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Amended 

City of Tulsa Board of Adjustment  
Agenda of Meeting No. 1359 

Tuesday, April 22, 2025 , 1:00 p.m.  
Tulsa City Council Chamber, 175 E. 2nd St., Second Level, Tulsa, OK 74103 

Introduction and Notice to the Public  
The City of Tulsa Board of Adjustment (BOA) is empowered by state law to grant variances due to hardships, and special 
exceptions to the zoning code. At this meeting, BOA, in accordance with and pursuant to applicable policies and procedures, 
will review, consider, discuss, and may take action on, approve, approve with conditions, amend or modify, deny, reject, or 
defer action on any item listed on the agenda. 
 

How to Participate  
You may attend the hearing to express your opinions or  have someone appear on your behalf. If you wish to present 
documents or exhibits during the hearing, please submit them by 9:00 a.m. the day of the hearing. Please reference the case 
number and include your name and address. Any exhibits presented will become part of the public record of the case . 

To comment on cases , email planning@cityoftulsa.org. 
Mail: Tulsa Planning Office, 175 E. 2nd St., Suite 480, Tulsa, OK 74103 

All electronic devices must be silenced during the hearing. Note: If you require special accommodations pursuant to the 
Americans with Disabilities Act, please notify the Tulsa Planning Office at 918-596-7526. 
 

Call to Order  
 

Approval of Minutes  

1. Minutes from Meeting 1358, April 8 , 2025 
 
Unfinished Business  

 
2. BOA-23869 

Location: 1120 East Woodward Boulevard South 
City Council District: 4 
Applicant: Tom Neal 
Action(s) Requested: Special Exception to permit an accessory dwelling unit in the RS-2 district 
(Section 45.031-D); Special Exception to increase the permitted floor area for an accessory dwelling unit 
(Section 45.031-D.6); Variance to increase the maximum allowed 18-foot plate height in the rear setback 
for an accessory dwelling unit (Section 90.090-C.2). 
 

3. BOA-23870  
Location: 321 East Reconciliation Way North  
City Council District: 1 
Applicant: Lou Reynolds, Eller & Detrich, P.C. 
Action(s) Requested: Variance to permit a structure in the right -of-way (Section 90.090-A). 

CITY OF        
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New Applications  
 

4. BOA-23877 
Location: 10010 South Riverside Parkway 
City Council District: 2 
Applicant: Claude Neon Federal Signs 
Action(s) Requested: Variance to allow a freestanding sign that is not a monument -style sign and is not 
consistent with the architectural character of the buildings on the site in the RDO -2 district 
(Section 20.050-D.5); Variance to increase the 6-foot maximum height and 50 -foot maximum sign area for 
freestanding and monument signs in the RDO-2 district (Section 20.050-D.5); Variance to allow two 
dynamic display signs on one lot in the CS and RDO-2 districts (Section 20.050-D.5; Section 60.080-E); 
Variance to allow dynamic display signs to exceed the maximum display area of 48 square feet in the CS 
district (Section 60.080-E); Variance to permit a dynamic display sign within 50 feet of the driving surface 
of a signalized intersection (Section 60.100-D). 
 

5. BOA-23878 
Location: 3420 North Peoria Avenue 
City Council District: 1 
Applicant: AMAX Sign Company, Inc. 
Action(s) Requested: Variance to permit more than one freestanding sign per street frontage and to 
exceed the allowable display surface area of freestanding signs for a school use in the RS-3 district 
(Section 60.050-B.2.b). 
 

6. BOA-23879 
Location: 3215 East 65th Street South 
City Council District: 9 
Applicant: Paige Merritt 
Action(s) Requested: Special Exception to permit an accessory dwelling unit in the RS-1 district 
(Section 45.031-D). 
 

7. BOA-23880 
Location: 2258 East 31st Street South 
City Council District: 9 
Applicant: Bell Land Use LLC, Robert Bell 
Action(s) Requested: Variance to reduce the required 35-foot arterial street setback in the RS-2 district 
(Section 5.030-A, Table 5-3); Variance to reduce the required 25-foot rear setback in the RS-2 district 
(Section 5.030-A, Table 5-3). 
 

