
TULSA METROPOLITAN AREA PLANNING COMMISSION
Meeting No. 2829

November 4, 2020, 1 :00 PM
175 East 2nd Street, 2nd Level, One Technology Genter

Tulsa City Gouncil Chamber

The meeting will be held in the Tulsa City Council Chamber and by videoconferencing
and teleconferencing via GoToMeetinq, an online meeting and web conferencing tool

Commissioners and members of the public may attend the meeting in the Tulsa City
Council Chamber, but are encouraged to attend and participate in the TMAPC meeting
via videoconferencing and teleconferencing by joining from a computer, tablet or
smartphone using the following link:

httos ://www. o oto meet. me/COT4/tm a oc-o otomeefi no-i n-cou nci l-cha m bers-novem ber-4th

Commissioners and members of the public can also dial in using their phone by dialing

United States: +1 ß461749-3'122

Participants must then enter the following Access Gode: 163-931-949

The following Commissioners plan to attend remotely via GoToMeeting, provided that
they may still be permitted to appear and attend at the meeting site, the Tulsa City
Council Chambers, Second Floor of City Hall, at One Technology Center, 175 East
Second Street, Tulsa Oklahoma: Chair Covey, Commissioner Blair, Commissioner
Craddock, Commissioner Kimbrel, Commissioner McArtor, Commissioner Reeds,
Commissioner Ritchey, Commissioner Shivel, Commissioner Van Cleave,
Commissioner Walker

CONSIDER, DISCUSS AND/OR TAKE ACTION ON:

Call to Order:

REPORTS:

Ghairman's Report:

Work session Report:

Director's Report:



1. Minutes of October 21,2020 Meeting No. 2828

CONSENT AGENDA

All matters under "Consent" are considered by the Planning Commission to be
routine and will be enacted by one motion. Any Planning Gommission member
ffiâV, however, remove an item by request.

NONE

PUBLIC HEAR¡NGS

2. MPD-3 Katv O'Meilia. nnino Desion Grouo (CD 9,4) Location: Southeast
corner of East 31st Street South and South Peoria Avenue requesting a Master
Plan Development for mixed use community (Continued from September 2,
2020xw¡thdrawn by applicant September 21, 20201

3. 2-7581 Robert Parker (CD 4) Location: East of the southeast corner of East 2nd
Street South and South Quincy Avenue requesting rezoning from RM-2 to lL
(Withdrawn by applicant October 19,20201

4. Kahn Addition (CD 1) Preliminary Plat, Location: East of the southeast corner of
East 36th Street North and North MLK Jr. Boulevard (Continued from October
2',a,2O2Ol

5. GZ-507 Brad Avedon (County) Location: South and east of the southeast corner
of East 126th Street North and North Garnett Road requesting rezoning from IL/AG
to lL

6. 2-7579 Godv Brandt (CD 4) Location. West of the southwest corner of East 8th
Street South and South Utica Avenue requesting rezoning from RS-4 to MX1-U-
35

7. 2-7580 Mark Bahlinqer (CD 6) Location: Southwest corner of East 21st Street
South and South 120th East Avenue RD to CS

8. 2-7582 Garolvn Back (CD 5) Location: North of the northeast corner of East 51st
Street South and South 72nd East Avenue requesting rezoning from GDP and RS-
3 to OM with an optional development plan

OTHER BUSINESS



NONE

9. Commissioners'Comments

ADJOURN

CD = Council District

NOTE: lf you require special accommodation pursuant to the Americans with Disabilities Act,
please notify the Tulsa Planning Office at 918-584-7526. Exhibits, petitions, pictures, etc.,
presented to the Planning Commission may be received and deposited in case files to be
maintained Tulsa Planning Office at INCOG. All electronic devices must be silenced during the
Planning Commission meeting.

Visit our website at tulsaplanninq.orq email address: esubmit@incoo.oro

TMAPC Mission Statement: The Mission of the Tulsa Metropolitan Area Planning Commission
(TMAPC) is to provide unbiased advice to the City Council and the County Commissioners on
development and zoning matters, to provide a public forum that fosters public participation and
transparency in land development and planning, to adopt and maintain a comprehensive plan
for the metropolitan area, and to provide other planning, zoning and land division services that
promote the harmonious development of the Tulsa Metropolitan Area and enhance and
preserve the quality of life for the region's current and future residents.
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ITPD-3Sawyer, Kim

Sent:
From:

Subject:

Thanks Katy,

We will withdraw the application.

Wilkerson, Dwayne

Monday, September 21, 2020 12:13 PM

Katy O'Meilia
Sabrina Nunnelee; mike nunnelee; Jim Crosby;Joseph Farris; Mark Enterline; Miller, Susan;

Sawyer, Kim

RE: Application for MPD-3 Withdrawal

lo:
Cc:

Dwoyne Wilkerson, AS[4. PLA
Principol Plonner I Current Plonning
Tulso Plonning Office
2W.2nd St., Bth Floor I Tulso, OK 74103

18.579.947 5

TULSA
PIANI.IIHç OFFIçE

From: Katy O'Meilia <komeilia@pdgtulsa.com>
Sent: Monday, September 2L,2O2O 12:1-0 PM

To: Wi lkerso n, Dwayne < DWil kerso n @ incog.o rg>

Cc: Sabrina Nunnelee <sdpkids@gmail.com>; mike nunnelee <mnunnelee@gmail.com>; Jim Crosby <jcrosby@pdgtulsa.com>;

Joseph Farris <jfarris@tulsalawyer.com>; Mark Enterline <menterline@aol.com>
Subject: Application for MPD-3 Withdrawal

Mr. Wilkerson,

At this point in time, our clients have decided to withdraw the MPD-3 application so they can re-evaluate and take more t¡me to
establish better communication and outreach for allTulsans regarding the project. Please let me know if you need anything
specific from me for this withdrawal request.

Best regards,

Katy OoMeiliao PLA' LEED AP
Planning Director/Project Manager

5314 S. Yale Ave, Suite 510
Tulsa, OK 74135

1 &



office 918-628-1255
cell 405-830-1346
wlvw.Dlan n ingdesigngrou D.com
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Sawyer, Kim

From:
Sent:
To:
Subject:
Attachments:

ls this ok?

