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Board of Adjustment 

Staff Report 

BOA-23964 

Hearing Date: November 18, 2025 

Prepared by: Erin Roark 

eroark@cityoftulsa.org 

918-596-7618

Owner and Applicant Information 

Applicant: Morgan Ipanema 

Property Owner: Fishless Desert LLC & Rusted Truck 

Property Company LLC 

Property Location 

924 South Detroit Avenue 

Tract Size: ±0.16 acres 

Location within the City of Tulsa 

(shown with City Council districts) 

Request Summary 

Special Exception to allow a Low-impact Manufacturing and 

Industry use in the Central Business District (CBD) (Section 

15.020, Table 15-2). 

Zoning 

Zoning District: CBD 

Zoning Overlays: N/A 

Comprehensive Plan Considerations 

Land Use 

Land Use Plan: Downtown 

Small Area Plans: Downtown 

Development Era: Downtown Era 

Transportation 

Major Street & Highway Plan: Commercial/CBD/Industrial 

Street 

planitulsa Street Type: N/A 

Transit: Regular Route  

Existing Bike/Ped Facilities: Sidewalks, Buffered Bike Lane 

Planned Bike/Ped Facilities: Cycle Track 

Environment 

Flood Area: N/A 

Tree Canopy Coverage: 0-9% 

Parks & Open Space: N/A 

Elected Representatives 

City Council: District 4, Laura Bellis 

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 allow a Low-impact Manufacturing and Industry use in the Central 

Business District (CBD) (Section 15.020, Table 15-2). The proposed use of a portion of the property is a small batch 

coffee roastery. Coffee roasting with a maximum roasting capacity of 45 kilograms per batch is considered a low-

impact manufacturing and industry use. 

 

 
*** 

 

 
 

Relevant Case History 

• None found. 

 

Comprehensive Plan Considerations 

Land Use Plan 

The 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: 

Location Existing Zoning/Overlay Existing Land Use Designation Existing Use 

North CBD Downtown Parking 

East CBD Downtown Parking 

South CBD Downtown Parking 

West CBD Downtown Parking 

 

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. 
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Transportation 

Major Street & Highway Plan: East 10th Street South runs parallel to the south side of the subject property, and South 

Detroit Avenue runs parallel to the east side of the subject property. Both streets are classified a 

Commercial/CBD/Industrial Streets, which have a planned minimum right-of-way width of 80 feet.  

Comprehensive Plan Street Designation: N/A 

Transit: Regular Route 140 runs along East 10th Street South. Regular Route 250 runs along South Detroit Avenue. 

Existing Bike/Ped Facilities: A Buffered Bike Lane runs along East 10th Street South. Sidewalks are present along street 

frontages. 

Planned Bike/Ped Facilities: The 2015 GO Plan recommends a Cycle Track along East 10th Street South. 

Arterial Traffic per Lane: N/A 

 

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 

Site Photos 

 
View northeast from East 10th Street, March 2025 (Image from Google Street View) 
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Sample Motion 

I move to approve or deny a special exception to allow a Low-impact Manufacturing and Industry use in the Central 

Business District (CBD) (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 

S50 LT 3 BLK 188, 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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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 

The proposed coffee roastery supports the mixed-use, urban environment encouraged in the Central Business District 
(CBD). While classified as Low-Impact Manufacturing under the Tulsa Zoning Code, the roastery is a small-scale operation 
that will support on-site service within a cafe and bar/lounge, both permitted by right in the CBD per Table 15-2. This use is 
consistent with the zoning code's intent to encourage active, compatible commercial uses in the downtown core while c 

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

The roastery will utilize an IMF RM15 roaster, which is equipped with a built-in afterburner to eliminate the vast majority of 
odor and smoke emissions. The equipment is designed for clean, low-impact operation and will not produce excessive 
noise or fumes. Similar roasters have operated in comparable urban environments without issue. The roastery will operate 
during standard business hours and in full compliance with applicable health, safety, and environmental regulations. This ~ 

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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Miscellaneous Notes 

A. AU. UNDERGROUND UTIUTIES SHO\ffi ON THIS SUR\O' HAVE BEEN LOCATED 
FROM FIELD SURVEY, "OKIE" REQUEST OR FROM EXISTING ATlAS SHEETS. \IIE 
CANNOT CERTIFY THAT AU. EXISTING UTILITIES, IN SER\'ICE OR A8ANOONEO, ARE 
SHO\ffi HEREON. FURTHERMORE. \IIE CANNOT CERTIFY THAT THE UTILITIES SHO\ffi 
HEREON ARE IN THEIR EXACT LOCATION. BUT HAVE BEEN LOCAlED AS 
ACCURATELY AS POSSIBLE NTH THE INFORMATION AVAILABLE AT THE TIME OF 
SUR\-IT,CALL'tlKIE"(1-800-:i22-6~)48HOURSPRIORTODIGGING, 

