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City of Tulsa Board of Adjustment 

Agenda of Meeting No. 1377 

Tuesday, February 24, 2026, 1:00 p.m. 
Tulsa City Council Chamber, 175 E. 2nd St., Second Level, Tulsa, OK 74103 

Introduction and Notice to the Public 

The City of Tulsa Board of Adjustment (BOA) is empowered by state law to grant variances due to hardships, and special 

exceptions to the zoning code. At this meeting, BOA, in accordance with and pursuant to applicable policies and procedures, 

will review, consider, discuss, and may take action on, approve, approve with conditions, amend or modify, deny, reject, or 

defer action on any item listed on the agenda. 
 

How to Participate 

You may attend the hearing to express your opinions or have someone appear on your behalf. If you wish to present 

documents or exhibits during the hearing, please submit them by 9:00 a.m. the day of the hearing. Please reference the case 

number and include your name and address. Any exhibits presented will become part of the public record of the case. 

To comment on cases, email planning@cityoftulsa.org. 

Mail: Tulsa Planning Office, 175 E. 2nd St., Suite 480, Tulsa, OK 74103 

All electronic devices must be silenced during the hearing. Note: If you require special accommodations pursuant to the 

Americans with Disabilities Act, please notify the Tulsa Planning Office at 918-596-7526. 

 

Call to Order 

 

Approval of Minutes 

1. Minutes from Meeting 1376, February 10, 2026 

 

Unfinished Business  

2. BOA-23997 

Location: Multiple lots at the southwest corner of East 31st Street South and South Winston Avenue 

City Council District: 9 

Applicant: AAB Engineering, LLC 

Action(s) Requested: Variance to permit more than 50% of the street yard to be used for motor vehicle 

parking in the RM-3 district (Section 55.080-B); Variance to reduce the setback requirement from 

unenclosed off-street parking areas to abutting streets in the RM-3 district (Section 55.080-C.1, 

Table 55-4). 
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3. BOA-23980 

Location: 2424 East 21st Street South 

City Council District: 4 

Applicant: Pete Webb 

Action(s) Requested: Variance to increase the maximum display area for wall signs in the OM district 

(Section 60.060-C). 

 

4. BOA-23996 

Location: 1423 North Lewis Avenue 

City Council District: 3 

Applicant: Blanca Aymacana 

Action(s) Requested: Variance to allow outdoor storage and display of vehicles for sale within 300 feet of 

an abutting residential district in the CS district (Section 15.040-A). 

 

5. BOA-24005 

Location: 2627 East 21st Street South 

City Council District: 4 

Applicant: A-Max Sign Co., Inc. 

Action(s) Requested: Variance to permit more than one wall sign per public building entrance for a 

nonresidential use in the RM-2 district (Section 60.050-B.2); Variance to increase the maximum display 

area of wall signs for a nonresidential use in the RM-2 district (Section 60.050-B.2). 

 

New Business  

6. BOA-24006 

Location: 1519 South Quincy Avenue 

City Council District: 4 

Applicant: Lou Reynolds, Eller & Detrich, P.C. 

Action(s) Requested: Variance to increase the 35-foot maximum building height in the RM-2 district for a 

school (Section 5.030-A, Table 5-3); Variance to increase the maximum floor area ratio (FAR) of 0.5 for the 

expansion of a school established before January 1, 1998 (Section 40.350-A). 

 

7. BOA-24007 

Location: 1218 West 7th Street South 

City Council District: 4 

Applicant: Pierre Brunel 

Action(s) Requested: Variance to reduce the required 10-foot street setbacks in the RM-2 and NIO 

districts (Section 20.080-D, Table 20-5; Section 90.090-A). 

 

8. BOA-24008 

Location: 5215 East Pine Street 

City Council District: 3 

Applicant: Crista Patrick 

Action(s) Requested: Special Exception to permit an Outdoor Assembly and Entertainment use in the IL 

district to allow a food truck court (Section 15.020, Table 15-2). 
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9. BOA-24010 

Location: 6732 East Oklahoma Place 

City Council District: 3 

Applicant: Ruben M. Espinoza 

Action(s) Requested: Special Exception to permit a duplex in the RS-3 district (Section 5.020, Table 5-2, 

Table 5-2.5). 

 

10. BOA-24011 

Location: 2224 North Martin Luther King Jr. Boulevard 

City Council District: 1 

Applicant: RCJ Designs LLC 

Action(s) Requested: Variance to reduce the required 35-foot arterial street setback in the RS-3 district 

(Section 5.030-A, Table 5-3). 

