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AGENDA  
CITY OF TULSA BOARD OF ADJUSTMENT  

Regularly Scheduled Meeting  
Tulsa City Council Chambers  

175 East 2nd Street, 2nd Level  
One Technology Center  

Tuesday, November 14, 2023, 1:00 p.m.  
  

Meeting No. 1327  
  
If you wish to present or share any documents, written comments, or exhibits during the hearing, please 
submit them by 9:00 a.m. the day of the hearing. Remember to reference the case number and 
include your name and address.  

Email: planning@cityoftulsa.org  

Mail or In Person: City of Tulsa BOA, 175 E. 2nd St., Suite 480, Tulsa, OK 74103  
 

MINUTES 
 

1. Approval of Minutes of September 12th, 2023 (Meeting No. 1322) 
  

UNFINISHED BUSINESS 
  

2. 23557 – Lou Reynolds   
Action Requested: Special Exception to permit a Library in the RS-3 District (Table 5.020, Table 
5-2, Table 5-2.5); Variance to reduce the required 25-foot street setback in the RS-3 District (Sec. 
5.030-A, Table 5-3) 
Location: 1110 E. 45th Pl. S. (CD 9)  
(Item was approved on August 8th, 2023; the Board moved to reconsider item on 
September 12th, 2023; Board further continued item until 11/14/2023) 
  

NEW APPLICATIONS 
  

3. 23593 – Charles Okyere  
Action Requested: Special Exception to increase the permitted driveway width in a RS district 
(Sec. 55.090-F.3) 
Location: 2501 S. Birmingham Pl. (CD 4)  

  
4. 23594 – Lou Reynolds    

Action Requested: Special Exception to permit a Library in the RS-3 District (Table 5.020, Table 
5-2, Table 5-2.5) 
Location: 1017 N. Greenwood Ave. (CD 1)  

  
5. 23595 – Lou Reynolds  

Action Requested: Variance to permit an accessory building in a side setback in the RE district 
(Sec. 90.080-C, Table 90-1) 
Location: 2157 E. 26th Pl. (CD 4)  

  
6. 23596 – City of Tulsa C/O Gary Shellhorn  

Action Requested: Special Exception to modify a previously approved site plan and conditions 
for a Parks use in the RS-3 District (Table 5.020, Table 5-2; Sec.70.120) 
Location: 5002 N. Wheeling Ave. (Berry Park) (CD 1)  
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7. 23597 – Trigon Inc.
Action Requested: Variance to increase the permitted sign area of 32 square feet for a wall 
sign in a residential district (Sec. 60.050-B.2)
Location: 5840 S. Hudson Ave. (CD 9)

8. 23598 – Keith Robertson
Action Requested: Special Exception to permit a fraternal organization in the CS district. (Sec. 
15.020, Table 15-2); Special Exception to increase the allowed fence height of 4-feet inside the 
street setback (Sec. 45.080-A)
Location: 3950 S. Union Ave. (CD 2)

9. 23599 – Phillip Doyle
Action Requested: Special Exception to allow an Accessory Dwelling Unit in an RS-2 District 
(45.031-D); Variance to allow the floor area of  detached accessory buildings to exceed 500 
square feet and 40% of the floor area of the principal residential structure (Section 45.030-B); 
Variance to allow more than 25% coverage by an Accessory Dwelling Unit in the rear setback in 
an RS-2 District (Section 90.090-C); Variance to allow a detached Accessory Dwelling Unit to 
exceed one story or 18 feet in height and to exceed 10 feet in height to the top of the top plate.
(Section 90.090-C)
Location: 1324 E. 26th Pl. (CD 4)

OTHER BUSINESS 

NEW BUSINESS  

BOARD MEMBER COMMENTS 

ADJOURNMENT  

Website: tulsaplanning.org  E-mail: planning@cityoftulsa.org

CD = Council District 

NOTE: If you require special accommodation pursuant to the Americans with Disabilities Act, please notify 
Tulsa Planning Office at 918-596-7526. Exhibits, Petitions, Pictures, etc., presented to the Board of 
Adjustment may be received and deposited in case files to be maintained by the Tulsa Planning Office at 
Tulsa City Hall. All electronic devices must be silenced.  



Case Number: BOA-23557 

Hearing Date: 11/14/2023 (Continued from 9/26/23 
Hearing) 

Case Report Prepared by: 

Austin Chapman 

Owner and Applicant Information: 

Applicant: Lou Reynolds   

Property Owner: Independent School District No. 1 

Action Requested: Special Exception to permit a Library in the RS-3 District (Table 5.020, Table 5-2, Table 5-2.5); 
Variance to reduce the required 25-foot street setback in the RS-3 District (Sec. 5.030-A, Table 5-3) 

Location Map: Additional Information: 

Present Use: School     

Tract Size: 3.87 acres 

Location: 1110 E. 45 Pl. S. 

Present Zoning: RS-3 

Case History: 

08/08/23: First appearance on agenda, Board 
continued item until the next hearing.   

08/22/23: Board approved item in a vote of 3 yea’s 
(Stauffer, Barrientos, Wallace) and 1 abstention 
(Radney).  

08/30/23: Notice of appeal of this case was filed 
with the Board of Adjustment staff.  

09/12/23: Stauffer motioned to reconsider item at 
the 9/26 Hearing, all 3 Board member present voted 
in favor of reconsideration (Stauffer, Radney, and 
Bond).   

09/26/23: Board move to continue reconsideration 
until 11/09/23 on advice of City of Tulsa Legal 
Counsel.   
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BOARD OF ADJUSTMENT 
CASE REPORT 

STR: 9225  Case Number: BOA-23557 
CD: 9

HEARING DATE: 9/26/2023 (Board moved to reconsider item on 9/12/23 Hearing)08/22/2023 (Continued from 
08/08/2023) 

APPLICANT: Lou Reynolds 

ACTION REQUESTED: Special Exception to permit a Library in the RS-3 District (Table 5.020, Table 5-2, Table 5-
2.5); Variance to reduce the required 25-foot street setback in the RS-3 District (Sec. 5.030-A, Table 5-3) 

LOCATION: 1110 E 45 PL S ZONED: RS-3 

PRESENT USE: School  TRACT SIZE: 168591.83 SQ FT 

LEGAL DESCRIPTION: See attached. 

RELEVANT PREVIOUS ACTIONS:   

Subject property: 

BOA-21380; On 02.28.12 the Board approved a Variance to permit a digital sign to have non-constant light and a 
Variance to permit a digital sign within 200-feet of a residential district.   

BOA-12091; On 08.19.82 the Board approved a Special Exception to permit a daycare use accessory to Wright 
Elementary School.  

RELATIONSHIP TO THE COMPREHENSIVE PLAN: The Tulsa Comprehensive Plan identifies the subject property 
as part of a “Neighborhood”.  

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

STATEMENT OF HARDSHIP: See attached exhibits.  

STAFF ANALYSIS:  The applicant is requesting a Special Exception to permit a Library in the RS-3 District (Table 
5.020, Table 5-2, Table 5-2.5);  

and a Variance to reduce the required 25-foot street setback in the RS-3 District (Sec. 5.030-A, Table 5-3): 
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Applicant is requesting to reduce the street setback from 25-feet to 15-feet for non-arterial streets. 

Facts staff finds favorable for variance request:  

 The presence of the storm easement on the site as identified on the property does present a physical
limitation of the building area of the site.

Facts Staff find unfavorable for the variance request: 
 None.

SAMPLE MOTION:  

Special Exception:  

Move to _________ (approve/deny) a  Special Exception to permit a Library in the RS-3 District (Table 5.020, Table 
5-2, Table 5-2.5);

 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. 

Variance:  

Move to _________ (approve/deny) 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 ___________________________.

