
RM.3

\
I
I
I
I
I
I

AGi
T
I
I
Ir PUD-799
t
I

:T]L

1

ê_o.a 
"

I
I
I
I
I
I
I
I
t
I

I
t

I
I
I
I
I
I

I
It

I

SUBJECT TRACT

I
I
t
I
I
I
t

I\

AG

t
I\ \ \ \

I
t

Feet
0 200 400 BOA-23046 \8, T

19-12 24



BOARD OF ADJUSTMENT
CASE REPORT

STR: Case Number: 80A-23046
CZM:. 46

CD: 9
HEARING DATE: 1210812020 1:00 PM

APPLICANT: Josh Miller

ACTION REQUESTED: Variance to allow the continued use of a non-all weather parking surface
previsouly approved inBOA-22557 and B,C.A-22336 (Section 55.090-F)

LOCATION: South of the SE/c of E. 31st St. S. and Riverside Parkway (Gathering Place South of
Crow Creek)

ZONED: RM-2

PRESENT USE: Parking TRACT SIZEI. 441754.22 SQ FT

LEGAL DESCRIPTION: Lots 1, 2 and 3 Block 1, 3200 Riverside Drive Addition

RELEVANT PREVIOUS AGTIONS:

Related to the Gathering Place:

BOA-22810: On 12.10.19 the Board approved a variance of the height requirement and signage
limitation in an R zoning district for the Children's museum approved in BOA-22774.

BOA-22774: On 11.12.2019 the Board approved a Special Exception to allow a Parks and
Recreation Use and a Cultural Exhibit to permit the expansion of the Gathering Place and
Construction of the Children's Museum in a RM-1, RM-2, and RS-3 District.

BOA-22557; On 12.11.18 the Board approved a request for a Modification of the conditions of a
previously approved Special Exception, 80A-22336, to extend the allowable time limit from October
31,2019 to December 31,2020. Property located South of the SE/c of East 31st Street South and
Riverside Drive.

80A-22336; On 10.10.17 the Board approved a Special Exception to allow a Parks and Recreation
use in an R district to permit a temporary accessory parking lot for the Gathering Place (Section
5.020), a Variance to allow a non all weather parking surface (Section 50.090-F) subject to the
conceptual plan modified at today's meeting. The approval is subject to the following conditions: no
parking within 30 feet of the property line on the south side of the property; on the southeast corner
removal of three rows of parking as shown as etched out on the exhibit modified today, on the east
side north of Crow Creek the removal of four rows of parking as shown on the exhibit today, on the
northeast side of the property the removal of one row of adjacent parking along the fence line to 31't
Street, enhance screening to be installed abutting residentially used properties to the south and east,
the parking lot will be maintained and staffed while open for parking, gravel to be sparingly used for
maintenance only, and the parking lot will not.be lit. Property located South of the SE/c of Eas[ 31't
Street South and Riverside Drive.
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BOA-21784; On 09.23.14 the Board approved a Special Exception to permit offsite construction
facilities (Use Unit 2) including staging and storage of construction equipment and materials (Section
401, Table 1 and Section 1202.8), a Variance of 2-year time limitation on construction facilities to
allow 5 years (Section 1202.C.4.a) with the condition that at the end of the five year period the
construction office facility will be removed, Variance to permit construction facilities to be located
within 100 feet of an occupied dwelling without consent of the owner (Section 1204.C.4.c), Variance
from the bulk and area requírements set forth in Section 404.F. Property located NWc of East 31st
Street and South Boston Place and SE/c of Riverside Drive and East 31st Street.

RELATIONSHIP TO THE COMPREHENSIVE PLAN: The Tulsa Comprehensive Plan identifies the
subject property as part of the "Arkansas River Corridor" and an "Area of Growth".

The Arkansas River Corridor is located along the Arkansas River and scenic roadways running
parallel and adjacent to the river. The Arkansas River Corridor is comprised of a mix of uses -
residential, commercial, recreation, and entertainment - that are well connected and primarily
designed for the pedestrian. Visitors from outside the surrounding neighborhoods can access the
corridor by all modes of transportation.

This Corridor is characterized by a set of design standards that support and enhance the Arkansas
River Corridor as a lively, people-oriented destination. The Corridor connects nodes of high-quality
development with parks and open space. The natural habitat and unique environmental qualities are
amenities and are respected and integrated as development and redevelopment occur. The future
development of this Corridor is intended to complement the residential character of adjacent thriving
neighborhoods by providing appropriate transitions and connections to the Arkansas River.

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 is a part of the Gathering Place and
specifically includes the existing gravel parking lot South of Crow Creek.

STAFF COMMENTS: The applicant is requesting Variance to allow the continued use of a non-all
weather parking surface previsouly approved in BOA-22557 and BC.A-22336 (Section 55.090-F)

\8.3
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35-09ûF Surfacing

r. All off-street parking areas rnust be surfaced r¡¡ith a dustless" all-weather
surface unless ¡therwise expressly stated in this zoning code. PerviouE
pavernent or pervious pavernent systems are allswed subject to the
supplernental regulations of 5ectiq0.55=890:F..4. Farking area surfacing must
be completed prior to ínltiation of the use to be serr¡ed by the parking.

z. All motorized vehicles designed for travel upon public çtreets and that are
being parked, stored or displayed for sale muEt be parked. stored or
dÍsplayed on dustless, all-weather surface. This surfacing nequirement does
not apply to junk or salvage yards, The board of adjustment is authorized to
grant a special exception perrnítting the storage or display of motorized
vehicles on a surface other than one consisting qf a dustless, alf-weather
surface if the location complies with al! applÍcable minimum building
setbacks.

Applicant is requesting to use the gravel park¡ng areas for an additional 5 years.

STATEMENT OF HARDSHIP: See attached statement from applicant included in a mailing to
neighbors.

SAMPLE MOTT9N:

Move to (approve/deny) a Variance to allow the continued use of a non-all weather
parking surface previsouly approved in BOA-22557 and B,C.A-22336 (Section 55.090-F)

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

ln granting the Variance the Board finds that the following facts, favorable to the property owner,
have been establíshed:

a. That the physical surroundings, shape, or topographical conditions of the subject property
would result in unnecessa4f hardships or pract¡cal difficulties for the propeñy 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 rovi sio n's i nte nded p u rpose ;

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-¡mposed
by the current property owner;

\ B.q
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e. That the variance to be granted is the minimum variance that will afford reliëf;
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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, spft$ and intent of this zoning code or the comprehensive plan."

\1. 5
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GATHERING PLACE-
TU LSA'S RIVERFRONT PARK

Dear Gathering Place Neighbor,

ln the coming days, you will receive a Board of Adjustment notice from INCOG requesting a five-
year extension to allow Gathering Place to continue to operate the temporary parking lot south
of Crow Creek until I2/3I/25. The previous Board of Adjustment approval expires on L2/3L/20.

As we discussed during the last Board of Adjustment process, the Children's Museum

construction is now underway removing the use of the temporary lot north of Crow Creek.

Gathering Place still has the permanent paved parking all around the park plus the temporary lot
south of Crow Creek. ln addition, Gathering Place installed an ADA accessible ramp and pathway

under Riverside Drive to ensure visitors can safely walk from the temporary parking lot into the
park and relieve the pedestrian congestion at the 3Lst Street intersection.

We feel continuing the operation of this temporary lot is critical to providing ample parking on

the park's busiest days, thus, keeping as many cars out of the neighborhood as possible. And,

since there are still no definitive long-term plans for this temporary parking lot land, we are

requesting to extend its use an additional five (5) years until L2/3L/25. Gathering Place will
continue to maintain and operate the lot to a high standard.

Thanks as always for your patience and consideration. Please let Josh Miller (josh@gkff.org) or
me (jstava@tulsacf.org, 9L8-629-L878) know if you have any questions.

Sincerely,

Jeff Stava

\ 8, t,a
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Gomment¡ end Quegtionr:
None.

Board Action:
On MOTIOÑf RADNEY, the Board voted 5-0-0 (Bond, Radney, Ross, Shelton, Van

De Wiele "aye"; no "nays"; no "abstentions"; none absent) I move that based upqn the

facts in this mattet as they presently exist, we ÆgI the applicant's verification of

spacing to permit a medióai mar'rjuana dispensary subject to the action of the Board

nbing io¡O itrould another medical marijuana dispensary be established prior to the

estaÚlishment of this medical marijuana dispensary; for the following property:

LT 7 LESS W5 HWY & N7 E133 LT I BLK 4, WALNUT PARK ADDN, City of Tulsa,

Tulsa County, State of Oklahoma

22810-KKT Architects
F IL E CBPT

üiffi"themaximum35-footbuildingheightinaResidentialDistrict
(S*t'"n 5.030, Table 5-3); Variance to increase the maximum 32 square feet

àisptay area for sign serving a non-residential use in an R District (Section 60.050-

B-àù.' LOCATIOÑ: 131 East 31st Place South and 3137 South Boston Court East

(cD 4)

Presentation:
N¡"rle Watt", KKT Architects, 22OO South Utica Place, Suite 200, Tulsa, OK; stated

this request was before the Board at the last meeting to receive a Special Exception for

the use on the residentially zoned property. Ms. Watts stated she is back before the

Board today for a Variancefor the building height and sign requirements. lf the building

were in a commercial zoning the building and the signs would be in conformance. The

sign is about 200 square feet and it is made of glass.

Ms. Shelton asked Ms. Watts why she did not present this at the last meeting. Ms'

Watts stated there was a miscommunication among all the parties when GKFF put the

first packet together, The intention was for it all to be together but there was a
communication that was droPPed.

Ms. Shelton asked Ms. Watts if there would be any additional request? Ms. Watts

stated there would not.

lnterested Parties:
There were no interested parties present

CommenË and Qt¡estione :
None.