Wertin, Jani

Monday, October 19,2020 3:04 PM

Sawyer, Kim

FW: Submitting New Application for Zoning and Withdrawing previous application.

20201016-[]SUBDIVISION PLAT APPLICA TION INFORMA TlON.pdf

ssislont Plonner I Current Plonning
Plonnlng Office

W.2nd St., Bth Floor I Tulso, OK 74103
18.579.9465

qnl Werlin

TULSÅ
ÞLÂ¡.IHING OFfICC

n

From: Ca rol Pa rker <ca rol @executivestitle.com>
Date: Monday, October 19,2O2O at 2:59 PM

To: "Wertin, Jani" <jwertin@incog.org>, "Wilkerson, Dwayne" <DWilkerson@incog.org>

Subject: Submitting New Application for Zoning and Withdrawing previous application.

Please find attached the new application for rezoning of lots LOIS 1,1,/ß Lynch & Forsyths Addition. We learned through our
previous application if we zone it lL we will have a 75 foot setback which would destroy the use and purpose of our land and

project. Therefore, we are resubmitting this zoning to Heavy lndustry which eliminates the 75 foot setback and this change

would comply with the other three corner properties that are adjacent to this property. Please let me know if you need an

additional information. And I will be waiting for your email that will advise me on the cost in which I am to submit.

ln Addition, I would like to withdraw my rezoning application number: Z-75-8L

You have been very helpful to teach me and guide me through this process. We appreciate you so much

Look forward to hearing from you.

Carol Parker and Robert Parker

9L8.527.4374

1 3





TM
Tulso Metropoliton
Plonning Comm ission

Case: Kahn Addition

Hearinq Date: November 4,2020
(Continued from October 21,2020)

Case Report Prepared bv:

Nathan Foster

Owner and Applicant Information

Applicant: Geodeca, Russell Muzika

Owner: Tahir Khan

Location Map:
(shown with City Council Districts)

Applicant Proposal:

Preliminary Plat

1 lot, 1 block, 1.8 + acres

Commercial

Location: East of the southeast corner of
East 36th Street North and North MLK Jr.
Boulevard

Zoninq:
Present: RM-1
Proposed: CS

Staff Recommendation:

Staff recommends approval of the
preliminary plat

Citv Council District: I
Cou ncilor N ame. Vanessa Hall-Harper

Gountv Comm sion District: 1

Commissioner Name: Stan Sallee

EXHIBITS: Site Map, Aerial, Land Use, Growth & Stability, Preliminary Plat, Conceptual

/-1,

lmprovements Plan



PRELIMINARY SUBDIV¡SION PLAT
Kahn Addition - (cD 1)
East of the southeast corner of East 36th Street North and North MLK JR.
Boulevard
This plat consists of 1 lot, 1 block on 1.8 t acres.

The Technical Advisory Committee (TAC) met on September 17,2020 and
provided the following conditions:

1. Zoning: TMAPC recommended approval (2-7572) of CS zoning for the
north 260 feet of the subject tract with RM-1 being retained for the remainder
of the tract. Lot conforms to the requirements of the zoning districts.

2. Addressing: City of Tulsa addresses and street names must be assigned
and affixed to the face of the final plat along with an address disclaimer.

3. Transportation & Traffic: Dedication of 50 feet of right-of-way for East 36th
Street North as required by the Major Street and Highway Plan. Existing
improvements located within the planned right-of-way are required to obtain
license agreement approval or be removed prior to the filing of the final plat.
Limits of no access must be added to the final plat and approved by City
Traffic Engineering. lnclude sidewalk language in the deed of dedication.

4. SewerMater: Easements must be provided as required to cover
existing/proposed public infrastructure. All easements are required to be
labeled and dimensioned on the face of the final plat. Perimeter easements
to be shown on the final plat as required by Development Services.

6. Engineering Graphics: Submit subdivision data control sheet with final plat
submittal. Remove contours and improvements from final plat. Provide
surveyors name and email address. Provide engineer, if applicable, with
contact information. Graphically label the POB and POC. Add signature
block. Update location map to reflect only platted property boundaries; label
all other property as "Unplatted". Provide a basis of bearing heading with
information providing a bearing angle shown on the face of the plat.

7. Stormwater, Drainag€, & Floodplain: City of Tulsa Regulatory Floodplain
exists on the northern portion of the property. Overland drainage easement
will be required for any on-site floodplain. Any development proposed in the
future within the floodplain area will be required to comply with all city
floodplain ordinances and criteria.

8. Utilities: Telephone, Electric, Gas, Cable, Pipeline, Others: All utilities
indicated to serve the site must provide a release prior to final plat approval.
Provide a Certificate of Records Search from the Oklahoma Corporation
Commission to verify no oil & gas activity on the site.

Staff recommends APPROVAL of the preliminary subdivision plat subject to the
conditions provided by TAC and all other requirements of the Subdivision and
Development Regulations. City of Tulsa release letter including Development
Services, City Legal, and Engineering Services is required prior to final plat
approval.

LlL
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TM
Tulso Metropoliton
Plonning Comm ission

Case Number: CZ-507

Hearinq Date: November 4,2020

Case Report Prepared bv:

Jay Hoyt

Owner and Applicant lnformation

Applicant: Brad Avedon

Property Owner. Avedon Properties LLC

Location Map:
(shown with County Commission Districts)

,:i.i,

h

, tt -

Applicant Proposal:

Present Use: Vacant

Proposed Use: Self-Storage

Concept summary: Rezone from IL/AG to lL to
permit a self-storage facility

Tract SZe: 6.94 + acres

Location: South & East of the Southeast corner of
East 126th Street North & North Garnett Road

Zoninq:

Existing Zoning: lL/AG

Proposed Zoning: lL

Comprehensive Plan:

Land Use Map: N/A

Stability and Growth Map: N/A

Staff Recommendation:

Staff recommends approval.

