOARD OF ADJUSTMENT ACTION AT INCOG. UPON APPROVAL BY THE
BOARD OF ADJUSTMENT, INCOG STAFF WILL PROViDE THE APPROVAL DOCUMENTS TO YOU
FOR IMMEDIATE SUBMITTAL TO OUR OFFICE. (See revisions submittal procedure above.).

1

IMPORTANT INFORMATION

(continued)



REVIEW COMMENTS

SECTIONS REFÊRENCED BELOW ARE FROM THE CITY OF TULSA ZONING CODE TITLE 42 AND CAN BE VIEWED AT

lyw w:qIYaF r u L5-4: B QA{lllc

ication No. BLDR-008686-2018

Note: As provided for in $ection 70.130 you may request the Board ot Adlustment to grant a variance from the

terms of ihe Zoning Code reguirements identified in the letter o{ deficiency below. Please direct all questions

coflrerning var¡ångêe, special exceptlons, appeals of an administrative official decislon, Master Plan

Developments Districts (MFÐ), Planned Unit Ðevelopments (PUD), Corridor (CO) zoned districts, zoning changes'
platting, Iot splits, lot combinations, alternative compliance landscape and screening plans and all questions

regard¡ng (BOA) or {TMAPC) application forms and fees to an INCOG representative at 584-75?6. lt is your

responsibility to submit to our offices documentation of any appeal decisions by an authorized decision making

body affecting the status of your application so we may continue to process your application. INGOG doe3 not

acl as your legal or responsible agent in submittlng docr¡ments to the City of Tulsa on your behalf.

Staff review rommenta måy sometimês idêntify complianco methûds as providod in the Tulea Zoning Code. The

permit applicant is rosponsible for exploring all or any options available to address thê noncompliance and

submit the selected compliance option for review. Staff review makes neither representalion nor

rG6ommerldation as lo any optimal method of code solution for the pro¡ect.

55.090-F3 Surfacing. ln RE and RS zoning districts, driveways serving residential dwelling units may not

exceed the following maximum widths unless a greater width is approved in accordance with the special
exception procedures of Sect¡on 7A.n.0. Maximum Driveway Width in RS-3 is 20' within ROW and 30' outside
of ROW on your lot.

the street setback and more than 20'wide in ROW which exceeds the maximum allowable driveway widths
both within and outside of the ROW. Revise plans to indicate the drivervay shall not exceed the maximum
allowable width or apply to the BOA for a gpeçþlC¡Eqpliqn, one for th: proposed driveway width within the

ROW and also for the proposecl driveway wiclth outside of the ROW.

This letter of deficlencles covers Zoning plan revlew items only. You may receive additlonal letters from other
disciptines Euch aa Building or Water/SowerfDralnage for lterns not addressed ¡n this lêttêr.

A hard copy of this letter is available upon rêquest by the applicant

NOTE: THIS CONSTITUTES A PLAN REVIEW TO DATE IN RËSPONSE TO THE SUBMITTED INFORMATION ASSOCIATED WITH

THE ABOVE REFERENCED APPLICATION, ADDITIONAL ISSUES MAY DEVELOP WIIEN THE REVIEW CONTINUES UPON

RECEIPT OF ADDITIONAL INFORMATION REOUESTED IN THIS LËTTER OR UPON ADDITIONAL SUBMITTAL FROM THE

APPLICANT.

KEEP OUR OFFICE ADVISED OF ANY ACTION BY THE CITY OF TULSA BOARD OF ADJUSTMENT OR TULSA METROPOLITAN

AREA PLANNING COMMISSION AFFECTING THE STATUS OF YOIJR APPLICATION FOR A ZONING CLEARANCE PERMIT.

2

END -ZOl.llNG CODE REVIEW

1.8
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BOARD OF ADJUSTMENT
CASE REPORT

STR: 216 Case Number: BOA-22518

CZM:29
CD: 1

A-P#:

HEARING DATE: 1010912018 1:00 PM

APPLICANT: Atya Theirry

ACTION REQUESTED: Verification of the 300-foot spacing requirment for a liquor store from other
liquor storés, bail bonds otfices, plasma centers, day labor hiring centers,or pawnshops (Sec. 40.300-
A).

LOCATION: 1532 E APACHE ST N

PRESENT USE: commercial use

LEGAL DESCRIPTION: LTS 1 &2 BLK2, COLLEGE INN ADDN

RELEVANT PREVIOUS ACTIONS
None relevant.

ZONED: CH

TRACT SIZE: 14714.63 SQ FT

RELATIONSHIP TO THE COMPREHENSIVE PLAN: The Tulsa Comprehensive Plan identifies the
subject property as part of a "Mixed-Use Corridor" and an "Area of Growth".

A Mixed-Use Gorridor is a plan category used in areas surrounding Tulsa's modern thoroughfares
that pair high capacity transportation facilities with housing, commercial, and employment uses. The
streets usually have four or more travel lanes, and sometimes additional lanes dedicated for transit
and bicycle use. The pedestrian realm includes sidewalks separated from traffic by street trees,
medians, and parallel parking strips. Pedestrian crossings are designed so they are highly visible and

make use of the shortest path across a street. Buildings along Mixed-Use Corridors include windows
and storefronts along the sidewalk, with automobile parking generally located on the síde or behind.
Off the main travel route, land uses include multifamily housing, small lot, and townhouse
developments, which step down intensities to integrate single family neighborhoods.

The purpose of Areas of Growth is to direct the allocation of resources and channel growth to where
it will be beneficial and can best improve access to jobs, housing, and services with fewer and shorter
auto trips. Areas of Growth are parts of the city where general agreement exists that development or
redevelopment is beneficial. As steps are taken to plan for, and, in some cases, develop or redevelop
these areas, ensuring that existing residents will not be displaced is a high priority. A major goal is to
increase economic activity in the area to benefit existing residents and businesses, and where
necessary, provide the stimulus to redevelop.

ANALYSIS OF SU ROUNDING AREA: The subject tract abuts CH zoning to the north and east; to
the south are RS-3 zoned lots; both OL and CH zoned parcels are to the west The property is in the

[6. a
Healthy Neighborhoods Overlay boundary

REV|SÉD1 0/1/2018



STAFF COMMENTS:
The applicant is proposing to a liquor store in an existing commercial building. To allow the proposed
liquor store the applicant is before the Board requesting a Spacing Verification for a liquor store in a
CH district from other liquor stores, plasma centers, day labor hiring centers, bail bond offices or
pawnshops (Sec. 40.300-A).

The property is zoned CH and a liquor store is permitted by right in the CH district as long as it meets
the spacing requirement of 300 ft. from from other liquor stores, plasma centers, day labor hiring
centers, bail bond offices or pawnshops. The spacing requirement must be verified before the
Board of Adjustment in a public hearíng to distribute public notice to property owners within the
required distance radius. Surrounding neighbors and property owners are provided the ability to notify
the Board of any conflicting uses within the required spacing radius.

The applicant submitted an exhibit measuring 300 ft from the boundaries of the commercial building
that will contain the proposed liquor store. The existing businesses and uses of the properties within
300 ft of the site were labeled in support of the verification. Staff visited the site and did not notice
any of the above-mentioned conflicting uses within 300 ft. of the subject site.

Language traditionally utilized by the Board in verifying the spacing requirement

I move that based upon the facts in this matter as they presently exist, we accept the
applicant's verification of spacing to permit expansion of the existing liquor store subiect to
the action of the Board being void should another liquor store or other conflicting use be
established prior to the establishment of this liquor store.

10.3
REVtSEDl 0/1/201 I
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CHUCK LANGE
ZONING OFFICIAL
PLANS EXAMINER

TEL (918)596-9688
clange@cityoftu lsa.org

LOÞ Number: 1

Atya Thierry
'1532E Apache ST
Tulsa, OK 74106

APPLICATION NO:

Location:
Description:

DEVELOPMENT SERVICES
I75 EAST 2"d STREET, SUITE 450
TULSA, OKLAHOMA 74103

ZONING CLEARANCE PLAN REVIEW

August 8th,2ol8

Phone:918.523.0120

coo-007867-2018
(?LEASE REFERENCE TH|S NUMBER WHEN CONTACTTNG OUR OFFICE)
15328 Apache ST
coo

INFORMATION ABOUT SUBMÍrTING REVISIONS

OUR REVIEW HAS IDENTIFIED THE FOLLOWING CODE OMISSIONS OR DEFICIENCIES IN THE
PROJECT APPLICATION FORMS, DRAWINGS, AND/OR SPECIFICATIONS. THE DOCUMENTS SHALL
BE REVISED TO COMPLY WITH THE REFERENCED CODE SECTIONS.

