
Board of Adjustment 

Staff Report 
BOA-24085 

Hearing Date: August 25, 2026 
Prepared by: Christopher Willis 

ctwillis@cityoftulsa.org 
918-596-7620

Owner and Applicant Information 
Applicant: Katherine Ormond 

Property Owner: Ray and Kim Hall Trust 

Property Location 
2445 East 18th Street South 

Tract Size: ±0.19 acres 

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

Request Summary 
Special Exception to permit an accessory dwelling unit in the 
RS-3 district (Section 45.031-D). 

Zoning 
Zoning District: RS-3 
Zoning Overlays: N/A 

Comprehensive Plan Considerations 
Land Use 
Land Use Plan: Neighborhood 
Small Area Plans: None  
Development Era: Streetcar 

Transportation 
Major Street & Highway Plan: Residential Collector 

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: 20-29% 
Parks & Open Space: N/A 

Elected Representatives 
City Council: District 4, Laura Bellis 
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 

4.1

https://cityoftulsa.maps.arcgis.com/apps/webappviewer/index.html?id=264d991a559a49e0a96a771a51022281/


BOA-24085 Staff Report August 25, 2026 

City of Tulsa Board of Adjustment  

Staff Analysis 
The applicant is requesting a special exception to permit an accessory dwelling unit in the RS-3 district (Section 
45.031-D). The applicant is proposing to construct a 647 square foot, single story ADU with an attached garage, to be 
located behind the existing residence. The proposed ADU will match 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 
       *** 

 

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. 

 
Relevant Case History 

• None found. 
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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 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 included in a 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 Atlanta Avenue runs parallel to the west side of the property and is classified as a 
Residential Collector, which has a planned minimum right-of-way width of 60 feet. 

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 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: N/A 
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Site Photos 
 

 
 
View north from East 18th Street, March 2025 (Image from Google Street View) 

 

 
 
View west from South Atlanta Avenue, April 2025 (Image from Google Street View) 
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Sample Motion 
Special Exception 
I move to approve or deny a special exception to permit an accessory dwelling unit in the RS-3 district (Section 
45.031-D); 
• 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. 
 
Property Description 
LT 21 BK 4, LEWISTON GARDENS AMD SUB L12&15 GLEN ACRES, 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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Special Exceptions 

The Board of Adjustment is allowed to approve special exceptions only after determining that the following conditions 
exist. Below, explain how your requests satisfy these conditions: 

1. The special exception will be in harmony with the spirit and intent of the Zoning Code; and 

Ye~, ,he, ~pe-ua.,l ~i.~tSY\ ~ ~ At>'vl W\ l\ i,.il,avJ ~ ~l·, ~ it> ~vi Id 
~ ~ k1ulv o Ot'II\. ~ u-tme+tk fuv OJI\ ~ 1 Vlj pu~ ~ lW"(:, t.l -fidv<,Y~ 

CAX~~ \v« lt\ta...t" 01,(,V C,Wvt wl'\¾-. 

2. The special exception wi ll not be injurious to the neighborhood or otherwise detrimental to the public welfare. 

'(e~, -r~ ~t:-CltM t,U,tpfiOv\ -fu-r ~ A9t,t wil\ ~tLH1 .. ~1~_ ~ net~lJ,ork.~4 
c~-t:\-. 1k AOvt W\ll l[vUt-\-a.-. ~ pv,muv ve,lcl~u:-. W\ propo~(11,t$ I 

~M~ tLM tltSl ~ ~u ~~l~ iV\l,(at~ ( • J~~d'f wrlkO'l(,t ~ 

Conditions 
In granting any special exception, the Board may make appropriate conditions or safeguards, may limit the approval to a 
specified period of time and may require a bond or other guarantee necessary to enforce compliance with the conditions. 

If your application is approved, you will likely need additional permits. 
Call 918.596.9456 to speak with the Permit Center or Development Services Plans Review. 

Revised 2025-01-14 4.10
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CODE ANALYSIS (REF: TULSA 
ZONING CODE - OCT 21, 2025)

45.031-D: CONSTRUCTION OF ONE 
ACCESSORY DWELLING UNIT 
(ADU) ON A LOT WITH AN 
EXISTING PRINCIPAL BUILDING IS 
ALLOWED BY SPECIAL 
EXCEPTION IN RS DISTRICTS.
- NO ADDITIONAL LOT AREA, LOT 
AREA PER UNIT, OR OPEN SPACE 
IS REQUIRED FOR THE ADU.
- ADU ENTRANCE MAY FACE 
ABUTTING STREET.
- ADU MUST HAVE 10' 
SEPARATION OPEN TO THE SKY 
BEHIND PRINCIPAL BUILDING.
- ADU'S EXTERIOR FINISH 
MATERIALS MUST MATCH IN 
TYPE, SIZE AND PLACEMENT, THE 
PRINCIPAL BUILDING.
- ADU'S ROOF PITCH MUST 
MATCH THE PREDOMINANT PITCH 
OF THE PRINCIPAL BUILDING.

