AGENDA
Tulsa County Board of Adjustment
Regularly Scheduled Meeting
Tuesday March 15, 2022, 1:30 p.m.
Williams Tower |
1 West 3rd Street, St. Francis Room

Meeting No. 505

INTRODUCTION AND NOTICE TO THE PUBLIC
At this Meeting the Board of Adjustment, in accord with and pursuant to applicable
Board of Adjustment Policies and Procedures, will review, consider, discuss, and may

take action on, approve, amend, modify, approve with amendment(s) or modification(s),
deny, reject, or defer any action on any item listed on this Agenda.

Review and possible approval, approval with modifications, denial or deferral of
the following:

1. Approval of Minutes of February 15, 2022 (Meeting No. 504)

UNFINISHED BUSINESS

2. 2947- Travis Dunn
Variance of the minimum land area per dwelling unit in the AG district to permit
two dwelling units on one lot of record in an AG district (Section 330); and a
Variance from the all-weather parking surface requirement (Section 1340.D).
LOCATION: 16532 South 43rd Avenue East

NEW APPLICATIONS

Review and possible approval, approval with modifications, denial or deferral of the
following:

3. 2951- Rigoberto Gomez
Special Exception to allow for a rodeo facility (Use Unit 20) in an AG District
(Section 310); and a Variance from the all-weather parking surface requirement
(Section 1340.D)
LOCATION: 11201 North 41st Avenue East
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2952- Gawey Architects

Modification of a previously approved site plan to permit a new Parish Hall, Parish
Temple, Caretaker Residence, and an update to parking locations in the AG district
(Section 1205).

LOCATION: 15710 South Peoria Avenue East

2953- Lonnie Basse

Modification of a previously approved Special Exception (CBOA-2738) to extend
the time limitation and the variance from the all-weather parking requirement for a
fireworks stand in a CS district (Section 310).

LOCATION: 11625 North 113th Avenue East

2954- Jacob McClendon

Use Variance to permit an Agricultural Use (Use Unit 3) to permit farming and
raising farm animals in an RS Zoned District (Section 1203).

LOCATION: 6643 North Victor Avenue East

2955- Jacob Snow

Special Exception to allow Use Unit 26, Moderate Manufacturing and Industry, to
permit moderate-impact processing in an IL District (Section 1226); and a Use
Variance to allow Use Unit 26, Moderate Manufacturing and Industry, to permit
moderate-impact processing in an RS district (Section 1226).

LOCATION: 4918 West 21st Street South

2956- Amy Hall

Variance of the minimum let-area-and land area per dwelling unit in the AG district
to permit two dwelling units on one lot of record. (Section 330)

LOCATION: 16421 East 171st Street South

OTHER BUSINESS

NEW BUSINESS

BOARD MEMBER COMMENTS

ADJOURNMENT

Page 2 of 3



Website: tulsaplanning.org E-mail: esubmit@incog.org

If you require special accommodations pursuant to the Americans with Disabilities Act,
please call 918-584-7526.

NOTE: Exhibits, Petitions, Pictures, etc., presented to the Board of Adjustment may be
received and deposited in case files to be maintained at the Tulsa Planning Office at
INCOG. All electronic devices must be silenced during the Board of Adjustment
meeting.

NOTE: This agenda is for informational purposes only and is not an official posting.
Please contact the Tulsa Planning Office at 918-584-7526 if you require an official
posted agenda.
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Case Number: CBOA-2947

Hearing Date: 03/15/2022 1:30 PM

Case Report Prepared by:

Robi Jones

Owner and Applicant Information:

Applicant: Travis Dunn

Property Owner: DUNN, TRAVIS MARTIN

Action Requested: Variance of the minimum land area per dwelling unit in the AG

district to permit two dwelling units on one lot of record in an AG district (Section 330);

and a Variance from the all-weather parking surface requirement (Section 1340.D).

Location Map:

Tulsa County Comprehensive Land Use Plan

Additional Information:

Present Use: Residential
Tract Size: 2.04 acres
Location: 16532 S 43 AVE
Present Zoning: AG
Fenceline/Area: Bixby

Land Use Designation: Low Density
Residential

CBOA-2947
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TULSA COUNTY BOARD OF ADJUSTMENT
CASE REPORT

TRS: 7328 CASE NUMBER: CBOA-2947
CZM: 66 CASE REPORT PREPARED BY: Robi Jones

HEARING DATE: 03/15/2022 1:30 PM

APPLICANT: Travis Dunn

ACTION REQUESTED: Variance of the minimum land area per dwelling unit in the AG district to permit two
dwelling units on one lot of record in an AG district (Section 330); and a Variance from the all-weather
parking surface requirement (Section 1340.D).