REVISIONS NEED TO INCLUDE THE FOLLOWING:
1. A COPY OF THIS DEFICIENCY LETTER
2. A WRITTEN RESPONSE AS TO HOW EACH REVIEW COMMENT HAS BEEN RESOLVED
3. THE COMPLETED REVTSED/ADD|T|ONAL PLANS FORM (SEE ATTACHED)
+. Þ\.,|ÉìñU \',,l- fllJJ\Jù l lvlEl\ I f\TTñ\.rVf\L lJtJ\wr.JlvlEl\ I \), ltr F\ELE V/,.\l\ I

REVISIONS SHALL BE SUBMITTED DIRECTLY TO THE CITY OF TULSA PERMIT CENTER LOCATED AT
175 EAST 2nd STREET, SUtrE 450, TULSA, OKLAHOM A 74103, PHONE (918) 596-9601.
THE CITY OF TULSA WILL ASSESS A RESUBMITTAL FEE. DO NOT SUBMIT REVISIONS TO THE
PLANS EXAMINERS.

SUBMITTALS FAXED / EMAILED TO PLANS EXAMINERS WILL NOT BE ACCEPTED.

IMPORTANT INFORMATION

1. SUBMTT TWO (2) SETS [4 SETS rF HEALTH DEPARTMENT REVTEW rS REQUTRED] OF REVISED
OR ADDITIONAL PLANS. REVISIONS SHALL BE IDENTIFIED WITH CLOUDS AND REVISION
MARKS.

2. TNFORMATTON ABOUT ZONTNG CODE, tNDtAN NATION COUNCIL OF GOVERNMENT (INCOG),
BOARD OF ADJUSTMENT (BOA), AND TULSA METROPOLTTAN AREA PLANNING COMMISSION
(TMAPC) IS AVAILABLE ONLINE AT WWW.INCOG.ORG OR AT INCOG OFFICES AT
àw.2^o st., g'n FLooR, TULSA, or, z¿ros, pHoNE (918) sl4-7s26.

3. A COPY OF A'RECORD SEARCH' f X IIS f IIS NOT INCLUDED WITH THIS LETTER. PLEASE
PRESENT THE 'RECORD SEARCH'ALONG WITH THIS TETTER TO INCOG STAFF AT TIME OF
APPLYING FOR BOARD OF ADJUSTMENT ACTION AT INCOG. UPON APPROVAL BY THE BOARD
OF ADJUSTMENT, INCOG STAFF WILL PROVIDE THE APPROVAL DOCUMENTS TO YOU FOR
IMMEDIATE SUBMITTAL TO OUR OFFICE. (See revisions submittal procedure above.).

(continued)

\o,8



REVIEW COMMENTS

SECTIONS REFERENCED BELOW ARE FROM THE CITY OF TULSA ZONING CODE TITLE 42 AND CAN BE VIEWED AT

WWW.CITYOFTULSA-BOA,ORG

Application No Address Date

Note: Please direct all questions concerning spacing verifications, appeals of an administrative official and all
questions regarding (BOA) or (TMAPC) application forms and fees to an INCOG representative at 584-7526. lt is
your responsibility to submit to our offices documentatlon of any appeal declsions by an authorized decision
making body affecting the status of your application so we may continue to process your application. INCOG

does not act as your legal or responsible agent in submitting documents to the City of Tulsa on your behalf. Staff

review comments may sometimes identify compliance methods as provided in the Tulsa Zoning Gode. The

permit applicant is responsible for exploring all or any options available to address the noncompliance and

submit the selected compliance option for review. Staff review makes neither representation nor

recommendation as to any optimal method of code solution for the proiect'

Sec.40.300-A: Plasma centers, day labor hiring centers, liquor stores, bail bond offices and pawn shops must

be separated by a minimum distance of 300 feet, provided that bail bond offices located within the CBD

district are not subject to this separation requirement.

Sec.40.300-B: For uses established after July 1-,2001, the separation distance requirement of 5ec,40,300-A

must be measured in a straight line from the nearest perimeter wall of the portion of the building occupied by

one of the subject uses to the nearest perimeter wall of the portion of the building of any other subject use.

Review comment: The proposed use is a liquor store. This will require verification of the minimum 300'

spacing between the liquor store and plasma centers, day labor hiring centers, other liquor stores, and pawn

: : 
=hopsJubmiLa+opyof:the300 

spacing-rerification, rev ppraved,=periec¿O.1,L

Note: All references are to the City of Tulsa Zoning Code. Link to Zoning Code:
http://www.tmapc.org/Documents/TulsaZoninqCodeAdoptedl 1 051 5'pdf

This letter of deficlencies covers Zoning plan review items only. You may receive additional letters from other
disciplines such as Building or Water/Sewer/Drainage for items not addressed in this letter.

A hard copy of this letter is available upon request by the applicant.

END - ZONING CODE REVIEW

NOTE: THIS CONSTITUTES A PLAN REVIEW TO DATE IN RESPONSE TO THE SUBMITTED INFORMATION ASSOCIATED WITH

THE ABOVE REFERENCED APPLICATION. ADDITIONAL ISSUES MAY DEVELOP WHEN THE REVIEW CONTINUES UPON

RECEIPT OF ADDITIONAL INFORMATION REQUESTED IN THIS LETTER OR UPON ADDITIONAL SUBMITTAL FROM THE

APPLICANT.

KEEP OUR OFFICE ADVISED OF ANY ACTION BY THE CITY OF TULSA BOARD OF ADJUSTMENT OR TULSA METROPOLITAN
AREA PLANNING COMMISSION AFFECTING THE STATUS OF YOUR APPLICATION FOR A ZONING CLEARANCE PERMIT.

2
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BOARD OF ADJUSTMENT
CASE REPORT

STR: 9309

CZM:.37

CD: 4

A.P#:

Case Number: BOA-22521

HEARING DATE: 1010912018 1:00 PM

APPLICANT: Lanette Jenike

ACTION REQUESTED: Special Exception to allow a fence to exceed 4 ft. in height within the
required street setbacks.(Section 45.080)

LOCATION: 1213 S OSWEGO AV E ZONED: RS-3

PRESENT USE: residential TRACT SIZE: 7801.63 SQ FT

LEGAL DESCRIPTION: LT-23-BLK-6, MAYO ADDN

RELEVANT PREVIOUS ACTIONS
None relevant.

subject property as part of a "Existing Neighborhood" and an "Area of Stability"

The Areas of Stability include approximately 75o/o of the city's total parcels. Existing residential
neighborhoods, where change is expected to be minimal, make up a large proportion of the Areas of
Stability. The ideal for the Areas of Stability is to identify and maintain the valued character of an area
while accommodating the rehabilitation, improvement or replacement of existing homes, and small
scale infill projects. The concept of stability and growth is specifically designed to enhance the unique
qualities of older neighborhoods that are looking for new ways to preserve their character and quality
of life. The concept of stability and growth is specifically desígned to enhance the unique qualities of
older neighborhoods that are looking for new ways to preserve their character and quality of life.

The Existing Residential Neighborhood category ís intended to preserve and enhance Tulsa's
existing single family neighborhoods. Development activities in these areas should be limited to the
rehabilitation, improvement or replacement of existing homes, and small-scale infill projects, as
permitted through clear and objective setback, height, and other development standards of the
zoning code. ln cooperation with the existing community, the city should make improvements to
sidewalks, bicycle routes, and transit so residents can better access parks, schools, churches, and
other civic amenities.

ANALYSIS OF SURROUNDING AREA: The subject tract is surrounded by RS-3 zoned lots on all

\3.3

sides.

REV|SEDlofi/2018



STAFFCOMMENTS:
The applicant has an existing fence that is within the required street setback on the northern portion
of the property, along S. Oswego Ave. As shown on the attached exhibits, the existing fence is 6 ft. in
height in the front street setback. The required street setback in an RS-3 zoned district is 25 feet.

The Code (Section 45.080-A) limits fence and wall heights in the required front setback to 4 feet;
however, the Code permits the Board of Adjustment to increase the permitted height through special
exception approval. The applicant has requested a Special Exception to allow a fence to exceed 4
feet in height in the front street setback.

