CITY OF

TULSA

Board of Adjustment

Staff Report
BOA-24071

Hearing Date: July 7, 2026

Prepared by: Christopher Willis
ctwillis@cityoftulsa.org
918-596-7620

Owner and Applicant Information
Applicant: Ziad Hawa

Property Owner: Ziad & Juanita Hawa

Property Location
7713 South 26th West Avenue

Tract Size: +2.15 acres

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

Elected Representatives
City Council: District 2, Anthony Archie
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

Request Summary
Special Exception to permit an accessory dwelling unit in the
AG-R district (Section 45.031-D).

Zoning
Zoning District: AG-R

Zoning Overlays: N/A

Comprehensive Plan Considerations

Land Use
Land Use Plan: Neighborhood

Small Area Plans: West Highlands/Tulsa Hills
Development Era: Late Automobile

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: N/A

Tree Canopy Coverage: Greater than 50%
Parks & Open Space: N/A
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https://cityoftulsa.maps.arcgis.com/apps/webappviewer/index.html?id=264d991a559a49e0a96a771a51022281/

Staff Analysis

The applicant is requesting special exception to permit an accessory dwelling unit in the AG-R district (Section
45.031-D). The applicant previously submitted BOA-23409 which was heard by the Board of Adjustment on
August 23rd, 2022. The BOA approved a special exception to permit an Accessory Dwelling Unit on this property,
subject to the condition that the structure be allowed as an ADU for a period of two years from the date of
approval. The applicant is now requesting that the existing 1,650 square-foot detached structure be permitted as
ADU permanently. The ADU matches the architectural character of the primary residence. A copy of Section
45.031-D, which regulates ADUs, is included as an attachment.

Section 45.031 ADU, Accessory Dwelling Units

*k%

45.031-D Regulations

1. Where Allowed
Accessory dwelling units are allowed by special exception in RE, RS, AG, and AG-R
districts. Accessory dwelling units are allowed by right in all other districts when
accessory to a household living use.

*k%

8. Additional Regulations for Accessory Dwelling Units

*kk

c.  Exterior Finish Materials
The exterior finish material of any new accessory dwelling unit must be the same or
visually match in type, size and placement, the exterior finish material of the principal
building.

d. Roof Pitch
The roof pitch of any new accessory dwelling unit must be the same as the predominant
roof pitch of the principal building.

Relevant Case History
e BOA-22587, February 26th, 2019, The BOA approved a variance to allow a detached accessory structure to
exceed 40% of the floor area of the principal residential structure or 500 square feet, whichever is greater.
e BOA-23409, August 23rd, 2022, The BOA approved a special exception to permit an accessory dwelling
unit in the AG-R district, with a condition that the structure only be used as an accessory dwelling unit for
a period of two years from the date of the approval.
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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 AG-R Neighborhood Residential
East RS-3 Neighborhood Residential
South AG-R Neighborhood Residential
West AG-R Neighborhood Residential

Small Area Plans
The subject property is included in the West Highlands/Tulsa Hills Small Area Plan. This plan is a guide for the
future development of the extreme southwest corner of the city of Tulsa. The plan established the following goals:

1.

The area is better connected to the citywide multimodal transportation system, with an emphasis on
greater trail/non-automobile infrastructure, and Tulsa Hills is well-connected to the city’s mass-transit
system.

There is a reduction in per capita major injuries or fatalities resulting from automobile collisions with
cyclists or pedestrians. Non-automobile transport is safe for all of those who do not have access to a car
or simply choose not to drive.

New construction is aesthetically compatible with the existing area, and developers take deliberate and
effective measures to minimize traffic impacts by providing coordinated access management, maintaining
the grid system and/or implementing multimodal transportation options in their site plans.

The area is identifiable to the majority of Tulsans, not only for its destination shopping center but also for
its attractive homes and neighborhoods, high-quality housing, trails and innovative urban/ rural design.
Residents of the multifamily units, single-family subdivisions and larger-lot estates see the area develop in
a manner which does not harm the quality of life for residents of the other housing types.

New construction along Union Avenue is adequately and appropriately buffered from the existing, stable
neighborhoods west of Union Avenue.

Crime rates do not increase. The area continues to be safe and considered an excellent place to raise
children.

The area captures a share of the anticipated growth in high-income owner-occupied housing demand, as
projected in the Housing chapter of the 2010 Tulsa Comprehensive Plan, providing an economic base for
more neighborhood amenities.