12/rot20t9-1241 Q7)
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Board Action:
On MOTION of BOND, the Board voted 5-0-0 (Bond, Ross, Shelton, Van De Wiele

"aye"; Radney "nay"; no "abstentions"; none absent) to APPROVEthe request for a
Váriance to increase the maximum 35-foot building height in a Residential District

tSe"t¡on S.030, Table 5-3); Variance to increase the maximum 32 square feet display

area for sign serving a non-residential use in an R District (Section 60.050-B-2a),

subject to ðonceptual site plan 21.33,21.32,21.34 and 21.35 of the agenda packet

using 21.32, 21.34 and 21.35 for the conceptual elevations. The Board has found the

frarOéhip to be the nature of the building and the pre-approval for the entire surrounding

area that has been planned for the Gatheririg Place Children's Museum. ln 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

þropertV owner, as distinguished from a mere inconvenience, if the strict letter of the

regulations were carried out;
O. fnat 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. Thát the alleged practical difficulty or unnecessary hardship was not created or
self-imposed by the current property owner;
e. Thai 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

þ. ffrat the-variance to be granted will not cause substantial detriment to the public

õood or impair the purposes, spirit, and intent of this zoning code or the

comprehensive plan; for the following property:

A Tract of Land that is part of the vacated plat of RIVER ACRES' an addition to
the C¡ty of Tulsa filed as Plat #1416; AND a part of the vacated plat of
RIVERDhLE, an addition to the Gity of Tulsa filed as Plal#2626; AND a part of Lot
I of Btock 1 of 3200 RIVERSIDE DRIVE ADDITION, an addition to the City of Tulsa
filed as Plat #2917; AND Lot 7, of the AMENDED PLAT OF PRISCILLA HEIGHTS

ADDITION, an addition to the City of Tulsa, filed as Plat #1387, said plats filed at
the office of the Tulsa County CIerk; AND a part of an unplatted tract lying
adjacent thereto in the East Half (El2l of the Northwest Quarter (NWl4) of the
ttort¡rwest Quarter (NW/4) of the Northeast Quarter (NEl4) of Section 24, Township
l9 North, Range 12 East of the lndian Base and Meridian in the City and County of
Tulsa, State oiOklahoma, according to the U.S. Government Survey thereof, all of
which being more particularly described by metes and bounds as follows :

Gommencing at the Northeast corner of said NW/4 of the NWl4 of the NE/4 of
Section 24; ihence due West along the North section line of said Section 24 a
distance oI 247.5O feet to a point; thence South 0o09'37" West a distance of 40.00

12ttol20r9-1241 Q8)
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feet to the Point of Beginning, said point of beginning being the point of
intersection of the Southerly right of way line of East 31st Street South and the
East boundary line of said vacated plat of RIVER ACRES; thence due West along
the said Southerly right of way Iine of East 31st Street South a distance of 478.15

feet to a point on the Easterly right of way line of South Riverside Drive, said
point also being the Northwest corner of Block I of said vacated plat of RIVER

AGRES; thence South 12"37'OO- East along said Easterly right of way line of
South Riverside Drive a distance of 288.29 feet to a point of curve; thence
continuing along said Easterly right of way line of South Riverside Drive, along a

curve to the right having a radius of 1519.39 feet and a central angle of 8o55'59" a
distance of 236.89 feet to a point of tangency; thence continuing along said
Easterly right of way line of South Riverside Drive, South 3o41'00" East, a
distance of 75.00 feet; thence on a curve to the right having a length of 156.95

feet, a radius ol 432.0A feet, a central angle of 20o48'58", a chord bearing of South
83"16'31" East, and a chord length of 156.09 feet to a point of tangency; thence
South 72"52'02- East a distance ol 487.75 feet to a point on the East line of line of
Block 1, of said 3200 RIVERSIDE DRIVE ADDITION; thence North 00o16'26" East a

distance oÍ 22L 35 feet to the Southeast corner of Lot 7, of said AMENDED PLAT
OF PRISC¡LLA HEIGHTS ADDITION; thence North 00"16'26" East a distance of
50.00 feet to the Northeast corner of said Lot 7; thence North 56o59'58" West a
distance of 88.26 feet to the North corner of said Lot 7; thence along a curve to
the right having a length of 56.82 feet, a radius of 40.00 feet, a central angle of
81"23"19", a chord bearing of South 72o06'00" West, and a chord length of 52.16
feet to the Northwest corner of said Lot 7; thence North 26"42'52" West a distance
of 54.02 feet to the Southeast corner of of Lot 8, 9f said AMENDED PLAT OF
PRISCILLA HEIGHTS ADDITION; thence North 89o56'52" West a distance of 98.78

feet to the Southwest corner of said Lot 8; thence along the East boundary line of
said vacated RTVER ACRES being the same as the West boundary line of said
AMENDED PLAT OF PRISCILLA HEIGHTS ADDITION, North 0:09'37.' EASI A

distance of 400.66 feet to the Point of Beginning., City of Tulsa, Tulsa County,
State of Oklahoma

2281 l-Robcrt¡ Rutledqo

Action Reouettcd:
SnCCial gxoept¡on to permit a Bed and Breakfast use in an RS-3 District (Section

s¡zo¡able 5-2). LOCATION: 3615 East 15th Street South (cD 4)

Presentation:
no¡erta nutledge, 535 South Peoria, Tulsa, OK; stated the request is for a second
family residence in an RS-3 District, sleeping up to eight for an Airbnb short term rental.

Mr. Van De Wiele asked Ms. Rutledge if she had any contact with neighboring property

owners or neighboring property occupants. Ms. Rutledge stated she has spoken with

the neighbors to the west and to the east, and there were no complaints.

r2lt0l20t9-r241 Q9)
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2Íl?74,-'Tulr¡ Getùsrino Plece. LLC c0P r
Action Requested:
@allowaParksandRecreationUseandaCulturalExhibitto
@ionofTheGatheringPlaceandconstructionoftheChildren's
Museut in a RM-1, RM-2, and RS-3 Districts (Section 5.020)' LOCATION: 131

East 31st Place South and 3137 South Boston Court East (CD 4)

Presentation:
]ãtrffi30SouthYaleAvenue,Tulsa,oK;statedthisisforaculturalexhibitfor
the children's museum of Phase ll of the Gathering Place. There has been a lot of

active community and neighborhood engagement through this process. Letters, maps

and drawings oÏ the chiidren's museum were taken door-to-door to the adjacent

property owñers. There was a public meeting held at the Gathering Place for all the

neighbórs. The information was posted on the adjacent neighborhood Facebook pages

"nd- 
answered questions on those Facebook pages. There were also a lot of questions

answered via e-mail and telephone. Mr. Stava stated community engagement is very

irnportant and it is a high priority. During the public engagement he learned two very

imþortant things that were a concern for the neighborhood. Number one was continuing

to monitor thé temporary parking spaces on the southeast corner of 31st and on the

south side of Crow Creek; these temporary lots have been used very heavily. The last

year has been spent actively looking at solutions for mid and long-term park!19,. Th9

other concern the neighboihoods had was the pedestrian congestion at 31't and

Riverside. Mr. Stava hád drawings placed on the overhead projector showing the site

and how the parking would be adjusted. There have been many conversations over the

last five years and intensely over the last six months with MTTA. MTTA had a

downtown circulator program that was really going to just run downtown, end one of the

early ideas was to aliowlhe Gathering Place to be on the southern leg of that circulator.

Thróughout all the conversations it was determined that it would be better to have a

dedicated shuttle that runs between downtown and the Gathering Place. Mr. Stava

stated he has worked with TCC and Boston Avenue United Methodist Church to have

1,500 parking spaces between the church and TCC that are unused on the weekends;

there will be ã downtown circulator that goes between the downtown MTTA bus station

to those parking spaces and drops everyone at the door of the lodge; these will run

every 15 minutðs. The buses will run Friday through Sunday, September through May

then everyday from June through August. The circ_ulator frequency will be every 15

minutes. it wit be the responsibitity of the Gathering Place to do the promotion; there is

about a $40,000 budget allocated for marketing to the community. ln addition, there

has been 600 parking spaces constructed al23'd Street and east of Jackson with a

dedicated shuttie. ftrãt shuttle started running this fall and will continue to run as long

as there is access to the 23d and Jackson lot; eventually this lot will be converted to lay

down for the dam and bridge project at the end of next summer. All in all, the parking

spaces have been increaðed about 2,000 spaces. There will be access created

underneath Riverside Drive for pedestrians; there will be sidewalk built from the south

parking lot to allow pedestrians to walk underneath Riverside Drive and connect to the

ma¡n täil. The Special Exception requested today is to allow the Parks and Recreation

flLt

tt/t2120t9-1240 (9)

\8,\1



[&'Ñ'åâ1-74
and Children's Museum, and next month there wil

the building height for the museum and signs.

FtL t c0Py

Mr. Van De Wiele asked Mr. Stava if the drop offs for the circulator buses were at the

main park or if there were at children's museum. Mr. Stava stated the drop offs are at

the lodge.

Mr. Van De Wiele asked Mr. Stava if the lodge would still be the drop off location after

the children's museum is complete. Mr. St¿iva stated the children's museum will open in

the summ er of 2021, and that has not been visited with MTTA on the shuttle stops.

Mr. Van De Wiele asked Mr. Stava if the 1,000-space parking lot was going to remain

gravel. Mr. Stava answered affirmatively; the Board permitted the temporary use

through the end of December 2020.

Ms. Shelton asked,Mr. Stava what is planned for pedestrian connectivity to the south.

Mr. Stava stated as part of the City infiastructure improvements that were made around

the site, the Crow ireek bridge was actually demolished and now the bridge is raised

about l+ Íeet. There has been enough space created underneath to allow pedestrians

underneath the bridge.

lnierested Perties:
thére were no interested padies present.

Comments and Questions:
None.

I a Special Exception requested for

BoaJd Action:
on MoTION of ROSS, the Board voted 5-0-0 (Bond, Radney, Ross, Shelton, Van De

wiele "aye"; no "nayj'; "abstaining"; none absent) to APPRgVE the request for a
Epecial åception toãllow a parks ánd Recreation Use and a Culturat Exhibit to permit

iffiheGatheringPlaceandconstructionoftheChildren'sMuseumina
RM-1, RM-2, and RS-3 Districtã (Section 5.020), subject to conceptual plan 8'29 of the

,g"ná" packet. The Board finds that the requested Special Exception will be in
hãrmony'with the spirit and intent of the Code and will not be injurious to the

neighborhood or othenryise detrimental to the public welfare; for the following property:

A Tract of Land that is part of the vacated plat of RIVER ACRES, an addition to

the City of Tulsa filed as
plat *l¿tO; AND a part of the vacated plat of RIVERDALE, an addition to the Gity

of Tutsa fiied as piat #2G2G; AND a part of Lot I of Block I of 3200 RIVERSIDE

DRIVE ADDIT¡ON, an addition to the City of Tulsa filed as Plat#2917; AND Lot 7,

Of thE AMENDEO PUr OF PRISCILLA HEIGHTS ADDITION' AN AdditiON tO thE

Gity of Tulsa, filed as plat #1387, said plats filed at the office of the Tulsa County

clerk; AND a part of an unplatted tractiying adjacent thereto in the East Half (E/2)

of the Northwêst euarter tÑW¿) of the Northwest Quarter (NW/4) of the Northeast

11112/2019-1240 (lo)
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Quarter (NE/4) of Section 24, Township 19 North, Range 12 East of the lndian
Base and tUeridian in the City and County of Tulsa, State of Oklahoma, according
to the U.S. Government Survey thereof, all of which being more particularly
described by metes and bounds as follows :