8. BOA-23881 
Location: 6161 South Yale Avenue 
City Council District: 9 
Applicant: Lou Reynolds, Eller & Detrich, P.C. 
Action(s) Requested: Special Exception to permit a hospital use in the RS-3 district 
(Section 5.020, Table 5-2); Variance to increase the permitted 35-foot height limit in the RS -3 district 
(Section 5.030-A, Table 5-3); Variance to reduce the required 10-foot setback from R districts in the OH 
district (Section 15.030-A, Table 15-3); Variance to reduce the required 25-foot setback for special 
exception uses in an R district (Section 5.030-A, Table 5-3; Section 5.030-B, Table Note [4]). 
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BOA-23869 Staff Report  April 22, 2025 

City of Tulsa Board of Adjustment  

Parks & Open Space: Woodward Park is located nearby to the east of the subject property. Gathering Place is located 
nearby to the southwest of the subject property. Dream Keepers Park is located nearby to the northwest of the subject 
property. 
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BOA-23870 Staff Report  April 22, 2025 

City of Tulsa Board of Adjustment  

Surrounding Properties: 
Location Existing Zoning/Overlay Existing Land Use Designation Existing Use 
North  CBD Park and Open Space Park 
East CBD Downtown  Assembly & Entertainment 
South CBD Downtown  Commercial 
West CBD Downtown  Commercial 

 
Small Area Plans  
The subject property is located within the Downtown  Area Master Plan and the Brady Village small area plan. 

Development Era  
The subject property is in the Downtown Development Era (late 1800s-1910s), which was developed prior to streetcars 
and automobiles. Land uses are fully integrated and include a vertical mix of uses among high-density residential 
development, with major em ployers and destinations drawing large numbers of visitors. Priorities in these areas 
include walkability, urban design, revitalization of historic properties, housing type variety, mixed -use and high-rise 
development, major employment and headquarters uses, parking lot infill, and parking strategies. 

Transportation  
Major Street & Highway Plan: North Elgin Avenue runs parallel to the east side of the subject property and is classified 
as a Commercial/CBD/Industrial Street, which has a planned minimum right-of-way width of 80 feet. East 
Reconciliation Way runs parallel to the south side of the subject property and is classified as a 
Commercial/CBD/Industrial Street, which has a planned minimum right -of-way width of 80 feet. 

Comprehensive Plan Street Designation: N/A  

Transit: N/A  

Existing Bike/Ped Facilities: Sidewalks are present along street frontages. 

Planned Bike/Ped Facilities: The 2015 GOPlan recommends a Bike Lane along North Elgin Avenue. 

Arterial Traffic per Lane: N/A  

 
Environmental Considerations  
Flood Area: N/A  

Tree Canopy Coverage: Tree canopy in the area is 0%. Preserving the limited existing canopy should be encouraged, 
as well as measures to increase the canopy through landscaping. Street-lining trees in particular should be 
encouraged to spread the benefit of the tree canopy to t he pedestrian realm. 

Parks & Open Space: John Hope Franklin Park is located adjacent to the north of the subject property. ONEOK Field is 
located adjacent to the east of the subject property. Guthrie Green is located nearby to the west of the subject 
property. 
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BOA-23877 Staff Report  April 22, 2025 

City of Tulsa Board of Adjustment  

 
Environmental Considerations  
Flood Area: The subject property is located within the FEMA 500-year floodplain. 

Tree Canopy Coverage: Tree canopy in the area is 0%. Preserving the limited existing canopy should be encouraged, 
as well as measures to increase the canopy through landscaping. Street-lining trees in particular should be 
encouraged to spread the benefit of the tree canopy to the pedestrian realm.  

Parks & Open Space: N/A  
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BOA-23878 Staff Report  April 22, 2025 

City of Tulsa Board of Adjustment  

Tree Canopy Coverage: Tree canopy in the area is 39%. Significant effort should be given to the preservation of 
mature stands of trees. Tree canopy removal should be minimized, and replacement of trees that need removing 
should be encouraged. 

Parks & Open Space: Hawthorne Park is located adjacent to the west of the subject property. 
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5.11

Exempt

This property 1s Exempt Commercial   CLERKS DATA ACTIONS,
R90224022416550 i.

