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TULSA BOA Work Session Stoff Reporl
october 27,2020

Three-hundred foot spacing between barsPLANNING OFFIGE

Prepared by Austin Chapman, achaoman@incog.org, 9l^8.579.947 1'

llem
Discuss zoning regulations regarding the separation distance between bars'

Bockground
Currently the City of Tulsa requires a 300-foot separation distance between bars outside of the Central

Business District. The code also requires bars be at least 5O-feet from Residential districts and requires them
to be 3OO-feet from public parks schools or religious assembly uses. When written these rules largely mirrored

state requirements enforced by the Alcoholic Beverage Laws Enforcement Commission. The separation
distance between bars and other bars is not a requirement by the state. On September 22,2O2O the Board

heard case number BOA-23O01which granted a Special Exception to allow Bar use in an lL Zoning district
(Sec. 15.020, Table L5-2) and Variance of the 3OO-foot separation distance between a bar and another bar
(Sec. 4O.O5O-A) at the property located 4205 S. Sheridan Road. During the discussion of the case the Board

showed interest in having a conversation about the relevance of the 3Oo-foot spacing requirement between

bars and potentially any distinctions to be made between traditional bars only serving alcohol and other bar

types catering primarily to tobacco users. Currently the code describes a bar as follows:

35,050-K Restaurãnts and Bars

L 'ffiF
Uses thãt {äter primarily to adult¡, 21 years of age and older and thðt se¡l õnd
serve akoholic beverages ð5 the¡r principal business, Speciñc bår use tlp€s
include bars" låverns, beer bars, brewpubl nightclubs, pool halþ dance halls.

hoskah lounges, and slmilar establ¡shments- see also the detinition of
åcressorv use bar in 5ection 95.040-

e, Hookah Lounge
An es:ablishment whose bus¡ness sperãtion, whether õ5 ð pr¡nr¡pal use or

ã5 ãn ârcÊ5sory use, includes the smok¡ng of tobacco or other substances

thrGugh onÊ or more hookah pipes (also commonl¡r referred to ¿15 ¡l

hookåh, waterpipe, shisha or narghile)" including but not lam¡ted to
estðb¡iEhments known variously as hookah bars, hookah parlors qr hookah
rafÉs-

b. Brewpub
An establ¡EhmËnt vvhÊre beer and môlt bevÊrages are made on tfie
premisÊs in conjunction with ä restaurilnt andlor bar and where (l I lesl
thôn 5.û00 barrels {f 55,000 gallons} of beer and malt bevera8Ê5 åre
produced per calendar year and (2) at leart 3316 of üte beer and malt

beverages produced on site are scld on 5¡te- Where allowed by law.

brewpubs may sell beer and malt bÊverðges "to go'and /or d¡Er¡bute to
off-s¡te accounts.

Attochmenl(s)
None.
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TULSA BOA Work Session Sloff Report
October 27,2O2O

Blade Sign LimitationsPLANNING OFFICE

Prepared by Austi n Chapman, achapman@i ncog.org, 918.57 9.9 47 t

llem
Discuss the heigh limitation of blade signs (projecting signs) inside the Central Business District (CBD)

Bockground
Currently the City of Tulsa code allows the following heights maximums for projecting signs in the CBD:

ü&{ffi"D::ft1¡n'cia¡ùt*el¡f¡t'trãn'+wil¡¡i¡e&f,fp,Ê-d-q$srNdBÊç$iFnútUsignÊl

1. Lots vvith Frontage on Only lel¡nor StreÊts

On-premise projecting signs and freestanding sþns cn lots w¡th frontage on

cnly minor streets may not exceed 30 feet in height or the height of tñe
principal bu¡ld¡n8 on the lot, whichever is less.

2. Lots with Frontage on Major Streets
On-premise projerting:igns ¿nd freestanding signs on lots w¡th frontage on

major strÊets may nst ex(eed 25 fEet ¡n he¡tht, exrept that a maximum he¡ght

of 40 feet is allowed if the s¡tn b set back from thE planned ri8ht-of-wöy line åt

lËäst one Íoot far each foot of s¡gn he¡gùt ¡n excess of ¿5 feet. Projecting signs

õnd freÊsrdriding signs may not excÞed 4{l feet ¡n hÊight unlËs5 ülÊ subject þt
abuts å freeway, in which case the maximum allor¡t¡ed he¡ght ¡s 50 feet-

On September 22,2O2O, the Board heard case number BOA-23OOO which granted a Variance to permit a
projecting sign to exceed the maximum permitted height of 25' above grade to be installed at 75' above grade

(Sec. 60.080-D) for the property located 624 S. Boston Ave. During the discussion of the case the Board

showed interest in having a conversation about the unique nature of the CBD and how the Board can look at
similar requests in the future. Title 11 of the Tulsa Revised Ordinances grants these types of signs a special
allowance to project into the right-of-way inside the CDB.

