
Board of Adjustment 

Staff Report 
BOA-23810 

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

eroark@cityoftulsa.org 
918-596-7618

Owner and Applicant Information 
Applicant: Claude Neon Federal Signs 

Property Owner: Epicentre Properties LLC 

Property Location 
601 East 4th Street South 

Tract Size: ±0.42 acres 

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

Request Summary 
Variance to permit roof signs in the CBD district (Section 
60.080-B.5). 

Zoning 
Zoning District: CBD 
Zoning Overlays: N/A 

Comprehensive Plan Considerations 
Land Use 
Land Use Plan: Downtown 
Small Area Plans: Downtown 
Development Era: Downtown 

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: Bike Lane 

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

Elected Representatives 
City Council: District 4, Laura Bellis 
County Commission: District 2, Karen Keith 

Public Notice Required 
Newspaper Notice – min. 10 days in advance 
Mailed Notice to 300’ radius – min. 10 days in advance 
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BOA-23810 Staff Report December 10, 2024 

City of Tulsa Board of Adjustment 

Staff Analysis 
The applicant is requesting a variance to permit roof signs in the CBD district (Section 60.080-B.5). Roof signs are 
prohibited in commercial districts outside of the downtown entertainment district. The applicant intends to install a 
roof sign on west side of the brewery. As proposed, the sign would be 2.833 feet tall and 32.25 feet long, a total of 
61.97 square feet.  

*** 

*** 

Relevant Case History 
 BOA-23502, February 28, 2023; The board of adjustment voted to approve a special exception to allow a low-

impact manufacturing and industry use in the CBD, per plan.

Statement of Hardship 
A statement of hardship is included as a separate exhibit. 

Comprehensive Plan Considerations 
Land Use Plan 
The subject property is designated as Downtown. Downtown is generally understood to be the area within the Inner 
Dispersal Loop (IDL) highway. This area has fewer development limitations than most areas of the city, and a high 
density of employment, residential, mixed‑use, commercial, retail, and institutional uses. Land uses and transportation 
infrastructure in this area should be primarily pedestrian‑oriented, with parking either on the street, behind buildings, 
or in structured parking garages. 

Surrounding Properties: 
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BOA-23810 Staff Report December 10, 2024 

City of Tulsa Board of Adjustment  

Location Existing Zoning/Overlay Existing Land Use Designation Existing Use 
North CBD Downtown Office 
East CBD Downtown Office 
South CBD Downtown Office 
West CBD Downtown Bar 

 
Small Area Plans  
The subject property is located within the Downtown Area Master Plan. 

Development Era 
The subject property is in the Downtown Development Era (late 1800s-1910s), which was developed prior to streetcars 
and automobiles. Land uses are fully integrated and include a vertical mix of uses among high-density residential 
development, with major employers and destinations drawing large numbers of visitors. Priorities in these areas 
include walkability, urban design, revitalization of historic properties, housing type variety, mixed-use and high-rise 
development, major employment and headquarters uses, parking lot infill, and parking strategies. 
 
Transportation 
Major Street & Highway Plan: East 4th Street South is classified as a Commercial/CBD/Industrial Collector, which calls 
for a total right-of-way width of 80 feet. 

Comprehensive Plan Street Designation: N/A 

Transit: Regular Routes 112 and 130 run along East 4th Street South, parallel to the south side of the subject property.  

Existing Bike/Ped Facilities:  N/A 

Planned Bike/Ped Facilities: The 2015 GO Plan recommends an on-street bike lane along East 4th Street South. 

Arterial Traffic per Lane: N/A 

Environmental Considerations 
Flood Area: The subject property is not located within a floodplain. 

Tree Canopy Coverage: Tree canopy in the area is 0%. 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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BOA-23810 Staff Report December 10, 2024 

City of Tulsa Board of Adjustment 

Sample Motion 
I move to approve or deny a variance to permit roof signs in the CBD district (Section 60.080-B.5), 
 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 
RT LTS 4 & 5 & PRT VAC S GREENWOOD AVE & PRT VAC ALLEY LYNG BETWEEN LTS 4 & 5 DESC AS BEG SWC LT 4 TH SW70 
NW176.48 NE67.61 SE25 NE29.60 SE150 SW50 POB BLK 113, TULSA-ORIGINAL TOWN, 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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Assessor

