
AGENDA 
Tulsa County Board of Adjustment 

Regularly Scheduled Meeting 
Tuesday August 15, 1:30 p.m. 

Williams Tower I 
1 West 3rd Street, St. Francis Room 

 
Meeting No.522 

 
Consider, Discuss and/or Take Action On: 
 

1. Approval of Minutes of June 26, 2023 (Meeting No. 52). 
 
2. Approval of Minutes of June 26, 2023 (Meeting No. 522). 

 
UNFINISHED BUSINESS 

 
3. CBOA 2694-A - William Vernon Bearden Jr. 

Action Requested: 
Modification to a previously approved Special Exception (CBOA-2694) for a 
firework stand (Use Unit 2) to extend the time limit (Section 310). Location:  
17137 S Mingo Rd.  
 

NEW APPLICATIONS 

 
4. CBOA 3085 - Elizabeth Kaiser 

Action Requested: 
Special Exception to permit a manufactured home in the RS district (Section 
410); Variance to permit two dwelling units on a single lot of record in an RS 
district (Section 208). Location:  4649 S 65th Ave W  
 

5. CBOA 3086 - Valorey Totten 
Action Requested: 
Special Exception to permit mining and dirt removal (Use Unit 24) in an AG 
district (Section 310) Location:  3274 E 66 ST N  

 

6. CBOA 3087 - Yesenia Hernandez 
 Action Requested: 
Variance to permit two dwelling units on a single lot of record in an RS district 
(Section 208). Location:  3274 E 66 ST N  



 
7. CBOA 3088 - Ervin Walker 

Action Requested: 
Variance to permit a detached accessory building in the RS district to be greater 
than 750 sf of floor area (Section 240.2.E) 6253 N Garrison Av E  
 

8. CBOA 3089  - Elvajean Hope 
  Action Requested: 

Special Exception to permit a single-wide manufactured home in an RS district 
(Section 410). Location:  5944 N Rockford Ave  
 

9. CBOA 3090 - Earth Property Mangagement LLC 
Action Requested: 
Special Exception to permit mining and dirt removal (Use Unit 24) in an AG 
district (Section 310) Location: 3404 E 66th St N  
  

10. CBOA 3091 - Timothy Merrill 
Action Requested: 
Use Variance to allow Use Unit 15, Other Trades and Services to permit a 
personal shop building as the primary use (Section 410). Variance of the street 
frontage from 30' to 0' (Section 207). Variance for size of an accessory building in 
an RS district from 750 sf (Section 410). Location: 4315 W 46th St S  

 
11. CBOA 3092 - Patrick Starkey 

Action Requested: 
Special Exception to permit a manufactured home in the RS district (Section 410) 
Location:  737 E 63rd St N  
 

12. CBOA 3093 - Doug Morrison 
Action Requested: 
Special Exception to permit Use Unit 17, Automobile and Allied Activities in a CS 
zone (Section 710). Location: 4300 S 65th W Ave  
 

13. CBOA 3094 - Michaela Givens 
Action Requested: 
Variance of the side setback from 15' to 5' (Section 330). Location:  2686 E 116th 
St N  

 
 
 
 



OTHER BUSINESS 
 
 

NEW BUSINESS 
 
 

BOARD MEMBER COMMENTS 
 
 

ADJOURNMENT 
 
 

Website: tulsaplanning.org  E-mail: esubmit@incog.org 
 
If you require special accommodations pursuant to the Americans with 
Disabilities Act, please call 918-584-7526. 
 
NOTE: Exhibits, Petitions, Pictures, etc., presented to the Board of Adjustment 
may be received and deposited in case files to be maintained at the Tulsa 
Planning Office at INCOG. All electronic devices must be silenced during the 
Board of Adjustment meeting. 
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Case Number: CBOA-2694-A 
 
Hearing Date: 08/15/2023 1:30 PM 
(Continued from 07/18/2023) 

 
Case Report Prepared by: 
 
Jay Hoyt 
 

 
Owner and Applicant Information: 
 
Applicant: William Vernon Bearden Jr.    
 
Property Owner: CARMICHAEL, CHESTER 
DON & JOYCE ANN 
 

 
Action Requested: Modification to a previously approved Special Exception (CBOA-
2694) for a firework stand (Use Unit 2) to extend the time limit (Section 310). 
 
 
Location Map: 

 
 

 
Additional Information: 
 
Present Use: Firework stand    
 
Tract Size: 116.38 acres 
 
Location: 17137 S MINGO  RD E 
 
Present Zoning: AG 
 
Fenceline/Area: Bixby 
 
Land Use Designation: Rural 
Agriculture/Flood District 
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TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

 
TRS:  7431                                                                                                           CASE NUMBER: CBOA-2694-A 
CZM:  68                                                                                             CASE REPORT PREPARED BY:  Jay Hoyt 
   
HEARING DATE:  08/15/2023 1:30 PM (Continued from 07/18/2023) 
 
APPLICANT:  William Vernon Bearden Jr.  
 
ACTION REQUESTED:  Modification to a previously approved Special Exception (CBOA-2694) for a firework 
stand (Use Unit 2) to extend the time limit (Section 310). 
 
LOCATION:  17137 S MINGO  RD E      ZONED:  AG 
 
FENCELINE: Bixby 
 
PRESENT USE: Firework stand      TRACT SIZE:  116.38 acres 
 
LEGAL DESCRIPTION:  W/2 NW & SE NW LESS BEG NWC NW TH S65 E1155.3 SE20.6 E130 N70 W TO 
POB & LESS W24.75 FOR RD SEC 31 17 14 116.380ACS,  Tulsa County, State of Oklahoma 
 
RELEVANT PREVIOUS ACTIONS:   
 
Subject Property: 
  

CBOA-2694 July 2018: The Board approved a Special Exception to allow a fireworks stand (Use 
Unit 2) in an AG zoned district. (Sec. 310) with a time limit of 5 years. 
 
CBOA-2001 September 2002: The Board approved a Use Variance to allow retail sales of produce 
on an AG tract (Sec. 310). 
 