Sample Motion

Move to (approve/deny) a Special Exception to allow a fence to be greater than 4 feet
within the street setback (Sec. 45.080-A)

. Per the Conceptual Plan(s) shown on page(s) _ of the agenda packet.

. Subject to the following conditions:

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.

15.3
REVTSEÐ1 0/1/201 I
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Looking southeast- towards subject site- on S. Oswego Ave

Looking south- towards subject site- on S. Oswego Ave
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&w
Neighborhood Investigations
WORKING IN NEIGHBORHOODS

Case Number: ZONV-0051 16-2018
Case Type: Zoning

NoticeDate: 08129/2018

Compliance Deadline: 09/1312018

4'aJii-/
"t, n i '',+; j''] t

ZOMNG NOTICE OF VIOLATION

The City of Tulsa To:

JENIKETRUST
C/O LANETTE J JENIKE TTEE 1213 S OSWEGO AVE
TULSA OK74tt25t33

You are hereby notified that the violation(s) maintained, operated or perm¡tted to exist by you at:
LT-23-BLK-6,MAYO ADDN City of Tulsa, Tulsa County, State of Oklahoma;

And located at the address of: l2l3 S OSWEGO AVE E

Consisting of: (Offìcial Ordinance Cited Information is included.)

litle 42, Chap.65, Sect. 0604, 2

This Violation requires:

Fencing in a front yard may not exceed four (4) feet in height. Remove or lower fence to 4 ft, from the set back
line of house to the street.

A Final Inspection Is Set For 9/l 3i I 8.

To be in compliance with Municipal Codes. vou will need to comply with this notice within l0 da)rs business.
FAILURE TO COMPLY MAY RESULT IN THE ISSUANCE OF A CITATION OR CIVIL REMEDIAL
PENALTIES NOT TO EXCEED $1.000.00 PER DAY. You mav appeal the administrative official's decision

to obtain information on filing an application for a special exception or variance related to your violation instead
of appealing the decision.

CASE NO. ZONV-005t t6-2018

Tim Cartner
Neighborhood Inspections Supervisor
918-596-7218

Meetings with inspectors require a scheduled appointment,

A copy ofthis notice has also been sent to (ifapplicable):
FIRST MORTGAGE COMPANY, LCC
6501 N BROADTTIYAY SUITE 250
OKLAHOMA CITY OK 73I16

fitle 42, Ghap. 65 , Sect.060-c , 2
Fence in Front Yard - When located in the required street setback, fences and walls may not exceed 4 feet in
height.

CITY HALL AT ONE TECHNOLOGY CENTER
City ofTulsq 175 E 2nd St. Suite 590 Tulsa OK 74103

w.cþoftulsa.org \ã'tå
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BOARD OF ADJUSTMENT
CASE REPORT

STR:9208
CZM: 35

GD: 1

A.P#:

Case Number: BOA-22522

HEARING DATE: 1010912018 1:00 PM

APPLICANT: Azazul Fikar

ACTION REQUESTED: Special Exception to allow a duplex use in a CS District (Sec.15.020;Table
15-2); Variance to reduce the required number of parking spaces for a duplex (Sec.55.020;Table 55-
1).

LOCATION: 5912 W CHARLES PAGE BV S ZONED: CS

PRESENT USE: residential/ vacant TRACT SIZE: 6160.02 SQ FT

LEGAL DESCRIPTION: LT 13 LESS BEG NWC THEREOF TH E50 520.07 NW50.50 N13.51 POB
BLK C, MEDIO SUB

RELEVANT PREVIOUS AGTIONS:

RELATIONSHIP TO THE COMPREHENSIVE PLAN: The Tulsa Comprehensive Plan identifies the
subject property as part of a "Mixed-Use Corridor" and an "Area of Growth".

Mixed-Use Corridors are Tulsa's modern thoroughfares that pair high capacity transportation
facilities with housing, commercial, and employment uses. Off the main travel route, land uses
include multifamily housing, small lot, and townhouse developments, which step down intensities to
integrate with single family neighborhoods. Mixed-Use Corridors usually have four or more travel
lanes, and sometimes additional lanes dedicated for transit and bicycle use. The pedestrian realm
includes sidewalks separated from traffic by street trees, medians, and parallel parking strips.
Pedestrian crossings are designed so they are highly visible and make use of the shortest path
across a street. Buildings along Mixed-Use Corridors include windows and storefronts along the
sidewalk, with automobile parking generally located on the side or behind.

The purpose of Areas of Growth is to direct the allocation of resources and channel growth to where
it will be beneficial and can best improve access to jobs, housing, and services with fewer and shorter
auto trips. Areas of Growth are parts of the city where general agreement exists that development or
redevelopment is beneficial. As steps are taken to plan for, and, in some cases, develop or redevelop
these areas, ensuring that existing residents will not be displaced is a high priority. A major goal is to
increase economic activity in the area to benefit existing residents and businesses, and where
necessary, provide the stimulus to redevelop.

ANALYSIS OF SURROUNDING AREA: The subject tract abuts CS zoned parcels to the east and
west; RM-2 zoned lots to the south; Charles Page Blvd. is immediately north of the site.

\{.e
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STAFF COMMENTS:
The applicant proposes to remodel the existing structure on the subject site and convert it to a
duplex. A special exception is required as the proposed duplex is a use which is not permitted by
right in the CS district because of potential adverse effect, but which if controlled as to its relationship
to the neighborhood and to the general welfare, may be permitted. The subject site is surrounded by

a mixture of uses including commercial on the west, a CS zoned vacant lot to the east, and single-
family residentialto the south.

ln the code, a Duplex is defined as a principal residential building occupiedby 2 dwelling units. ln the
CS district, a Duplex is required to have 2 parking spaces per dwelling unit; 4 parking spaces overall.
As shown on the exhibit, the garage will have 2 parking spaces that can be accessed from the rear
alleyway. The applicant has stated that2 additional parking spaces will be available on the proposed

concrete driveway to the west of the duplex.

lf inclined to approve the Board may consider any condition it deems necessary and reasonably
related to the request to ensure that the proposed use and future development of the subject
property is compatible with and non-injurious to the surrounding area.

Sample Motion for a Special Exception:

Move to (approve/deny) a Special Exceotion to allow a duplex use in a CS District
(Sec.15.020;Table l5-2); Variance to reduce the required number of parking spaces for a duplex
(Sec.55.020;Table 55-1 ).

Per the Conceptual Plan(s) shown on page(s) 

- 

of the agenda packet.a

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.

Sample Motion for Variance

Move to (approve/deny) a Variance to reduce the required number of parking spaces for
a duplex (Sec.55.020;Table 55-1 ).)

a Finding the hardship(s) to be

Per the Conceptual Plan(s) shown on page(s) 

- 

of the agenda packet

Subject to the following conditions

The Board finds that the following facts, favorable to the property owner, have been established:

"a. That the physical surroundings, shape, or topographical conditions of the subiect property
would result in unnecessa4l hardships or practical difficulties for the property owner, as
distinguished from a mere inconvenience, if the strict letter of the regulations were carried out;

b. That titerat enforcement of the subject zoning code provision is not necessary to achieve the
p rovi sio n's i nte n ded p u rpose ;

[t{ ,3
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c. That the conditions leading to the need of the requested variance are unique to the subject
property and not applícable, generally, to other property within the same zoning classification;

d. That the alleged practícal difficulty or unnecessary hardship was not created or self-
imposed by the cunent property owner;

e. That the variance to be granted is the minimum variance that will afford relíef;

f. That the variance to be granted will not alter fhe essential character of the neighborhood in
which the subject property is located, nor substantially or permanently impair use or
development of adjacent property; and

g. That the variance to be granted will not cause substantial detriment to the public good or
impair the purposes, spinf, and intent of this zoning code or the comprehensive plan."

t r{, 1{
REV|SEDl 0/2/201 I
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Looking south- towards site- on Charles Page Blvd.

I

Looking south- towards site- on Charles Page Blvd.
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Looking west- towards east portion of the site- on intersection of

Charles Page Blvd. & S. 59th W. Ave.