General Information

Account Number R00500920136360

Situs Address 601 E 4 ST S TULSA 74120

Owner Name EPICENTRE PROPERTIES LLC

Owner Mailing
Address

2510 E 15TH ST STE 208

TULSA, OK 741044643

Land Area 0.42 acres / 18,266 sq ft

Market Value $1,560,000

Last Year's Taxes $19,184.86

Legal Description

Subdivision: TULSA-ORIGINAL TOWN (00500)

Legal: PRT LTS 4 & 5 & PRT VAC S GREENWOOD AVE &
PRT VAC ALLEY LYNG BETWEEN LTS 4 & 5 DESC AS
BEG SWC LT 4 TH SW70 NW176.48 NE67.61 SE25
NE29.60 SE150 SW50 POB BLK 113

Section: 01 Township: 19 Range: 12

Tax Information

Fair Cash Value

Taxable Value

Assessment Ratio

Gross Assessed

Exemptions

Net Assessed

Tax Rate

Tax Rate Mills

Estimated Taxes

Notice of Value Date
(if changed from prev yr)

2022

$1,560,000

$1,308,825

$143,971

$0

$143,971

T-1A

133.320000

$19,194

3/3/2020

2023

$1,560,000

$1,374,266

$151,169

$0

$151,169

T-1A

126.910000

$19,185

1/31/2023

2024

$1,560,000

$1,442,980

$158,728

$0

$158,728

T-1A

129.510000

$20,557

2/27/2024

Values

Land Value

Improvement Value

Fair Cash (Market) Value

2022

$399,200

$1,160,800

$1,560,000

2023

$399,200

$1,160,800

$1,560,000

2024

$399,200

$1,160,800

$1,560,000

Exemptions

Homestead

Additional Homestead

Senior Valuation Freeze

Veteran

2022

-

-

-

-

2023

-

-

-

-

2024

-

-

-

-

Current Improvements

Property Type Yr Blt Livable Stories Story Height Baths Roof

Imp # Foundation Exterior Use HVAC Type

Commercial 1918 11,544 SF 2.00 14 0.00

1.00 Indust Lght Manufacturing Package Unit

Recent Sales

Sale Date Grantor Grantee Sale Price Doc Type Book-Page/Doc #

8/14/2024 WATKINS, GARY
EPICENTRE
PROPERTIES LLC

$1,815,000 Special Warranty Deed 2024067922

3/25/2020 520 INC WATKINS, GARY $211,500 General Warranty Deed 2020029074

3/25/2020 WATKINS, GARY WATKINS, GARY $0 Special Warranty Deed 2020032750

Tax Year

2024
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John A. Wright - Tulsa County Assessor
Tulsa County Headquartes, 5th Floor | 218 W. 6th St. | Tulsa, Ok 74119

Phone: (918) 596-5100 | Fax: (918) 596-4799 | Email: assessor@tulsacounty.org
Office Hours: 8:00 - 5:00 Monday-Friday (excluding holidays) 13.10



A scale: 3/32”=1’-0”

WEST ELEVATION

B scale: 1/8”=1’-0”

SOUTH ELEVATION

09132024.01n/a
1225 North Lansing Avenue
Tulsa, Oklahoma 74106
ph: 918.587.7171
fax: 918.587.7176
web: cnfsigns.com

CLIENT NAME:
new story brewing

LOCATION: project name:
601 E. 4th Street
Tulsa ok

New Story Brewing-
ID Sign package- exterior JOE KESTERSONDESIGNER:

Pete Webbsalesman: DATE OF ORIGINAL DWG:

09.13.2024 v1- 09.13.24
v2- 09.27.24
v3- 00.00.00

v4- 00.00.00
v5- 00.00.00
v6- 00.00.00

REVISION History:

DR
AW

IN
G 

#

si
gn

 t
yp

e:

elevations
SIGN TYPE DESCRIPTION:

T h e s e  d r a w i n g s  a r e  t h e  e x c l u s i v e  p r o p e r t y  o f  C l a u d e  N e o n  F e d e r a l  S i g n s ,  I n c .  a n d  a r e  t h e  r e s u lt  o f  o r i g i n a l  w o r k  b y  i t ’ s  e m p l o y e e s .  T h e y  a r e  s u b m i t t e d  f o r  t h e  s o l e  p u r p o s e  o f  y o u r  c o n s i d e r at i o n  o f  w h e t h e r  t o  p u r c h a s e  t h e s e  p l a n s ,  o r  t o  p u r c h a s e  f r o m  C N F,  s i g n a g e  m a n u f a c t u r e d  i n  a c c o r d a n c e  t o  t h e s e  p l a n s .  D i s t r i b u t i o n  o r  e x h i b i t i o n  o f  t h e s e  p l a n s  t o  o t h e r s  i s  e x p r e s s ly  f o r b i d d e n .  ©  2 0 2 4  C N F  S i g n s

