Case Number: BOA-23443
Hearing Date: 11/08/2022 (Cont. from
10/25/2022; Scaled site plan requested, not yet

Case Report Prepared by:
Austin Chapman

provided)

Owner and Applicant Information:
Applicant: Max McGuirk

Property Owner: TRIPLE M REAL ESTATE
LLC
Action Requested: Special Exception to permit a duplex in the RS-3 district (Table 5.020,
Table 5-2, Table 5-2.5)
Location Map:

Additional Information:
Present Use: Single-family
Tract Size: 0.17 acres
Location: 209 S. Urbana Ave.
Present Zoning: RS-3
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REVISED 9/29/2022

BOARD OF ADJUSTMENT
CASE REPORT
STR: 9304
CD: 4
HEARING DATE: 11/08/2022

Case Number: BOA-23443

APPLICANT: Max McGuirk
ACTION REQUESTED: Special Exception to permit a duplex in the RS-3 district (Table 5.020, Table 5-2, Table 5-2.5)
LOCATION: 209 S URBANA AV E

ZONED: RS-3

PRESENT USE: Single-family

TRACT SIZE: 7562.05 SQ FT

LEGAL DESCRIPTION: LT 432 BK 2, RODGERS HGTS SUB CITY OF TULSA, TULSA COUNTY, STATE OF OKLAHOMA
RELEVANT PREVIOUS ACTIONS: None.
RELATIONSHIP TO THE COMPREHENSIVE PLAN: The Tulsa Comprehensive Plan identifies the subject property as
part of a “Existing Neighborhood” and an “Area of Stability“.

An Existing Neighborhood is intended to preserve and enhance Tulsa’s existing single-family
neighborhoods. Development activities in these areas should be limited to the rehabilitation, improvement or
replacement of existing homes, and small-scale infill projects, as permitted through clear and objective setback,
height, and other development standards of the zoning code.
The Areas of Stability include approximately 75% of the city’s total parcels. Existing residential
neighborhoods, where change is expected to be minimal, make up a large proportion of the Areas of
Stability. The ideal for the Areas of Stability is to identify and maintain the valued character of an area while
accommodating the rehabilitation, improvement or replacement of existing homes, and small-scale infill projects.
The concept of stability and growth is specifically designed to enhance the unique qualities of older
neighborhoods that are looking for new ways to preserve their character and quality of life. The concept of
stability and growth is specifically designed to enhance the unique qualities of older neighborhoods that
are looking for new ways to preserve their character and quality of life.
STAFF ANALYSIS: The applicant is requesting a Special Exception to permit a duplex in the RS-3 district (Table
5.020, Table 5-2, Table 5-2.5).
An addition was made to the house in 2022 to expand the existing single-family home, the design of that addition
was done to accomodate future use of the property as a duplex if the Special Exception is approved by the Board.
SAMPLE MOTION:

Move to _________ (approve/deny) a Special Exception to permit a duplex in the RS-3 district (Table 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.

5.2

REVISED 9/29/2022

Subject property facing East

Subject property facing North

5.3
REVISED 9/29/2022

N YALE AVE

N ALLEGHENY AVE

N URBANA AVE

N SAND USKY AVE

E ADMIRAL PL

E ADMIRAL BLVD

412

£
¤
E 1ST ST S

S VANDALIA AVE

S URBANA AVE

S TOLEDO AVE

S SANDUSKY AVE

S QUEBEC AVE

S RICHMOND AVE

E 2ND PL S

E 3RD ST S

S YALE AVE

E 2ND ST S

E 4TH ST S

E 5TH ST S

S ZU RICH AVE

S VANDALIA AVE

E 4TH PL S

0

Feet
200

400

S TOLEDO AVE

S SANDUSKY AVE

E 5TH PL S

Subject
Tract

E 6TH ST S

BOA-23443
19-13 04

Note: Graphic overlays may not precisely
align with physical features on the ground.
Aerial Photo Date: 2020/2021

5.4

o

E 2ND ST S

S VANDALIA AVE

S URBANA AVE

E 2ND PL S

S TOLEDO AVE

E 3RD ST S

E 4TH ST S

0

Feet
50

100

Subject
Tract

BOA-23443
19-13 04

Note: Graphic overlays may not precisely
align with physical features on the ground.
Aerial Photo Date: 2020/2021

