
Board of Adjustment 

Staff Report 

BOA-23965 

Hearing Date: November 18, 2025 

Prepared by: Erin Roark 

eroark@cityoftulsa.org 

918-596-7618

Owner and Applicant Information 

Applicant: Martin Hanney 

Property Owner: Genesis Health Clubs Tulsa Tennis 

LLC 

Property Location 

3030 East 91st Street South 

Tract Size: ±7.83 acres 

Location within the City of Tulsa 

(shown with City Council districts) 

Request Summary 

Special Exception to modify a previously approved site plan 

for a Health Club/Tennis Club use in the RD district (Section 

5.020, Table 5-2; Section 70.120); Variance to increase the 

35-foot maximum building height in the RD district (Section

5.030, Table 5-3).

Zoning 

Zoning District: RD 

Zoning Overlays: N/A 

Comprehensive Plan Considerations 

Land Use 

Land Use Plan: Local Center 

Small Area Plans: N/A 

Development Era: Late Automobile Era 

Transportation 

Major Street & Highway Plan: Secondary Arterial, Residential 

Collector 

planitulsa Street Type: Multi-Modal Street 

Transit: N/A  

Existing Bike/Ped Facilities: Sidewalks 

Planned Bike/Ped Facilities: Bike Lane, Sidewalks 

Environment 

Flood Area: FEMA 500-Year Flood Zone 

Tree Canopy Coverage: 10-19% 

Parks & Open Space: Calvary Cemetery 

Elected Representatives 

City Council: District 2, Anthony Archie 

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 
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City of Tulsa Board of Adjustment  

Staff Analysis 

The applicant is requesting a special exception to modify a previously approved site plan for a Health Club/Tennis 

Club use in the RD district (Section 5.020, Table 5-2; Section 70.120) and a variance to increase the 35-foot maximum 

building height in the RD district (Section 5.030, Table 5-3). The applicant proposes an addition to the existing tennis 

club building, modifying the site plan approved in BOA-22975. The proposed building height at the tallest point is 

approximately 42 feet, 8 inches. The applicant is requesting 7 feet, 8 inches of relief.  

 

 

 
*** 

 

 
*** 

 
*** 

 

 

 
 

Relevant Case History 

• BOA-07285, January 20, 1972; The board of adjustment granted a special exception to permit a commercial 

recreation use on the subject property. 

• BOA-09354, January 20, 1977; The board of adjustment granted a special exception to permit a public park  

use on the subject property. 

• BOA-13007, February 23, 1984; The board of adjustment approved a modification of a previously approved 

site plan. 

• BOA-14370, January 22, 1987; The board of adjustment granted a variance of lot area to permit a lot split. 

• BOA-16903, December 27, 1994; The board of adjustment approved a modification of a previously approved 

site plan. 

• BOA-18874, September 26, 2000; The board of adjustment approved a modification of a previously approved 

site plan. 

• BOA-22301, August 22, 2017; The board of adjustment granted a special exception to permit a temporary 

tennis court enclosure for greater than 30 days each year.   
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• BOA-22975, August 11, 2020; The board of adjustment approved a modification of a previously approved site 

plan. 

• BOA-23691, May 14, 2024; The board of adjustment granted a variance of the permitted wall sign display area 

in a residential zoning district. 

 

Statement of Hardship 

The applicant’s statement of hardship is attached as a separate exhibit. 

 

Comprehensive Plan Considerations 

Land Use Plan 

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 CS; RM-0, PUD-256; RM-1, 

PUD-462 

Local Center, Neighborhood Residential 

East RM-2, PUD-306 Neighborhood Residential 

South RM-2, PUD-306 Neighborhood Residential 

West OL, AG Local Center Office 

 

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: East 91st Street South runs parallel to the north side of the subject property and is 

classified as a Secondary Arterial, which has a planned minimum right-of-way width of 100 feet. South College Place 

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: East 91st 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: N/A 
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Existing Bike/Ped Facilities: Sidewalks are present along East 91st Street South. 

Planned Bike/Ped Facilities: The 2015 GO Plan recommends a Bike Lane along South College Place and a Bike Lane 

along East 91st Street South. Sidewalks are recommended along all street frontages. 