In granting the Variance 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 provision’s
intended purpose;

c. That the conditions leading to the need of the requested variance are unique to the subject property and
not applicable, generally, to other property within the same zoning classification;
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REVISED 9/18/2023 

d. That the alleged practical difficulty or unnecessary 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 the 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, spirit, and intent of this zoning code or the comprehensive plan.”
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REVISED 9/18/2023 

Subject Property 
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My Library, Our Future
May 17, 2023

Zoning Discussion 1

10

17

10

11 12

18

78

Sidewalk Extending North

Walking Trail on TPS and City Easement

Drive-Thru Book Service

Requesting 15’ Setback

TCCL Property Line

New TPS Fence Line

15,000sf

120” Storm Sewer Easement
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etrich 
A Professional Corporation 

Philip J. Eller 
Kevin H. Wylie 
R. Louis Reynolds 
Daniel C. Cupps 
Andrew A. Shank 
Shanann Pinkham Passley 
Mac D. Finlayson 
Steven P. Flowers 
Kenneth E. Crump, Jr. 
Sloane Ryan Lile 
Nathalie M. Cornett 
Natalie J. Marra 
Jacob W. Purdum 

Of Counsel 
Donald L. Detrich, Retired 
Jerry M. Snider 
Katherine Saunders, PLC 
Heidi L. Shadid 
Joshua M. Tietsort 

Telephone 
(918) 747-8900 

Toll Free 
(866) 54 7-8900 

Facsimile 
(918) 747-2665 

July 26, 2023 

Writer's Direct Line 
(918) 392-9400 

Writer's Direct Fax 
(918) 392-9406 
Writer's E-Mail 

rlreynolds@ellerdetrich.com 

Antony & Najat Abdo 
2020 Revocable Trust 
7726 S. 69th East Ave. 
Tulsa, OK 74133-3414 

Re: Brookside Library, 1110 E. 45th Place South, Tulsa, Oklahoma 74105 
Board of Adjustment Case No. BOA-23557 

Dear Mr. and Ms. Abdo: 

If you have not already, you will be receiving a notice in the mail from the Tulsa Planning 
Office regarding our application for Case No. BOA-23557, which will be heard by the City of 
Tulsa Board of Adjustment on Wednesday, August 8, 2023, at 1 :00 p.m. 

The Tulsa City-County Library Commission is in the design process for a new Brookside 
Library facility. The existing Brookside Library, on the north side of 45th Place, was built over 
fifty years ago in 1970 and, with approximately 7,000 square feet, simply does not have the space 
or amenities of a modem library. 

The new Brookside Library facility is proposed to be built on the south side of Collegiate 
Hall, on South Madison Place. The new building on Madison will be approximately 15,000 square 
feet and in addition to a larger book selection, will have meeting areas, computers and multi-media 
resources available to the public. 

www.EllerDetrich.com 
2727 East 21'1 Street, Suite 200, Tulsa, Oklahoma 74114-3533 

BOA-23557
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Eller etrich 
A Professional Corporation 

July 26, 2023 
Page 2 

The purpose of this Board of Adjustment application is for a Special Exception for the 
library use to be in a residential district and, due to a large storm sewer bisecting the Property, 
a Variance to reduce the street setback by 10 feet (from 25 feet to 15 feet) along E. 46th Place. 
Attached to this letter are a Conceptual Site Plan and Building Elevation that will be provided to 
the Board. 

We are excited for the new Brookside Library and think it will be a wonderful, much 
needed upgrade for the community and you, as its neighbors. If you have any questions about the 
project, please do not hesitate to call me at (918) 747-8900. 

Yours very truly, 

ELLER & DETRICH 
A Professional Corporation 

for Tulsa-City County Library Commission 

Enclosure 

1:/09.1020.02/Neighbor Letters (2023.07.26) 
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From: Jonathan Pinkey
To: Chapman, Austin
Subject: BOA-23557 New Brookside Library Being Planned
Date: Monday, August 7, 2023 5:47:58 AM

Greetings,

I am writing regarding Case BOA-23557 and the Brookside Library’s
planned new location. I wrote an earlier letter of concern to the
Tulsa Library. Since writing that letter, I have spoken with some
nearby residents. I have heard concerns that the project is
unnecessary (regardless, the planned residential location seems very
poor, all things considered). I have heard some strong concerns about
the loss of green space. The large field has been in use for
recreation and relaxation by many community members for decades (and
would continue to be if left intact). Its size should not be
substantially diminished, as it will be if this project proceeds. I
have also become aware of concerns about this project contributing to
the unnecessary existence of what the EPA calls a “heat island” in our
neighborhood, which seems quite a serious consideration. There are
other concerns as well. I agree with the statement that to grant the
Special Exception/variance would do more harm than good for the local
community. It seems that this project needs serious reconsideration.

Best wishes,

Jonathan Pinkey

4754 S Boston PL
Tulsa OK 74105-4418

P.S. Why not move the library somewhere else, perhaps on Peoria?
(Possibly where the old Arby’s was—there is a big field behind it that
could provide plenty of parking. There are other possible locations
that might be considered as well.)
CAUTION: This email originated from outside of the organization. Do not reply, forward, click links, or open
attachments unless you recognize the sender and know the content is safe. Please report using the Phish Alert button
in the Outlook Desktop Client if this message contains potentially unsafe content.
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From: Kelsey Royce
To: Chapman, Austin
Subject: Request for Continuance BOA-23557
Date: Friday, July 28, 2023 4:15:57 PM

Good afternoon,

Per our conversation, I am requesting a continuance for BOA-23557 which is scheduled for August 8,
2023. A continuance is appropriate for the reason that it coincides with an election and would overburden
residents who might have to make a choice between the two for reasons of personal or work-related
obligations. 

To date, no mail has been received notifying those of us living within 300 feet (or distance otherwise
specified by law) that a variance has been requested for this project. I would also ask that a public hearing
be held so that those of us who have concerns may bring them before the body that governs these
changes. 

If there are any other steps to be taken in order to ensure that affected residents are able to engage and
fully participate in this process, please advise. 

Regards,

Kelsey Royce
918-955-5007

CAUTION: This email originated from outside of the organization. Do not reply, forward, click links, or open
attachments unless you recognize the sender and know the content is safe. Please report using the Phish Alert
button in the Outlook Desktop Client if this message contains potentially unsafe content.
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From: Harry Potter
To: Tulsa Planning Office
Subject: Case No. BOA-23557 - Opposition to Request for Special Exception and Variance
Date: Monday, August 21, 2023 6:51:17 PM

Members of the Board,

I am a resident of the affected neighborhood and strongly oppose granting the applicant’s request in Case No. BOA-
23557. I urge the Board to deny the requested special exception and variance because it is a commercial endeavor
that is inappropriate for our quiet neighborhood and would be deleterious to our community.

Sincerely, Anique Swanson

Sent from my iPhone
CAUTION: This email originated from outside of the organization. Do not reply, forward, click links, or open
attachments unless you recognize the sender and know the content is safe. Please report using the Phish Alert button
in the Outlook Desktop Client if this message contains potentially unsafe content.
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From: M Haddad
To: Tulsa Planning Office
Subject: Case#BOA-23557
Date: Monday, August 21, 2023 10:42:06 PM

We are the owners of property located within 300 ft of the proposed Brookside Library. We
strongly oppose this proposal and urge the BOA to deny the applicant’s request. 

 As we understand it, there are two requests that the library is making of the BOA:
1) to be granted a special exception
2) to be granted a variance in the event that the exception is approved.

No variance can be granted.

The criteria for BOA approval of an exception are: 

1) the exception will be in harmony with the spirit of the zoning code to the current
residential zoning (RS-3)

2) it will not harm community or public welfare

We contend that the exception is not in harmony and will harm us. Therefore, an exception
and resultant variance must be denied. 

There is no proof that the library needs an “upgrade” and the Library Commission, as a
fiduciary,  must give the public evidence of such need.

We believe in and support the public library system !  As residents of the Brookside area, as
well as owners of numerous properties in same neighborhood (that we pay real estate taxes
on, and, in turn, support the library’s existence), we want a safe and healthy environment for
our neighborhood that protects the community’s right to quiet enjoyment.

The applicant’s proposal for a special exemption and the request for a variance that is to be
brought before the BOA on Tuesday (8/22/23) is incomplete, confusing, and unprofessional.

We oppose the proposal and urge the BOA to deny the Applicant’s request.

Sincerely,

Gary & Marianne Haddad
4128 S Norfolk Avenue
Tulsa, Ok 74105

CAUTION: This email originated from outside of the organization. Do not reply, forward, click links, or open
attachments unless you recognize the sender and know the content is safe. Please report using the Phish Alert
button in the Outlook Desktop Client if this message contains potentially unsafe content.
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1

Chapman, Austin

From: callanhenrik@gmail.com
Sent: Monday, August 21, 2023 6:52 PM
To: Tulsa Planning Office
Subject: Case No. BOA-23557 - Opposition to Request for Special Exception and Variance 

Members of the Board, 

I am a resident of the affected neighborhood and strongly oppose gran ng the applicant’s request in Case No. BOA‐
23557. I urge the Board to deny the requested special excep on and variance because it is a commercial endeavor that is 
inappropriate for our quiet neighborhood and would be deleterious to our community. 