Median household income levels remain at or above the city-wide average
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Development Era

The subject property is in an area developed during the Late Automobile Era (1950s-present), which has grown since
the mainstreaming of automobile-centric lifestyles, with a high degree of separation between residential and
nonresidential uses, and low levels of street connectivity. In these areas, transportation is nearly exclusively
concentrated on the mile-by-mile arterial grid, and major streets are often both transportation corridors and
destination corridors, which can lead to traffic congestion. Nonresidential uses are predominantly located at the
intersections of major arterial streets. Priorities in these areas include commercial revitalization, placemaking,
community gathering opportunities, conservation of natural areas, a high degree of privacy, one-stop shopping, and
commuting routes.

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 not located within a designated flood area.

Tree Canopy Coverage: Tree canopy in the area is 57%. Development will naturally have an impact on tree canopy, but
all effort should be taken to preserve a substantial portion of the tree canopy in these areas. These areas should have
the highest level of preservation to maintain the existing habitat and recreational places in the city. Future land use
planning for Future Growth areas should include the goal of tree canopy preservation.

Parks & Open Space: N/A
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BOA-24071 Staff Report July 7, 2026

Site Photos

View east from South 26th West Avenue, April 2025 (Image from Google Street View)

City of Tulsa Board of Adjustment
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BOA-24071 Staff Report July 7, 2026

Sample Motion
Special Exception

| move to approve or deny a special exception to special exception to permit an accessory dwelling unit in the
AG-R district (Section 45.031-D).

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
BEG 305.66W & 355.09S CENTER SEC 10 TH E305.41 S306.60 W305.50 N305.69 TO POB SEC 10 18 12 2.15ACS, UNPLATTED, 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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Chapter 45 | Accessory Uses and Structures
Section 45.030 | Accessory Buildings and Carports in R Districts

Section 45.030

Accessory Buildings and Carports in R Districts

45.030-A  Accessory Building Size

1. RE and RS-1 Districts
In RE and RS-1 districts, the total aggregate floor area of all detached accessory
buildings, including accessory dwelling units, and accessory buildings not
erected as an integral part of the principal residential building may not exceed
750 square feet or 40% of the floor area of the principal residential structure,
whichever is greater. [1]

2. RS-2, RS-3, RS-4, RS-5 and RM Districts
In RS-2, RS-3, RS-4, RS-5, or RM zoned lots used for detached houses or
duplexes, the total aggregate floor area of all detached accessory buildings,
including accessory dwelling units, and accessory buildings not erected as an
integral part of the principal residential building may not exceed 500 square
feet or 40% of the floor area of the principal residential structure, whichever is
greater. [1]

[1] For detached accessory buildings, including accessory dwelling units,
located within rear setbacks see 90.090-C.

45.030-B Carports

Section 45.031

Carports are allowed in R zoning districts. Any carport that occupies all or a portion
of the street setback or street yard area must be approved in accordance with the

ADU, Accessory Dwelling Units in R, AG, and AG-R Districts
Section 45.031-A Definition

A dwelling unit that is located in an accessory building on the same lot as a
detached house to which it is accessory and subordinate.

Examples of ADUs include carriage houses, garage apartments, and mother-in-law
flats.

Section 45.031-B Purpose

1. The purpose of allowing accessory dwelling units within R, AG, and AG-R
districts is to:

a. accommodate new housing units while preserving the character of existing
neighborhoods;

b. allow efficient use of the city’s existing housing stock and infrastructure;

¢. provide housing options and choices that respond to varying income levels,
changing household sizes and lifestyle needs; and

TULSA ZONING CODE |[July 16, 2024
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Chapter 45 | Accessory Uses and Structures

0 | Section 45.031 ADU, Accessory Dwelling Units in R, AG, and AG-R Districts

d. provide a means for residents—particularly seniors, single parents, and
empty-nesters—to remain in their homes and neighborhoods, and obtain
extra income, security, companionship and assistance.

2. The ADU supplemental regulations are also intended to help ensure that that
new buildings and modifications to existing buildings are designed with
sensitivity to their context in terms of building placement, proportions, building
materials, and similar design features.

Section 45.031-C Applicability
These regulations apply to all accessory dwelling units, as defined by Section
45.031-A.

Section 45.031-D Regulations
1. Where Allowed

5.

Accessory dwelling units are allowed by special exception in RE, RS, AG, and
AG-R districts on lots occupied by a detached house. Accessory dwelling units
are allowed by right in RD, RT, RM and RMH districts on lots occupied by a
detached house.