 

11. BOA-24012 

Location: 1414 South Galveston Avenue 

City Council District: 4 

Applicant: Lou Reynolds, Eller & Detrich, P.C. 

Action(s) Requested: Special Exception to increase the permitted fence height of four feet within the street 

setback (Section 45.080-A). 

Other Business 

 

Board Members’ Comments 

 

Adjournment 
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CY139045
Stamp



James Henley
Note
Measurement of 51' 1" from the centerline of 7th should be to the Northernmost edge of the proposed construction (new stairs and landing at front door).

Revise measurement.

James Henley
Note
Portion of stairs on North property line is shown encroaching into City of Tulsa Right of Way. 

Revise to show all proposed construction fully contained within the property bounds or if construction is to remain occupying area of dedicated Right of Way, you must first:

a.Obtain permission from the City of Tulsa for an encroachment agreement and/or easement closure. This process takes a minimum of about 6 weeks, as the proposal must be approved by the Mayor.

b. To begin, please contact the Utility coordinator (link below), at Engineering services, City of Tulsa, to discuss the process required to obtain approval to construct within U/E. 
https://www.cityoftulsa.org/government/departments/engineering-services/right-of-way-easement-and-encroachment-closures/


James Henley
Note
North arrow is pointing South.

DWhiteman
Zoning Review
The following is unresolved from the previous review. 
Please revise the site plan to show the following.  There may still be issues that need to be resolved prior to issuing the permit.  The zoning review will resume once these revisions are shown. 
1.  Show the distance from the deck to the north and west property lines.  If you don't know where the property lines are, show the distance to the centers of 7th St. and Quanah Ave.  If the measurement is to the property lines, the lines need to be shown and labeled as property lines.  If it is to the center of the street, that needs to be shown and labeled as well. 
2.  Have you recently combined these lots?  If so, provide the lot combination paperwork along with a copy of the declaration that has been recorded by the county clerk.  Otherwise, revise the site plan to show only this parcel.  
3.  Please correct the north arrow. 
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Board of Adjustment 

Staff Report 

BOA-24008 

Hearing Date: February 24, 2026 

Prepared by: Erin Roark 

eroark@cityoftulsa.org 

918-596-7618

Owner and Applicant Information 

Applicant: Crista Patrick 

Property Owner: Tulsa Metropolitan Ministry 

Property Location 

5215 East Pine Street 

Tract Size: ±28.3 acres 

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

Request Summary 

Special Exception to permit an Outdoor Assembly and 

Entertainment use in the IL district to allow a food truck 

court (Section 15.020, Table 15-2). 

Zoning 

Zoning District: IL 

Zoning Overlays: NIO-2 

Comprehensive Plan Considerations 

Land Use 

Land Use Plan: Employment & Multiple Use 

Small Area Plans: None  

Development Era: Early Automobile Era 

Transportation 

Major Street & Highway Plan: Secondary Arterial 

planitulsa Street Type: Multi-Modal Corridor 

Transit: Regular Route  

Existing Bike/Ped Facilities: Side path, Sidewalk 

Planned Bike/Ped Facilities: Bike Lane 

Environment 

Flood Area: N/A 

Tree Canopy Coverage: 30-49%  

Parks & Open Space: Maxwell Park, Mike Patrick Park 

Elected Representatives 

City Council: District 3, Jackie Dutton 

County Commission: District 1, Stan Sallee 

Public Notice Required 

Newspaper Notice – min. 10 days in advance 

Mailed Notice to 300’ radius – min. 10 days in advance 

Posted Sign – min. 10 days in advance 
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BOA-24008 Staff Report February 24, 2026 

City of Tulsa Board of Adjustment  

Staff Analysis 
The applicant is requesting a special exception to permit an Outdoor Assembly and Entertainment use in the IL district 

to allow a food truck court (Section 15.020, Table 15-2). The site plan includes a 9,614-square-foot expansion of the 

parking area to support the parking of food trucks. 

 

*** 

 

 
 

Relevant Case History 

• BOA-09093, June 17, 1976; The board granted a special exception to permit a shipping center in the IL district. 

• BOA-10070, August 3, 1978; The board granted a special exception to permit a shipping center in the IL 

district. BOA-09093 had previously expired.  

• BOA-16115, August 25, 1992; The board granted a temporary (10-year) variance of the all-weather surface 

requirement for off-street parking.  

• BOA-22988, September 8, 2010; The board granted a special exception to increase the maximum allowable 

height for a fence from 4 to 10 feet and a variance to permit the fence in the planned right-of-way.  

