TMARC

Tulsa Metropolitan Area
Planning Commission

Case Number: Z-7572 (Related to CPA-90)

Hearing Date: October 7, 2020

Case Report Prepared by:

Dwayne Wilkerson

Owner and Applicant Information:

Applicant. Russell Muzika

Property Owner. Tahir A. Khan

Location Map:
(shown with City Council Districts)

Applicant Proposal:

Present Use: Convenience Store
Proposed Use: Convenience Store/Auto Repair

Concept summary. The business is a non-
conforming use in an RM-1 district. The business
has been in place for decades and is hoping to
expand.

Tract Size: 1.86 + acres

Location: West of the Southwest corner of East 36th
Street North & North Garrison Avenue

Zoning:
Existing Zoning: RM-1
Proposed Zoning. CS

Comprehensive Plan:

Land Use Map: New Neighborhood/Main
Street

Stability and Growth Map: Area of Growth

Staff Recommendation:

Staff recommends approval of CS zoning for the
north 260 feet of the subject tract. Staff does not
recommend rezoning the remainder of the tract
south of that line.

A concurrent request has been submitted for
amending the land wuse map of the
comprehensive plan to adjust the Main Street
Land use designation to that same line.

Staff Data:

TRS: 0224
CZM: 28

City Council District: 1

Councilor Name: Vanessa Hall-Harper
County Commission District: 1

Commissioner Name: Stan Sallee
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SECTION I: Z2-7572

DEVELOPMENT CONCEPT: The applicant has submitted a request to rezone the subject property
from RM-1 to CS and has a concurrent comprehensive plan amendment request to change the current
land use designation from New Neighborhood to Main Street in order to allow an existing convenience
store, as well as an auto-repair shop. The applicant has mentioned that the convenience store and gas
pumps appear to have been operating since 1982 and both parcels have been sold and utilized as one
property since that time as well. The applicant plans to formally combine these parcels through the
platting process.

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:
ALTA Survey

DETAILED STAFF RECOMMENDATION:

Z-7572 is fully contained by the 36t Street North Corridor Small Area Plan was adopted in October of
2013 and amended in September 2016. At that time the land use designations for most parcels
abutting 36! Street North between Osage Prairie Trail and North Elgin Avenue were changed from
Town Center to Main Street to reflect the goals of the plan to create a well-connected, walkable main
street with access to goods and services, diverse housing options, and public transportation. CS
zoning provides uses and opportunities to accomplish those goals and,

CS zoning is consistent with many of the parcels abutting East 36" Street North are commercially
zoned (either CS or CH) and is consistent with the Main Street Land use designation along that
corridor. and,

Commercial parcels along this corridor are spaced beyond what would normally be considered a Main
street vision. The separation appears to be more of a function of these parcels’ current state of
development rather than an intentional distancing, meaning that these parcels have the potential to
further develop in the future. Appropriate infill along this corridor is important to achieve the goals of
the Main Street land use designation and CS zoning supports opportunities to achieve that goal and,

CS zoning allows a variety of low impact, service oriented commercial uses and allows residential
building types such as townhouses, mixed-use, and apartments, meaning that a diverse range of
housing options could also be developed and,

CS zoning may be appropriate on the subject property where the convenience store is located on the
subject tracts closest to 36th Street North however the uses allowed in a CS district would adversely
affect abutting residential uses south, east and west of the site and it is not consistent with the Main
Street Vision of the Comprehensive plan, however

Due to the extreme terrain south and west on the site, future residential expansion at this location is
limited and a natural buffer is provided to abutting residential, therefore,

Staff recommends Approval of Z-7572 to rezone the north 260 feet of the subject property from RM-1

to CS.
9.2
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SECTION lI: Supporting Documentation

RELATIONSHIP TO THE COMPREHENSIVE PLAN:

Staff Summary:

