CITY OF

TULSA

Board of Adjustment

Staff Report
BOA-BOA-23998

Hearing Date: January 27, 2026

Prepared by: Erin Roark
eroark@cityoftulsa.org
918-596-7618

Owner and Applicant Information
Applicant: Larry Ingram

Property Owner: Ingram Revocable Trust

Property Location
546 East Pine Place

Tract Size: £0.22 acres

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

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

Request Summary
Variance to reduce the required 35-foot arterial street

setback in the RS-3 district (Section 5.030-A, Table 5-3).

Zoning
Zoning District: RS-3

Zoning Overlays: HNO

Comprehensive Plan Considerations

Land Use
Land Use Plan: Neighborhood

Small Area Plans: Unity Heritage

Development Era: Early Automobile Era

Transportation
Major Street & Highway Plan: Secondary Arterial

planitulsa Street Type: Main Street

Transit: Regular Route

Existing Bike/Ped Facilities: Sidewalks, Signed Route, Signed
Route

Planned Bike/Ped Facilities: Sharrow, Signed Route,
Sidewalks

Environment
Flood Area: N/A

Tree Canopy Coverage: 0-9%

Parks & Open Space: Recreation fields of Carver Middle
School
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Staff Analysis
The applicant is requesting a variance to reduce the required 35-foot arterial street setback in the RS-3 district

(Section 5.030-A, Table 5-3). As proposed, the addition will be approximately 14 feet from the southern (rear) lot line,
which abuts East Pine Street. The applicant is requesting approximately 21 feet of relief.

*kk

Relevant Case History
e 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, HNO Neighborhood Residential
East RS-3, HNO Neighborhood Residential
South RS-3, HNO, NIO Neighborhood Residential
West RS-3, HNO Neighborhood Residential

Small Area Plans
The subject property is located within the Unity Heritage Neighborhoods Plan. The eight defined goals of this plan,
established in 2016, are as as follows:

1. Enhance the desirability of all neighborhoods in the planning area.

2. Preserve and stabilize the area’s healthy neighborhoods.

3. Transform and revitalize neighborhoods most impacted by vacancy or poor maintenance.

4. Capitalize on OSU-Tulsa, Langston University Tulsa, and proximity to Downtown to spur redevelopment of the
southern edge of the Unity Heritage area.
Build on the presence of industry and employment to add additional jobs and employ local residents.
Celebrate the area’s history and strengthen its character.
7. Enhance local commerce and access to important goods and services.

SN
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8. Expand multi-modal transportation options throughout the Unity Neighborhoods area.

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 Pine Street North runs parallel to the south side of the subject property and is
classified as a Secondary Arterial, which has a planned minimum right-of-way width of 100 feet.

Comprehensive Plan Street Designation: East Pine Street North 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: Regular Route 201 runs along East Pine Street North.

Existing Bike/Ped Facilities: A Signed Route, the Greenwood/Mohawk Linkage, runs along North Greenwood Avenue.
Sidewalks are present along East Pine Street.

Planned Bike/Ped Facilities: The 2015 GO Plan recommends a Sharrow along East Pine Street North and a Signed
Route along North Greenwood Avenue. Sidewalks are recommended along all street frontages.

Arterial Traffic per Lane: East Pine Street North has an average annual daily traffic (AADT) of 2,472 vehicles per lane.

Environmental Considerations
Flood Area: N/A

Tree Canopy Coverage: Tree canopy in the area is 9%. 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: The recreation fields of Carver Middle School are located nearby to the southeast of the subject
property.

City of Tulsa Board of Adjustment
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Site Photos

View north from East Pine Street, March 2025 (Image from Google Street View)

City of Tulsa Board of Adjustment
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Sample Motion
| move to approve or deny a variance to reduce the required arterial street setback in the RS-3 district from 35 feet to
approximately 14 feet (Section 5.030-A, Table 5-3).

e per the conceptual plan(s) shown on page(s) of the agenda packet.

e 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
LT 11 BLK 3, HERITAGE HILLS 1l AND RSB PT INVESTORS, HARDING & DUNBAR ADDS, City of Tulsa, Tulsa County,
State of Oklahoma

Exhibits

Case map

Aerial (small scale)

Aerial (large scale)

Tulsa Comprehensive Plan Land Use Map

City of Tulsa Board of Adjustment

9.5



INIDETROITHAV/E]

NELENAYE

INJEIGINJAVE]