Altochment(s)
lncluded as an attachment are the signs plans for BOA-23OOO and the sign plans for BOA-22922 in which the

Board granted a Variance to permit a projecting sign on a major street to exceed its maximum permitted height

of 32 feet (Section 60.080-D) for the property located 405 N. Main Street.
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TULSA BOA Work Session Sloff Report
October 27,2O2O

Alternative Compliance Parking StudiesPLANNING OFFICE

Prepared by Austi n Chapman, achaoman@incog.org, 91.8.57 9.947 t

llem
Discuss Board member expectations from applicants when applyingfor a Special Exception to accept an

Alternative Compliance Parking Ratio as allowed in Sec. 55.050-K of the Zoning Code:

Bockground
The Board is Authorized in Sec. 55.O50-K of the Zoning Code to grant a Special Exception to accept and

Alternative Compliance Parking Ratio under the following conditions:

55,050-K Alternative ComPliance
The motor vehicle parking ratios of this chapter are not intended to Prevent
development and redevelopment or to mahe development and redeveloPment

economically impractiral. ln order to allow fpr flexibilis in addresting tfie acn¡al

expÊcted par*ing demand of specific uses, alternðtive compliance parhing ratics
may be approved through the 3P€ciãl excePtion procedures of sffitiq0.ln-låQ. only

¡r

r. The applicant submits a parking snrdy demonstråting that the rnotor vehicle

pärking ratios of J¡¡¡[çO.5F.Qåfl, do not ÉlccurðtÊV reflect the actuål day-to'
day parking demand thtt (ãn reasonab\r be anticipated for the proposed use

based on field surveys of observed parking demand for sirnilar us€ w¡th¡n the

city or on exlernàl ddtã from credìble research organizations, such as the
Urban Land ln5titute {ULl} sr the lnslitute af Transportåt¡on Engineers (tIE};

2. The board of adjustrnënt determines thðt the other allowed Parking
reduct¡an alternðtlvee of -5-ggig¡l!.Lå!. are infeasible or dc not app$; and

3. The board ofadjustnÊnt deterrnines thåt thÊ reduced parking ratbs
proposed are not l¡keiy to causÊ mäteriðl ðdverse impacts on traffic

circulation and safety or on tlre general welfare af property owners and

residents in the surround¡ng årea.

When hearing these requests, the Board has been provided a wide variety of suppofting documents by

applicants with varying levels of detail suppofting their request. On March LOlh,2O2O the Board heard BOA-

22869 which granted a Special Exception to permit alternative compliance parking ratios in an AG/RM-l
Zoning District (Section 55.050-K) to reduce the required number of parking spaces for a High School Use at
the propefty located 6636 S. Mingo Rd. (Union High School). High school uses have presented an unique

situation for the Board because getting relevant data from similar uses in the area can be a challenge due to
the current public health crisis and because High School Uses typically limit the number of parking permit
issued to their students.

Allochment(s)
Sample parking studies provided in BOA-222O1, 8'0A-2281.6, 80A-22869 and 80A-23006.

Poge I of 1
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Titan Sports and Performance
APPLICATION FOR ALTERNATIVE COMPLIANCE SPECIAL EXCEPTION

APPROXIMATELY 59,665 ACRES

NORTH AND EAST OF 81 ST ST, S. AND ELWOOD AVE,

TULSA, OKLAHOMA
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JANUARY 2017

APPL¡CANT / OWNER:
TITAN SPORTSAND
PERFORMANCE CENTER, LLC
647ô E. 12TH ST. S.

TULSA, OK 74112
STAN @T I TANS PORTSCOM PLEX.
coM
CONSULTANI
TANNER CONSULTING LLC
c/o ERIK ÊNYARï
5323 S LEWSAVE
TULSA, OK 74I05
EENYART@TANNERBAITSH OP,COM
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I. PROPERTY DESCRIPTION

The subject property consists of 59.665 acres located east of the northeast corner of 81 "tStreet South and

Elwood Avenue, in the City of Tulsa, Oklahoma, and is more particularly described within the following

statement:

THE NORTHEAST QUARTER OF THE SOUTHV/EST QLIARTER (NEl4 SW4)
LYING SOUTH AND Iù/EST OF THE RATLROAD RIGHT OF WAY IN.SECTION
TWELVE (12), TOWNSHIP EIGHTEEN (18) NORTH, RANGE TWELVE (12) EAST
OF THE INDIAN BASE AND MERIDIAN, TULSA COUNTY, STATE OF

OKLAHOMA, ACCORDING TO THE U.S. GOVERNMENT SURVEY THEREOF.

AND

THE WEST HALF OF THE SOUTHEAST QUARTER (W/2 SEl4 SWl4) OF SECTION
TWELVE (12), TOWNSHIP EIGHTEEN (18) NORTFI, RANGE TWELVE (12) EAST
OF THE INDIAN BASE AND MERIDIAN, TULSA COLINTY, STATE OF
OKLAHOMA, ACCORDING TO THE U.S. GOVERNMENT SURVEY THEREOF.