The north portion of the subject property currently has a Land Use designation of Main
Street/New Neighborhood and an Area of Stability or Growth designation of Area of Growth, as
assigned by the Comprehensive Plan in 2010. As the subject area is within the bounds of the
36th Street North Corridor Small Area Plan which was originally adopted in October of 2013
and amended in September 2016, this small area plan aims to identify major capital
improvements and public/private investments that will spur positive change and help draw
attention to the area’s many attractions, fostering this image of 36th Street North as a bustling
commercial center minutes from downtown, that is a diverse, attractive place to live and invest.
This vision includes the fostering of an entertainment district around the Osage Casino,
increasing connectivity and access to goods and services through a walkable Main Street, and
transit-oriented developments on Peoria Avenue. In order to achieve this vision, the 36th Street
North Corridor Small Area Plan proposes policies that improve and expand the local trail
system, encourage economic development and diverse housing options, and increase
connectivity and walkability through improvements to transit, bicycle, and pedestrian
infrastructure, as well as streetscapes.

The subject property lies within the stretch of 36th Street North designated to be a walkable
Main Street. As implementation of the small area plan, the City is rebuilding this segment of
36th Street North which will include a pedestrian oriented streetscape project anticipated to
begin construction in Spring of 2021.

Land Use Vision:

Land Use Plan map designation: New Neighborhood on South and Main Street on North

Main Streets are Tulsa’s classic linear centers. They are comprised of residential, commercial,
and entertainment uses along a transit-rich street usually two to four lanes wide and includes
much lower intensity residential neighborhoods situated behind. Main Streets are pedestrian-
oriented places with generous sidewalks, storefronts on the ground floor of buildings, and street
trees and other amenities. Visitors from outside the surrounding neighborhoods can travel to
Main Streets by bike, transit, or car. Parking is provided on street, small private off street lots,
or in shared lots or structures.

The New Neighborhood designation is intended for new communities developed on vacant
land. These neighborhoods are comprised primarily of single- family homes on a range of lot
sizes but can include townhouses and low-rise apartments or condominiums. These areas
should be designed to meet high standards of internal and external connectivity and shall be
paired with an existing or new Neighborhood or Town Center.

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
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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.

Transportation Vision:

Major Street and Highway Plan: None affecting site redevelopment however anticipated reconstruction
of East 36t Street North is currently funded and construction will begin next year.

Trail System Master Plan Considerations: None affecting site redevelopment.

Small Area Plan: 36t Street North Corridor Small Area Plan

Special District Considerations: This site is included in the Healthy Neighborhood Overlay.

The purpose of the healthy neighborhoods overlay (HNO) is to modify and supplement regulations ina
specified area where there is a desire for greater diversity in retail options and convenient access to
fresh meats, fruits and vegetables. These regulations are intended to:

a. Avoid and reduce over-concentration of small box discount stores in the area.

b. Encourage and streamline grassroots access to fresh meats, fruits and vegetables

c. Encourage a greater diversity of retail activity and purchasing options within the area.

d. Allow for a more community-based approach to distributing and purchasing fresh meats, fruits

and vegetables in a specified area.

e. Promote investment and development in a community where change is desired.

Historic Preservation Overlay: There are no historic preservation overlays that require consideration in
this area.

DESCRIPTION OF EXISTING CONDITIONS:

Staff Summary:

The subject property includes two separate parcels. The north parcel includes the existing
convenience store and fueling station. That parcel boundary is approximately 165 feet from
the planned right of way.

The second parcel is south and land-locked, undeveloped and extends approximately 240 feet
south from the north parcel. The applicant plans to combine these parcels through the platting
process. This property also abuts a bus route with a stop directly in front of the convenience
store on E. 36t Street North.

Northland Commercial Strip Center is located on the north side of 36" Street North and is
occupied by a variety of commercial and non-profit businesses. East and south of the site is a
subdivision with single-family detached homes. West of the subject tract is a piece of land
which was rezoned to MX1-U-55 in 2016 but remains undeveloped and AG zoned property with
a single residence at the top of the hill.

Extreme terrain south and west will limit future residential expansion at this location. The single
home on top of a hill in the AG district southwest of this site and is separated by over 90 feet of

elevation change. 9 4
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The north portion of the site is included in a Tulsa Regulatory flood plain. (Refer to exhibit on
following page for graphics)

3362

2’ Contour and Tulsa Regulatory Floodplain exhibit above:
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Figure 1. Street view from the northern edge of the property facing south. q_ 5
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Figure 4. Street view from the front of the property looking east/southeast.
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Figure 5. View from the western edge of the parking lot and northern edge of the property
looking west.

