CITY OF

TULSA

Board of Adjustment

Staff Report
BOA-23842

Hearing Date: 2/11/2025

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

Owner and Applicant Information
Applicant: Philip Doyle

Property Owner: Andrew L Urich

Property Location
2932 South Detroit Avenue

Tract Size: £0.21 acres

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

Elected Representatives
City Council: District 4, Laura Bellis
County Commiission: District 2, Lonnie Sims

Public Notice Required
Newspaper Notice — min. 10 days in advance
Mailed Notice to 300’ radius — min. 10 days in advance

Request Summary
Variance of the open space per unit for a single-family

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

Zoning
Zoning District: RS-3

Zoning Overlays: N/A

Comprehensive Plan Considerations

Land Use
Land Use Plan: Neighborhood

Small Area Plans: N/A
Development Era: Early Automobile Era

Transportation
Maijor Street & Highway Plan: N/A

planitulsa Street Type: N/A

Transit: N/A
Existing Bike/Ped Facilities: N/A

Planned Bike/Ped Facilities: Sidewalks

Environment
Flood Area: Tulsa Regulatory Floodplain, 500-Year
Floodplain

Tree Canopy Coverage: 20-29%

Parks & Open Space: Gathering Place
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BOA-23842 Staff Report February 11, 2025

Staff Analysis

The applicant is requesting a variance of the open space per unit for a single-family dwelling in the RS-3 district
(Section 5.030, Table 5-3). The required open space per unit in the RS-3 district is 4,000 square feet. The applicant is
proposing 3,300 square feet of open space.

*k%

Relevant Case History
e BOA-22379, November 28, 2017; The Land Use Administrator administratively approved a variance of the
street setback requirements in the RS-3 district.

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 Neighborhood Residential
East RS-3 Neighborhood Residential
South RS-3 Neighborhood Residential
West RS-3 Neighborhood Residential

Small Area Plans
The subject property is not within 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,

City of Tulsa Board of Adjustment
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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: N/A

Comprehensive Plan Street Designation: N/A

Transit: N/A

Existing Bike/Ped Facilities: N/A

Planned Bike/Ped Facilities: Sidewalks are recommended along street frontages.

Arterial Traffic per Lane: N/A

Environmental Considerations
Flood Area: The subject property is located in the Tulsa Regulatory Floodplain and the FEMA 500-Year Floodplain.

Tree Canopy Coverage: Tree canopy in the area is 22%. 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: Gathering Place is located nearby to the west of the subject property.

City of Tulsa Board of Adjustment
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Sample Motion
| move to approve or deny a variance of the open space per unit for a single-family dwelling in the RS-3 district
(Section 5.030, Table 5-3) from 4,000 square feet per unit to 3,300 square feet per unit.

of the agenda packet.

e per the conceptual plan(s) shown on page(s)

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
N23 LT 5 & PRT LT 4 BEG SECR LT 4 TH W140 TO SWC N55 SE142.5 S30 POB BLK 4 TRAVIS PARK ADDN, 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
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CITY OF

TULSA CITY OF TULSA

DEVELOPMENT SERVICES

50T TE PLAN CORRECTIONS SUMMARY

TULSA.DK 74103
318-086-34ab

ZC0-199260-2024 (2932 S DETROIT AVE E Tulsa, OK 74114)
Markup Summary #1

Zoning Review (3)

Subject: Zoning Review

. Section 5.030-A Table of Regulations.
_— P L I: [1] 1(18x24 o -
S— Aﬁ?heor:ag\?Vh[itgm;ngx ) The lot .Iemd bLllllldmg _reglulatlons (éf Table
Date: 12/12/2024 4:21:33 PM 5-3 apply to all principal uses an

structures in R districts, except as

Status: . Ak .
Color: otherwise expressly stated in this zoning
Layer" code. General exceptions to these
Spacé' 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: This RS-3 zoned
lot requires a 20' rear setback. You may
request an Administrative Adjustment
from the Planning Office to reduce a
rear setback by up to 20% (4'). The
stairs are considered part of the building
and not permitted to encroach into a
setback area.