Surrounding Properties: 
  

CBOA-2814 May 2020: The Board approved a Use Variance to allow Use Unit 25, Light 
Manufaturing and Industry, to permit processing in an AG district (Section 1225). 
 

ANALYSIS OF SURROUNDING AREA:  The subject tract is zone AG and contains an agricultural produce 
establishment. The tract is abuts AG zoned lots to the North, East and South containing Agricultural land 
and to the West by CS/RS/RE zoning (within Bixby Corporate limits) containing Single-Family residences 
and a Religious Facility. 
 
STAFF COMMENTS:   
The applicant is before the Board to request a Modification to a previously approved Special Exception 
(CBOA-2694) for a firework stand (Use Unit 2) to extend the time limit (Section 310). 
 
Previously, CBOA-2694 was approved by the Board granting a Special Exception to allow a fireworks stand 
with a five year time limit, which expires in July of this year (2023). The applicant wishes to extend this 
time limit so that they may continue to utilize the subject lot for fireworks sales.  
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A special exception was required as the proposed fireworks sales is a use which is not permitted by right 
but by exception in the AG district because of potential adverse effects, but which if controlled in the 
particular instance as to its relationship to the neighborhood and to the general welfare, may be permitted.  
The fireworks sales must be found to be compatible with the surrounding neighborhood.   
 
If inclined to approve the Board may consider the following conditions or others as deemed appropriate to 
the request: 

 Limiting the day and hours of operation. 
 Placing a time limit for approval of the modification reqest. 

 
“Move to _________ (approve/deny) a Modification to a previously approved Special Exception (CBOA-
2694) for a firework stand (Use Unit 2) to extend the time limit (Section 310). 

 
Per the Conceptual Plan(s) shown on page(s) ______ of the agenda packet. 

 
Finding the proposed modification is compatible with and non-injurious to the surrounding area and 
meets the previously granted Board relief or meets the zoning requirements, per code.
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Subject Property looking South from E 171st St S 

 
Subject Property looking East from S Mingo Rd 

 
Subject Property looking Northeast from S Mingo Rd 
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Case Number: CBOA-3085 
 
Hearing Date: 08/15/2023 1:30 PM 

 
Case Report Prepared by: 
 
Jay Hoyt 
 

 
Owner and Applicant Information: 
 
Applicant: Elizabeth Kaiser   
 
Property Owner: HARRISON, RUSSELL & 
REBECCA 
 

 
Action Requested: Special Exception to permit a manufactured home in the RS district 
(Section 410); Variance to permit two dwelling units on a single lot of record in an RS 
district (Section 208). 
 
 
Location Map: 

 
 

 
Additional Information: 
 
Present Use: Residential    
 
Tract Size: 1.2 acres 
 
Location: 4649 S 65 W Ave 
 
Present Zoning: RS 
 
Fenceline/Area: Berryhill 
 
Land Use Designation: Existing 
Neighborhood 
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TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

 
TRS:  9229                                                                                                               CASE NUMBER: CBOA-3085 
CZM:  45                                                                                             CASE REPORT PREPARED BY:  Jay Hoyt 
   
HEARING DATE:  08/15/2023 1:30 PM 
 
APPLICANT:  Elizabeth  Kaiser 
 
ACTION REQUESTED:  Special Exception to permit a manufactured home in the RS district (Section 410); 
Variance to permit two dwelling units on a single lot of record in an RS district (Section 208). 
 
LOCATION:  4649 S 65 W AVE      ZONED:  RS 
 
FENCELINE: Berryhill 
 
PRESENT USE: Residential      TRACT SIZE:  1.2 acres 
 
LEGAL DESCRIPTION:  LTS 3-62  LESS W50 THEREOF BLK 49, NORTH TANEHA Tulsa County, State of 
Oklahoma 
 
RELEVANT PREVIOUS ACTIONS:   
 
Surrounding Property: 
  

CBOA-1563 April 1998: The Board approved a Variance of the allowable square footage for an 
accessory building from 750 sf to 3,200 sf and a Variance to allow two dwelling units on one lot of 
record in an RS district. 
 
CBOA-1468 December 1996: The Board approved a Special Exception to permit a manufactured 
home in the RS district (Section 410) and Variance to permit two dwelling units on a single lot of 
record in an RS district (Section 208). 
 

ANALYSIS OF SURROUNDING AREA:  The subject tract is zoned RS and contains a single-family residence 
and is abutted to the West, South and East by RS zoned tracts containing single-family residences and to 
the North by RE zoning containing a single-family residence. 
 
STAFF COMMENTS:   
The applicant is before the Board to request a Special Exception to permit a manufactured home in the RS 
district (Section 410) and a Variance to permit two dwelling units on a single lot of record in an RS district 
(Section 208). 
 
A special exception is required as the proposed mobile home is a use which is not permitted by right but by 
exception in the RS district because of potential adverse effects, but which if controlled in the particular 
instance as to its relationship to the neighborhood and to the general welfare, may be permitted.  The 
mobile home must be found to be compatible with the surrounding neighborhood.   
 
The RS district is limited to one dwelling unit per lot of record per Section 208 of the Tulsa County Zoning 
Code. The minimum lot area per dwelling unit in the Rs district is 6,900 sf. The subject tract is 1.2 acres in 
area, so has the required lot area to permit two dwelling units. 
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The applicant provided the statement that they would be “Adding a second dwelling unit to bring their 
mother/mother-in-law, Beth Williams, age 81 onto the property.” 
 
If inclined to approve, the Board may consider any condition it deems necessary and reasonably related to 
the request to ensure that the proposed special exception and variance is compatible with and non-
injurious to the surrounding area. 
 
Sample Motion: 
 
“Move to _________ (approve/deny) a Special Exception to permit a manufactured home in the RS district 
(Section 410) and a Variance to permit two dwelling units on a single lot of record in an RS district 
(Section 208). 
 
Per the Conceptual Plan(s) shown on page(s) ______ of the agenda packet. 
 
Subject to the following conditions, if any: _______________________________. 
 
Finding the hardship to be __________. 
 
