
Board of Adjustment 

Staff Report Amended 
BOA-23881 

Hearing Date: April 22, 2025 
Prepared by: Erin Roark 

eroark@cityoftulsa.org 
918-596-7618

Owner and Applicant Information 
Applicant: Lou Reynolds, Eller & Detrich, PC 

Property Owner: Saint Francis Hospital, Inc. 

Property Location 
6161 South Yale Avenue 

Tract Size: ±7.29 acres 

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

Elected Representatives 
City Council: District 9, Carol Bush 
County Commission: District 3, Kelly Dunkerly 

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 

Request Summary 
Special Exception to permit a hospital use in the RS-3 district 
(Section 5.020, Table 5-2); Variance to increase the permitted 
35-foot height limit in the RS-3 district (Section 5.030-A,
Table 5-3); Variance to reduce the required 10-foot setback
from R districts in the OH district (Section 15.030-A, Table
15-3); Variance to reduce the required 25-foot setback for
special exception uses in an R district (Section 5.030-A, Table
5-3; Section 5.030-B, Table Note [4]).

Zoning 
Zoning District: OH, RS-3 
Zoning Overlays: N/A 

Comprehensive Plan Considerations 
Land Use 
Land Use Plan: Regional Center 
Small Area Plans: N/A 
Development Era: Late Automobile Era 

Transportation 
Major Street & Highway Plan: Primary Arterial, Secondary 

Arterial 

planitulsa Street Type: N/A 

Transit: Regular Route  

Existing Bike/Ped Facilities: Sidewalks 

Planned Bike/Ped Facilities: N/A 

Environment 
Flood Area: N/A 
Tree Canopy Coverage: 10-19% 
Parks & Open Space: LaFortune Park 

8.1

https://cityoftulsa.maps.arcgis.com/apps/webappviewer/index.html?id=264d991a559a49e0a96a771a51022281/
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City of Tulsa Board of Adjustment

Staff Analysis 
The applicant requests a special exception to permit a hospital use in the RS-3 district (Section 5.020, Table 5-2). Saint 
Francis Hospital is located on the subject property, and the special exception is for the replacement and expansion of 
an existing parking garage on the southeast side of the hospital. 

The applicant requests a variance to increase the maximum permitted height limit from 35 feet to 74 feet in the RS-3 
district (Section 5.030-A, Table 5-3) for the proposed parking garage. 

The applicant requests a variance to reduce the required setback from R districts in the OH district from 10 feet to 0 
feet (Section 15.030-A, Table 15-3). Because the garage would be located within both the OH and RS-3 districts, it 
would not meet the required setback. 

The applicant requests a variance to reduce the required setback for special exception uses in an R district from 25 feet 
to 0 feet (Section 5.030-A, Table 5-3; Section 5.030-B, Table Note [4]). In R districts, nonresidential uses requiring 
special exception approval must provide a 25-foot setback from other R-zoned lots that are vacant or occupied by 
residential uses. 

*** 

*** 

*** 

*** 

*** 

*** 

*** 
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*** 

*** 

Relevant Case History 
• BOA-03026, February 2, 1958; The board of adjustment voted to permit the construction of St. Francis

Hospital and other building constitution the Warren Medical Research Center.
o BOA-03026-A, February 7, 1974; The board of adjustment confirmed that the previous action

authorizing “hospital and other buildings” included approval to erect a central distribution plan and
cooling towers.

• BOA-06753, September 17, 1970; The board of adjustment voted to approve an exception to permit the
installation of a hospital heliport in a residential district, per plan.

• BOA-10162, October 1, 1978; The board of adjustment voted to approve an exception to permit the
installation of a hospital heliport in a residential district, per plan.

• BOA-11296, December 4, 1980; The board of adjustment voted to approve an exception to permit the
installation of a hospital heliport and fueling facilities in a residential district, per plan.

• BOA-14603, November 19, 1987; The board of adjustment voted to approve a special exception to permit
hospital and accessory uses in the RS-3 and OL districts, a variance of setback requirements from 25 feet to 7
feet, and a variance of the height restrictions from 35 feet to 74 feet.

• BOA-20088; August 9, 2005; The board of adjustment voted to approve for two years a special exception to
permit a hospital and accessory uses in the RS-3 and OL districts to allow repair of the existing St. Francis
parking garage and construction of temporary employee parking.

• BOA-20500; May 22, 2007; The board of adjustment voted to approve a variance to increase the maximum
display surface area for non-residential signs, a variance to increase the permitted height of a sign, and a
variance of the maximum number of signs permitted in the RS-3 district.

• BOA-21180, December 14, 2010; The board of adjustment voted to approve a variance of the maximum
display surface area for a sign in a residential district.

Statement of Hardship 
The applicant’s statement of hardship is attached as a separate exhibit. 
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Comprehensive Plan Considerations 
Land Use Plan 
Regional Centers are defined by existing regional trip generators, in contrast to Local Centers. These centers should be 
the most connected land use pockets outside of downtown for public transit access and high‑capacity arterial streets. 
New regional trip generators should be permitted in the area with special consideration given to transportation access 
and circulation. Regional trip generators include universities, malls, large medical campuses, casinos, big‑box shopping 
centers, and very large churches. 