-

1106 E323 STN TULSA 74106 VIEIR=ARENE HE:

81,650 $170

GENERAL
VALUES/TAXES SALE 0 IMAGE 13 MAPS

General Information

Situs Address 1105 E 33 ST N TULSA 74106

Owner Name BOARD OF EDUCATION

Owner Malling 3020 S NEW HAVEN
Address TULSA, OK 74114

Account Type Exempt Com

Parcel ID 90224-02-24-16550

Land Area 14.27 acres / 621,607 sq ft

School Distriot TIA

Legal Description Subdivision: UNPLATTED (20224)
Legal: BEG 20N OF SECR NE NE TH WB72.96 N712.50 E872.96 $712.50 TO POB SEC
242012
Section: 24 Township: 20 Range: 12

Zoning View City of Tulsa Zoning Data 
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BOA-23879 Staff Report  April 22, 2025 

City of Tulsa Board of Adjustment Page 3 of 4 

Comprehensive Plan Street Designation: N/A  

Transit: N/A  

Existing Bike/Ped Facilities: N/A  

Planned Bike/Ped Facilities: Sidewalks are recommended along street frontages. 

Arterial Traffic per Lane: N/A  

Environmental Considerations  
Flood Area: N/A  

Tree Canopy Coverage: Tree canopy in the area is 49%. Significant effort should be given to the preservation of 
mature stands of trees. Tree canopy removal should be minimized, and replacement of trees that need removing 
should be encouraged. 

Parks & Open Space: Southern Hills Country Club is located nearby to the north of the subject property.  
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Chapter  45 | Accessory Uses and Structures  
0 | Section 45.031  ADU, Accessory Dwelling Units  

TULSA ZONING CODE |  March 13,  2025  
page 45-4 

sensitivity to their context in terms of building placement, proportions, building 
materials, and similar design features.  

 

45.031-C Applicability  
These regulations apply to all accessory dwelling units, as defined by Section 
45.031-A. 
 

45.031-D Regulations  

1. Where Allowed  
Accessory dwelling units are allowed by special exception in RE, RS, AG, and 
AG-R districts. Accessory dwelling units are allowed by right in all other  districts 
when accessory to a household living use . 

2. Number  
No more than one accessory dwelling unit is allowed per lot.  

3.  Methods of Creation  
An accessory dwelling unit may be created only through the following 
methods:  

a. Constructing an accessory dwelling unit on a lot with a new or existing 
principal building ; or  

b. Converting or increasing existing floor area within an accessory building on 
a lot with an existing principal building . 

4.  Density (Minimum Lot Area and Lot Area per Unit)  
No additional lot area or lot area per unit is required for the accessory dwelling 
unit.  

5. Open space (Minimum open space per unit)  
No additional open space is required for the accessory dwelling unit.  

6. Accessory Dwelling Unit Size  
The size limitations in Section 45.030  apply, provided that the maximum 
allowed square footage of an accessory building containing an Accessory 
Dwelling Unit is increased by 500 square feet. The maximum allowable floor 
area for accessory buildings containing an Accessory Dwelling Unit may be 
increased in accordance with the special exception procedures of 
Section 70.120. 

7. Building and Fire Codes  
All accessory dwelling units are subject to applicable building and fire codes.  

8. Additional Regulations for Accessory Dwelling Units  

a. Entrances  
Building entrances to accessory dwelling units may not face the nearest 
side or rear property line unless there is an alley abutting that property 
line.  

6.6



Chapter  45 | Accessory Uses and Structures  
Section 45.040 | Compressed Natural Gas (CNG) Refueling Appliances  

TULSA ZONING CODE |  March 13,  2025  
page 45-5 

b. Setbacks  
An accessory dwelling unit must be located at least 10 feet behind the 
principal building . This required 10 -foot separation distance must be open 
from the ground to the sky except that it may include walkways, patios, 
decks and similar structures that do not exceed 30 inches in height above 
finished grade.  

c. Exterior Finish Materials  
The exterior finish material of any new accessory dwelling unit must be the 
same or visually match in type, size and placement, the exterior finish 
material of the principal building .  

d. Roof Pitch  
The roof pitch any new accessory dwelling unit must be the same as the 
predominant roof pitch of the principal building.  

e. Second Story Windows  
Any second-story window less than 10 feet from and oriented toward a lot 
line not abutting a right of way shall either use permanently translucent 
glazing or have a minimum sill height of 6 feet above the finished floor.  
 
 

Section 45.040  Compressed Natural Gas (CNG) Refueling Appliances  
Private (restricted access), consumer -oriented (home), CNG refueling appliances are permitted as an 
accessory use to lawfully establish ed household living uses in all zoning districts.   