Sincerely, Callan Swanson 

Sent from my iPhone 
CAUTION: This email originated from outside of the organiza on. Do not reply, forward, click links, or open a achments 
unless you recognize the sender and know the content is safe. Please report using the Phish Alert bu on in the Outlook 
Desktop Client if this message contains poten ally unsafe content. 
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1

Chapman, Austin

From: Cherry swanson <cherlei1969@gmail.com>
Sent: Monday, August 21, 2023 6:52 PM
To: Tulsa Planning Office
Subject: Case No. BOA-23557 - Opposition to Request for Special Exception and Variance 

ChMembers of the Board, 

I am a resident of the affected neighborhood and strongly oppose gran ng the applicant’s request in Case No. BOA‐
23557. I urge the Board to deny the requested special excep on and variance because it is a commercial endeavor that is 
inappropriate for our quiet neighborhood and would be deleterious to our community. 

Sincerely, cherry Swanson 

Sent from my iPhone 
CAUTION: This email originated from outside of the organiza on. Do not reply, forward, click links, or open a achments 
unless you recognize the sender and know the content is safe. Please report using the Phish Alert bu on in the Outlook 
Desktop Client if this message contains poten ally unsafe content. 
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August 22, 2023 

1 | P a g e

QUESTIONS FROM OUR NEIGHBORHOOD COMMUNITY

RE: BOA- 23557 Proposed Change to Applicable Code and Easement Minimum for 15,000 Sq Ft Library 
in Predominantly Single-family Neighborhood without Requisite Impact Studies.  

1) The proposed building is a very large 15,000 square feet and requests setback of 15 feet instead of
existing legal minimum of 25 feet. To accommodate the storm easement, the proposed setback is
designated for the side and rear portions of the building, which are adjacent to multi-family dwellings.

1.1) Does this imperil adjacent buildings, and residents of those buildings, due to proximity in 
case of fire or emergency event?  

1.2) What remedies exist in the case of fire, or emergency event? How will a fire truck and other 
emergency vehicles access the side and back of building with such limited space to navigate or 
turn?   

2) This proposed new 15,000 square foot library is part of a developed parcel which houses a Charter
School and serves our most vulnerable and treasured community members- our children. 2.1) Are we
placing them at risk in the event of fire or, God forbid, armed hostility, by reducing clear and navigable
access by emergency vehicles to all parts of the building?

2.2) Are there security risks and vulnerabilities due to the reduced easement of minimum 25 
feet to proposed 15 feet?  

3) Documents ask if there are any, “Facts staff find unfavorable,” and in advance of tomorrow’s hearing
expressly answer, “None.”

3.1) Where are the surveys of traffic flow, studies which identify impacts upon neighborhood 
residents, adjoining properties and existing infrastructure (i.e., roads, sewer, electrical, 
technology, etc.)?   

3.2) Where are the studies and findings, including impacts upon community and taxpayers due 
to increased use and consumption of resources, as well as how hours of operation and after-
hours special events may negatively impact individuals and families in a neighborhood 
predominantly of pre-existing single-family dwellings?   

3.3) Will there be disruption of our quiet, tranquil neighborhood and how will it negatively affect 
our property values as tax paying homeowners?   

3.4) If there are studies, who, or which company, conducted them? 

3.5) Were there any Environmental Impact Reports requested, conducted and/or filed for this 
proposed use of the soccer and playground parcel?  

3.6) Were impacts upon the loss of carbon-processing ancestral oaks and trees of large diameter 
identified and considered?  

3.7) Were the impacts and devastation of habitat of resident and protected wildlife identified or 
considered? If so, how?  
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3.8) Most importantly, were the devastating impacts upon our most treasured community 
members - our children - identified and considered? When so many children in the world do not 
have a safe place, or chance, to play, breathe clean air and interact with God’s Creation, why 
would we take one that already exists and is beloved here in Tulsa?  

3.9) What were the methodologies, criteria, analysis and dates of any studies? 

4. Was there Notice of Proposed Changes to Easement?

4.1) If so, how was legal Notice given and when? 

4.2) Was each property owner and resident within the adjoining buildings and communities 
given Notice or asked how the new library would affect them positively or negatively? 
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TRAFFIC ON MADISON PLACE AFTERSCHOOL
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STREET VARIOUSLY NAMED BY APPLICANT 47th & 46th PL 
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From: Jim Diacon
To: Tulsa Planning Office
Cc: Chapman, Austin
Subject: BOA-23557 New Library Proposed for 1110 E. 45th Place, Tulsa
Date: Friday, August 18, 2023 3:05:46 PM
Attachments: preview.png

BOA-23557
PDF Document · 9.1 MB

I own the apartments at 4611-4623 S. Madison Place.  My property is located across the
alley/46th Place to the south of the proposed location for the new library.

I am opposed to the applications to both allow from he library to be build and to reduce
the setback from he the street from 25 to 15 feet.

Reasons are:
-This large commercial building will be huge change to the look and feel to what is now a
residential neighborhood.  It is not an appropriate use of the space.
-We purchased the property assuming that the open green space to the north would be
protected by zoning requirements.  The current park-like setting is a big draw for our tenants.
-What will basically be a two story building will loom over our property, especially if it
allowed to be built 10 feet closer to the street than what is normal.
-Added car and foot traffic is bound to create a nuisance for all that live in the neighborhood,
especially those adjacent to the property.
-In its current from, 46th Place is basically an alley; not a real street.  There is no way that it
can handle the extra curb cuts and traffic in existing form.
-According the plan, the curb cut located at the SE corner of the new building will be
primarily used by trucks for deliveries and trash collection.  That could cause extra noise and
disruption for my tenants.
-Covering the current green space with a building and parking is bound to lead to water run-
off problems for all adjacent property owners.
-If allowed, the project has the potential to REDUCE my property value.
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At a minimum, if the project is allowed to move forward, we would expect that the alley on
the south perimeter (46th PL) be totally brought up to current standards.  This would require
removal of the existing material, re-grading, addition of curbs and gutters, curb cuts on the
south side to provide access to my tenant parking, etc.  All of the cost of improving the alley
into a real street should be borne by the project/library system.

Thanks for your time.  Please don’t hesitate to contact me if you have questions.

Jim Diacon
Owner and Managing Member
JNP, LLC

Jim Diacon
jdiacon@me.com
918-688-8950

CAUTION: This email originated from outside of the organization. Do not reply, forward, click links, or open
attachments unless you recognize the sender and know the content is safe. Please report using the Phish Alert
button in the Outlook Desktop Client if this message contains potentially unsafe content.
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From: Evan Inman
To: Tulsa Planning Office
Subject: Case No. BOA-23557 - Opposition to Request for Special Exception and Variance
Date: Sunday, August 20, 2023 11:31:05 AM

Members of the Board,

I am a resident of the affected neighborhood and strongly oppose granting the applicant’s
request in Case No. BOA-23557. I urge the Board to deny the requested special exception and
variance because it is a commercial endeavor that is inappropriate for our quiet neighborhood
and would be deleterious to our community. 

Sincerely,
Evan Inman

CAUTION: This email originated from outside of the organization. Do not reply, forward, click links, or open
attachments unless you recognize the sender and know the content is safe. Please report using the Phish Alert
button in the Outlook Desktop Client if this message contains potentially unsafe content.
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From: Mary C
To: Tulsa Planning Office
Subject: Case No. BOA-23557 - Opposition to Request for Special Exception and Variance
Date: Sunday, August 20, 2023 7:50:15 PM

Members of the Board,

I am a resident of the affected neighborhood and strongly oppose granting the applicant’s
request in Case No. BOA-23557. I urge the Board to deny the requested special exception and
variance because it is a commercial endeavor that is inappropriate for our quiet neighborhood
and would be deleterious to our community.  I have lived across the street from the
school/greenspace since 1988 and the greenspace has been used and enjoyed by countless
numbers of Tulsa residents to exercise their dogs, meet for ball practice and basketball and
walk the perimeter for exercise.  The greenspace is even a stop for the local geese on their way
to the Arkansas River.   I would like to see these activities continue in our little neighborhood. 
 I think it's important to the residents' overall enjoyment with the area of town we live in.