8. THE PROPERTY DESCRIBED HEREON CON TAINS 7,000 SO. n. OR 0.16 ACRES. 

C. THE BEARING BASE FOR THISSURVEl'IS ASSUMEO US.NG S u-,.i•42• WAS THE 
SOUTH UNE OF' BLOCK 188. 

D. THEPROPERTY DESCRIBEDHEREONCONTAINSNOSTRIPEDPARKINGSPACES. 

E. THE PROPERTY DESCRIBED HEREON DOES NOT UE \'ollHIN lHE 100-l'EAR 
R.OOOPLAIN ACCORDING TO THE REGULATORY Fl.OOOPLAIN MAP ATLAS FOR THE 
CITY OF TULSA. (PER:http://maps.elt)'Oftulsa.or9/ftoodplalns/) 

F. THERE WAS NO OBSER',£0 E',10ENCE OF CURRENT EARTH MOVING WORK. 
BUILDING CONSTRUCTION OR BUILDING AOOITIONS AT THE TIME OF SUR',£(. 

G. WEHAIJEEXAMINEDAMAPBYTHEf'EDERAI..EMERGENCYMANACEMENTAGENCl', 
R.000 INSURANCE RATE MAP. TIJLSA COUNTY, OKLAHOMA ANO INCORPORATED 

~~ ~~EN~~E ;g~;J~2~~~~~~1~~a::ON ~~2L~~ 
IN ZONE (X}{UNSHAOED) WHICH IS a.ASSIFlED AS AREAS OElERMINED TO BE 
OUTSIDE lHE ~-YEAR Fl.OOOPLAIN. (PER:https://msc.l.,.,o.gow/portal/) 

H. ALL EASEMENTS ANO RIGHT OF WAY CONTAINEO IN ot.D REPUBLIC NATIONAL 
TITtE INSURANCE COMPANY COMMITMENT FOR TITLE INSURANCE. COMMITMENT 
NO, G-113:16:i, 1111TH A COMMITMENT DATE OF' JUNE 2J, 2022. ARE SHO\ffi OR 
NOTEOHEREON. 

Legal Description 

THE SOUlHERl.l' FIFTY (50) f'EET OF LOT THREE (J), BLOCK ONE HUNDRED 
EIGHTY-EIGHT (188). ORIQNAL TO\ffi , NOW CITY OF TULSA, TULSA COUNTY. STAlE 
OF' OKLAHOMA, ACCOROINC TO THE OF'FlCIAL PLAT THEREOF. 

Schedule B-11 Exceptions 0 
10. THE PROPERTY DESCRIBED HEREON IS SUMCT TO CO~ANTS. CONDITIONS, 

RESTRICTIONS. EASEMENTS ANO BOILOING SETBACK UNES CONTAINED IN THE 

~~ ~~11~~ N~;a~";;g~:~ :~~:~EOM~R o:~:o~L ~ 
INTEREST. BUT OMITTING ANY CO~ANT OR RESTRICTION BASEO ON RACE, 
COLOR, RELIGION, SEX, HANOIC.-P, FAMILIAL STATIJS OR NATIONAi.. ORIGIN 
UNLESS ANO ONLl' TO lHE EXTENT lHAT SAID CO~ANT (A) IS EXEMPT 
UNOERCHAPTER 42,SECTIONJ6070F'THEUNITEOSTATESCOOEOR(B) 
RELATES TO HANDICAP BUT DOES NOT DISCRIMINATE AGAINST HANOICAP 
PERSONS. 

Surveyor's Certification 
WE, SISEMORE & ASSOCIATES. INC. DO HEREBY CERTIFY TO: 

F1SHLEScio ~JBLI'iCNA~ON~~l~s't:~~A~'Z~~PANY 
GUARANTYTITtECOMPANl',LLC 

THAT lHIS MAP OR Pl.AT ANO lHE SUR-.£l' ON \IIHICH IT IS BASED 1'1£RE MADE IN ACCORDANCE 'MTH lHE 
2021 MINIMUM STANOARD DETAIL REQIJIREMENTS FOR ALTA/NSPS LANO TITtE SURVEYS, JOINTLY ESTABLISHED 
AND ADOPTED BY ALTA AND NSPS, AND INruJDES ITEMS 1, 2. J, 4, 6 & 16 Cf' TABLE A THEREOF', THE F1a.D'MJRK 
WAS COMPl..£TID ON ..IJLY 12, 2022. 

\'olTNESS Ml' HANO ANO SEAL lHIS 1JTH OAl' OF ..IJLY, 2022. 

SISEMORE & ASSOCIA~ :41 

Bl': -=y= > 
SH,.,.flNA.CCX..UNS 
PROFESSIONAL LANO SUR\U'OR 
01(1.AHOMA NO. 1786 
EMAIL: .collin"°8w- onoc,com 
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