
Board of Adjustment 

Staff Report 
BOA-23797 

Hearing Date: December 10, 2024 (continued from Nov. 12, 2024) 
Prepared by: Erin Roark 

eroark@cityoftulsa.org 
918-596-7618

Owner and Applicant Information 
Applicant: Nordhiel Rivera Ortiz 

Property Owner: Nordhiel Rivera Ortiz 

Property Location 
2328 North Birmingham Avenue East 

Tract Size: ±0.13 acres 

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

Request Summary 
Special Exception to permit a manufactured housing unit in 
the RS-3 district (Section 5.020, Table 5-2.5); Special 
Exception to extend the 1-year time limit for a manufactured 
housing unit (Section 40.210-A). 

Zoning 
Zoning District: RS-3 
Zoning Overlays: N/A 

Comprehensive Plan Considerations 
Land Use 
Land Use Plan: Neighborhood 
Small Area Plans: None 
Development Era: Early Automobile 

Transportation 
Major Street & Highway Plan: N/A 

planitulsa Street Type: N/A 

Transit: N/A 

Existing Bike/Ped Facilities: N/A 

Planned Bike/Ped Facilities: N/A 

Environment 
Flood Area: N/A 
Tree Canopy Coverage: 10-20% 
Parks & Open Space: B.C. Franklin Park 

Elected Representatives 
City Council: District 1, Vanessa Hall-Harper 
County Commission: District 1, Stan Sallee 

Public Notice Required 
Newspaper Notice – min. 10 days in advance 
Mailed Notice to 300’ radius – min. 10 days in advance 
Posted Sign – min. 10 days in advance 
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Staff Analysis 
On November 12, 2024, the board of adjustment continued the application to December 10, 2024, and requested 
additional specifications for the proposed manufactured housing unit. The applicant requests a special exception to 
permit a manufactured housing unit in the RS-3 zoning district (Section 5.020, Table 5-2.5); and a special exception to 
extend the 1-year time limit for a manufactured housing unit (Section 40.210-A). According to the applicant, the lot is 
vacant and a new manufactured housing unit would be placed on the property. 

On October 30, 2024, the City Council approved several amendments to the Tulsa Zoning Code related to housing. 
Among those was the deletion of the 1-year time limit for manufactured housing units in Section 40.210-A. Those 
amendments will become effective on December 10, 2024, making the special exception to extend the 1-year time 
limit unnecessary. 

*** 

*** 

Relevant Case History 
 None found.

Comprehensive Plan Considerations 
Land Use Plan 
The subject property is designated as Neighborhood. Neighborhoods are mostly residential uses, which includes 
detached, missing middle, and multi‑dwelling unit housing types. Churches, schools, and other low intensity uses that 
support residents’ daily needs are often acceptable, particularly for properties abutting Multiple Use, Local Center, or 
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Regional Center land use areas. Multi‑dwelling unit housing that takes access off an arterial is considered Multiple 
Use, Local Center, or Regional Center. If a multi‑dwelling unit housing property takes access from a lower‑order street 
separated from the arterial, then it would be considered Neighborhood. 

Surrounding Properties: 
Location Existing Zoning/Overlay Existing Land Use Designation Existing Use 
North RS-3 Neighborhood Vacant 
East RS-3 Neighborhood Residential 
South RS-3 Neighborhood Residential 
West RS-3 Neighborhood Residential 

Small Area Plans  
The subject property is not included in 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 the 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: N/A 

Comprehensive Plan Street Designation: N/A 

Transit: N/A 

Existing Bike/Ped Facilities:  N/A 

Planned Bike/Ped Facilities: N/A 

Arterial Traffic per Lane: N/A 

Environmental Considerations 
Flood Area: The subject property not located within a flood area. 

Tree Canopy Coverage: Tree canopy in the area is 20% 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. The area would benefit from additional 
trees, which also capture and treat runoff before it enters the river. 

Parks & Open Space: B.C. Franklin Park is nearby to the southwest of the subject property. 
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Sample Motion 
I move to approve or deny a special exception to permit a manufactured housing unit in the RS-3 district (Section 
5.020, Table 5-2.5) and a special exception to extend the 1-year time limit for a manufactured housing unit (Section 
40.210-A),  
 per the conceptual plan(s) shown on page(s) ______ of the agenda packet.
 subject to the following conditions (including time limitation, if any): ______________________________________.

The Board finds that the requested Special Exception will be in harmony with the spirit and intent of the Code 
and will not be injurious to the neighborhood or otherwise detrimental to the public welfare. 

Property Description 
LOT 71 BLOCK 6 Tulsa Heights, 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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BLDR-186217-2024 (2328 N BIRMINGHAM AVE E Tulsa Tulsa, OK 
74110) Markup Summary #3

Subject: Zoning Review
Page Label: 1
Author: DWhiteman
Date: 10/4/2024 3:57:50 PM
Status: 
Color: 
Layer: 
Space: 

Section 40.210-B. The manufactured
housing unit must be removed from the
lot within one year of the date of special
exception approval. The board of
adjustment is authorized to extend the
one-year limit through approval of a
subsequent special exception if the
(special exception) extension request is
filed before expiration of the one-year
time limit. REVIEW COMMENT: You
may request a special exception from
the Board of Adjustment to extend the
one year time limit.

Zoning Review (3)

Subject: Zoning Review
Page Label: 1
Author: DWhiteman
Date: 10/4/2024 3:58:03 PM
Status: 
Color: 
Layer: 
Space: 

Section 5.020-G Use Regulations -
Residential Building Types. Residential
uses allowed in R districts must be
located in residential buildings.
Descriptions of the residential building
types and references to applicable
regulations are found in Section 35.010.
REVIEW COMMENT: Manufactured
Housing Units are only allowed on an
RS-3 zoned lot by Special Exception.
Apply to the Board of Adjustment for a
special exception to allow a
Manufactured Housing Unit on a RS-3
zoned lot. Contact the Tulsa Planning
Office at 918-596-7526 for Board of
Adjustment schedules procedures.

Subject: Zoning Review
Page Label: 1
Author: DWhiteman
Date: 10/4/2024 4:05:20 PM
Status: 
Color: 
Layer: 
Space: 

Para asistencia en español por favor
llame a Caleb Rocha al 918-596-7623.
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