Number
No more than one accessory dwelling unit is allowed per lot.
Methods of Creation

An accessory dwelling unit may be created only through the following
methods:

a. Constructing an accessory dwelling unit on a lot with a new or existing
detached house; or

b. Converting or increasing existing floor area within an accessory building on
a lot with an existing detached house.

Density (Minimum Lot Area and Lot Area per Unit)

No additional lot area or lot area per unit is required for the accessory dwelling
unit.

Open space (Minimum open space per unit)

No additional open space is required for the accessory dwelling unit.

6.

Accessory Dwelling Unit Size

a. RE and RS-1 Districts

In RE and RS-1 districts, the total aggregate floor area of all detached
accessory buildings, including accessory dwelling units, may not exceed
750 square feet or 40% of the floor area of the principal residential
structure, whichever is greater. [1]

b. RS-2, RS-3, RS-4, RS-5, and RM Districts

TULSA ZONING CODE |[July 16, 2024
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Chapter 45 | Accessory Uses and Structures

Section 45.040 | Compressed Natural Gas (CNG) Refueling Appliances

In RS-2, RS-3, RS-4, RS-5 or RM zoned lots used for detached houses, the
total aggregate floor area of all detached accessory buildings, including
accessory dwelling units, may not exceed 500 square feet or 40% of the
floor area of the principal residential structure, whichever is greater. [1]

[1] For detached accessory buildings, including accessory dwelling units, located
within rear setbacks, see §90.090-C2.

Building and Fire Codes

All accessory dwelling units are subject to applicable building and fire codes.

7.

8.
a.
b.
C
d

Additional Regulations for Accessory Dwelling Units

Entrances
Building entrances to accessory dwelling units may not face the nearest side
or rear property line unless there is an alley abutting that property line.

Setbacks

An accessory dwelling unit must be located at least 10 feet behind the
detached house. This required 10-foot separation distance must be open
from the ground to the sky except that it may include walkways, patios,
decks and similar structures that do not exceed 30 inches in height above
finished grade.

. Exterior Finish Materials

The exterior finish material of any new accessory dwelling unit must be the
same or visually match in type, size and placement, the exterior finish
material of the detached house.

. Roof Pitch

The roof pitch any new accessory dwelling unit must be the same as the
predominant roof pitch of the principal building.

TULSA ZONING CODE |[July 16, 2024
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APPLICATION ADDENDUM FOR SPECIAL EXCEPTION
Permanent Accessory Dwelling Unit

Property Address: 7615 S. 26th W. Avenue, Tulsa, Oklahoma 74132

Legal Description: BEG 305.66W & 355.09S CENTER SEC 10 TH E305.41 S306.60 W305.50 N305.69 TO
POB SEC 10 18 12 2.15ACS, City of Tulsa, Tulsa County, State of Oklahoma

Current Zoning: AG-R (Agricultural-Residential)

Tract Size: 2.15 acres (93,651 square feet)

Property Owners: Ziad and Juanita Hawa

Prior Case: BOA-23409 (approved 4-0-0 on August 23, 2022)

ACTION REQUESTED

Special Exception to permit an Accessory Dwelling Unit in the AG-R District (Section 45.031-D), on a

permanent basis, for the existing 1,650 square foot detached structure on the subject property.

BACKGROUND AND ACKNOWLEDGMENT OF PRIOR APPLICATION

The applicant acknowledges that in Case BOA-23409 on August 23, 2022, the Board of Adjustment
approved a Special Exception to permit an Accessory Dwelling Unit on this property, subject to the
condition that the structure be allowed as an ADU for a period of two years from the date of approval.
That temporary limitation was offered by the applicant during the hearing to accommodate the Board's
interest in ensuring the structure receives further review before becoming a permanent second residence

on the property.

At the 2022 hearing the applicant represented that the structure would be converted back to a four-car
garage once the primary residence was complete. Since that time, the family's needs have evolved, and
the availability of a separate guest and family dwelling has proven to be a meaningful benefit to the
family's use and enjoyment of the property. The ADU provides accommodations for visiting family
members, supports the kind of multi-generational and extended-family use that Section 45.031-B of the
Zoning Code expressly identifies as a purpose of allowing ADUs in AG-R districts, and contributes to the

property as documented in the April 2025 appraisal.