Subject: Zoning Review

Section 35.010-E Duplex. A duplex is a

—_ Page Label: [1] 1(18x24)

Author: DWhiteman
Date: 12/12/2024 4:21:29 PM
Status:

Color:
Layer:
Space:

principal residential building occupied by
2 dwelling units, both of which are
located on a single lot that is not
occupied by other principal residential
buildings. The 2 dwelling units are
attached and may be located on

separate floors or side-by-side.
REVIEW COMMENT: I'm including this
comment just for clarification; if these
are separate units with a common wall
between them, this could be considered
a duplex. We will need a floor plan to
clarify at some point.

This constitutes a Plan Review to date in response to the information submitted with and after the above referenced application. Additional issues may
develop when the review continues upon receipt of additional information requested in this letter or upon additional submittal from the cf n de items
not reviewed are still in force, and it shall be the responsibility of the owner and design professional(s) to ensure that all code require o tisfied.


CC131711
Text Box
CITY OF TULSA

CC131711
Text Box
PLAN CORRECTIONS SUMMARY

CC131711
Text Box
This constitutes a Plan Review to date in response to the information submitted with and after the above referenced application. Additional issues may develop when the review continues upon receipt of additional information requested in this letter or upon additional submittal from the client. Any code items not reviewed are still in force, and it shall be the responsibility of the owner and design professional(s) to ensure that all code requirements are satisfied.

CC131711
Line

CC131711
Line

CC131711
Text Box

175 E 2ND ST., STE 405
TULSA,OK 74103
918-596-9456

CW133510
Image


CITY OF
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50T TE PLAN CORRECTIONS SUMMARY

TULSA.DK 74103
318-086-34ab

Subject: Zoning Review

. Section 5.030-A Table of Regulations.
—_ P Label: [1] 1(18x24 L :
_— Aﬁ‘?heor'aD\?Vh[itgmgm x24) The lot and building regulations of Table
T Date: 12/12/2024 4:39:54 PM 5-3 apply to all principal uses and
Status: structures in R districts, except as
Color: ' otherwise expressly stated in this zoning
Layer-' code. General exceptions to these
Spacé' 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: This RS-3 zoned
lot requires 4,000 square feet of open
space. Per Section 90.080-B, driveways
in front and side yards are not counted
as open space. It appears the total of
the driveway and structures is
approximately 5,900 square feet.
According to the lot square footage
shown on the county assessor's website
(9,192) that would leave approximately
3,300 square feet of open space on the
lot. It appears you would need to
request a variance for this lot to have
less than the required 4,000 square feet
of open space.

This constitutes a Plan Review to date in response to the information submitted with and after the above referenced application. Additional issues may
develop when the review continues upon receipt of additional information requested in this letter or upon additional submittal from tﬂeﬁii de items
not reviewed are still in force, and it shall be the responsibility of the owner and design professional(s) to ensure that all code requs tisfied.


CC131711
Text Box
CITY OF TULSA

CC131711
Text Box
PLAN CORRECTIONS SUMMARY

CC131711
Text Box
This constitutes a Plan Review to date in response to the information submitted with and after the above referenced application. Additional issues may develop when the review continues upon receipt of additional information requested in this letter or upon additional submittal from the client. Any code items not reviewed are still in force, and it shall be the responsibility of the owner and design professional(s) to ensure that all code requirements are satisfied.