Arterial Traffic per Lane: East 91st Street South has an average annual daily traffic (AADT) of 9,139 vehicles per lane. 

 

Environmental Considerations 

Flood Area: The subject property is partially located in a FEMA 500-Year Flood Zone. 

 

Tree Canopy Coverage: Tree canopy in the area is 11%. 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: Calvary Cemetery is located nearby to the east of the subject property. 
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Site Photos 

 
View south from East 91st Street South, November 2024 (Image from Google Street View) 
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Sample Motion 

Special Exception 

I move to approve or deny a special exception to modify a previously approved site plan for a Health Club/Tennis Club 

use in the RD district (Section 5.020, Table 5-2; Section 70.120), 

• 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 variance to increase the maximum building height in the RD district from 35 feet to 42 

feet, 8 inches, 

• 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 

LT 1 LESS BEG NEC TH S70 W24 N19 TH ON CRV RT 12.57 N13 W10 N TO NL E TO POB BLK 1 & PRT NW NE BEG SWC 

WIMBLEDON PL ADDN TH S270 E480 N270 W480 POB SEC 20 18 13 2.98 ACS, WIMBLEDON PLACE, 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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Variances 

Proof of Hardship 
The Board of Adjustment is allowed to approve variances only after determining that the following conditions exist. Below, 
describe how your request satisfies each of these conditions. 

1. That the physical surroundings, shape, or topographic 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; 

This project is to improve and update the existing lobby, locker rooms, provide ADA compliance, open up the club space that is 
now compartmentalized, and to expand the existing indoor tennis building to bring in two existing outdoor tennis courts. We have 
to work within the constraints of the existing built environment. 

2. That the literal enforcement of the subject zoning code provision is not necessary to achieve the provision's intended 
purpose; 

The literal enforcement of the zoning code provision is not necessary to achieve the provision's intended purpose. 

3. 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; 

The requested variance is due to changes/ improvements to the existing buildings, expansion of the property footprint and 
formally documenting that the existing building heights exceed the current zoning. 

4. That the alleged practical difficulty or unnecessary hardship was not created or self-imposed by the current property 
owner; 

This statement is correct; the new owner - Genesis Health Clubs, purchased the property and improvements. 

5. That the variance to be granted is the minimum variance that will afford relief; 

Our project changes two existing outdoor tennis courts into indoor tennis courts. The height required for indoor tennis mandates 
a building height greater then allowed in the current zoning. The new indoor tennis courts will match and align with the existing 
indoor tennis building. Our work will not change or exceed the existing conditions. 

6. 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 

Our project does not alter the character of the neighborhood. Bringing the two existing outdoor tennis courts into a building will 
reduce lighting and noise associated with playing tennis . 

7. That the variance to be granted will not cause substantial detriment to the public good or impair the purposes, spirit, 
and intent of the zoning code or the comprehensive plan. 

Our project does not cause detriment to the public good or impair the purposes, spriti and intent of the zoning code or 
comprehensive plan. 

Revised 2025-01 -14 
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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 

Most of our work is 100% compliant with the adopted zoning, but the extension of the existing indoor tennis building, does exceed 
the zoning building height. Since we are matching the existing this project remains in harmony with the spirit and intent of the 
Zoning Code. 

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

Our project blends in with the existing structures and 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. 

Revised 2025·01-14 6.12



CITY OF TULSA 
Planning Department 
BOA-23965 

October 16, 2025 

Letter of Deficiency 

Building Signs: 
Signs located on our proposed building elevations are preliminary designs and are 
noted to be by separate permit. We are not ready to submit for the exterior signage at 
this time. 

Building Height: 

The Genesis property is currently zoned "R". This zoning limits building heights to 35-
feet. The existing indoor tennis building has an existing ridge height of 43-feet. Our 
project seeks to add two more indoor tennis courts to the existing tennis building. 

Site: 
The proposed building expansion is required to seek an amendment to existing 
BOA-22975 (08/11 /20). This submittal seeks to attain BOA approval of the attached 
site plan. 