The change in intended use is solely about how the family chooses to use the structure going forward.
Nothing about the building itself, its location, its impact on the neighborhood, or its compliance with the
supplemental ADU regulations has changed. The applicant respectfully submits that allowing the existing,

code-compliant ADU to continue in its current use is consistent with the purpose of the ADU provisions,

Page 1|6
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supported by the adopted Small Area Plan for this area, and a better outcome for the property and the

neighborhood than removing functional living quarters and converting the building to vehicle storage.

CRITERION 1: THE SPECIAL EXCEPTION WILL BE IN HARMONY WITH THE SPIRIT AND
INTENT OF THE ZONING CODE

The requested special exception is directly aligned with the express purpose and intent of the Tulsa Zoning
Code as stated in Section 45.031-B. That section identifies the purpose of allowing ADUs in R, AG, and AG-

R districts as:
(a) accommodating new housing units while preserving neighborhood character;
(b) allowing efficient use of existing housing stock and infrastructure;

(c) providing housing options responsive to varying income levels, household sizes, and lifestyle needs;

and

(d) providing a means for residents — particularly seniors, single parents, and empty-nesters — to remain

in their homes and obtain extra income, security, companionship, and assistance.
This application advances each of these stated purposes.

Full compliance with Section 45.031-D supplemental regulations. The proposed ADU complies with every

supplemental regulation governing accessory dwelling units in AG-R districts:

¢  Where Allowed (45.031-D.1): ADUs are expressly permitted by special exception in the AG-R
district on lots containing a detached house. The subject property contains a newly constructed

detached single-family residence.
¢ Number (45.031-D.2): Only one ADU is proposed on the lot.

¢ Method of Creation (45.031-D.3): The ADU was constructed as an accessory building on a lot

containing a new detached house, which is an expressly permitted method of creation.

¢ Density and Open Space (45.031-D.4 and D.5): The 2.15-acre (93,651 sf) tract vastly exceeds any

density requirement, and abundant open space remains around the structure.

e Size (45.031-D.6): The 1,650 sf ADU is substantially less than 40% of the principal residence's floor
area. The primary structure contains approximately 5,975 sf above grade plus 3,899 sf of finished

basement area; the ADU is well within permitted size.

¢ Building and Fire Codes (45.031-D.7): The structure is subject to and compliant with applicable

building and fire codes.

Page 2|6
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¢ Entrances, Setbacks, Exterior Finish, and Roof Pitch (45.031-D.8): The ADU is properly oriented
relative to property lines, separated from the principal residence in compliance with the 10-foot
setback requirement, and constructed with the same stucco and stone exterior finish materials
and matching clay tile roof with consistent pitch, satisfying the Code's design-sensitivity standard
stated in Section 45.031-B.2.

Consistency with the Tulsa Comprehensive Plan. The Comprehensive Plan designates the property as
part of an "Existing Neighborhood" within an "Area of Stability," where the stated goal is to maintain
valued neighborhood character while accommodating small-scale infill projects and the improvement or
replacement of existing homes. A single ADU on a 2.15-acre lot, designed to match the principal residence
and screened by the property's perimeter fencing and vegetation, fits squarely within this policy

framework.

Direct support from the adopted Small Area Plan. The West Highlands/Tulsa Hills Small Area Plan, which

covers the subject property, contains Goal 2.7, which states:

Support a change to the zoning code that enables a property owner to construct and rent
an accessory dwelling unit (commonly known as 'mother-in-law flat') on their residential-
zoned property. Support Board of Adjustment applications asking for such uses in this

area.

The requested ADU is precisely the type of use the adopted plan directs the Board to support, and the
staff report in the 2022 case expressly highlighted this goal in its analysis.

The Board's own prior finding. In Case BOA-23409, the Board affirmatively found that the ADU use, on
this lot, with this structure, "will be in harmony with the spirit and intent of the Code." That finding rested
on objective, durable facts — the lot size, the AG-R zoning, the structure's compliance with Section 45.031-
D, the design-sensitivity match to the primary residence, and the supportive Small Area Plan goal — none
of which have changed. The Code expressly contemplates permanent ADU use in AG-R districts via special
exception, and the test for harmony with the Code is the same whether the approval is temporary or

permanent.