Section 45.050  Dumpsters  

45.050-A Regulations  
Dumpsters established or placed on or after the effective date specified in Section 
1.030 are subject to the following regulations:  

1. Dumpsters may only be placed with the written permission of the owner of the subject 
property . 

2. Dumpsters must be located on a dustless, all -weather surface.  

3. Dumpsters may not:  

a. Obstruct motorized or non -motorized traffic;  

b. Reduce any sidewalk or walkway designed for the passage of pedestrians 
to less than 5 feet in width;  

c. Be located within 10 feet of a fire hydrant or fire suppression connection;  

d. Be located in a required parking space or required landscape area; or  

e. Be located in a street setback or side setback.  

4. The site surrounding the dumpster must be maintained free of litter, debris, and other 
materials.  
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Board of Adjustment  

Staff Report  
BOA-23880 

Hearing Date : April 22, 2025 
Prepared by:  Erin Roark 

eroark@cityoftulsa.org 
918-596-7618

Owner and Applicant Information  
Applicant: Bell Land Use LLC, Robert Bell 

Property Owner: DMG Master Builders, LLC 

Property Location  
2258 East 31st Street South 

Tract Size: ±0.4 acres 

Location within the City of Tulsa  
(shown with City Council districts) 

Elected Representatives  
City Council: District 9, Carol Bush 
County Commission: District 2, Lonnie Sims 

Public Notice Required  
Newspaper Notice �² min. 10 days in advance 
�0�D�L�O�H�G���1�R�W�L�F�H���W�R���������·���U�D�G�L�X�V���² min. 10 days in advance 

Request Summary  
Variance to reduce the required 35-foot arterial street 
setback in the RS-2 district (Section 5.030-A, Table 5-3); 
Variance to reduce the required 25-foot rear setback in the 
RS-2 district (Section 5.030-A, Table 5-3). 

Zoning  
Zoning District : RS-2 

Zoning Overlays: N/A  

Comprehensive Plan Considerations  

Land Use 
Land Use Plan: Neighborhood  

Small Area Plans: N/A  

Development Era: Early Automobile Era 

Transportation  
Major Street & Highway Plan: Urban Arterial 

planitulsa Street Type: Multi -Modal Street 

Transit: Regular Route  

Existing Bike/Ped Facilities: Sidewalks 

Planned Bike/Ped Facilities: Bike Lane, Sidewalks 

Environment  
Flood Area: N/A  

Tree Canopy Coverage: 30-49% 

Parks & Open Space: Zink Park 
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City of Tulsa Board of Adjustment 

Staff Analysis  
The applicant is requesting variances to reduce the required arterial street setback and the required rear setback in the 
RS-2 district (Section 5.030-A, Table 5-3). Both Lewis Avenue and East 31st Street South are arterial streets, which 
require a 35-foot setback in the RS-2 district. The proposed residence would be set back from Lewis �$�Y�H�Q�X�H�������·-���µ���D�W��
its closest point, which is �����·-���µ���O�H�V�V���W�K�D�Q���W�K�H���U�H�T�X�L�U�H�G���V�H�W�E�D�F�N����The required rear setback in the RS-2 district is 25 feet. 
The proposed residence would be �V�H�W���E�D�F�N�������·-���µ���D�W���L�W�V���F�O�R�V�Hst point  to the rear (south) lot line , which is ���·-���µ���O�H�V�V than 
the required rear setback. 

*** 

*** 

Relevant Case History 
�x BOA-22033, February 23, 2016; The board of adjustment voted to approve a variance to reduce the required

building setback to 30 feet from East 31st Street South, a variance to reduce the required building setback to
15 feet from South Lewis Avenue, and a variance to reduce the required open space per unit to 3,719 square
feet, per plan.

�x BOA-22069, May 24, 2016; The board of adjustment voted to approve a special exception to permit a fence
height greater than 4 feet in the street setback.

Statement of Hardship  
�7�K�H���D�S�S�O�L�F�D�Q�W�·�V���V�W�D�W�H�P�H�Q�W���R�I���K�D�U�G�V�K�L�S���L�V���D�W�W�D�F�K�H�G���D�V���D���V�H�S�D�U�D�W�H���H�[�K�L�E�L�W. 