Finding by reason of extraordinary or exceptional conditions or circumstances which are peculiar to the 
land, structure or building involved, the literal enforcement of the terms of the Code would result in 
unnecessary hardship; that such extraordinary or exceptional conditions or circumstances do not apply 
generally to other property in the same use district; and that the variance to be granted will not cause 
substantial detriment to the public good or impair the purposes, spirit, and intent of the Code, or the 
Comprehensive Plan. 
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Subject Property looking Northeast from S 65th W Ave 
 

 
Subject Property looking East from S 65th W Ave 
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Subject Property looking Southeast from S 65th W Ave 
 

CBOA-3085  4.5



RS

AG

RS

AG

RS

RE

CS

S 6
5T

H 
WE

ST
 A

VE

W SKYLINE DR

S 6
3R

D 
W 

AV
E

S 6
9T

H 
W

 AV
E

S 6
1S

T W
 AV

E

W 46TH ST S

S 6
0T

H 
W

 AV
E

S 6
7T

H 
W

 AV
E

W 43RD ST S

W 42ND PL S
W 42ND ST S

W 47TH ST S

W 46TH CT S

W 49TH ST S

W 50TH ST S

S 64
TH W AVE

S 6
9T

H W
 AV

E

W 42ND ST S

19-12 29
0 250 500

Feet oCBOA-3085

SUBJECT TRACT

LEGEND
Sapulpa Corporate Limits
Sand Springs Corporate Limits

CBOA-3085  4.6



S 6
5T

H 
WE

ST
 A

VE

W SKYLINE DR

S 6
3R

D 
W 

AV
E

S 6
9T

H 
W

 AV
E

S 6
1S

T W
 AV

E

W 46TH ST S

S 6
0T

H 
W

 AV
E

S 6
7T

H 
W

 AV
E

W 43RD ST S

W 42ND PL S
W 42ND ST S

W 47TH ST S

W 46TH CT S

W 49TH ST S

W 50TH ST S

S 64
TH W AVE

S 6
9T

H W
 AV

E

W 42ND ST S

19-12 29
0 250 500

Feet oCBOA-3085 Note:  Graphic overlays may not precisely
align with physical features on the ground.

Aerial Photo Date: 2023

Subject
Tract

CBOA-3085  4.7



S 6
5T

H 
WE

ST
 A

VE

W 47TH ST S

19-12 29
0 50 100

Feet oCBOA-3085 Note:  Graphic overlays may not precisely
align with physical features on the ground.

Aerial Photo Date: 2023

Subject
Tract

CBOA-3085  4.8



CBOA-3085  4.9



REVISED 8/7/2023 

 

 

Case Number: CBOA-3086 
 
Hearing Date: 08/15/2023 1:30 PM 

 
Case Report Prepared by: 
 
Jay Hoyt 
 

 
Owner and Applicant Information: 
 
Applicant: VALOREY TOTTEN   
 
Property Owner: TOTTEN, VALOREY L 
 

 
Action Requested: Special Exception to permit mining and dirt removal (Use Unit 24) in an 
AG district (Section 310) 
 
 
Location Map: 

 
 

 
Additional Information: 
 
Present Use: Vacant/agricultural    
 
Tract Size: 6.45 acres 
 
Location: 3274 E 66th Street North 
 
Present Zoning: AG 
 
Fenceline/Area: Turley 
 
Land Use Designation: Rural 
Residential/Agricultural 
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TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

 
TRS:  0305                                                                                                           CASE NUMBER: CBOA-3086 
CZM:  16, 22            CASE REPORT PREPARED BY:  Jay Hoyt  
  
HEARING DATE:  08/15/2023 1:30 PM 
 
APPLICANT:  VALOREY TOTTEN 
 
ACTION REQUESTED:  Special Exception to permit mining and dirt removal (Use Unit 24) in an AG district 
(Section 310) 
 
LOCATION:  3274 E 66th Street North      ZONED:  AG 
 
FENCELINE: Turley 
 
PRESENT USE: Vacant/agricultural      TRACT SIZE:  6.45 acres 
 
LEGAL DESCRIPTION:  BG.NE COR.NE TH.W.730'TO CENTER BIRD CRK TH.SELY.TO PT.ON E.L. OF NENE 
TH. N.740'TO BG. SEC. 5-20-13,  Tulsa County, State of Oklahoma 
 
RELEVANT PREVIOUS ACTIONS:   
 
Surrounding Property: 
  

CBOA-1497 April 1997: The Board approved a Special Exception to the 60-foot height limit for a 
proposed 100-foot PCS monopole antenna. 

 
ANALYSIS OF SURROUNDING AREA:  The subject tract is zoned AG and is currently vacant. The tract is 
surrounded by AG zoning containing vacant land with one single-family residence on the far side of the 
large parcel to the East. 
 
STAFF COMMENTS:   
The applicant is before the Board to request a Special Exception to permit mining and dirt removal (Use 
Unit 24) in an AG district (Section 310). 
 
A special exception is required as the proposed mining and dirt removal is a use which is not permitted by 
right but by exception in the AG district because of potential adverse effects, but which if controlled in the 
particular instance as to its relationship to the neighborhood and to the general welfare, may be permitted.  
The proposed use must be found to be compatible with the surrounding neighborhood.  
 
The applicant has stated that they have received an Oklahoma Department of Mines permit to operate, for 
a 12 month period, beginning November 21, 2022 on the subject tract. The site is located in the floodplain 
associated with nearby Bird Creek. 
 
The subject property is located within the floodplain (Regulatory Floodway). The applicant will need to work 
with Tulsa County for work within the floodplain and to mitigate any flooding issues. 
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If inclined to approve, the Board may consider any condition it deems necessary and reasonably related to 
the request to ensure that the proposed Special Exception is compatible with and non-injurious to the 
surrounding area. 
 
Sample Motion: 
 
“Move to _________ (approve/deny) a Special Exception to permit mining and dirt removal (Use Unit 24) 
in an AG district (Section 310). 
 
Subject to the following conditions (including time limitation, if any): __________. 
 
