
Board of Adjustment 

Staff Report 

BOA-23968 

Hearing Date: November 18, 2025 

Prepared by: Erin Roark 

eroark@cityoftulsa.org 

918-596-7618

Owner and Applicant Information 

Applicant: Eric G. Sack, Sack and Associates, Inc. 

Property Owner: Norman Berg and/or Willa Sue Berg 

2009 Revocable Trust 

Property Location 

1251 East 31st Place South 

Tract Size: ±0.32 acres 

Location within the City of Tulsa 

(shown with City Council districts) 

Request Summary 

Variance to reduce the required 60-foot minimum lot width 

in the RS-3 district to permit a lot line adjustment (Section 

5.030, Table 5-3); Variance to reduce the required minimum 

lot area and lot area per unit in the RS-3 district to permit a 

lot line adjustment (Section 5.030, Table 5-3). 

Zoning 

Zoning District: RS-3 

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: Main Street 

Transit: BRT Route  

Existing Bike/Ped Facilities: Sidewalks 

Planned Bike/Ped Facilities: Sidewalks 

Environment 

Flood Area: FEMA 500-Year Flood Zone 

Tree Canopy Coverage: 20-29% 

Parks & Open Space: N/A 

Elected Representatives 

City Council: District 9, Carol Bush 

County Commission: District 2, Lonnie Sims 

Public Notice Required 

Newspaper Notice – min. 10 days in advance 

Mailed Notice to 300’ radius – min. 10 days in advance 
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Staff Analysis 

The applicant is requesting a variance to reduce the required 60-foot minimum lot width in the RS-3 district to permit 

a lot line adjustment (Section 5.030, Table 5-3) and a variance to reduce the required minimum lot area and lot area 

per unit in the RS-3 district to permit a lot line adjustment (Section 5.030, Table 5-3).  

 

The existing configuration consists of two lots with nonconforming lot widths. The proposed lot line adjustment would 

move the dividing lot line 4.69 feet to the west. This would make the eastern lot conform to the RS-3 district’s 

regulations for lot width and lot area per unit. However, the proposed configuration increases the west lot’s 

nonconformity in regard to the lot width and would reduce the lot area and lot area per unit so that it is no longer 

conforming to the RS-3 district. 

 

The proposed width for the west lot is 53.31 feet, and the proposed lot area and lot area per unit per unit is 6,397 

square feet. The applicant is requesting 6.69 feet of relief for lot width and 503 square feet of relief for lot area and lot 

area per unit. 

 

 

 

 
 

Relevant Case History 

• None found. 

 

Statement of Hardship 

The applicant’s statement of hardship is attached as a separate exhibit. 

 

Comprehensive Plan Considerations 

Land Use Plan 

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 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 Residential 

East RS-3 Neighborhood Residential 

South RS-3 Neighborhood Residential 

West RS-3 Neighborhood Residential 

 

Small Area Plans  

The subject property is not within a small area plan. 
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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: South Peoria Avenue runs parallel to the east side of the subject property and is 

classified as a Urban Arterial, which has a planned minimum right-of-way width of 70 feet. 

Comprehensive Plan Street Designation: South Peoria Avenue is designated as a Main Street. Main Streets are the 

streets whose land uses have maintained their historic or urban characteristics. Buildings have minimal setbacks, 

pedestrian infrastructure is safe and comfortable, and many buildings have a mix of uses, whether multiple storefronts, 

or a combination of retail and residential on different floors of the building. On‑street parking, bicycle lanes, 

pedestrian islands, and curb extensions are used to slow traffic to a speed that is safe for pedestrians and cyclists. 

These streets are prime candidates for economic development and community development investment efforts. 

New construction and renovations of existing properties should be consistent with the existing character of the Main 

Street, and maintain a high degree of pedestrian accessibility. Setbacks should be minimal, and parking should be 

located on the street, on the side of a building, or behind the building. Uses should be predominantly mixed‑use, 

commercial, or higher density residential. Connectivity should be maintained to surrounding neighborhoods, but 

transitions between Main Street and Neighborhood areas should be considerate of potential compatibility issues, such 

as noise, light, and parking. Interactions between Main Streets and neighborhoods should be identified and mitigated, 

but should not cause a decrease in quality of either environment. 

Transit: The BRT Route runs along South Peoria Avenue 

Existing Bike/Ped Facilities: Sidewalks run along South Peoria Avenue. 

