
Board of Adjustment 

Staff Report 
Variance BOA-23678 

Hearing Date: April 9, 2024 
Prepared by: Sean Wallace 

swallace@cityoftulsa.org 
918-596-7585

Owner and Applicant Information 
Applicant: Deborah K. Palinskee 
Property Owner: DEWCO LLC 

Property Location 
6003 S. Sheridan Rd. E  
Tract Size: ± .4 acres 

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

Request Summary 
Variance to allow drive-through facilities to be located on 
the street-facing side of the property (Sec.55.100-C.2). 

Zoning 
Zoning District: CS 
Zoning Overlays: N/A 

Comprehensive Plan Considerations 
Land Use 
Land Use Plan: Local Center 
Small Area Plans: None 
Development Era: Late Automobile 

Transportation 
Major Street & Highway Plan: N/A 
planitulsa Street Type: Secondary Arterial 
Transit: BRT Route  
Existing Bike/Ped Facilities: None 
Planned Bike/Ped Facilities: None 

Environment 
Flood Area: N/A 
Tree Canopy Coverage: 20-30% 
Parks & Open Space: N/A 

Elected Representatives 
City Council: District 9, Jayme Fowler. 
County Commission: District 3, Kelly Dunkerley. 

Public Notice Required 
Newspaper Notice – min. 10 days in advance 
Mailed Notice to 300’ radius – min. 10 days in advance 
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City of Tulsa Board of Adjustment

Staff Analysis 
The applicant is requesting a variance to allow drive-through facilities to be located on the street-facing side of the 
property (Sec.55.100-C.2).  

Statement of Hardship: There is not enough room to rotate the building to meet the requirement of not 
having the drive through facing a street. 

Relevant Case History 
 None

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

Surrounding Properties: 
Location Existing Zoning/Overlay Existing Land Use Designation Existing Use 
North RS-3 Local Center Church
East CS Local Center Commercial
South CS Local Center Commercial
West CS Local Center Commercial

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

Development Era 
The subject property is in an area developed during the Late Automobile Era (1950s-present), which has grown since 
the mainstreaming of automobile-centric lifestyles, with a high degree of separation between residential and 
nonresidential uses, and low levels of street connectivity. In these areas, transportation is nearly exclusively 
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concentrated on the mile-by-mile arterial grid, and major streets are often both transportation corridors and 
destination corridors, which can lead to traffic congestion. Nonresidential uses are predominantly located at the 
intersections of major arterial streets. Priorities in these areas include commercial revitalization, placemaking, 
community gathering opportunities, conservation of natural areas, a high degree of privacy, one-stop shopping, and 
commuting routes. 

Transportation 
Major Street & Highway Plan: N/A 

Comprehensive Plan Street Designation: Secondary Arterial 

Transit: N/A 

Existing Bike/Ped Facilities:  None 

Planned Bike/Ped Facilities: None 

Arterial Traffic per Lane: 6,016 vehicles per lane per day on S Sheridan Rd.  

 
Environmental Considerations 
Flood Area: The subject property is not in a flood area.  

Tree Canopy Coverage: Tree canopy in the area is 29%. 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: N/A 
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Sample Motion 
I move to approve or deny a Variance to allow drive-through facilities to be located on the street-facing side of the 
property (Sec.55.100-C.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 the hardship to be ________________________________________________________________________. 
 
In granting the Variance, the Board finds that the following facts, favorable to the property owner, have been 
established:  

a. That the physical surroundings, shape, or topographical conditions of the subject property would result in 
unnecessary hardships or practical difficulties for the property owner, as distinguished from a mere 
inconvenience, if the strict letter of the regulations were carried out; 

b. That literal enforcement of the subject zoning code provision is not necessary to achieve the provision’s 
intended purpose; 

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

d. That the alleged practical difficulty or unnecessary hardship was not created or self-imposed by the current 
property owner; 

e. That the variance to be granted is the minimum variance that will afford relief; 
f. That the variance to be granted will not alter the essential character of the neighborhood in which the 

subject property is located, nor substantially or permanently impair use or development of adjacent 
property; and 

g. That the variance to be granted will not cause substantial detriment to the public good or impair the 
purposes, spirit, and intent of this zoning code or the comprehensive plan. 

 
Property Description 
LOT 1 BLK 1, SOUTHERN HILLS CENTER RESUB, City of Tulsa, Tulsa County, State of Oklahoma 
 
Exhibits 
Photos 
Case map 
Aerial (small scale) 
Aerial (large scale) 
Tulsa Comprehensive Plan Land Use Map 
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                                                     (Subject property - Image used from Google Street view) 
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BLDC-167340-2023 (6001 S SHERIDAN RD E Tulsa Tulsa, OK 74145) 
Markup Summary #3

Subject: Note
Page Label: 5
Author: danabox
Date: 2/29/2024 9:40:37 AM
Status: 
Color: 
Layer: 
Space: 

Sec. 55.100-C Location and Design
1. Stacking lanes must be located on the subject
property. They may not be located within required
driveways or drive aisles, parking spaces or loading
areas and may not interfere with access to parking
and ingress and egress from the street. 
Review Comment:  Provide a site plan with stacking
spaces not interfering with ingress and egress from
the street and parking spaces. If you cannot provide
such plan, contact the Tulsa Planning Office to
request relief from the code.  918-596-7526.

