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Hearinq Date: April 19th 2023

Case Report Prepared bv:

Nathan Foster

Owner and Applicant lnformation:

Applicant. Kyle Gibson

Property Owner. HAPPY HAMMER INC

Location Map:
(shown with City Council Districts)
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Applicant Proposal:

Present Use: Vacant

Proposed Use: Live/work

Concept summary. Rezoning of the subject tract
from lL to CBD to permit a mixed-use building.

Tract Size: 0.18 + acres

Location: West of the northwest corner of North
Guthrie avenue and West 1st Street

Zoninq:

Existing Zoning: lL

Proposed Zoning. CBD

Gomprehensive Plan:

Land Use Map'. Downtown

Stability and Growth Map'. Area of Growth

Staff Recommendation:

Staff recommends approval.

Staff Data:

TRS: 9202
CZM: 36

Gitv Gou I District: I

Councilor Name'. Vanessa Hall-Harper

Countv Commission District: 2

Commissioner Name: Karen Keith
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SECTION l: Z-771O

DEVELOPMENT CONCEPT: Change the zoning to allow a broad range of commercial, residential
and mix of uses that are allowed in the Central Business District support a mixed-use development
that is consistent with the Downtown land use designation of the comprehensive plan.

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's Exhibits

DETAILED STAFF RECOMMEN DATION :

The CBD district is primarily intended to accommodate and encourage the most desirable, most
productive, most intense use of land, without regard to the regulation of building height, floor area,

land coverage and parking requirements, within the central core area of the city and encourages a

diversity of high-intensity uses that mutually benefit from close proximity to, and from the available
services of, the high transportation carrying capacity afforded by locations within the boundaries of the
lnner Dispersal Loop and reserve and promote the public and private investment of the existing central
core area.

The request to change zoning from lL to CBD is consistent with the Downtown land use designation
and,

2-7650 is consistent with the land use considerations that were contemplated in the Downtown Area
Master Plan and,

The uses, building height and density allowed in a CBD zoning classification are consistent with the
expected development of this area therefore,

Staff recommends approval of 2-7650 to rezone property from lL to CBD.

SECTION ll: Supporting Documentation

RELATIONSHIP TO THE COMPREHENSIVE PLAN:

Staff Summaru: Rezoning to CBD zoning will suppott future opportunities for mixed-use
clevelopment that rs consrsfe nt with the Downtown land use design ation of the comprehensive
plan and the vision of the Downtown Tulsa Master Plan.

Land Use Vision:

Land Use Plan map designation: Downtown

Downtown is Tulsa's most intense regional center of commerce, housing, culture, and entertainment.
It is an urban environment of primarily high-density employment and mixed-use residential uses,

comptemented by regional-scale entertainment, conference, tourism, and educational institutions.
Downtown is primarily a pedestrian-oriented area with generous sidewalks shaded by trees, in-town

parks, open space, and plazas. The area is a regional tranèit hub. New and refurbished buildings
enhance the pedestrian realm with ground-floor windows and storefronts that enliven the street. To
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support downtown's lively and walkable urban character, automobile parking ideally is located on-
street and in structured garages, rather than in surface parking lots.

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 Súreef and Highway Plan: 1st Street and Lawton Avenue are both unclassified streets.

Trail System Master Plan Considerations: None.

Small Area PIan: Downtown Area Master Plan

The Downtown Area Master Plan was adopted in September of 2010 and amended in October 2018 to
include the Downtown Walkability Analysis. The provisions of CBD zoning are consistent with the
vision and recommendations found in the Downtown Area Master Plan.

Special District Considerations: None.

Historic Preservation Overlav: None.

DESCRIPTION OF EXISTING CONDITIONS:

Súaff Summary; Existing building on the lot that is built to all lot lines. CBD zoning will resolve
rssues of compliance with building setbacks, lot size, and parking regulations

Environmental Considerations: None.

Streets:

Existing Access MSHP Design MSHP R/W Exist. # Lanes

West 1st Street None 2

South Lawton Avenue None 2
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Utilities:
The subject tract has municipalwater and sewer available

Surroundinq Properties:

SECTION lll: Relevant Zoning History

History: 2-7710

ZONING ORDINANGE: Ordinance number 11814 dated June 26, 1970, established zoning for the

subject propefi.

Subject Property:

BOA-21173 November 2010: The Board of Adjustment approved a Variance to permit the parking

requirement for a commercial/industrial building in an lL district within the lDL, on property located at

629 W 1't Street.

Surrounding Property:

BOA-21735 June 2014: The Board of Adjustment approved a Variance to permit the building line

setback from W 1st Street from 25 ft to 0 ft in an lL district & a Variance of the building line setback
from 25 ft to 13.3 ft in an lL district & a Variance of the building line setback from abutting RS-3 zoning
from 10 ft to 0 ft. & a Variance of the off-street parking requirement from 12 spaces to 2 spaces, on

property located at 802 W. 1't Street South.