Commencing at the Northeast corner of said NW/4 of the NW/4 of the NE/4 of
Section 24; ihence due West along the North section line of said Section 24 a
distance ol 247.50 feet to a point; thence South 0o09'37" West a distance of 40.00
feet to the Point of Beginning, said point of beginning being the point of
intersection of the Southerly right of way line of East 31st Street South and the
East boundary line of said vacated plat of RIVER ACRES; thence due West along
the said Southerly right of way line of Eást 31st Street South a distance of
478.15 feet to a point on the Easterly right of way line of South Riverside Drive,

said point also being the Northwest corner of Block I of said vacated plat- of
RIVER ACRES; thence South 12o37'OO' East along said Easterly right of way line
of South Riverside Drive a distance of 288.29 feet to a point of curue; thence
continuing along said Easterly right of way line of South Riverside Drive, along a
curve to tñe rigtrt having a radius of l5{9.39 feet and a central angle of 8o55'59" a
distance of ZgS.Ag feet to a point of tangency; thence continuing along said
Easterly right of way line of South Riverside Drive, South 3o4l'00" East, a

distance of
75.00 feet; thence on a curve to the right having a length of 156.95 feet, a radius
of 432.00 feet, a central angte of 20'48'58", â chord bearing of South 83o16'31"
East, and a chord length of 156.09 feet to a point of tangency; thence South
72"52'02- East a distance oÍ 487.75 feet to a point on the East line of line of Block
1, of said 3200 RIVERSIDE DRIVE ADDITION; thence North 00o16'26" East a

distance oÍ 22L35 feet to the Southeast corneî of Lot 7, of said AMENDED PLAT
OF pRISCILLA HEIGHTS ADDITION; thence North 00o16'26" East a distance of
50.00 feet to the Northeast corner of said Lot 7; thence North 56"59'58" West a
distance of 88.26 feet to the North corner of said Lot 7; thence along a curve to
the right having a Iength of 56.82 feet, a radius of
40.00 feet, a central angle of 81o23'{9", a chord bearing of South 72o06'00" West,

and a chord length of 52.16 feet to the Northwest corner of said Lot 7; thence
North 26"42'52'West a distance of 54.02 feet to the Southeast corner of of Lot 8,

of said AMENDED PLAT OF PRISCILLA HEIGHTS ADDITION; thence North
89"56'52" West a distance of 98.78 feet to the Southwest corner of said Lot 8;

thence along the East boundary line of said vacated RIVER ACRES being the
same as the West boundary line of said AMENDED PLAT OF PRISCILLA HEIGHTS

ADDITION, North OoOg'37" East a distance of 400.66 feet to the Point of
Beginning., C¡ty of Tulsa, Tulsa County, State of Oklahoma

tvr2l20r9-1240 (11)
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Board Action:
On fvtOTlON of RADNEY, the Board v,oted 4-1-O (Back, Bond, Radney, Ross, "aye";
Van De Wiele "n"y"; no "abstentions"; none absenQ to APPR9.VF the requesl for a
Soecial Exceogon io allow a manufactured housing unit on an RS-3 zoned lot; Special

E¡ceþt¡pn to extãnA the time limit to allow a rnanufactured home on the site for more

iñanl year (Sections 5.020 &.40.21A-A); Variance to reduce the lot-width requirement
for a manufactured housing unit use in the RM-l District (Table 5-3), subject to

conceptual plan 18.7. The Board finds the hardship to be the unusual shape and
proportions of the existing site. The rnanufacturing housing unít willte required to be

iesubmitted for approval àfier five years, expiring December zAn. The manufactured
home is to be tied down and skirted. The Special Exception to permit the carport in
the street setback and street yard has been withdrawn by the applicant. The Board

finds that the requested Speciai Exception will be in harmony with the spirit ánd intent of

the Code and will not be injurious to the neighborhood or othenruise detrimèntal to the
public welfare, The Board finds that the following facts, favorable to the property owner,

have been established:
a. That the physieaf surroundings, shape, or topographical condítions of the
subject property would result in unnecessary hardshíps 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 enforc.ement 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 varíance are unique to
the subject property and not applicable, generally, to other property within the

same zoning classification;
d. That the álbged practícal 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

þ. fnat the variance to be granted will not cause substantial detriment to the
public good or ímpair the purposes, spirit, and intent of this zoning code or the
comprehensive plan; for the following property:

LT I BLK 5, GLEN AGRES SUB-WEKIWA, City of Tulsa, Tulsa Gounty, State of
Oklahoma

TILE COPT
Ac$on R¡ourctcdi
fficonditionsofapreviouslyapprovedcase(BoA.22336)to
extend tl¡e allowable time limit and revise the surfacing requirements for a

temporary, non-all-weather surface parking area. LOCATIgN: South of the SE/c
of East 31't Street South & Ríverside Drive (CD 9l
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Mr. Bond ânnounced that he is on the Maple Ridge Neighborhood Association

Board and does leave the room and recuse himself when necessery, but he is

also at the park twice a week wlth his children'

Pregentation:
iãFffiorgeKaiserFoundation,7030SouthYaleAvenue'Suile600,Tulsa,oK;
stated he came tc the Board in october 2017 about utilizing th_e Phase ll_and Phase lll

site for temporary parking for the Gathering Place. The Gatheríng Place opened

ð*pt"rn", a, eoig'and häs had phenomenal amount of atìendarrc€ ârìd parking has

been that has been incredibly imþortrant. ln October it was intended to have a rock

ãggrejate parking area, but 'rtr"n he met with the neighbors in the f.t?ltway they were

cõñceineO'abouidust and how it would look and work. The neighbors were more

interested ;n a grasi parking lot. With the amount of use the park has.had the grass

has deteriorated to dirt .o ¡i lt rains or there is inclement weather anytime during the

week sr weekeRd those lots are basically closed, and it forces people to drive to the

satellíte lots and use the shutile buses or ihey dodge ínto the neighborhood and look for

" 
piàò" to park. The park has partnered with the Home Owners Association, Tulsa

pot¡ce Department, the Mayor's bffice, and parking enforcement is being worked on

o"lV n"ä. fne' C¡ty nás a long-term view of 
. 
maybe.parking permits for the

neigirborhoods, so tháíe is a lot ol õfrort term, mid-term and long-term solutions' To

tesJen the impact oipãrting quicker for the neighborhood would be to make the parking

area all-weather use. wtrãt is proposed is to use a Gestech fabric laid dswn with 4"

gravel and compressing it. There ís a product from Ramco, called Risonater, which is

ãn aópl¡c"tion wnich isiprayed on top of the gravelto reduce the dust by 95o/o' These

proãIãi" *"ré rereneu td ffrá park by someone who lives in Maple Ridge who works for

Williams, Williams uses it on all their haul roads in neighborhoo.ds tç.in agricultural

areas where oust ãfrects crops and neighbors. lt will really substantially reduce the

amount of dust. This will allow the park-to get the maximum 1,400 cars parked in the

erea. The 3g-foot setback and fence tine will stay, GKF sent letters out to all the

adjacent neighbors expiaining this and ieferencing the INCOG letter that was sent' Mr'

Sáva stated he t¡as tä¡te¿ io about six neighbors and there has been about three e-

;ãi6: ãnj ttrtough that engagement he has iearned things about the lights so the lights

wíll be removed from the fence line. This will go a long way to reduce the amount of

impact the park is having on the neighborhood'

Ms. Radney asked if there were impiications for the spray being used.on the gravel for

the waters¡iø or the river. Mr. Stavã stated the product is environmentally friendly. Ms.

äÀ¿"ãv 
"ãrá 

nowlong àr a fime pertod does it take for the product to br_eak down' Mr.

siàua åtat"o that ¡t is ie"ommencied to have a single application and after six months

ãnãtt er application which should last three to five years. The park would be mindful

that if dust were seen there would þe watering trucks used or anolher applícation of the

ü;àdi *"utd be áppriãJ- g?rgg on rhe amount of volume of eighteen wheelers on the

haul roads the manliacturer thinks a parking lot would be fine'
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Mr, Van De Vr/iele askäd if the Geotech fabric is a landscaping fabric, Mr. Stava

answered affirmatively but it is hardier than the typical landscaping fabric' lt prevents

the rock from pushing down into the dirt so there is a barrier between the aggregate

gravel and the soil. Mr. Stava stated itwill be necessarylo excavateaboutfourinches
õf soil off the top of the síte to keep the grade right. Water will be conveyed over to

Crow Creek so there will be swales built.

Mr. Van De Wiele asked Mr. Stava to explain where this would be done and the amount

of time it would be used. Mr. Stava stated that it will be done in the area on the north

side of Crow Creek excluding the ADA parking area, and the south side of Crow Creek

30 feet off the fence line andill the way around. There are two curb cuts on 31't Street

and one curb cut on Riverside Drive which will remain.

Mr. Van De Wiele asked Mr. Stava how long of a time frame he would like to extend the

request. Mr. Stava stated that he would like to extend to the eÉd of 2021, December

2021. Mr. Stava stated he anticipates attendance to subside and then when Spring

arrives attendance is anticipated to be heavy for the first full season. The park experts

on the team think thíngs will start to subsíde in the second and third year for a new

normal. The parking tõt is to keep people parked near the site rather than inside the

neighborhoods. The neighborhood parkíng has been problematic, the streets are

nario* and there has been a lot of illegal parking on both sides of the street. Mr. Stava

stated if the parking lots could be made more weatherproof, he thinks a lot of parking

would be stemmed from the neÍghborhoods.

Mr. Bond asked Mr. Stava if the parking lots would be used for different purposes after

2021. Mr, Stava stated the Phase ll and Phase lll projects are still being worked on and

have been paused to see how successful the parking opening would be; see what

features are being used and what features are not being used. Tfosg ideas will be

folded into the Phãse ll and Phase lll development. Mr. Stava stated he knows that any

choice he has there have to be additional parking options. Parking options are also

being looked at up and down the river corridor by working with the Tulsa Parking

Authãrity. The west bank is also being looked at for a possibility for parking and a new

pedestrian bridge to bring people into the park-

lnterested PaÍiesi
@Tulsa,175East2ndStreet,TulSa,oK;statedhewouldliketolet
the Board know ãbout what the City of Tulsa is doing for fie larger parking solutions,

specifically the residential permit parking program and the role this will play as part of

ttrat equaiion, One the bigger challenges and concerns the City has heard from the

residents is happening in thê neighborhood right now, the surface lot being iusJ a grass

lot right now caúses cãncern in tèrrns of its availability and access for the public due to

weather concerns or its over use. By having this lot be permanently available

regardless of weather cond¡tions increases the use of this lot. The City is hoping it will

prãvent residents from choosing the neighborhood a.g their first option. That allows the

bity to know this lot is availabie going forward as the City looks at trafñc patterns to
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determine whether or not residential permit parking program is apprÕpiiatè anO

applicable here.

Dena Rankins, P. o. Box 33384, Tulsa, oK; stated her physical a.ddress is 3'148 South

cincinnati Avenue. Ms. Rankins Wouid like to request a continuance, she did not

receive a formar noticå, but she ciid receive one from the Gathering Place- several of

the neighbors were in attendance at the last meeting when the Gathering Place asked

to turn the subject property into a temporary rot, and óoncerns were voicecj. At that time

the neighbor, r*tJräry ãþpo.-U to ii neini¡ a sod lot, and we were assured it would be

fine and it is not ¡ne.-Ír¡Ë bathering phcãis a wonderfur one of a kind gift to the city'

ãrå ã"ãrvnody is srrt"iui üo George Kalser and the Foundation. lfs lack of planning on

the parking ,annoi nã overstatøI The park is an A+. and the parking is a fail' Ms'

Rankins stated snå cãnnåi gåi ãrt of her drivewa)/, so ft has ruined her livelihood- Ms'

Rankins stated that she asked people if they wefe alvare there were shuttles available

;;ïïri.y ËJtrr"o tìt* pa*irliät 
"nd,** 

arways_tord no. These are people that do not

have the patience and do no[want to frght the iraffic 11d 
they are just.find.r¡S a place to

park anywhere they can. lt is a seriois problem.. . Ph. does not thínk the neighbors

have had ,n oppo,trnity to come together ãs a neighborhood and talk about this before

the Board of Adjustmãít rures, so sñe'wourd rike a continuance giving the residents the

opportunitY to get together.

