
 
Board of Adjustment 

Staff Report 
BOA-23883 
 
Hearing Date: May 13, 2025 
Prepared by: Erin Roark 

eroark@cityoftulsa.org 
918-596-7618 

Owner and Applicant Information 
Applicant: Site Solutions LLC 

Property Owner: Pink Panther Insulation 

Property Location 
778 South 101st East Avenue  

Tract Size: ±0.32 acres 

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

 

Request Summary 
Special Exception to permit a Building Services use in the CS 
district (Section 15.020, Table 15-2). 

Zoning 
Zoning District: CS 
Zoning Overlays: N/A 

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

Transportation 
Major Street & Highway Plan: Residential Collector 

planitulsa Street Type: N/A 

Transit: N/A  

Existing Bike/Ped Facilities: N/A 

Planned Bike/Ped Facilities: Sidewalks 

Environment 
Flood Area: N/A 
Tree Canopy Coverage: 0-9% 
Parks & Open Space: N/A 

Elected Representatives 
City Council: District 3, Jackie Dutton 
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 Building Services use in the CS district (Section 15.020, 
Table 15-2). The proposed use is an office/warehouse for an insulation company. 
 

 
*** 

 
*** 

  
*** 

 
 
Relevant Case History 

• None found. 
 
Comprehensive Plan Considerations 
Land Use Plan 
The property is designated as Multiple Use. Multiple Use areas are mostly commercial or retail uses, which include 
restaurants, shops, services, and smaller format employment uses. This land use designation is most common in areas 
of the city from earlier development patterns, with Local Centers being more commonplace in newer parts of the city. 
For single properties that are commercial but surrounded by Neighborhood, Multiple Use is the preferred designation. 
 

Surrounding Properties: 
Location Existing Zoning/Overlay Existing Land Use Designation Existing Use 
North RM-2 Multiple Use Residential 
East CS Multiple Use Lodging 
South CS, RT66 Multiple Use Commercial 
West CS Multiple Use Religious Assembly 

 
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. 
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Transportation 
Major Street & Highway Plan: South 101st East Avenue runs parallel to the east side of the subject property and is 
classified as a Residential Collector, which has a planned minimum right-of-way width of 60 feet. 

Comprehensive Plan Street Designation: N/A 

Transit: N/A 

Existing Bike/Ped Facilities: N/A 

Planned Bike/Ped Facilities: Sidewalks are recommended along street frontages. 

Arterial Traffic per Lane: N/A 

 
Environmental Considerations 
Flood Area: N/A 

Tree Canopy Coverage: Tree canopy in the area is 9%. 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 Building Services use in the CS 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 
LT 1 BLK 1, IRVING ACRES, 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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Revised 2025-01-14  

Special Exceptions 

The Board of Adjustment is allowed to approve special exceptions only after determining that the following conditions 
exist. Below, explain how your requests satisfy these conditions: 

1. The special exception will be in harmony with the spirit and intent of the Zoning Code; and 

 
2. The special exception will not be injurious to the neighborhood or otherwise detrimental to the public welfare. 

 
 
Conditions 
In granting any special exception, the Board may make appropriate conditions or safeguards, may limit the approval to a 
specified period of time and may require a bond or other guarantee necessary to enforce compliance with the conditions. 

If your application is approved, you will likely need additional permits. 
Call 918.596.9456 to speak with the Permit Center or Development Services Plans Review. 
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1. THE CONTRACTOR SHALL CONTACT "OKIE" AT 811 OF 800-522-6543, THREE (3)
WORKING DAYS BEFORE BEGINNING AY WORK, SO EXISTING UNDERGROUND
UTILITIES CAN BE LOCATED AND MARKED.

2. EQUIPMENT AND MATERIALS SHALL BE INSTALLED IN ACCORDANCE WITH THE
MANUFACTURER'S RECOMMENDATIONS AND SPECIFICATIONS.

3. SIDEWALK EXPANSION JOINTS SHALL BE PLACED IN ACCORDANCE WITH
DETAIL

4. EARTHWORK FOR ALL BUILDING FOUNDATIONS AND SLABS SHALL BE IN
ACCORDANCE WITH STRUCTURAL BUILDING PLANS AND SPECIFICATIONS AND
THE GEOTECHNICAL REPORT FOR THIS PROJECT.

5. ALL CONSTRUCTION AND METHODS TO BE IN STRICT ACCORDANCE WITH
CURRENT CITY STANDARD SPECIFICATIONS AND DETAILS.

6. THE CONTRACTOR SHALL BE SOLELY AND COMPLETELY RESPONSIBLE FOR
CONDITIONS OF THE JOB SITE, INCLUDING SAFETY OF ALL PERSONS AND
PROPERTY DURING PERFORMANCE OF THE WORK. THIS REQUIREMENT WILL
APPLY CONTINUOUSLY AND WILL NOT BE LIMITED TO NORMAL WORKING
HOURS. MAINTAIN ALL BARRICADES, WARNING SIGNS, FLASHING LIGHTS AND
TRAFFIC CONTROL DEVICES DURING CONSTRUCTION. CONTRACTOR SHALL
COMPLY WITH ALL O.S.H.A. REGULATIONS AND SAFETY REQUIREMENTS.

