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BOARD OF ADJUSTMENT
CASE REPORT

STR: 8212 Case Number: BOA-22786
CZM: 51

CD: 2

HEARING DATE: 11/12/2019 1:00 PM

APPLICANT: Erik Enyart

ACTION REQUESTED: Variance of the dustless, all-weather surfacing requirement to permit a
gravel driveway in the AG district (Section 55.090-F)

LOCATION: 7323 S. ELWOOD AVE ZONED: AG
PRESENT USE: Vacant TRACT SIZE: 193171.97 SQFT

LEGAL DESCRIPTION: S235 NW NW LESS N200 W550 & LESS W50 S35 THEREOF SEC 12 18
12 4.430ACS,

RELEVANT PREVIOUS ACTIONS:

Subject property: None
Surrounding Properties: None

RELATIONSHIP TO THE COMPREHENSIVE PLAN: The Tulsa Comprehensive Plan identifies the
subject property as part of a “Existing Neighborhood” and an “Area of Stability.

An Existing Neighborhood is intended to preserve and enhance Tulsa’s existing single-family
neighborhoods. Development activities in these areas should be limited to the rehabilitation,
improvement or replacement of existing homes, and smali-scale infill projects, as permitted through
clear and objective setback, height, and other development standards of the zoning code.

The Areas of Stability include approximately 75% of the city’s total parcels. Existing residential
neighborhoods, where change is expected to be minimal, make up a large proportion of the Areas of
Stability. The ideal for the Areas of Stability is to identify and maintain the valued character of an area
while accommodating the rehabilitation, improvement or replacement of existing homes, and small-
scale infill projects. The concept of stability and growth is specifically designed to enhance the unique
qualities of older neighborhoods that are looking for new ways to preserve their character and quality
of life. The concept of stability and growth is specifically designed to enhance the unique qualities of
older neighborhoods that are looking for new ways to preserve their character and quality of life.

ANALYSIS OF SURROUNDING AREA: The subject tract is an AG zoned property located South of
the SE/c of S. Elwood and W. 715t St S.

STAFF COMMENTS: The applicant is requesting a Variance of the dustless, ail-weather surfacing
requirement to permit a gravel driveway in the AG district (Section 55.090-F)
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55.090-F Surfacing

1. All off-street parking areas must be surfaced with a dustless, all-weather
surface unless otherwise expressly stated in this zoning code. Pervious
pavement or pervious pavement systems are allowed subject to the
supplemental regulations of Section 55.090-F.4. Parking area surfacing must be
completed prior to initiation of the use to be served by the parking.

2. All motorized vehicles designed for travel upon public streets and that are
being parked, stored or displayed for sale must be parked, stored or displayed
on dustless, all-weather surface. This surfacing requirement does not apply to
junk or salvage yards. The board of adjustment is authorized to grant a special
exception permitting the storage or display of motorized vehicles on a surface
other than one consisting of a dustless, all-weather surface if the location
complies with all applicable minimum building setbacks.

3. InRE and RS zoning districts, driveways serving residential dwelling units may
not exceed 50% of the lot frontage or the following maximum widths,
whichever is less, unless a greater width is approved in accordance with the
special exception procedures of Section 70.120, or, if in a PUD, in accordance

with the amendment procedures of Section.30.01.0-1.2. (Refer to the City of
Tulsa Standard Specifications and Details for Residential Driveways #701-704).

STATEMENT OF HARDSHIP: The applicant provided a statement justifying the requested relief that
is included with your packet.

SAMPLE MOTION:

Move to (approve/deny) a Variance of the dustless, all-weather surfacing requirement to
permit a gravel driveway in the AG district (Section 55.090-F)
e Finding the hardship(s) to be

e Per the Conceptual Plan(s) shown on page(s) of the agenda packet.

e Subject to the following conditions

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;

/9.3

REVISED10/31/2019



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.”
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Subject Tract

Facing North on Elwood



3NON TV0S

mw PO QIv13a 34d 3TvE AVH & Tvi3a3IoNad 1S €

@ Nvd 3LIS TvunLoaLiAoaY b

"2A0EV 1 210N N 5V 40 436041 GNY.