Mr. Bond asked Ms. Rankins if she thought it would help the parking situation if the lot

were made an a[-weather surface. Ms. Rank¡ns a mother with a stroller and a two-

year-old is not going to use. a gravel parking lot because -qhe will want to stroll on

pavernent. There ãiã ü.t¡ngr that-have not oeen thought out and the neighbors have not

ñã¿-y,ã àpportun¡ty to càiunorate. The Garhering place means well but they have

Jãrãéeo itie neigñnorhood, damaged the entire neighborhood. This should not be an

afterthought for a development like this'

Ivls. Radney asked Ms. Rankins if her request fior a continuance is because ehe would

rike to see some additionar amenities or improvemelts. Ms. Ranldns stated she would

tike to have the 
"ú;rú;¡ty 

to spear with her neighbors. She did not receive a notice

and she does not know that everyone did. And shê does not know if the residents have

hacj a chance to coilaborate on this and discuss this. This is somethíng that has literally

been the worst situation for all the residents'

Mr. Van De Wiele stated the next meeting is January th' .Mr'. Bond st'ated the

Neighborhood Assãc¡ai¡on president Gotin Kõger was here for about ten minutes. Mr.

van De wiele asked Ms, Rankins if she thõugt'tt tlg intere8ted residents would be

wlring to conrinu"-älË i"üw.Bth meet¡nu! wg.ut{ give enough time to gather the

iniorriation needed. Ms. Rankins answered affirmatively'

Jane Haden, 3026 south cincinnati, Tulsa, oK; stated that she would like to know why

an endeavor this size and the amount of money that has been spent not attend to

parking? Why now ãi" ift" residents looking at Phase l, Phase ll, and Phase lll? Why

t'1/t tl70 r R-r?lß /1 lì
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was there not a parking plan to begin with? Why can't the people be held accountable

to get the parking plan now, not in stages but permanent?

John Huffines, 256 East 46th Street, Tulsa, OK; stated he is in attendance on behalf of

the Brookside Neighborhood Association'where the Gathering Place is located-

Mr, Bond asked Mr. Huffines if he was the President or just a spokesperson for

Neighborhood Association. Mr. Huffines stated he is called the Tulsa liaison. He is

frerã for the Brookside Neighborhood Association, the new President Cindy Woodward,

asked hirn to attend the meeting today.

Mr. Huffines stated the Neíghborhood Association is asking for a continuance on this

item untilthe second February meeting so the association can communicate thoroughly

with the Brookside residenis. Thia will allow time to schedule the Brookside

Neighborhood Association meeting and have a representative attend to explain this

particular exception to the zoning code.

Ms, Radney asked Mr. Huffines if he woufd have any concems_about such A short

period betwLen the February decision that might be made by the Bogrd and the actual

roll out of the spring season in March? There have been representatives from the park

and the neighb'orhõod speaking about how the anticipation of the spring season when

attendance 
-is expected to ramp up. Mr, Huffines stated he ís simply here as a

representative and is communicating what the President has shared with him.

Mr. Van De Wiele stated that Mr. Koger, Presídent of the Maple Ridge Neighborhood

Association, has provided a hand-written letter to the Board. Mr. Van De Wiele read the

tetter to the audiånce and had it placed in the exhibits for the record. The letter stated

that Maple Ridge Neighborhood Association is in support of the revised surfacing

requirements toãn all-weather materialwith a proper dust suppression agent applied'

Jim Lectai¡,1123 East 36th Street, Tulsa, OK; stated he represents the LeClair Family

Trust. The trust owns property at 3210 South Cincinnati which borders the parking lot

off Riverside. He is nâppú to hear that the generators will be turned off because they

run all night. The other-ioncern he has is the seetion of the parking lot where Crow

Creek comes in because there has been a lot of material removed for drainage whiCh

was established in the 1g30s, His concern is that just upstream from this point the City

has two large water stations that collect water and empties into the creek, and those

have erodeã tne banks of his property because it injects so much ur¡ater during high

water. There is no protection and the water will just fill up the creek and go across the

lot so that is a conóern. lt is very dangerous to walk down Cincinnati on a weekend

because there are so many cars, and people backing out of their driveways cannot see.

Rebuttal:
Jeff Stava came fon¡vard and stated he totally sympathizes and understands the

concerns. By putting this all-weather material in will help alleviate the pa.rking concerns

and congest¡oå tnatlhere is in the neighborhood. We came to the Board of Adjustrnent

r l2/ll/2018-t218 (32)

t 8,t1



F ll,-[ tüPT
t3ú.. - Ð' 3 'SS -/ t

a litile over a year ago with the idea of putting in a gravel parking lot, and as part of the

negatiation, *ittt tf,Jñ.¡giìUàrhood, they were concerne.d about the dust and the impact

ít would have, so the lot-was switched t'o grass. ln hindsight that was.a mistake. lt wilt

take the contractor six to ten weeks to oo-the entire project whlch includes excavating'

That needs to be done in January and February. lf the project is not- sta.Éed in the next

few weeks after the holidays are over, then the parking lot wili_not be installed before

March 1.t. Mr. Stava statäd all the notíces were sent. The Gathering Place sent a

*"t"t"ç notice to all the same people that INCOG sent their notices to explaining in a

more concrete and granu lar way what was beíng requested, 
-s9 

we feel this is

something we need toäo and need to get it done as quickly as possible'

Ms. Radney asked Mr. Stava Íf he wilt actually compact the surface before or after thé

fabric is laid. Mr. Stava stated that the lot wíll be compacted beJore the fabríc is laid,

then the gravel is laid down and then the gravel will be steam rolled to compact it. Ms.

nãànóV äste¿ if that process was doné to prevent rutting' Mr' Stava answered

âmi*ãi¡"ãfy, rurt, Stava itate¿ at the very last there is a spray application'

Nick Doctor came fonrard and stated the step that will help alleviate the largerparking

concerns in the neígñOorhood is the residentiai parking.permit progïam'- As the City has

looked at other models açross the country, the ôity is doing everything it can to get that

program in ptace prior to the spring rush ihat was mentioned- A delay of another month

or tJvo ín this process would hindeithe City to have the lot in place'

Ms. Radney asked Mr. Doctor if the cJtv lad already. perfoi'mec parking sr.irveys of the

nãgfrborhoä6. n¡r. Ooctor stated tfre C¡ly has not" in¡s ¡s a brand new program for the

City and it is someth¡ng in" ¿¡ty of Tulsã has never done before, but the urgency and

tf,ã árær parking ãnãU""ngus !íat have been seen is causing the City to look at some

mor€ innovative sotutùnsîooking ât cit¡es like Houston and Austin, but the city is still in

the developrnent phase of the program. Ms. Radney asked Mr, Doctor if the lot were

fuily utilized how rurn load would-be taken off the neighborhood, especially if there is

noi*cut"city here. Mr. Stava stood and stiated there are going to be 1,400 parking

spaces.

hÍr. van De Wiele askecÍ Mr. Stava how many cars wil! be seen when the lots are

äö"råüi*.-n¡r. St"ur stated there wiil be 1,4oocars¡ on the grass lot if all the area is

;F;il¿ *r"re ¡r nãtñi"lsaiurated. There has been so much rain at odd times, and

;*n ; quarter of an incrlof rain causes large-areas to hold water thus closing areas of

n" iot, Já t*n"rally there would be an 800 õr 900 car range for the lot, so it significantly

limlts the amount åt-ut¡¡¡zed area for parking. The lot should be able to hold betweEn

1,200 and 1,400 cars with no issue. iherrãre parking attendants that guide people in

and parking tne peòpþ car by car to maximize the amount of space used'

Ms, Back asked Mr. Stava when he received the statistics about the parking lot product,

how smooth will p.*iÀg lot surface be? Mr. Stava stated it is not an ADA compliant lot;

there is an asphafÀóÃ compliant lot for those custorners. The lot will not be like loose

lravel because there is a binder, so when it is compacted and rolled it becomes a pretty

12il"t20t8-r2t8 (3¡)
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flat solíd surface. All the parks built in the last 25 years, most parks have parking less

than two parking spaces per acre and this lot will have a little over eight parking spaces

per acre.'Somãof the mäin parfing lot has been closed for food trucks allowing people

io use the area on the far back side of the main site, and the food trucks have been

taken and those parking spaces are open thus utilizing allthe parking spaces on the site

now.

Mr. Van De Wiele asked Mr. Stava to what end is the public educated as to the shuttle

service, the hours, where to pick up the shuttle service, etc. Mr. Stava stated the park

does a lot of social media an'd advertising in the Tulsa World, and it has been included

in the coverage ar¡cles. lt is not a news worthy item, so it has to be a paid placernent.

Other things-that are being worked on for next year is there will be a bus service

provided dìrect to the site sõpeople that do not have the ability to get to the site or don't

want to have the hassle of tinoiñg parking there will be a way to get to the site. Also,

"oring 
out will be the BRT System which come up and down Peoria which starts next

"ummã, 
or fall. There wíll be å downtown circulator which will connect to the site. Ïhen

there is Bike Share and the scooters, so there is a lot of things that are being worked on

in all modes of transPortation.

Dean Rankins came fon¡rard and stated that if a hospital were being built would the

hospital be required to have a hard surface lot for tens of thousands visitors? Why is

the standaro sèt so low because there are literally up to a 100,000 people in a weekend

and it is not going to slow down. This is not a park, it is a free amusement park. Ïhis is
not a place wf'ere someone comes to swing on a swing, ít's a place.where people are

cominþ from all over to visit and they are not going to stop. Ms. Rankins stated that she

does ñot feelthat it is fair to have one person who knows about the meeting, and all_the

neighbors aren't here today because there were several in attendance before' She

again would request a continuance'

John Huffines came forward and stated that the Neighborhood Association would be

okay with a one-month continuance.

Commenir and Queq{ons:
notseewhereacontinuanceisgoingtohelp,ifthereisa

problem and the neighbors are asking for.a solution for parking. lt seems like if there

wera a continuance in this matter it would be exacerbating the problem- Mr' Bond

stated he is opposed to the continuance.

Ms. Rankins stood and asked Mr. Bond to recuse himself from this case. Mr. Bond

ã.inoù1"¿ged the request and stated that he does not think he is incapable of

rendering ãn objective ãecision on this request. Mr. Bond stated that Ms. Rankins is in

opposition with her neighborhood association right now'

Ms. Ross stated that she is in favor of a continuance to the first part of Januaryfor.the

reason that she finds it odd that there are not more neighbors in attendance. She has

heard so many cornplaints aþout the parking and she finds it odd that there are not
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more peopfe in aitendance today. She thinks it is only fair to give the residents t¡me to

,ongràg.de and she woutd encburage a meeting with the George Kaiser Foundation

and the City of Tulsa to answ'er guestions'

Mr. Bond stated there are two íssues, one is what is going to be done today to fíx this

pár¡<ing problem and the quickest answer Ís to utilize the parking that is n'3t being

utilized. He does not want io slow down wl'rat can be done in the fastest way, which is

the short-term approval of this.