The above described property will hereinafter be referred to as the "Site" or "Subject Property'' and is

depicted on Exhibit A, "Aerial Photography & Boundary Depiction."

TANNER CONSULTING LLC, CERTIFICATE OF AUTHORIZATION NO. CA 266I
5323 S LEr^'lS AVE, TULSA, OK 74'105 | 918.745.9929
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II. PROJECT CONCEPT

Titan Sports and Performance Center, LLC, is conslructing an indoor / outdoor mult¡-sports complex on the

subject property of 59.665 acres. The facility will offer indoor soccer and related aclivities within a 176,892

square foot building and outdoor fields including l0 soccer, four (4) junior soccer, one (1) lacrosse, and

eight (S) volleyball courts. Exhibit A is an aerial depiction and Exhibit B is a preliminary site plan.

Titan Sports and Performance Center, LLC, has studied similar sports complexes ecross the country and

has determined the parking demands based on planned operations and as compared to peer facilities. The

sits proposes 1,090 parking spaces, as indicated on Exhibit B'

TANNER CONSULTING LLC, CERTIFICATE OF AUTHOR|ZATþN NO. CA 266f
5323 S tB rls AVE, TULSA, OK 741 05 | 9t8.745,9929
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Titan Sports and Performance
EXHIBIT A

AERIAL PHOTOGRAPHY & BOUNDARY DEPICTION

TANNER CONSULTING LLC, CERTIFICATE OF AUTHORIZATION NO, CA 2661
5323 S LEWIS AVE, TULSA, OK 7410s | 918.745,9929

4

ô
BOA-

NORTHJANUARY 2017

â. ,?



Titan Sports and Performance
EXHIBIT B

CONCEPTUAL SITE PLAN
EXCERPT PRELIMINARY SITE PLAN

t

ôBOA-_
JANUARY 2017

TANNER CONSULTING LLC, CERTIFICATE OFAUÍHORIZATION NO, CA2661
5323 S LEWSAVE, TULSA, OK 74105 1918.745.e929 NORTH
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III. ALTERNATIVE COMPLIANCE PLAN

Zoning Code Section 55.020 / Table 55-1 requires, for "Other assembly and entertainment (indoor)"
occupancy, 3.75 parking spaces per 1,000 sguare feet of building, or 663 parking spaces.l The site will
include all 663 parking spaces required for the indoor facility.

Table 55-1 does not appear to anticipate outdoor sports fields, as it would require 69 parking spaces for
each soccerfield measuring 63,000 square feet.2 Altogether, Table 55-1 would require 867 parking spaces
for the 15 fields and eight (8) volleyball courts.

Zoning Code Section 55.050-K does anticipate that Table 55-1 may not be universally applicable. lt
provides,

"The motor vehicle parking ratios of this chapter are not intended to prevent development and
redevelopment or to make development and redevelopment economically impractical. ln order to
allow for flexibility in addressing lhe actual expected parking demand of specific uses, alternative
compliance parking ratios may be approved through the special exception procedures of Section
70.120 only if:

l. The applicant su bmits a parking study demonstrating that the motor vehicle parking
ratios of 5gÊl!9il55J02ûdo not accurately reflect the actual day-to-day parking
demand that can reasonably be anticipated forthe proposed use based on field
surveys of observed parking demand for similar use within the city or on external
datafrom credible research organ¡zatlons, such as the Urban Land lnstitute (ULllor
the lnstitute of Trensportation Engineers (lTE);

2. The board of adjustment determines thatthe other allowed parking reduction
alternatives of Sectlon 55.050 are infeasible or do not apply; and

3. The board of adj ustment determines that the reduced pârk¡ng ratios proposed are not
likely to cause materíal adverse impacts on traffic circulation and safety or on the
general welfare of property owners and residents in the surrounding area."

The lnstitute of Transportation Engineers (lTE) Common Trip Generation Manual, 9th Edition, calculales
17.70 trips per soccerfield in e soccer complex. The trips may serve as an approxirnation forvehicle
parking spaces, as most trips will be via single car parked onsite, although some share of local patrons may
drop-off and pick-up. Using this formula, and carrying the 17.70 parking spaces ratio across for the lacrosse
field and volleyball courts, 407 parking spaces should be planned for the outdoor fields.

Altogether, the 663 parking spaces serving the indoor facility and 407 spaces serving the outdoor facilities
results in 1,070 park¡ng spaces required, and 1,090 parking spaces are planned.

The Smart Parking and lnnovative Parking Solutions guidelines of the Tulsa Comprehensive Plan generally
favor reducing minimum parking number requirements and allowing the "marketplace lo determine how
much parking is needed." Similarly, the Tulsa Zoning Code's stated parking purposes briefly acknowledge
the need for [adequate] parking facilities and generally elevate transit and non-motorized forms of
transportation and reduction of unnecessary parking. As stated previously, Titan Sports and Performance
Center, LLC's business has studied and determined how much parking is needed for facility operations.
Finally, new trends and emerging technology in transportation will further reduce pârking needs in urban
areas.