Finding the 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. 
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Subject Property looking Southeast from E 66th St N 
 

 
Subject Property looking Southwest from E 66th St N 
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Floodplain Map of the subject property 
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Case Number: CBOA-3087 
 
Hearing Date: 08/15/2023 1:30 PM 

 
Case Report Prepared by: 
 
Jay Hoyt 
 

 
Owner and Applicant Information: 
 
Applicant: Yesenia Hernandez   
 
Property Owner: HERNANDEZ, CESAR 
 

 
Action Requested:  Variance to permit two dwelling units on a single lot of record in an RS 
district (Section 208). 
 
 
Location Map: 

 
 

 
Additional Information: 
 
Present Use: Residential    
 
Tract Size: 0.48 acres 
 
Location: 6509 W 59 ST S 
 
Present Zoning: RS 
 
Fenceline/Area: West Central Tulsa 
County 
 
Land Use Designation: Rural 
Residential/Agricultural 
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TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

 
TRS:  9231                                                                                                               CASE NUMBER: CBOA-3087 
CZM:  45                                                                                             CASE REPORT PREPARED BY:  Jay Hoyt 
   
HEARING DATE:  08/15/2023 1:30 PM 
 
APPLICANT:  Yesenia Hernandez 
 
ACTION REQUESTED:   Variance to permit two dwelling units on a single lot of record in an RS district 
(Section 208). 
 
LOCATION:  6509 W 59 ST S      ZONED:  RS 
 
FENCELINE: West Central Tulsa County 
 
PRESENT USE: Residential      TRACT SIZE:  0.48 acres 
 
LEGAL DESCRIPTION:  LTS 3 THRU 8 INCL BLK 49, TANEHA Tulsa County, State of Oklahoma 
 
RELEVANT PREVIOUS ACTIONS:   
 
Surrounding Property: 
  

CBOA-2527 March 2015: The Board approved a Special Exception to allow a manufactured home 
in the RS district (Section 410 Table 1). 
 
CBOA-1218 December 1993: The Board approved a Special Exception to allow a manufactured 
home in the RS district (Section 410 Table 1). 

 
ANALYSIS OF SURROUNDING AREA:  The subject tract is zoned RS and contains a single-family 
residence. The tract is surrounded by RS zoning containing single-family residences. 
 
STAFF COMMENTS:   
The applicant is before the Board to request a Variance to permit two dwelling units on a single lot of 
record in an RS district (Section 208). 
 
The RS district is limited to one dwelling unit per lot of record per Section 208 of the Tulsa County Zoning 
Code. The Tulsa County Zoning Code requires 6,900 sf of land area per dwelling unit. The subject tract 
contains 0.48 acres in area, so has enough land area to support two dwelling units. 
 
The applicant did not provide a statement. 
 
If inclined to approve, the Board may consider any condition it deems necessary and reasonably related to 
the request to ensure that the proposed variance is compatible with and non-injurious to the surrounding 
area. 
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Sample Motion: 
 
“Move to _________ (approve/deny) a Variance to permit two dwelling units on a single lot of record in an 
RS district (Section 208). 
 
Subject to the following conditions, if any: _______________________________. 
 
Finding the hardship to be __________. 
 
Finding by reason of extraordinary or exceptional conditions or circumstances which are peculiar to the 
land, structure or building involved, the literal enforcement of the terms of the Code would result in 
unnecessary hardship; that such extraordinary or exceptional conditions or circumstances do not apply 
generally to other property in the same use district; and that the variance to be granted will not cause 
substantial detriment to the public good or impair the purposes, spirit, and intent of the Code, or the 
Comprehensive Plan. 
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Subject Property looking Southwest from S 65th West Ave 
 

 
Subject Property looking West from S 65th West Ave 
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Subject Property looking Northwest from S 65th West Ave 
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Case Number: CBOA-3088 
 
Hearing Date: 08/15/2023 1:30 PM 

 
Case Report Prepared by: 
 
Jay Hoyt 
 

 
Owner and Applicant Information: 
 
Applicant: Ervin Walker   
 
Property Owner: WALKER, ERVIN JR 
 

 
Action Requested: Variance to permit a detached accessory building in the RS district to 
be greater than 750 sf of floor area (Section 240.2.E) 
 
 
Location Map: 

 
 

 
Additional Information: 
 
Present Use: Residence    
 
Tract Size: 1.38 acres 
 
Location: 6253 N GARRISON AV E 
 
Present Zoning: RS 
 
Fenceline/Area: Turley 
 
Land Use Designation: Rural 
Residential/Agricultural 
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TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

 
TRS:  0201                                                                                                               CASE NUMBER: CBOA-3088 
CZM:  21                                                                                             CASE REPORT PREPARED BY:  Jay Hoyt 
   
HEARING DATE:  08/15/2023 1:30 PM 
 
APPLICANT:  Ervin Walker 
 
ACTION REQUESTED:  Variance to permit a detached accessory building in the RS district to be greater 
than 750 sf of floor area (Section 240.2.E) 
 
LOCATION:  6253 N GARRISON AV E      ZONED:  RS 
 
FENCELINE: Turley 
 
PRESENT USE: Residence      TRACT SIZE:  1.38 acres 
 
LEGAL DESCRIPTION:  LOT 2 BLK 1, FAIRVIEW HGTS ADDN Tulsa County, State of Oklahoma 
 
RELEVANT PREVIOUS ACTIONS:   
 
Surrounding Property: 
 

CBOA-421 February 1984: The Board approved a Special Exception to permit a mobile home in the 
RS district. 

 
CBOA-2798 May 2020: The Board approved a Use Variance to permit Use Unit 3, Agriculture, for a 
Horticulture Nursery, in a Residential District (Section 410, Table 1). 

 
 
ANALYSIS OF SURROUNDING AREA:  The subject tract is zoned RS and contains a single-family 
residence. The tract abuts RS zoning to the North, South and West containing single-family residences and 
to the East by AG zoning containing vacant land. 
 
