
Board of Adjustment 

Staff Report 
BOA-23806 

Hearing Date: December 10, 2024 
Prepared by: Erin Roark 

eroark@cityoftulsa.org 
918-596-7618

Owner and Applicant Information 
Applicant: Josh Kunkel 

Property Owner: Admiral Blvd LLC c/o Ricky Hanks 

Property Location 
1211 East Admiral Boulevard North 

Tract Size: ±0.16 acres 

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

Request Summary 
Special Exception to permit a small indoor assembly and 
entertainment use in the IM district (Section 15.020 Table 
15-2); Special Exception to reduce the minimum parking
ratio for a small indoor assembly and entertainment use
(Section 55.050-K).

Zoning 
Zoning District: IM 
Zoning Overlays: Route 66, NIO 

Comprehensive Plan Considerations 
Land Use 
Land Use Plan: Employment 
Small Area Plans: Crutchfield 
Development Era: Streetcar 

Transportation 
Major Street & Highway Plan: Commercial/CBD/Industrial 

Collector 

planitulsa Street Type: N/A 

Transit: Regular Route 

Existing Bike/Ped Facilities: N/A 

Planned Bike/Ped Facilities: N/A 

Environment 
Flood Area: Regulatory Floodplain 
Tree Canopy Coverage: 0-10% 
Parks & Open Space: N/A 

Elected Representatives 
City Council: District 1, Vanessa Hall-Harper 
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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Staff Analysis 
The applicant is requesting a special exception to permit a small indoor assembly and entertainment use in the IM 
district (Section 15.020 Table 15-2) and a special exception to reduce the minimum parking ratio for a small indoor 
assembly and entertainment use (Section 55.050-K). Indoor assembly and entertainment uses have a minimum 
parking ratio of 3.75 spaces per 1,000 square feet in the IM district (Section 55.020 Table 55-1). Based on the size of 
the building, this property would require 9 parking spaces. According to the plans provided by the applicant, there is 
availability for 2 spaces of on-street parking abutting the property and 2 spaces of on-street parking across the street 
to the south. There are no designated parking spaces on the subject property.  

On October 30, 2024, the City Council approved amendments to the Tulsa Zoning Code which would reduce the 
required parking ratio for indoor assembly and entertainment from 3.75 to 2.80 parking spaces per 1,000 square feet. 
Those amendments will become effective on December 10, 2024. With the reduction in parking, the required parking 
for the subject property would be reduced from 9 to 7 spaces.  

*** 

*** 

*** 

*** 
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*** 

 
*** 

 

Relevant Case History 
 None found. 

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/RT66/NIO Employment Vacant/Industrial 
East IM/RT66/NIO Employment Indoor Assembly 
South RS-3/RT66/NIO N/A Freeway 
West IM/RT66/NIO Employment Vacant 

 
Small Area Plans  
The subject property is located within the Crutchfield small area plan. 

Development Era 
The subject property is in an area developed during the Streetcar Era (1910s-30s), prior to the proliferation of 
automobiles, when streetcars facilitated growth beyond downtown. Land uses range from fully integrated to 
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somewhat separated, on a half-mile grid, with a mix of housing options. Priorities in these areas include walkability, 
bikeability, access to public transit, historic preservation, housing type variety, mixed-use development, transit-
oriented development, commercial districts, and well-designed streetscapes. 

Transportation 
Major Street & Highway Plan: East Admiral Boulevard North runs parallel to the south side and is classified as a 
Commercial/CBD/Industrial Collector, which has a planned minimum right-of-way width of 80 feet. 

Comprehensive Plan Street Designation: N/A 

Transit: Bus Route 130 runs along East Admiral Boulevard North. 

Existing Bike/Ped Facilities:  N/A 

Planned Bike/Ped Facilities: N/A 

Arterial Traffic per Lane: N/A 

Environmental Considerations 
Flood Area: The subject property is located within the Tulsa Regulatory Floodplain. 

Tree Canopy Coverage: Tree canopy in the area is 4%. Preserving the limited existing canopy should be encouraged, 
as well as measures to increase the canopy through landscaping. Street-lining trees in particular should be 
encouraged to spread the benefit of the tree canopy to the pedestrian realm. The area would benefit from additional 
trees, which also capture and treat runoff before it enters the river. 