Ms. Back stated she betieves the point is being missed that this is a temporary parking

lot, and the park is-asting for íttå be approved through December 31,2021' This is

201g so it is a temporari fix to help ihe'neighbors with ihe ciust and to gei 1 'rot of

parking off the street. she is hoping the George Kaiser Foundation would be doing a

þãr*áä*nt solution in the future.' This is a temporary fix to address a problem of dust

and a problem of people parking on the street'

Ms. Radney stated she ís not inclined toward a continuance, although she does agree

that more neighborhood input would probably be very helpful. She does not necessarily

know f¡"om an engineering standpoint what additiona! inforrnation the neighbors wo¡-tld

be bringing to thã àiabgüe. This seems to be mostly an engineering. {x and for that

reasonãtte ir not as incñned to have a continuation. Ms. Radney !t"!fd that she did not

catch that this was a request for a temporary surface that would effectively be in use

through Zozl, and she thinks that is entirely too long. She might be persuaded if she

had more engineeiing specs abor,¡t the product bein.O discussed, and the durability of

that product;în¡s is a-d¡scussion about a parking lot being used in all types of weather

and irom an engineering point that is a challenging use of the product'

Ms. Back stated that she too is not inclined to continue this case. Ms. Back stated that

she went on line ånd boked up Ramco's Risonater, and it says that the product is

ãppr¡e¿ once and ãppn*o again in six months, Mr. Stava did say that if stafi noticed

ollt tne product *öüu be äpptied aga¡n, so that wo.uld be a condition that could be

included in a motion io 
"pprouå. 

Thai¡s wlry she would be more inclined to go with the

date that was requested but she would be open to an earlier date'

Mr, Van De Wiele stated that he would have liked for there have been tons of

neíghborhood involvement and meetings on th.is -case, 
the 300-foot notices were sent

and there were mûre sent than there are people in attendance today. Likewise, to the

extent that this be continued into spring, which is generally the wettest time of year, the

Board would not oã doing the situation-any better- From a continuation siandpoint, lvlr'

van De wiele stated he is not inclined to ðupport a continuation. This original approval

from a timing standpoint was granted through O.ctole.r 3'1, 2019 so there a_re ten months

teft on the existing i"rpot"ry 
-nature 

of the þarking lot witfrout gravel.. Mr. Van Ele WÎele

stated he would þe 
'inclined to approvã the request to put down the grading,

compàction, the tanric, the gravel, etc.'but a December 31, 2021 is three years. To Ms'

náà[¡n" point, n¡r. van oe fuieþ stated he does not want this to be a permanent gravel

lot, so hå does tn¡ni *rere is a time period that a permanent parking solution for the
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main park proper and whatever is going to happen in Phase ll and Phase lll there is

plenty of time for that to happen or to come back to request a continuation, He would

bertainly have no issue with the current October 31, 2019 and could be convinced to

extend it to December 3l ,2A2A to give it two seasons.

Ms. Radney stated that she would not agree on two seasons, She thinks this is an

emergency and agrees with the exception for the period of tíme that was orþinally
allowed for a temporary use, but she thinks that a better neighborhood sensitive
permanent plan needs to be before this Board within the next year. lt may require an

extension oi this exception to be granted in order to implement that, but an open-ended

opportunity to continue the parking situation is unacceptable.

Jeff Stava came fon¡vard and stated the Phase ll and Phase lll timing is really

202112022, so the park wants to use the slte for temporary¡arking to alleviate the

impact on the neighborhood. There is a substantial cost to putting gravel in; it is not a

cheap deat, it is añ expensive deal. Only allowing the park to use the site for one year,

the park may not do that for one year. The park really needs at least two years and

wouid like three years of use on it to get the long-term solutions concepted and built.

He does not think ayear is enough time to be able to use the site.

Mr. Van De Wiele stated that a year ago the request was gravef through October 31,

2019. He personally may be inclined to go a little farther than 2019 but three years is

too long.

Ms. Radney stated that for her a product that needs to be applíed at least at six'month
intervats, and maybe possibly more frequently, that isn't persuasive enough that the

solution is going to resolve that problem on this partÍcular lot. Ms. Radney suspects that

the neighbórs ãre suggesting they would rather have a more permanent surface in
place. Speaking as person who occasionally does walk with a cane, she acknowledges

that there are many times that she will elect to choose someplace that might not

necessarily be the ðesignated parking spot, but if she thinks she will be walking on

uneven surfaces the lot will not be fully utilized. She thinks that between now and the

end of 2019 it may very well be that this solution works perfectly, and the Board could

see you again and agree to extend the request, but she is not prepared to say it is an

aeceþtantj resolutíon barring a better understanding of how the product is going to
perform.

Mr. Stava stated there is no other alternative and hÍs mind this is the alternative. So, if it

is not this it is grass and dirt, and there will continue to be the parfing problems in the

neíghborhood. Th¡s is the only thing that can be had that is affordable, reasonable for a

temporary use. Ms. Radney stateC that in a year from now, if the product is performing

in the way it is expected to be the Board would probably agree to an extension.

Ms. Ross stated that the thing that is concerning her is that she is not hearing that there

are plans to develop a permánent plan. This is a temporary fix, and she wants to know

wíthin a year what ìs going to be the permanent parking situation even if it is not built

l2ll ri20r8-l2lE (36)
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yet. Mr. Stava stated that it is going to take ionger than a year to come up with what
ihose concepts will be. Not even allthe concepts for Phase ll are complete. There is a
lot of more r¡rork, and the Foundation put a hold on that because they wanted to see

how successful or not successful components of the park are. The park hâs only been

open 100 days; it is the most intense tifne- When a new venue is opened the most
intense time is the first four to six months, He does anticipate spring and summer being

busy, but he feels that he does not want to over react. He does not believe that a
i,4õû-space parking iot on the corner is the righi ihing for the park or for the City or ior
the neighborhood. That is why he is trying to come up with an ecorlomical yel solid

solution in the inbetween time when a better and bigger plan can be developed. Ms.

Radney stated that she concurs with all of that, but the park is not the only property

owner in this neighborhood, and the injury ta the equity that some of the adjoining
property owners have suffered is real. The uncertainty in the real estate market, just

irom thå standpoint of having an idea of what the 2019 season is going to look like from
a parking standpoini, is real. Again, indifference to the concerns of the neighborhood
which ¡¡1. RaOney thinks are somewhat mitígated by agreeing not to continue this
resolution so there can at least be somethíng that would be better than the existing lot is

a litle--tike-splitting-the-bab¡1. Ms--Radney stated that she-thinhs peop.le should-under
value the fact that the impact on the neighborhood is more than just inconvenience, it is
actually materíal"

Board Action:
On l¡tOftOn of BACK, the Board voted 4'1'0 (Back, Bond, Radney, Van De Wiele

"aye"; Ross "nay"; no "abstentions", none absent) to APEÊOVE tie request for a

Módification of the conditions of a previousfy approved Special Exception, BOA-2233, to
ãxtend the ailowable tirne limÍt from October 31, 2019 to December 31 ,2Q2A. The
conditions of a prevíously approved Variance, B,C,A-22336, to revise the surfacing

requirements to allow for additional rock and gravel for a temporary, non-all-weather
surface parking area, subject to conceptual plan 19.22 of the agenda pact<et and is to
be in the same general location as restrícted on Exhibit 19.8. The applicant has
proposed to use a Geotech fabric with four inches of gravel layer compressed and

sprayed with Ramco's Risonater Stabilization Dust SuppressÍon Product, which is said

to be a safe non-toxic product for aquatic life and water usage; it is supposed to reduce

the dust up tc 90%. This would be approved up to and through December 31 ,202A: for
the following property:

PRT GOV LT 1 & PRT NW NE BEG 24.75 & 4IO.6E NWC NW NE TH W48{.57
sE303.97 TH ON RT CRt/ 236.89 SE{04.61 E.371.67 N635.3 POB SEC 24 19 12

6.21ACS; AND BEG 5705 NEC E.'2 NW NVll NE Ulf/5 NW60.8 Wl2 NW82.84 W98.75

s250 8247.5 SECR E/2 NW NW NE N120 POB SEC 241912 AND BLOCK 1,3200
RtvERStDE DR¡VE ADDN SUB L9-10 PEEBLES SECOND ADDN, C¡ty of Tulsa,
Tulsa County, State of Oklahoma
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ffiNorthHartfordPlace,Tulsa,oK;statedsheisinfavoroftheday
care center.' She thinks it will be a nice fit for the area because there are apartments

with severalchildren living in it.

Commentt ¡nd Qu€ütions:
None.

Board Action:
ffi'ffiN-of BAGK, the Board voted 4-0-0 (Back, Bond, Flanagan, Van De Wiele

"aye"; no "nays"; no "abstentions"; White absent) to APPEOJE the request for a Soecial

Eiception to ãllow a Day Care Center for children in an R District (Section 5.020). The

Board finds that the requested Special Exception is not in harmony with the spirit and

intent of the Code and would possibly be injurious to the neighborhood or othen¡¡ise

detrimentalto the public welfare; for the following property:

E l0O LT 4 BLK 1, PERSHING ADDN, City of Tulsa, Tulsa Gounty, State of
Oklahoma

ilLt c0PI

to allow a Parks and Recreation use in an R district to permit a -

temporary accessory parking lot for the Gathering Place (Section 5.020); Vgriance

to allow a non-all weather Parki ng surface (Section 50.090-F). LOCATION: South

of the SE/c of East 31*t Street South and Riverside Drive (CD 9l

Presentation:
ffiäiamfiFtava, ltl,624 West 79th Street, Tulsa, OK; stated the planning process for

the Gatheríng Place started about five years ago followed by a series of community

meetings. Oãe of the large concerns that came out of that was the concern for parking

within ihe neighborhoods. There is a total of 525 paved spaces on the property with

tighting and siorm water- ln the second year of the opening the Gathering Place has

Oéen looking at other parking options. There has been a three-tier parking system

developed, úhích is one on site, two utilizing the Phase ll and the Phase lll area as a

tempoiary parking and the third is off-site parking with shuttle seruice to the Gathering
place. T-hose are the three steps of parking that will be employed upo¡ the opening of

the park for at least the first year and possibly the full two years. Ivlr. Stava stated that

he met with the neighborhood and there was a lot of concern of the proximity of lhe
parking to the housãs on the east side and the south side and the park is incredibly

àensitiúe to that. There was a parkíng study performed and it showed a maximum

1,652 parking spaces, 36 of which are paved on the corner of 31st and Riverside for

handicäp pa*ing. The park did not want to light the parking lot, did not want the storm

water because this area will eventually become additional park land, so the park has

t0/ßn0n-tl93 (15)
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rooked at having a maintaineci grass ioi. There is a staÍf sí 4û mänager'nent persorrnei

with S0 maintenan"äi.üònn"i tt"t will be in the park, so the proposed lot will be a

rnaintained lot. nrteisþ;"kilg with the neighbors. todgv in the hallway, he has agreed to

not have anything *itn,n 25 fäet of the coñstruction fence which will curtail the spaces'

deleted on the 
"ouin 

riJ. three parking rows, and on the north side have deleted four

parking iows and ¿udi"o all the'parkiñg spaceç along the fence to 31't street making

the parking away from the fence anU ciosðr to Riverside Drive. Mr' Stava stated that

there had been diicussion about nol using g,râvê|, bt¡t he woulcl like to be able to use

gravel for the ,"p"iro, filling of lory spots. 1ñere was concem about the fence' so he is

ö"¡"g tJ 6& at'instãr¡nã aiotner þyer of mesh to prevent peopre from seeing through

the fence o, ,o*" .ã* ãf materiat that cannot be seen through. The ne-ighbors w9ç

concerned about thã two-year time request, so the co.mpromise y.as until October 31'

201g so that would be the only time for tt¡e.parking lot request- The lot will be staffed

ãnC supervised when there ao cao in the paiking lot and it will not be lít'

Mr. Van De Wiele asked staff if there were lighting requirements for a parklng lot. Mr'

Stava stated ürat itìs tris unáerstanding that if ne iot is not paved líghting or stormwater

is,required. Ms. Miilet;úted lhat hnðq.cape req,ulleqents ap also not.necessary with

an unpaved rot" tir. n¡iuu, siated üreiè äie a rot of parking lot requirements Íf it is

improved but otherwíse no'

Mr. Bond stated that in full disclosure he was the former President of the neighborhood

association and thã nàìgh¡orhood association is not preseni for this presentation today,

so if anyone feets irrãt itt.t" is a conflict he will address that. Mr. Bond believes he can

look at this request objectivelY.