Thus, we propose an alternative compliance plan as oullined above, with 3.75 park¡ng spaces required per
1,000 sguare feet of indoor facility floor area and 17.70 parking spaces per each outdoor field and court

1 Per the Architect's information, the indoor facility will have 1,800 seats. lf the building were interpreted
as a gymnasium, Zoning Code Section 55.020 / Table 55-1 would require 0.2 ol a parking space per seal,
or 360 parking spaces.
2 Per'Other assembly and entertainment (outdoor),"

6
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TANNER CONSULTING LLC, CERTIFICATE OF AUTHORIZATION NO, CA 266f
5323 S LEV\ÍS AVE, TULSA, OK 74105 | 918.745.9929
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and a tolal of 1,070 parking spaces per the building size and number of fields and courts presently planned.
Should buílding floor area or number of fietds be reduced, the respective ratios would hold,

Basing parking needs on the ITE guidelines and market studies, and per the purposes and intent of the
Tulsa Comprehensive Plan and Zoning Code, we believe and urge the Board of Adjustment to find that the
reduced parking ratios proposed a¡e not likely to cause material adverse impacts on traffic
circulation and safety or on the general welfare of property oì,vners and residents in the surrounding
area.

TANNER CONSULTING LLC, CERTIFICATE OF AUTHORIZATION NO. CA 2661
5323 S LB rIS AVE, TUtsA, oK 74f 05 1 918.745.9929
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Ð PARKING STUDY

wdesign
Project Name: The Midtowner

Project Address: 3320 East 37th Street South, Tulsa, Oklahoma 74135

Reoort Bv: W Desisn

Neighborhood þartment Parking:
(please reterta map on page 2)

*Required parking range calculated to account for missing data on un¡t types.

815 E. 3RD Sï., STE. C
TULSA. OK 74120

P:9r8.794.6616
WDESIGNSITE.COM

Project Number: 18213

Orner: Midtowner LLC

P
Þ
\¡r

Notæ

(1 6) 1 -bedroom unils & 3 studios, lot is typically 30% full, most tenants use
mass transit

Unknown unit types

Unknown unit types

(10) 2-bedroom unils

Mix of 1 and 2-bedroom unìts

Mix of 1 and 2-bedroom units

Mix'l and z-bedroom units

Mix ol 1 and 2-bedroom units

(4) 2-bed (20) 1-bed

Unknown unit types

Unknown unit \pes

Mix of 1 and 2-bedroom units

Hequired
Parkino*

24

B-12

2A-32

20

17-26

20-32

3G4B

24-38

30-48

10-16

17-26

22-34

Pafting
Spaces

16

12

25

10

.t3

14

23

19

26

12

21

15

Unib

'19

6

16

10

13

16

24

19

24

I

13

17

Address

3330 E 36th Sr

3616/3620 S
lndianapolis Ave

3626 S lndianapolis Ave

3640/3636 S
lndianapolis Ave

3333 E 37th St

3720/3718 S
lndìanaoolis Ave

3732 S lndianapolis Ave

3333 E 38th St

372713729 S

lndianaoolis Ave

3719 S lndianapolis Ave

371 l SlndianapolisAve

3701 S tndianapolis Ave

Name

Heather Ann
AÞartments
Homer David
Grooms (ownerl

Kimberly
Aoartmenls

Harvard Gardens

La Cabana

Charmont
Apartments

Belle Arms

The Luxor

Ranch Acres Manor

South Wnd

3711 S Indianapotis
Ave
lndianapolis East
Oak

Matk

A

B

c

D

E

F

tz

H

l

J

K

L
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PARKING STUDY
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wdesign

A - Heather Ann Apartments

101æf2019,7:0@m

16 parking spaces
11 vacant

PARKING STUDY

l-a

+
Þ(n

11/062019, 7:00ant

16 parking spaces
I vacant

815 E.3RD ST., STE, C
TULSA OK 74120

P:918.794,6616
wDEStGNStfE.COi¡
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B - Homer David Grooms (owner)

11/06i/19, 7:05am

12 parking spaces
I vacant

815 e 3RD ST., STE. C
ïULSA. OK74120

P:918.794.6616
WDESIGNISITE.COM

10/15/19, 7:30pm

12 parking spaces
I vacant

PARKING STUDY

-o
þ
C
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C - Kimberly þartments