STAFF COMMENTS:   
The applicant is before the Board to request a Variance to permit a detached accessory building in the RS 
district to be greater than 750 sf of floor area (Section 240.2.E) 
 
The Tulsa County Zoning Code limits accessory buildings in the RS district to 750 sf. The applicant is 
proposing to construct a 960 sf accessory building as shown on the illustrations provided by the applicant. 
This proposal would be 210 sf over the zoning code allowance for an accessory building. 
 
The applicant stated that the reason behind seeking a variance is so that he may construct the accessory 
building in order to store his classic cars. 
 
If inclined to approve, the Board may consider any condition it deems necessary and reasonably related to 
the request to ensure that the proposed accessory building is compatible with and non-injurious to the 
surrounding area. 
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Sample Motion: 
 
“Move to _________ (approve/deny) a Variance to permit a detached accessory building in the RS district 
to be greater than 750 sf of floor area (Section 240.2.E) 
 
Per the Conceptual Plan(s) shown on page(s) ______ of the agenda packet. 
 
Subject to the following conditions, if any: _______________________________. 
 
Finding the hardship to be __________. 
 
Finding by reason of extraordinary or exceptional conditions or circumstances which are peculiar to the 
land, structure or building involved, the literal enforcement of the terms of the Code would result in 
unnecessary hardship; that such extraordinary or exceptional conditions or circumstances do not apply 
generally to other property in the same use district; and that the variance to be granted will not cause 
substantial detriment to the public good or impair the purposes, spirit, and intent of the Code, or the 
Comprehensive Plan. 
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Subject Property looking Northeast from N Garrison Ave 
 

 
Subject Property looking Southeast from N Garrison Ave 
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Case Number: CBOA-3089 
 
Hearing Date: 08/15/2023 1:30 PM 

 
Case Report Prepared by: 
 
Jay Hoyt 
 

 
Owner and Applicant Information: 
 
Applicant: Elvajean Hope   
 
Property Owner: HOPPER, DANIELLE 
 

 
Action Requested: Special Exception to permit a single-wide manufactured home in an 
RS district (Section 410). 
 
 
Location Map: 

 
 

 
Additional Information: 
 
Present Use: Residential    
 
Tract Size: 0.32 acres 
 
Location: 5944 N ROCKFORD AV E 
 
Present Zoning: RS 
 
Fenceline/Area: Turley 
 
Land Use Designation: Rural 
Residential/Agricultural 
 
 
 

 
 

CBOA-3089 8.1



REVISED 8/8/2023 

TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

 
TRS:  0306                                                                                                               CASE NUMBER: CBOA-3089 
CZM:  22                                                                                             CASE REPORT PREPARED BY:  Jay Hoyt 
   
HEARING DATE:  08/15/2023 1:30 PM 
 
APPLICANT:  Elvajean Hope 
 
ACTION REQUESTED:  Special Exception to permit a single-wide manufactured home in an RS district 
(Section 410). 
 
LOCATION:  5944 N ROCKFORD AV E      ZONED:  RS 
 
FENCELINE: Turley 
 
PRESENT USE: Residential      TRACT SIZE:  0.32 acres 
 
LEGAL DESCRIPTION:  LTS 23 THRU 26 BLK 4, EAST TURLEY ADDN AMD B1&4-5&8 Tulsa County, State 
of Oklahoma 
 
RELEVANT PREVIOUS ACTIONS:   
 
Surrounding Properties: 
 

CBOA-446 April 1984: The Board denied a Special Exception to permit a mobile home in an RS 
district. 
 
CBOA-2230 September 2006: The Board approved a Special Exception to permit a mobile home in 
an RS district (Section 410). 
 
CBOA-2492 March 2014: The Board approved a Special Exception to permit a manufactured home 
in an RS district (Section 410) and a Variance to allow 2 dwellings on one lot of record (Section 
208). 
 

ANALYSIS OF SURROUNDING AREA:  The subject tract is zoned RS and is currently vacant. An existing 
home was recently removed from the lot. The tract is surrounded by RS zoning containing single-family 
residences. 
 
STAFF COMMENTS:   
The applicant is before the Board to request a Special Exception to permit a single-wide manufactured 
home in an RS district (Section 410). 
 
The site contains 0.32 acres. There are several manufactured homes in the general vicinity of the subject 
tract. 
 
A special exception is required as the proposed mobile home is a use which is not permitted by right but by 
exception in the RS district because of potential adverse effects, but which if controlled in the particular 
instance as to its relationship to the neighborhood and to the general welfare, may be permitted.  The 
mobile home must be found to be compatible with the surrounding neighborhood.   
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If inclined to approve the request the Board may consider any condition it deems necessary in order to 
ensure that the proposed mobile home is compatible and non-injurious to the surrounding area.   
 
Sample Motion: 

 
“Move to _________ (approve/deny) a Special Exception to permit a single-wide manufactured home in an 
RS district (Section 410). 

 
Subject to the following conditions, if any: _______________________________. 

 
In granting a Special Exception, the Board must find that the 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. 
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Subject Property looking Northwest from N Rockford Ave (Home shown has been removed and lot is now 
vacant) 

 
Subject Property looking Southwest from N Rockford Ave (Home shown has been removed and lot is now 
vacant) 
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Case Number: CBOA-3090 
 
Hearing Date: 08/15/2023 1:30 PM 

 
Case Report Prepared by: 
 
Jay Hoyt 
 

 
Owner and Applicant Information: 
 
Applicant: Earth Property Management, 
LLC    
 
Property Owner: EARTH PROPERTY 
MANAGEMENT LLC 
 

 
Action Requested: Special Exception to permit mining and dirt removal (Use Unit 24) in 
an AG district (Section 310) 
 
 
Location Map: 

 
 

 
Additional Information: 
 
Present Use: Vacant    
 
Tract Size: 31.36 acres 
 
Location: 3404 E 66 ST N 
 
Present Zoning: AG 
 
Fenceline/Area: Turley 
 
Land Use Designation: Rural 
Residential/Agricultural 
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TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

 
TRS:  0304                                                                                                            CASE NUMBER: CBOA-3090 
CZM:  16, 22            CASE REPORT PREPARED BY:  Jay Hoyt  
  