Looking west- towards east portion of the site- on intersection of

Charles Page Blvd. & S. 59th W. Ave.
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/lett S. Taylor
' Zcnirc Ofiìcial

?iens Èxaminer

DEVELOPMENT SERVICES
175 EASî 2-: S:R==-. S_;-=:::

TULSA. OKLÅ.iCt,!Å -j-::

ZONING CLEARANCE PLAN REViE'J.
-:_,3i8ì 536-7637

s?. .€ãtlofþ"ilsê.org

8124t2818
Azazul Fikar

A,FPLICA,TION NO: BLDR-006675-2018 (P¿EÁSE REFERENCE THIS NUMBER VvrHE!; 5i',:.4û.-i',3 :-=

P(oiect Location: 5S12 W Gharles Page BLVI)
Description: Addition to Create Duplex

INFORMATI ABOUT SU ITTING REVISIONS

OUR REVIEW HAS IDENTIFIED THE FOLLOWING CODE OMISSIONS OR DEFICIENCIES IN THE

PROJECT APPLICATION FORMS, DRAWINGS, AND/OR SPECIFICATIONS. THE DOCUMENTS SHAi--

BE REVISED TO COMPLY WITH THE REFERENCED CODE SECTIONS.

REVISIONS NEED TO INCLUDE THE FOLLOWING:
1. A COPY OF THIS DEFICIENCY LETTER
2. A WRITTEN RESPONSE AS TO HOW EACH REVIEW COMMENT HAS BEEN RESOLVED

3. THE COMPLETED REVISED/ADDITIONAL PLANS FORM

4. BCIARD OF ADJUSTMENT APPROVAL DOCUMENTS, IF RELEVANT

REVISIONS
AT 175 EAST 2Nd STREET, SUITE 450, TULSA' OKLAH oMA 74103, PHONE (918) 596-9601, OR YOU

CAN SUBMTT REVISIONS ONLINE.
THË CITY OF TULSA WILL ASSESS A RESUBMITTAL FEE. DO NOT SUBMIT REVISIONS TO THE

PLANS EXAMINERS.

SITBMITTALS FAXED / EMAILED TO PLANS EXAMINERS WILL NOT BE ACCEPTEÐ'

IMPORTANT INFORMA

1 suBMlT REVISIONS ONLINE OR SUBtullT TWO (2) PAPER_SETS OF REVISED OR ADi'- l$¡'â;
pLANS TO THE PERMTT CENTER. RãVISIONò SHALL BE IDENTIFIED WITH CLC;:S 4\Ð'

REVISION MARKS.

INFORMATION ABOUT ZONING CODE, INÐIAN NATION COUNCIL OF GOVËR\!'!=\- âÈ:3G*

BOARD OF ADJUSTMENT (BoA), ANÐ TU¡SA METR9P6LITAN AREA PLA¡'ìi'i\G::¡tã*ffi
lrrr¡Ápcl lS AVAILABLE oNLtNE Àr wvrq¡.1r.¡cqç.=oBq-91^4r lNcoc GFtr:c=S å-

2W.zndsT., Bth FLOOR, TULSA, OK,z1*3, PHONE (9ta¡ Sa+-zsz6'

3.4 COPY OF A "RECORD SEARCH" I lls I x llS NOT INCLUDË3 ."

PR ESENT THE "RECORD SEARCH" ALONG WITH THI s LEtr=E -: {ht::æ 3-å{: å-
APPLYING FOR BOARD OF ADJUSTMENT ACTION A
BOARD OF ADJUSTMENT, INCOG STAFF WILL PROVIDE -:- a=€q3+.,&-:#fiFa-
FOR IMMEDIATE SUBMITTAL TO OUR OFFIC=' {See rev's':..:

2.
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REVIEW COMM

SECTIQNS REFERENCED BELOW ARE FROM THE CITY OF TULSA ZONING CODE TITLE 42 AND CAN BE VIEWED AT
W'WW.CITYOFTULSA.BOA.ORG

Note: As provided for in Section 70.130 you may request the Board of Adjustment to grant a variance from the
terms of the Zoning Code requlrements identified ln the letter of deffciency below. Please direct all questions
concerning variances, speclal exceptions, appeals of an administrative offfclal declsion, Master Plan
Developments Distrlcts (MPD), Planned Unlt Developments (PUD), Gorridor (CO) zoned distrlcts, zoning changes,
platting, lot splits, lot comblnations, alternatlve compliance landscape and screening plans and all questions
regarding (BOA) or (TMAPG) applicatlon forms and fees to an INGOG representatlve at 584-7526. lt ls your
responsibility to submit to our off¡ces documentation of any appeal decisions by an authorized decislon making
body affecting the status of your application so we may continue to process your appllcation. INGOG does not
act as your legal or responsible agent ln submitting documents to the City of Tulsa on your behalf.
Staff revlew comments may sometimes identlfy compliance methods as provlded in the Tulsa Zoning Gode. The
permit applicant is responsible for exploring all or any opt¡ons available to address the noncompliance and
submlt the selected compliance option for review. Staff ¡eview makes neither representation nor
recommendatlon as to any optimal method of code solution for the pro¡ect.

Section 15.020 Table l5-2: The proposed duplex Use is located in a CS zoned district. This will require a
Special Exception approved by the BOA.

Review comment: Submit an approved BOA Special Exception to allow a duplex Use in a CS district.

Sec.15.030 -A Table 15-3: The lot and building regulations of Table 15-3 apply to all principal uses
and structures in office, commercial and industrial districts, except as othen¡rrise expressly stated in this

can be found in Chapter 90. Additional regulations governing accessory uses and structures can be
found in Chapter 45.

TabÌe 15-3: O, C and I ÐistrEt Lot and
lztions

Minim Area
Minimum

um Lot Area Unit
Min. Unit

M¡x.
Maximum Building Height

15.030-8 Table Notes *
The following notes refer to the bracketed.numbers (e.g.i' [1]') in Table 15-3:
[1] Same as required in RT
distr¡ct. [2] Same as required in .
RM-2 district. [3] Same as
required in RM-3 district. [3]
Same as required in RM-3
district.
[4] Garage doors must be set back at least 20 feet from back of sidewalk.
[5] When abutting RE-, RS- or RD-zoned lot, 2 feet of add'l building setback required for each foot of building
height above 15 feet.

2

or oM(}MH 0H cs cG cHc8Ð n ffi tH
¡t Area (sq. fr.) tr{¡,txlû

rrontaqe (feet) 5ll 5fÌ 50 50 50 50 50
0.40 0.50 2,û0 8.00 0.50 9.75

sc. ft.) t¿.! t¿.! [¿l L3J l¿ L¿J L¿) L¿J L¿

1CI 10I510tsl 1{rIsl 10 10I51 75t61 7si6l 7sI6
istnìct 7s16l 7s16

\(l.t3



Jl M¡nimum building setback abutting freeway right-of-way that is zoned AG, R or O is 10 feet.

Review Comments: The proposed Duplex is located in a CS zoning district. The following
BOA action is required:

1. The proposed garage rear setback is 3 ft. The required setback is 10 ft. You are

required to obtain a Variance from the BOA, reviewed and approved fi:er Sec.70.030,

to reduce the street setback form 10 fi to 3 ft. Submit a copy of the approved Variance

as a revision to thisapplication.

. éY't ç' r'
Sec.55.020 Table 55.1: The proposed duplex use requires 2 parking spaces per dwellingunit. eC'F rrE

Review Gomments: Provide 2 all-weather parking spaces for each dwelling unit or pursue a

variance from the BOA to reduce the required amount of parking for a duplex. Submit a copy
of the approved Variance asa revision to this application.

I
,

Thls letter of deficiencies covers Zoning plan review ltems only. You may receive addltional letters from other
disciplines such as Building or Water/Sewer/Dralnage for items not addressed in this letter.

A hard copy of this letter is available upon request by the applicant.

END -ZONING CODE REVIEW

NOTE: THIS CONSTITUTES A PLAN REVIEW TO DATE lN RESPONSE TO THE SUBMITI-ED INFORMATION ASSOCIATED WITH

THE ABOVE REFERENCÊD APPLICATION. ADDITIONAL ISSUES MAY DEVELOP WHEN THE REVIEW CONTINUES UPON

RECEIPT OF ADDITIONAL INFORMATION REQUÊSTED IN THIS LETTER OR UPON ADDITIONAL SUBMITTAL FROM THE

APPLICANT.

KEEP OUR OFFICE ADVISED OF ANY ACTION BY THE CITY OF TULSA BOARD OF ADJUSTMENT OR TULSA METROPOLITAN

AREA PLANNING COMMISSION AFFECTING THE STATUS OF YOUR APPLICATION FOR A ZONING CLEARANCE PERMIT.