Thank you,

Mary Campbell
331 East 45th Court
Tulsa, OK 74105

CAUTION: This email originated from outside of the organization. Do not reply, forward, click links, or open
attachments unless you recognize the sender and know the content is safe. Please report using the Phish Alert
button in the Outlook Desktop Client if this message contains potentially unsafe content.
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1

Chapman, Austin

From: Katie Roberts <katieblue69@gmail.com>
Sent: Monday, August 21, 2023 4:39 PM
To: Tulsa Planning Office
Subject: Case BOA-23557

Hello. I oppose this case! We use that are to play, walk and socialize. Please do not make it a parking lot!  
Sincerely 
Katera Roberts 
918‐636‐5393 
4762 S Boston Pl 
Tulsa OK 74105 

CAUTION: This email originated from outside of the organization. Do not reply, forward, click links, or open attachments unless you 
recognize the sender and know the content is safe. Please report using the Phish Alert button in the Outlook Desktop Client if this 
message contains potentially unsafe content. 
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From: Luka Gogibedashvili
To: Tulsa Planning Office; Chapman, Austin; boa@incog.org
Subject: A letter regarding case 23557
Date: Tuesday, August 22, 2023 10:06:11 AM

Date: 8/22/2023

Case No. BOA - 23557

Name: Luka Gogibedashvili

Address: 4712 South Boston Avenue, Tulsa, OK, 74105

Contact Information: 202-227-7902; Email: lukagog@gmail.com

To the distinguished board members of Tulsa City Hall,

My name is Luka Gogibedashvili, I am a resident near the Collegiate Hall and the public park of the
same, located at the intersection of S. Madison Pl and E 45th PL.

In this letter I would like to briefly convey my interest and reasoning in favor of keeping the public
green space for the use of the local community. I do ask that the interests of residents be considered
when ruling regarding the starting of a construction project that would pave away the lovely green
space that has become so dear to us.

 My wife, April Elise Gordon, and I visit the park every day, we have met and have become friends
with people that also frequent the park. I see residents there that bring their children to play in the
field and the playgrounds, I regularly see my former student playing basketball with his friends on
the basketball court, a girls’ soccer team uses the property to train for their games. I know people
that have met, become friends, and started dating, all from meeting at this park. Many people bring
their dogs, and the latter have formed a cheerful community of their own. The passers-by say hello
and stop by for a chat, exchanging local news and to complain about the weather.

Speaking of the weather, the greenery acts as a heat sink, which is a welcome reprieve in hot
Oklahoma summers. While the construction, which would bring even more cement than the area
already has, would do the opposite. The green space does also, as one would imagine, serve as a
failsafe against flooding, a benefit that extends far beyond the immediate vicinity of the surrounding
houses.

As for the construction of the library itself, we welcome it, but surely an alternative location could be
found that is not as important for the mental, physical, and social well-being of the community.

I regret that my work does not let me attend the hearing on August 22nd, 13:00, and I have to send
this letter instead, I hope it will find you well. I implore you to consider the interests of the
community and not deprive us of a public space that we use daily.

Respectfully Yours,
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Luka Gogibedashvili

CAUTION: This email originated from outside of the organization. Do not reply, forward, click links, or open
attachments unless you recognize the sender and know the content is safe. Please report using the Phish Alert
button in the Outlook Desktop Client if this message contains potentially unsafe content.
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Library Building

School Building

Library Parking

S. Madison Pl.

School and Brookside Library Sites

All playground 
equipment remains

New sidewalk to extend and 
connect to the school

Existing school fence line to Remain 
(pink dotted lines)

New Soccer Goals and baseball backstop 
added to school propertyAdjusted Fence LineExisting walking trail is 

maintained and becomes 
publicly accessible (no longer 

behind the school’s fence)
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REVISED 11/7/2023 

Case Number:   BOA-23593 

Hearing Date:  11/14/2023 1:00 PM 

Case Report Prepared by: 

Sean Wallace 

Owner and Applicant Information: 

Applicant: Charles Okyere   

Property Owner: CEO DEZIGNS INC 

Action Requested: Special Exception to increase the permitted driveway width in an RS district (Sec. 55.090-F.3) 

Location Map: Additional Information: 

Present Use: Residential    

Tract Size: 0.38 acres 

Location: 2501 S. Birmingham Pl. E 

Present Zoning: RS-2 
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REVISED 11/7/2023 

BOARD OF ADJUSTMENT 
CASE REPORT 

STR: 9317    Case Number: BOA-23593
CD: 4

HEARING DATE: 11/14/2023 1:00 PM 

APPLICANT: Charles Okyere 

ACTION REQUESTED: Special Exception to increase the permitted driveway width in a RS district (Sec. 55.090-
F.3)

LOCATION: 2501 S. Birmingham Pl. E ZONED: RS-2 

PRESENT USE: Residential  TRACT SIZE: 16378.63 SQ FT 

LEGAL DESCRIPTION: LT 1 N.44 LT 2 BK 1, PERAGEN ADDN RESUB L3-4 B1 WOODY CREST & PRT J P 
HARTER'S CITY OF TULSA, TULSA COUNTY, STATE OF OKLAHOMA 

RELEVANT PREVIOUS ACTIONS:  

RELATIONSHIP TO THE COMPREHENSIVE PLAN: The Tulsa Comprehensive Plan identifies the subject property 
as part of a “Neighborhood.” 

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

STAFF ANALYSIS:  The applicant is requesting a Special Exception to increase the permitted driveway width in a 
RS district (Sec. 55.090-F.3) by adding a circle driveway in front of the home, final width is 55-feet and 2-inches 
inside the right of way.  Driveway has already been built without a right-of-way permit.  
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REVISED 11/7/2023 

SAMPLE MOTION: 

Move to _________ (approve/deny) a ____________________________ 

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

 Subject to the following conditions (including time limitation, if any): (Suggested) Applicant must rebuild
driveway in accordance with an approved City of Tulsa Right of Way permit.

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. 

Subject property 
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REVISED 11/7/2023 

Case Number:  BOA-23594 

Hearing Date:  11/14/2023 1:00 PM 

Case Report Prepared by: 

Sean Wallace 

Owner and Applicant Information: 

Applicant: Lou Reynolds   

Property Owner: City-County Library Commission 
of Tulsa County 

Action Requested: Special Exception to permit a Library in the RS-3 District (Table 5.020, Table 5-2, Table 5-2.5); 

Location Map: Additional Information: 

Present Use: Vacant   

Tract Size: 3.09 acres 

Location: 1017 N. Greenwood Ave. E 

Present Zoning: RS-3 
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REVISED 11/7/2023 

BOARD OF ADJUSTMENT 
CASE REPORT 

STR: 158   Case Number: BOA-23594
CD: 1

HEARING DATE: 11/14/2023 1:00 PM 

APPLICANT: Lou Reynolds 

ACTION REQUESTED: Special Exception to permit a Library in the RS-3 District (Table 5.020, Table 5-2, Table 5-
2.5);  

LOCATION: 1017 N Greenwood Ave. E ZONED: RS-3 

PRESENT USE: Vacant TRACT SIZE: 134573.55 SQ FT 

LEGAL DESCRIPTION: See attached.  

RELEVANT PREVIOUS ACTIONS:  None.  

RELATIONSHIP TO THE COMPREHENSIVE PLAN: The Tulsa Comprehensive Plan identifies the subject property 
as part of a “Park and Open Space.” 

The Park and Open Space designation includes parks, trails, public sports complexes, country clubs, stormwater 
facilities, forests, and cemeteries. While these individual uses differ greatly, the general goal of this designation is to 
ensure these areas remain in their current undeveloped state, and that new development in near proximity does not 
encroach in ways that undermine the purpose of the property. Active parks and open space should be further 
activated by development that faces these uses.   