HEARING DATE:  08/15/2023 1:30 PM 
 
APPLICANT:  Earth Property Management, LLC  
 
ACTION REQUESTED:  Special Exception to permit mining and dirt removal (Use Unit 24) in an AG district 
(Section 310) 
 
LOCATION:  3404 E 66 ST N      ZONED:  AG 
 
FENCELINE: Turley 
 
PRESENT USE: Vacant      TRACT SIZE:  31.36 acres 
 
LEGAL DESCRIPTION:  GOV LT 4 LESS BEG SWC SW NW NW TH N456 SE TO EL SW NW NW S144 W660 
POB & LESS BEG SECR NW NW TH W408.04 NE474.2 NE109.8 S420 POB & LESS W756 N40 FOR RD & 
LESS BEG NEC NW NW TH W513.4 S33 ELY191.92 S17 ELY125 SE74.32 ELY129.17 TO EL NW NW N80 
POB SEC,  Tulsa County, State of Oklahoma 
 
RELEVANT PREVIOUS ACTIONS:   
 
Subject Property: 
  

CBOA-1497 April 1997: The Board approved a Special Exception to the 60-foot height limit for a 
proposed 100-foot PCS monopole antenna. 

 
ANALYSIS OF SURROUNDING AREA:  The subject tract is zoned AG and is currently mostly vacant with the 
exception of a home with accessory buildings and a monopole cell tower. The tract is surrounded by AG 
zoning containing vacant land to the West, South and East, Highway 75 to the Southeast and a single-family 
residence to the North.. 
 
STAFF COMMENTS:   
The applicant is before the Board to request a Special Exception to permit mining and dirt removal (Use 
Unit 24) in an AG district (Section 310). 
 
A special exception is required as the proposed mining and dirt removal is a use which is not permitted by 
right but by exception in the AG district because of potential adverse effects, but which if controlled in the 
particular instance as to its relationship to the neighborhood and to the general welfare, may be permitted.  
The proposed use must be found to be compatible with the surrounding neighborhood.  
 
The subject property has significant portions which are located within the floodplain. The applicant will 
need to work with Tulsa County for work within the floodplain and to mitigate any flooding issues. 
 
The applicant has stated that the site was formerly used for Highway 75 construction with two borrow pit 
ponds on the property, which they intend to fill in. 
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If inclined to approve, the Board may consider any condition it deems necessary and reasonably related to 
the request to ensure that the proposed Special Exception is compatible with and non-injurious to the 
surrounding area. 
 
Sample Motion: 
 
“Move to _________ (approve/deny) a Special Exception to permit mining and dirt removal (Use Unit 24) in 
an AG district (Section 310). 
 
Subject to the following conditions (including time limitation, if any): __________. 
 
Finding the 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. 
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Subject Property looking Southeast from E 66th St N 
 
 

 
Subject Property looking South from E 66th St N 
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Subject Property looking Southwest from E 66th St N 

 
Floodplain Map of the subject property 
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Case Number: CBOA-3091 
 
Hearing Date: 08/15/2023 1:30 PM 

 
Case Report Prepared by: 
 
Jay Hoyt 
 

 
Owner and Applicant Information: 
 
Applicant: Timothy Merrill   
 
Property Owner: MERRILL, TIMOTHY 
JOEL 
 

 
Action Requested: Use Variance to allow Use Unit 15, Other Trades and Services to 
permit a personal shop building as the primary use (Section 410). Variance of the street 
frontage from 30' to 0' (Section 207). Variance for size of an accessory building in an 
RS district from 750 sf (Section 410). 
 
 
Location Map: 

 
 

 
Additional Information: 
 
Present Use: Vacant    
 
Tract Size: 2.14 acres 
 
Location: 4315 W 46 ST S 
 
Present Zoning: RS 
 
Fenceline/Area: West Central Tulsa 
County 
 
Land Use Designation: Rural 
Residential/Agricultural 
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TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

 
TRS:  9228                                                                                                               CASE NUMBER: CBOA-3091 
CZM:  45                                                                                             CASE REPORT PREPARED BY:  Jay Hoyt 
   
HEARING DATE:  08/15/2023 1:30 PM 
 
APPLICANT:  Timothy Merrill 
 
ACTION REQUESTED:  Use Variance to allow Use Unit 15, Other Trades and Services to permit a personal 
shop building as the primary use (Section 410). Variance of the street frontage from 30' to 0' (Section 
207). Variance for size of an accessory building in an RS district from 750 sf (Section 410). 
 
LOCATION:  4315 W 46 ST S      ZONED:  RS 
 
FENCELINE: West Central Tulsa County 
 
PRESENT USE: Vacant      TRACT SIZE:  2.14 acres 
 
LEGAL DESCRIPTION:  LT 2 BLK 2, YARGEE HOMESITE ADDN Tulsa County, State of Oklahoma 
 
RELEVANT PREVIOUS ACTIONS:   
 
Surrounding Property: 
  

CBOA-2919 September 2021: The Board approved a Special Exception to permit a single-wide 
mobile home in an RS district (Section 410). 

 
 
ANALYSIS OF SURROUNDING AREA:  The subject tract is zoned RS and is currently vacant. The site abuts 
RS zoning to the North containing single-family residences, RS zoning to the East containing vacant land, 
to the West by IL zoning containing vacant land and to the South by IM zoning containing vacant land. 
 
STAFF COMMENTS:   
The applicant is before the Board to request a Use Variance to allow Use Unit 15, Other Trades and 
Services to permit a personal shop building as the primary use (Section 410), a Variance of the street 
frontage from 30' to 0' (Section 207) and a Variance for size of an accessory building in an RS district from 
750 sf (Section 410). 
 
The applicant intends to build a shop on the subject property for their own personal use. The zoninig code 
requires accessory buildings in the RS district to be associated with a residence. No residence currently 
exists there, so the proposed shop would be considered the primary use of the lot. As a primary use, a 
shop would fall under Use Unit 15, which is not permitted in the RS district, therefore a Use Variance would 
be required for the shop to be located on the lot, without a residence. Additionally, the floor area of the 
proposed shop is approximately 2,970 sf. The zoning code limits accessory buildings in an RS district to 
750 sf. 
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The subject property does not have frontage onto a public street, as required by the zoning code, which 
requires a minimum of 30 ft of frontage. The site is currently accessed via a dirt road that comes off of S 
45th W Ave. 
 
