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Dec. 18, 2024 Tulsa City Councilors Susan Miller, AICP

TMAPC initiation of zoning code amendments related to Historic
Preservation (HP)

The Tulsa Preservation Commission is asking TMAPC to initiate amendments
to the City of Tula Zoning Code regarding HP accessory buildings and structures
visible from the street and eliminating the 30-day time limit for HP
applications. Attached is a memo from the Chair of the Tulsa Preservation
Commission outlining the background and issues, and proposed changes to the
zoning code.

If the TMAPC chooses to initiate the amendments, the following will occur:

e Preservation Commission and staff will conduct public outreach in
Historic Preservation neighborhoods;

» Planning Office will bring the proposed changes to a February 5 TMAPC
work session;

o Planning Office will provide appropriate notice of a TMAPC public hearing

for the proposed amendments;

TMAPC will consider and make a recommendation on the proposed

amendments at a March 5 public hearing;

The proposed amendments will proceed through the City Council approval

process.
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November 14, 2024

To: Tulsa Metropolitan Area Planning Commission

T &
From: Tulsa Preservation Commission COU/YC,\L o¥

Dear Planning Commission:

The Tulsa Preservation Commission (TPC) requests that the Tulsa Metropolitan Area Planning
Commission (TMAPC) consider initiating amendments to Section 70.070-B of the Tulsa Zoning Code
to require historic preservation (HP) permit review for accessory buildings and structures visible from
the street. A summary of the issues and a draft of the potential amendments follow.

The TPC also requests that the TMAPC consider initiating an amendment to Section 70.070-E of the
Tulsa Zoning Code to eliminate the 30-day time limit for decisions on HP permit applications.
Currently, Section 70.070-E gives the TPC 30 days following the receipt of a complete HP permit
application to decide on the application, unless the applicant requests or agrees to an extension.
The TPC and its HP Permit Subcommittee, which reviews more complex HP permit applications prior
to TPC review, both meet twice monthly with application deadlines one week prior to the meeting. On
average, HP permits are reviewed and decided on well within the 30-day time frame in the zoning
code. However, the requirement creates issues with complex applications, like new construction,
that may require revisions and multiple reviews by the subcommittee. The 30-day requirement also
creates an issue when an applicant does not attend the TPC meeting in which their application is
reviewed. Instead of continuing the item to the next scheduled meeting, the TPC often must act on
the application without complete information from the applicant.

If the TMAPC chooses to initiate the amendments, Tulsa Planning Office staff will work with the Tulsa
Preservation Commission to conduct engagement with historic property owners. The Planning Office
will then draft the amendments to the zoning code and bring it to the TMAPC and City Council for
consideration.

Thank you for your consideration,

WMk Sanderae

Mark D.G. Sanders, Chair
Tulsa Preservation Commission

Attachments:

| - Summary of Accessory Structures in HP Overlays
Il - Potential draft amendments to Section 70.070-B
[l - Potential draft amendments to Section 70.070-E
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Accessory Structures in HP Overlay Districts

Issue

As housing prices have steadily increased and housing supply has not kept up with demand, U.S.
cities have increasingly turned to Accessory Dwelling Units (ADUs) as a partial solution. Accessory
Dwelling Units can provide live-work space, the ability to age in place, multigenerational housing
options, or additional rental units. An essential tool for creating housing affordability and diversity,
ADUs are thought to add density while minimizing visible effects on neighborhoods, since they are
often located in rear yards and tend to be smaller in scale than primary residential buildings.

The Tulsa Preservation Commission is concerned about the potential impact of accessory structures,
primarily ADUs, on the integrity of Tulsa’s historic preservation (HP) overlays as new ADUs increase in
scale and frequency within historic neighborhoods. Currently, zoning regulations exempt all detached
accessory structures located outside of the street yard from preservation commission review. This
means that accessory structures, including buildings, fences, walls, swimming pools, and similar
features, can be built, demolished, or altered in rear and interior side yards without any oversight by
the preservation commission.

Background
Accessory Buildings in HP Overlays

Within historic districts, accessory buildings are common. Historic neighborhoods dating to the early
1900s, like many in Tulsa, contain detached garages and secondary living quarters. Documentation
from the National Register of Historic Places shows that most historic properties in the Gillette, Swan
Lake, and Yorktown districts featured detached garages, some of which were garage apartments.
Many were originally garages later converted into ADUs. Historic detached garages in these
neighborhoods reflect the proliferation of the automobile in the 1920s. The Tracy Park and Maple
Ridge Historic Districts feature a combination of detached garages and larger garage apartments.
Maple Ridge in particular contains accessory dwelling units on a larger scale, which were often used
as servants’ quarters.

Although accessory buildings are smaller in scale and typically located behind primary structures,
they can greatly affect the historic significance of neighborhoods. Some historic district nominations,
like those for Swan Lake and Yorktown, even call out garage apartments as historic resources
distinct from the primary buildings on the lots. When accessory buildings are converted or expanded,
their important architectural features could be destroyed, altered, or obscured. When demolished,
significant historic resources could be lost altogether. Construction of new accessory buildings has
the potential to distract from the continuity of the district, if their scale and design are incompatible
with the surrounding buildings. When combined, all these treatments of accessory buildings have the
potential to make a visual impact on entire neighborhoods.
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Zoning Code Regulations

Historic Preservation regulations were first established in Tulsa in July 1988. At that time, detached
accessory structures located outside the front yard were exempted from preservation commission
review. The new Tulsa Zoning Code was updated and became effective January 1, 2016. Although
adjustments were made to HP regulations at that time, the exemption for accessory structures and
buildings outside the street yard remained.