“FRON -6 019 30 KAdBQ STHOVIY LI NEHM GRACWIGY B TIVHE 418 GELY 1LY 1
y 940 HLA3T Y SIUIVERS L5NHM CAONSH 36 TIVHS L5 GaLVIWNOTY B "NOLYLYS TNOLIGQY 0L ALNTHLROD LON T KA HOLLVE0T
4 I33HS “SOVHITA] €0 MO WHOLS DEBANIO D0 TR 0L L0N @4 MENNYIA GEACHY NV Nl 40 CIEOMEI0 38 TIVHS INFWITHS QadoVEL L
05 SSENN336N AL CAAETS IAVH AZHL NEHM QNOWR 36 TIVHS S3TVE 5 W74 ULV ITHGLE ST OL LON SY 08 SENNGN
“MQLIVILNGS A8 SN SY ALLAMOUd 3aWH AL GRAMES SAVH AZHA NZHI CEAOHEY 30 TTVHE 53304 118 3
387TTVHE NSHIIVIAD YO UVSY GNV NZNOT¥S 36 TIVHE NOIZLENE “LamONA INFNTSVLET O HVAR) NV INANDREA 38 TIVHS NOLORISN!
UAHLFO0L STTvG 3900 OL TIVE IV ATSA0IASd CHVMOL GrTONY 1504 21 QL CHIVLLY NHAL
NY1d 3LIS 20 Tvws JTVOHOVE NI DIVLS JSYI WL SATVELIAL HOMOUML NGND NI S1 HOIHM 4O S1S0a 0L TWHS NI LT T
‘SAVEra HO SDNVAS AD 35V M QZMOHONY KRS 8 TIVHS sve Stk
TVANLIALIHOAY FEES0d LG 38 0L LIS MOTIV QL 301 & OL £ A8 dZ30.0 38 THIOHS HOIGMLTHL 'S
SWYN 123HS y T "GITILDIYD NV 18 NG 38 TTVHS HINGLL LTS L JOFOLTHL T
EvE Lovray 3310 HONNY SQUVMOL ATLHETTS GZTONY 28 TIVHS 1504 1
.. ML ONLLINGY ATLHEU SOKG HUIM MOY ¥ NI G 38 TTVHE S7wa. %
6102°50'80

31V G ansst

— o
TLGOVE KW
- Fomaarm
)
st = oo el
s BT
et
et =] =

3ova0L 2USvm e
SN (2] OML 40 LHDEH WHO-IN Y 0L GIHSMEVAFE 51 HLMOUD TUNA
SVEMY Q33 MO TTESKOLETY 36 TIVHS YOLIVMING ONY NOLIINELSNOD

uBisapm [ ! [ !

‘ONRING (SUNLSIO SYAHY TIV G251 TIVHE HOLOVHINGI THL B

INYIINENDD f — Prp——
1 i LT o S G NG 27
LO-3SNOHWEVA | i V0 L5 S O WO A SIS+
: |
zeLbL 107 IN3OVraY | 107 IN3OVraY i HBIANIVIOSIA AIANNS
3O “psing I :
“3AY POOMS 'S £2E£ | |
P wi b fricd e
Lylsl T e e f |..|nlln.......|u_smm.wwﬂlﬂnxﬂ.qu-.J.luu.u..nullJuu.l.Wm.mm. P “.w! ' ot SRt
#103r0¥d ! : e A e e b L Sl avos ot ~ ooy
“ m 05 _ M ﬁuo:uv.« ..u“.m.a...um .
] .
ASNEUISSY 4 _— _ - m i% 39VdS ALITIEVAI
i} i L. .
AHJINW B & JONIAISTN et o _m VoD Ve,
98 a3s0d0¥d i3 : 107 INSovray i —— p— S 1
] 1 <
103 Oxd | i _M NOILdINOS3A TvO31
[— —— _— — —— i 1
-~ nu Lm _ " MO ToVIVAD DNUEINE A~
IIIIIIIIIIIIIIIIIIIIIIIII Bl 3 B I —
/ m BT FTRea WSV Sutm e -———
7 i ovaterus oL irommcs  CH
_ _ WEILUE AN LnoENMOa .
SEF s 101 1N3OVraY 1071 INFOVray _ 107 IN3OVrAY i e —
e r— 4
| AN3D3T TOHLINOD NOISON3
WO BUBSap M MMM w 1
ooy ot syt H | NS T L O YO TVELA0 WROTHO 1S A S
) 1 H SLIANA LUS ¥ SNY1d LIS LNGISTYNYW MELVA RIOLS 30 ‘SLINH3d LIS
0Z1¥L 30 "osin) _ O SNYd LIS NOISONA INTWIIE N EIIUNOSTH HALYM IIVANAS 103 ONd
DANS ‘PRAYS PIE I SLE | gﬂ-ﬁgﬂggggﬁgzggmz =
SEORIAUNI ¥ IANLDIUHD 8 m 'SYauv
_