11/06/19,7:09am

25 parking spaces
1 7 vacant

81 5 E sRD ST., STE. C
ruLSA OK 74120

P:918"794.6616
WDESIGNSITE,COM

10/15ñ9,7:30pm

25 parking spaces
21 vacant

PARKING STUDY
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þ

,Å

Page l5



ñ
wdesign

D - Harvard Gardens

filæfã0l9,7:06am

10 parking spaces
5 vacant

81 5 E. sFD ST,, STË, C
TULSA OK 74120

P: 918,794,6616
WDESIGNSITE.COM

1110412419, 7:08pm

10 parking spaces
5 vacant

PARKING STUDY

P
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ô PARKING STUDY

wdesign

E - La Cabana

11/06/19,7:00am

13 parking spaces
1 2 vacant

815 E.sRD ST., STE. C
IULSA. OK 74120

P: 918,794.6616
WDESIGNSITE.COM

10/15/19,7:30pm

13 parking spaces
1 0 vacant
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F - Charmont

10/30/19, 7:O7ant

14 parking spaces
I vacant

815 E.3RD ST., STE. C
TULSA. OK 74120

P:918.794.6616
WDESIGNSITE.COM

10/15/19,7:30pm

14 parking spaces
I vacant

PARK]NG STUDY

p
$
ô
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G - Belle Arms

10/30/19,7:1Oam

23 parking spaces
20 vacant

815 E, 3RD ST,, SIE. C
ïuLsA. oK 74120

P: 918.794.6616
WDESIGNSITE-COM

111M119,6:55pm

23 parking spaces
21 vacant

PARKING STUDY

-D
tx
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H - The Luxor

11/06ñ9,7:00am

19 parking spaces
11 vacant

8158 3ÐSf..gtE c
ruLsÀ o(74r20
Ê 918.794.6616

woEsrct{stTE coi¡

- -!

10/15/19,7:30pm

19 parking spaces
8 vacant

PARKING STUDY

P
\x
Þ
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| - Ranch Acres Manor

RiÞ='

wdesign

11/06/19,7:10am

26 parking spaces
1 7 vacant

815 E.3RD ST., STE. C
TULSA OK 74120

P:918,794.6616
WDESIGNSITE.COI4

10/3U19,7:30pm

26 parking spaces
19 vacant

PARKING STUDY

P
$
t¡
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J - South Wind

10/30/19,7:00am

12 parking spaces
11 vacant

815 E. SRD ST.. STE. C
ruLSA, OK74120

P:918.794.6616
WDESIGNSÍTE.COM

10ñ5/19,7:30pm

12 parking spaces
11 vacant

PARKING STUDY

Page l12
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K - 3711 S. lnd ianapolis Ave

11/06/19,7:00am

21 parking spaces
'10 vacant

81 5 E. 3RD Sf., STE. C
TULSA. OK 74120

P:918.794,6616
WDESIGNSITE,COM

1O/15119,7:30pm

21 parking spaces
I 3 vacant

PARKING STUDY

p
Utfnvl
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Ð PARKING STUDY
wdesign

L-

10/30¡9,7:O7am

15 parking spaces
B vacant

815 Ê, 3RD ST, STE, C
ïuLsA. oK 74X20

P:918.794.6616
WDÊSIGNSITE CONI

is East Oak

10/15/19, 7:30pm

15 parking spaces
B vacant
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Exhibit "B'l

Applicant requests an Alternative Compliance Parking Ratio pursuant to Section 55.050-K

of the Tulsa Zoning Code (the "Code") to permit 33 off-street parking spaces for an apartment

building in an RM-2 District. The property, located at3320 8.37ú Sfeet, is being developed as a

new apartment project called The Midtowner, a mid-century modem-style building that echoes the

familiar yet simple designs of much of the surrounding area'

Under Table 55-1 of the Code, the minimum motor vehicle parking ratio for an apartment

in an RM-2 District is 1.25 spaces/O-l bedroom dwelling unit and 2 spacesl2+ bedroom dwelling

unit. The Midtowner will have (30) I bedroom units and (3) 2 bedroom units which would require

44 parking spaces under the Code,

In support of the proposed altemative compliance parking ratio of 33 spaces (or

1 space/dwelling unit), the Applicant has conducted a parking study (the'o$!Udy") and has found

that the minimum parking ratios of the Code do not açcurately reflect the actual day-to'day parking

demand that can be anticipated for the proposed apartment building. A copy of the Study is

attached hereto as Exhibit "C".

The surrounding area is relatively unique in Tulsa. In the two (2) blocks of S' Indianapolis

Ave. between E. 36th St. and E. 38th SL, there are twelve (12) apartment/condo buildings. The

properties are generally well-maintained when cornpared to other multi-family residential clusters

around the City. Nearly all of these 12 buildings do not have parking that meets the minimum

parking ratios of the current Code. Additionally, the parking that is available more than

accommodates the parking needs of each building.

The Study observed the parking capacity of the 12 complexes at 7 am and 7 prn between

October 15 and November 6. These times were chosen to reflect the time of day for potential

highest use of parking lots before and after typical workday hours. The Study found that the

amount of available parking spaces for the sunounding apartments far exceeded the actual parking

needs of the residents, with many of the lots almost entirely vacant for much of the time.