Comprehensive Plan Considerations  
Land Use Plan 
�1�H�L�J�K�E�R�U�K�R�R�G�V���D�U�H���P�R�V�W�O�\���U�H�V�L�G�H�Q�W�L�D�O���X�V�H�V�����Z�K�L�F�K���L�Q�F�O�X�G�H�V���G�H�W�D�F�K�H�G�����P�L�V�V�L�Q�J���P�L�G�G�O�H�����D�Q�G���P�X�O�W�L�™�G�Z�H�O�O�L�Q�J���X�Q�L�W���K�R�X�V�L�Q�J��
�W�\�S�H�V�����&�K�X�U�F�K�H�V�����V�F�K�R�R�O�V�����D�Q�G���R�W�K�H�U���O�R�Z���L�Q�W�H�Q�V�L�W�\���X�V�H�V���W�K�D�W���V�X�S�S�R�U�W���U�H�V�L�G�H�Q�W�V�·���G�D�L�O�\���Q�H�H�G�V���D�U�H���R�I�W�H�Q���D�F�F�H�S�W�D�E�O�H����
particularly for properties  �D�E�X�W�W�L�Q�J���0�X�O�W�L�S�O�H���8�V�H�����/�R�F�D�O���&�H�Q�W�H�U�����R�U���5�H�J�L�R�Q�D�O���&�H�Q�W�H�U���O�D�Q�G���X�V�H���D�U�H�D�V�����0�X�O�W�L�™�G�Z�H�O�O�L�Q�J���X�Q�L�W��
housing that takes access off an arterial is considered Multiple Use, Local Center, or Regional Center. If a 
�P�X�O�W�L�™�G�Z�H�O�O�L�Q�J���X�Q�L�W���K�R�X�V�L�Q�J���S�U�R�S�H�U�W�\���W�D�N�H�V���D�F�F�H�V�V���I�U�R�P �D���O�R�Z�H�U�™�R�U�G�H�U���V�W�U�H�H�W���V�H�S�D�U�D�W�H�G���I�U�R�P���W�K�H���D�U�W�H�U�L�D�O�����W�K�H�Q���L�W���Z�R�X�O�G��
be considered Neighborhood.  

Surrounding Properties: 
Location Existing Zoning/Overlay Existing Land Use Designation Existing Use 

North  RE Neighborhood  Residential 

East RS-1 Neighborhood  Residential 

South RS-2 Neighborhood  Residential 

West RS-2 Neighborhood  Vacant 
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Section 5.030 Lot and Building Regulations

5.030-A Table of Regulations

Table 5-3: R District Lot and Building Regulations      Regulations |
RE | RS1 | RS-2 | R53 | RS-4 | RS-5 | RD |

RT |RM-0|RM-1|RM-2| RM-3 | RMH

Min. Building Setbacks ft.)
Street [3]

Arterial or fwyservicerd. | 35 | 35 | 35 | 35 | 35 | 35 | 35 | 35 | 10 | 10 | 10 | 10 | 35

Other streets 35 | 35 | 30 | 25 | 20 | 20 [25 [10 | 10 | 10 | 10 | 10 | 25
Side (interior) [4] 15 | & 5 5 5 | 5 | 5 | 55] 506] | 506] | 56] | 571] 10

Rear [4] 25 | 25 | 25 | 20 | 20 | 20 | 20 | 20 | 20 | 20 | 10 | 20 | 15
                     

       



BOA-23880 Staff Report  April 22, 2025 

City of Tulsa Board of Adjustment  

Small Area Plans  
The subject property is not within a small area plan. 

Development Era  
The subject property is in an area developed during the Early Automobile Era (1930s-50s), which retained a high 
degree of connectivity from neighborhood streets to the arterial network, with mostly commercial, office, industrial, 
and other active uses along major streets and a mix of housing options and neighborhood -based uses like schools, 
churches, and libraries in the interior sections. Priorities in these areas include walkability, bikeability, access to public 
transit, historic preservation, housing type variety, mixed-use development, commercial revitalization, compatibility of 
scale for neighborhood development, and transitions between commercial corridors and residential areas. 

Transportation  
Major Street & Highway Plan: East 31st Street South runs parallel to the north side of the subject property and South 
Lewis Avenue runs parallel to the east side of the subject property. Both streets are classified as a Urban Arterial 
streets, and have planned minimum right -of-way widths of 70 feet. 

Comprehensive Plan Street Designation: East 31st Street South is designated as a Multi-�0�R�G�D�O���6�W�U�H�H�W�����0�X�O�W�L�™�P�R�G�D�O��
streets support commercial and residential development along major arterial streets. These streets align with the 
recommendations for on -street bicycle infrastructure establish in the 2015 GO Plan, and they should be evaluated for 
feasibility with regard to the reallocation of street space for bicycle facilities.  