If inclined to approve, the Board may consider any condition it deems necessary and reasonably related to 
the request to ensure that the proposed variance is compatible with and non-injurious to the surrounding 
area. 
 
Sample Motion: 
 
“Move to _________ (approve/deny) a Use Variance to allow Use Unit 15, Other Trades and Services to 
permit a personal shop building as the primary use (Section 410), a Variance of the street frontage from 
30' to 0' (Section 207) and a Variance for size of an accessory building in an RS district from 750 sf 
(Section 410). 
 
Per the Conceptual Plan(s) shown on page(s) ______ of the agenda packet. 
 
Subject to the following conditions, if any: _______________________________. 
 
Finding the hardship to be __________. 
 
Finding by reason of extraordinary or exceptional conditions or circumstances which are peculiar to the 
land, structure or building involved, the literal enforcement of the terms of the Code would result in 
unnecessary hardship; that such extraordinary or exceptional conditions or circumstances do not apply 
generally to other property in the same use district; and that the variance to be granted will not cause 
substantial detriment to the public good or impair the purposes, spirit, and intent of the Code, or the 
Comprehensive Plan 
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View of current access to subject lot looking East from S 45th W Ave 
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Case Number: CBOA-3092 
 
Hearing Date: 08/15/2023 1:30 PM 

 
Case Report Prepared by: 
 
Jay Hoyt 
 

 
Owner and Applicant Information: 
 
Applicant: Patrick Starkey   
 
Property Owner: STARKEY, PATRICK J 
AND CAROL J 
 

 
Action Requested: Special Exception to permit a manufactured home in the RS district 
(Section 410) 
 
 
Location Map: 

 
 

 
Additional Information: 
 
Present Use: Vacant    
 
Tract Size: 4.86 acres 
 
Location: 737 E 63 ST N 
 
Present Zoning: RS 
 
Fenceline/Area: Turley 
 
Land Use Designation: Rural 
Residential/Agricultural 
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TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

 
TRS:  0201                                                                                                               CASE NUMBER: CBOA-3092 
CZM:  21                                                                                             CASE REPORT PREPARED BY:  Jay Hoyt 
   
HEARING DATE:  08/15/2023 1:30 PM 
 
APPLICANT:  Patrick Starkey 
 
ACTION REQUESTED:  Special Exception to permit a manufactured home in the RS district (Section 410) 
 
LOCATION:  737 E 63 ST N      ZONED:  RS 
 
FENCELINE: Turley 
 
PRESENT USE: Vacant      TRACT SIZE:  4.86 acres 
 
LEGAL DESCRIPTION:  W/2 LT 8 & ALL LTS 9 & 10 BLK 9, NORTH TURLEY ADDN, NORTH TURLEY 2ND 
ADDN Tulsa County, State of Oklahoma 
 
RELEVANT PREVIOUS ACTIONS:  
 
Surrounding Property: 
  

CBOA-1113 October 1992: The Board approved a Special Exception to permit a single-wide mobile 
home in an RS district (Section 410).  

 
ANALYSIS OF SURROUNDING AREA:  The subject tract is zoned RS and is currently vacant. The tract 
abuts RS zoning to the North, East and West containing single-family residences and to the South by AG 
zoning containing vacant land. 
 
STAFF COMMENTS:   
The applicant is before the Board to request a Special Exception to permit a manufactured home in the RS 
district (Section 410). 
 
The site contains 4.86 acres. There are several manufactured homes in the general vicinity of the subject 
tract. 
 
A special exception is required as the proposed mobile home is a use which is not permitted by right but by 
exception in the RS district because of potential adverse effects, but which if controlled in the particular 
instance as to its relationship to the neighborhood and to the general welfare, may be permitted.  The 
mobile home must be found to be compatible with the surrounding neighborhood.   
 
If inclined to approve the request the Board may consider any condition it deems necessary in order to 
ensure that the proposed mobile home is compatible and non-injurious to the surrounding area.   
 
Sample Motion: 

 
“Move to _________ (approve/deny) a Special Exception to permit a manufactured home in the RS district 
(Section 410). 
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Subject to the following conditions, if any: _______________________________. 

 
In granting a Special Exception, the Board must find that the 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. 
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Subject Property looking Northeast from E 63rd St N 
 

 
Subject Property looking Northwest from E 63rd St N 
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Case Number: CBOA-3093 
 
Hearing Date: 08/15/2023 1:30 PM 

 
Case Report Prepared by: 
 
Jay Hoyt 
 

 
Owner and Applicant Information: 
 
Applicant: Doug Morrison   
 
Property Owner: SAM PATTON 
CONSTRUCTION INC 
 

 
Action Requested: Special Exception to permit Use Unit 17, Automobile and Allied 
Activities in a CS zone (Section 710). 
 
 
Location Map: 

 
 

 
Additional Information: 
 
Present Use: Vacant    
 
Tract Size: 0.35 acres 
 
Location: 4300 S 65 AV W 
 
Present Zoning: CS 
 
Fenceline/Area: West Central Tulsa 
County 
 
Land Use Designation: Rural 
Residential/Agricultural 
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TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

 
TRS:  9230                                                                                                               CASE NUMBER: CBOA-3093 
CZM:  45                                                                                             CASE REPORT PREPARED BY:  Jay Hoyt 
   
HEARING DATE:  08/15/2023 1:30 PM 
 
APPLICANT:  Doug Morrison 
 
ACTION REQUESTED:  Special Exception to permit Use Unit 17, Automobile and Allied Activities in a CS 
zone (Section 710). 
 
LOCATION:  4300 S 65 AV W      ZONED:  CS 
 
FENCELINE: West Central Tulsa County 
 
PRESENT USE: Vacant      TRACT SIZE:  0.35 acres 
 
LEGAL DESCRIPTION:  LT 1 LESS S208 BLK 1, COUNTRY CORNER CENTER Tulsa County, State of 
Oklahoma 
 
RELEVANT PREVIOUS ACTIONS:   
 
Surrounding Property: 
  

CBOA-2189 January 2006: The Board approved a Special Exception to permit a single-family 
residential use in a CS district. 
 