In addition to the ample parking, the area is a central location for use of mass transit. There

are thtee (3) Tulsa Transit Bus routes which stop at or around 41't & Harvard and one that stops

fuither east down E. 41't St. near OU Tulsa. A copy of the Tulsa Transit System Map is attached

hereto as Exhibit "D".

I¡ addition to the Study, external academic data indicates that the existence of surplus

parking spaces is a growing trend and that existing parking minimums are too high. A 2017 rcport

presented by the Urban Land Institute and Green Street Advisors entitled The Transporlation

Revolution: The Impact of Ride-Haìling and Driverless Vehicles on Real Estate, suggests that

parking neçds could decline by 50% in the next 30 years due to the proliferation of driverless

vehicles and ride-hailing platforms such as Uber and Lyft. A 2019 article by Chrissy Mancini

Nichols, Are Parking Minimums a Thing of the Past?, published by the Institute of Transportation

Engineers, notes that o'parking minimums increase the distance between destinations, making cities

Q.39



and towns less walkable, thereby perpetuating a cycle of less viable transit and mobile options, the

need for more driving, and - subsequently - even more parking."

The findings of the Study are consistent with the extemal data- Much of the parking areas

around the Midtowner for similar apartment complexes are under-utilized. Based on the data

collected from the Study indicating that the area is over-parked, coupled with the availability of
mass transit and the projected future trends of use in ride-sharing platforms such as Uber and Lyft,
the reduction of required off-street parking from 44 to 33 spaces is not likely to cause material

adverse impacts on traffic circulation and safety or on the general welfare of the property owners

and residents in the surrounding area.

q,3q
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c. That the conditions leading to the need of the requested variance are unique to
the subject propefi 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. That the variance to be granted is the minimum variance that will afford relief;

f. That the variance to be granted will not alter the essential character of the

neighborhood in which the subject property is located, nor substantially or
permanently impair use or development of adjacent property; and
g. That the variance to be granted will not cause substantial detriment to the public

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

comprehensive plan; for the following property'

N90.5 W250 LYING N RR R/W LESS W33 FOR ST BLK 9, ABDO'S ADDN' Gity of
Tulsa, Tulsa Gounty, State of Oklahoma

22869-lllerk Gaoron FIL T Û$tjT
Action Requested:
ffipreviouslyapprovedsiteplanforUnionHighSchool(BoA-
ZZSSSI gBeclg!_Exceplion to permit alternative compliance parking ratios in an

AG/RM-1 Distriòt (Sect¡on 55.050-K) to reduce the required number of parking

spaces for a high school use.lq!g$ 6636 South Mingo Road East (CD 7)

Presentation:
mark Capror1 Wallace Engineering, 123 North Martin Luther King Boulevard, Tulsa,

OK; stated that what has changed about last year's application is the number of parking

spaces. Another consultant reviewed the parking lot and arrived at a different solution

that improves the circulation, improves the aesthetics but it does not have the same
numbei of parking spaces. There is enough parking for the students and there is also

the ability to provide for event parking with some agreements with surrounding parking

areas.

Mr. Van De Wiele asked Mr. Capron what the previous parking count was and what is
that number being reduced to. Mr. Capron stated the previous count 1,527 and the

count now is 1,385 for a reduction of 138 spaces or less than 10%.

Mr. Van De Wiele if this was just the student parking lot or is it also the faculty parking

lot? Mr. Capron stated that it is just student parking during a school day. Mr. Van De

Wiele asked Mr. Capron what the current sludent load count is for the 1Oh, 11th and 12th

grades. Mr. Capron deferred to Mr. Bushyhead.

ßnono2o-1246 (16)
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lnterested Parties:
Chartie Bushyhead, Union Public Schools, 8506 East 61st Street, Tulsa, OK; stated
there are 605 parking permits issued to students, so during the day students are in the
south lot and a few faculty that park for the UMAC.

Mr. Van De Wiele asked what the typical graduating class size is. Mr. Bushyhead
stated that it is about 1 ,100. There are about 3,500 children on the campus. Over the
years the parking permits have reduced because there are more students that cannot
afford a vehicle,

Ms, Radney asked Mr. Capron about the improvements to the circulation. Mr, Capron
stated the original design approved last year, there was a north/south access point and
what is there now is an access that goes to the main part of the building. There is
curved parking with additional landscaping. There is also a central core sidewalk that is
designed to bring everyone into the school,

Charlie Bushyhead carne forward and stated there is a Superintendent Advisory
Council and they meet with several students from all three grades at the high school.
The students shared their concern about safety walking through the parking lot; that
was one of the highest issues. The redesign brought in more curves in the parking with
fewer runways and speed bumps have been added in that area, and there are more
one-way lanes causing less interaction with vehicles and pedestrians.