[ _ i | o s ik i i T Sk Sacuni2
. H THL 'SAVO P ¥OI A L]
e

TIV Ny anY
v oL. 15 o SDUATVEAYH P

(05d) UAMO ONLITT NyORIBTY
ANYAWOD INOHAT13L TiZE NUALTMALNDS
“ANYGNOO G¥D TNLYN YHOHVDIO
NOULYOINDHHIND X03

ANVANDS LOLY

115 INZND THL
TIVHS T0MLK0D NOVED 1Y 5

CYSHZZS 006 IO LOVINGD

'NY1d TOHINGD NOISGHa GNY SOV

o1 ¥ NMON




Exhibit A

19118 Board of Adjustment Application
Property Description

Description

The South Two hundred thirty-five (235.0) feet of the Northwest Quarter of the Northwest
Quarter (NW/4 NW/4) of Section 12, Township 18 North, Range 12 East of the Indian Base and
Meridian, LESS AND EXCEPT the North Two hundred (200) feet of the West Five hundred fifty
(550) feet, and LESS AND EXCEPT the West Fifty (50) feet of the South Thirty-five (35) feet thereof,
all situated in the County of Tulsa, State of Oklahoma, according to the U.S. Government Survey

thereof.
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7323 S. Elwood Ave.

Tulsa, Oklahoma
BOA-

October 2019

OWNER: CONSULTANT:
Precision Project Management, Inc. Tanner Consulting, L.L.C.
9128 S. Braden Ave.,, Ste. 201 = 5323 South Lewis Avenue
Tulsa, OK 74137 Tulsa, Oklahoma 74105
Phone: (918)970-6102 Phone: (918)745-9929
BOA- TANNER CONSULTING LLC, CERTIFICATE OF AUTHORIZATION NO. CA 2661 /7 8

OCTOBER 2019 5323 S LEWIS AVE, TULSA, OK 74105 | 918.745.9929
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I. PROPERTY DESCRIPTION

The subject property consists of 4.43 acres addressed 7323 South Elwood Avenue, in the City of Tulsa,
Oklahoma, and is more particularly described within the following statement:

The South Two hundred thirty-five (235.0) feet of the Northwest Quarter of the Northwest Quarter
(NW/4 NW/4) of Section 12, Township 18 North, Range 12 East of the Indian Base and Meridian,
LESS AND EXCEPT the North Two hundred (200) feet of the West Five hundred fifty (550) feet,
and LESS AND EXCEPT the West Fifty (50) feet of the South Thirty-five (35) feet thereof, all
situated in the County of Tulsa, State of Oklahoma, according to the U.S. Government Survey
thereof.

The above described property will hereinafter be referred to as the "Site” or “Subject Property” and is
depicted on Exhibit A, “Aerial Photography & Boundary Depiction.”

BOA- TANNER CONSULTING LLC, CERTIFICATE OF AUTHORIZATION NO. CA 2661 ? , O
OCTOBER 2019 5323 S LEWIS AVE, TULSA, OK 74105 | 918.745.9929 :



ll. PROJECT CONCEPT

The subject property is a vacant, wooded tract of 4.43 acres zoned AG Agricultural District. The subject
property has a flag lot configuration and has been in existence since 2000, if not earlier. The subject
property was acquired by Precision Project Management, Inc. in early 2018, who filed an application for
building permit (BLDR-039648-2019) for a single-family dwelling in 2019.

