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Tulsa Metropolitan Area
Planning Commission

Case Number: Z-7590

Hearing Date: January 20, 2021

(Moved from January 6, 2021 cancelled meeting)

Case Report Prepared by:

Dwayne Wilkerson

Owner and Applicant Information:

Applicant. Paul Nosak

Property Owner. Brosis Enterprises LLC

Location Map:

(shown with City Council Districts)

Applicant Proposal:

Present Use: Residential/VVacant
Proposed Use: RV Park

Concept summary.: Rezoning to encourage
redevelopment consistent with Employment land
use designation.

Tract Size: 0.77 + acres

Location. West of the Northwest corner of East Ute
Street & North Lewis Avenue

Zoning:
Existing Zoning. RS-3
Proposed Zoning: L

Comprehensive Plan:

Land Use Map: Employment

Stability and Growth Map: Area of Growth

Staff Recommendation:

Staff recommends approval.

Staff Data:

TRS: 0330
CZM: 29

City Council District: 1
Councilor Name: Vanessa Hall-Harper

County Commission District: 1

Commissioner Name: Stan Sallee
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SECTION I: Z-7590

DEVELOPMENT CONCEPT: Rezone to allow uses consistent with the employment land use
designation and allow uses that are consistent with the expected development in the area.

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:
RV Park preliminary plan sheets

DETAILED STAFF RECOMMENDATION:

Z-7590 requesting IL zoning allows uses and building types that are consistent with the Employment
land use designation.

Uses allowed in an IL district are consistent with the expected development pattern of the surrounding
properties.

The Area of Growth anticipates redevelopment opportunities and IL zoning supports uses that are
included in that concept therefore,

Staff recommends Approval of Z-7590 to rezone property from RS-3 to IL.

SECTION II: Supporting Documentation

RELATIONSHIP TO THE COMPREHENSIVE PLAN:

Staff Summary:  Uses and development standards identified in the IL zoning district is
consistent with the Employment land use designation.

Land Use Vision:

Land Use Plan map designation: Employment
Employment areas contain office, warehousing, light manufacturing and high tech uses such as
clean manufacturing or information technology. Sometimes big-box retail or warehouse retail
clubs are found in these areas. These areas are distinguished from mixed-use centers in that
they have few residences and typically have more extensive commercial activity.

Employment areas require access to major arterials or interstates. Those areas, with
manufacturing and warehousing uses must be able to accommodate extensive truck traffic, and
rail in some instances. Due to the special transportation requirements of these districts,
attention to design, screening and open space buffering is necessary when employment
districts are near other districts that include moderate residential use.
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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 close 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: None

Trail System Master Plan Considerations: None

Small Area Plan: None

Special District Considerations: None

Historic Preservation Overlay: None

DESCRIPTION OF EXISTING CONDITIONS:

Staff Summary: The site is vacant and abuts highway 75 and a railroad on the west and north
edge of the site. Industrial uses area also abutting the site on the north and east. South across
Ute Street property is being used for single family residential homes. There are no known site
conditions that would affect site redevelopment.

Environmental Considerations: None that would affect site development.

Streets:
Exist. Access MSHP Design MSHP R/W Exist. # Lanes
East Ute Street None 50 feet 2 (street ends at west

property line)

Utilities:

The subject tract has municipal water and sewer available.
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Surrounding Properties:

Location Existing Zoning | Existing Land Use | Area of Stability Existing Use

Designation or Growth

North CH and RS-3 Existing Stability across Single Family

across highway 75 neighborhood highway 75 Residential
and railroad across highway 75

East IL Employment Growth Industrial

South CH and RS-3 Existing Growth and Residential and vacant
Neighborhood Stability

West CH across Park and open Stability City Park

highway 75 and space across
railroad highway 75

SECTION lll: Relevant Zoning History

ZONING ORDINANCE: Ordinance number 11809 dated June 26, 1970 established zoning for the
subject property.

Subject Property:

No Relevant History.

Surrounding Property:

1/6/2021 1:00 PM

Z-7104 October 2008: All concurred in approval of a request for rezoning a 1.07+ acre tract of
land from RS-3 to IL for industrial uses, on property located south and east of Highway 73
South and East Ute Street.

Z-7103 October 2008: All concurred in approval of a request for rezoning a .32+ acre tract of
land from RS-3 to IL for industrial uses, on property located west of northwest corner of East
Ute Street and North Lewis Avenue.

BOA-14165 Auqust 1986: The Board of Adjustment approved a Variance to allow 2 dwelling
units (temporary) on one lot of record, subject to a time limit of 3 years, finding a hardship
demonstrated by the size and narrow shape of the lot and the destruction of the main structure
by fire, and finding that the smaller structure will be a temporary dwelling unit, on property
located at 2140 East Ute.

