
Board of Adjustment 

Staff Report 
BOA-24032 

Hearing Date: April 28, 2026 
Prepared by: Erin Roark 

eroark@cityoftulsa.org 
918-596-7618

Owner and Applicant Information 
Applicant: Mark Capron, Wallace Design Collective 

Property Owner: City of Tulsa 

Property Location 
East of the southeast corner of East 36th Street North 
& North Mingo Road  

Tract Size: ±21.8 acres 

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

Request Summary 
Special Exception to permit a High-Impact Manufacturing 
and Industry use in the IM district (Section 15.020; Table 15-
2). 

Zoning 
Zoning District: IM 
Zoning Overlays: N/A 

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

Transportation 
Major Street & Highway Plan: Secondary Arterial 

planitulsa Street Type: N/A 

Transit: N/A  

Existing Bike/Ped Facilities: N/A 

Planned Bike/Ped Facilities: Sidewalks, Shared Use Path 

Environment 
Flood Area: Tulsa Regulatory Floodplain, FEMA 100-Year 

Flood Zone, FEMA 500-Year Flood Zone 
Tree Canopy Coverage: Greater than 50% 
Parks & Open Space: Rural Area 

Elected Representatives 
City Council: District 3, Jackie Dutton 
County Commission: District 1, Stan Sallee 

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 High-Impact Manufacturing and Industry use in the IM 
district (Section 15.020; Table 15-2). The proposed use is a space engine testing facility.  

 

 
 
Relevant Case History 

• BOA-20854, January 27, 2009; The BOA granted two setback variances, a maximum building height variance, 
and a special exception to increase the permitted floor area.  

 
Comprehensive Plan Considerations 
Land Use Plan 
The property is designated as Employment. Employment is intended to accommodate offices, warehousing and 
storage, manufacturing and assembly, and industrial processes. The Industrial Site Suitability map corresponds to the 
Employment land use designation and indicates where uses that are potentially incompatible with sensitive land uses 
are best suited to locate. This directs industrial uses to particular areas of the city while discouraging industrial in close 
proximity to Neighborhood areas. 
 

Surrounding Properties: 
Location Existing Zoning/Overlay Existing Land Use Designation Existing Use 
North IM Employment Vacant 
East IM Employment Vacant 
South IM Employment Vacant 
West IM Employment Warehouse 

 
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: East 36th Street North 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. 

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. The 2015 GO Plan recommends a 
Shared Use Path along off-street along Mingo Creek. 

Arterial Traffic per Lane: East 36th Street North has an average annual daily traffic (AADT) of 1,564 vehicles per lane. 

 
Environmental Considerations 
Flood Area: The subject property is partially located within a Tulsa Regulatory Floodplain, partially within a FEMA 100-
Year Flood Zone, and partially within a FEMA 500-Year Flood Zone. 

 

Tree Canopy Coverage: Tree canopy in the area is 63%. Development will naturally have an impact on tree canopy, but 
all effort should be taken to preserve a substantial portion of the tree canopy in these areas. These areas should have 
the highest level of preservation to maintain the existing habitat and recreational places in the city. Future land use 
planning for Future Growth areas should include the goal of tree canopy preservation. 

Parks & Open Space: The subject property is located in a rural area with large areas of open space.  
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Site Photos 
 

 
 
View south from East 36th Street North, January 2026 (Image from Google Street View) 

 
Sample Motion 
I move to approve or deny a special exception to permit a High-Impact Manufacturing and Industry use in the IM 
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 
The legal description is attached as a separate exhibit. 
 
Exhibits 
Case map 
Aerial (small scale) 
Aerial (large scale) 
Tulsa Comprehensive Plan Land Use Map 
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https://thecityoftulsa.sharepoint.com/sites/TulsaPlanningOffice/Shared 
Documents/General/Current Planning/City BOA/BOA 2026/Working Files/2026-04-28/BOA-
24032/BOA-24032 LEGAL DESCRIPTION.docx 
Ref No. ;Date 

 

 
Agile Lease Legal Description 

 
A TRACT OF LAND LYING IN THE NORTHWEST QUARTER (NW/4) OF SECTION 
NINETEEN (19), TOWNSHIP TWENTY (20) NORTH, RANGE FOURTEEN (14) EAST 
OF THE INDIAN BASE AND MERIDIAN, CITY OF TULSA, TULSA COUNTY, STATE OF 
OKLAHOMA, ACCORDING TO THE U.S. GOVERNMENT SURVEY THEREOF, AND 
BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS TO WIT: 
 
COMMENCING AT THE NORTHWEST CORNER OF SAID SECTION NINETEEN (19), 
THENCE N88°46'17”E AND ALONG THE NORTH LINE OF SAID NORTHWEST 
QUARTER (NW/4) OF SECTION NINETEEN (19) FOR A DISTANCE OF 1700.00 FEET; 
THENCE S01°14'42”E AND PARALLEL TO THE WEST LINE OF SAID NORTHWEST 
QUARTER, FOR A DISTANCE OF 60.00 FEET TO THE POINT OF BEGINNING; 
THENCE N88°46'17”E AND PARALLEL WITH THE NORTH LINE OF SAID 
NORTHWEST QUARTER, FOR A DISTANCE OF 682.00 FEET; THENCE S01°14'42”E 
AND PARALLEL TO THE WEST LINE OF SAID NORTHWEST QUARTER, FOR A 
DISTANCE OF 1368.00 FEET; THENCE S72°39’01”W FOR A DISTANCE OF 98.22 
FEET; THENCE S88°46’17”W, PARALLEL WITH THE NORTH LINE OF SAID 
NORTHWEST QUARTER, FOR A DISTANCE OF 587.63 FEET; THENCE N01°14'42”W 
AND PARALLEL TO THE WEST LINE OF SAID NORTHWEST QUARTER, FOR A 
DISTANCE OF 1395.27 FEET TO THE POINT OF BEGINNING, CONTAINING 950,290 
SQUARE FEET OR 21.82 ACRES. 
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