BOA-17892 Jenuânt 1998: The Board of Adjustment withdrawal a Specral Exception to permit

manufactured housing in an lL zoned district & a Variance to the all-weather surface parking

requirement, on property located at 3 North Lawton

//,4

Location Existing Zoning Existing Land Use
Desiqnation

Area of Stability
or Growth

Existing Use

North IL Downtown Growth Gommercial
East IL Downtown Growth Vacant

South IL Downtown Growth l-244 Access Ramp
West IL Downtown Growth t-244
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SUBJECT TRACT
LAND USE PLAN

DOWNTOWN

-ll

E
(ô
t¡¡
-t
o
oI
=

E
x
=lr¡I
a.ì ARCHERST

s

{s
-¡o

E{
x
¿
t¡¡
ot
a-

)
sIST

I Downtown

I Downtown Neighborhood

I Main street

Mixed-Use Corridor

I Regionalcenter

I rown center

I Neighborhood center

I Emptoyment

New Neighborhood

Existing Neighborhood

I Park and open space

I Arkansas River corridor

Land Use Plan Categories

Feet
0 200 400 2-7710
lr# 19-12 02

//.r



CNc
E
no

ì
Þ
o

^a-

N PHOENIX AVE

tiilili

PHOENIX AVE

S OLYMPIA

E

l

E

(t,

at,
I

_l

l

rr I L

\

L)

,.1

N NOGALES AVE

I

Eb¡oI
lùì
U,ì

I

ñ

N

\-.

(nâ
(n

â
(n
4

(n

2s

g

!

o

S LAWON AVE

(n

2l¡

o
o
É

Ð

CL

Ø
!lg

il i,:.1
'i;,,:'t
.r^,

iri,:r:;:ì

-o
0)
o
o
1o
€
=

-o
0)
o
U)
0)g

'Tl
oo

o

N)oo

Àoo

N
\
\
{a

(o

l\)
o
N

_0



_---aqFgzuw-tçxs PROJÊCÎ II{FORMAÎION

E@ 6AWtrTFñSTSIiEFSOUIH
ruls,on t41?t

i.@ LlsÃ7¿¡LESS36SæR!TTnWLT3SNAYTOPT
oil¡tLr 7 liel5slo mg Elß23

@ Rgoilemoüq6ÍNcllfôGorcaLßwþ¡^
rcRPLÙÊSFÆ PRO@EOIf,f4IORRECODÉLOF
Er¡6Ì{6 SULü¡G lO &COreOAîÉ SM{! 6CAIE
R€SIO4| AND LffiBI€ ENTERÍANUENI
ÀNt oFFlcE w€

GFNTPAI NOTFS

! 
^r!w6xsMuco¡ÊoRt 

ro fiÊNÊRMÎþMI åullolÑGcG oF RÉGUf þN llBC æ151

¡**,... PMþæûÙæ
t22l CWLFSAGÊ þUldÆO

comcron

ÆY@uiffi
AIIGilOESFÑCRôUP
55I SOUiHæffiAVENUE

¡€!t18 ¡S0a¡ÁCMU. - ø@6U¡snryltt
co. . UcûSúñi€

0w--..... 0úM3Þ.

FF--,, Fh'ú tuù
F1-_ . FôÔIôIFÚOt

- &Èrdtut.ú
G0 ,,- erb¡ãOìr!útl
GYF..*-- @uñølôeõ

8c.,.. ---, lnhmC6Él 8u¡Un9&dr
t0 .,*--.- lúøolñlr
iW , -. ¡nrE d6idM.Û!ñ'olCú
rillul- lßul¡h¡
FC . -...-, lñlom¡!ùndHdrio Co&
nC-., -- bl.rMlõMl ùdt.ùdCndo

2 Pfi rOÂ¡O ô¡OOI{G, TH€GÊNmCO¡ÎW@RS4ll V¡gf af,O Nse€CÌtHE 9iÉNo
FßùwEÈtaEüsRvEs wm ftE gtsllñc co{Dlf'oils €fFEølxo lRe ñil woRX flE
@EruæNIæÍORS4IilOI D6PUIÉOÂÆSEÂTfUIIHÊRE ISNY{MDÊrcIMNG
ti¡iEdao ro ro4fo{. EFEñI uruiE, oñArcw oatoR(losE PE¡aoilÐ !NoER ûls
coiTMcr ouE rc ffE @NliløOR5 F^!!UE lO lÑSrcl fHE SG

¡ fHE OEEñ* COiltmøOF ND S@OiÈCIOFS ARE RESASBI€ FOi IOCÀÍtGANo
vqrdNc^uã6rc u{oÈÊ6þ!ND frLlfES lil&MOF NflWORt PÊþñ10
coM@cEfaN¡oFNgçNArrot ftsrtreut[ltlssBwNoÑlHEoR mN6ffiE
aÞFrcxMlE ROUTI{6IOS'IONSAS 6E5f D*RMreD 