LOCATION: 16532 S 43 AVE ZONED: AG
FENCELINE: Bixby

PRESENT USE: Residential TRACT SIZE: 2.04 acres

LEGAL DESCRIPTION: S158.75 E560 SW SW NE SEC 28 17 13 2.04ACS,

RELEVANT PREVIOUS ACTIONS: None relevant

ANALYSIS OF SURROUNDING AREA: The subject tract is surrounded by AG zoning with a combination of
residential and agricultural uses.

NEW STAFF COMMENTS: The case was continued from 02/15/2022 due to the applicant’s absence.

ORIGINAL STAFF COMMENTS:

The applicant is before the Board requesting a Variance of the minimum land area per dwelling unit in the
AG district to permit two dwelling units on one lot of record in an AG district (Section 330); and a Variance
from the all-weather parking surface requirement (Section 1340.D). As shown on the attached site plan,
the applicant has an existing single-family residence on the lot and is proposing to add a manufactured
housing unit in the rear yard located southwest of the existing home.

The applicant provided the following statement: “Our daughter will need housing at the end of February
2022; adding a manufactured home to our lot will be quicker than remodeling our current home to add
space. After our daughter obtains her own housing, we would move my mother into the house to be nearer
to us.”

Section 208 states: No more than one single-family dwelling or mobile home may be constructed or
otherwise placed on a lot, except in the case of a lot which is within an approved PUD, in an RMH district,
or in an AG district, with the exception in the AG district that there be no more than two dwellings per lot.

Section 330, Table 3 of the Code requires a minimum lot area of 2 acres and a land area per dwelling unit
requirement of 2.1 acres in the AG district. The applicant is proposing to have two dwellings on the 2.04-
acre subject lot. The applicant meets the minimum lot size but does not meet the minimum land area per
dwelling unit.

CBOA-2947
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The parking area has a gravel surface. The Code requires all parking areas be paved with an all-weather
material to maintain a minimum level of aesthetics, and to control air-borne particulates like dust. The
applicant has requested a variance to allow a gravel parking area on the site.

If inclined to approve, the Board may consider any conditions it deems necessary and reasonably related
to the request to ensure that the additional dwelling is not injurious to the surrounding agricultural district.

Sample Motion:

“‘Move to (approve/deny) aVariance of the minimum land area per dwelling unit in the AG
district to permit two dwelling units on one lot of record in an AG district (Section 330); and a Variance
from the all-weather parking surface requirement (Section 1340.D).

o Subject to the following conditions (if any - it could include “Per the Conceptual Plan(s) shown on
page(s)___ of the agenda packet’):

e Finding the hardship to be .

Finding by reason of extraordinary or exceptional conditions or circumstances, which are peculiar to
the land, structure or building involved, the literal enforcement of the terms of the Code would result in
unnecessary hardship; that such extraordinary or exceptional conditions or circumstances do not
apply generally to other property in the same use district; and that the variance to be granted will not
cause substantial detriment to the public good or impair the purposes, spirit, and intent of the Code, or
the Comprehensive Plan”
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Case Number: CBOA-2951

Hearing Date: 03/15/2022 1:30 PM

Case Report Prepared by:

Robi Jones

Owner and Applicant Information:

Applicant: Rigoberto Gomez

Property Owner: GOMEZ, RIGOBERTO
AND MARIA L

Action Requested: Special Exception to allow for a rodeo facility (Use Unit 20) in an
AG District (Section 310); and a Variance from the all-weather parking surface

requirement (Section 1340.D)

Location Map:

Tulsa County Comprehensive Land Use Plan

Additional Information:

Present Use: Vacant

Tract Size: 22.8 acres

Location: 11201 N41 AVE
Present Zoning: AG
Fenceline/Area: N. Tulsa County

Land Use Designation: Rural
Residential/Agricultural

CBOA-2951
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TULSA COUNTY BOARD OF ADJUSTMENT
CASE REPORT

TRS: 1309 CASE NUMBER: CBOA-2951
CzZM: 10 CASE REPORT PREPARED BY: Robi Jones

HEARING DATE: 03/15/2022 1:30 PM

APPLICANT: Rigoberto Gomez

ACTION REQUESTED: Special Exception to allow for a rodeo facility (Use Unit 20) in an AG District (Section
310); and a Variance from the all-weather parking surface requirement (Section 1340.D)

LOCATION: 11201 N41AVE ZONED: AG
FENCELINE: North Tulsa County

PRESENT USE: Vacant TRACT SIZE: 22.8 acres

LEGAL DESCRIPTION: W/2 SE NW LESS N396 & S768 E200 E/2 SE NW & S509 W427 E627 E/2 E/2
NW & W33 S377 E/2 SENW SEC 9 21 13 15.197ACS,

RELEVANT PREVIOUS ACTIONS: None relevant

ANALYSIS OF SURROUNDING AREA: The subject tract is surrounded by AG zoning with what appears to
be agricultural uses with a smattering of residential uses.

