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Tulso Metropoliton
Plonning Commissron

Case Number: 2-7547

Hearinq Date: May 6,2020

Gase Report Prepared bv:

Dwayne Wilkerson

Owner and Applicant lnformation:

Applicant: Stephen Schuller

Property Owner. QuikTrip Corporation

Location Map:
(shown with Gity Gouncil Districts)

Applicant Proposal:

Present Use: Vacant

Proposed Use: Commercial

Concept summary: Rezoning for redevelopment
opportunity. Applicant has requested abandonment
of street right of way for S. 32nd West Avenue.

Tract Size: 1.22 + acres

Location: South of the southeast corner of
Southwest Boulevard & South 33rd West Avenue

Zoninq:

Existing Zoning: lL and RS-3

Proposed Zoning: CS

Comprehensive Plan:

Land Use Map: Existing Neighborhood, Town
Center

Stability and Growth Map: Area of Growth

Staff Recommendation:

Staff recommends approval.

Staff Data:

TRS: 9227
CZM: 46

Citv Council District: 2

Councilor Name: Jeannie Cue

Countv Commission District: 2

Commissioner Name: Karen Keith /7. I
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SECTION l: 2-7547

DEVELOPMENT CONCEPT: Applicant has submitted a request for cs zoning. concurrently a

request for abandonment of South 32nd West Avenue is being processed'

EXHIBITS:
INCOG Case maP
INCOG Aerial (small scale)
INCOG Aerial (large scale)
Tulsa Comprehensive Plan Land Use Map
Tulsa comprehensive Plan Areas of stability and Growth Map

Applicant Exhibits: None lncluded

DETAILED STAFF RECOMMENDATION:

Case Z-7547 request CS zoning and is consistent with the expected development pattern in the area

and,

Uses normally associated with CS zoning are not injurious to the surrounding property owners and,

CS zoning is consistent with the Town Center land use vision in the Tulsa Comprehensive Plan and

the Existiãg Neighborhood Land use designation abutting highway l-244 will be modified in a future

land use map update therefore,

Staff recommends Approval of 2-7547 to rezone property from lL and RS-3 to CS.

SECTION ll: Supporting Documentation

RE ONSHIP TO THE COMPRE HENSIVE PI AN:

Staff Summarv: CS zoning rs consrsfe nt with the Town Center land use designation of the

Co*prrhe*lre ptan. n pórtion of the sife is considered an Existing Neighborhood. That area

is ad¡acent to t-244 and á3d West Avenue. The Existing Neighborhood land use designation on

this lite wilt be re-evaluated in the Comprehensive PIan updafe process.

Land Vision

Land IJse plan map designation'. Town Center, Existing Neighborhood (south of 32nd West Ave.)

Town Centers are medium-scale, one to five story mixed-use areas intended to serve a larger

area of neighborhoods than Neighborhood Centers, with retail, dining, and services and

employmenti trrey can include aþartments, condominiums, and townhouses with small lot

singteÎamily homés at the edges. A Town Center also may contain offices that employ nearby

residents. To*n centers also õerve as the main transit hub for surrounding neighborhoods and

can include plazas and squares for markets and events. These are pedestrian-oriented centers

designed so visitors can park once and walk to number of destinations.

The Existing Neighborhood category is intended to preserve and enhance Tulsa's existing

single-famitf neiginorhoods. Develópment activities in these areas should be limited to the

rehabilitation, imþrovement or replacement of existing homes, and small-scale infill projects, as

permitted throug'h clear and objective setback, height, and other development standards of the

2oning code. ln'cooperation with the existing community, the city should make improvements to
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sidewalks, bicycle routes, and transit so residents can better access parks, schools, churches,

and other civic amenities

Areas of Stabitity and Growth designation: Area of Growth
The purpose of Areas of Giowth is to direct the allocation of resources and channel growth to

where it will be beneficial and can best improve access to jobs, housing, and services with

fewer and shorter auto trips. Areas of Growth are parts of the city where general agreement

exists that development or redevelopment is beneficial. As steps are taken to plan for, and, in

some cases, develop or redevelop these areas, ensuring that existing residents will not be

displaced is a high priority. A major goal is to increase economic activity in the area to benefit

existing residentð and businesses, and where necessary, provide the stimulus to redevelop.

Areas of Growth are found throughout Tulsa. These areas have many different characteristics

but some of the more common traits are proximity to or abutting an arterial street, major

employment and industrial areas, or areas of the city with an abundance of vacant land. Also,

several of the Areas of Growth are in or near downtown. Areas of Growth provide Tulsa with the

opportunity to focus growth in a way that benefits the City as a whole. Development in these

areas will provide hóusing choice and excellent access to efficient forms of transportation

including walking, biking, transit, and the automobile."

Transportation Vision :

Major Sfreef and Highway PIan: Urban Arterialwithout any special designation.

Trait System Master Plan Considerations: None

SmallArea Plan: Southwest Tulsa Neighborhood Revitalization Plan

This plan was effective in two phases. Phase 1 was effective in May 2009. Phase 2 was effective

June 2011. This plan provides general guidance for Southwest Boulevard Design Considerations

related to Capital'lmprbvementJplans and vision projects. The intersection of 33'd West Avenue at

Southwest Blvd is considered a node and Gateway opportunity for future redevelopment opportunities.