CRITERION 2: THE SPECIAL EXCEPTION WILL NOT BE INJURIOUS TO THE
NEIGHBORHOOD OR OTHERWISE DETRIMENTAL TO THE PUBLIC WELFARE

The permanent ADU will not be injurious to the neighborhood or detrimental to public welfare for the

following reasons:

1. Three years of actual operating history confirm no negative impact. Unlike most ADU applications,
which ask the Board to predict future impact, this application has the benefit of nearly three years of

actual operating experience. The ADU has been continuously occupied since the 2022 approval, and

Page 3|6
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during that time no complaints, code enforcement actions, nuisance reports, traffic problems, parking
problems, or other neighborhood impacts have arisen. The drainage concerns raised by neighbors in 2022
have not materialized into ongoing problems — the engineered drainage improvements have performed
as designed through multiple seasons of Oklahoma weather. The Board is in the favorable position of

evaluating a real, operating use rather than a proposed one.

2. The site is exceptionally well-suited to absorb an ADU. The lot is 2.15 acres — substantially larger than
the typical AG-R parcel and far larger than the surrounding RS-3 lots. The ADU occupies a small fraction
of the site, is well-separated from all property lines, is screened by mature vegetation along the perimeter,
and is enclosed within concrete panel fencing around the entire property. The density impact of one
additional dwelling unit on a 2.15-acre parcel is negligible — far below the density of any conforming

residential subdivision in the area.

3. Infrastructure is fully adequate. The property is served by public water, public electricity, and natural
gas. Wastewater is handled by an aerobic septic system specifically designed and permitted for this
property. The aerobic system serves only the on-site occupants and has substantial dispersal area
available on the 2.15-acre tract; the number of occupants on the combined primary residence and ADU
remains within typical single-family loading. The ADU adds no demand on municipal sewer because none
exists in this area, and no demand on any shared utility infrastructure beyond what the primary residence

already imposes.

4. The drainage concern previously raised has been resolved and remains resolved. The only neighbor
objection in the 2022 hearing related to drainage. As documented at that time, the applicant: (a)
commissioned a $3,500 professional drainage study; (b) terraced the lot in two areas to control the natural
40-foot grade change; (c) installed silt fences during construction; (d) created drainage swales to direct
stormwater appropriately; and (e) completed all drainage improvements to code. Critically, the drainage
impact of this structure is identical whether it is used as an ADU or as a garage — the building's footprint,
impervious coverage, and stormwater runoff are the same. The use designation does not change
hydrology. The drainage improvements have been in place and functioning for nearly three years without

further complaint.

5. The ADU visually conforms to and complements the primary residence and the neighborhood. The
exterior finish materials (stucco and stone), roof material (clay tile), roof pitch, and architectural style of
the ADU match those of the principal residence, satisfying the Code's design-sensitivity standards in
Section 45.031-D.8. The ADU is set well back from the public right-of-way (S. 26th W. Avenue) and is not
prominently visible from neighboring residences. The surrounding area is composed of AG-R and RS-3
zoned parcels with detached single-family residences, many on large lots — a context in which a discrete,

well-designed accessory dwelling is unremarkable.

6. Property values are protected and enhanced. A current April 2025 appraisal performed by a state-
certified residential appraiser values the subject property at $2,912,000 and treats the ADU as a positive

Page 4|6
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contributory feature, assigning it $165,000 in contributory value. The appraisal expressly notes that ADUs
in this market area are considered a positive market factor with a positive reaction to the market. The
structure is a substantial, professionally constructed building that enhances rather than diminishes

property values in the vicinity.

7. The use will remain accessory and subordinate. The ADU will continue to serve family and guest
occupancy ancillary to the primary household — the kind of multi-generational and extended-family use
that Section 45.031-B and the West Highlands/Tulsa Hills Small Area Plan Goal 2.7 expressly contemplate
and endorse. The structure remains accessory and subordinate to the principal residence in size, function,

and design.

8. The Board has already found this exact use non-injurious at this exact location. In Case BOA-23409,
the Board voted 4-0-0 that the requested Special Exception "will not be injurious to the neighborhood or
otherwise detrimental to the public welfare." The structure, the lot, the zoning, the surrounding uses, and
the operating impact are unchanged. The only difference now is the absence of the temporary-use

condition.

9. The change from "temporary" to "permanent” status does not change any physical or operational
fact about the property. The structure, its location, its size, its materials, its occupants, its septic loading,
its parking demand, its lighting, its traffic generation, and its visual impact on the neighborhood are all
identical whether the ADU continues under renewed temporary approval, a permanent approval, or is
converted back to a garage. The decision before the Board is therefore not about new or different impacts;
it is about whether the use that has already been demonstrated to be non-injurious for nearly three years

should be allowed to continue without an arbitrary sunset.