STAFF COMMENTS:

The applicant is before the Board requesting a Special Exception to allow for a rodeo facility (Use Unit 20)
in an AG District (Section 310); and a Variance from the all-weather parking surface requirement (Section
1340.D).

The Code requires all parking areas be paved with an all-weather material to maintain a minimum level of
aesthetics, and to control air-borne particulates like dust. The applicant has requested a variance to allow
a gravel or dirt parking area on the site. The applicant provided the following statement related to the
Variance request: “Hard to do concrete for drains.”

According to the site plan, traffic will enter from East 116t Street North on an existing gravel driveway. The
site will include an outdoor arena, stands, kitchen, stalls, a building, and a house.

According to the applicant, the site has been used for rodeos in the past. They do not have access to a
public street. The applicant is looking into whether there is a legal access easement. He is also reaching
out to his neighbors to get letters of support.

If inclined to approve the Board may consider any condition it deems necessary and reasonably related to

the request to ensure that the current and future use of the property is compatible with the surrounding
area.

CBOA-2951
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Sample Motion:

“Move to (approve/deny) a Special Exception to allow for a rodeo facility (Use Unit 20) in an AG
District (Section 310);

Finding the 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.”

Per the Conceptual Plan(s) shown on page(s) of the agenda packet.
Subject to the following conditions (including time limitation, if any):

Finding the 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.

“‘Move to (approve/deny)a Variance from the all-weather parking surface requirement (Section
1340.D

Subject to the following conditions, if any:

Finding the hardship to be

Finding by reason of extraordinary or exceptional conditions or circumstances which are peculiar to
the land, structure or building involved, the literal enforcement of the terms of the Code would
result in unnecessary hardship; that such extraordinary or exceptional conditions or circumstances
do not apply generally to other property in the same use district; and that the variance to be
granted will not cause substantial detriment to the public good or impair the purposes, spirit, and
intent of the Code, or the Comprehensive Plan.”

CBOA-2951 3.4
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Case Number: CBOA-2952

Hearing Date: 03/15/2022 1:30 PM

Case Report Prepared by: Owner and Applicant Information:

Robi Jones Applicant: Gawey Architects

Property Owner: HOLY APOSTLES
ORTHODOX

Action Requested: Modification of a previously approved site plan to permit a new
Parish Hall, Parish Temple, Caretaker Residence, and an update to parking locations
in the AG district (Section 1205).

Location Map: Additional Information:

Present Use: Church

Tract Size: 10.28 acres
Location: 15710 S PEORIA AV E
Present Zoning: AG
Fenceline/Area: Glenpool

Land Use Designation: Suburban
Residential

Tulsa County Comprehensive Land Use Plan

CBOA-2952 4.1
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TULSA COUNTY BOARD OF ADJUSTMENT
CASE REPORT

TRS: 7224 CASE NUMBER: CBOA-2952
CZM: 65 CASE REPORT PREPARED BY: Robi Jones

HEARING DATE: 03/15/2022 1:30 PM

APPLICANT: Gawey Architects

ACTION REQUESTED: Modification of a previously approved site plan to permit a new Parish Hall, Parish
Temple, Caretaker Residence, and an update to parking locations in the AG district (Section 1205).

LOCATION: 15710 S PEORIA AV E ZONED: AG
FENCELINE: Glenpool

PRESENT USE: Church TRACT SIZE: 10.28 acres

LEGAL DESCRIPTION: N198 S461 E/2 NE SE LESS E24.75 FOR RD & LT 1 BLK 1, HOLY APOSTLES
CHURCH

RELEVANT PREVIOUS ACTIONS:

Subject Property:

CBOA-2369 July 2010: The Board approved the Amendment as submitted per site plan; that
special attention be given to the perimeter lighting and completed according to County staff
recommendations; to a previously approved site plan to permit an expansion to an existing church
use in the AG district; and a Special Exception to permit a (Use Unit 2) cemetery in an AG district
(Section 301) on an existing church property, on property located at 15710 South Peoria Avenue
East.

CBOA-2315; on 12.16.08 the Board denied a Special Exception to permit a (Use Unit 2) cemetery
in an AG district (accessory to an existing church) finding the special exception will not be in
harmony with the spirit and intent of the code.