3
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BOARD OF ADJUSTMENT
CASE REPORT

STR: 9410

CZM:40
CD: 6

A.P#:

Case Number: BOA-22525

HEARING DATE: 1010912018 1:00 PM

APPLICANT: Wallace Engineering

ACTION REQUESTED: Special Exception to allow a Public, Civic & Institutional/ Religious
Assembly Use in an RS-3 zoned district (Table 5-2)

LOCATION: 14905 E 21 ST S; 14615 821 ST S; 14611 E 21 ST S

ZONED: RS-3

PRESENT USE: church TRACT SIZE: + 7 .38 acres

LEGAL DESCRIPTION: A rRAcr oF LAND rHAr rs pARr oF rHE sourHWESr euARrER oF (sw4) oF sEcloN rEN (10),

TOWNSH|P NTNETEEN (19) NORTH, RANGE FOURTEEN (14) EAST OF THE TNDIAN BASE AND MERIDIAN, TULSA COUNTY, STATE OF
OKLAHOMA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS, TO-WIT: COMMENCING AT THE SOUTHEAST CORNER OF SAID
SW4, THENCE S 88'42'58" W, ON THE SOUTH LINE OF SAID SW4, FOR A DISTANCE OF 1141.00 FEET TO THE POINT OF BEGINNING;

THENCE N 88"46'05' E, FOR A DISTANCE OF 305.22 FEET; THENCE S 01"15'04" E, FOR A DISTANCE OF 84.75 FEET; THENCE N 88"42'58' E,

FOR A DISTANCE OF 180 FEET; THENCE S 01'15'04" E, FOR A DISTANCE OF 609.00 FEET TO THE POINT OF BEGINNING, CONTAINING 7.38
ACRES MORE OR LESS

RELEVANT PREVIOUS ACTIONS :

Subiect Propertv:
BOA-22245; on 5.23.17, the Board approved a Special Exception to allow a institutional/religious
assembly use in a RS-3 zoned district. (Plat waiver denied)

BOA 19966; on 01.11.05 the Board approved a Minor Special Exception to amend a previously
approved site plan to add a storage building; located immediately east of the subject site.

BOA 19783; on 03.23.04 the Board approved an amendment to a previously approved site plan;
located immediately east of the subject site.

BOA 17475; on 08.27.96 the Board approved a special exception to allow an existing church in a
RS-3 district, variance to allow an expansion of a lobby entrance to a non-conforming structure and
variance to allow parking within the front yard per plan submitted; located immediately east of the
subject site.

RELATIONSH¡P TO THE COMPREHENSIVE PLAN: The Tulsa Comprehensive Plan identifies the
subject property as part of a "Mixed-Use Corridor" and an "Area of Growth".

Mixed-Use Corridors are Tulsa's modern thoroughfares that pair high capacity transportation
facilities with housing, commercial, and employment uses. Off the main travel route, land uses

15, e



include multifamily housing, small lot, and townhouse developments, which step down intensities to
integrate with single family neighborhoods. Mixed-Use Corridors usually have four or more travel
lanes, and sometimes additional lanes dedicated for transit and bicycle use. The pedestrian realm
includes sidewalks separated from traffic by street trees, medians, and parallel parking strips.
Pedestrian crossings are designed so they are highly visible and make use of the shortest path
across a street. Buildings along Mixed-Use Corridors include windows and storefronts along the
sidewalk, with automobile parking generally located on the side or behind.

The purpose of Areas of Growth is to direct the allocation of resources and channel grovuth to where
it will be beneficial and can best improve access to jobs, housing, and services with fewer and shorter
auto trips. Areas of Growth are parts of the city where general agreement exists that development or
redevelopment is beneficial. As steps are taken to plan for, and, in some cases, develop or redevelop
these areas, ensuring that existing residents will not be displaced is a high priority. A major goal is to
increase economic activity in the area to benefit existing residents and businesses, and where
necessary, provide the stimulus to redevelop.

ANALYSIS OF SURROUND¡NG AREA: The subject tract is abutted by RS-3 to the north and east;
AG zoning on the west; E 21 St S and CS zoning abuts the site on the south

STAFF GOMMENTS:
The applicant is before the Board requesting a Special Exception to allow a religious assembly use
in the RS-3 district to permit expansion of an existing church. The Preliminary PIat was approved by
the TMAPC on 05.16.18 and a Draft Final Plat has been submitted to INCOG to combine the subject
lots with the exísting church site.

As shown on the submitted site plan the applicant is proposing to construct an additional church

required as the church is a use which is not allowed by right in the RS-3 district because of potential
adverse effect, but which if controlled in its relationship to the RS-3 zoned district may be permitted.

Sample Motion

Move to (approve/deny) a Special Exception to allow a institutional/religious assembly
use in a RS-3 zoned district. (Section 70.120)

Per the Conceptual Plan(s) shown on page(s) _ of the agenda packet.O

Subject to the following conditions

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 othenruise detrimental to the public welfare.

\5 .3
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Presentation:
Ronn¡e Herron, KRK Properties, P. O. Box 303, Jenks, OK; stated he represents Dr. &
Mrs. Dave Malone who he is building a custom residence for. The 1.6 acre lot is
unplatted and located at 61't and Harvard. Mr. Herron stated that he has a long

standing relationship with the subject property because it was his grandmother's
property before the Malone's purchased it. The previous structure was razed and the

driveway is existing and has been there since 1990. ln order the easily access the
detached garage and the attached garage from the.motor court the 30 foot new Code
maximum is not adequate. The elevation from 61" Street and from Harvard Avenue
does not allow anyone to see whether the driveway is 80 feet wide or 20 feet wide. Dr.

Malone has a brother living with him that is terminally ill and the reason for the house
being built on level and flat property is so the brother can have access via wheelchair
vehicles to come and go.

lnterested Parties:
There were no interested parties present.

Comments and Questions:
None.

Board Action:
On fvlOnON of BACK, the Board voted 4-0-0 (Back, Bond, Flanagan, Van De Wiele
"aye"; no "nays"; no "abstentions"; White absent) to APPROVE the request for a Special
rxcent¡on to atl lLe-flght:oÊ-waÉo€xoeç930 

-fedin.WdUo49:feet, in the RS-1 District (Section 55.090-F3), per conceptual plan on page 13.10 in the
agenda packet. 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 othenruise detrimental to the public welfare; for the following property:

PRT NE NE BEG NEC NE TH W355 SW120.61 SE145 E335 N265.07 POB LESS
BEG NEC NE TH 5265.07 S5O NI93.26 NW32.42 CRV RT TO PT ON NL SEC E TO

POB SEC 5 18 13 1"65AC, City of Tulsa, Tulsa County, State of Oklahoma

I
I22?05-Wall+ee Enoineerlno - Jim Beach

Ms. Back recused and left the meeting at 4:14 P.M.

Action Requeeted:
Sòecial Exceotion to allow an institutionalireligious^assembly use in the RS-3

District (section 5.020). LOGATION: 14905 East 21"'Street South (CD 6)

TILE OOPT

a5D3/2017-n 84 (30)
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Presenration: w- e224-ç FlLt oflPï
¡¡m geaCh, Wallace Engineering, 200 East Brady, Tulsa, OK; stated there is an

existing building which is a church and has been in existence since the 1980s. On
pages 14.15 and 14.16 shows an expansion to the west to accommodate an additional
church building and additional parking. The new building will be in the northern portion

of the property while parking and a shrine are located in the southern portion.

lnterested Parties:
There were no interested parties present.

Comments and Questions:
None.

Board Action:
On fVlOflON of FLANAGAN, the Board voted 4-0-0 (Back, Bond, Flanagan, Van De

Wiele "aye"; no "nays"; no "abstentions"; White absent) to APPROVE the request for a
Soecial Exception to allow an inslitutional/religious assembly use in the RS-3 District
(Section 5.020), per conceptual plans on pages 14.15, 14.16, 14.17,14.18, 14.19 and
14.20 in the agenda packet. 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; for the following property:

BEG 363N SECR SW SW TH N33I W33O S331 E33O POB LESS W25 THEREOF

l

,
,

THEREOF FOR RD SEC 10 19 14 .77ACS, City of Tulsa, Tulsa County, State of
Oklahoma

Ms. Back re-entered the meeting at 4:18 P.M

051231201't-1184 (31)
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work out the park¡ng issues. He considered the requested for relief of 18 spaces to
be a lot, not including what they might want in the future.