PROPOSED CONDITIONS

To assure the Board that the ADU will continue to operate as an accessory and subordinate use consistent

with Section 45.031, the applicant is amenable to the following conditions on any permanent approval:

1. The ADU shall remain subordinate and accessory to the principal residence and shall not be

subdivided from the principal lot or separately conveyed.
2. No more than one ADU shall exist on the lot.

3. The exterior finish materials and roof pitch of the ADU shall be maintained to match the principal

residence as required by Section 45.031-D.8.

These conditions track the supplemental regulations of Section 45.031-D and provide enforceable

assurance that permanent approval will not alter the accessory character of the use.
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CONCLUSION

The applicant respectfully requests that the Board of Adjustment grant a Special Exception under Section
45.031-D to permit the existing Accessory Dwelling Unit on a permanent basis, subject to the conditions
proposed above. The application satisfies both prongs of the special exception test: the use is in harmony
with the spirit and intent of the Zoning Code, fully complies with the supplemental ADU regulations, and
is expressly supported by the adopted West Highlands/Tulsa Hills Small Area Plan; and the use will not be
injurious to the neighborhood or detrimental to public welfare, as confirmed by nearly three years of

actual operating history without incident and by the Board's own prior finding to the same effect.

SUPPORTING DOCUMENTS SUBMITTED WITH THIS APPLICATION
1. Prior Board of Adjustment approval and Letter of Deficiency— Case BOA-23409 (August 23, 2022)

2. Sketch and Photographs of the completed primary residence and ADU

Page 6|6
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Wilson, Lillie & Associates Appraisal Co.

SKETCH ADDENDUM File No.  17204-26
Case No.
Borrower  Hawa, Ziad
Property Address 7615 S 26th W Ave
City Tulsa County Rogers State OK Zip Code 74132

Lender/Client

First United Bank Mortgage

Address 1400 W.

Main St., Durant, OK 74701

Code
GLAL
GLAZ
BSMT
GAR
OTH
P/P

AREA CALCULATIONS SUMMARY

Description
First Floor
Second Floor
Finished BSMT
Garage

Guest House
Covered Porch
Balcony

Net LIVABLE

Factor Net Size

1.0 2857.1
1.0 3033.3
1.0 4166.5
1.0 1091.5
1.0 1657.0
1.0 221.1
1.0 343.0
cnt 2

Perimeter
241.2
259.5
297.1
160.7
168.0

64.2
74.1

(rounded)

Net Totals
2857.1
3033.3
4166.5
1091.5
1657.0

564.1

5,890

Name
First Floor

Second Floor

132 addl items
29 total items

AREA CALCULATIONS BREAKDOWN
Base x Height x Width = Area
2.8 x 2.1 = 5.9
24.1 x 1.1 = 26.1
45.8 x 28.7 = 1314.6
21.3 x 3.6 = 76.4
22.0 x 7.0 = 154.0
11.3 x 4.5 = 50.6
0.5 x 5.1 x 2.2 = 5.6
0.5 x 5.2 x 2.2 = 5.8
10.6 x 5.5 = 58.6
51.4 x 2.9 = 147.7
49.7 x 19.4 = 964.4
49.4 x 1.0 = 47.3
33.9 x 3.9 = 132.8
31.3 x 18.7 = 586.2
33.9 x 16.3 = 554.0
11.3 x 4.5 = 50.6
(rounded) 5,890

© ILOOKABOUT (US) Inc, dba Apex Software

UAD Version 9/2011 Produced by ClickFORMS Software 800-622-8727
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Wilson, Lillie & Associates Appraisal Co.

SUBJECT PHOTO ADDENDUM File No.  17204-26
Case No.

Borrower  Hawa, Ziad
Property Address 7615 S 26th W Ave
City Tulsa County Rogers State OK Zip Code 74132
Lender/Client First United Bank Mortgage Address 1400 W. Main St., Durant, OK 74701

FRONT OF

SUBJECT PROPERTY

7615 S 26th W Ave
Tulsa, OK 74132

REAR OF
SUBJECT PROPERTY

STREET SCENE

UAD Version 9/2011 Produced by ClickFORMS Software 800-622-8727 Page 9 of737 2 1
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Wilson, Lillie & Associates Appraisal Co.