Note (8)

Subject: Note
Page Label: 5
Author: danabox
Date: 2/29/2024 9:40:52 AM
Status: 
Color: 
Layer: 
Space: 

Sec. 55.100-C Location and Design 
2. All areas associated with drive-through facilities,
including drive-through signs, stacking lanes, trash
receptacles, loudspeakers and service windows
must be located to the rear or on the non-street-facing
side of the property. Drive-through lanes must be set
back at least 10 feet from abutting R- or AGR- zoned
lots, and a screening wall or fence must be provided
along the common lot line in accordance with the F1
screening fence or wall standards of §65.070-C.
Review Comment:  The drive through service window
and stacking lanes cannot be located on the street
facing side of the property.  Provide a plan with the
drive through located on the non-street facing side of
the property. If you cannot provide such plan, contact
the Tulsa Planning Office to request relief from the
code.  918-596-7526.
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CC131711
Text Box
CITY OF TULSA
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Text Box
CORRECTIONS SUMMARY

CC131711
Text Box
This constitutes a Plan Review to date in response to the information submitted with and after the above referenced application. Additional issues may develop when the review continues upon receipt of additional information requested in this letter or upon additional submittal from the client. Any code items not reviewed are still in force, and it shall be the responsibility of the owner and design professional(s) to ensure that all code requirements are satisfied.
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UTILITY PLAN 07

Notes:

Benchmark:
CHISELED X ON WATER VAULT
ELEVATION= 763.92
1988 NAVD DATUM

Basis of Bearing:
THE BEARING BASE FOR THIS SURVEY IS BASED ON THE
OKLAHOMA STATE PLANE COORDINATE SYSTEM.
1988 NAVD DATUM

Legal Description:
ALL OF LOT ONE (1) AND PART OF LOT TWO (2), BLOCK ONE (1), RESUBDIVISION OF
SOUTHERN HILLS CENTER, AN ADDITION IN TULSA COUNTY, STATE OF OKLAHOMA,
ACCORDING TO THE RECORDED PLAT THEREOF, THAT PART OF LOT TWO (2), BEING
MORE PARTICULARLY DESCRIBED AS FOLLOWS, TO WIT:

BEGINNING AT THE SOUTHWEST CORNER OF LOT 1, BLOCK 1, RESUBDIVISION OF
SOUTHERN HILLS CENTER; THENCE EAST ON THE SOUTH LINE OF SAID LOT 1, A
DISTANCE OF ONE HUNDRED (100) FEET; THENCE SOUTH TWENTY-FIVE (25) FEET;
THENCE WEST AND PARALLEL TO THE SOUTH LINE OF SAID LOT 1 A DISTANCE OF
ONE HUNDRED (100) FEET TO A POINT ON THE WEST LINE OF LOT 2, BLOCK 1, SAID
POINT BEING TWENTY-FIVE (25) FEET SOUTH OF THE SOUTHWEST CORNER OF LOT 1;
THENCE NORTH TWENTY-FIVE (25) FEET TO THE POINT AND PLACE OF BEGINNING.

Engineer/Surveyor:
Sisemore & Associates, Inc.

Certificate of Authorization No. 2412 Exp. June 30, 2025
6660 S. Sheridan Rd, Ste. 210

Tulsa, Oklahoma 74133
Phone: (918) 665-3600

Email:dpalinskee@sw-assoc.com

Owner:
Karen Bouse

1609 W Detroit St.
Broken Arrow OK, 74102
Phone: (918) 286-0447
Contact: Karen Bouse

Email: karen@okcharlies.com ALL OF LOT ONE (1) AND PART OF LOT TWO (2), BLOCK ONE (1), RESUBDIVISION OF SOUTHERN HILLS CENTER,
SECTION 35, TOWNSHIP 19 NORTH, RANGE 13 EAST

 AN ADDITION IN CITY OF TULSA COUNTY, STATE OF OKLAHOMA
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PAVING DETAILS

DEMOLITION PLAN
GRADING & EROSION CONTROL PLAN
GRADING & EROSION CONTROL DETAILS
PAVING PLAN

02
03
04
05
06

Control Data

CONTROL POINT #1
POINT NO.: 22
3/8" IRON PIN
ELEV.=764.34
N=398974.9060
E=2587949.3440

CONTROL POINT #2
POINT NO.: 20
3/8" IRON PIN
ELEV.=767.57
N=398917.3150
E=2587693.1730

CONTROL POINT #3
POINT NO.: 201
MAG NAIL
ELEV.=768.70
N=398781.7850
E=2587892.8220

Note:
TOTAL DISTURBED AREA = 0.43 Ac.

Impervious Area Table:

EXISTING IMPERVIOUS AREA TO BE REMOVED 16,162 S.F.
PROPOSED IMPERVIOUS AREA 14,711 S.F.
NET DECREASE  1,451 S.F.

Notes:
1. DRIVEWAY AND CURB/GUTTER WITHIN CITY OF

TULSA R/W SHALL BE CONSTRUCTED TO CITY OF
TULSA STANDARD DRAWINGS 701-706.

2. MAXIMUM CROSS-SLOPES OF ALL SIDEWALKS SHALL
NOT EXCEED 2%.

3. MAXIMUM LONGITUDINAL SLOPES OF ALL SIDEWALKS
SHALL NOT EXCEED 5%.

Sidewalk Ramp Note:
CURB RAMP CONSTRUCTION SHALL COMPLY WITH
THE CURRENT AMERICAN WITH DISABILITIES ACT 
STANDARDS (ADA)
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Martin Design
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