Transit: Regular Route 112 runs along South Lewis Avenue. 

Existing Bike/Ped Facilities: Sidewalks are present along the east side of South Lewis Avenue. 

Planned Bike/Ped Facilities: The 2015 GOPlan recommends a Bike Lane along East 31st Street South. Sidewalks are 
recommended along street frontages. 

Arterial Traffic per Lane: East 31st Street South has an average annual daily traffic (AADT) of 2,278 vehicles per lane. 
South Lewis Avenue has an AADT of 4,064 vehicles per lane. 

 
Environmental Considerations  
Flood Area: N/A  

Tree Canopy Coverage: Tree canopy in the area is 40%. Significant effort should be given to the preservation of 
mature stands of trees. Tree canopy removal should be minimized, and replacement of trees that need removing 
should be encouraged. 

Parks & Open Space: Zink Park is located adjacent to the south of the subject property. 
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City of Tulsa Board of Adjustment  

Sample Motion  
I move to approve or deny a variance to reduce the required arterial street setback in the RS-2 district from 35 feet to 
17 feet, 3 inches (Section 5.030-A, Table 5-3) and a variance to reduce the required rear setback in the RS-2 district 
from 25 feet to 20 feet, 9 inches (Section 5.030-A, Table 5-3), 

�x per the conceptual plan(s) shown on page(s) ______ of the agenda packet. 

�x subject to the following conditions (including time limitation, if any): ______________________________________. 

The board finds the hardship to be ________________________________________________________________________. 

 
In granting the Variance, the Board finds that the following facts, favorable to the property owner, have been 
established:  

a. That the physical surroundings, shape, or topographical conditions of the subject property would result in 
unnecessary hardships or practical difficulties for the property owner, as distinguished from a mere 
inconvenience, if the strict letter of the re gulations were carried out; 

�E�����7�K�D�W���O�L�W�H�U�D�O���H�Q�I�R�U�F�H�P�H�Q�W���R�I���W�K�H���V�X�E�M�H�F�W���]�R�Q�L�Q�J���F�R�G�H���S�U�R�Y�L�V�L�R�Q���L�V���Q�R�W���Q�H�F�H�V�V�D�U�\���W�R���D�F�K�L�H�Y�H���W�K�H���S�U�R�Y�L�V�L�R�Q�·�V���L�Q�W�H�Q�G�H�G��
purpose; 

c. That the conditions leading to the need of the requested variance are unique to the subject property and not 
applicable, generally, to other property within the same zoning classification; 

d. That the alleged practical difficulty or unnecessary hardship was not created or self-imposed by the current 
property owner;  

e. That the variance to be granted is the minimum variance that will afford relief; 

f. That the variance to be granted will not alter the essential character of the neighborhood in which the subject 
property is located, nor substantially or permanently impair use or development of adjacent property; and  

g. That the variance to be granted will not cause substantial detriment to the public good or impair the purposes, 
spirit, and intent of this zoning code or the comprehensive plan.  

 

Property Description  
LT 1 BLK 1, OAKNOLL, City of Tulsa, Tulsa County, State of Oklahoma 
 

Exhibits  
Case map 
Aerial (small scale) 
Aerial (large scale) 
Tulsa Comprehensive Plan Land Use Map 
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Variances

Proof of Hardship
The Board of Adjustment is allowed to approve variances only after determining that the following conditions exist. Below,
describe how your request satisfies each of these conditions.

 
1. That the physical surroundings, shape, or topographic conditions of the subject property would result in unnecessary

hardships or practical difficulties for the property owner, as distinguished from a mere inconvenience, if the strict letter
of the regulations were carried out; 
The subject property has frontage on two Arterial Right of ways. Each has a required setback of 35 feet. An even greater
increase to the impacts, the property was platted with a large radius to the property fine at the intersection of 31st Street
South and South Lewis Avenue. lt is rare that a residential property of less than a 1/2 acre sets at an intersection of two
Arterial roadways. The large setbacks associated with the road create the hardship in the desired use of the property. 
That the literal enforcement of the subject zoning code provision is not necessary to achieve the provision's intended

purpose; 
The site plan shows how the development will meet the setback requirements along 131st Street. It has been customary for
properties that front Lewis avenue to meet the 35 foot setback, however it is also evident that many properties that have
side yards to Lewis Avenue have been created with 15 foot setbacks. The adjacent property to the south is one such