BOA- TANNER CONSULTING LLC, CERTIFICATE OF AUTHORIZATION NO. CA 2661 /q . /,
OCTOBER 2019 5323 S LEWIS AVE, TULSA, OK 74105 | 918.745.9929



EXHIBIT A
Aerial Photography & Boundary Depiction

BOA- TANNER CONSULTING LLC, CERTIFICATE OF AUTHORIZATION NO. CA 2661 / q l
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EXHIBIT B

Conceptual Site Plan
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Ill. VARIANCE REQUEST AND JUSTIFICATION

The subject property is in a unique area of the City of Tulsa, perched on a bluff overlooking the Arkansas
River. The rural residential tracts along the east side of Elwood Avenue apparently were created at a depth
of ¥ mile, and many have since been split into “front” lots and “back” flag lots. Exhibit A is an aerial depiction
showing the subject property and the neighborhood context and Exhibit B is a the Architectural Site Plan
submitted with the building permit application.

Tulsa Zoning Code Section 50.090-F.1. requires, in relevant part,

“All off-street parking areas must be surfaced with a dustless, all-weather surface unless
otherwise expressly stated in this zoning code.”

Per the Architect’s building plan set, the proposed dwelling will have a three (3) car garage with a paved
parking pad in front providing additional off-street parking. Further, the apron (defined herein as that portion
of the driveway within the Elwood Ave. right-of-way) will be paved to prevent gravel from being dragged
onto the street. Between the parking pad and the apron, the drive itself is proposed to be gravel.

The driveways serving the rural residential lots in this area are almost all gravel, especially when the flag-
lot configuration dictates a long driveway length. This application request a variance from the paving
requirement of Zoning Code Section 50.090-F.1. for the driveway between the parking pad and the apron.

At 500 feet in length, the “handle” portion of the subject property flag lot is exceptionally long, owing to the
original configuration of the area with “-mile deep tracts. This unique configuration dictates the
exceptionally long driveway. The requirement to pave the entire length would constitute an unnecessary
hardship on the owner, as the owner does not need paving for access, will meet the purpose and intent of
the Zoning Code and Comprehensive Plan, and as further outlined in the following paragraphs.

The Zoning Code’s paving requirement expresses intent to ensure cars are parked on a paved surface.
This will be achieved by the 3-car garage and parking pad. The Zoning Code’s requirement is evidently
generally intended to apply to dense, "City lots,” where the driveway is typically in the range of 25’, and
where paving is thus expected along the entire length.

The variance requested is the minimum necessary, only that part between the parking pad and the apron.

The variance, if granted, will allow the proposed dwelling to maintain the rural residential character of this
established neighborhood.

For all the reasons above, we believe that the variance requested (1) if the strict letter of the regulations
were carried out, the physical surroundings, shape, and other inherent physical conditions of the subject
property would result in unnecessary hardship and/or practical difficulties for the property owner, as
distinguished from a mere inconvenience, (2) that the literal enforcement of the subject Zoning Code
provisions is not necessary to achieve the provisions’ intended purposes, (3) that the conditions giving rise
to the requested variance are unique to the subject property and not applicable, generally, to other
properties within the same zoning classification, (4) that the practical difficulty and unnecessary hardship
was not created or self-imposed by the current property owner, (5) that the variance requested is the
minimum variance that will afford relief, (6) that the variance to be granted will preserve the essential
character of the neighborhood in which the subject property is located and will not substantially or
permanently impair use or development of adjacent property, and (7) that the variance to be granted will
not cause substantial detriment to the public good or impair the purposes, spirit, or intent of the Zoning
Code or the Comprehensive Plan.

BOA- TANNER CONSULTING LLC, CERTIFICATE OF AUTHORIZATION NO. CA 2661 /7 . ILf
OCTOBER 2019 5323 S LEWIS AVE, TULSA, OK 74105 | 918.745.9929
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Facing South on Elwood
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