CITY OF

TULSA

Board of Adjustment

Staff Report
BOA-23846

Hearing Date: February 11, 2025

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

Owner and Applicant Information
Applicant: Bradley Niehus

Property Owner: Bradley S. and Becky D. Niehus

Property Location
5029 South 33rd West Avenue

Tract Size: £0.15 acres

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

Elected Representatives
City Council: District 2, Anthony Archie
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

Posted Sign — min. 10 days in advance

Request Summary

Special Exception to permit a single-family, detached house

in the CS District (Sec. 15.020-H, Table 15-2.5).

Zoning
Zoning District: CS

Zoning Overlays: None

Comprehensive Plan Considerations

Land Use
Land Use Plan: Neighborhood

Small Area Plans: Southwest Tulsa

Development Era: Streetcar Era

Transportation
Major Street & Highway Plan: Urban Arterial

planitulsa Street Type: N/A

Transit: N/A

Existing Bike/Ped Facilities: Sidewalks

Planned Bike/Ped Facilities: Signed Route

Environment
Flood Area: N/A

Tree Canopy Coverage: 10-19%
Parks & Open Space: Lubell Park
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Staff Analysis
The applicant is requesting a special exception permit a single-family, detached house in the CS District (Section

15.020-H, Table 15-2.5). There is an existing house on the property, which the Tulsa County Assessor’s records
estimate was built in 1950.

*kk

Relevant Case History
e None found

Comprehensive Plan Considerations

Land Use Plan

The 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
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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 CS Neighborhood Residential
East CS Neighborhood Residential
South cs Local Center Office
West CS Local Center Commercial

Small Area Plans
The subject property is located within the Southwest Tulsa small area plan.

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: South 33rd West Avenue runs parallel to the west side of the subject property and is
classified as a Urban Arterial, which has a planned minimum right-of-way width of 70 feet.

Comprehensive Plan Street Designation: N/A

Transit: N/A

Existing Bike/Ped Facilities: Sidewalks are present along street frontages.

Planned Bike/Ped Facilities: The 2015 GOPlan recommends a Signed Route along South 33rd West Avenue.

Arterial Traffic per Lane: South 33rd West Avenue has an average annual daily traffic (AADT) of 3,232 vehicles per lane.

Environmental Considerations
Flood Area: N/A

Tree Canopy Coverage: Tree canopy in the area is 12%. 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: Lubell Park is located nearby to the southeast of the subject property.
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Sample Motion
| move to approve or deny a special exception to permit a single-family, detached house in the CS District (Section
15.020-H, Table 15-2.5);

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

of the agenda packet.

e 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 8 BLK 4 CARBONDALE, 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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January 09, 2025

Bradley Niehus
4880 S. 81 West Avenue,
Tulsa, OK 74107

918-939-9009
TO WHOM IT MAY CONCERN:

| am writing this letter to apply for a special zoning exception on behalf of BancFirst. | am the property
owner at 5029 S. 33" West Avenue, Tulsa, OK 74107. This has been my investment rental property
since 2006. 1am selling the property at this time. The property is pending sale with a close date of
January 17, 2025. The buyer is using BancFirst as their lender, yet BancFirst is wanting a zoning
exception approval since the house is a neighborhood and the zoning is currently commercial shopping.
The house will remain an investment property for the new buyer, but the bank wants an exception to be
able to loan on the house in case of a fire or tornado, that the house could be rebuilt through insurance
even though the house is in a commercial shopping zone.

This request satisfies the conditions required in the following ways:

1. The special exception will be in harmony with the spirit and intent of the Zoning Code, as the
house will remain in tact as a investment rental property. The house was build in 1950 and
resides in a neighborhood that has been zoned commercial shopping. There are no changes in
the plans for this property at this time.

2. The special exception will not be injurious to the neighborhood or otherwise detrimental to the
public welfare. Again, there are no future plans to change the use, functionality, or shape of this
property. There is just a need by the lending institution to have an approved zoning exception
for them to be able to lend to the buyer.

| appreciate the consideration for the zoning exception approval so that the property can be sold in its
current state. If you have any questions or concerns about this subject, please fee free to reach out.

Sincerely,

Bradley Niehus
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Assessor

General Information

Account Number [R06625922701480

Situs Address 5029 S 33 AV W TULSA 74107

Owner Name

NIEHUS, BRADLEY S AND BECKY D

4880 S 81ST WEST AVE
TULSA, OK 741078249

Owner Mailing
Address

Land Area 0.15 acres / 6,345 sq ft

Market Value

Last Year's Taxes [$900.35

Subdivision: CARBONDALE (06625)

Legal Description |Legal: LT 8 BLK 4

Section: 27 Township: 19 Range: 12
Tax Information Values
L 2023 2024 2025 #2023 2024 2025
Fair Cash Value $78,936 $78,936 - Land Value $18,216 918,216 |-
Taxable Value $60,197 $63,207 - Improvement Value $60,720 |$60,720 |-
Assessment Ratio Fair Cash (Market) Value $78,936 $78,936 -
Gross Assessed $6,622 $6,952 - .
Exemptions

Exemptions $0 $0 - 2023 2024 2025
Net Assessed $6,622 $6,952 - Homestead - - -
Tax Rate T-1A T-1A T-1A Additional Homestead - - -
Tax Rate Mills 126.910000 }129.510000 |[129.510000 Senior Valuation Freeze ; . )
Estimated Taxes $840 $900 - Veteran ] ] ]
Notice of Value Date
(if changed from prev yr) | 3/29/2023 | 312612024 | 312612024

Current Improvements

Tax Year |Property Type | Yr Blt Livable Stories Story Height | Baths |Roof

Imp # Foundation Exterior Use HVAC Type

2025 Residential 1950 | 790 SF | 1.00 8 | 1.00 [Composition Shingle

1.00 Crawl Space |Frame Siding/Stucco Veneer Ranch 1 Story None

Recent Sales

Sale Date Grantor Grantee Sale Price Doc Type Book-Page/Doc #
1/1/2006 KLUVER, THOMAS [NIEHUS, BRADLEY S |$52,000 Warranty Deed 2006032674

. 2000013526 BK-
5/1/2001 $52,000 History 06533PG-02386

. 2000013527 BK-
8/1/1999 $42,000 History 06261PG-00677
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John A. Wright - Tulsa County Assessor
Tulsa County Headquartes, 5th Floor | 218 W. 6th St. | Tulsa, Ok 74119
Phone: (918) 596-5100 | Fax: (918) 596-4799 | Email: assessor@tulsacounty.org
Office Hours: 8:00 - 5:00 Monday-Friday (excluding holidays) 1 9 1 1