Mr. Bond asked Mr. stava what happens to the parking lot aftertwo years" Mr' Stava

stated that if g,e på*lnã-n.J ü¡r¡ råilu¡re¡ the párr¡ng ihere will be offsite parking with

shutfle buses available. what kicks in around-2Q21-or 2A22 is a downtown circUlator

that brushes the park, so people can park downtown and get to the site'

Mr. Van De Wiele asked Mr. Stava what is the current anticipatea lqq schedule for

oBeo¡ng the facility. Mr. Stava stated it is scheduled for the summer of 2018'

Ms, Back asked Mr. Stava if he would be usíng grasscrete. Mr, Stava stated that he

would either use a grasscrete in the driving lanes or fortified soils'

lnterccüed Partes:
There ïrtere interefred parties present, but no one came forward to speak'

Comment¡ and Quegtionc:
ffiisisaherculeanprojectandthisisatwo-yearfixuntiltheycanfiq1re
things out. 1¡" ¿fpdc"nt has madé real concessions to the neighbors, so he would be

in favor of this aPplication.

ßo,A-¿ ass|.
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Mr. Van De Wiele reíterated the conditions that were conceded by the applicant to the

neighbors to veriff everyone was clear on what was being proposed.

Board Action:
On MOTION of BACK, the Board voted 4-0-0 (Back, Bond, Flanagan, Van De Wiele

"aye"; no "nays"; no "abstentions"; White absent) to APPRQYE the request for a Snecial

eicept¡on to-allow a Parks and Recreation use in an R district to permit a temporary

accesso,y parking lot for the Gathering Place (Section 5,020);ilg¡ianæ to allow a non'
all weathäi parking surface (Section 50.090-F)m subject to the conceptual plan modified

at today's meeting. The approval is subject to the following conditions: no parking

within iO feet of the property line on the south side of the property; on the southeast

corner removal of three rows of parking as shown as etched out on the exhibit modified

today; on the east síde north of Crow Creek the removal of four rows of parking as

shown on the exhibit today; on the northeast side of the property the rernoval of one row

of adjacent parking along ihe fence line to 31't Street; enhance screening to be installed

abutting reé¡Oentiãlf usLO properties to the south and east; the parking lot will be

maintafned and ståffeO while open for parking; gravel to be sparingly used for

maintenance purposes only; and the parking lot will not be lit. This approval is granted

through October 31,2019.-The Board finds that the requested Special Exception will be

in haimony with the spirit and intent of the Code, and will not be injurious to the
neighborhóod or otherwise detrimental to the public welfare. The Board finds that the

folÈwing facts, favorable to the property owner, have been established:
a. T-hat the physical surroundings, shape, or topographical condiligns of the

subject property *ould result in unnecessary hardships or practicaldifficulties for

the'property owner, as dístinguished from a mere inconvenience, íf the strict

lettàr of the regufations were carried out;
b. That literal ànforcement of the subject zoning code provision is not necessary

to achieve the provision's íntended 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 ãlbged practical difficulty or unnecessary hardshíp was not created or

self-imposed by the current property owner;
e. That the variance to be gianted is the minirnum variance that will afford relíef;

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 developrnent of adjacent proper!; and

b. t'nat ttre variance to be granied will not cause subetantial detriment to the

Ëublic good or Ímpair the puiposes, spirit, and intent of this zoning code or the

comprehensive plan; for the following property:

PRT GOV LT I & PRT NW ttE BEG 24.75 & 410.6E NWC NW f'¡E TH W481.57

SE3O3.9Z TH oN RT CRV 236-89 SEl0¿1.61 E37f .67 N635.3 POB SEC 24 19 12

6.22AGS; 12 M BLK I 3200 RIVERSIDE ÐRIVE ADDN SUB L9-10 PEEBLES

sEcoND ADDN, C¡ty of Tulsa, Tulsa county, state of oklahoma

a
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Mr. White asked if this was a private playground that is open to the public. Mr. Beach

answered affirmativefy.

lnterested Perties:
There were no interested parties present

Comm¡nt¡ ¡nd Otnsüonci
None.

Board Action:
õñ lnõnoN ot WHITE, the Board voted 5-0-0 (Henke, Snyder, Tidwell, Van De Wiele,
Whíte "aye"; no "nays"; no "abstentions"; none absent) to APPROVE the request for a
Special Exceotion to permit a playground (Use Unit 5) in an OL District (Sectio_n 601,

Îable1.-Tñls approval will be as located on pages 6.6 and 6.14. Finding the Special
Exceptíon will be in harmony with the spirit and intent of the Code, and will not be

injurious to the neighborhood or otherwíse detrímental to the public welfare; for the
following property:

Sl32 OF N264 E/2 NE SE SE SEC 23 2o 12; Nl98 OF Ss96 Etz NE SE SE SEC 23 20

12; Sl98 Êt2 NE SE SE LESS S30 & E16.5 FOR ST SEC 23 2A Q
I.2O9ACS,HIGHLAND HILLS AMD, DEVONSHIRE PLACE FOURTH RESUB
BOULEVARD ACRES, GITY OF TULSA, TULSA COUNTY, STATE OF OKLAHOMA

ffi ilLrrüPY
@topermitoffsiteconstructionfacililties(UseUnit2)including
stagiñg;ñA storãge of construction equipment and materials (Section 4Q1, Table 1

and Section 1202.8): Variqnce of Z-year time limitation on construction facilities to
allow 5 years (Section 12A2.C.4.a); VarJance to permit construction facilities to be

located within 100 feet of an occupied dwelling withot¡t consent of the owner
(Section 1204.C.4.c); Variancq from the bulk and area requirements set forth in
Section 404.F. t-OClflOt* llt¡frc oT East 31't Street and South Boston Place AND
SElc of Rivers¡de Dr¡ve anO East 31sr Street (CD 4, 9)

Ms. Snyder rêcused herself and left the meeting at f :17 P.M-

Prssentation;
RõtTohnsen, 1 West 3d Street, Suite 1010, Tulsa, OK; stated he is representing the

Kaiser Famity Foundation. A PUD was approved by the City Councíl and Tulsa
Metropotitan Area Planning Commiesion in July 2013 for the subject property with no

objections. Now is the time to prepare for the construction and this will be a large

09123/2014-t125 (6)
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difficult job with tremendous detail. ln the Zoning code Use Unit 2 provides for Speciai

Exceptións in any district, and one of the Special Exceptions is the use of off-site

prcpérty for ccnsiruction purposes. tr4r. Jeff Stava held a neighborhood meeting last

ävening and presented a good outline of the project. The Gathering Place project will

be a wonderful project for the City of Tulsa.

Jeff Stava, 7030 South Yale, Suite 600, Tufsa, OK; stated this is an incredibly comeJex

project. There will be a 100 acre park built between a river anci a neighborhooci. The
project has been in planning for almost seven years and publicly engaged for two years'

The contractor was hired inèarþ May 2014 and through that process it was learned that

a very large layout area was needed in order to stage construction for the project. Ïhe
iences 1¡¡;l¡ fe erected thís week for the project site and it will take about two weeks to
get the site fully contained. ln preconstruction the lay down yard will be located on the

äth;¡ä;iåi" Street acroså crow Creek to the back of ihe homes located on 33'd

Place across Cincinnati. This wilt include all of the Legacy Apartment Complex and the

St¡ndance Apartrrent Cornplex. There is also a lot on the corner of 3lsr and Boston

Place that is owned for the Gathering Place. The apartments located on the east side

of Cincinnati will not be torn down in thís phase. There are several tenants that have

specia! needs and lt will be at least a yeaî as the transition is begun for those tenants'
Everything on the west side of Cincinnati including the Sundance Apartment Complex

will be raãed and the Variance request is to allow the preconstruction yard in that area-

At this point Mr" Stava used pictures on the overhead proiector to give a vísual of the

subject area and the proposed fencing. Many of the residents asked for a parking lot or

storage in the area closest to the houses, it was determined that with all the morning

no¡sJ¡t woutd be ill advised so by placing the building in that location it will shÍeld the

residents frorn a lot of the noise that will occur. ln the second stage of the project there

will be approximately 7,000 trees and 50,000 plants will be brought in for storage lgfo¡e
planting. lt is very important that the contractors be adjacent to the site to be able to
evaluate and see ihe condition and quality of the project as it progresses. lf there is a
problem they need to be able to irnmediately go back to the sample and models that
'have 

been approved so progress can smoothly continue. There will also be a
designateO arää for parking and construction trailers for all the subcontractors. There

will Èe anywhere from 50 tõ tOO workers at the beginning of the project and go up to
approxímãteþ S00 workers on the site- Some of these workers will park on the subject

site but it is also anticipated that sorne off site parking locations will be needed as well

for the workers. Mr. Sta'.ra stated that his company had sent out a six page packet

notice to the all of the residents within 300 feet, they visited door to door with the

residents that live within 100 feet, and they sat down with each of the homeowners that

are immediately adjacent to the site. All of the residents eoncur that the building is the

best and most passive use to be next to the project.

Mr. Van De Wiele asked Mr. Stava if he worked with the residents on the layout of the

project. Mr. Stava answered affirmatively.

Mr. $tava had a picture of the proposed project building placed on the overhead
projector. The building is 11'-6" from the edge of the curb line, and it sits 20 feet from
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the front edge of an adjacent house. The fencing will be run behind the building on the
east side then block Boston Place to prevent construction traffic on the street, and
proposing to block 31st Street west of Boston Court and at Riverside Drive. This will

þrevent ãny detour traffic on Riverside from using 31st Street and traveling through the
neighborhood to go downtown. lt will also prevent construction workers from parking on
the street. The back of the construction site will be with the neighborhood and not have
the front of the construction site into the neighborhood. The street closures chosen
work for many reasons. The City must run a new major stormwater line which will cross
Riverside Drive to dump into the Arkansas River, and it will allow the 440,000 cubic
yards of dirt to be moved. The City hosted a neighborhood meeting with Maple Ridge
and some of the other neighbors regardíng Riverside Drive, and he attended that
meeting. A lot of the concerns of the residents was what happens to the detour traffic if
the road is not closed, and that aided in the decision to recommend the street closure.