5.5

o

RS-3

IL

OM

N URBANA AVE

CH

N SAND USKY AVE

Z-7468

RT66

CG

E ADMIRAL PL

IL

IL

CH

CH
E ADMIRAL BLVD

N ALLEGHENY AVE

N YALE AVE

RM-1

412

£
¤
E 1ST ST S

RD
E 2ND ST S

E 3RD ST S

S YALE AVE

S URBANA AVE

S TOLEDO AVE

S SANDUSKY AVE

RS-2

E 4TH ST S

RS-3

RS-3

S QUEBEC AVE

S RICHMOND AVE

E 2ND PL S

S VANDALIA AVE

SUBJECT TRACT

E 4TH PL S

E 5TH ST S

S ZU RICH AVE

S VANDALIA AVE

OL

0

Feet
200

400

S TOLEDO AVE

S SANDUSKY AVE

E 5TH PL S

E 6TH ST S

BOA-23443
19-13 04

5.6

o

207 S. Urbana Ave.

5.7

5.8

207 S. Urbana Ave.

5.9

5.10

Chapman, Austin
From:
Sent:
To:
Subject:
Attachments:

Benjamin Gruey <benjamingruey@gmail.com>
Monday, October 24, 2022 9:41 PM
esubmit; Chapman, Austin
Comments OPPOSED to BOA-23443, hearing continued on Oct. 25, 2022
roofline.jpg

Dear Board of Adjustment Members of the City of Tulsa,
My name is Benjamin Gruey, and I currently own and reside at 4607 East 3rd Street, Tulsa, OK. I am here to
voice my opposition to BOA-23443, the application for a Special Exemption to permit a duplex at 209 South
Urbana Avenue. As the next-door neighbor of the property, I have observed several causes for concern
regarding the construction of this duplex. I am not only concerned about the safety and reliability of the
construction, but also the impact on parking and increased flooding from the proposed double driveway on 3rd
Street.
As a remote worker, I observed much of the construction on the damaged roof and new addition from my
backyard.
The recent work done on the roof of the original house was only to replace the shingles, foregoing the
underlying structural problems. In the attached image, you can see the sagging ridgeline, slanted vents, and
caving in of the backside of the roof. This is also visible from the front on Urbana Avenue. The slanted vents
and curved roof are a clear sign of structural issues. It’s clear that what work was done was an attempt to
cover up the true problems, rather than address them.
Additionally, in the 24-foot span from the front door to the kitchen of the addition, there aren’t any supports for
the floor joists. Although this might be safe if they were continuous, they are not. Instead, they used two 2x12s
or 2x14s nailed together in the middle. I did not see any supports where the individual joists met before they
were covered by the floor. After voicing my concerns to a few contractors, I learned that there should be pier
blocks and a beam for the joists to rest on where they meet to ensure stability.
Although they may not be direct violations of building codes, the caved-in roof and unsupported floor cast
doubt on the quality of both recent and upcoming construction. At the very least, the building should undergo a
thorough inspection to ensure it is safe for tenants.
This inspection is especially needed because last year the house at 303 South Urbana Avenue suffered from
an electrical fire causing six figures in damages. While this may not seem relevant, the home was built in 1940,
the same year as the house at 209 South Urbana Avenue. It’s fair to say their original electrical systems are
probably quite similar and very dated.
To prevent another fire or electrical disaster in our neighborhood, 209 South Urbana Avenue must undergo a
significant upgrade to its electrical system. Quadrupling the number of bedrooms will put a significant strain on
an already questionable electrical system. Additionally, the plan doesn’t show a propane heater, adding
heating to the electrical system. The safety of all tenants and neighbors, myself included, is clearly at risk.
Additionally, I have been informed of an application for a double driveway on 3rd Street between my house and
the stop sign. There is very little on-street parking on 3rd Street; I often park near the stop sign to keep the
street open for thru traffic. This proposed driveway would further limit on-street parking, and endanger all
incoming traffic due to its close proximity to the stop sign. There simply isn’t the space for it.
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This driveway would also increase flooding, a problem that already plagues our neighborhood. The east side of
my property alone turns into a swamp after heavy rain. If the flooding were to increase, it would be entirely
unusable, as would several other yards on our street.
I support exemptions to zoning laws for exceptional circumstances. However, I fail to see anything exceptional
about this duplex. If anything, it is a safety concern for the tenants, as well as the neighborhood as a whole. I
implore the Board to deny this application, demand the property revert to a single-family home, and require a
thorough inspection to ensure it is fit for habitation.
Thank you for your time,
Benjamin Gruey
4607 E 3rd St
Tulsa, OK, 74112
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