
Board of Adjustment 

Staff Report 
BOA-24065 

Hearing Date: July 7, 2026 
Prepared by: Christopher Willis 

ctwillis@cityoftulsa.org 
918-596-7620 

Owner and Applicant Information 
Applicant: Darryn Jones 

Property Owner: Herron Jones Corporation 

Property Location 
320 South 42nd West Avenue 

Tract Size: ±0.19 acres 

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

Request Summary 
Special Exception to permit a duplex in the RS-3 district 
(Section 5.020, Table 5-2, Table 5-2.5). 

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

Comprehensive Plan Considerations 
Land Use 
Land Use Plan: Neighborhood 
Small Area Plans: Charles Page 
Development Era: Streetcar  

Transportation 
Major Street & Highway Plan: N/A 

planitulsa Street Type: N/A 

Transit: N/A  

Existing Bike/Ped Facilities: Sidewalks 

Planned Bike/Ped Facilities: N/A 

Environment 
Flood Area: FEMA 100-year Floodplain, Tulsa Regulatory 
Floodplain 
Tree Canopy Coverage: 0-9%  
Parks & Open Space: Zeigler Park 

Elected Representatives 
City Council: District 4, Laura Bellis 
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 
Posted Sign – min. 10 days in advance 
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Staff Analysis 
The applicant is requesting a special exception to permit a duplex in the RS-3 district (Section 5.020, Table 5-2, Table 
5-2.5). The proposed duplex will be a conversion of the existing 2,466-square-foot single detached dwelling on the 
subject property.   

 

          5.020-G    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. The following residential building types are allowed in R districts. 

     *** 

Table 5-2.5: R District Building Type Regulations for Household Living 
USE C ATE GOR Y  

RE 

RS- 

RD RT 

RM- 

RMH 

 
Subcategory 

Specific Uses 
  Building Type 

1 2 3 4 5 0 1 2 3 
Supplemental 
Regulations 

RESIDE N TIAL                
Household Living               
Two households on single lot   

Duplex – – – S S S P P P P P P –  
 
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 
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 
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Small Area Plans  
The subject property is included in the Charles Page Boulevard Area Revitalization Plan, which sets forth goals, action 
themes and implementation steps will contribute positively to the creation of employment opportunities and 
increasing disposable income for area residents as well as bringing about a reversal of declining population trends in 
the Charles Page Boulevard area. The four goals of the plan are as follows: 

1. Increase resident population 
2. Increase disposable income levels 
3. Increase employment capacities and opportunities 
4. Increase the self-sufficiency and well-being of the current residents. 

 

Development Era 
The subject property is in an area developed during the Streetcar Era (1910s-30s), prior to the proliferation of 
automobiles, when streetcars facilitated growth beyond downtown. Land uses range from fully integrated to 
somewhat separated, on a half-mile grid, with a mix of housing options. Priorities in these areas include walkability, 
bikeability, access to public transit, historic preservation, housing type variety, mixed-use development, transit-
oriented development, commercial districts, and well-designed streetscapes. 

Transportation 
Major Street & Highway Plan: N/A 

Comprehensive Plan Street Designation: N/A 

Transit: N/A 

Existing Bike/Ped Facilities: Sidewalks are present along South 42nd West Avenue. 

Planned Bike/Ped Facilities: N/A 

Arterial Traffic per Lane: N/A 

 
Environmental Considerations 
Flood Area: The subject property is located entirely within a FEMA 100-year Floodplain and a Tulsa Regulatory 
Floodplain. 

 
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: Zeigler Park is located nearby to the east of the subject property. 
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Site Photos 
 

 
 
View west from South 42nd West Avenue, June 2022 (Image from Google Street View) 
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Sample Motion 
Special Exception 
I move to approve or deny a special exception to permit a duplex in the RS-3 district (Section 5.020, Table 5-2, Table 
5-2.5); 
• 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 
LT 4 BK 2, HAYDEN-LEWIS ADDN, 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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DWhiteman
Zoning Review
Two notes:  One, please submit a site plan that is more clear. Some of the text and dimensions on this site plan are not legible. Second, two building permits will be required to remodel this house into a duplex if the zoning is approved; one residential alteration permit for each unit. You will need an address for each unit, please email addresschange@cityoftulsa.org for more assistance.

DWhiteman
Zoning Review
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. The following residential building types are allowed in R districts.
REVIEW COMMENT: Per this table, duplexes 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 duplex on an RS-3 zoned lot. Contact the Tulsa Planning Office at 918-596-7526 for Board of Adjustment schedules and procedures.


DWhiteman
Zoning Review
Section 5.030-A, Table of Regulations.  The lot and building regulations of Table 5-3 apply to all principal uses and structures in R districts, except as otherwise expressly stated in this zoning code. General exceptions to these regulations and rules for measuring compliance can be found in Chapter 90. Regulations governing accessory uses and structures can be found in Chapter 45.
REVIEW COMMENT:  Duplexes in the RS-3 district (if allowed by a special exception) are required to have 2,500 square feet of open space per unit, for a total of 5,000 square feet per lot.  Per Section 90.080-B, the driveway cannot be counted as open space. Driveway counts as open space in the rear yard only. You will need to request a variance from the Board of Adjustment for a duplex on an RS-3 zoned lot to have less than 2,500 square feet of open space per unit. 
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