7. CONTRACTOR IS TO BE RESPONSIBLE FOR OBTAINING ANY REQUIRED STATE
OR LOCAL PERMITS.   CONSTRUCTION  MEANS AND METHODS SHALL COMPLY
WITH ALL APPLICABLE GOVERNING CODES AND BE CONSTRUCTED TO SAME.

8. IF ANY EXISTING STRUCTURES TO REMAIN ARE DAMAGED DURING
CONSTRUCTION, IT IS THE CONTRACTOR'S RESPONSIBILITY TO REPAIR
AND/OR REPLACE THE EXISTING STRUCTURE, AS NECESSARY, TO RETURN IT
TO THE EXISTING CONDITION OR BETTER. CONTRACTOR SHALL REPAIR AND
RESTORE ANY AREAS DAMAGED DURING CONSTRUCTION AT HIS OWN
EXPENSE.

9. CONTRACTOR SHALL PROVIDE AND MAINTAIN EROSION CONTROL MEASURES
PER THE EROSION CONTROL PLAN.

10. THE CONTRACTOR SHALL PERFORM THE WORK ACCORDING TO ALL CITY,
COUNTY, STATE AND FEDERAL SAFETY AND HEALTH REGULATIONS. IN
PARTICULAR THE "TRENCHING" AND "OPEN EXCAVATION" OPERATIONS SHALL
COMPLY WITH ALL CURRENT O.S.H.A. REGULATORY REQUIREMENTS.

11. ALL PAVEMENT MARKING OF STRIPES TO BE 4" WIDE, WHITE AND APPLIED IN
TWO COATS, UNLESS OTHERWISE NOTED, RE: SPECIFICATIONS.

12. PARKING LOT STRIPING AND REQUIRED ADA ACCESSIBLE AISLES SHOWN ON
PLAN SHALL BE MARKED IN ACCORDANCE WITH CURRENT ADA GUIDELINES.

13. ALL NEW SIDEWALKS, IF ANY, NOT ADJACENT TO THE BUILDING, SHALL BE 4"
THICK AND A MINIMUM OF FOUR (4) FEET WIDE.   SIDEWALKS SHALL HAVE A
LIGHT BROOM FINISH WITH A MAXIMUM CROSS SLOPE OF TWO PERCENT.
TRANSVERSE CONTRACTION JOINTS SHALL MAINTAIN AN EQUAL SPACING
WITH THE SIDEWALK WIDTH.  SIDEWALK EXPANSION JOINTS SHALL NOT
EXCEED 40 FOOT SPACING UNLESS OTHERWISE NOTED.

SITE PLAN NOTES

1. ANY REQUEST BY THE GOVERNING AUTHORITY OR INSPECTOR TO ALTER ADA
COMPLIANCE DETAILS OR REQUIREMENTS DEPICTED ON AND IN THESE PLANS
AND SPECIFICATIONS MUST BE DIRECTED TO THE OWNER'S CONSTRUCTION
MANAGER FOR AUTHORIZATION. ANY CHANGES MADE WITHOUT PROPER
AUTHORIZATION AND LATER FOUND TO BE NON-COMPLIANT WITH THE
DETAILS AS SHOWN ON AND IN THESE PLANS AND SPECIFICATIONS WILL BE
REMOVED AND REPLACED TO BE MADE FULLY COMPLIANT, REGARDLESS OF
MAGNITUDE, AT THE CONTRACTOR AND/OR SUB-CONTRACTOR'S EXPENSE.
THE CONTRACTOR MUST FOLLOW THE "REQUEST FOR INFORMATION" (RFI)
PROCESS IN ACQUIRING THE APPROVAL OF CHANGES TO ADA RELATED
ITEMS.

2. ALL NEW SIDEWALKS OR ADA PATHS (SIDEWALKS TO BE REMOVED &
REPLACED OR STRIPED ADA PATHS) SHALL NOT EXCEED 2% CROSS SLOPE &
5% RUNNING SLOPE. FOR SIDEWALKS CONTAINED WITHIN THE PUBLIC R/W
AND WHEN ADJACENT STREET GRADES EXCEED 5%, THEN SIDEWALK
RUNNING SLOPES MAY MATCH STREET GRADES.

3. 1/8" MAXIMUM DEPTH TO TOP OF SEALANT AND 1/8" MAXIMUM PROTRUSION TO
TOP OF SEALANT ALONG ADA ACCESS ROUTES.

4. PRIVATE PROPERTY RAMPS SHALL HAVE THE FACE OF THE CURB
TRANSITIONS PAINTED YELLOW.

5. ALL ADA PARKING AREAS SHALL BE 2% MAXIMUM IN ALL DIRECTIONS.

ADA NOTES

 ZONING
CURRENT: CS

PARCEL SIZE
0.32 ACRES (14,000 SF)

IMPERVIOUS AREA
EXISTING = 531.38 S.F.
PROPOSED INCREASE = 5,442.43 S.F.
TOTAL = 5,973.81 S.F.