Board Action:
On Motion of Dunham, the Board voted 3-1-0 (White, Dunham, Stephens, "aye',;
Paddock "nay"; no "abstentions"; no "absences") to DENY a Variance of the
distance required for an Adult Entertainment Establishment from any other Adult
Entertainment Establishment from 300 ft to 210 ft, Section 1212a.C.3.c and a
Special Exception to meet parking requirements on another lot other than where
the principle use is located, Section 1301.8 and a Variance of the required number
of parking spaces for a U.U,12a from 76 to 58, Section 1212a.D, finding a lack of
hardship for the variances, on the following described property:

LT 7,8,9,10, & 11 BLK 2, HARBOUR ADDN, City of Tulsa, Tulsa County, State of
Oklahoma

lrt,*,****L*t

Caqe No,19966
Action Requested:

Minor Special Exception to amend a previously approved site plan to add a storage
building, 14905 East 21't street South.

The applicant was not present. Mr. White noted this was an amendment of a
previously approved site plan, Mr. Alberty responded that with the information
presented, the Board could take action in the absence of the applicant.

lnterested Parties:
There were no interested parties present who wished to speak.

Board Action:
On Motion of Dunham, the Board voted 4-0-0 nham, Stephens,
Paddock "aye"; no "nays"; no "abstentions"; no a Minor
Special Exception to amend a previously approved site add a storage
building, per plan, though applicant is absent, on the following property:

S609 W18O WI2 WIz SE SW LESS S5O THEREOF FOR ST
2.314CS, City of Tulsa, Tulsa County, State of Oklahoma

10 19 14

**********

Case No. 19968
Action Requested: l

Variance of the required lot width from 100 ft to 75 ft in an RS-'l district for a lot
split, located: 2632 South Columbia Place East.

0l:l l:05:e02 (14) 15.1



Case [ìlo. 19782
AEtlon Reougrþd:

Variance of required side yard from 15' to I' to permit an addition to an existing
garage. SECTION 403. BULK AND AREA REQUIREMENTS lN THE
nesioer.¡rßL DlsTRlcTS, located: 2131 East 29rh Street.

Presentatíon:
Kurt Barran, 1424 S, Harvard, stated he represented Bob and Jackíe Poe,
regarding their personal residence. They propose to add to the rear of an existing
garage. The addítion would not encroach any further than the existing structure. A
site plan was provided (Exhibit H-l).

lnterested Parties:
There were no interested palies present who wished to speak,

Board Action:
On Motion of Dunham, the Board voted 4-0-0 (Wh¡te, Dunham, Perkins, Stephens

"aye"i no "nays"; no "abstentions"; Turnbo "absent") to APPROVE a Variance of
required side yard from 15' to 9' to permít an addition to an existing garage, per
plan, finding this ís a continuation of a non-conforming existing structure; and

finding it will not cause substantial detriment to the public good or impair the
purposes, spirit, and intent of the Code, or the Comprehensive Plan, on the

:= .fello,¿¿ingjeqcribedruspedY:

Lot 9, Block 9, Forest Hílls, City of Tulsa, Tulsa County, State of Oklahoma'

aa)L*,t*hat
aaaaa

Cmc No. f9783
Actlon Requcefcd:

Amendment of previously
PRINCIPAL USES PERM

approved site plan (BOA 174751, SECTION 401.
ITTED lN RËSIDENTIAL DISTRICTS - Use Unit 5,

located: 14905 Easl21'r Street.

Prerentetlon:
E Pham, 1f500 N. Stemmons Frwy. #144, Dallas, Texas, stated he is the

architect engineer for St. Joseph Catholic Church. They propose to build a
fellowship hall for the church. They plan to remove the existing house and garage.

This project would not increase the size of the sanctuary, A site plan was provided
(Exhibit l-1), 2

lnterested Parties: I -llffirested parties present wno wGte{to speak.
^t2

Boaro Act¡on, -A
On Motion of Dunham, the Board voted 4-0-0 (WhltF,!¡nham, Perkine, Stephens
"eye"i no "nays"; no "abstentions"; Turnbo "aboent") tf.æ[!s! an Amendment

03:23:04:884 ( t2)
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of a previously approved site plan (BOA 17475), on the following described
pioperty:

W 180'of S 609' oÍWl2 W/2 SE SW S 10'19'14, City of Tulsa, Tulsa County,

State of Oklahoma.

Case No. f9784
Actlon Reaue¡1ed:
@toapproveachangeinaprevioussiteplan.SECTloN401.

pirtruclpnl úsrs periMlrrED rN RESTDENTIAL DlsrRlcrs - use unit 5; and

a Variance of no parking permitted within a required flont ya.r!. SECTION

1205.8.1.b. USE U¡lir S. Cb¡¡¡¡U¡¡lTY SERVICES AND SlMll-AR USËS, located:

10310 South Sheridan Road.

******t*È*

Stlt E. Ave stated he reserep nted South Tulsa

has Master Plan (Exhib it J.I ). The o_o

Presentation
Jerry Lêdford J r 6737 S. I
Baptist Ghurch Th ê ch urch a new S ite

aüe tract was platted Add itional bu

and willunplatted go th h a

Tulsa Baptist Church and the I 68 acres.
ot cha nge uch

1

comm p perty on the no rth rather thercial ro

have acquired the the north about I 68 acres. Ittract to
roug separate process fo a mtno amend

woU ld n m
the north into the existing lot. He
the PUD to the north is aPProved,
that includes both properties.

pt way they dove-tai the new parking lot onexce fo the

ilding p are the land close r to thÂlans for
an toward the residential property They

ts In PU D 4 3
,, and ts

men and PUD

theEverything to west, 80uth and east

that th plan accepted untilasked ls master to be
and a llow to replace ¡t with a new planthen them

r r

Í

Comlnenû¡ and Questlone:
Ms. perkins noteã-ihe p¡an was named a conceptual site plan. She asked if the

foot print would remain the same. Mr. Ledford stated that the plans for the

proposed structures are stitl the same withín a couple of feet,

lnterested Partles:
ffirested parties present who wished to speak.

Eeê$l@:
On Mot¡on of Dunham, the Board voted 4-0-0 (White, Dunham, Perkins, Stephens

',aye"; no ,'nays',; no "abstentions"; Turnbo "absenf') to APFR9YE a Special
Eiception to approve a change in a previous site plan; and a Varíance of no

parkiñg permitted within a required front yard, per plan submltted today, finding it

will not cause substantial detriment to the public good or impair the purposes,

spirit, and intent of the Code, or the Comprehensive Plan, on the following

described property:

03:23:04:884 ( l3)
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Case No. 17474 (continued)

Protestants: None.

Comments and Questions:
Ms. Turnbo stated she had no problem with this application.

Mr. White concurred with Ms. ïurnbo.

Board Action:
On MOTION of TURNBO, the Board voted 4-0-0 (Abbott, Bolzle, Turnbo, White, "aye";
no "nays" no "abstentions"; Box "absent")to APPROVE an amendment to a previously
approved site plan, SECTION 601. and 401. PRINCIPAL USES PERMITTED ¡N

OFFICE DISTRICTS AND PRINCIPAL USES PERMITTED IN RESIDENTIAL
DISTRICTS - Use Unit 2; per amended plan submitted; finding that the approval of this
request will not be injurious to the area, nor harmful to the spirit and intent of the
Code; on the following described property:

Elz, Elz, NE/4, NW4, Sec. 1 6, T-19-N, R-14-8, City of Tulsa, Tulsa County,
Oklahoma.

Case No. 17475

Action Requested:
Special Exception to allow an existing church in a RS-3 district. SECTION 401.
PRINCIPAL USES PERMITTËD lN RESIDENTIAL DISTRICTS; Variance to allow an
expansion of a lobby entrance to a non-conforming structure. SECTION 1402.A.
NONCONFORMING USE OF BUILDINGS, OR BUII-DINGS AND LAND IN
COMBINATION, Use Unit 2; and a Variance to allow parking within the required front
yard. SEGTION 1202.C.5.b. USE UNIT 2, AREA-WIDE SPECIAL EXCEPTION
USES; Use Conditions, located 14905 East 21st Street.

Presentation:
The applicant, Sy Pham, 14905 East 21st Street, representing St. Joseph Catholic
Church, submitted a site plan (Exhibit F-1), plat of survey (Exhibit F-2) and stated the
church was purchased approximately seven (7) years ago and due to increase of
membership, the church would like to expand to provide for 100 additional people.