Staff Data:

TRS: 1405
CZM: 12

Gountv Gommission District: I
Commissioner Name: Stan Sallee

5;i I
REVTSED !O/29/2O2O



SECTION l: CZ-507

DEVELOPMENT CONCEPT: The applicant is proposing to rezone from lL/AG to lL to permit the
construction of a new self-storage facility. This would be an extension of an existing self-storage
facility located on the lot immediately to the west. The site is located within the Commercial Land Use
designation of the Tulsa County Comprehensive plan and the City of Owasso Comprehensive Plan.
Based on this designation, the proposed lL zoning for a self-storage use would be compatible with the
long term land use plans for the immediate area.

The City of Owasso has indicated that they do not have an issue with the proposed development.
They have requested that, when constructed, screening be provided along the eastern boundary of the
subject lot, since the lot to the east is designated as a Transition Zone in the Comprehensive Plan,
which may contain residential uses. This is not a Tulsa County Zoning Code requirement for the use or
the existing adjacent zoning, but has been requested by the City of Owasso based on possible future
uses of the adjacent lot.

EXHIBITS:
INCOG Case map
INCOG Aerial
Email from City of Owasso Planning

DETAILED STAFF RECOMMENDATION:

CZ-507 is non-injurious to surrounding proximate properties;

CZ-507 is compatible with the Commercial Land Use designation of the Tulsa County Comprehensive
Plan;

CZ-507 is consistent with the anticipated future development pattern of the surrounding property

therefore;

Staff recommends Approval of CZ-507 to rezone property from IL/AG to lL.

SECTION ll: Supporting Documentation

RELATIONSHIP TO THE COMPREHENSIVE PLAN:

Staff Summarv: The subject property is located within the fenceline of Owasso. The Tulsa

County Comprehensive Land Use Plan (adopted July 2019) and the Owasso Comprehensive
Plan (adopted in 2014 and amended in 2016 and 2018) designafes the land use as
Commercial. This designation is meant to serve as a guide for planners and related decision-

5"-u
REVTSED rO/29/202O



making bodies. The Commercial designation supports retailtrade and services, which this
proposal is compatible with.

ED

TEGEHD

låild UtÊ gttegorlsr

I tommerciat

I hdusfiallRegional Employment

Nelghborhood Mi¡ed Use (Light Officê,

,ft:ri:4CommercialShopping,AttachedHoueing,
SF Housing, Apartrnents åbove reta¡l)

I Park#Recrealion

I Public/lnstÍtutionauQr¡asi Public

Flesidential

I T¡ansitonal
a

Land U Vision

Land Use Plan map designation: Commercial

Areas of Stability and Growth designafion: N/A

Transportation Vision :

Major Sfreef and Highway Plan: N 1 13th East Ave is designated as a Secondary Arterial

Trail System Master Plan Considerations: None

SmallArea Plan: N/A

Special District Considerations: N/A

Historic Preservation Overlav: N/A

DESCRIPTION OF EXISTING CONDITIONS:

Staff Summarv: The site currently contains a single family residence.

53
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Exist. Access MSHP Desiqn MSHP RA¡t/ Exist. # Lanes

N 1 13th East Ave Secondary Arterial 100 Feet 2

Environmental Considerations: None

Streets:

Utilities:

The subject tract has municipalwater and sewer available

Su rroundinq Properties:

SECTION lll: Relevant Zoning History

ZONING ORDINANCE: Ordinance number 98254 dated September 15,1980 established zoning for

the subject property.

Subject Property:

No Relevant History.

Surrounding Property:

CBOA-01303-A November 2012: The County Board of Adjustment approved a Modification
to previously approved Special Exception (CBOA-1303) to permit a church in an AG District for
proposed expansion of existing Sanctuary for new Fellowship Hall and to adopt the conceptual
site plan as submitted as the new governing document for future growth, on property located at
12215 North Garnett Road East.

cBoA-0172 I Mav 2000: The County Board of Adjustment approved a Special Exception to
permit a home occupation (beauty shop) in an AG district, on property located at 12505 North
1 13th East Avenue.

CBOA-O1662 Julv 1999: The County Board of Adjustment approved a Specia/ Exception to
allow a seasonal sales (outdoor) fireworks stand in an AG zoned district, on property located at
north of the northeast corner of East 121st Street North and North Garnett.

CBOA-01303 October 1994: The County Board of Adjustment approved a Special Exception
to permit a church in an AG zoned district and a Variance to permit gravel parking, per plan

submitted, subject to platting, building permit and Health Department approval, and temporary
gravel parking being permitted for one year after church opening, on property located at north of
the northeast corner of North Garnett Road and East 121st Street North.

^d\), -t

Location Existing Zoning Existing Land Use
Desiqnation

Area of Stability
or Growth

Existing Use

North AG N/A N/A Sinsle Family
South AG NiA N/A Sinqle Familv
East AG N/A N/A Agriculture
West IL N/A N/A Self-Storaqe

REVTSED 7O/29/2O2O
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Hoyt, Jay

t:Sen

To:
Cc:

From:

Subject:

Fritschen, Karl < kfritschen@CityOfOwasso.com >

Monday, October 26,2020 LL:38 AM
Hoyt, Jay

Beemer, Alexa; Dempster, Brian

cz-507

Importance: High

Jay,

Owasso's Land Use Plan identifies this tract for commercial uses and it appears this is an expansion
of a current similar use. Therefore we do not have any issues with this case regarding the
appropr¡ateness. However, we would asked that screening be provided along the east boundary in
the form of a of 6 foot opaque fence, as the property to the east is called out for transitional uses and
could at some point contain apartments or attached housing of some kind. Thank you.

