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Tulsa Metropolitan Area
Planning Commission

Case Number: Z-7547

Hearing Date: May 6, 2020

Case Report Prepared by:

Dwayne Wilkerson

Owner and Applicant Information:

Applicant. Stephen Schuller

Property Owner. QuikTrip Corporation

Location Map:
(shown with City Council 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. 32"d West Avenue.

Tract Size: 1.22 + acres

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

Zoning:
Existing Zoning: IL 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

City Council District: 2

Councilor Name: Jeannie Cue
County Commission District: 2

/7.1

Commissioner Name: Karen Keith

REVISED 4/28/2020



SECTION I: Z-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 Included

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 Existing Neighborhood Land use designation abutting highway 1-244 will be modified in a future
land use map update therefore,

Staff recommends Approval of Z-7547 to rezone property from IL and RS-3 to CS.

SECTION II: Supporting Documentation

RELATIONSHIP TO THE COMPREHENSIVE PLAN:

Staff Summary: CS zoning is consistent with the Town Center land use designation of the
Comprehensive Plan. A portion of the site is considered an Existing Neighborhood. That area
is adjacent to I-244 and 33 West Avenue. The Existing Neighborhood land use designation on
this site will be re-evaluated in the Comprehensive Plan update process.

Land Use Vision:

Land Use Plan map designation: Town Center, Existing Neighborhood (south of 32" 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
employment. They can include apartments, condominiums, and townhouses with small lot
single family homes at the edges. A Town Center also may contain offices that employ nearby
residents. Town centers also serve 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-family neighborhoods. Development activities in these areas should be limited to the
rehabilitation, improvement or replacement of existing homes, and small-scale infill projects, as
permitted through clear and objective setback, height, and other development standards of the
zoning code. In 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 Stability and Growth designation: Area of Growth

The purpose of Areas of Growth 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 residents 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 housing choice and excellent access to efficient forms of transportation
including walking, biking, transit, and the automobile.”

Transportation Vision:

Major Street and Highway Plan: Urban Arterial without any special designation.
Trail System Master Plan Considerations: None

Small Area 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 Improvements plans and vision projects. The intersection of 33 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 Overlay: None

DESCRIPTION OF EXISTING CONDITIONS:

Staff Summary: The site is generally underutilized with a substandard street and substandard
street right of way in the middle 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 Design MSHP R/W Exist. # Lanes
33 West Avenue Urban Arterial 70 feet 4
Utilities:

The subject tract has municipal water and sewer available.

Surrounding Properties:

Location Existing Zoning | Existing Land Use | Area of Stability Existing Use
Designation or Growth
North iL Town Center Growih Commercial
East IL and CS Town Center Growth Commercial
South RS-3 (Highway Existing Growth Expressway
right of way) Neighborhood
West IL Town Center Growth Mixed commercial and
office uses

SECTION Ill: Relevant Zoning History

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

Subject Property:

BOA-15474 July 1990: The Board of Adjustment approved a Minor Variance of the rear yard
setback requirement from 25’ to 20’ to permit construction of an attached garage, per plot plan
submitted, finding a hardship demonstrated by the corner lot location, with required major
setbacks from two streets, on property located at 1203 East 25! Street. / 7 (_,l
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BOA-15059 February 1989: The Board of Adjustment approved a Special Exception to allow
for a restaurant in an IL zoned district and a Variance of setback from the centerline of 331
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
at 4407 South 33 West Avenue.

BOA-13474 February 1985: The Board of Adjustment approved a Variance of the required
setback from the centerline of the abutting streets to permit expansion of an existing service
station in an IL zoned district, finding that the irregular shape of the lot and the existing setbacks
allow insufficient space for the structure, on property located at 3204 West 45t Street South.

Surrounding Property:

BOA-19491 December 2002: The Board of Adjustment approved a Variance of the
requirement that a funeral home which provides a chapel or assembly area shall have a
minimum lot area of one acre, contingent upon permission to use the 31 additional parking
spaces available no matter who owns that property, finding the applicant had all the approvals
by the 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 West Avenue.

Z-6787 October 2000: All concurred in approval of a request for rezoning a 2.3+ acre tract of
land from IL to CS for commercial, on property located south side of Southwest Boulevard
between West 42M Street and West 43™ Street.

BOA-17596 December 1996: The Board of Adjustment approved a Special Exception allow
retail sales (automotive parts) in an IL district, on property located at 4363 Southwest
Boulevard.

BOA-12205 September 1982: The Board of Adjustment approved a Special Exception to
operate Use Unit 13- Convenience Goods and Services and Use Unit 14- Shopping Goods and
Services in an IL 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
45t Street and 341" West Avenue..

BOA-09159 August 1976: The Board of Adjustment approved an Exception to operate a
restaurant with expansion per plot plan in an IL District, on property located at 4335 Southwest
Boulevard.

BOA-08854 December 1975: The Board of Adjustment approved an Exception to operate
uses permitted in Use Units 13 and 14 in an IL District, on property located at 4422 South 33™
West Avenue.

BOA-08699 August 1975: The Board of Adjustment approved an Exception to operate a
restaurant in an IL District, on property located at 4422 South 33 West Avenue.

BOA-07134 September 1971: The Board of Adjustment approved a Special Exception to
erect and operate a Goodyear Service Store in an IL District, on property located at Lost, 4,5,6
and the Northeasterly Half of Lot 7, Block 8, Park Addition to the City of Tulsa, Oklahoma.

17.5

REVISED 4/28/2020




BOA-05734 March 1968: The Board of Adjustment approved an Exception to permit a
children’s day nursery in conjunction with church use in a U-1C, on property located at 3311
East 415! Street.

5/6/2020 1:00 PM
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