Comments and Questions:
Ms. Abbott asked the staff if the church meets the parking requirement? Mr. Beach
stated accordíng to the plan submitted he exceeds the parking requirement.

Mr. White asked the appiicant if the buiiding to the rear of the church is the Ministe/s
home? He stated the building is the residence of the Minister's.

08:27:96:710(16)
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Case No. 17475 (continued)

Ms. Abbott asked if the applicant if the parking will be over the front or rear setback
line? Mr. Beach stated the parkíng would be across the front setback line.

Ms. Abbott asked if the applicant would still meet the parking requirements if the
parking across the front setback line were not allowed? Mr. Beach answered
affirmatively.

Ms. Turnbo asked the staff if they are requesting the Board not to approve the
variance for the parking in the front yard? Mr. Beach stated the variance for the front
yard parking is unnecessary to meet the parking requirement and asked that the
Board not approve the variance.

Mr. White asked if the variance could be approved with a removal contract? Mr
Beach answered affirmatively.

Mr. Gardner asked the applieant if the parking spaces on the pian in front of ihe
existing church are existing? He answered affirmatively.

Mr. Pham stated he ís not expanding the parking, it already exists.

front yard already existed and now he wants to clear up the record by requesting a
variance to allow the front yard parking.

Ms. Abbott asked if the Board denied the variance for the front yard parking could it
remain as nonconforming? Mr. Gardner answered affirrnatively.

Mr. Gardner stated if the existing parkíng in the front yard was built without a permit or
proper relief then it is illegal. He further stated the church does not have a legal
nonconforming use. He explained the church is asking the Board to approve what is
physically already existing so the church can keep the parking as it is and not be an
issue in the future. He further explained it amounts to nine (9) spaces.

Mr. Beach stated 21st Street is a primary arterialwith 120'planned right-of-way, 21st
Street may or may not ever be expanded, the staff was concerned about the approval
of the variance for the front yard parking, which would allow the parking spaces to
always be there. He explained if the parking spaces should ever be removed, the
parking spaces should be removed and never replaced.

08:21:96:710(17)
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Case No. 17475 (continued)

Mr, Gardner stated churches are often located in residential areas and that is why the
parking is not allowed in the front yard. He further stated having the parking setting
behind the building and around the sides would harmonize better with residences that
might be on either side. He explained the subject church has commercial property
across the street and the commercial property does not have any setback on their
parking. He stated the Board will have to look at the particular area and see if that
aspect of the Code is being accomplished.

Mr. Bolzfe stated with CS zoning across the street he díd not see why the Board would
not approve the front yard parking spaces.

Board Action:
On MOTION of BOLZLE, the Board voted 4-0-0 (Abbott, Bolzle, Turnbo, White, "aye";
no "nays" no "abstentions"; Box "absent")to APPROVE a Special Exception to allow
an existing church in a RS-3 district. SECTION 401. PRINCIPAL USES PERMITTED
¡N RESIDENTIAL DISTR¡CTS; Variance to allow an expansion of a iobby entrance to
a non-conforming structure. SECTION 1402.A. NONCONFORMING USE OF
BUILDINGS, OR BUILDINGS AND LAND ¡N COMBINATION, Use Unit 2; and a
Variance to allow parking within the requíred front yard. SECTION 1202.C.5.b. USE
UNIT 2, AREA-WIDE SPECIAL EXCEPTION USES; Use Conditions; per plan

parking to the property lie and finding that the approval of this application will not be
injurious to the area, nor harmful to the spirit or intent of the Code; on the following
described property:

W 180', S 609', \N12,W12, SE, SW, Sec. 10, T-19-N, R-14-E, City of Tulsa, Tulsa
County, Oklahoma.

Case No. 17477

Action Requested:
Special Exception to permit a home occupation, water pump repair, in a RM-1 zoned
district. SECTION 401. PRINCIPAL USES PERMITTED lN RESIDENTIAL
DISTRICTS - Use Unit 6, located 136 North Delaware Avenue.

Gornments and Questions:
Mr. Bolzle asked the staff if this application is where the Board needs to make a
determination whether this use is a Use Unit 15 before it hears the case? Mr. Beach
answered affirmatively. He further stated that the Code excludes Use Units 15-28 as
possible home occupations.

08:27:96:710( l8)
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CHUCK LANGE
ZONING OFFICIAL
PLANS EXAMINER

TEL (918)596-9688

clan g e@cityoftu lsa. o rg

LOD Number: I

Jordan Rodich
Wallace Engineering
200 E Matthew Brady
Tulsa, OK 74103

APPLICATION NO:

Location:
Description:

DEVELOPMENT SERVICES
175 EAST 2Nd STREET, SUITE 450
TULSA, OKIAHOMA 74103

ZONING CLEARANCE PLAN REVIEW

August 13,2018

Phone: 918.584.5858

BLDC-00 6249-2018
(?LEASE REFERENCE TH|S NUMBER WHEN CONTACTING OUR OFFICÐ
ì¿sos E 21"1 sr
New bldg

INFORMATION ABOUT SUBMtrTING

OUR REVIEW HAS IDENTIFIED THE FOLLOWING CODE OMISSIONS OR DEFICIENCIES IN THE
PROJECT APPLICATION FORMS, DRAWINGS, AND/OR SPECIFICATIONS. THE DOCUMENTS SHALL

BE REVISED TO COMPLY WITH THE REFERENCED CODE SECTIONS.

REVISIONS NEED TO INCLUDE THE FOLLOWING:
1. A COPY OF THIS DEFICIENCY LETTER
2. A WRITTEN RESPONSE AS TO HOW EACH REV¡EW COMMENT HAS BEEN RESOLVED

3. THE COMPLE I ED REVISb,U/AU|J| I IUNAL I-LANö I-UKIM (ùtrtr Â I l¡\(JnEU/
4. BOARD OF ADJUSTMENT APPROVAL DOCUMENTS, IF RELEVANT

REVISIONS SHALL BE SUBMITTED DIRECTLY TO THE CITY OF TULSA PERMIT CENTER LOCATED AT

175 EAST 2nd STREET, SUTTE 450, TULSA, OKLAHOMA 74103, PHONE (918) 596-9601..

THE CITY OF TULSA WILL ASSESS A RESUBMITTAL FEE. DO NOT SUBMIT REVISIONS TO THE
PLANS EXAMINERS

SUBMITTALS FAXED / EMAILED TO PLANS EXAMINERS WLL NOT BE ACCEPTED.

PORTANT

1. SUBMTT TWO (2) SETS [4 SETS tF HEALTH DEPARTMENT REVIEW lS REQUIRED] OF REVISED

OR ADDITIONAL PLANS. REVISIONS SHALL BE IDENTIFIED WITH CLOUDS AND REVISION

MARKS.

2. INFORMATION ABOUT ZONING CODE, INDIAN NATION COUNCIL OF GOVERNMENT (INCOG),

BOARD OF ADJUSTMENT (BOA), AND TULSA METROPOLTTAN AREA PLANNING COMMISSION
(TMAPC) lS AVAILABLE ONLINE AT WWW.INCOG.ORG OR AT INCOG OFFICES AT
àw.2^d'st., 8'n FLooR, TULSA, oK,74103, PHoNE (91s) 584-7526.

3. A COpy OF A'RECORD SEARCH" D!l!g t ils NoT TNCLUDED WITH THIS LETTER. PLEASE

PRESENT THE "RECORD SEARCH" ALONG WITH THIS LETTER TO INCOG STAFF AT TIME OF

APPLYING FOR BOARD OF ADJUSTMENT ACTION AT INCOG. UPON APPROVAL BY THE BOARD

OF ADJUSTMENT, INCOG STAFF WILL PROVIDE THE APPROVAL DOCUMENTS TO YOU FOR

IMMEDIATE SUBMITTAL TO OUR OFFICE. (See revisions submittal procedure above.).