Mr. Henke reminded Mr. Stava and the audience that the Board of Adjustment does not
deal with street closures- Mr. Stava acknowledged the statement and stated that it is
important in context because the building is facing west and the back of the buílding is

facing the neighborhood. There will be no construction entrances or exits anywhere
along the neighborhood side of the project site.

lnterested Parties:.
Mark Graham, 2551 South Owasso Avenue, Tulsa, OK; stated he has lived in Maple
Ridge for 35 years. Th¡s $300 million to the City is the result of a lot of community
conversation, a lot of empathy with the neighborhood, and there has been no hiding of
that fact. ln the last year in Maple Ridge the neighborhood has had gas lines replaced,
water lines being prepared for replacement, and ín his neighborhood they have been
maneuvering detours for months. lt is a reality what people go through in order to have
a better city. This iconic gift will set Tulsa apart from any other city in the United States.
He would ask the Board not handcuff the construction with a requirement that will
potentially be more costly, more time consuming and could create more inconvenience
for the neighborhood and the city.

Blake Ewing, City Councilor, 175 East 2nd Street, Tulsa, OK; stated that as a Councilor
he becomes the complaint line for the citizens of Tulsa. People are concerned about
this project and how it might affect the way they live in the Maple Ridge neighborhood.
What he can attest to is that he knows Paul Zachary and the Cíty staff, as it relates to
the City of Tulsa's part of this project, are doing everything they can to mitigate the
imposition to the cítizens of Tulsa and the affected neighborhoods. He feels Mr, Stava
was quite thorough in his presentation at the meeting last evening. As Councilor he

know numbers matter, and the sentiment of the pubtic matters as decisions are being
made in land use. There was frustration voiced in the meeting last evening but hís

sentiment is that it was overwhelmingly positive. There is no way around what is
coming. Streets are going to be closed and people will need to take a different route to
and from work. There are things in the city that are taken for granted, and at some point

those things caused great imposition, The Broken Arrow Expressway was not always in

exístence. Those were just neighborhoods that it now splits into two. As community

0912312014-n2s (8)
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things.like this have been dealt with before with the understanding that it was for the

lon{term greater good of the community. The citizens have been able to see that such

invãstmen{s have-made the city better, and the short term sacrifice was wo¡th it in the

long run. The proposals presented today are worth it. This type of investment on this

scafu requíres a gieat deá¡ of space in order to stage the project, and they are already

short on'space. the hardship, in his words, is the issue of how to make this enormous
project haþpen wíth the limited area utilized. Mr" Ewing thinks this is a justified request

anci he believes his constituents would that statement'

Adam Burney, 3016 South Boston Place, Tulsa, OK; stated he'objects to the building

and the Variãnces. He thinks the park is a positive thing for Tulsa. He thinks it is
something that wíll be a world class destination. He objects to the building because it is

a commercial entity entering a residential neighborhood. lt is so close to the curb and

he belíeves it wíll ionstitute a public nuisance. lt is so close to the streei that it blocks

the sight triangle into the intersection of South Boston Ptace and 31't Street. Allowing a

bui6iñg that lãrge on a lot that smalt will constitute a problem for traffic flow" He thinks

that thð spirit añd intent of the zoning regulations are being exceeded in this instance

because & tne five year request. lt hãs been stated that Phase I will take three or four
years so he thinks tñe Varíance should cnly be fcr four years not five. .He attended the

meeting last evening and he heard information that he has not heard before, i.e', from

the Citi Engineer reéarding drainage. The draínage projects are goíng_ !o be happeníng

concur-renflv with thã construetion óf the parr. one of the projects will be the drainage

on 30th Sfået which deadends into the park. The Ëngineer stated that at tímes the

street will be ctosed and that creates a prcblem for the residents of South Boston Place-

Because of the street plan that has neen laid out by the applicant for closing 3l"t Street,

if they also close A0th Street the residents will ensentially be maroon_ed. There has to be

an aliemate plan for traffíc because of the building, and he would like to hear about an

alternate plan. He believes this process could have been a lot simpler if the lot had

been inctuded in a pUD. lt is not included in the park plan, lt is a separate lot and that

is why there are all the Variances being requested. He has only heard a lot of this

information in the last week and he lives six houses away from the project, and he did

not know'it was going up until there were signs placed in the subiect property.. He

understands the g-00 tõot"rule, but íf they want to go above and beyond to communicate

with the community they need go past iOO feet to inform everyone. M_r. Burney quoted

Section 1202.C,4.t, "thê ingreJs and egress qf this building must bq from an aterial or

col6ctor streef'. The app$ðant has stated that the entrance will be from the west side.

The¡.e is no arterial or collector street on the west side of the building, it is part of the

construction site, He feels that since the building is oriented as it is the applicant will be

inviolation of the zoníng code. He thinks ihe park objectives can be- nnet without the

building. They can cõnstruct a world class park without having the building in a
residential neighborhood.

David Brennan, 3020 South Boston Place,,.Tulsa, OK; stated he has lived in the

neighborhood foi five years. On September glh he received a letter in the mailfrom the

maãagement team regarding the project, stating that the building would be erected.

That is the first he knèw about it. There have been a lot of things that have come up
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and the neighborhood was not awi
manasement team on seprembeïF?ïffîäü J:iïriïrî"i"iH îjlji:
neighborhood and what was the neighborhood willing to compromise on. Ïhe
neighborhood was informed that the building would be on the site for the duration of the
project. His first concern is the impact this project wíll have on his property value. He_

did-some research and it is not clear the benefits that will come from the park. Most of
the economíc benefit will be from the quality of the part and for the dwellings that are

wíthin 500 feet of the park. ln his research he found that problematic parks decrease
property value by 5o/o for dwellings within 500 feet. A problematic park is a park that
has noise, l¡ghts, and parking. For the next five years The Gathering Place project will

be assumed and profiled as a probfematie park thus decreasing the value of his home

even it is transitory for the next five to eight years. He will not be able to sell his house.

He is 60 years old and he could retire ín five years and not be able to sell his house

because ót tne devalued price. He believes there was a fabulous job done in selling the
park, but it could have been done better when it comes to the residents within 500 feet
of the project. He thinks there should have been a proportional consensus from the

community because this is a huge park, and what he saw at the meeting last gyelilg
was mínimal. This is a hardship on the neighborhood. He would ask on behalf of the

neighborhood that they be allowed more time to consider other optíons, like reduce the
building size- There is a 1,000 square foot conference room with a second conference
room. He has never seen a construction building like this. The building is huge and it

does not fit the property. lt is 7,000 square feet being erected a 9,000 square foot piece

of property. This building ís ill conceived and he thinks it can be done better.

James Daniel "Dan" Simpson, 2916 South Detroit, Tulsa, OK; stated he will be

inconvenienced by all of thís for the next four to five years as will any of hís neighbors.

There will be a building that people may not want to look at, however, it is a temporary
construction building. A temporary building that wíll be used by the safety officers; site

management keepiñg as close to the project as possible. As for the street cloEures he

woutd like to hear thã option of moving thä barriers when 30iñ Place is clssed and when

they will be open and the installation of a gate. All of the neighbors will.not agree with

hÍm but they will all agree that when this proiect is completed Tulsa will have a world

class park. lt is the laigest gift to a city in the history of this nation, not just the state of
Oklahoma. He would enðourage the Board to move forward and minimíze the

inconveníence where possible and get started.

Gasey Robinson, 3026 South Boston Place, Tulsa, OK; stated he lives three houses
away from the subject site and has lived there for four years. He did not purcha:e tll
houée ever thinkiñg that a commercial building would be allowed in a residential

neighborhood. forget how many rnillions are going into this park. lf this were any other
proiect a commericâ bu¡lO¡ng would not be allowed in a residential neighborhood. He

atténded the meeting last evening and heard information that had never been heard

before. He would [kè some more time to review the information presented. He would

like the Board to consider that this is not the right place for the proposed buífding. He

also has concerns over whether the building will be temporary, because when he looks
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at a building like that he does not think temporary. As a neighborhood they would like to
have some assurance, something in writíng, that the building will be temporary,

Debbie Sat¡nders, 3116 South Eoston Court, Tulsa, OK; stated she learned something
today that she did not know, and she was not invited to the meeting of last evening. Her
back yard backs up to the project site, and she pointed to an area on the map that was
on the overhead projector. She knew the stagíng rrrould be placed in that area

designated on the map but she did not know the parking would be staged next to her
fence. This will be horrifying and she does not know if she will be able to stay. She and
her sister share ín the care of their aging disabled mother- The noise will be unbearable
and will drive her dogs crazy. She would like to see the parking and the noisier
operations moved to another area.

Anita Saunders, 3126 South Boston Court, Tulsa, OK; stated she has been looking
forward to the start of this project, end she realizes there will be pains along the way.

Ms. Saunders stated that the neighborhood was not informed as to how thin$s were
going to be laid out. She is concerned over the road closure because her street is a
dead end street. She thinks that once the street is blocked off it will become a tum
around area. She understands that there wíll be noise associated with the project bui
she wishes they would move the parking or create some kind of barrier between the
back of the houses and the actívity. She would like to have the Board gíve the
neighborhood additional time to work with Mr. Stava-

Millie York, 3020 South Boston Place, Tulsc, OK; stated she filed a formal letter of
protest against the building. ln doing researsh she understands the applicant mu¡t
prove hardship to receive an approval. When she asked Mr. Stava what the hardship
was he answered $350 million dollars" She does not think that is a hardship. There ís
one hundred acres to place this building on and having one hundred acres is not a

hardship. There are. plenty of places away from a single famíly neighborhood for the
building to be placed, it is just where the applicant wants it to go. ln spite o! the
applicánt saying this is for five years¡ she knows the Board can grant them an additional
five years. Mr. Stava told her that the proposed buílding would be the fírst building up

and ihe last building down when Stage ll is cornpleted. Ten years is not temporary. A
ten year construction building at the end of the neighborhood block is going to cause the
residents a hardship. Blocking both ends of the street causes response tíme delays.
That is a public safety hazard and needs to be addressed. She wants to have this

meeting continued to next month because the neighbors were not given all the
informatíon and the neighbors need more time to gather data-

Mr, Van Ðe Wiele asked Ms. York where she was getting the ten year time Írame. Ms.

York stated the ten r¡ear time frame comes from the fact that Mr. $tava told her in his

office on Septembeilzth that the proposed building will be the first building up and the
last building down when Phase ll is complete. She understands that and is not against
the buitd6g because she agrees it is being placed ín the best place, if the buildíng is

built to the style, rhythm and síze of the neighborhood, She is very concerned about the
road closures at both ends of the street because it really is a safety issue. She would
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request more time be given so the neighbors can gather data of the ímpact of this
oversized buílding on the little neighborhood.

Mr. Henke asked Ms. York if she was objecting to the nurnber of square feet. Ms. York
stated that she was not objecting to that but is objecting to the amount of space it
occupies on the lot. Another construction company has donated the metal building to
Manhattan Construction so they are saving money. This is about the residents lives,
our peace, our quiet and inconveniences.