Regards,

KarlA. Fritschen, MRCP, AICP, RLA
Plannrng tutanager

2OO 5. Main
Ctty ofOwasso, OK 74055
918,376.1s4s

"the truth is out there"

Shop+Our
STAßT HERE

lulurc

51



The preceding email message (including any attachments) contains information that may be confidential,
protected by the attorney-client or other applicable privilege, or constitute non-public information. It is intended
to be sent only to the recipient(s) named above. If you are not an intended recipient of this message, please
notify the sender by replying to this message and then deleting it from your system. Use, dissemination,
distribution, or reproduction of this message by an unintended recipient is not authorized and may be
unlawful.
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TMre
Tulso Metropoliton Areo
Plonning Commission

Case Number: Z-7579

Hearinq Date: November 4,2020

Case Reoort Prenared bv:

Nathan Foster

Owner and Applicant lnformation

Applicant: Cody Brandt

Property Owner. Ashley Hacker

Location Map:
(shown with City Council districts)

Applicant Proposal:

Present Use: Vacant

Proposed Use: Apartments

Concept summary: Rezone property
exclusively single-family residential to
neighborhood-level mixed-use zoning district.

from
a

Tract SZe: 0.31 + acres

Location: West of the Southwest corner of East 8th
Street South & South Utica Avenue

Zoninq:

Existing Zoning: RS-4

Proposed Zoning: MX1 -U-35

Comprehensive Plan:

Land Use Map. Downtown Neighborhood

Stability and Growth Map: Area of Growth

Staff Recommendation:

Staff recommends approval

Staff Data:

TRS: 9306
CZM: 37

Citv Council District: 4

Councilor Name. Kara Joy McKee

Countv Commission District: 2

Commissioner Name: Karen Keith

(rl REVTSED tO/2A/2O2O



SECTION l: 2-7579

EXHIBITS:
INCOG Case map
INCOG Aerial (small scale)
INCOG Aerial (large scale)
Tulsa Comprehensive Plan Land Use Map
Tulsa Comprehensive Plan Areas of Stability and Growth Map
Applicant Exhibits:

DETAILED STAFF RECOMMENDATION:

The applicant is requesting to rezone an approximately 0.3 acre site west of South Utica Avenue on
East 8th Street. The request is for MX1-U-35 which translates to a neighborhood level mixed-use
district with an urban character and an overall height limitation of 35 feet.

MX1, Neighborhood Mixed-use is intended to accommodate small-scale retail, service, and dining
uses in addition to a variety of residential uses and building types. Examples of non-residential uses
permitted within the MX1 district are offices, restaurants, retail sales, and studios. Residential uses
permitted include apartments and townhouses. Building types and form are controlled by the "Urban"

character designation selected by the applicant. Urban character zones pull building facades to the
front of the lot through a required build-to zone of 0 feet to 20 feet. Vertical mixed-use buildings
including a mix of commercial and residential uses are required to provide a minimum of 40o/o

transparency on the ground floor in order to accommodate a more active street. Buildings intended
purely for residential uses would be required a minimum of 20% transparency on the ground floor to
accommodate more privacy for ground-floor residential units. The applicant has requested a 35 foot
height limitation on new structures which aligns with the current height restriction of the RS-4 district.

ln the immediate vicinity of the subject parcel, there is a mix of commercial uses including a

convenience store and a pawn shop along the Utica Avenue frontage. Neighborhood parcels are

comprised of a mixture of duplexes, a multi-unit house, a single-family home, and a neighborhood
religious assembly.

RELATIONSHIP TO THE MPREHENSIVE PLAN

The City's Comprehensive Plan designates this area as a Downtown Neighborhood and an Area of
Growth. Downtown neighborhoods are located outside but are tightly integrated with the Downtown
Core. The plan intends these areas to evolve into areas that are pedestrian-oriented where people

can both work and live which supports the concept of a neighborhood mixed-use zoning allowing for
small-scale commercial uses or medium density housing opportunities.

Staff has found the requestfor MX1-U-35 to be consistentwith the goals and recommendations of the
Comprehensive Plan and non-injurious to the surrounding approximate properties.

Staff recommends APPROVAL ol z-tstg to rezone property from Rs-+ to Mx-1-u-35.

ÇL
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SECTION ll: Supporting Documentation

Land Use Vision:

Land Use Plan map designation: Downtown Neighborhood

Areas of Stability and Growth designation: Area of Growth

Small Area Plan: Pearl District Small Area Plan

The Pearl District Small Area Plan was adopted on July 3, 2019 and maintained the importance of this
area as a "Downtown Neighborhood" and supporting the concept of additional housing choice, mixture
of uses, and the revitalization of existing neighborhood areas.

Priority 7: Stabilize and revitalize existing residential areas, promote homeownership and housing
affordability, and increase housing choice.

Priority 2: Promote development that retains existing businesses and increases employment, mixed-
use, commercial, and retail opportunities.

The options afforded under the MX1-U-35 zoning requested are supported by the goals and
recommendations of the small area plan for downtown neighborhood areas.

DESCRIPTION OF EXISTING CONDITIONS:

Staff Summarv: ln the immediate vicinity of the subject parcel, there is a mix of commercial uses
including a convenience store and a pawn shop along the Utica Avenue frontage. Neighborhood
parcels are comprised of a mixture of duplexes, a multi-unit house, a single-family home, and a
neighborhood religious assembly.

Streets:

Utilities:

The subject tract has municipalwater and sewer available

Surroundi Prooerties:

Exist. Access MSHP Desiqn MSHP RA¡t/ Exist. # Lanes

East. 8th Street Residential 50' 2

Location Existing Zoning Existing Land Use
Desiqnation

Area of Stability
or Growth

Existing Use

West RS-4 Downtown
Neiqhborhood

Growth Multi-unit house

North RS-4 Downtown
Neiqhborhood

Growth Duplexes

East RS-4 Mixed-Use Corridor Growth Detached House
South RS-4/PUD-588-A Mixed-Use Corridor Growth Convenience Store

Ç3
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SECTION lll: Relevant Zoning History

ZONING ORDINANCE: Ordinance number 11815 dated June 26,1970 established zoning for the
subject property.

Subject Property:

No Relevant History

Surrounding Property:

PUD-588-A Mav 2012: All concurred in approval of a proposed Major Amendmenf to PUD on
a 3.35+ acre tract of land to allow a 1.35 acre tract of land located north of the existing PUD to
be added to the PUD to allow for the redevelopment of the property with a larger store and
greater service capacity, on property located northwest corner of East 11th Street and South
Utica Avenue.

Z-7109 September 2008: All concurred in approval of a request for rezoning a .32+ acre tract
of land from RS-4 to OL for accessory parking, on property located southeast corner of South
Troost Avenue and East 1Oth Street.

BOA-19667 September 2003: The Board of Ad justment approved a Special Exception to
allow a church in an RS-4 District, a Variance of the required one acre lot size, and a Variance
of the required parking from 42 spaces lo 14, finding it is an existing building, with ample
parking space, on property located at 810 & 802 South Troost.