(continued)
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REVIEW COMMENTS

SECTIONS REFERENCED BELOW ARE FROM THE CITY OF TULSA ZONING CODE TITLE 42 AND CAN BE VIEWED AT

WW-W. CITYOFTULSA-B OA. ORG

Application No. BLDC-006249-2018 14905 E 21't ST Auoust 13.2018

NotE: As provided for ln Section 70.130 you may request the tsoard of Adjustment to grant a variance from the

terms of the Zoning Code requirements ldgntified in the letter of deficiency below. Please direct all questlons

conceming .variances, speclal exceptlons, appeals of an administrative sfficial decislon¡ Master Plan

Developments Districts (MPD), Planned Unit Developments (FUD)¡ Corridor (CO) zoned distrlcts, zonlng changes,

platting, lot splits, lot combinatlons, alternative compllance landscape and screening plans and all questlons

regarding (BOA) or (TMAFC) qpplication forms and fees to an INCOG representative at 584-7526. lt ls your

responsibility to submit to our offices documentation of any appeal declsions by an authorized decision rnaking

body affecting the status of your appllcation sq we may cont¡nue to process your appllcation' INCOG does not

act as your legat or responsible agent in submltting documents to the C¡ty of Tulsa on your behalf.

Staff review comments may sometimes identiflr compliance methods as provided ln the Tulsa Zonlng Code. The

permlt applicant is responslble for exptoring all or any optlons avallable to address the noncompliance and

submit the selected comptlance optlon for review. Staff rev¡ew makes neither representat¡oh nor

recommendation as to any optimal method of code solution forthe proJect.

1. Sec.5.020 Table 5-2: The proposed Church is designated a Public, Civic & lnstitutionaUReligious

Assembly Use. lt is located in an RS-3 zoned district. This will require a Special Exception approved

by the BOA. (Please note the previous Special Exceptions were approved for parcel #
gg4t}g4t02444}. The proposed church is located on parcel # 99410\41025640 and #
ss4ros4ro2334o) f1

t:vr-ewco-Jnrnffiffi=r¡ffiiff -aFãp:pr0\tEreÛ7tffi -Fublîe--evi-F.-:
lnstitutional/Religious Assembly Use in an RS-3 zoned district.

2. IBC Sec.105.3.2: To.obtain a permit, the applicant shall first file an application that describes the

land on which the proposed work is to be done by legal description, street address or similar

description that will readily identify and definitely locate the proposed building or work. The address

forthe proposed Church is 14905 E 2l-'tST. There are three parcels/lotswith this address:

o 99410941024440

¡ 99410841,025644

o 994X.0941023344

The proposed church is located on parcel # 99410841025640 and # 99410941"023340'

Review comment: A lot combination is required for new buildings built across multiple lot lines.

Submit a lot combination approved by the TMAPC, stamped and signed by the County Clerk, and

filed at the County Courthouse.

3. Sec.70.080-C: Applications for a Building Permit shall include a site plan that provides zoning data

for the Zoning review portion of the Building Permit ápplication.

Review comment: Submit a site plan for zoning review providing the following:

o North arrow

o Legal description of the lot;
¡ Actual shape and dimensions of the loU

. Lot lines and names of abutting streets;

2
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4.

o Publicrights-of-way;
o The location and dimensions of existing buildings or structures, including distances to lot

lines;
e The location, dimensions and height of proposed buildings or structures;
o Architectural projections for existing and proposed buíldings and structures, i.e. stairs,

porches, balconies, fireplaces, roof overhangs, etc.;
o The intended use of existing and proposed buildings, structures or portion of the lot;
o The setbacks from the proposed new buildings or structures and alterations of existing

buildings or structures to the centerline of abutting Right-of-Way;
o Location and dimensions of parking areas. This includes the parking spaces, the

maneuvering areas necessary to enter and exit the spaces and the drives providing access to
the parking spaces and maneuvering areas from a public or private street or other parking

areas.
NOTE: The zoning review for your permit application will resume after a zoning site plan is

submitted. Additional deficiencies may be found and are required to be resolved prior to approval of
your applicatíon.

Sec.55.020 Table 55-1: Off-street motor vehicle parking spaces must be provided in accordance with
the minimum ratios established in Table 55-1.
Review Comment: The minimum off-street parking ratio for Public, Civic & lnstitutional/Religious
Assembly Use is 24.25 spaces per L000 ft2 of sanctuary floor area or 1 per 3 seats, whichever is

greater. The proposed sanctuary floor area is 7950 ft2 with 785 seats. The parking requirement
based the sanctuary flor spaces is L93 spaces. Based on the seating the requirement is 262 spaces.

This parking requirement is therefore 262 spaces. Provide a site plan that is compliant with this
section and Sec.55. C&D:

o 55.090-A: The parking area design regulations of this section apply to all off-street parking

lots for motor vehicles, whether containing required parking spaces or non-required parking

spaces.

o 55.090-8: All parking areas must be dèsigned to allow vehicles to enter and exit a street and

cross public sidewalks in a forward motion, except that this requirement does not apply to
lots with access on a minor street.

o 55.090-C: Parking spaces must be at least 8.5 feet in width and 18 feet in length, exclusive of
access drives and aisles. ln parking areas where permanent wheel stops have been installed,
2.5 feet of the parking space length (depth) beyond the wheel stop may be counted as part
of the required stall length if that area is unobstructed and not part of another parking stall,

drivè aisle or sidewalk.
e 55.090-D Figure & Table 55-5: Parking areas which include the parking spaces, the

maneuvering areas necessary to enter and exit the spaces and the drives providing access to
the parking spaces and maneuvering areas from a public or private street or other parking

areas must be designed in accordance with the standards of Figure & Table 55-5.

5. Sec.55.080-A: Except as otherwise expressly stated in this chapter, requíred off-street parking areas

must be located on the same lot as the building or use they are required to serve.

Review Comment: Provide a site plan with accessible parking facilities that are compliant wíth this
section. (NOTE: Refer to 5ec.55.080-D for off-site parking options)

6. Sec.55.130: The pedestrian circulation system must provide safe, direct and convenient pedestrian

access connecting main entrances of buildings and uses with all other such entrances and with
available access points including parking, streets, sidewalks and transit stops. ln the case of building
or site additions, these requirements apply only to the new or expanded areas.

J
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within 120 days after issuance of a certificate of occupancy or temporary certificate of
occupa ncy.

Sec.65.070-E: Within L20 days of the issuance of a certificate of occupancy or temporary
certificate of occupancy, written certification by the owner of the property, an architect,
landscape architect or engineer licensed to d'o business in the State of Oklahoma must be

submitted to the city stating that all landscaping and appurtenances have been installed in

accordance with the approved landscape plan.

Sec.65.080-A: All building permit applications for sites requiring landscaping must include a

landscape plan that includes at least the following information:

1. The date, scale, north arrow, and name of the owner;
2. The location of property lines and dimensions of the site;
3. The approximate center line of existing water courses, the approximate location of significant

drainage features, the location and size of existing and pro-posed streets and alleys, existing

and proposed utility easements and over-head utility lines on or adjacent to the lot, and

existing and proposed sidewalks on or adjacent to the lot;
4. The location, size and type (tree, shrub, ground cover) of proposed landscaping and the

location and size of the proposed landscape areas;

5. Planting details and/or specifications;
6. The method of protecting any existing trees and vegetation proposed to be preserved,

includíng the identification of existing and finished contours illustrating the limits of grading

near the drip line of any trees;
7. The schedule of installation of required trees, landscaping and appurtenances;
8. The location of al proposed drives, alleys, parking and other site improvements;
9. The location of all existing and proposed structures on the site;
10. The existing topography and proposed grading;

11. The area in which grading and vegetation removal will occur; and

12. The area and dimensions of each landscape area and the total landscape area provided on

the site.

o Sec.65.080-B: Required landscape plans for sites that have an area of more than 50,000 square

feet and that are occupied by buildings with a combined-gross floor area of more than 15,000

square feet must be prepared and sealed by an architect, landscape architect or engineer
licensed to practice in the State of Oklahoma. All other required landscape plans must meet the
same requirement or be accompanied by written certification from an architect, landscape

ar.chitect or engineer licensed to practice in the State of Oklahoma, that the landscape plan is in

conformance with the minímum requirements of this chapter.
Review comment: Submit your landscape plan in compliance with the sections listed above.

Note: All references are to the City of Tulsa Zoning Code. Link to Zoning Code
http ://www.tmapc.orq/Documents/Tu lsaZon i nqCodeAdoptedl I 051 5. pdf

This letter of deficiencies covers Zoning plan review items only, You may receÍve additional letters from other
disciplines such as Building or Water/Sewer/Ðrainage for ¡tems not addressed in this letter.

A hard copy of this letter is available upon request by the applicant.
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