BUILDING AREA
1,823 S.F.

BUILDING HEIGHT
19' - 6"

PARKING SPACE
REQUIRED OFFICE: 2.8 PER 1000 SF = 1.7 SPACES
REQUIRED STORAGE: 0.18 PER 1,000 SF = 0.22 SPACES
PROVIDED: 4 REGULAR AND 1 ADA SPACES

PROPOSED ASPHALT PAVING

PROPOSED ADA PARKING SIGN

SITE PLAN KEY NOTES
A

B

C

D

E

F PROPOSED SAWCUT LINE. MEET AND MATCH EXISTING

PROPOSED PAINTED ACCESSIBLE SYMBOL

PROPOSED 4" SOLID WHITE PARKING LINE

PROPOSED PAINTED ISLAND. 4" SOLID
WHITE LINE 2' APART @ 45°

1. TRAFFIC CONTROL MEASURES SHALL BE IN-ACCORDANCE WITH CITY AND THE
LATEST VERSION OF THE MUTCD.

2. PROVIDE A SMOOTH TRANSITION BETWEEN EXISTING PAVEMENT AND ANY
NEW PAVEMENT.

3. CONTRACTOR SHALL PROVIDE AND INSTALL 4 INCH PVC SLEEVES FOR FUTURE
UTILITY CROSSINGS UNDER NEW PAVEMENT. THE LOCATION AND NUMBER OF
CONDUITS SHALL APPEAR ON THE SITE UTILITY PLAN. VERIFY CONDUIT
LOCATIONS WITH ALL UTILITY COMPANIES, AGENCIES OR ENGINEER
SUPPLYING FUTURE SERVICES.

4. ALL TRENCH BACKFILL FOR OPEN CUT PAVEMENT AREAS SHALL BE
BACKFILLED FULL DEPTH WITH AGGREGATE BASE MATERIAL AND COMPACTED
IN 9 INCH LIFTS TO 95% STANDARD PROCTOR DENSITY TO THE BOTTOM OF
SURFACE PAVEMENT.

PAVING NOTES
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BLDC-201310-2024 (778 S 101ST AVE E Tulsa, OK 74128) Markup 
Summary #2

Subject: Callout
Page Label: 4
Author: Derrick
Date: 1/29/2025 2:07:49 PM
Status: 
Color: 
Layer: 
Space: 

Provide foundation drawings and
Statement of Special Inspections (SOSI)
per IBC Chapter 17

Callout (2)

Subject: Callout
Page Label: 4
Author: Derrick
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Color: 
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Provide the PEMB package.

Subject: Zoning BLDC-201310-2024
Page Label: 1
Author: Jeffrey Bush
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Review Comment: The Office use does
not fit this space. After internal
discussion I believe the best fit for this
project would be the Building Service
use. This use still requires a special
exception through the BOA. Please
contact the Tulsa Planning Office for
further instructions at 918-814-1614 or
Planning@cityoftulsa.org

Zoning BLDC-201310-2024 (1)

Provide foundation
drawings and
Statement of Special
Inspections (SOSI)
per IBC Chapter 17

Provide the PEMB
package.
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Roark, Erin

From: tmillsr@aol.com
Sent: Tuesday, May 6, 2025 12:10 AM
To: Tulsa Planning Office
Subject: Re: Case #BOA-23883

I have talked with Site Solutions and all is ok on my end now, I have no more issues. 
Thanks 
Tony Mills 
918-638-6171

On Friday, May 2, 2025 at 12:26:13 AM CDT, tmillsr@aol.com <tmillsr@aol.com> wrote: 

I forgot these pictures, so I added them. Thanks 

On Thursday, May 1, 2025 at 10:54:19 PM CDT, tmillsr@aol.com <tmillsr@aol.com> wrote: 

Hello, my name is Tony Mills and I received a notice from the board of adjustment requesting a 
special exception to permit a Building Services use in the CS district. The property they are 
requesting an exception for 
is located at 778 South 101st E. Avenue. CASE#BOA-23883. 
I own the property immediately to the south the address is 782 S. 101st E. Avenue. 
My understanding is that they started excavation on this property without getting the necessary 
permits, I was given this information by the city of Tulsa. When this was brought to my attention, I 
immediately started trying to locate the owner, I was never able to find them there, they had 
brought in a lot of fill dirt and the excavation work that was being done looks as though he is 
encroaching on all three surrounding property owners.  
My concern is that since he did not get proper permits, does he have a survey to show where the 
actual boundaries and the easements of the property are located. The rainwater flows to the west 
and to the north, I have not looked at the property in a few months, it looks as though with the fill 
the property is quite a bit higher than it was, and higher than the surrounding properties. I am 
concerned about how this will affect the actual water runoff since the changes were made. If he 
built it up clear to property lines the water runoff is going to be changed, that is why I think a survey 
of property lines is a necessity.  

Sincerely, 
Tony Mills 
918-638-6171

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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