PUD-588 June 1998: All concurred in approval of a proposed Planned Unit Development on a
2+ acre tract of land for a convenience store (Quik Trip), on property located on the northwest
corner of East 11th Street South and South Utica Avenue.

BOA-12909 December 1983: The Board of Ad justment approved a Specia/ Exception to
permit a Pythian Benevolent Association in an RM-2 zoned district under the provisions of
Section 1680, subject to the type of building built on the property being a tilt-up brick veneer
building as submitted by the applicant, on property located at the southwest corner of Troost
Avenue and 8th Street.

111412020 1:00 PM
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TMre
Tulso Metropoliton Areq
Plonning Commission

Case Number: 2-7580

Hearinq Date: November 4,2020
I

Gase Report Prepared bv:

Dwayne Wilkerson

Owner and Applicant lnformation

Applicant: Mark Bahlinger

Property Owner. Jesus Barraza and Anilu Castillo
De Barraza

Location Map:
(shown with Gity Gouncil Districts)

!"'.t \',L-: \
r l¡.- ,- '\::

Applicant Proposal:

Present Use: Vacant

Proposed Use: Restaurant

Concept summary: Redevelop site abutting 21.st

Street north of the drainage channel.

Tract SZe: 0.69 + acres

Location: Southwest corner of East 21st Street
South & South 120th East Avenue

Zoninq:

Existing Zoning: RD

Proposed Zoning: CS

Gomprehensive Plan:

Land Use Map: Mixed-Use Corridor and
Existing Neighborhood

Stabílity and Growth Map: Area of Growth

Staff Recommendation:

Staff recommends approval for CS zoning of the
north 220 Íeet of the subject property where the
property included in the Mixed-Use Corridor
land use designation.

The south portion of the request is not
consistent with the Comprehensive Plan
therefore we recommend denial of that portion
of the site.

Staff Data:

TRS: 9417
CZltIl: 39

Gitv Council District: 6

Councilor Name: Connie Dodson

Countv Gommission District: I
Commissioner Name: Stan Sallee

-7 
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SECTION l= 2-7580

DEVELOPMENT CONGEPT:

The applicant has submitted a rezoning request to allow commercial development at the Southwest
corner of East 21st Street and South 122nd East Avenue.

EXHIBITS:
INCOG Case map '
INCOG Aerial (small scale)
INCOG Aerial (large scale)
Tulsa Comprehensive Plan Land Use Map
Tulsa Comprehensive Plan Areas of Stability and Growth Map
Applicant Exhibits: None included

DETAILED STAFF RECOMMENDATION:

The applicant has requested CS zoning for the entire parcel. The north 220 feet of the site is
consistent with the Tulsa Comprehensive Plan and,

The existing Neighborhood Land use designation on the south portion does not support CS zoning
and,

Uses allowed in a CS zoning district are consistent with the anticipated uses along the Multi Modal
Corridor and,

The site is environmentally challenging however it is our understanding that development in the Tulsa
Regulatory Flood Plain can be designed in a way that will not adversely affect surrounding property
owners therefore,

Staff recommends Approval of 2-7580 to rezone the north 220 feet of the subject property from RD to
cs.

Staff recommends denial of the request for the remainder of the property south of that line

SECTION ll: Supporting Documentation

RELATIONSHIP TO THE COMPREHENSIVE PLAN:

Staff Summary: The north 220 feet of the property is included in the Mixed-Use Corridor and
fhe uses allowed rn a CS district are consistent with the vision of that land use designation. The
Major street and highway plan recognizes the importance of commercial uses along a
Multimodal corridor.

I and Use Vision

Land Use Plan map designation'. Mixed-Use Corridor and Existing Neighborhood

The north 220 feet is included in a Mixed-Use Corridor is a plan category used in areas
surrounding Tulsa's modern thoroughfares that pair high capacity transportation facilities with
housing, commercial, and employrnent uses. The streets usually have four or more travel lanes,
and sometimes additional lanes dedicated for transit and bicycle use. The pedestrian realm

1"2 REVTSED 10/28l2020



includes sidewalks separated from traffic by street trees, medians, and parallel parking strips.
Pedestrian crossings are designed so they are highly visible and make use of the shortest path
across a street. Buildings along Mixed-Use Corridors include windows and storefronts along the
sidewalk, with automobile parking generally located on the side or behind. Off the main travel
route, land uses include multifamily housing, small lot, and townhouse developments, which
step down intensities to integrate with single family neighborhoods.

The south portion of the tract is included in the Existing Neighborhood category is intended to
preserve and enhance Tulsa's existing siñgle-family neighborhoods. Development activitieè in
these areas should be limited to the rehabilitation, improvement or replacement of existing
homes, and small-scale infill projects, as permitted through clear and objective setback, height,
and other development standards of the zoning code. ln cooperation with the existing
community, the city should make improvements to sidewalks, bicycle routes, and transit so
residents can better access parks, schools, churches, and other civic amenities.

Areas of Stability and Growth designation: Area of Growth

The purpose of Areas of Growth is to direct the allocation of resources and channel growth to
where it will be beneficial and can best improve access to jobs, 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.

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

Transoo rtation Vision

Major Sfreef and Highway Plan: Multi Modal Corridor

Multi-modal streets emphasize plenty of travel choices such as pedestrian, bicycle and transit
use. Multimodal streets are located in high intensity mixed-use commercial, retail and
residential areas with substantial pedestrian activity. These streets are attractive for pedestrians
and bicyclists because of landscaped medians and tree lawns. Multi-modal streets can have
on-street parking and wide sidewalks depending on the type and intensity of adjacent
commercial land uses. Transit dedicated lanes, bicycle lanes, landscaping and sidewalk width
are higher priorities than the number of travel lanes on this type of street. To complete the
street, frontages are required that address the street and provide comfortable and safe refuge
for pedestrians while accommodating vehicles with efficient circulation and consolidated-shared
parking.

Streets on the Transportation VisÍon that indicate a transit improvement should use the multi-
modal street cross sections and priority elements duríng roadway planning and design.