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

Arterial Traffic per Lane: South Peoria Avenue has an average annual daily traffic (AADT) of 4,624 vehicles per lane. 

 

Environmental Considerations 

Flood Area: This property is partially within a FEMA 500-Year Flood Zone. 
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Tree Canopy Coverage: Tree canopy in the area is 27%. 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: N/A 

Site Photos 

 
View south from East 31st Place South, March 2025 (Image from Google Street View) 

 

9.4



BOA-23968 Staff Report November 18, 2025 

City of Tulsa Board of Adjustment  

Sample Motion 

I move to approve or deny a variance to reduce the required minimum lot width in the RS-3 district from 60 feet to 

53.31 feet to permit a lot line adjustment and a variance to reduce the required minimum lot area and lot area per unit 

in the RS-3 district from 6,900 square feet to is 6,397 square feet to permit a lot line adjustment (Section 5.030, Table 5-

3). 

• 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 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 regulations were carried out; 

b. That literal enforcement of the subject zoning code provision is not necessary to achieve the provision’s intended 

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 

LTS 8 & 9 BLK 2, WESTVIEW ADDN AMD L1-7 B1 & L1-14 B2, 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; 

As platted, all lots within the Westview Addition are below the minimum required lot width. Due to the setback required 
from Peoria, 15 ft, the resulting building area on Lot 8 is only 38.6 ft. This condition creates a lot which is essentially 
unbuildable; any home design to fit the lot must be narrower than what would be allowed within even RS-4 zoning. It would 
be inconsistent with all other lots within the subdivision. 

2. That the literal enforcement of the subject zoning code provision is not necessary to achieve the provision's intended 
purpose; 

The zoning code is intended to create harmony between property development within the district. Here, literal enforcement 
creates the opposite. The variances requested maximize the buildable area on the two lots, thereby achieving the intent of 
the code. 

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; 

This situation is unique to only three lots in this specific subdivision, the three lots which are along Peoria. 

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

This situation was created by the plat recorded in 1940, and the present zoning code. The recent zoning code amendment, 
specifically the modification to Footnote 3 to Table 5-3, improved the situation, however, the building area on Lot 8 is still 
below the area in a RS-4 district, and inconsistent with the subject property RS-3 district. 

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

The variances request result in the largest building area on each of the two lots, allowing for structures consistent with the 
neighborhood, these variance are the minimum required to achieve this harmony with the neighborhood. 

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 requested variances result in building areas allowing structures the most consistent with the neighborhood. Denying 
the variances results in a home on Lot 8 which is inconsistent with the neighborhood. 

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 zoning code is to create harmony within the district and separation between structures along with setback from the 
arterial street. The variances maintain these setbacks while maximizing the building area on each lot, consistent with the 
neighborhood. 

Revised 2025-01-14 9.10
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EAST 31 ST PLACE 

Before Lot Line Adjustment 
LOT WIDTH, LOT AREA, AND BUILDABLE WIDTH 

REQUIRED LOT WIDTH (ZONING) 60' 
ACTUAL LOT WIDTH 

LOT 8 58.62'• 
LOT 9 58.00'• 

REQUIRED LOT AREA 
ACTUAL LOT WIDTH 

(ZONING) 6,900 SF 

LOT 8 7,034 SF 
LOT 9 6,960 SF 

BUILDABLE WIDTH 
LOT 8 38.62' 
LOT 9 48.00' 

* ITEM IS NON-COMPLIANT 

Building Setback and Tract Exhibit 
1251 East 31st Place South 

City of Tulsa, Tulsa County, State of Oklahoma 
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After Lot Line Adjustment 
LOT WIDTH, LOT AREA, AND BUILDABLE WIDTH 

REQUIRED LOT WIDTH (ZONING) 
ACTUAL LOT WIDTH 

LOT 8 (EXPANDED) 
LOT 9 (REDUCED) 

REQUIRED LOT AREA (ZONING) 
ACTUAL LOT WIDTH 

LOT 8 
LOT 9 

BUILDABLE WIDTH 
LOT 8 
LOT 9 

60' 

63.31' 
53.31 '* 

6,900 SF 

7,597 SF 
6,397 SF* 

43.31' 
43.31' 

* ITEM IS NON-COMPLIANT (VARIANCE SOUGHT) 

Building Setback and Tract Exhibit 
1251 East 31st Place South 
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