Environmental Considerations: There are no specific environmental considerations that would affect
redevelopment of the site.

Streets:

Exist. Access MSHP Design MSHP R/W Exist. # Lanes
E. 36" St. N. Secondary Arterial 100 ft 4 lanes
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
N CH Main Street Area of Growth Commercial Strip Center
S RS-3 Existing Neighborhood Area of Stability | Single-family Residential
E RS-3 Existing Neighborhood Area of Stability | Single-family Residential
W MX 1-U-55/AG | Main Street/New Neighborhood Area of Growth Vacant/ Single-family
Residential

Neighborhood Engagement:

The Tulsa Planning Office has mailed notices to property owners within 300 feet of the subject
property, contracted a sign company to install a change of zoning notice sign, and published notice in
the local newspaper. The planning office also has mapped current pending zoning cases in our
website at tulsaplanning.org.

Staff is not aware of a formal neighborhood engagement process between the applicant and property

owners. Also, staff is not aware of any neighborhood correspondence about the possible change in
the 36t Street North Small Area Plan.
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SECTION llI: Relevant Zoning History

ZONING ORDINANCE: Ordinance number 11918 dated September 1, 1970 established zoning for
the subject property.

Subject Property:

SA-3 April 2018 : All concurred in approval at city council (TMPAC recommended denial) to
apply supplemental zoning, HNO (Healthy Neighborhoods Overlay), to multiple properties
within the plan area boundaries of Greenwood Heritage Neighborhoods Sector Plan (also
known as the Unity Heritage Neighborhoods Plan), 36th Street North Corridor Small Area Plan,
and The Crutchfield Neighborhood Revitalization Master Plan (related to ZCA-7). Both the
subject property and the surrounding area are included in this overlay.

BOA-14542 August 1987: The Board of Adjustment approved a Variance of the required
screening along the west boundary of the property in question, finding that the subject tract is
abutted by vacant land on the west lot line, on property located 558 East 36" Street North.

Surrounding Property:

Z-7336 May 2016: All concurred in approval of a request for rezoning a 2.18+ acre tract of
land from AG/CS to MX1-U-55 for mixed use, on property located west of the southwest corner
of East 36t Street North and North Garrison Avenue.

Z-7318 Withdrawn November 2015: Request to rezone a 2.18+ acre tract of land from AG/CS
to CH for mixed-use, on property located west of the southwest corner of East 36" Street North
and North Garrison Avenue, was withdrawn November 24" 2015.

Z-7294 Withdrawn March 2015: Request to rezone a 2.18+ acre tract of land from AG/CS to
CH for mixed- use, on property located west of the southwest corner of East 36 Street North
and North Garrison Avenue, was withdrawn March 26", 2015.

BOA-20477 April 2007: The Board of Adjustment approved a Verification of the 300ft spacing
requirement for an adult entertainment establishment, as presented on agenda pages 11.7 and
11.8, and a Special Exception to permit an adult entertainment establishment on a lot within
150ft of an R district to permit a coffee house/beer bar, subject to a time limit of three years for
this space only, as shown on agenda page 11.6, subject to no outside consumption areas
designated, nor music or other outside entertainment, and no food preparation within the
facility, on property located at 567 East 36™" Street North.

BOA-13861 December 1985: The Board of Adjustment approved a Special Exception to
allow a light industrial use in a CH, on property located at the northwest corner of 36t Street
North and Hartford Avenue.

BOA-07460 May 1972: The Board of Adjustment interpreted that the requested use falls within
Use Unit 5 of the Zoning Ordinance, and approved an Exception to permit using property for a
nonprofit educational corporation for the training of persons engaged in the field of household
employment in order to further the education and improve the working conditions of these
persons, on property located at 506 East 36! Street North.

BOA-02963 July 1957: The Board of Adjustment approved a request for permission to
establish a church, on property located at Pt. NW, NE, NW, SEC 24-20-12. q r
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