73Trail System Master Plan Considerations: None
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SmallArea Plan: None

Special District Considerations: None

Historic Preservation Overlav: None

DESCRIPTION OF EXISTING CONDITIONS:
a

Staff Summaru: The site is undeveloped and east of a small box discount store. West of a
communications company minor utilíty. The property is included in the Tutsa Regutatory
Floodplain for Tupelo Creek. New Building construction for fhe uses atlowed in a CS district witt
require careful engineering analysís prior to síte development.

Sfreef View from northeast looking southwest:

Environmental Considerations: The site appears to be included in the Tupelo Creek, City of Tulsa
regulatory floodplain. The creek area is generally wooded and in a natural condition,at this location.
The developer will be encouraged to keep the wooded character of the area on both sides of the creek
and significant engíneering analysis will be required prior to issuing a building permit.

Streets:

Exist. Access MSHP Desionation MSHP RA/V Exist. # Lanes

East 21st Street South Primary Arterial Primary
Arteria!

2 lanes each direction
with center median and

turn lane.

South 121th East Avenue None 50 feet 2

7rt
Utilities:
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The subject tract has municipal water and sewer available

Surrou ndinq Properties:

Location Existing Zoning Existing Land Use
Desiqnation

Area of Stability
or Growth

Existing Use

North RS-3 Existing
Neiqhborhood

Stability Single family residential

East RD Mixed use corridor
and existing

neiohborhood

Growth Cómmunications
company minor utility

facilitv
South RS-3 Existing

Neiqhborhood
Growth Single family and multi

family
West RM-1, PUD-

800/cs
Mixed use corridor

and existing
neishborhood

Growth Multifamily and small
box discount store

SEGTION lll: Relevant Zoning History

ZONING ORDINANGE: Ordinance number 11817 dated June 26, 1970 established zoning for the
subject property.

Subject Property:

BOA-17534 October 1996: The Board of Adjustment approved a Special Exception to permit a
telecommunications building in an RD district, subject to the building meeting the required 35' setback
and the approval of the Department of Public Works relating to stormwater runoff, on property located
East 21st Street and South 120th East Avenue.

Surrounding Property:

Z-7239IPUD-800 Auqust 2013: All concurred in approval of a request to rezone a 1.97+ acre tract of
land from OL to OL/CS and approval of a proposed Planned Unit Development for Use Unit 13
(Convenience Goods and Services) and Use Unit 14 (Shopping Goods and Services), on property
located west of the southwest corner of East 21st Street and South 120th East Avenue.

BOA-20053 June 2005: The Board of Adjustment upheld the determination of a neighborhood
building inspector that a taxi/limousine business is not a use by right in a residential district and deny
the appeal, on property located 11911 East22nd Place South.

BOA-19395 Julv 2002: The Board of Adjustment approved a Special Exception to permit a cable
television utility facility in an RD district, per plan, with conditions there be no communications tower on
the site, no storage of vehicles, any lighting would be shielded away from the neighborhood, limit
approval to the north 215' of the site, and a generator will operate only during emergencies and at
such times needed to keep it operational, on property located at2115 South 120th East Avenue.

BOA-17441 Julv 1996: The Board of Adjustment approved a Specra/ Exception to allow church uses
in a RD district, subject to the applicant returning with a detailed site plan for approval meeting the

. code, a letter from Development Services of the City of Tulsa indicating the property can be developed

7s
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in the manner the applicant proposes on the detailed site plan, on property located at the southeast
corner of South 120th East Avenue and East 21st Street South.

BOA-09084 Julv 1976: The Board of Adjustment approved an Exception to operate a children's
nursery, subject to the drainage plans being approved by the City Engineer prior to the issuance of
any building permits, and to the conceptual plot plan, in an RD District, on property located southeast
of 12}th East Avenue and 21st Street.

BOA-07788 March 1973: The Board of Adjustment denied an Exception to operate a children's
nursery, on property located at the northwest corner of 120th East Avenue and 21st Street.

Z'4251 September 1972: All concurred in approval of a request for rezoning a7.2+ acre tract of Iand
from RM-1/RS-3 to RD/OL for duplexes and offices, on property located east of the southeast corner
of 2lst Street and Garnett Road.

BOA-04243 December 1963: The Board of Adjustment granted a request for permission to construct
and operate a public school in a U-1-B District, on property located on the W1t2, SW1/4, SE1/4, of
Section 8, Township 19 North, Range 14 East, Tulsa County, Oklahoma.

111412020 1:00 PM
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TMre
Tulso Metropoliton Areo
Plonning Commission

Gase Number: 2-7582 ODP
Related to BOA-23019 approved October 27,2020

Hearinq Date: November 4,2020

Case Report Prepared bv:

Dwayne Wilkerson

Owner and Applicant lnformation:

Applicant: Carolyn Back

Property Owner. CentralAssembly Of God

Location Map:
shown with Gity Council Districts)

.i¡
"t -.

't i

Applicant Proposal:

Present Use: School (Dove Academy)

Proposed Use: Various Senior Services to include:
Adult Day Care and Active Senior Center for Social
and PhysicalActivity

Concept summary'.

Tract Size: 8.68 + acres

Location: North of the Northeast corner of East
51st Street South & South 72nd East Avenue

Zoning:

Existing Zoning: CDP-RS-3

Proposed Zoning: OM w/ Optional
Development Plan

Comprehensive Plan:

Land Use Map: Existing Neighborhood

Stability and Growth Map: Area of Stability

Staff Recommendation:

Staff recommends approval

Staff Data:

TRS: 9326
CZM: 48

Citv Gouncil District: 5

Councilor Name'. Cass Fahler

Countv Commission District: 3

Commissioner Name: Ron Peters

8t
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SECTION l: 2-7582

APPLICANTS DEVELOPMENT CONCEPT:
The continued evolution of this site over the last several years has opened opportunities for expanded uses for
this site. As the school use is coming to a close, a new use for the neighborhood is emerging.

Today's aging population will live longer than any other generation in history. The outlook for aging is both
exciting and challenging. With a sharpened mission focus, LIFE Senior Services is poised to lead our
community.into a future where its older residents remain independent, healthy, and engaged longer.