Surrounding Properties: 
Location Existing Zoning/Overlay Existing Land Use Designation Existing Use 
North RS-3 Park and Open Space LaFortune Park 
East RS-3 Neighborhood Residential 
South OL, RS-3, OM, PUD-435D Regional Center Medical, Office 
West CH Regional Center Medical, Office, 

Commercial 

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 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 
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: South Yale Avenue runs parallel to the west side of the hospital property and is 
classified as a Primary Arterial, which has a planned minimum right-of-way width of 120 feet. East 61st Street South 
runs parallel to the north side of the hospital property and is classified as a Secondary Arterial, which has a planned 
minimum right-of-way width of 100 feet. 

Comprehensive Plan Street Designation: N/A 

Transit: Regular Routes 440 & 490 run along both East 61st Street South & South Yale Avenue. 

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

Planned Bike/Ped Facilities: N/A 

Arterial Traffic per Lane: South Yale Avenue has an average annual daily traffic (AADT) of 4,503 vehicles per lane. East 
61st Street South has an AADT of 4,424 vehicles per lane. 

Environmental Considerations 
Flood Area: N/A 
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Tree Canopy Coverage: Tree canopy in the area is 17%. 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: LaFortune Park is located adjacent to the north of the subject property. 

Sample Motion 
Special Exception 
I move to approve or deny a special exception to permit a hospital use in the RS-3 district, 
• 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. 

Variance 
I move to approve or deny a 

1. variance to increase the maximum permitted height limit from 35 feet to 74 feet in the RS-3 district;
2. variance to reduce the required setback from R districts in the OH district from 10 feet to 0 feet;
3. variance to reduce the required setback for special exception uses in an R district from 25 feet to 0 feet;

• 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 
The legal description has been included as a separate exhibit. 
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Exhibits 
Case map 
Aerial (small scale) 
Aerial (large scale) 
Tulsa Comprehensive Plan Land Use Map 

8.6



8.7



8.8



8.9



8.10



8.11



Exhibit “B” 

The Applicant requests (1) a Special Exception to allow a Hospital use in the RS-3 district; 
(2) a Variance of the 35’ height requirement in the RS-3 district; and (3) a Variance of the building
setbacks in the OH and RS-3 districts for an expansion of an existing parking garage facility
serving Saint Francis Hospital located south and east of the southeast corner of E. 61st St. and S.
Yale Ave. (the “Property”).

The Property is part of the Saint Francis Hospital Campus.  An existing parking garage is 
located to the north of the proposed expansion site.  Saint Francis Hospital intends to rebuild the 
existing garage and expand the garage to the south.  A portion of the parking garage expansion 
will be located within the RS-3 district.   

1. Special Exception to allow a Hospital Use in the RS-3 District

The existing parking garage was constructed in the early 1970s.  The Board previously
approved a similar request, originally in 1958, and modified in 1987 (BOA-14603) to permit the 
existing parking garage serving the Hospital to be located in the northern portion of the RS-3 
District.  The proposed garage addition will extend approximately 42 feet into the same RS-3 
District.  The nearest residence will be located nearly 200 feet from the nearest garage wall.   

Saint Francis Hospital has had multiple neighborhood meetings with the homeowners and 
Homeowners Association of Warrenton, the residential neighborhood to the east.  The existing 
garage currently has an articulating mesh façade and a narrow tube around the perimeter for 
bumper protection, which results in headlights flashing through when cars are parking.  Based on 
input from these meetings and in order to address these concerns, each driving level will have a 
45-inch-tall solid concrete wall as the bumper guard and the east face of the entire garage will be
screened with a perforated metal panel with a decorative forestry scene, as shown on the attached
conceptual renderings.

Given the existing garage structure has been in this location for over 50 years, and with the 
significantly improved additional screening, the proposed expansion will not be injurious to the 
neighborhood or otherwise detrimental to the public welfare.  

2. Variance of the 35’ height requirement in the RS-3 district

The proposed garage will be 74-feet tall, as measured at the mid-point between the highest
and lowest ground elevations.  However, there is a substantial grade change from the northern 
point to the southern point of the garage.  At the southern end, which is nearest to a residential 
neighborhood, the garage only be 20-feet tall from grade.  Additionally, the 35-foot height 
limitation in the Code is intended to be the height limitation for residential development.  However, 
the Code also permits uses such as schools, churches, and hospitals in the RS-3 District, which 
buildings will typically exceed the standard height of a residence.  The grade change, coupled with 
the use as the Saint Francis Hospital Campus are unique to the Property and result in unnecessary 
hardship.  Additionally, there is no height limitation in the OH district, where a majority of the 
garage facility will be located.   
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3. Variance of the setback in the OH & RS-3 districts

In the RS-3 district, there is a 25-foot setback for special exception uses.  In the OH district,
there is a 10-foot setback from abutting R Districts.  Because the proposed garage will be located 
within two (2) zoning districts, it necessarily cannot comply with the minimum 10-foot (OH) and 
25-foot (RS-3) setbacks, which results in unnecessary hardship.
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Saint Francis Hospital
New Parking Garage
February 21, 2025 Tulsa, Oklahoma
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1

Good, Felicity

From: Wade Wyatt <air4647@gmail.com>
Sent: Monday, April 14, 2025 1:24 PM
To: Tulsa Planning Office
Subject: St. Francis hospital parking garage

I am T. Wade Wyatt ,I live at 5417 E. 65th st. ,Tulsa, 74136 ,Iam for the addition of the new garage 
proposal. A few people are against the proposal but they can't even see the hospital from there home, so 
please ask the few complainers can you even see the hospital from your home ,then tell them the garage 
addition is going to be shorter than the hospital height. Thanks  
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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