property. | has been established with a 15 foot setbackto Lewis and approval of the request will support area conformity. 
3. That the conditions leading to the need of the requested variance are unique to the subject property and not

applicable, generally, to other property within the same zoning classification; 
Previously stated that It is rare that a residential property of less than a 1/2 acre sets at an intersection of two Arterial
roadways. The large setbacks associated with the road create the hardship in the desired use of the property. 
That the alleged practical difficulty or unnecessary hardship was not created or self-imposed by the current property
owner; 
The condition was created with the platting of the property where they created a large radius to the property boundary
associated with the intersection of two Arterial right of ways. 

5. That the variance to be granted is the minimum variance that will afford relief; 
The Variance requested has a varied distance to ensure that it complies with the requirement to be the minimum necessary
to afford relief. 

6. That the variance to be granted will not alter the essential character of the neighborhood in which the subject property
is located, nor substantially or permanently impair use or development of adjacent property; and 
The adjacent propertyto the south was created at a setback of 15 feet from Lewis Avenue. The requested variance is in
conformity with the area development and does not create any negative impacts tot he area.

   
7. That the variance to be granted will not cause substantial detriment to the public good or impair the purposes, spirit,

and intent of the zoning code or the comprehensive plan. 
The intent of the setback is to create open space along arterial roadways. Lewis Avenue between 41 and 21 is created with
properties that have varied setbacks from 10 feet to 35 feet all along the roadway. The requested variance will have no
detriment to the public good and maintains the spirit of the code and plan. See findings sheet for further discussion.

   
Revised 2025-01-14
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Board of Adjustment  

Staff Report  
BOA-23881 

Hearing Date:  April 22, 2025 
Prepared by:  Erin Roark 

eroark@cityoftulsa.org 
918-596-7618

Owner and Applicant Information  
Applicant: Lou Reynolds, Eller & Detrich, PC 

Property Owner: Saint Francis Hospital, Inc. 

Property Location  
6161 South Yale Avenue 

Tract Size: ±7.29 acres 

Location within the City of Tulsa  
(shown with City Council districts) 

Elected Representatives  
City Council: District 9, Carol Bush 
County Commission: District 3, Kelly Dunkerly 

Public Notice Required  
Newspaper Notice �² min. 10 days in advance 
�0�D�L�O�H�G���1�R�W�L�F�H���W�R���������·���U�D�G�L�X�V���² min. 10 days in advance 
Posted Sign �² min. 10 days in advance 

Request Summary  
Special Exception to permit a hospital use in the RS-3 district 
(Section 5.020, Table 5-2); Variance to increase the permitted 
35-foot height limit in the RS -3 district (Section 5.030-A,
Table 5-3); Variance to reduce the required 10-foot setback
from R districts in the OH district (Section 15.030-A, Table
15-3); Variance to reduce the required 25-foot setback for
special exception uses in an R district (Section 5.030-A, Table
5-3; Section 5.030-B, Table Note [4]).

Zoning  
Zoning District : OH, RS-3 

Zoning Overlays: N/A  

Comprehensive Plan Considerations  

Land Use 
Land Use Plan: Regional Center 

Small Area Plans: N/A  

Development Era: Late Automobile Era 

Transportation  
Major Street & Highway Plan: Primary Arterial, Secondary 

Arterial 

planitulsa Street Type: N/A  

Transit: Regular Route  

Existing Bike/Ped Facilities: Sidewalks 

Planned Bike/Ped Facilities: N/A  

Environment  
Flood Area: N/A  

Tree Canopy Coverage: 10-19% 

Parks & Open Space: LaFortune Park 
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Revised 2025-01-14  

Special Exceptions 

The Board of Adjustment is allowed to approve special exceptions only after determining that the following conditions 
exist. Below, explain how your requests satisfy these conditions: 

1. The special exception will be in harmony with the spirit and intent of the Zoning Code; and 

 
2. The special exception will not be injurious to the neighborhood or otherwise detrimental to the public welfare. 

 
 
Conditions 
In granting any special exception, the Board may make appropriate conditions or safeguards, may limit the approval to a 
specified period of time and may require a bond or other guarantee necessary to enforce compliance with the conditions. 

If your application is approved, you will likely need additional permits. 
Call 918.596.9456 to speak with the Permit Center or Development Services Plans Review. 
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