STAFF ANALYSIS:  The applicant is requesting a Special Exception to permit a Library in the RS-3 District (Table 
5.020, Table 5-2, Table 5-2.5);  

Sample Motion: 

Move to _________ (approve/deny) a  Special Exception to permit a Library in the RS-3 District (Table 5.020, Table 
5-2, Table 5-2.5);

 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. 
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   (Subject Property) 

   (Subject Property) 
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Case Number:   BOA-23595 

Hearing Date:   11/14/2023 1:00 PM 

Case Report Prepared by: 

Sean Wallace 

Owner and Applicant Information: 

Applicant: Lou Reynolds   

Property Owner: Ann & Mark Farrow 

Action Requested: Variance to permit an accessory building in a side setback in the RE district (Sec. 90.080-C, 
Table 90-1) 

Location Map: Additional Information: 

Present Use: Residential    

Tract Size: 0.67 acres 

Location: 2157 E. 26th Pl. S 

Present Zoning: RE 

5.1 
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REVISED 11/7/2023 

BOARD OF ADJUSTMENT 
CASE REPORT 

STR: 9318   Case Number: BOA-23595  
CD: 4

HEARING DATE: 11/14/2023 1:00 PM 

APPLICANT: Lou Reynolds 

ACTION REQUESTED: Variance to permit an accessory building in a side setback in the RE district (Sec. 90.080-
C, Table 90-1) 

LOCATION: 2157 E. 26th Pl. S ZONED: RE 

PRESENT USE: Residential TRACT SIZE: 29398.76 SQ FT 

LEGAL DESCRIPTION: E 10 OF LT 16 ALL OF LT 17 W 25 OF LT 18BLK 2, FOREST HILLS CITY OF TULSA, 
TULSA COUNTY, STATE OF OKLAHOMA 

RELEVANT PREVIOUS ACTIONS:  None.  

RELATIONSHIP TO THE COMPREHENSIVE PLAN: The Tulsa Comprehensive Plan identifies the subject property 
as part of a “Neighborhood.“  

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

STATEMENT OF HARDSHIP: See attached. 

STAFF ANALYSIS:  The applicant is requesting a Variance to permit an accessory building in a side setback in the 
RE district (Sec. 90.080-C, Table 90-1):  

Facts staff finds favorable for variance request: 
 Crow Creek lies in the rear setback and does present a spacing challenge.

Facts Staff find unfavorable for the variance request: 
 None.
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SAMPLE MOTION: 

Move to _________ (approve/deny) a Variance to permit an accessory building in a side setback in the RE district 
(Sec. 90.080-C, Table 90-1). 

 Finding the hardship(s) to be________________________________.

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

 Subject to the following conditions ___________________________.

In granting the Variance 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 provision’s
intended purpose;

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

d. That the alleged practical difficulty or unnecessary 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 the 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, spirit, and intent of this zoning code or the comprehensive plan.”

Subject Property 
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REVISED 11/7/2023 

Case Number:   BOA-23596 

Hearing Date:    11/14/2023 1:00 PM 

Case Report Prepared by: 

Sean Wallace 

Owner and Applicant Information: 

Applicant: Gary Schellhorn   

Property Owner: City of Tulsa 

Action Requested: Special Exception to to modify a previously approved site plan for a Parks use in the RS-3 
District (Table 5.020, Table 5-2; Sec.70.120) 

Location Map: Additional Information: 

Present Use: City Park (Berry Park)  

Tract Size: 15.01 acres 

Location: 5002 N. Wheeling Ave E 

Present Zoning: RS-3 
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BOARD OF ADJUSTMENT 
CASE REPORT 

STR: 199   Case Number: BOA-23596
CD: 1

HEARING DATE: 11/14/2023 1:00 PM 

APPLICANT: Gary Schellhorn 

ACTION REQUESTED: Special Exception to modify a previously approved site plan and conditions for a parks use 
in the RS-3 District (Table 5.020, Table 5-2; Sec.70.120) 

LOCATION: 5002 N. Wheeling Ave E (Berry Park) ZONED: RS-3 

PRESENT USE: City Park  TRACT SIZE: 654016.87 SQ FT 

LEGAL DESCRIPTION: SW NW SE & S/2 NW NW SE SEC 7 20 13, NORTHRIDGE SECOND ADDN AMD, 
NORTHRIDGE ADDN CITY OF TULSA, TULSA COUNTY, STATE OF OKLAHOMA 

RELEVANT PREVIOUS ACTIONS:   

Subject property:  

BOA-9602 – 07/1977: Board approved an exception to permit a public park on site. 

BOA-17107 – 07/25/1995: Board approved an amendment to a previously approved site plan. Additionally the 
Board conditioned their approval on no lighting being allowed on the playing courts.   

RELATIONSHIP TO THE COMPREHENSIVE PLAN: The Tulsa Comprehensive Plan identifies the subject property 
as “Park and Open Space.” 

The Park and Open Space designation includes parks, trails, public sports complexes, country clubs, stormwater 
facilities, forests, and cemeteries. While these individual uses differ greatly, the general goal of this designation is to 
ensure these areas remain in their current undeveloped state, and that new development in near proximity does not 
encroach in ways that undermine the purpose of the property. Active parks and open space should be further 
activated by development that faces these uses. 

STAFF ANALYSIS:  The Applicant is requesting a Special Exception to modify a previously approved site plan for a 
Parks use in the RS-3 District (Table 5.020, Table 5-2; Sec.70.120) and to permti lighting at the park per city 
ordinances.  
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SAMPLE MOTION:  

Special Exception: 

Move to _________ (approve/deny) a Special Exception to modify a previously approved site plan and conditions 
for a parks use in the RS-3 District (Table 5.020, Table 5-2; Sec.70.120). 

 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. 

 (Subject Property) 

(Subject Property) 
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SAW CUT, FULL DEPTH

REMOVE CONCRETE CURB & GUTTER

REMOVE CONCRETE PAVEMENT

REMOVE ASPHALT PAVEMENT

REMOVE TREE

REMOVE BUILDING, BUILDING FOOTING, BUILDING
FOUNDATION, CONCRETE RAMPS, WHEEL STOPS
AND ALL ASSOCIATED UTILITIES.

REMOVE POOL, INCLUDING SURROUNDING PAVING,
FENCING, AND POOL AMENITIES

REMOVE LIGHT POLE AND ASSOCIATED OVERHEAD
POWER LINE

REMOVE STEEL PIPE GUARD RAIL

REMOVE ASPHALT TRAIL

REMOVE CONCRETE SIDEWALK

REMOVE PLAYGROUND EQUIPMENT

REMOVE BENCH AND FOUNDATION

REMOVE UTILITY VAULT AND ALL ASSOCIATED
UTILITIES

REMOVE SIGN

REMOVE CONCRETE HEADWALL AND CULVERT

DEMOLITION KEY NOTES
A

B

C

D

E

F

1. THE CONTRACTOR SHALL CONTACT "OKIE" AT 811 OR 800-522-6543, THREE (3)
WORKING DAYS BEFORE BEGINNING ANY WORK, SO EXISTING UNDERGROUND
UTILITIES MAY BE LOCATED AND MARKED.

2. CONTRACTOR SHALL COORDINATE AND STAGE ALL WORK WITHIN THE LIMITS
OF CONSTRUCTION OR BOUNDARY SHOWN ON PLANS.

3. CONTRACTOR SHALL BE RESPONSIBLE FOR THE PROPER DISPOSAL OF ALL
TRASH AND BUILDING MATERIALS.  ALL WASTE MATERIAL GENERATED BY
CONSTRUCTION OR DEMOLITION ACTIVITIES SHALL BE HAULED OFF TO A
LEGAL DUMP SITE AND DEPOSITED AT THE CONTRACTOR'S EXPENSE . THE
HAUL ROUTE SHALL BE MAINTAINED FREE OF DEBRIS, MUD, ROCK AND TRASH
AT ALL TIMES.

4. ALL EXISTING PAVEMENT, BASE COURSES, SIDEWALKS, CURBS, FOUNDATION,
ETC., TO BE DEMOLISHED ARE TO BE REMOVED TO FULL DEPTH.

5. ALL REMOVED AND SALVAGED ITEMS SHALL BECOME THE PROPERTY OF THE
CONTRACTOR, UNLESS SPECIFICALLY NOTED OR REQUESTED BY THE
OWNER.

6. THE CONTRACTOR SHALL USE WATER SPRINKLING  AND OTHER SUITABLE
METHODS, AS NECESSARY, TO CONTROL DUST AND DIRT CAUSED BY
DEMOLITION WORK.

7. CONTRACTOR SHALL LOCATE AND MARK ALL EXISTING  UTILITIES PRIOR TO
COMMENCING THE WORK.  COORDINATE WITH LOCAL UTILITY COMPANIES
PRIOR TO UTILITY DISCONNECTS.

8. ANY CAVITIES LEFT BY STRUCTURE FOUNDATIONS OR TREE STUMP REMOVAL
SHALL BE BACK FILLED AND COMPACTED PER SPECIFICATIONS.