Audrey Blank reminded the Board that in Section 55.050-K there are items that the
Board of Adjustment needs to address or find in order to grant a Special Exception for
the parking.

Mr. Van De Wiele read the conditions and asked if the Board had the study. Mr. Capron
stated that a study had not been pedormed, because it was felt that having a nationwide
study data brought together for what is typical in a high school did not compare to the
realistic happenings within the subject high schcol. He did not think it was as important
as what was actually happening with these parking requirements or parking needs.

Mr. Van De Wiele asked Ms. Blank if the Board has the ability to grant this if a parking
study has not been submitted? Mr. Van De Wiele stated ltem #2 and #3 have been
covered in the determinations the Board is making. Mr. Capron believes that what he
has a study is what was just heard about the parking permits that have been granted.

Ms, Blank thinks if the Board feels the information provided has satisfied that condition,
they have the ability to find that they have received sufficient information.

Comments and Cluestions:
None.

03/Lo/2020-t246 (17)
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Board Action:
On MOTION of BOND, the Board voted 3-1-0 (Bond, Ross, Van De Wiele "aye";

Radney "nay''; no "abstentions"; Shelton absent) to ÆPROVE the reques! fo1 a
Modification of the previously approved site plan for Union High School (BOA-22553);

Spec¡atExceptlon to permit alternative compliance parking ratios in an AG/RM-1 District
(Sectton sS.OSO-X) to reduce the required number of parking spaces for a high school

use, subject to conceptual plans 10.09 and 10.10 of the agenda packet. The Board

finds thai the requested Special Exception will be in harmony with the spirit and intent of
the Gode and will not be injurious to the neighborhood or othenryise detrimental to the
public wetfare. The Board also finds that the other allowed parking reduction

alternatives of Section 55.050 are infeasible or do not apply and that the reduced
parking ratios proposed are not likely to cause material adverse impacts on lraffic
circulation and safety or on the general welfare of property owners and residents in the
surrounding area; for the following property:

LT I BLK 1, UNION HIGH SCHOOL ADDN, City of Tulsan Tulsa County, State of
Oklahoma

22870-Korv Mvers

Action Requeeted:
ffiallowanadditiontoastructurewithanon-conformingfront
street setback (Section 80.030-D & section 5'030' Table 5-3); Special Exceotion to
permit a carport to be located inside the street setback and the street yard (Section

90.090-C1). LOCATION: 3849 South Atlanta Place East (CD 9)

Presentation:
XorV lt¡Ve47200 South Utica Place, Suite 216, Tulsa, OK; stated he is the archltect
remodeling an addition for the homeowners, The first Special Exceplion is for an

addition to an existing non-conforming sti'ucture and the second Special Exception is to

build a carport within 35 feet of the street setback. When originally platted in 1953 the
structure was within the required 25-foot building line from the Atlanta Place right-of-

way. A 35-foot setback under the current Zoning Code qualifies the structure as

existing non-conforming. The proposal is to extend the second floor to align with the
face of the existing garage to improve the aesthetic portion and function of the house.

The proposed carport will provide temporary parking for vehicles and align the scale of
the building south elevation with the context of the neighborhood. There are other
carports in the proximity of the subject house. Mr. Myers would respectfully request the
Board approve his application.

Mr. Bond asked Mr, Myers if this would increase the footprint of the house. Mr. Myers

stated the total area was increased over the garage, but the footprint stays the same.

lnterested Partiesì
There were no interested parties present.

0311012020-1246 (18)
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City of Tulsa Board of Adjustment
zw.znó st.,8È Floor
Tulsa, OK74103
Attn: Austin Chapman

August 26,2020

RE: Alternate Compliance Parking Study

Mr, Chapman-

ln support of the proposed constructlon of a new gymnasium for East Central High School,

certain aspects of the current parking lot are proposed to be modified to meet current city
codes as they relate to landscape and ADA requirements. ln addition to these improvements,
the parklng lot w¡ll be reconflgured to allow safer pedestrian and vehicular traffic movements.

The lntention of thls parking study is to evaluate simultaneous and non-slmultaneous uses and
scenarios to determine the impact and adequacy of the proposcd parking in support of the
Special Exception request to the parking ratios.

The school currently has 67l onslte parking stalls. The School has 53 faculty members and

issued a total of 188 parking perm¡ts. This school has a low number of driving students thus
limiting the number of needed parklng stalls for daily school sessions. After the proposed

modifications are made there will be a reduction of L27 parklngstalls leaving a total of 544 on-
slte parking stalls to be utilized durlng school hours. Based on these numbers we conclude that
during a normal school day that the proposed reduction will!!!! have an adverse effect to
parking.