Parks & Open Space: N/A  
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Sample Motion 
I move to approve or deny a special exception to permit a small indoor assembly and entertainment use in the IM 
district (Section 15.020 Table 15-2); and a special exception to reduce the minimum parking ratio for a small indoor 
assembly and entertainment use (Section 55.050-K),  
 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 
LTS 23 24 BLK 4 BERRY ADDN, City of Tulsa, Tulsa County, State of Oklahoma 
 

Exhibits 
Case map 
Aerial (small scale) 
Aerial (large scale) 
Tulsa Comprehensive Plan Land Use Map 
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Issued:
Project No.

This document, and the ideas and designs 
incorporated herein, as an instrument of professional 
service, is the property of Method Group and is not to 
be used, in whole or in part, for any other project 
without the written authorization of Method Group. 
This document is to be printed in color and viewed in 
it's original 22" x 34" size, or scaled accordingly.
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 1/16" = 1'-0" RE: E1/A241K1 Overall Site Plan

Site Plan Notes
Note Number Note Text
1 Existing CMU Retaining Wall. 2'-6" AFF
2 Existing Chain Link Fence. 6'-0" Tall.
3 Existing Metal Fence. 10'-0" Tall.
4 Existing CMU Retaining Wall. 1'-0" Tall.
5 Existing Fire Hydrant
6 Fenced Yard
7 New Sidewalk To Extend From Existing Sidewalk To Existing Paved Drive.

Sidewalk To Be 3'-0" Minimum Clear Width, Max. Cross Slope of 2%, and
Max. Running Slope of 1:20.

8 Accessible Entry

Alley

E. Admiral Blvd.
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HWY I-244/US 412

Tulsa Zoning Code 55.050-I On-street Parking:

Nonresidential uses may count on-street parking spaces 
on public street rights-of-way abutting the subject 
property towards satisfying off-street motor vehicle 
parking requirements. One on-street parking space 
credit may be taken for each 20 linear feet of abutting 
right-of-way where on-street parking is allowed. Only 
space on the same side of the street as the subject use 
may be counted, except that the opposite side of the 
street may be counted if the property on that side of the 
street does not have the potential for future 
development. In calculating credit for on-street parking, 
all fractional spaces are rounded down. 

NOTE: Property on the South side of Admiral Blvd abuts 
Hwy I-244/US Hwy 412. There is no potential for future 
development.

Parking Calculations: 

Gross Building SF = 2240

Parking Ratio = 3.75 Spaces per 1000SF (Other Assembly, Indoor)

2.24 x 3.75 = 8.4 = 9 Spaces

Linear Feet of Frontage Required For 9 On-Street 
Parking Spaces = 180'-0"

Available Linear Feet: 270'-0"

Zoning: IM
Proposed Use: Assembly; Small.

Allowed by Special Exception. 

Legal Description:
Subdivision: BERRY ADDN (03325)
Legal: LTS 23 24 BLK 4
Section: 01 Township: 19 Range: 12 

No. Description Date
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From: Robinson Properties
To: Tulsa Planning Office
Subject: Case BOA 23806
Date: Friday, November 29, 2024 12:53:59 PM

Hello my name is Casey Robinson. I own the 4 buildings next to this proposed business. We hardly have any
parking over here as it is. We already have a music venue on this street. There is no parking besides street parking.
As it stands all of the current businesses on this street struggle with parking. If this business is given permission to
open, it will have disastrous consequences for the other 6 businessss on the street. What is the process for me to
come to the December 19 meeting to oppose this? And how can I get in contact with the menberd of BOA? Or will
this email be shared with them?

Casey Robbinson
Sent from my iPhone
CAUTION: This email originated from outside of the organization. Do not reply, forward, click links, or open
attachments unless you recognize the sender and know the content is safe. Please report using the Phish Alert button
in the Outlook Desktop Client if this message contains potentially unsafe content.
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From: Robinson Properties
To: Tulsa Planning Office
Subject: 23806
Date: Thursday, December 5, 2024 1:31:06 PM

Hello my name is Casey Robinson. I would like to retract my previous email. I own the neighboring four buildings.
I have spoken with the architect, Josh Kunkel and gotten a clear picture of what this business is going to be. I am
100% supportive of it as I think it will be great for the neighborhood.

Thank you,

Casey Robinson
Sent from my iPhone
CAUTION: This email originated from outside of the organization. Do not reply, forward, click links, or open
attachments unless you recognize the sender and know the content is safe. Please report using the Phish Alert button
in the Outlook Desktop Client if this message contains potentially unsafe content.
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