9. THE CONTRACTOR SHALL PROVIDE PROTECTION TO ALL STREETS, FENCES,
TREES, UTILITIES AND STRUCTURES THAT ARE TO REMAIN. REPAIRS
NECESSITATED BY CONTRACTOR DAMAGE SHALL BE MADE AT NO
ADDITIONAL COST TO THE OWNER.

10. DAMAGE TO ALL EXISTING CONDITIONS TO REMAIN WILL BE REPLACED AT
CONTRACTOR'S EXPENSE TO THE SATISFACTION OF THE OWNER.

11. THE LOCATIONS OF ALL EXISTING UTILITIES SHOWN ON THIS PLAN HAVE BEEN
DETERMINED FROM THE BEST INFORMATION AVAILABLE AND ARE GIVEN FOR
THE CONVENIENCE OF THE CONTRACTOR. THE ENGINEER ASSUMES NO
RESPONSIBILITY FOR THEIR ACCURACY. PRIOR TO THE START OF ANY
DEMOLITION ACTIVITY, THE CONTRACTOR SHALL NOTIFY THE OWNER FOR
ONSITE LOCATIONS OF EXISTING UTILITIES.

DEMOLITION PLAN NOTES
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SCALE:

0 40' 80'

SCALE: 1" = 40'-0"

1. THE CONTRACTOR SHALL CONTACT "OKIE" AT 811 OR 800-552-6543, THREE (3)
WORKING DAYS BEFORE BEGINNING AY WORK, SO EXISTING UNDERGROUND
UTILITIES CAN BE LOCATED AND MARKED.

2. EQUIPMENT AND MATERIALS SHALL BE INSTALLED IN ACCORDANCE WITH THE
MANUFACTURER'S RECOMMENDATIONS AND SPECIFICATIONS.

3. SIDEWALK EXPANSION JOINTS SHALL BE PLACED IN ACCORDANCE WITH DETAIL
10/CS501.

4. THIS PROPERTY IS LOCATED IN ZONE "X", "FLOOD HAZARD AREA DETERMINED TO BE
OUTSIDE THE 0.2% ANNUAL CHANCE FLOODPLAIN", PER FEMA F.I.R.M. COMMUNITY
PANEL NO. 40143C0227L,  EFFECTIVE DATE: OCTOBER 16, 2012.

5. EARTHWORK FOR ALL BUILDING FOUNDATIONS AND SLABS SHALL BE IN
ACCORDANCE WITH STRUCTURAL BUILDING PLANS AND SPECIFICATIONS AND THE
GEOTECHNICAL REPORT FOR THIS PROJECT.

6. ALL CONSTRUCTION AND METHODS TO BE IN STRICT ACCORDANCE WITH CURRENT
CITY OF TULSA STANDARD DRAWINGS AND SPECIFICATIONS.

7. THE CONTRACTOR SHALL BE SOLELY AND COMPLETELY RESPONSIBLE FOR
CONDITIONS OF THE JOB SITE, INCLUDING SAFETY OF ALL PERSONS AND PROPERTY
DURING PERFORMANCE OF THE WORK. THIS REQUIREMENT WILL APPLY
CONTINUOUSLY AND WILL NOT BE LIMITED TO NORMAL WORKING HOURS. MAINTAIN
ALL BARRICADES, WARNING SIGNS, FLASHING LIGHTS AND TRAFFIC CONTROL
DEVICES DURING CONSTRUCTION. CONTRACTOR SHALL COMPLY WITH ALL O.S.H.A.
REGULATIONS AND SAFETY REQUIREMENTS.

8. THIS  SET OF CONSTRUCTION DOCUMENTS SHALL BE CONSIDERED AS A WHOLE IN
THAT THE GENERAL CONTRACTOR  AND ALL SUB-CONTRACTORS ARE RESPONSIBLE
FOR INFORMATION PRESENTED ON ALL SHEETS OF THIS SET OF DRAWINGS.

9. CONTRACTOR IS TO BE RESPONSIBLE FOR OBTAINING ANY REQUIRED STATE OR
LOCAL PERMITS.   CONSTRUCTION  MEANS AND METHODS SHALL COMPLY WITH ALL
APPLICABLE GOVERNING CODES AND BE CONSTRUCTED TO SAME.

10. IF ANY EXISTING STRUCTURES TO REMAIN ARE DAMAGED DURING CONSTRUCTION, IT
IS THE CONTRACTOR'S RESPONSIBILITY TO REPAIR AND/OR REPLACE THE EXISTING
STRUCTURE, AS NECESSARY, TO RETURN IT TO THE EXISTING CONDITION OR BETTER.
CONTRACTOR SHALL REPAIR AND RESTORE ANY AREAS DAMAGED DURING
CONSTRUCTION AT HIS OWN EXPENSE.

11. CONTRACTOR SHALL PROVIDE AND MAINTAIN EROSION CONTROL MEASURES PER
THE EROSION CONTROL PLAN (CG102).

12. THE CONTRACTOR SHALL PERFORM THE WORK ACCORDING TO ALL CITY, COUNTY,
STATE AND FEDERAL SAFETY AND HEALTH REGULATIONS. IN PARTICULAR THE
"TRENCHING" AND "OPEN EXCAVATION" OPERATIONS SHALL COMPLY WITH ALL
CURRENT O.S.H.A. REGULATORY REQUIREMENTS.

13. ALL PAVEMENT MARKING OF STRIPES TO BE 4" WIDE, WHITE AND APPLIED IN TWO
COATS, UNLESS OTHERWISE NOTED, RE: SPECIFICATIONS.

14. PARKING LOT STRIPING AND REQUIRED ADA ACCESSIBLE AISLES SHOWN ON PLAN
SHALL BE MARKED IN ACCORDANCE WITH CURRENT ADA GUIDELINES.

15. ALL NEW SIDEWALKS SHALL BE 4" THICK AND A MINIMUM OF FOUR (4) FEET WIDE.
SIDEWALKS SHALL HAVE A LIGHT BROOM FINISH WITH A MAXIMUM CROSS SLOPE OF
TWO PERCENT.  TRANSVERSE CONTRACTION JOINTS SHALL MAINTAIN AN EQUAL
SPACING WITH THE SIDEWALK WIDTH.  SIDEWALK EXPANSION JOINTS SHALL NOT
EXCEED 40 FOOT SPACING UNLESS OTHERWISE NOTED.

CONSTRUCT CURB AND GUTTER, RE 8/CS501

CONCRETE SIDEWALK, RE: 7/CS501

4" PAINTED WHITE STRIPE

STANDARD SIDEWALK RAMP, TYPE "B"
RE: COT STANDARD DETAIL 790

ADA PAINTED PAVEMENT PARKING SYMBOL,
RE: 2/CS501

ADA PARKING STRIPING DETAIL

CROSSWALK STRIPING PER MUTCD SECTION 7C.03

REFER TO ARCHITECTURAL AND STRUCTURAL
PLANS FOR BUILDING DETAIL

6" BOLLARD WITH SIGN POST AND ACCESSIBLE
SIGN, RE: 4/CS501

3' DRAINAGE CURB CUT

PARK FEATURE. SEE ARCH. SHEETS FOR DETAILS

INSTALL BENCH. SEE ARCH. SHEETS FOR DETAILS

INSTALL BIKE RACK. SEE ARCH. SHEETS FOR
DETAILS

INSTALL TRASH AND RECYCLING RECEPTACLES.
SEE ARCH. SHEETS FOR DETAILS

INSTALL LARGE BENCH. SEE ARCH. SHEETS FOR
DETAILS

INSTALL PICNIC TABLES. SEE ARCH. SHEETS FOR
DETAILS

SPLASH PADS. SEE INCLUDED PLANS FOR DETAILS

SITE PLAN KEY NOTES
A

B
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F
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I

SITE PLAN NOTES
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REVISED 11/7/2023 

Case Number: BOA-23597 

Hearing Date: 11/14/2023 1:00 PM 

Case Report Prepared by: 

Dylan Siers 

Owner and Applicant Information: 

Applicant: Steven Ryan   

Property Owner: Independent School District NO 1 

Action Requested: Variance to increase the permitted sign area of 32 square feet for a wall sign in the residential 
district (Sec. 60.050-B.2) 

Location Map: Additional Information: 

Present Use: Memorial High School    

Tract Size: 29.3 acres 

Location: 5840 S. Hudson Ave. E.  