ST-1.0 Primary ID

59547work
order #

158'-10 1/8"

18'-6"

16'-2" to top of sign
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A scale: 3/8”=1’-0”

WEST ELEV- Primary ID

B scale: 3/8”=1’-0”

side view

09132024.01ST-1.0a
1225 North Lansing Avenue
Tulsa, Oklahoma 74106
ph: 918.587.7171
fax: 918.587.7176
web: cnfsigns.com

CLIENT NAME:
new story brewing

LOCATION: project name:
601 E. 4th Street
Tulsa ok

New Story Brewing-
ID Sign package- exterior JOE KESTERSONDESIGNER:

Pete Webbsalesman: DATE OF ORIGINAL DWG:

09.13.2024 v1- 09.13.24
v2- 09.27.24
v3- 00.00.00

v4- 00.00.00
v5- 00.00.00
v6- 00.00.00

REVISION History:

DR
AW

IN
G 

#

si
gn

 t
yp

e:

Primary ID
SIGN TYPE DESCRIPTION:

T h e s e  d r a w i n g s  a r e  t h e  e x c l u s i v e  p r o p e r t y  o f  C l a u d e  N e o n  F e d e r a l  S i g n s ,  I n c .  a n d  a r e  t h e  r e s u lt  o f  o r i g i n a l  w o r k  b y  i t ’ s  e m p l o y e e s .  T h e y  a r e  s u b m i t t e d  f o r  t h e  s o l e  p u r p o s e  o f  y o u r  c o n s i d e r at i o n  o f  w h e t h e r  t o  p u r c h a s e  t h e s e  p l a n s ,  o r  t o  p u r c h a s e  f r o m  C N F,  s i g n a g e  m a n u f a c t u r e d  i n  a c c o r d a n c e  t o  t h e s e  p l a n s .  D i s t r i b u t i o n  o r  e x h i b i t i o n  o f  t h e s e  p l a n s  t o  o t h e r s  i s  e x p r e s s ly  f o r b i d d e n .  ©  2 0 2 4  C N F  S i g n s

1'-11"

32'-4"

2'-0"

4"

4"2'-10"

Install attachment to be determined.
Will require inspection of current structure

aluminum tubing frame, painted silver to
be low contrast with letters and sky for best legibility

standard channel letter construction of aluminum back 
with 4” deep prefinished white aluminum returns. Faces 
from 3/16” white acrylic with translucent vinyl overlays.
White LEDs within will illuminate faces

59547work
order #61.97 sq ft of sign area
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Jeffrey Bush
Zoning SIGN-195731-2024
60.080-B.5.a Roof Signs
Roof signs are prohibited in all mixed-use, commercial and industrial
zoning districts, except that one roof sign is allowed per business address within the Downtown Entertainment District and the Route 66 Overlay. 

Review Comment: Your proposed roof sign is NOT located within the downtown entertainment district. Roof signs are prohibited in all zones outside the downtown entertainment district. Please revise plans to indicate a different sign type. You may wish to seek a variance to allow a roof sign outside of the downtown entertainment district. If so contact the Tulsa Planning Office at 918-596-7526 or Planning@cityoftulsa.org



SIGN-195731-2024 (601 E 4TH ST S Tulsa, OK 74120) Markup 
Summary #1

Subject: Zoning SIGN-195731-2024
Page Label: 1
Author: Jeffrey Bush
Date: 10/29/2024 8:57:29 AM
Status: 
Color: 
Layer: 
Space: 

60.080-B.5.a Roof Signs
Roof signs are prohibited in all
mixed-use, commercial and industrial
zoning districts, except that one roof
sign is allowed per business address
within the Downtown Entertainment
District and the Route 66 Overlay. 

Review Comment: Your proposed roof
sign is NOT located within the downtown
entertainment district. Roof signs are
prohibited in all zones outside the
downtown entertainment district. Please
revise plans to indicate a different sign
type. You may wish to seek a variance
to allow a roof sign outside of the
downtown entertainment district. If so
contact the Tulsa Planning Office at
918-596-7526 or
Planning@cityoftulsa.org

Zoning SIGN-195731-2024 (1)

CITY OF TULSA
PLAN CORRECTIONS SUMMARY

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.

175 E 2ND ST., STE 405
TULSA,OK 74103
918-596-9456
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