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Board of Adjustment 

Staff Report 

BOA-23934 

Hearing Date: September 9, 2025 

Prepared by: Erin Roark 

eroark@cityoftulsa.org 

918-596-7618

Owner and Applicant Information 

Applicant: Vaqueros Tulsa Music, LLC 

Property Owner: Salah Solo Properties 01, LLC 

Property Location 

6921 East Admiral Place North 

Tract Size: ±5.78 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) Indoor Assembly and Entertainment use in 

the CS district (Section 15.020, Table 15-2). 

Zoning 

Zoning District: CS, CH 

Zoning Overlays: RT66 

Comprehensive Plan Considerations 

Land Use 

Land Use Plan: Multiple Use 

Small Area Plans: N/A 

Development Era: Early Automobile Era 

Transportation 

Major Street & Highway Plan: Secondary Arterial, Freeway 

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: 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 Large (greater than 250-person capacity) Indoor Assembly 

and Entertainment use in the CS district (Section 15.020, Table 15-2). The proposed use is an event center for large 

gatherings including music performances, weddings, corporate events, etc.  

 

 
 

Relevant Case History 

• BOA-16209, November 24, 1992; The board of adjustment approved a special exception to permit the sale of 

Christmas trees in the CS and CH district and denied a variance to allow sales annually for three years. 

• BOA-18745, July 11, 2000: The board of adjustment denied without prejudice a variance of the minimum 

parking space requirement for a retail and bingo hall in the CS and CH district. 

• BOA-21137, September 14, 2010; The board of adjustment voted to approve a special exception to permit an 

indoor flea market in the CS district.  

 

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 RS-3 Neighborhood I-244, then Residential 

East CS, CH, RT66 Multiple Use Commericial Retail & 

Dining 

South CH, RT66 Multiple Use Commericial Retail & 

Dining 

West IL, RT66 Multiple Use Lodging 

 

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, 
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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 Admiral Place runs parallel to the south side of the subject property and is classified 

as a Secondary Arterial, which has a planned minimum right-of-way width of 100 feet. I-244 runs parallel to the north 

side of the subject property and is classified as a Freeway, which has a planned minimum right-of-way width as per 

Oklahoma Department of Transportation Standards. 

Comprehensive Plan Street Designation: N/A 

Transit: Regular Route 130 runs along East Admiral Place with a stop to the south, adjacent to the subject property.  

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

Planned Bike/Ped Facilities: N/A 

Arterial Traffic per Lane: East Admiral Place has an average annual daily traffic (AADT) of 3,604 vehicles per lane. 

Environmental Considerations 

Flood Area: N/A 

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. 

Parks & Open Space: N/A 
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Site Photos 

 
View south from I-244, July 2016 (Image from Google Street View) 

 
View north from Admiral Pl, April 2025 (Image from Google Street View) 
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Sample Motion 

I move to approve or deny a special exception to permit a Large (greater than 250-person capacity) Indoor Assembly 

and Entertainment 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 

PRT BLK 1 BEG 145W SECR LT 1 TH W298.80 N125 W255 N444.20 E45 S4.58 SE487.83 SE62.92 S255.33 W24 S170 TO 

POB, BROWN ADDN RESUB L3-4 POLSTON SUB, 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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Project Information
BUILDING CODE:  

CONSTRUCTION TYPE: 2B
USE GROUP: A2
APPROX AREA: 39,861 SQ/FT

INTERNATIONAL BUILDING CODE 2018

FIRE SPRINKLER: NFPA 13
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UNRESOLVED: Sec.15.020 Table 15-2:
Your proposed location is considered an
Event Center, designated a
Commercial/Assembly &
Entertainment/Other Indoor/Large
(>250) Use. This facility is in an CS
zoned district and will require a Special
Exception approved by the BOA. 

Review comment: Submit an approved
BOA Special Exception, reviewed and
approved per Sec.70.120, to allow a
Commercial/Assembly &
Entertainment/Large (>250) Use in the
CS district. Tulsa Planning Office
918.596.7526.

Note (1)
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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.

CC131711
Line

CC131711
Line

CC131711
Text Box

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

CW133510
Image


	BOA-23934 Application.pdf
	a1.1.pdf
	Sheets and Views
	Layout1


	a2.1.pdf
	Sheets and Views
	Layout1


	a2.2.pdf
	Sheets and Views
	Layout1


	a2.3.pdf
	Sheets and Views
	Layout1