SUBJECT PHOTO ADDENDUM File No. 17204-26
Case No.
Borrower Hawa, Ziad
Property Address 7615 S 26th W Ave
City Tulsa County Rogers State OK Zip Code 74132
Lender/Client  First United Bank Mortgage Address 1400 W. Main St., Durant, OK 74701

Subject Property Front & Side Front

Front Front & Side Garage
Garage Side & Back Back
Back & Open Patio Area Side Back

(.22

UAD Version 9/2011 Produced by ClickFORMS Software 800-622-8727 Page 10 of 37



Wilson, Lillie & Associates Appraisal Co.

SUBJECT PHOTO ADDENDUM File No. 17204-26
Case No.

Borrower Hawa, Ziad
Property Address 7615 S 26th W Ave
City Tulsa County Rogers State OK Zip Code 74132
Lender/Client  First United Bank Mortgage Address 1400 W. Main St., Durant, OK 74701

Attic Garage Garage

Drive Street ADU / Guest House

ADU / Guest House ADU / Guest House ADU / Guest House

ADU / Guest House ADU / Guest House ADU / Guest House
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LETTER OF DEFICIENCY REQUIREMENT

The City of Tulsa Board of Adjustment policies require that an official “Letter of Deficiency” (“LOD") issued to
the Applicant from the City of Tulsa accompany each application to the Board for a Variance, Special
Exception or other relief.

| understand, and take responsibility for, the following:

1. All requirements set forth in the LOD must be met or the relief detailed in the LOD must be sought in
an application to the Board for any of the requirements which will not be met. In the event that the
applicant does not request the relief detailed in the LOD, additional BOA action may be required
resulting in significant delays during the building permit process.

2. If the plans reviewed by the City for the issuance of the LOD are changed, the plans must be
resubmitted to the City, and an additional LOD may be issued based upon the new plans which may
result in additional requirements or an additional application to the Board being necessary.
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PLATTING REQUIREMENT

PLATTING/ SUBDIVISION CONFORMANCE REVIEW REQUIREMENT

For the purposes of providing a proper arrangement of streets and assuring the adequacy of open spaces for
traffic, utilities, and access of emergency vehicles, commensurate with the intensification of land use
customarily incident to a change of zoning, a platting requirement or subdivision conformance review is

established as follows:
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Mr. Chapman stated that we can put limitations on short-term rentals.

8.23.2022 (10)
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TO POB SEC 10 18 12 2.15ACS, City of Tulsa, County of Tulsa, State of
Oklahoma.
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NEW APPLICATIONS

23406- Ryan Neuhor

Action Requested:

Special Exception to permit a Dynamic Display sign in a Residential District
containing a School Use (Sec. 60.050-B.2.c) Special Exception to permit a
dynamic display sign within 200-feet of Residentially Zoned Lots (Sec. 60.100-F)
Location: 2177 S. 67" E. Ave. (Hale Middle School) (CD 5)

Presentation:

Ryan Neuhor, P.O. Box 1602, Owasso, Oklahoma 74055, stated that he was there to
represent Image Builders and Tulsa Public Schools and we are requested a dynamic
sign for Hale Middle School. It meets all the setback requirements and no Variances
needed. We are moving the sign 56-feet to the south, but it still will maintain the
required setback. They will abide by the requirements to turn the sign off from 9:00 p.m.
to 7:00 a.m. daily. It also comes with automatic dimming. We are not aware of any
neighbors that have objected.

Interested Parties:
No interested parties were present.

Comments and Questions:
None

Board Action:

On MOTION of WALLACE the Board voted 4-0-0 (Bond, Brown, Radney, Wallace “ayes”,
no “nays”; no “abstentions”, Barrientos “absent”) to APPROVE the Special Exception to
permit a Dynamic Display sign in a Residential District containing a School Use (Sec.
60.050-B.2.c) and Special Exception to permit a dynamic display sign within 200-feet of
Residentially Zoned Lots (Sec. 60.100-F) per the conceptual plans shown on pages 3.9
and 3.10 of the Agenda packet.

The Board finds that the requested Special Exceptions 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; for the following property:

NE NW SEC 14 19 13, CITY OF TULSA, TULSA COUNTY, STATE OF OKLAHOMA

8.23.2022 (2)
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Notice of Hearing before the
Board of Adjustment
City of Tulsa, Oklahoma

Case Number: BOA-23409

Notice is hereby given that a public hearing will be held before the Board of Adjustment to consider the following
application. All persons interested in this matter may attend this hearing and present their objections to or
arguments for the request.