Since 1973, LIFE Senior Services has provided programs, facilities and services designed to meet the needs of
older adults across the continuum of care with choices and opportunities. The greater Tulsa community is

unique in having a nonprofit senior service provider that integrates and links a comprehensive group of
resources under one umbrella organization. LIFE's reputation as a respected leader in aging services is
grounded in our ability to address emerging needs as well as provide an efficient and effective one-stop shop
approach to service delivery.

Services offered on this site will include

LIFE's Adult Day Health
LIFE's Adult Day Health program provides a safe, friendly and therapeutic setting for at risk
seniors and adults with disabilities. Enriching daily activities are designed to maintain and enhance
physical and mentalcapabilities. The program also offers health and nursing services, therapy,
medication management and personal care. ln addition, Adult Day Health makes respite for family
caregivers possible and is a reliable source of support and encouragement.

LIFE's Adult Day Health Centers are accredited by the Commission on Accreditation of Rehabilitation
Facilities (CARF). With more than 800 standards, CARF holds the highest international standards for
service providers. Because the Adult Day program, facilities and staff meet the rigorous CARF
standards, our participants and their families areassured the highest quality care.

LIFE PACE
LIFE PACE, a Program of All-lnclusive Care for the Elderly, is a comprehensive, coordinated senior
healthcare program. Qualifying participants in the LIFE PACE program are transported to the LIFE
PACE/Adult Day Health Center to receive healthcare, social services, nutritious meals and to participate
in various rehabilitative and recreational activities. The heart of LIFE PACE is the care that is provided
throughout our system by the interdisciplinary team of nurses, nutritionists, socialworkers, pharmacists,
occupational therapists and primary care physicians who jointly develop care plans to maximize function
and independence for participants. PACE's unique team-based approach results in positive health
outcomes and dramatically reduces hospitalization and fall rates.

LIFE's Senior Genter
LIFE's Senior Center serve as a gateway to the area's aging network - connecting older adults to a
variety of programs that support healthy aging. Monthly activity calendars are filled with a lively
combination of social, creative, educational and fitness activities. Line dancing, picnics under permanent
shaded-covering, and raised-bed community gardens are just a few of the activities offered.

Compared with their peers, senior center members are healthier and have higher levels of social
interaction and life satisfaction. Many members feel that the secret to remaining independent involves
staying active, learning new things and sharing tíme with friends. Recognized by the Older Americans
Act as community focal points, senior centers are integral parts of aging well and one of the most widely
used services among older adults.

EXHIBITS:
INCOG Case map.
INCOG Aerial (small scale) 8z
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INCOG Aerial (large scale)
Tulsa Comprehensive Plan Land Use Map
Tulsa Comprehensive Plan Areas of Stability and Growth Map
Applicant Exhibits: (None included)

DETAILED STAFF RECOMMENDATION:

Chapter 30.020-C of the Tulsa Zoning code indicates that CDP-53 is active. The abandonment
of a portion of CDP-53 fcir this application will not affect the provisions of the remaining CDP
development area. The Board of Adjustment approved this abandonment at the 10.27.2020
meeting.

OM zoning is the lightest zoning option available for the Adult Day Care and Active Senior
Service available however the zoning without the development plan standards and use
limitations is not appropriate or consistent with the original concept for this development and,

The development plan outlined in Section ll of this report is consistent with the provision of the
Development plan standards of the Tulsa Zoning Code and,

The uses and building types are consistent with the Existing Neighborhood Land Use
Designation in the Tulsa comprehensive plan therefore,

Staff recommends Approval of 2-7582 to rezone property from RS-3 with CDP-53 to OM with the
optional development plan standards outlined in Section ll below.

SECTION ll: OPTIONAL DEVELOPMENT PLAN STANDARDS

The Optional Development Plan standards will conform to the provisions of the Tulsa Zoning Code for
development in an Office Medium (OM) district with its supplemental regulations except as further refined
below. (Note: All uses categories, subcategories, specific uses and building types that are not listed in the
following permitted uses categories are prohibited.)

GENERAL PROVISIONS:

Lot and Building Regulations:
Minimum Lot area shall not be less than 1 acre
Minimum street frontage shall not be less than 100 feet
Maximum Floor area ratio shall be 1.0
Maximum building height shall be limited to 35 feet.
Building setbacks shall be 50 feet from any R district and 20 feet from the street right of way

PERMITTED USE CATEGORIES:

GROUP LIVING
Assisted Living Facility
ConvenUM onaste ry/N ovitiate
Elderly/retirement center
Life care retirement center

PUBLIC, CIVIC AND INSTITUTIONAL
Day Care
Parks and Recreation 83
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*Governmental Service or Similar Functions Special Exception only
School
Established on or before Jan. 1 , 1998
Others

Utilities and Public Se¡vice Facility
Minor

Wireless Communication Facility
Building or tower-mounted antenna

COMMERCIAL
Broadcast or Recording Studio

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

Restaurants and Bars
Restaurant ln-house , (limited to an ln-house cafeteria) no fee for participants

AGRICULTURAL
Community Garden

PERMITTED SIGNAGE
Free standing signs must be a monument style sign. Pole signs are prohibited. One (1)
monument sign will be allowed on each lot. Each lot is allowed one monument sign.

Monument signs are limited to a maximum height of 15 feet.
Monument signs may not exceed 32 square feet of display surface area
Monument signage may not be located closer than 20 feet to any street right of way
Monument signage may not be located closer than 150 feet to any R zoned district.

Dynamic display signage is prohibited

Wall Signs - A maximum of three (3) wall signs will be allowed with one wall sign allowed on
the wall immediately above any building entrance. The maximum wall sign size shall not
exceed 32 square feet, or 0.30 square feet of sign area per linear foot of street frontage which
ever is smaller.

Directional Signs - Various small signs throughout the property for wayfinding purposes

SECTION ll: Supporting Documentation

RELATIONSHIP TO THE COMPREHENSIVE PLAN:

Staff Summary: Ihe uses and provisions of the development plan are consistent with the
existing neighborhood land use designation.

Land Use Vision:

81Land Use Plan map designation'. Existing Neighborhood
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The Existíng Neighborhood category is intended to preserve and enhance Tulsa's existing
single family neighborhoods. Development activities in these areas should be limited to the
rehabilitation, improvement or replacement of existing homes, and small-scale infill projects, as
permitted through clear and objective setback, height, and other development standards of the
zoning code. ln cooperation with the existing community, the city should make improvements to
sidewalks, bicycle routes, and transit so residents can better access parks, schools, churches,
and other civic amenities.

