
Board of Adjustment 

Staff Report 
BOA-24086 

Hearing Date: August 25, 2026 
Prepared by: Christopher Willis 

ctwillis@cityoftulsa.org 
918-596-7620

Owner and Applicant Information 
Applicant: Amber Welch 

Property Owner: Amber Welch 

Property Location 
1020 East 21st Street South 

Tract Size: ±0.60 acres 

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

Request Summary 
Special Exception to permit a temporary use for a Holiday 
Home Tour (Section 50.020-D). 

Zoning 
Zoning District: RS-2 
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: Urban 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: 20-29% 
Parks & Open Space: N/A 

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 temporary use for a Holiday Home Tour (Section 50.020-D). 
The proposed temporary use of a Holiday Home Tour at the applicant’s 1925 residence will be seasonal in nature and 
limited to specific dates and hours listed below: 

• Tuesday November 10th, 2026 
o 4-7:30 pm 

 
• Thursday November 12th and Thursday November 19th, 2026 

o 4-5:30 pm; 6-7:30 pm 
 

• Friday November 13th and Friday November 20th, 2026 
o 4-5:30 pm; 6-7:30 pm; 8-9:30 pm 

 
• Saturday November 14th and Saturday November 21st, 2026 

o 10-11:30 am; 12-1:30 pm; 2-3:30 pm; 4-5:30 pm; 6-7:30 pm; 8-9:30 pm 
 

• Sunday November 15th and Sunday November 22nd, 2026 
o 10-11:30 am; 12-1:30 pm; 2-3:30 pm; 4-5:30 pm; 6-7:30 pm 

 

Section 50.020   Authority to Approve 

50.020-D Temporary uses that do not comply with all applicable regulations and all conditions of 
approval may be approved as special exceptions in accordance with Section 70.120. The 
development administrator is authorized to refer any temporary use to the board of 
adjustment for consideration in accordance with special exception procedures of Section 
70.120. 

 
Relevant Case History 

• BOA-18730, April 25, 2000; The board granted a minor variance to reduce the rear yard setback from 25 feet 
to 23 feet; and a minor variance to reduce the side yard setback from 25 feet to 22 feet to permit an addition. 
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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/HP Neighborhood Residential 
East RS-2 Neighborhood Residential 
South RS-2 Neighborhood Residential 
West RS-2 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 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 21st Street South runs parallel to the north side of the property and is classified as 
an Urban Arterial, which has a planned minimum right-of-way width of 70 feet. 

Comprehensive Plan Street Designation: N/A 

Transit: Regular Route 150 runs along East 21st Street South, adjacent to the subject property. 

Existing Bike/Ped Facilities: Sidewalks are present along the north side of the subject property parallel to East 21st 
Street South and along the east side of the subject property parallel to South Norfolk Avenue. 

Planned Bike/Ped Facilities: N/A 

Arterial Traffic per Lane: East 21st Street South has an average annual daily traffic (AADT) count of 3,831 vehicles per 
lane. 

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

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 
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Site Photos 
 

 
 
View south from East 21st Street South, March 2025 (Image from Google Street View) 

 

 
View west from South Norfolk Avenue, March 2025 (Image from Google Street View) 
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View southeast from East 21st Street South, March 2025 (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 temporary use for a Holiday Home Tour (Section 
50.020-D); 
• per the conceptual plan(s) shown on page(s) ______ of the agenda packet. 
• subject to the following conditions (including time limitation, if any): ______________________________________. 

Conditions volunteered by the applicant: The proposed temporary use of a Holiday Home Tour at the applicant’s 
1925 residence will be seasonal in nature and limited to specific dates and hours listed below: 

• Tuesday November 10th, 2026 
o 4-7:30 pm 

 
• Thursday November 12th and Thursday November 19th, 2026 

o 4-5:30 pm; 6-7:30 pm 
 

• Friday November 13th and Friday November 20th, 2026 
o 4-5:30 pm; 6-7:30 pm; 8-9:30 pm 

 
• Saturday November 14th and Saturday November 21st, 2026 

o 10-11:30 am; 12-1:30 pm; 2:00-3:30 pm; 4-5:30 pm; 6-7:30 pm; 8-9:30 pm 
 

• Sunday November 15th and Sunday November 22nd, 2026 
o 10-11:30 am; 12-1:30 pm; 2-3:30 pm; 4-5:30 pm; 6-7:30 pm 

 
Each tour will be limited to 30 guests with reservations in advance. Guests will park off-site at the 
applicant’s retail store in Utica Square and be shuttled to the home in two staggered groups of 15. There 
will be an opportunity for tour guests to purchase holiday merchandise, however this is limited to the 
scheduled dates and not available to the public.  Trained professionals will be staffed to assist guests, 
monitor visitor flow, and ensure orderly operations throughout each scheduled tour day. 

 
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 
LTS 9 & 10 BK 8, SUNSET PARK AMD, 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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