CBOA-2239 December 2006: The Board approved a Variance of required 2.1 acres per dwelling 
unit to permit two dwellings on a tract of 3.38 acres (Section 330). 
 
CBOA-2853 October 2020: The Board approved a Variance to permit a detached accessory 
building to exceed 750 sf in an RS district (Section 240.2-E). 

 
ANALYSIS OF SURROUNDING AREA:  The subject tract is zoned CS and is currently vacant. It abouts CS 
zoning to the South containing a single-family residence, to the West by CS zoning containing a commercial 
establishment and to the North and East by RS zoning containing single-family residences.  
 
STAFF COMMENTS:   
The applicant is before the Board to request a Special Exception to permit Use Unit 17, Automobile and 
Allied Activities in a CS zone (Section 710). 
 
The applicant has indicated that this will be an automotive shop for their personal use and not a 
commercial establishment. 
 
A special exception is required as the proposed Automotive use is a use which is not permitted by right but 
by exception in the CS district because of potential adverse effects, but which if controlled in the particular 
instance as to its relationship to the neighborhood and to the general welfare, may be permitted.  The 
proposed automotive use must be found to be compatible with the surrounding neighborhood.   
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If inclined to approve the request the Board may consider any condition it deems necessary in order to 
ensure that the proposed automotive use is compatible and non-injurious to the surrounding area.   
 
Sample Motion: 

 
“Move to _________ (approve/deny) a Special Exception to permit Use Unit 17, Automobile and Allied 
Activities in a CS zone (Section 710). 
 
Subject to the following conditions, if any: _______________________________. 

 
In granting a Special Exception, the Board must find that the 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. 
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Subject Property looking Southwest from W Skyline Dr 
 

 
Subject Property looking Southeast from W Skyline Dr 
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Case Number: CBOA-3094 
 
Hearing Date: 08/15/2023 1:30 PM 

 
Case Report Prepared by: 
 
Jay Hoyt 
 

 
Owner and Applicant Information: 
 
Applicant: Michaela Givens   
 
Property Owner: ROTT, MICHAELA RAE 
 

 
Action Requested: Variance of the side setback from 15' to 5' in an AG district (Section 
330). 
 
 
Location Map: 

 
 

 
Additional Information: 
 
Present Use: Residence    
 
Tract Size: 6.18 acres 
 
Location: 2686 E 116 ST N 
 
Present Zoning: AG 
 
Fenceline/Area: Sperry 
 
Land Use Designation: AG Residential 
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TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

 
TRS:  1308                                                                                                               CASE NUMBER: CBOA-3094 
CZM:  10                                                                                             CASE REPORT PREPARED BY:  Jay Hoyt 
   
HEARING DATE:  08/15/2023 1:30 PM 
 
APPLICANT:  Michaela Givens 
 
ACTION REQUESTED:  Variance of the side setback from 15' to 5' in an AG district (Section 330). 
 
LOCATION:  2686 E 116 ST N      ZONED:  AG 
 
FENCELINE: Sperry 
 
PRESENT USE: Residence      TRACT SIZE:  6.18 acres 
 
LEGAL DESCRIPTION:  BEG 742.10W NEC NE NW TH S1321.53 W206.52 N1321.56 E206.22 POB LESS 
N16.5 THEREOF FOR RD SEC 8 21 13 6.183ACS,  Tulsa County, State of Oklahoma 
 
RELEVANT PREVIOUS ACTIONS:   
 
Surrounding Properties: 
 
CBOA-2605 November 2016: The Board denied a Special Exception to allow for a rodeo facility (Use Unit 
20) in an AG District (Section 310); and a Variance of the all-weather material for surface parking (Section 
1340.D) 
 
ANALYSIS OF SURROUNDING AREA:  The subject tract is zoned AG and contains a single-family 
residence. The tract is abuts AG zoning to the North, West and East containing single-family residences 
and to the South by AG zoning containing vacant land. 
 
STAFF COMMENTS:   
The applicant is before the Board to request a Variance of the side setback from 15' to 5' in an AG district 
(Section 330). 
 
The applicant is proposing to construct a garage 2,100 sf in area, as illustrated on the site plan provided 
by the applicant. The Tulsa County Zoning Code (Section 330) requires a 15 foot side yard for properties 
within the AG district. Due to space limitations on the subject tract, the proposed garage would fall within 5 
feet of the Western side yard. The location has been selected so as to not block the current access to the 
southern portions of the property that are accessed through a 16 foot wide gate at the rear of the 
occupied portion of the lot and while keeping the proposed garage in close proximity to the existing 
residence. 
 
The applicant provided the statement they are “Requesting to build 5 feet from the property line due to 
space issues.” And that they have “Spoken to the neighbors who are in support.” 
 
If inclined to approve, the Board may consider any condition it deems necessary and reasonably related to 
the request to ensure that the proposed variance is compatible with and non-injurious to the surrounding 
area. 
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Sample Motion: 
 
“Move to _________ (approve/deny) a Variance of the side setback from 15' to 5' in an AG district (Section 
330). 
 
Per the Conceptual Plan(s) shown on page(s) ______ of the agenda packet. 
 
Subject to the following conditions, if any: _______________________________. 
 
Finding the hardship to be __________. 
 
Finding by reason of extraordinary or exceptional conditions or circumstances which are peculiar to the 
land, structure or building involved, the literal enforcement of the terms of the Code would result in 
unnecessary hardship; that such extraordinary or exceptional conditions or circumstances do not apply 
generally to other property in the same use district; and that the variance to be granted will not cause 
substantial detriment to the public good or impair the purposes, spirit, and intent of the Code, or the 
Comprehensive Plan. 
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Subject Property looking Southwest from E 116th St N 
 

 
Subject Property looking South from E 116th St N 
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Subject Property looking Southeast from E 116th St N 
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