'FOM 
tlSlrNGtUAVEY BUf SOUIO

flOÎ E øGTruEO 
'O 

REPñBEII [L EXEIIre UIilIIES

z
O
= ;,ø O

0
u

c¡N4 tusrcM{G@0€
ær5 |NÌE¡ùA¡OM(æfre 9U[ÙNG COoE
2D15 rNEññAltOilAL ÊhÊ @E (FC)
Ð15 tñlE¡{^ÍoilaL rLUssGG COOE fl PC)
20r5 Nt€ÊilÀÎolaL FUE! GÆ COOE
2015 INE¡NÀrcML GWEAI. COE
2&' IN*RMrcML ÉNE&Y CONSÉÑÁTION æOÉ
zOJ¡ WþML€I€CfRtdT COE

B!84AS.gdrÀ!O&
ZONM

AIEM
AÊ ü (CONDTENEOI

IL

¡llr sr

{ ÉIELOVÊfr* GÂNS I¡E CONruÞR F &üREO IO F€LOSUMVItsé WEOC$OITþN
A¡OþR DffÐSON tdOR lO CdgTRßlþN OR P{É*Âllofl OF SlBllff& sHoP oMwltrG
ANOrilf ÉGilrÉ FEO sUW€YlçOMrOÍ Nrc rAÉCflSlFEllOtr

s fsE ffiGAqrlotroF IHEoiMtrGsANO SPECIFICATIONS$&lMf CONTROL ¡BÊ
cNùcfoRrNÞrÛrelEwoR(NOÑG SßæÑærcRS Oa CSÆLSH{ßÎHE âfEW
oF w( lo 6Ê ê€iFoirÉo 6v 1M0E

6 IN IhE ry6f O¡AqOF!Hgry€E{DW¡Næ OFBW4ADilWÑOSFECIf EAMN
IISf!Ê OMTIG Oi SPECIfIWIOÑ IIMC FæUIRIÑG THE GRAIFRgÌqf, 6GER Mô€ñ
oR at4EF OU&lñ SSlt ffiN

7 [T IÉS OF reWEALABMR ÉLECf¡ilOFNN WÑOÌ ÑECëSIIYAF¡AR ON IH€
ARCHITøIUMI OUWN6, R€FEÃ ÌO THEAPP'OFRhIE OWNN FOR IT€9S O' TH6 MIUR€

! &! Etr Otr6 StsAUG OPEUIIE ÊÂd IffE INSIDF WITHO6 BE USE OFA GY ORÂNY
sÞÊchtuow!&EoR ÉFoil

q8Æ

MO @VERSHÉET6trEPUN

^101 
æral6

al@ 4wÀlto$

NG__, _ Nrrúd&.
Nl$,-,-, No¡Toselt

ø---.-.. &¿¡tuþ

EE --.. - F€r sq@E fod
PSI--, PôrSqúr. h.i
RW.-*- toFrOfq

sF .--" s¡!¡r6 F00r4r
soc ,--. .5Èùoô68o. )

I

I

Ëb

l

_À

I

åE

Eto
=ù
ì
l¡¡
l¡¡
È
v,

stl__-
slFL-,-

älci
ãÉà
ts iÉ
}'E¡

,I

IE
5oq
Fq
U
0!Þn
tsø
E
L
tsq

È

lDFAwrc'

I 
covER sHEsr

I sc"er¡nc
I ror¡oa

I corsnucnor

loÁEi
| 3/9/2023

lru:
| "-t
slrffi:

AOOO

log,..--. f.polconcßr.

Wþ 
-- 

Þrk/oç.

N
N

N
:(o
6:

OWEÑ ADDMON
toTT aìo8 ¡rocK23

(?u¡0t5)

rr'g#Ë*"

\

o

tÊ

lr
I

li

I

6,1-

ffiruft!¡ÌÛ



?
I

l'll

,,

t

it
*t

ï'

r¡

rk"--l
l-*
E
F
E
NJ
Þ
Þ
¡À
H
Þb
K
Elr
E

rù
ln
¡s
l¡t
Èt
È
Þ
l^
!d

H
E
Fr
IF

I

{l

È,r HH#
FrRSr STREET L'VE/WORK
629 WEST F'RST SIREET SOUTH
'ÍuLsA, oll 74727

ALIGN
:ESIG'iGICLP
9¡8 {e9 0¡:¿

j¡\:Crl G ¡lCN iÁ Ng^Re



7///

ri '.-w\"-qi.

F¡
n¡
{I
ltì
F

c
e

\. \
\

vi
rt

D
{
!
fl

{
)

Ia

-Tl

:éfl

m
ffi

ffi

ffi

I

I

I

I

n FFF T JASóN OffiON RA dCARB

ALIGN
ÐESIGÑ GROUF
9 rB 4?9 045¡