EWYNIREIN
HNEN

INIERANKEGRIFAVE}

[EAVIRGINISTS
BUTEFL

IEJUTELS TS

IEATECUMSEHISTS

IE[SEMINGUE[RIN

N FRANDIRRT V2

IEISEMINOIELS TS

NWOODJAVE]

CIEIREADINGYS Ty

INIERANKEGORT{PIR
INIGREE|

IE[QUEENISTS

EIRINEIRI

in

INIGREENW.©ODYAVE}

INIROQUOISIAVE]
INIIPANSTN GYAVE]

SEVCLE ST

READINGIS/T#

0w

EJQUEEN]RIS

INIHARTEQRDYAVE]
|

INIGREENWOGD]PI

BUEIVST

BANERL

ERPNEST

N FARTRCRD AVE

N
)
2 B
% S EeraamemarL
g ST i B LARCIAST
B zeraamema st g y
% S
X
W)
S
E %
IEINEWLONIPIS =
BNEWTeN ST
B ARSRALL AL,
B ARSI S B ARSHIALL ST
% % BLATIER G 3
= % S
S
S &
S = =
= BLATIIER L
Feet Note: Graphic overlays may not precisely N
0 275 550 m Subject B O A _23 9 9 8 align with physical features on the ground.
—— Tract Aerial Photo Date: 2025
20-12 25

9.6



BANEAL

INIERANKEORTRIN

INIGREENW.OODJAVE]

S
<
S
e
&2
B CILARICNA FlL
Feet
0 50 100

Subject
Tract

Note: Graphic overlays may not precisely

B O A _23 9 9 8 align with physical features on the ground.

20-12 25

Aerial Photo Date: 2025

9.7

N

P




R A s T N

Iy SN -

=

t___

| NN

]

T - SR Jmn /ﬂmﬂﬁmzﬁzﬁm /A“
See o mm
y- ; /7///7//% |

N\
N\
N\
IAV'VHSONINN, ‘

%
[
3
= c
x
; = S S m/m
7S \ w
£ b s
W P g ! ‘_.,_.._ /I JAV-SIONDOYIN
g & LII’JJ“”.“:I! i
L& 2 N AN s
B — .E oA
a
W /r X

N
0
oy
N
5
)
S
X
ST
|
T
g
Sk
§l|
S
<
‘?N

s

AT

e de

AANAAN 728770 2 |

| NLAL s u ] S
Vi i e 0 W || | 2
|||||| = SO I XX >

VA0 CAAALT Y 4 A S IR §
A A 2 umpwowgvmwmw.z._( ~ m /
/ AN _
) e AN 3
1 1 4Av aoomn _.z! .
T AT TS T A TR [/VAH
( %) IS

||.W_|J||H_.||J.& L g o L] % N m>$ee%_m_.w<mmm@z $ ﬁ v%

I NN I

S

P\ WA —L — <t i P-4 ~l L1

L - a I% | R
I A luI-TLErﬂuw @ s
R v - S |

L..m_|l+ myrlwmll%lmﬁl o t_ w“Wm m@/ ”,
= i Al

O
w

LE}L‘ATIMER"’CT/"/

E NEVVV,T9I\ PL

E'MARSHALLST

P I iy wam g  rw wvia) = BAV ) 3 o 5 N
oA | N7V Z X Z 0 77 7 v | KM @
H_J TULW_H\_.__‘._@OM_MZ&_E_UH 15 L LV i \uD Al #%wu\_cr%:ohny /M& m ﬂ
uf ay /] iy __ 7_ Paap | %4 _ﬁ|ﬁ , E_mmxz«mm"z, ﬁV/ : N
h_“ L~ Lﬂﬂ?W@ﬁZWL v; o ! S W N L M X
u_ ) wavay, AV __ﬂ____:: v o
| A e B | 1. (= B e |
| WA D L e L A R B S = | :
G S tEE i iy SR TSR
i — TrV _ CORAVNID TN
m_m = — THM.LA WA Aanes A vouq : TR
H__ - 4 pa f D.n ﬂ v _J_ 7 I L9 ILYNNIONION, [~ JL X /ﬁ /_/_l
illg = e (=l | R
.mm_u_.L LIL 7 WﬂIMfl_ w0 _ 3 l wd_z&zzsd%m - N _4
.L.ﬁ%.ml M_I_I_ I._MEWA W.HL Mnln“. Hﬁnﬂ" TIIIUlMM’IIIW_HW WS- uiﬁ.ﬂvvﬁs‘?ay\ﬂm// /VPWu/ﬂ St o m