 

Comprehensive Plan Considerations 
Land Use Plan 

The subject property is designated as Employment. Employment is intended to accommodate offices, warehousing 

and storage, manufacturing and assembly, and industrial processes. The Industrial Site Suitability map corresponds to 

the Employment land use designation and indicates where uses that are potentially incompatible with sensitive land 

uses are best suited to locate. This directs industrial uses to particular areas of the city while discouraging industrial in 

close proximity to Neighborhood areas. 

Surrounding Properties: 

Location Existing Zoning/Overlay Existing Land Use Designation Existing Use 

North IM, IL/NIO-2 Park and Open Space Mike Patrick Park 

East IL/NIO-2 Multiple-Use Vacant 

South CS, CH, IL Multiple-Use Commercial 

West Tulsa County N/A (Tulsa County) Commercial, 

Residential 
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BOA-24008 Staff Report February 24, 2026 

City of Tulsa Board of Adjustment  

Small Area Plans  

The subject property is not included in a Small Area Plan. 

Development Era 

The subject property is in an area developed during the Early Automobile Era (1930s-50s), which retained a high 

degree of connectivity from neighborhood streets to the arterial network, with mostly commercial, office, industrial, 

and other active uses along major streets and a mix of housing options and neighborhood-based uses like schools, 

churches, and libraries in the interior sections. Priorities in these areas include walkability, bikeability, access to public 

transit, historic preservation, housing type variety, mixed-use development, commercial revitalization, compatibility of 

scale for neighborhood development, and transitions between commercial corridors and residential areas. 

Transportation 

Major Street & Highway Plan: East Pine Street runs parallel to the subject property and is classified as Secondary Arterial, 

which has a planned minimum right-of-way width of 100 feet. 

Comprehensive Plan Street Designation: East Pine Street is designated as a Multi-Modal Corridor. Multi‑modal streets 

support commercial and residential development along major arterial streets. These streets align with the 

recommendations for on-street bicycle infrastructure established in the 2015 GO Plan, and they should be evaluated 

for feasibility with regard to the reallocation of street space for bicycle facilities. 

Transit: Regular Route 201 runs along East Pine Street.  

Existing Bike/Ped Facilities: The Pine Street Sidepath runs along East Pine Street. Sidewalks are present along street 

frontages. 

Planned Bike/Ped Facilities:  The 2015 GO Plan recommends a bike lane along East Pine Street. 

Arterial Traffic per Lane: East Pine Street has an average annual daily traffic (AADT) count of 2,035 vehicles per lane 

Environmental Considerations 

Flood Area: The subject property is not located within a designated flood area. 

Tree Canopy Coverage: Tree canopy in the area is 33%. Significant effort should be given to the preservation of 

mature stands of trees. Tree canopy removal should be minimized, and replacement of trees that need removing 

should be encouraged.  

Parks & Open Space: Maxwell Parks is located nearby to the southeast of the subject property. Mike Patrick Park is 

located nearby to the north of the subject property.  
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BOA-24008 Staff Report February 24, 2026 

City of Tulsa Board of Adjustment  

Site Photos 

 

 
 

View north from East Pine Street, April 2025 (Image from Google Street View) 
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BOA-24008 Staff Report February 24, 2026 

City of Tulsa Board of Adjustment  

Sample Motion 
I move to approve or deny a special exception to permit an Outdoor Assembly and Entertainment use in the IL district 

to allow a food truck court (Section 15.020, Table 15-2); 

• per the conceptual plan(s) shown on page(s) ______ of the agenda packet. 

• subject to the following conditions (including time limitation, if any): ______________________________________. 

 

The Board finds that the requested Special Exception will be in harmony with the spirit and intent of the Code and will 

not be injurious to the neighborhood or otherwise detrimental to the public welfare. 

 

Property Description 
The subject property's legal description has been included as a separate exhbit. 

 

Exhibits 
Case map 

Aerial (small scale) 

Aerial (large scale) 

Tulsa Comprehensive Plan Land Use Map 
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Subdivision: UNPLATTED (90327) 
Legal: BEG 568.48E SWC SW TH N244 E439 S244 W439 POB SEC 27 20 13 2.459ACS 
Section: 27 Township: 20 Range: 13 

 

And  

 

Subdivision: UNPLATTED (90327) 
Legal: BEG 50E SWC SW TH N920.50 NELY 926.56 SELY193.51 SELY139.70 SE62.80 
S858.63 W325.49 N244 W439 S244 W518.48 POB LESS BEG 50N & 50E SWC SW TH N28 
SE39.59 W28 POB SEC 27 20 13 25.840ACS 
Section: 27 Township: 20 Range: 13 
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