You have received this notice because your property is near the property (or properties) subject to the application.

The Case
Applicant: Keith Morgan 918-549-5257, morgancustombuilders@gmail.com

Action Requested: Special Exception to permit an Accessory Dwelling Unit in the AG-R District (Sec.
45.031-D)

Location: 7615 S 26 AV

Property Legal BEG 305.66W & 355.09S CENTER SEC 10 TH E305.41 $306.60 W305.50 N305.69 TO POB
Description: SEC 101812 2.15ACS, , City of Tulsa, Tulsa County, State of Oklahoma

Current Zoning: AG-R
View the Application: tulsaplanning.org/cityboa/cases/BOA-23409.pdf

Read the Zoning
Code: tulsaplanning.org/resources/plans

The Public Hearing
Date: Tuesday, 08/23/2022 1:00 PM

Location: Tulsa City Hall
Council Chambers, 2nd Level
175 E. 2nd St.
Tulsa, Oklahoma

Questions?

If you have questions about the application or this notice, you may contact the applicant or BOA staff in the Tulsa Planning
Office at INCOG. You may speak at the meeting, or submit written comments via email to esubmit@incog.org or by mail:
City of Tulsa Board of Adjustment, ¢/o INCOG, 2 W. 2nd St., Suite 800, Tulsa, OK 74103.

Please reference Case Number BOA-23409.

* Austin Chapman: 918-579-9471 or achapman@incog.org
e Assistant Planner: 918-584-7526 or esubmit@incog.org

7 . 3450 8/3/2022



HY e
JUS JAOWVINS

L0V

13345

Cale

mE e
=2

;
1

ZE | Pl PWOYERHE tESIN]
sy TMNIDE 'S GIDL

JGMNOH YMVH "84

“1IWd3d

(
1004 QNV O

EuE )

ST; 4

SN e

SN AONROS

N AL

e N

L
L
=
&
B
=
2
ﬁ_(n
=
i L
%
" _\
i -
<
— R




DR. HAWA HOUSE

)

HAWA HOUSE

7615 5. 26th W, Ave
Tulsa, Oklahoma 74132
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	Staff Analysis
	Section 45.031 ADU, Accessory Dwelling Units
	45.031-D Regulations
	1. Where Allowed
	Accessory dwelling units are allowed by special exception in RE, RS, AG, and AG-R districts. Accessory dwelling units are allowed by right in all other districts when accessory to a household living use.
	8. Additional Regulations for Accessory Dwelling Units
	c. Exterior Finish Materials
	The exterior finish material of any new accessory dwelling unit must be the same or visually    match in type, size and placement, the exterior finish material of the principal building.
	d. Roof Pitch
	The roof pitch of any new accessory dwelling unit must be the same as the predominant roof pitch of the principal building.


	Comprehensive Plan Considerations
	1. The area is better connected to the citywide multimodal transportation system, with an emphasis on greater trail/non-automobile infrastructure, and Tulsa Hills is well-connected to the city’s mass-transit system.
	2. There is a reduction in per capita major injuries or fatalities resulting from automobile collisions with cyclists or pedestrians. Non-automobile transport is safe for all of those who do not have access to a car or simply choose not to drive.
	3. New construction is aesthetically compatible with the existing area, and developers take deliberate and effective measures to minimize traffic impacts by providing coordinated access management, maintaining the grid system and/or implementing multi...
	4. The area is identifiable to the majority of Tulsans, not only for its destination shopping center but also for its attractive homes and neighborhoods, high-quality housing, trails and innovative urban/ rural design.
	5. Residents of the multifamily units, single-family subdivisions and larger-lot estates see the area develop in a manner which does not harm the quality of life for residents of the other housing types.
	6. New construction along Union Avenue is adequately and appropriately buffered from the existing, stable neighborhoods west of Union Avenue.
	7. Crime rates do not increase. The area continues to be safe and considered an excellent place to raise children.
	8. The area captures a share of the anticipated growth in high-income owner-occupied housing demand, as projected in the Housing chapter of the 2010 Tulsa Comprehensive Plan, providing an economic base for more neighborhood amenities.
	9. Median household income levels remain at or above the city-wide average
	Site Photos
	Sample Motion
	Property Description
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	ADDENDUM to Tulsa BOA Special Exception Application - Hawa 7615 S 26th W Ave, Tulsa, OK 74132
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