Areas of Stability and Growth designation: Area of Stability
The Areas of Stability includes approximately 75o/o of the city's total parcels. Existing residential
neighborhoods, where change is expected to be minimal, make up a large proportion of the
Areas of Stability. The ideal for the Areas of Stability is to identify and maintain the valued
character of an area while accommodating the rehabilitation, improvement or replacement of
existing homes, and small scale infill projects. The concept of stability and growth is specifically
designed to enhance the unique qualities of older neighborhoods that are looking for new ways
to preserve their character and quality of life.

Transportation Vision :

Major Sfreef and Highway Plan: None

Trail System Master Plan Considerations: None

SmallArea Plan: None

Special District Considerations: This site is included in (Community Development Plan) CDP-53 which
is one of the legacy districts in the zoning code. The school site was originally included in that district
with an underlying zoning of RS-3. The zoning code provides guidance that the Board of Adjustment
is given authority to modify those plans however it is not given the authority to add uses to that plan.
In this instance the applicant has requested an amendment to CDP-53. The amendment is to
abandon the portion of the CDP that was illustrated as a school site and was approved in August
1 968.

Historic Preservation Overlay: None

DESCRIPTION OF EXISTING CONDITIONS:

Staff Summaru: The property includes a single-story school site and associafe parking

5
REVTSEO LO/28/2O2O



Environmental Considerations: None that would affect site redevelopment

Streets:

Exist. Access MSHP Desiqn MSHP RA¡ú Exist. # Lanes

South 72nd East Avenue Residential Collector 60 feet 2

East 49th Street South None 50 feet 2

Utilities:

The subject tract has municipal water and sewer available.

Surround inq Properties:

Location Existing Zoning Existing Land Use
Desiqnation

Area of Stability
or Growth

Existing Use

North RS-3 / CDP-53 Existing
Neiqhborhood

Stability Single Family

East RM-1 Town Center Growth Multi Familv
South RS-3 / CDP-53 Town Center Growth Multi Family
West RS-3 / CDP-53 Existing

Neiqhborhood
Stability Single Family

Residential and Duplex

SECTION lll: Relevant Zoning History

ZONING ORDINANGE: Ordinance number 11824 dated June 26, 1970 established zoning for the
subject property.

Subject Propefi: 8þ
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BOA-23019 Pendinq: The applicant filed an application amend Community Development
Project 53 to remove Lot 1, Block 11, Park Plaza Seventh Amended Addition, on property
located at 4821 South 72nd East Avenue. The application is set to be heard October 27, 2020
by the Board of Adjustment. The Board approved the abandonment with the provision that the
abandonment of the CDP is not effective until the Zoning Ordinance is effective.

BOA-20995 November 2009: The Board of Adjustment approved a Special Exception to
permit a school use in an RS-3 district, on property located at 4821 South 72nd East Avenue.

BOA-17486 Auqust 1996: The Board of Adjustment approved a Special Exception to permit a
church in an RS-3 district to occupy an abandoned school, per plan submitted, on property
located at 4821 South 72nd EastAvenue.

80A-12618 June 1983: The Board of Adjustment approved a Special Exception to allow
Bates Elementary School to be utilized by Oklahoma College of Business and Technology, Inc.,
as a junior college, per plot plan, including 100 additional parking spaces as represented and
subject to the applicant returning to the Board if and when any expansion is proposed, on
property located at 4821 South 72nd East Avenue.

BOA-11909 March 1982: The Board of Adjustment approved a Special Exception for a
children's day care center in an RS-3 District, that no sign be allowed, subject to a maximum of
25 children, and that the hours of operation be from 6:30 am to 6:30 pm, on property located at
4821 SouthT2nd East Avenue.

80A-08622 Julv 1975: The Board of Adjustment approved an Exception to for an extension
of time for a period of three years for the completion of CDP 53, located in an RS-3 District, on
property located at northwest of 51st Street and 73'd East Avenue. This application includes the
subject tract and surrounding properties.

BoA-06173/CDP-53 Februarv 1969: All concurred in approval of a proposed Community
Development Projecf on a 75.19+ acre tract of land for single-family, duplexes, and garden
apartments, on property located 51st and South 72nd EastAvenue. This application includes the
subject tract and surrounding properties, and approval was subject to the following conditions
recommended by Staff:

1. That the total number of dwelling units not to exceed 400,

2. That single-family, duplex, and apartment units be permitted as designated in the CDP
text, also an elementary school, excluding any commercial or nonresidential uses,

3. That Block 9 permit a maximum of 180 multifamily units,

4. That the specífications of the CDP text and plot plan be incorporated as conditions of
approval, and

5. That CDP approval be subject to the filing of a satisfactory subdivision plat

Chapter 30.020-C of the Tulsa Zoning code indicates that CDP-53 is active. The
abandonment of a portion of CDP-3 for this application will not affect the provisions of the
remaining CDP development area.
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Surrounding Property:

BOA-I 1312 December 1980: The Board of Adjustment approved a Special Exception to
allow a beauty shop as a home occupation in an RM-1 District, subject to all home occupation
regulations and to operate under this lessee only, on property located at7348 East 50th Place.

BOA-10185 October 1978: The Board of Adjustment approved an Exception to for an
extension of time for a period of three years to complete construction of duplex buildings in
CDP No. 53, on property located northwest of 51st Street and 73'd East Avenue.

BOA-05433/GDP-17 June 1967: All concurred in approval of a Community Development
Project on a 59.25+ acre tract of land for multiplexes to abandon and replace part of the
previous Chapter 30.020-8 of the Tulsa Zoning code indicates that CDP-17 is no longer
applicable, and all the zoning district regulations apply.

BOA-04961/CDP-íl April 1966: All concurred ín approval of a Community Development
Project on a 101+ acre tract of land for a mix of residential ranging from single-family to four-
plexes or town homes to multi-story apartments. Chapter 30.020-8 of the Tulsa Zoning code
indicates that CDP-11 is no longer applicable, and all the zoning district regulations apply.

111412020 1:00 PM
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