45.030-A + 45.031-D6: 
MAXIMUM TOTAL AGGREGATE 
FLOOR AREA OF ALL DETACHED 
ACCESSORY BUILDINGS 
INCLUDING AN ADU = 40% OF THE 
PRINCIPAL STRUCTURE'S FLOOR 
AREA + 500 SF.

40% X 2,071 SF + 500 SF = 1,328 SF
PROPOSED ADU = 647 SF

90.090C: ACCESSORY BUILDINGS 
MAY OBSTRUCT SIDE & REAR 
SETBACKS IN R ZONING 
DISTRICTS.
- WHEN LOCATED IN REAR 
SETBACK, ACCESSORY 
BUILDINGS MUST NOT EXCEED 
ONE STORY (18' HEIGHT, 10' 
PLATE), MUST BE SET BACK AT 
LEAST 3' FROM INTERIOR LOT 
LINES, MUST COMPLY WITH 
ADJACENT STREET SETBACK, 
AND MUST NOT EXCEED 40% 
REAR SETBACK COVERAGE 
(RS-3).

5.030:
MINIMUM OPEN SPACE PER UNIT 
(RS-3) = 4,000 SF

LOT AREA - EXISTING 
RESIDENCE - PROPOSED ADU 
WITH COVERED PORCH = 
REMAINING OPEN SPACE

8,058 SF - 2,071 SF - 717 SF = 5,270 
SF REMAINING OPEN SPACE

SITE DESCRIPTION

LOT 21, BLOCK 4, LEWISTON 
GARDENS, TULSA COUNTY, 
STATE OF OKLAHOMA

LOT AREA = 8,058 SF

ZONING DISTRICT RS-3

SCALE:  3/32" = 1'-0"

12445 E 18TH ST - PROPOSED SITE PLAN4.11



21 JUL 2026

EAST ELEVATION FACING ATLANTA AVENUE

SOUTH ELEVATION FACING E 18TH STREET

2445 E 18TH ST - EXISTING RESIDENCE 24.12
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18TH & ATLANTA NEIGHBOR COMMUNICATION Walked neighborhood 7/21/2026

300' Radius Address Owner Name(s)
Owner 
Occupied

Spoke in 
person

Left 
letter/pla Comments

2421 E 18th Street Allimax LLC N
2425 E 18th Street Linda Vance Arrington Rev Trust Y Y Y Spoke to owner's caregiver, no issue
2431 E 18th Street Nick & Judith Ann Hunt Rev Trust Y
2435 E 18th Street Richard J Langerman Rev Trust N Y Y Occupied by owner's son, no issue
2441 E 18th Street Thomas Goff Y West neighbor
2503 E 18th Street Tory Zenoni Y East neighbor
2507 E 18th Street Cathy Freeman Y
2513 E 18th Street The Jeff & Jill Hough Trust Y Y Y No issue
2517 E 18th Street Jimmy D Burwell Y
2428 E 18th Street Cathy Denice Fothergill Y Y Emailed later, no issue
2432 E 18th Street Terri J & Kenneth D Watson Y
2436 E 18th Street Ronald Gene & Peggy Ann Kitchen Y Y Y Have office as 2436R, no issue
2442 E 18th Street Stacia Ranallo N Y Y Spoke to 1 of 3 tenants
2446 E 18th Street Cynthia Jean Allen Y South neighbor
2502 E 18th Street Becky D Reno Y
2508 E 18th Street Laura Diane Hinds Y
2514 E 18th Street Adam Tyner Y
2430 E 17th Place Amritanshu & Jessica Singh Living Trust Y
2436 E 17th Place Jeffrey Thomas Hills Y
2442 E 17th Place Michael Kay Stewart II Y Y Y No issue
2446 E 17th Place MMI Family Trust Y Y Y North neighbor, OK with 1-story ADU
2502 E 17th Place Ronald D & W Kay Brooks Y Y gardener, no issue
2508 E 17th Place Ryan C & Laura Kay Coffman Trust Y
2514 E 17th Place Laurie Spencer Y Y
2431 E 17th Place Lewiston Gardens Neighborhood Association Y Emailed 7/22/2026: 918lewistongardens@gmail.com
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Chapter 45 | Accessory Uses and Structures 

Section 45.030 | Accessory Buildings and Carports in R Districts 
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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 

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 
special exception procedures of Section 70.120 and comply with the regulations of 
§90.090-C1. 

Section 45.031 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; 

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

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. 

2. Number 

No more than one accessory dwelling unit is allowed per lot. 

3. 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. 

4. 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. 

5. 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 
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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. 

7. Building and Fire Codes 

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

8. Additional Regulations for Accessory Dwelling Units 

a. 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. 

b. 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. 

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 detached house. 

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