There are endless simultaneous scenarlos/situations that can be analyzed however the reality is

that events are scheduled after normal school hours and thus not a regular reality. That said

for the sake of a complete study/evaluat¡on there are 356 parking stalls available that can be

utilized in the event of a simultaneous use. lf thc simultaneour use wes at capacity Table 55-1
would require the following number of parking stalls:

Currently the exlsting gymnasium seats 1,628. Tablc 55-1 requircment - 326 parking stalls. lt
should be noted that school records indicate that last year's peak attendance et a boys
basketballgame was 550 people with an average attendance of 110.

Currently the existing audltorlum seats 1,025. Table 55-1 requirement- 205 parklng stalls.

The proposed gymnaslum wlll seat 1,048. Table 55-1 requirement - 2tO,parklng stalls.
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Based on these numbers we conclude that during a normal school day that any of
listed scenarios could take place during school hours and the proposed reduction willS[ have

an adverse effect to parking.

Currently the School Football stadium has a maximum capacity of 4,000. The Table 55-1

requirement is 8OO parking stalls. Of the 544 on-site parking stalls, 204 parks are immediately

adjacent to the stadium. Per ordinance enother 56 parking places can be obtained/counted

along S, 124th E Ave. Thts provides 260 parks/1300 seats immediately surrounding the stadium.

tf we add in the additional 340 on-site parks our total reaches 600 parks/3,000 seats. lt should

be noted that according to school records the average aüendence at Football games was 500,

with the peak attendance less than 700.

Based on these numbers we concluded the site has enough permanent parking for
approximately 3,000 seats of the 4,000 maximum seating thus leaving the site 200 parks short

of meetlng the Table 55-1 requirements for full capaclty. Thls is wlthout any considerat¡on to
low student driving numbers andlor recorded attendance numbers. We conclude that slte has

more than adequate parking to serve the stadium for the foreseeable future.

Additionally, ln the event of a higher parking demand for an unforeseen scenario the campus

has ample areas that could serve as designated temporary parking.

ln summary we conclude that currentlythe school has ample parking. We also have

determined that based on current issued parking passes that thls school has a low driving

student population reducing the total number of necessary parking d¡ctated by Table 55'1. The

proposed modlflcatlons/reductlon in parklng will NOT have an adverse effect to non-

simultaneous uses of the facilities based on current attendance numbers,

Lance Mills, PE
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TULSA BOA Work Session Sloff Report
October 27,2O2O

Hardships for Granting a VariancePLANNING OFFICE

Prepared by Austi n Chapman, achapman@i ncog.org, 9L8.57 9.947 t

Item
Discuss and review the zoning code requirements for granting a variance and how to determine that a hardship
exists.

Bockground
ln granting a variance form the zoning code the Board must find the following condition exists per Sec. 70.130-
H ofthe zoning code:

?O.lã)-H st¡ndård* rd RscriÉn Cr¡ær¡r

1. Nq variance m¿ry be approved unle5s thÊ board of adjustmeît deterrnines
that the following facts, favorable to the properry üwner. T¡ave been
e5tàbl¡5hÊd:

i. Thðt f¡e phy:ical :urroundings, shape, or topograph¡cal cond¡tions of the
rubject properry would resu¡t ¡n unnecessary hardsiligr or pröctical
difftculties for the proFerty oì,vnÈr, as distinguished from d mere
inconveniencÊ, if the strict letter of the regulations were carried ouÇ

b. That l¡tÊrõl enf,orcement of thÊ sub¡ect zaning code provision i: not
necessðry ta achieve thË provlsion's antended purpffie,

E. That the cond¡tíon5 leôd¡ng to the need of the requested varii¡nce are
unique to the subjÊct property snd not applicable, ge$erålly, to othËr
praperty witirin the s¿rne zoning clðss¡ñ[ötiûn;

d. That the alleged prôctirâl diflrcult¡r rr unnecessary hardship waE not
created or self-irnpcsed by the current FrÐperty orflrle¡;

e. That ü!e variance to be granted is the n¡inimum varianre that will affard
relief;

f, Thåt Sle variance tû be granted will not ôlter the essential character cf the
neighborhood in which the 5ubjËrt proFerry ¡s locðted, nor substånt¡al¡y or
permanentl¡r impair use or developmÊnt of ådja'cent proPÊrty; ãnd

c. Thðt the variance to be granted w¡ll not cause substàntial detriment to tfie
public good or impair the purposes, spirat, and intent of this zoning code cr
the (omprehensive plan.

This may be an opportunity to review these items with new Board members and discuss their views on how to
make this determination.

Attochment(s)
None.
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TULSA BOA Work Session Stoff Report
October 27,2O2O

Time Limits for SpeakersPLANNING OFFICE

Prepa red by Austi n Cha pma n, achapma n@i ncog.org, I 18.57 9.9 47 1,

llem
Discuss when to impose time limits for speakers and determine who should enforce that during the meeting.

Bockground
Over the past year Board meetings have grown in length due to an increase in cases and the use of remote
video technolog¡i during hearings. The Policies and Procedures of the Board allow the Chair to set a time limit
for each speaker.

Attochmenl(s)
None.
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