Parking: 
Our site has limited space available for parking. To remedy this deficit, we are 
proposing to provide off-street parking with newly acquired property to the west. A 
layout of the parking is attached. The new property and parking is not part of this BOA 
review. As described to us - we do not need this to be part of this process as it is part 
of a different zoning application, which would allow off-street parking. 

Martin H y, , re Itect 
Hanney & Associates Architects 
Wichita, Kansas 

HANNEY c& ASSOCIATES ARCHITECTS 
1726 South Hillside ■ Wichita, Kansas 67211 • 316-683-8965 • Fax: 316-684-1441 
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BLDC-222283-2025 (3030 E 91ST ST S Tulsa, OK 74137) Markup 
Summary #1

Subject: Arrow
Page Label: 3
Author: pam searcy
Date: 8/28/2025 2:13:16 PM
Color: 

Arrow (2)

Subject: Arrow
Page Label: 3
Author: pam searcy
Date: 8/28/2025 2:13:21 PM
Color: 

Subject: BLDC-222283-2025
Page Label: 29
Author: Barbara
Date: 8/19/2025 8:28:53 AM
Color: 

Chpt 60 | Signs. All signs within the city
are subject to the regulations of this
chapter. 
REVIEW COMMENT: No sign permit
was found for signs on the proposed
building. Each proposed new sign must
have its own permit. OPTIONS: (1)
provide sign permit numbers for the
proposed signs OR (2) apply for sign
permits and indicate the permit numbers
in the re-submittal.

BLDC-222283-2025 (5)

Subject: BLDC-222283-2025
Page Label: 28
Author: Barbara
Date: 8/19/2025 8:27:36 AM
Color: 

Chpt 60 | Signs. All signs within the city
are subject to the regulations of this
chapter. 
REVIEW COMMENT: No sign permit
was found for signs on the proposed
building. Each proposed new sign must
have its own permit. OPTIONS: (1)
provide sign permit numbers for the
proposed signs OR (2) apply for sign
permits and indicate the permit numbers
in the re-submittal.

I 
l on IBC Chapter 29 
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CC131711
Text Box
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.
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Subject: BLDC-222283-2025
Page Label: 32
Author: Barbara
Date: 8/19/2025 8:35:45 AM
Color: 

Sec 5.030-A: Table of Regulations (Lot
& Building Regulations). 
REVIEW COMMENTS: Per Table 5-3 (R
District Lot & Building Regulations), the
maximum building height allowed in an
RD district is 35'-0". The proposed
building is over 45'-0". OPTIONS: (1)
revise & submit a building with a
maximum height of 35'-0" in accordance
with code OR (2) submit the
BOA-approved Special Exception which
permits the construction of a structure
over the maximum allowed height.

Subject: BLDC-222283-2025
Page Label: 3
Author: Barbara
Date: 8/27/2025 3:15:48 PM
Color: 

Sec 70.040-I.1: Minor Amendments. 
REVIEW COMMENT: The proposed site
changes/minor amendments to the
BOA-22975 (08/11/2020) Approved Site
Plan require review and approval by the
Board of Adjustment. Submit the
BOA-approved Minor Special Exemption
for the proposed changes shown in this
Building Permit Application.

Subject: BLDC-222283-2025
Page Label: 3
Author: Barbara
Date: 8/27/2025 3:16:05 PM
Color: 

Sec 55.020: Minimum Parking Ratios.
Off-street motor vehicle parking spaces
must be provided in accordance with the
minimum ratios established in Table
55-1. 
REVIEW COMMENTS: 173 parking
stalls are required for the Health Club;
125 parking stalls are provided.
OPTIONS: (1) submit a site plan with
additional parking stalls to meet the
required parking counts OR (2) submit a
BOA-approved Special Exemption for
reduced parking counts.

Subject: BUILDING REVIEW - PAMELA SEARCY
Page Label: 5
Author: pam searcy
Date: 8/27/2025 4:30:07 PM
Color: 

Section 1104.3 - Accessible route to
second floor required.  Provide an
elevator.

BUILDING REVIEW - PAMELA SEARCY (82)

■ 

■ 

■ 

■ 
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