Present Zoning: RS-2,RS-3 
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REVISED 11/7/2023 

BOARD OF ADJUSTMENT 
CASE REPORT 

STR: 9334  Case Number: BOA-23597 
CD: 9

HEARING DATE: 11/14/2023 1:00 PM 

APPLICANT: Steven Ryan 

ACTION REQUESTED: Variance to increase the permitted sign area of 32 square feet for  wall signs in a residential 
district (Sec. 60.050-B.2) 

LOCATION: 5840 S. Hudson Ave. E.  ZONED: RS-2,RS-3 

PRESENT USE: Memorial High School TRACT SIZE: 1276291.45 SQ FT 

LEGAL DESCRIPTION: BEG 985N & 80W SECR SW TH N1865 W560 S875 W205 SWLY202 S790.63 E797.5 
POB SEC 34 19 13  29.30ACS,  CITY OF TULSA, TULSA COUNTY, STATE OF OKLAHOMA 

RELEVANT PREVIOUS ACTIONS:  

BOA- 22092 – The Board approved a Special Exception to allow a dynamic display sign in an RS-3 district for 
Memorial High School. 

BOA- 21695 – The Board approved a variance to allow for one 46 sq. ft. wall sign in an RS-3 district, for Memorial 
High School. 

RELATIONSHIP TO THE COMPREHENSIVE PLAN: The Tulsa Comprehensive Plan identifies the subject property 
as part of a “Neighborhood”:  

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

STATEMENT OF HARDSHIP: Memorial High School includes a large site plan and a large building.  This property 
is not typical of most residential properties. The signage that is requested is modest in size, in relation to the 
building size.  The code also counts the name and logo as two separate signs.  However, the sign square footage 
totals 130 sq ft.  The code places it as exceeding the combined 32 sq ft limit for all wall signs. We are asking for a 
variance to allow for a sign properly sized to properly fit the building and message that includes the school’s name 
and logo. 

STAFF ANALYSIS:  Applicant is requesting Variance to increase the permitted sign area of 32 square feet for  wall 
signs in a residential district (Sec. 60.050-B.2) 

Applicant is proposing 2 signs, one is proposed at 92 square feet the other at 37.9 square feet. 
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Facts staff finds favorable for variance request: 
 The existing building is large and not typical of other sized Special Exception uses in residential districts. 

Facts Staff find unfavorable for the variance request: 
 None. 

SAMPLE MOTION:      Move to _________ (approve/deny) a Variance to increase the permitted sign area of 32 
square feet for  wall signs in a residential district (Sec. 60.050-B.2) 

Move to _________ (approve/deny) 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 ___________________________. 

In granting the VVariance 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 provision’s
intended purpose;

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

d. That the alleged practical difficulty or unnecessary 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 the 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, spirit, and intent of this zoning code or the comprehensive plan.”
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Previous East Elevation – Approximately 52’ Long and 2’ High 
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Case Number: BOA-23598 

Hearing Date: 11/14/2023 1:00 PM 

Case Report Prepared by: 

Dylan Siers 

Owner and Applicant Information: 

Applicant: Keith Robertson   

Property Owner: RED FORK-BROOKSIDE 
MASONIC LODGE #505 AF 

Action Requested: Special Exception to permit a fraternal organization in the CS district. (Section 15.020); Special 
Exception to permit a fence height greater than 4 feet in the street setback. (Section 45.080-A) 

Location Map: Additional Information: 

Present Use: Vacant   

Tract Size: 1.39 acres 

Location: 3951 S. Union Ave. 

Present Zoning: CS 

8.1 



S
 TA

C
O

M
A

 A
V

E

W 40TH ST S

W 37TH PL S

S
 W

A
C

O
 A

V
E

W 39TH ST S

W 42ND ST S

S
 U

N
IO

N
 P

L

S
 TA

C
O

M
A

  A
V

E

W 38TH ST S

W 39TH ST S

W 37TH PL S

W 39TH ST S

75

RS-3 RS-3

RS-3

IL

RS-3

IL

CS

IL

IL

IL

CS

CG

CH

RS-3

S 
U

N
IO

N
 A

VE

W 41ST ST S

0 200 400
Feet

BOA-23598
8.2 



S
 TA

C
O

M
A

 A
V

E

W 40TH ST S

W 37TH PL S

S
 W

A
C

O
 A

V
E

W 39TH ST S

W 42ND ST S

S
 U

N
IO

N
 P

L

S
 TA

C
O

M
A

  A
V

E

W 38TH ST S

W 39TH ST S

W 37TH PL S

W 39TH ST S

75

S 
U

N
IO

N
 A

VE

W 41ST ST S

0 200 400
Feet BOA-23598 Note:  Graphic overlays may not precisely

align with physical features on the ground.

Aerial Photo Date: 2021

Subject
Tract

8.3 



REVISED 11/7/2023 

BOARD OF ADJUSTMENT 
CASE REPORT 

STR: 9223  Case Number: BOA-23598 
CD: 2

HEARING DATE: 11/14/2023 1:00 PM 

APPLICANT: Keith Robertson 

ACTION REQUESTED: Special Exception to permit a fraternal organization in the CS district. (Section 15.020) 
Special Exception to permit a fence height greater than 4 feet in the street setback. (Section 45.080-A) 

LOCATION: 3951 S UNION AV W ZONED: CS 

PRESENT USE: Vacant TRACT SIZE: 60479.26 SQ FT 

LEGAL DESCRIPTION: PRT LT 13 & PRT LT 14 BEG NWC LT 13 TH E307.62 SE112.34 S77 W330 N187 POB 
BLK 6, INTERURBAN ADDN CITY OF TULSA, TULSA COUNTY, STATE OF OKLAHOMA 

RELATIONSHIP TO THE COMPREHENSIVE PLAN: The Tulsa Comprehensive Plan identifies the subject property 
as part of a “Local Center“. 

Local Centers serve the daily needs of those in the surrounding neighborhoods. This designation implies that the 
center generally does not serve an area beyond the nearby neighborhoods. Typical uses include commercial or 
retail uses that serve the daily needs of nearby residents. In order to introduce a regional trip generator, the entire 
local center designation should be amended to be Regional Center with significant input from all affected properties 
and nearby neighborhoods. 

STAFF ANALYSIS:  The Applicant is requesting a Special Exception to permit a fraternal organization in the CS 
district. (Section 15.020);  

 And a Special Exception to permit a fence height greater than 4 feet in the street setback. (Section 45.080-A). 

The proposed fence is approximately 6-feet in height. 
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SAMPLE MOTION: 

Special Exception:  

Move to _________ (approve/deny) a Special Exception to permit a fraternal organization in the CS district. (Section 
15.020) and Special Exception to permit a fence height greater than 4 feet in the street setback. (Section 45.080-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. 

Subject Property 
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NOTICE:  ALL DRAWINGS ARE SUBJECT TO THE APPROVAL OF ANY AND ALL FEDERAL, STATE, COUNTY AND CITY BUILDING INSPECTIONS DEPARTMENTS.
REPRODUCTION AND REDISTRIBUTION OF THE MATERIAL WITHOUT WRITTEN PERMISSION OF KEITH D. ROBERTSON IS NOT AUTHORIZED.   COPYRIGHT 2023
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NOTICE:  ALL DRAWINGS ARE SUBJECT TO THE APPROVAL OF ANY AND ALL FEDERAL, STATE, COUNTY AND CITY BUILDING INSPECTIONS DEPARTMENTS.
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Case Number: BOA-23599 

Hearing Date: 11/14/2023 1:00 PM 

Case Report Prepared by: 

Austin Chapman 

Owner and Applicant Information: 

Applicant: Phillip  Doyle   

Property Owner: Adam & Crystal Wing 

Action Requested: Special Exception to allow an Accessory Dwelling Unit in an RS-2 District (45.031-D); Variance 
to allow the floor area of  detached accessory buildings to exceed 500 square feet and 40% of the floor area of the 
principal residential structure (Section 45.030-B);Variance to allow more than 25% coverage by an Accessory 
Dwelling Unit in the rear setback in the RS-2 District (Section 90.090-C); Variance to allow a detached Accessory 
Dwelling Unit to exceed one story or 18 feet in height and to exceed 10 feet in height to the top of the top plate in 
the rear setback (Section 90.090-C) 

Location Map: Additional Information: 

Present Use: Residential    

Tract Size: 0.28 acres 

Location: 1324 E. 26 Pl. S. 