Mr. Henke stated the Board must focus on this piece of property and the relief
requested for the buílding. Some of the neighbors may disagree with the heíght at2A
feet and some may be supportive with the design. Ms. York stated that if Manhattan
Construction wants the build¡ng to look like a tin construction building then reduce the
size of the building. lf they don't want to reduce the size and have the option of making
it something that wíll not devalue the homes over the next ten years that should be
considered. Mr. Henke stated the request today is for five yeers.

Jennifer Kisamore, 137 East 34th Street, Tulsa, OK; stated she lives at the corner of
34n Street and Cincinnati. She would like to have the Board continue this request
because the size of the building and the closing of 3l"t Street. Trafüc will be routed
down Cincinnati because it is a through street which is a nanow residential street that
people already run the stop sþn at 34th Street. The community needs more time to
consider the issue.

Millie Clark, 3025 South Boston Place, Tulsa, OK; stated she is one of the elderly
peopfe that líves on Boston Place which will be blocked off on both ends. Due to visual
and ambulatory difficulties she has she objects to the street closÍng because she will not
be able to get in or out. She also has reservations made to enter a retirement center
and if the street is blocked off and the neighborhood is marooned as an island how will
she be able to move. How will her property values be affected? Her moving into a
retirement center is totally contingent upon the sale of her house. She would prefer
sornething else be done for a short period of time. Mr. Henke stated the Board does not
have the ability to open and close street but he understands her concern. Mr. Henke
stated he will ask the City about marooning the neighbors.

Brooke Caviness, Senior Engineer, City of Tulsa, 175 East 2nd Street, Tulsa, OK;
stqled the City is planning on performíng drainage improvements to the neighborhood at
30tn Street. The plan is to parallel a line with another 48 inch line. When the
construction starts the City need to cut across Boston Place but the Cíty will maintain
access. There may 20 feet of rock but the City will maintain access. lf there is a
situation where tne Ôity cannot maintain the access they will open 31"t Street. The City
will not maroon any residents. The City anticipates the project to last approximately two
weeks to perform the work across Boston Place.

Herb Beattie, 3474 South Zunis Avenue, Tulsa, OK; stated he has been representing
the Brookside Neighborhood Association for over a decade. Projects like this are
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associated with street closings. He has attended many meetings with Mr. Stava, the

City Engineering Department, CitV Councilors and the neighbors for the last two or three
y"árs o-n related matters to this project. They have been consistently responsiv.e,

äonsiderate and gone out of their way to understanding the needs and concerns of the

neighbors and to make adjustments where it is appropriate.

Jaeon Brimer, 3045 South Boston Flace, Tulsa, OK; stated he lives directly east of the
proposed construction offlce site. He is in favor of moving forward with the project' He

understands the reluctance of some of the neighbors and their concerns. He

apprecíates what GKFF and Manhattan has done in turning the building and the whole

coñstruction area so the backend faces the neighborhood. The look and feel of the

building will blend in as weli as possible considering in the southwest Portion there is

goÍng to be nothlng but constructíon machinery-

Mr, Van De Wiele asked Mr. Brimer if his preference is the mock up presented today.

Mr. Brimer answered affirmativelY.

Mr. Henke left the meeting at2:21P.M. and re-entered thE meeting at 2:22 P.M.

Jeff Stava came fon¡¡ard. The original concept that was submitted there was a 14 foot

eave with a 20 foot peak on the building. There was an eight foot cedar fence with
plantings in front cf it. As they vrent a¡'ound the neighborhood there were sonne people

itrat OiO not want the fence ánd some people did not want the plantings. Mr. Stava

recommended that the fencing around the buildíng be vetoed, and just have the fencing

from the corner of the building açross Boston Place and plantings elsewhere. So there

would be fencíng on the north and east sides and plantings across it so the building will

fit more into the-fabric of the neighborhood. On the south side of the building there will

be doorway and no fence, and Ihe site will be open to 31't Street. On the west side

there will be a doonøay and no fence. The building would consíst of stone and painted

shake style hardíe boárd with a galvanized metal roof. There are two houses in the

neighborirood with metal roofs and he plans to match the metalto the house that is the

farthest no¡th on the block.

Mr. White infoi.med Mr. Stava that if he shoutd need to go beyond the five year períod

being requested he would need to come back before the Board for permission of an

exteñsion. Mr. Stava stated that he was not aware of that until last evening.

Mr. White asked Mr. Stava if it would be a problem for him if the Board were to make a

condition that at the end of a five year period the subject building were to be removed, if

the Board approves today's request. Mr. Stava stated that at the end of Phase I there

will be a pocket park that opens up to the neighborhood, That construction phase is

expected io end in 2A17. So the building would stay up to five years then be replaced

by the pocket park.
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Mr. Van De Wíele asked Mr. Stava if construction of Phase ll were to start early what
would happen to the building. Mr. Stava stated there will not be a requirement for as
large a building for Phase ll and Phase lll so the construction office building will be
scaled down.

Mr. Tidwell asked if the construction office building would be moved to a different
location during Phase ll and Phase lll. Mr. Stava answered affirmatively.

Jana Monforte, 3041 South Boston Place, ïulsa, OK; stated she ís thrilled about the
park, She feets that GKFF has done a great job in keeping the neighborhood informed
on what is going to happen. At times the residents are going to be frustrated but ín the
end there be a park rþht across the street from her house. Sometimes you must g¡ve

up something to gain something.

Rebuttal:
RoV Johnsen came iorward. The meeting last evening was packed and most of the
people at that rneeting are here today. The Board of Adjustment is dealing with two
issues, Special Exceptions and Variances. The Board must find "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
resuft in unnecessary hardship". lt seems like this project is right on the money in a
situation of an extraordinary circumstance. Many times a Variance being sought is a
small thing but this project is a large thing. There is nothing efse like this in the entire
city. ln Use Unit 2, it does not make any distinction from retail or industrial or office or
any other category. lt is a document that was written that says construction activities
can be on site. This is far past that simplicity. For example, there is an ofüce buildíng
on the north side of 31"t Street and there is rno parking on site. lt is as good a neighbor
as anyone can have. Thís company is going to do the best they can to keep the dust
down and reduce the noise level. Use Unit 2 does not work for the present situation
because it is a very large project that will take a very long to complete. The conditíons
for the hardship are met by looking at the facts. The neighbors have agreed with the
proposal. There are provisions in Use Unit 2, i.e., the length of time is two years. That
two year time limit simply will not work so a Varíance is being requested. There is also
a provision that within 100 feet the resident's permission must be received. That
statement does not make sense, and the Board has the power to grant the Variance
requested for that. ln the zoning code there is a section that addresses the ingress and
egiess from a collector street, ãnd that collec{or street is 3ltt Street. Section C under
the Use Unit 2 states that a site shall not be located within '100 feet of an occupied
dwelling without permission, but as a practical matter people will sign a statement such
as that. Mr. Johnsen did say that the four residents that are within 100 feet of the
project are in support of the proiect. A Use Unit 2 Special Exception in the residential
district is one of the things the Board can approve. This project is in a residential
district. ln the zoning code it specÍfies certain things, i,e., maximum floor area ratio of
.5, maximum lot size of 12,000 square feet, minimum frontage of 100 feet, a minimum
building setback and these items simpfy cannot be met with the situation presented.
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there. That is why the Variance for those items has been requested,

Mr. Van De Wiele asked Mr. Johnsen to speak to the need of the síze of the building.
Mr. Johnsen stated there will be a lot of offices for meetings and the larger building will
provide greater protection to the people to the north of the subject site. The contractor
thinks the building size is appropriate for the leadership of the construction project.

Mr- Tidwell asked Mr. Johnsen if there would be work performed on the site on
Saturdays. Mr. Johnsen stated there would be work all day during the daylight hours.

Mr. Henke thinks there is a valid hardship for the Variance requests. The Special
Exception clearly needs to be not det¡imental to the neighborhood, and there will be
arguments on both sides to that, but what has been discussed today is probably the
most attractíve'ternporary construction office building he has seen.

Mr. Van De Wiele agreed. Everyone is going to be inconvenienced to some degree.
The closer one is the more inconvenience, and he certainly has alreaCy started looking
for another route into downtown, When this project is finished it will be a great
improvement and asset.

Mr. Tidwell agreed there is a valid hardship, and believes the Foundation will be
responsive to problerns that may arise during the construction.

Mr. White agreed with the othqr Board members. He would suggest that after the five
yea¡ time frame is complete that the building be rernoved from the site. He understands
the applicant has stated that the building would be removed but the Board has not
stated that condition in a rnotion as of yet.

Board, Actionì
On MOTION of VAN DE WELE, the Board voted 4-0-0 (Henke, Tidwell, Van De Wíele,
White "aye"; no "nays"; no "abstentions"; Snyder absent) to APPROVE the request for a
Spacial Ëxception to permit offsite construction facililties (Use Unit 2) including staging
and storage of construction equipment and materials (Section 401, Table 1 and Section
1202.8); Variance of Z-year time limitation on construction facilities to allow 5 years
(Section 1202.Ç.4.a), with the condition that at the end of the five year period the
construction office facility be removed; Variance to permit construction facilities to be
iocated withín 1û0 feet of an occupied dwelling without consent of the owner (Seciion
12A4.C.4.c); Vanþnce from the bulk and area requirements set forth in Section 4M,F.
The Board has found that the project in question is an exceptional size and undertakíng
as part of the City. The facilities to be constructed on the lot in question are located at
the optimal and most efficient location to provide the least amount of detrimental impact.
The applicant has agreed as part of the approval given today that the north and east
side of the construction office wíll be covered by a stone and painted shake style hardie
board siding as presented at today's meeting. The south and west sides of the building
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will be of typical construction materíal and will not be required to be fenced. Also, along
the north and east sides of the building there will be landscaping and plantings. The
Board has found in conjunction with the Special Exception that the 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 wetfare, Fínding by reason of
extraordinary or exceptíonal conditions or circumstances, which are peculiar !o 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
írnpair the purposes, spirit, and íntent of the Code, or the Comprehensive Plan; for the
following property:

S17 LT ll & ALL LT 12 BLK 11, TRAVIS PARK ADDN; ALL 3200 RIVERSIDE
DRIVE ADDN; PRT GOV LT I & PRT NW NE BEG 24.75 & 410.6E NWC NW NE TH
w481.57 SE303.97 TH ON RT CRV 236.89 SEr04.6r E371.67 N635.3 pOB SEC 24
1912 6.22ACS, CITY OF TULSA, TULSA COUNTY, STATE OF OKLAHOIIA

*¡trra**tÊ
a.aalaQata

OTHER BUSINESS

ßeviEw and Aporoval of the 2015 City Eoard of Adiustment meeting dates,

On IUIOTION of VAN DE WELE, the Board voted 4-0=0 (Henke, Tidwell, Van De Wiele,
White "aye"; no "naysn; no "abstentions"; Snyder absent) to APPROVE the 2015 City
Board of Acljustrnent rneeting date schedule provided with the exception of the removal
of the November 24tn meeting and the December 22nd meeting.
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