BOA-13790 October 1985: The Board of Adjustment approved a Special Exception to allow
for a mobile home in an IL zoned district, subject to a removal bond, subject to Building Permit
and Health Department approval, subject to a time limitation of 1 year, on property located at
west of the northwest corner of Ute Street and Lewis Avenue.

BOA-12549 April 1983: The Board of Adjustment denied a Special Exception to locate a
mobile home in an RS-3 District and a Variance to locate two dwelling on one lot of record, on
property located at 2104 East Ute Street.

BOA-02274 October 1951: The Board of Adjustment granted permission to erect three
duplexes on each of two lots, on property located at Lots 6 & 13, Block 4, Conservation Acres
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Pro ject Note
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SEWER PRIVATE SANITARY SEWER AND PRIVATE WATERLINE
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AUXILLARY FACILITIES

-—
PHASE II

RECREATIONAL VEHICLE PARKS SHALL HAVE A PERMANENT SERVICE BUILDING(S) FOR LAUNDARY, TOILET AND BAT
OR SHOWER FACILITIES, SUCH SERVICE BUILDING SHALL BE LOCATED NO CLOSER THAN 15 FT AND NO FURTHER
THAN 300 FT FROM ANY RECREATIONAL VEHICAL SPACE. PERMANENT SERVICE FACILITIES SHALL HAVE ADEQUATE
SUPPLIES OF BOTH HOT AND COLD WATER, SHALL BE ADEQUATELY LIGHTED AT ALL TIMES, SHALL BE
CONSTRUCTED OF MOISTURE RESISTANT MATERIALS TO PERMIT FREQUENT CLEANING AND WASHING AND SHALL.
B HEATED N THE VaNTER:

#4 FTFLAG POLE I

TOILET FACILITIES

SEPARATE TOILET FACILITIES SHALL BE PROVIDED FOR MALES AND FEMALES. ONE FLUSH TYPE WATER CLOSET.
ONE LAVATORY AND ONE SHOWER SHALL BE PROVIDED FOR EACH SEX IN ALL PARKS HAVING NINE OR FEWER
SPACES. ONE ADDITIONAL WATER CLOSET., LAVATORY AND SHOWER FACILITY SHALL BE PROVIDED FOR EACH SEX
FOR EACH ADDITIONAL TEN SPACES OR FRACTION THEREOF

LAUNDARY FACILITIES
- LAUNDARY FACILITIES SHALL CONSIST OF ONE DUAL COMPARTMENT LAVATORY. ONE AUTOMATIC WASHER AND
ONE AUTOMATIC DRYER FOR EACH TWENTY SPACES OR FRACTION THEREOF

ADS Benchmark

58" REBAR 2 ALUMINUM CAP+FLUSH-STAMPED 7
A RESET SET wwkakaxxxxxxxxuxxxx  ELEVATION = 710 26'
L AT
Site Benchmark
3/8" IRON PIN W} ORANGE CAP xxakx SET APPROXIMATELY
Scaly; 130t 3 SOUTH OF EXISTING SIDEWALK SOUTH OF EAST
————— R
DEVELDOPMENT SUMMARY - PROPOSED
GENERAL
DEVELOPMENT TYPE RV PARK
ZONING I - INDUGTRAL LiGHT
LOT SIZE
GROSS LAND AREA 152,808 06 SF (3 51 ACRES)
MY BTREET PRONTAGE S0FT
RV FACILITIES
RV UNITS TOTAL 141 EACH
LANDSCAPE OPEN SPACE
MINIMUM REQUIRED 25%, 19,841 SF
PROPOSED 400%, 2,412 SF
PARKING
REQUIRED FEE STANDING RETAIL - 3 MAX, 2 MIN PER 1000 GFA
61 SPACES MAX , 41 SPACES MIN PER (20,050 GFA)
PREDRCRED 42 SPACES (3 ACCESSIBLE SPACES)

UTILITY CONNECTION
EACH RV FACILITY IS REQUIRED TO HAVE WATER AND SEWER CONNECTION

FIRE HYDRANTS
WHERE EXISTING HYDRANTS ARE FARTHER THAN 1000 FT FROM THE MOST DISTANT
RECREATIONAL VEHICLE SPACE ADDITIONAL HYDRANTS SHALL BE INSTALLED

STREET LIGHTING

STREET LAMPS SHALL BE POSITIONED NO LESS THAN 200 FEET THROUGHOUT THE PARK
LAMPS SHALL BE 20 FEET ABOVE THE GROUND AND SHALL CONTAIN BULBS OF AT LEAST 100
WATTS. ALL LAMPS SHALL BE SHADED SO AS TO AVOID GLARE ON ADIACENT PROPERTIES

GARAGE CANS
GARBAGE CANS SHALL BE NO FURTHER THAN 150 FT FROM ANY RECREATIONAL VEHICLE
SPACE
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