Several places in the plan mention opportunities for sidewalk improvements and walkability

improvements.

Special District Considerations: This site is part of the Route 66 Corridor Overlay which supports neon

signage beyond what is allowed in other parts of the City.

Historic Preservation Overlav: None

F tTt

Staff Summaru: The site is generatty underutitized with a substandard street and substandard

street r;ght of *"y in the middte of the site, Building shown on the aerial photo have been

removed.
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Environmental Considerations: No environmental concerns that would affect site redevelopment

Streets:

Exist. Access MSHP Desiqn MSHP RA¡\/ Exist. # Lanes

33'd West Avenue Urban Arterial 70 feet 4

Utilities:

The subject tract has municipal water and sewer available.

Surroundinq Properties:

Location Existing Zoning Existing Land Use
Designation

Area of Stability
or Growth

Existing Use

North IL Town Center Growth - -_ _ --^:-t
uot-TìfIref ulat

East lL and CS Town Center Growth Commercial

South RS-3 (Highway
riqht of way)

Existing
Neiqhborhood

Growth Expressway

West IL Town Center Growth Mixed commercial and
office uses

SECTION lll: Relevant Zoning History

ZONING ORDINANCE: Ordinance number 11822 dated June 26, 1970 established zoning for the

subject property.

Subject Property:

BOA-15474 Julv 1990: The Board of Adjustment approved a MinorVariance of

@tfrom25,lo2O,topermitconstructionofanattachedgarage,
submitted, finding a hardship demonstrated by the corner lot location, with re
setbacks from two streets, on property located at 1203 East 25th Street.

the rear yard
per plot plan
quired major

/7.r1
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BOA-15059 Februarv 1989: The Board of Adjustment approved a Special Exception to allow

for a restaurant in an lL zoned district and a Variance of setback from the centerline of 33'd

West Avenue from 100' to 65', per plot plan submitted, finding that there are other structures in

the immediate area that are closer to the street than the proposed building, on property located

a|4407 South 33rd West Avenue.

BOA-13474 Februarv lgg5: The Board of Adjustment approved a variance of the required

ftheabuttingstreetstopermitexpansionofanexistingservice
station in an lL zoned district, finding that the irregular shape of the lot and the existing setbacks

allow insufficient space for the struciure, on property located at3204 West 45th Street South.

Surrounding PropertY:

BOA-1g491 December 2002: The Board of Adjustment approved a Variance of the

ewhichprovidesachapeloraSSemblyareashallhavea
minimum lot area of one acre, contingent upon permission to use the 31 additional parking

spaces available no matter who owns ihat property, finding the applicant had all the approvals

Oy tne City of Tulsa and State of Oklahoma to operate a funeral home and that there are

numerous funeral homes operating on less than one acre in the City of Tulsa, on property

located at 4424 South 33'd West Avenue.

2-67g7 October 2000: All concurred in approval of a request for rezoning a 2.3+ acre tract of

land from lL to CS for commercial, on property located south side of Southwest Boulevard

between West 42nd Street and West 43'd Street.

BOA-I75g6 December 1996: The Board of Adjustment approved a Special Exception allow

retailsaIes@¡inanlLdistrict,onpropertylocatedat4363Southwest
Boulevard.

8OA,12205 September l9B2: The Board of Adjustment approved a Special Exception lo
ceGoodsandServicesandUseUnit14-ShoppingGoodsand

Services in an lL zoned district and a Variance of the setback from the centerline of Southwest

Boulevard, per plans submitted, on property located at north and east of the northeast corner of

45th Street and 34th West Avenue'.

BOA-0g15g Auqust 1g76: The Board of Adjustment approved an Exception to operate a

restaurantî@perplotplaninanlLDistrict,onpropertylocatedat4335Southwest
Boulevard.

BOA-0gg54 December 1g75: The Board of Adjustment approved an Exception to operate

usesper'ffiand14inanlLDistrict,onpropertylocatedat4422South33,d
West Avenue.

8oA-0g6gg Auqust lg75: The Board of Adjustment appro_ved an Exception lo operate a

restaurantffinpropertylocatedat4422South33'dWestAvenue.

BOA-07134 September 1971: The Board of Adjustment approved a Special Exception to

erectano@erviceStoreinanlLDistrict,onpropertylocatedatLost'4,5,6
and the Northeasterly Hadof Lot 7, Block 8, Park Addition to the City of Tulsa, Oklahoma'
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BOA-05734 March lg6g: The Board of Adjustment approved an Exception to .permit a
onjunctionwithchur.chuseináu-1C,onpropertylocatedat3311

East 41st Street.

516120201:00 PM
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Land Use Plan Categories

! Downtown

! Downtown Neighborhood

! uain street

Mixed-Use Corridor

I negional Center

I Town Center

Neighborhood Center

Employment

New Neighborhood

Existing Neighborhood

Park and Open Space

Arkansas River Corridor
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