CC131711
Line

CC131711
Line

CC131711
Text Box

175 E 2ND ST., STE 405
TULSA,OK 74103
918-596-9456

CW133510
Image


GENERAL NOTES:

1. Allwork shall conform to the
"International Residential code (2018)
@ and all other Governing laws, codes,
@ 2 ordinances and requlations. See
structural drawings for additional design

EXTERIOR STAIRS TO ACCESS ROOM ABOVE 2 %rhiteeggamansand specification

documents are intended for one project
only at one particular site only. An%
additional use or reproduction without
the written permission of the design firm

CLOUDED AREA IS AREA OF CONSTRUCTION. s forbidden. Changes to plan an

\ specification documents shall be made
NEW CONSTRUCTION IS WITHIN EXISTING only by the approval of this office

and/or owner. Changes should be

BUILDING FOOTPRINT submitted in writing.

3. Al exterior dimensions are to the face of
the exterior frame wall and/or concrete
or stemwall

4. Allinterior plan dimensions are to face
of framing, centerline or an extension of
an exterior dimension.

5. Written dimensions take precedence
over scaled dimensions.

6. Allcontractors shall field verify all
existing and new conditions, materials,
elevations and dimensions. Any
discrepancies, or -~ omissions shall be
immediately reported to this office and
Jor owner before construction proceeds.

\ 1. All contractors shall examine

25 all drawings and existing conditions to

determine locations and dimensions of

\ any and all chases, inserts, openings,
sleeves, depressions and of other
project requirements.

8. Allwood in contact with concrete shall
be pressure treated (PT.)

9. Provide for passive control of radon
entry as membrane beyond outside face
of the slab 5o as to seal openings or
crack that connect the house interior to
the sub-slab soil. Seal all penetrations,
joints, tears and cuts with tape or mastic.

/
S
4 nowe e

0. General contractor shall coordinate and
provide for termite protections and
inspection as outlined in R318 (2018 IRC)

1. Provide safety glazing at all Hazardous
Locations as defined in section R308.4

B SITE PLAN-NEW (208 RO
Da L1

® LEGAL DESCRIPTION:
N23 LT 5 & PRT LT 4 BEG SECR LT 4 TH
W140 TO SWC N55 SE142.5 S30 POB BLK 4
TRAVIS PARK ADDN City of Tulsa,
Tulsa County
State of Oklahoma

\
CODE:

2018 International Residential code

RS-3

SUARE FOOTAGE:A

Heated Square footage (existing): 3,710sf
Heated Square footage (NEW): ~ 800sf

CONCRETE DRIVE

5
Z, ONING:A
T
@)
™
(o)
A
=
r\’\

Urich residence

LEGEND:
[ X ——— Drawing name and location

-— Reference grid for dimensions

RLKX...... Section through plan

Carpentry detail
\ ®7 Construction note/detail
\ (X>  Door number
@ Window type
@ Reference area

T.0. "Top of" measure from

2932 S Detroit Ave

GL "Center line" measure to

SHEET INDEX:
N 1 | Title sheet, site plan

: . SITE PLAN-NEW

4 %II — /II_OII

—_\
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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: This RS-3 zoned lot requires a 20' rear setback.  You may request an Administrative Adjustment from the Planning Office to reduce a rear setback by up to 20% (4').  The stairs are considered part of the building and not permitted to encroach into a setback area. 

DWhiteman
Zoning Review
Section 35.010-E Duplex.  A duplex is a principal residential building occupied by 2 dwelling units, both of which are located on a single lot that is not occupied by other principal residential buildings. The 2 dwelling units are attached and may be located on separate floors or side-by-side.
REVIEW COMMENT:  I'm including this comment just for clarification; if these are separate units with a common wall between them, this could be considered a duplex.  We will need a floor plan to clarify at some point.  

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: This RS-3 zoned lot requires 4,000 square feet of open space.  Per Section 90.080-B, driveways in front and side yards are not counted as open space.  It appears the total of the driveway and structures is approximately 5,900 square feet.  According to the lot square footage shown on the county assessor's website (9,192) that would leave approximately 3,300 square feet of open space on the lot.  It appears you would need to request a variance for this lot to have less than the required 4,000 square feet of open space. 
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