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Board of Adjustment 

Staff Report 

BOA-23845 
 

Hearing Date: February 11, 2025 

Prepared by: Erin Roark 

eroark@cityoftulsa.org 

918-596-7618 

Owner and Applicant Information 

Applicant: Andre Ramsey 

Property Owner: Boman Acres Plaza LLC 

Property Location 

3019 South Sheridan Road  

Tract Size: ±8.22 acres 

Location within the City of Tulsa 

(shown with City Council districts) 

 

Request Summary 

Special Exception to permit a large (greater than 250-person 

capacity) assembly and entertainment use in the CH district 

(Section 15.020, Table 15-2). 

Zoning 

Zoning District: CH, CS, OL 

Zoning Overlays: N/A 

Comprehensive Plan Considerations 

Land Use 

Land Use Plan: Local Center 

Small Area Plans: N/A 

Development Era: Early Automobile Era 

Transportation 

Major Street & Highway Plan: Secondary Arterial, Secondary 

Arterial 

planitulsa Street Type: Multi-Modal Street 

Transit: Regular Route  

Existing Bike/Ped Facilities: Sidewalks 

Planned Bike/Ped Facilities: Bike Corridor 

Environment 

Flood Area: Tulsa Regulatory Floodplain 

Tree Canopy Coverage: 10-19% 

Parks & Open Space: N/A 

Elected Representatives 

City Council: District 5, Karen Gilbert 

County Commission: District 2, Lonnie Sims 

 

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 large (greater than 250-person capacity) assembly and 

entertainment use in the CH district (Section 15.020, Table 15-2). The use is proposed in an existing tenant space in 

the shopping center on the property. 

*** 

Relevant Case History 

• BOA-14995, December 15, 1988; The board of adjustment voted to approve a special exception to permit a

trade school in the CS district.

• BOA-19163, August 14, 2001; The board of adjustment voted to approve two variances of building setback

requirements in commercial districts per plan.

• BOA-20804, November 25, 2008; The board of adjustment voted to accept the verification of the spacing

requirement for a liquor store of 300-feet from blood banks, plasma centers, day labor hiring centers, bail

bond offices, pawn shops, and another liquor store.

Comprehensive Plan Considerations 

Land Use Plan 

The 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 CH, IL, OL Local Center Office, Commercial 

East CS, OL, RS-3 Neighborhood, Local Center Commercial, 

Residential 

South CS Local Center Office, Commercial 

West CS, CH Local Center Commercial, School 
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Small Area Plans  

The subject property is not within 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 31st Street South runs parallel to the south side of the subject property and South 

Sheridan Road runs parallel to the west side of the subject property. Both are classified as a Secondary Arterials, which 

have planned minimum right-of-way widths of 100 feet. 

Comprehensive Plan Street Designation: East 31st Street South is designated as a Multi-Modal Street. Multi‑modal 

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

recommendations for on-street bicycle infrastructure establish 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 300 runs along East 31st Street South. Regular Route 320 runs along South Sheridan Road. 

Existing Bike/Ped Facilities: Sidewalks are present along street frontages. 

Planned Bike/Ped Facilities: The 2015 GOPlan recommends a Bike Corridor along East 31st Street South. 

Arterial Traffic per Lane: East 31st Street South has an average annual daily traffic (AADT) of 4,326 vehicles per lane. 

South Sheridan Road has an AADT of 5,738 vehicles per lane. 

 

Environmental Considerations 

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

Tree Canopy Coverage: Tree canopy in the area is 12%. 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. 

Parks & Open Space: N/A 
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Sample Motion 

I move to approve or deny a special exception to permit a large (greater than 250-person capacity) assembly and 

entertainment use in the CH district (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 

BEG 70N & 50E SWC SW TH N537.95 E492.72 S463.65 E25 S366 W311.62 N291.32W206.65 POB SEC 14 19 13 

8.215ACS, UNPLATTED, 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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