Present Zoning: RS-2 
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Aerial Photo Date: 2020/2021 9.3
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BOARD OF ADJUSTMENT 
CASE REPORT 

STR: 9318  Case Number: BOA-23599 
CD: 4

HEARING DATE: 11/14/2023 1:00 PM 

APPLICANT: Phillip  Doyle 

ACTION REQUESTED: Special Exception to allow an Accessory Dwelling Unit in an RS-2 District (45.031-D); 
Variance to allow the floor area of  detached accessory buildings to exceed 500 square feet and 40% of the floor 
area of the principal residential structure (Section 45.030-B);Variance to allow more than 25% coverage by an 
Accessory Dwelling Unit in the rear setback in the RS-2 District (Section 90.090-C); Variance to allow a detached 
Accessory Dwelling Unit to exceed one story or 18 feet in height and to exceed 10 feet in height to the top of the top 
plate in the rear setback (Section 90.090-C) 

LOCATION: 1324 E. 26 Pl. S. ZONED: RS-2 

PRESENT USE: Residential TRACT SIZE: 12148.93 SQ FT 

LEGAL DESCRIPTION: W1/2 LT 14 & ALL LT 15 BLK 1, TRAVIS HGTS ADDN CITY OF TULSA, TULSA 
COUNTY, STATE OF OKLAHOMA 

RELEVANT PREVIOUS ACTIONS:  None.  

RELATIONSHIP TO THE COMPREHENSIVE PLAN: The Tulsa Comprehensive Plan identifies the subject property 
as part of a “Neighborhood”   

STATEMENT OF HARDSHIP:  

Please describe how your hardship meets the following criteria: 

1. 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: ADU and Cabana need to be on
the South side of the property to utilize existing garage footprint and not impeded surface
drainage from East Neighbor.

2. That literal enforcement of the subject zoning code provision is not necessary to achieve the provision’s
intended purpose: Literal enforcement not necessary to achieve purpose.

3. That the conditions leading to the need of the requested variance are unique to the subject property and
not applicable, generally, to other property within the same zoning classification: Drainage issue and
historic detached garage are unique to property.

4. That the alleged practical difficulty or unnecessary hardship was not created or self-imposed by the
current property owner: Existing garage and drainage are pre-existing.

5. That the variance to be granted is the minimum variance that will afford relief: It is the minimum
square footage.

6. That the variance to be granted will not alter the essential character of the neighborhood in which the
subject property is located, nor substantially or permanently impair use or development of adjacent
property: It is in line with the neighborhood.

7. That the variance to be granted will not cause substantial detriment to the public good or impair the
purposes, spirit, and intent of this zoning code or the comprehensive plan.”: No detriment to public
good- structure is designed to feel as small as possible. 9.5



REVISED 11/7/2023 

STAFF ANALYSIS:  The applicant is requesting a Special Exception to allow an Accessory Dwelling Unit in an RS-
2 District (45.031-D); Variance to allow the floor area of detached accessory buildings to exceed 500 square feet 
and 40% of the floor area of the principal residential structure (Section 45.030-B; 45.031.6.a); 

A copy of sections 45.030 and 45.031 are included in your packet. 

Variance to allow more than 25% coverage by an Accessory Dwelling Unit in the rear setback in the RS-2 District 
(Section 90.090-C);  Variance to allow a detached Accessory Dwelling Unit to exceed one story or 18 feet in height 
and to exceed 10 feet in height to the top of the top plate in the rear setback (Section 90.090-C) 

The applicant is seeking a 2-story accessory building that is 23-feet in height at its peak;  would be covering 1,538 
square feet (68 %) of the rear setback and has 1,662 square feet of building area (49% of the principal structure).  

Facts staff finds favorable for variance request: 
 The drainage issue stated by the applicant could constitute a unique condition to the subject property that is

not generally applicable to other similarly zoned properties. .

Facts Staff find unfavorable for the variance request: 
 None.

SAMPLE MOTION: 

Special Exception:  
Move to _________ (approve/deny) a  Special Exception to allow an Accessory Dwelling Unit in an RS-2 District 
(45.031-D); 

 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. 

Variance:  

Move to _________ (approve/deny) a Variance to allow the floor area of  detached accessory buildings to exceed 
500 square feet and 40% of the floor area of the principal residential structure (Section 45.030-B);Variance to allow 
more than 25% coverage by an Accessory Dwelling Unit in the rear setback in the RS-2 District (Section 90.090-C); 

9.6
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Variance to allow a detached Accessory Dwelling Unit to exceed one story or 18 feet in height and to exceed 10 
feet in height to the top of the top plate in the rear setback (Section 90.090-C) 

 Finding the hardship(s) to be________________________________.

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

 Subject to the following conditions ___________________________.

In granting the Variance 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 provision’s
intended purpose;

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

d. That the alleged practical difficulty or unnecessary 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 the 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, spirit, and intent of this zoning code or the comprehensive plan.”

Subject Property 
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Drawing name and locationX
X

X
X
X

1 Title sheet, site plan

GENERAL NOTES:

SHEET INDEX:

CODE:
2015 International Residential code

HEATED SQUARE FOOTAGE:
Existing residence: 3,385 SF
Existing accessory building:              183 SF
New accessory addition:             560 SF
Total: 4,128 SF

ZONING:
RS-2 district

LEGAL DESCRIPTION:
W 1 2 LOT 14 & ALL LOT 15, BLOCK 1
of TRAVIS HEIGHTS ADDITION,
City of Tulsa,Tulsa County
State of Oklahoma

LEGEND:

Reference grid for dimensions
Section through plan
Carpentry detail
Construction note/detail
Door number
Window type
Reference area
"Top of" measure from

X/X.X

X

T.O.
"Center line" measure toCL

1. All work shall conform to the
"International Residential code (2015)
and all other Governing laws, codes,
ordinances and regulations. See
structural drawings for additional design
criteria.

2. These plans and specification
documents are intended for one project
only at one particular site only. Any
additional use or reproduction without
the written permission of the design firm
is forbidden. Changes to plan and
specification documents shall be made
only by the approval of this office
and/or owner. Changes should be
submitted in writing.

3. All exterior dimensions are to the face of
the exterior frame wall and/or concrete
or stemwall.

4. All interior plan dimensions are to face
of framing, centerline or an extension of
an exterior dimension.

5. Written dimensions take precedence
over scaled dimensions.

6. All contractors shall field verify all
existing and new conditions, materials,
elevations and dimensions. Any
discrepancies, or omissions shall be
immediately reported to this office and
/or owner before construction proceeds.

7. All contractors shall examine
all drawings and existing conditions to
determine locations and dimensions of
any and all chases, inserts, openings,
sleeves, depressions and of other
project requirements.

8. All wood in contact with concrete shall
be pressure treated (PT.)

9. Provide for passive control of radon
entry as membrane beyond outside face
of the slab so as to seal openings or
crack that connect the house interior to
the sub-slab soil. Seal all penetrations,
joints, tears and cuts with tape or mastic.

10. General contractor shall coordinate and
provide for termite protections and
inspection as outlined in R318 (2015 IRC)

11. Provide safety glazing at all Hazardous
Locations as defined in section R308.4
(2015 IRC)

12.
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PROPOSED 2-STORY
BRICK & FRAME GARAGE
W/ APARTMENT ABOVE

743 SF (heated), 1,120 SF (total)
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PROPOSED
COVERED PORCH

(542 SF)
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25'-0" REAR YARD SETBACK

30'-0" FRONT YARD SETBACK

EXISTING 2-STORY
BRICK & FRAME RESIDENCE

(3,385 SF)

EXISTING 1-STORY
BRICK & FRAME GARAGE

183 SF (heated), 560 SF (total)

EXISTING
COVERED
PORCH

EXISTING
COVERED
PORCH

6'-
41 2"

5'-5"

C   E. 26th PLACEL

 40% PRINCIPAL HOUSE FLOOR AREA =
 3,385 SF x .4 = 1,354 SF ALLOWED
EXISTING DETACHED STRUCTURE AREA =     560 SF
2ND STORY ADDITION =                             +560 SF
COVERED PORCH ADDITION =                   +542 SF
PROPOSED DETACHED STUCTURE AREA =  1,662 SF

45.030A ACCESSORY BUILDING SIZE
AREA IN REAR YARD SETBACK IS LESS
THAN 25% (RS-2 DISTRICT) .
ALLOWED: (90 x 25 x 25%) = 562.5 SF
ACTUAL:                               1,538 SF

TABLE 90-2:COVERAGE OF REAR SETBACK
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