In December 2019, the zoning code was amended to allow the construction of ADUs by special
exception in residential districts and to establish additional height and size requirements. These
amendments made the construction of new accessory dwelling units achievable under the zoning
code for the first time. Since the regulations were adopted, the Board of Adjustment has reviewed
and approved 59 cases related to ADUs. Twelve of those cases (approximately 20%) were located in
HP overlay districts. Most of the time, Board of Adjustment cases related to ADUs not only are special
exception requests to allow the use but also include variance requests for size restrictions like
height, floor area, and setbacks.

In August 2021, the Neighborhood Infill Overlay (NIO) became effective. In the NIO, ADUs are allowed
by right. This affects The Heights neighborhood, in which the NIO and the Brady Heights HP Overlay
overlap.

A set of zoning code amendments addressing housing feasibility in Tulsa are currently in process. If
approved by the city council, the housing feasibility amendments will further reduce restrictions on
ADUs, allowing them by special exception for any household living use, including duplexes and
apartments. The amendments also propose an increase in the maximum floor area for ADUs, as well
as height and coverage allowances for those within rear setbacks. These changes could result in an
increase in both the size and number of ADUs within historic preservation overlays.

Design Guidelines

Originally, each HP overlay had its own design guidelines. Previous design guidelines typically do not
address accessory buildings since most would have been exempt from review. The exception is the
former guidelines for Swan Lake, which stated that “detached garages but not garage apartments”
outside of the front yard are exempt from preservation commission review. This suggests that the
exemption originally may have been intended to apply to more minor buildings like garages and
sheds and not those accessory buildings that included a dwelling unit.

In February 2017, two sets of Unified Design Guidelines—one for residential properties, and another
for non-residential and mixed-use properties—were adopted. Rather than treating each district
separately, the current design guidelines apply to all HP overlay districts. The design guidelines still
do not address accessory buildings or accessory dwelling units since those are nearly always exempt
from review. However, the guidelines do cover work on accessory structures like fences and walls
through Section G - Guidelines for Landscape Features, Paving and Signage.
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Proposed Solution

In early 2024 the Tulsa Preservation Commission formed an ad hoc Committee on Accessory
Structures to investigate the issue of accessory buildings in HP Overlay districts. After consideration,
the committee recommended removing the HP permit exemption for all accessory structures. The
proposed change would mean that work on any accessory structure would be subject to the HP
permit requirement if it were visible from the street. This would include non-building structures like

fences and swimming pools but would not include temporary landscape features or ordinary
landscape maintenance.

9.5



Attachment Il

Chapter 70 | Review and Approval Procedures

Section 70.070

70.070-B

HP Permits

*k*

Exemptions

changes or work require an HP permit:

1.

Ordinary maintenance and repair including the removal, installation, or
replacement of guttering; the removal or replacement of roof covering with
like material; and the application of any paint color to non-masonry
surfaces;

The interior of buildings or structures;

Portions of buildings, structures, or sites not visible from adjoining streets;

4. Installation of radio or television antennas that are not visible from abutting

streets;

5. General landscape maintenance and planting of new organic materials;

Installation of temporary landscape features not affixed to the ground, such

10.

as bird baths, non-masonry landscape edging, raised planting beds not on
permanent foundation, and lawn or patio furniture;

Work required for temporary stabilization of a building or structure due to
damage;

Installation, removal, or alteration of park furnishings within City of Tulsa
parks, such as benches, tables, bicycle racks, planters, statues, lighting, trash
receptacles, and drinking fountains, provided they have not been identified
as historic resources within the design guidelines governing the applicable
HP zoning district;

Installation, removal, or alteration of shade canopies or similar open-air
shade structures within City of Tulsa parks, provided they are no more than
10 feet in height, and provided they have not been identified as historic
resources within the design guidelines governing the applicable HP zoning
district;

Removal or replacement of existing fencing with equivalent materials within
City of Tulsa parks, provided the fencing has not been identified as a historic
resource within the design guidelines governing the applicable HP zoning
district;
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11. Installation, removal, or alteration of sport courts, sport fields, swimming
pools, and dog parks within City of Tulsa parks, inclusive of any fencing and
lighting abutting the court, field, swimming pool, or dog park;

12. Installation, removal, or alteration of playground equipment and other
recreational equipment within City of Tulsa parks, provided they are no
more than 16 feet in height; and

13. Installation, removal, or alteration of signs within City of Tulsa parks that are
erected and maintained pursuant to the discharge of governmental
functions, or that are required by law, ordinance, or government regulation,
or that are required to be posted in order to effectuate a legal right.
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Chapter 70 | Review and Approval Procedures

Section 70.070 HP Permits

*k*

70.070-E  Meeting and Final Decision—Preservation Commission

Within-30-days-of Following receipt of a complete HP permit application, the
preservation commission must meet to consider the application and act to

approve the HP permit, approve the HP permit with modifications and/or
conditions, or deny HP permit application based on the standards and review

criteria of 70 070-F. Eaﬂwgeﬁh%pﬁesewaﬁen@mwssmﬂte%ak%a%m%mnég
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