T BRI T 5 et s e ST
7 leinananananarlanan e B T P T P

20-12 25

BOA-23998

™ ™ M Subject
[ T Tract

275 550

Feet

0




B ) I |

I [

J

[C N ]

I

9.9

20-12 25

|

BOA-23998

™ ™ M Subject
[ T Tract

550

[ [T [TTTTTTTTTTTTTI]l

Feet
275

01T
— - , JAY ONISNYTN m
— 1 o
—IAV-ONISNY. =0 [
— -
C__f——
S 8
— JAV VHSON3IM N 2 T
T 5
bEm— ] X B
0] oo, | 5 3
ﬁ : ié S
-SIONDOYI'N— - Q M .m - -
. y Q
| ) _ w b
_ _ u < it )
£ = JAV QHOHLHVHN— o
T==r T :
)
e
[
_ 5
mﬂ L = S O
=z } b » l_'7 J ©
-~ j " — (6]
g 7 Q T JAV GOOMNITHIN_ o ||
> Y — S e BT : s Y O T O 3
w E lm S 3 nA._ S < & 2 L | o
e Ea ) e e S I 5 & ¢ ,
| u u U w J u O m L_H -
N M "_Td.14OAMNYHH-N—, _ T o < a
£|ES, BEEm=—=E=i
- IAV LHODINVHH N u - " = W i
[ ]I T AV=LIOIINYV SN
" SAV LHOANNVEAN -
-l
_ ‘ ‘ & N ELGIN.P
| ﬁ 2 N
4 - al
JAVINIOTAN AV NIDTI'N i _ _ T
—L ELGINAVE M/A 4m><.zm.._... N
| v Liosaan S IVNNIONION :— _ *
[ _l:H_ _ ﬁ.us V1108130 N
5 [T
NCINCINNATIPL] \M\ -
| Rl
_ _ L] b= LAATE-HONI-HIHLNT NILIYIN— ,__ :
g I T (T ) | (T T

0




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;

qucm‘/j oFf the streeld Frnfage 5 oon Flme becavre
of #he {[...'oe of /o‘t".

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

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;

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

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

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.

Revised 2025-01-14 9 1 O
.
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Situs Address 546 £ PINE PL N TULSA 74106

Owner Name INGRAM REV TRUST

Owner Mailing 546 E PINE PL

Address TULSA , OK 74106

Account Type Residential

Parcel ID 18160-02-25-27560

Land Area 0.22 acres /9,711 sq ft

School District T1A

Legal Subdivision: HERITAGE Hi'LLS It AND RSB PT
Description INVESTORS, HARDING & DUNBAR ADDS (18160}

Legal: LT 11 BLK 3
Section: 25 Township: 20 Range: 12
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Wall cross section: slab

A: Roof pitch 4/

B:_Roof covering fyps 5'/"(1»4?;)

C:Roofdecking /2~ O ST

’ . £ o
D- Rafter size and spacing Z5% 16 "aC_
E: Geling joistsze and spacing_ =% F 16 9

F: Celing insulation (Riomin)__ R - 38
(4
G: Interior walt and cedling covering ‘[ f E?sz'/{{.
H: Wall stud size and spacing Z"{ (87
12 Foor (i} cable! ’ ] Al
covering (F apoh }ﬁi%dﬁ‘
& 2nd floor joist size and spating (i appficable)

K: Exteriorwail sheathing_1%__OS
L: Exterior wall covering_2/¥ XU /3’1’1"4‘? %
M: Wl insutation (R13 min)_ 1 (3

N: Floor covering L""\*“g{ ;M ,
O: Treated s plate_o__ el 1T
P Min. ‘IIZ'arumrhon.maxB",m;(ornme:i

approved method) @ A-4I0L
/

ASS

o st wtness_4 /1"

R: Base corse

S: Doweis, min. 1£2°, 4 o.c., min. 12" ambedment
nto foating and stem wait >

T: Footing thickness (6~ minimum*) Z;Z - £é
th Fooling depth (18" mirdmum™) i

V; Footing width (12" minirum) f

W: Foofing reinforcement (four - 5/8° minimum)
i/r £ b—;r'Lv’ 37 :g“

* Will vary with building height, veriesr type, stc.
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