CBOA-2244; on 1.16.07 the Board approved a Modification of a previously approved site plan for
church use in an AG district, with the change of use from a multi-purpose building to a parsonage
as presented, finding it in keeping with the previously approved special exception;

CBOA-2141-A; on 4.19.05 the Board approved a Required Site Plan for a church and accessory
uses, with conditions: site plan to include precise location of parking spaces per code requirement;
and no improvements in the front yard area;

CBOA-2141; on 11.16.04 the Board approved a Special Exception to permit church and accessory
church uses in an AG district; subject to a more detailed site plan submitted to the Board when
plans are finalized;

ANALYSIS OF SURROUNDING AREA: The subject tract abuts AG zoning to the north, east, south, and
west. Surrounding uses appear to be mainly residential and agricultural.

CBOA-2952 4.3



STAFF COMMENTS:

The applicant is before the Board requesting a Modification of a previously approved site plan to permit a
new Parish Hall, Parish Temple, Caretaker Residence, and an update to parking locations in the AG district
(Section 1205).

The existing church established a required site plan with the Board of Adjustment for the approved church
use on April 19, 2005 (CBOA-2141-A) The required site plan was later modified in January 2007 (CBOA-
2244), to change of use of a multi-purpose building to a parsonage and then modified again in July 2010
(CBOA-2369), to permit an expansion to an existing church use.

According to the new site plan:
e The proposed parish hall has a new location and the square footage is increasing to 7,000 square
feet maximum (from the approved 4,400 square foot maximum).

e The proposed parish temple has a new location and the square footage is 5,000 square feet
maximum.

e The property has been combined with the parcel to the south and the new site plan includes a
future caretaker’s residence and barn.

If inclined to approve the Board may consider any condition it deems necessary and reasonably related to
the request to ensure that the proposed cemetery is compatible with the surrounding AG zoned area.

As the church was originally permitted by special exception, the Board should find that the proposed
modified site plan is consistent with the spirit and intent of that original special exception approval (CBOA-
2141).
Sample Motion:
‘Move to (approve/deny) a Modification of a previously approved site plan to permit a
new Parish Hall, Parish Temple, Caretaker Residence, and an update to parking locations in the AG
district (Section 1205).
Per the Site Plan(s) shown on page(s) of the agenda packet.
Finding the proposed modification is compatible with and non-injurious to the surrounding

area and meets the previously granted Board relief or meets the zoning requirements, per
code.
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Approved Site Plan - CBOA-2369
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Proposed Site Plan - CBOA-2952
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Case Number: CBOA-2953

Hearing Date: 03/15/2022 1:30 PM

Case Report Prepared by:

Robi Jones

Owner and Applicant Information:

Applicant: Lonnie Basse

Property Owner: KEY PLUS
PROPERTIES LLC

Action Requested: Modification of a previously approved Special Exception (CBOA-
2738) to extend the time limitation and the variance from the all-weather parking
requirement for a fireworks stand in a CS district (Section 310).

Location Map:

Tulsa County Comprehensive Land Use Plan

Additional Information:

Present Use: Commercial/Temporary
Fireworks Stand

Tract Size: 1.66 acres
Location: 11625 N 113 AV E
Present Zoning: CS
Fenceline/Area: Owasso

Land Use Designation: Commercial

CBOA-2953
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TULSA COUNTY BOARD OF ADJUSTMENT
CASE REPORT

TRS: 1405 CASE NUMBER: CBOA-2953
CZM: 12 CASE REPORT PREPARED BY: Robi Jones

HEARING DATE: 03/15/2022 1:30 PM

APPLICANT: Lonnie Basse

ACTION REQUESTED: Modification of a previously approved Special Exception (CBOA-2738) to extend the
time limitation and the variance from the all-weather parking requirement for a fireworks stand in a CS
district (Section 310).

LOCATION: 11625 N 113 AVE ZONED: CS
FENCELINE: Owasso

PRESENT USE: Commercial/Temporary Fireworks Stand TRACT SIZE: 1.66 acres

LEGAL DESCRIPTION: BEG SWC SW TH E347 N316 W347 S316 POB LESS BEG SWC SW SW SW TH N50
E30 SE28.28 S30 W50 POB & LESS BEG 50N SWC SW TH N266 E59 S225.89 CRV LF 39.30 E262.97
S65 W297 N30 NW28.28 W30 POB SEC 5 21 14 1.65ACS, WEDEL CENTRE

RELEVANT PREVIOUS ACTIONS:

Subject Property:

CBOA-2738 March 2019: The Board approved a special exception to permit a fireworks
stand (Use Unit 2); and a Variance from the all-weather parking surface requirement for a
period of three years, March 2022, on property located at 11625 North 113" Avenue East.

CBOA-1457 October 1996: The Board approved a special exception to allow auto sales in a
CS zoned district, located on the subject property, the northeast corner of East 116" Street
north and North Garnett Road.

Surrounding Property:

CBOA-2517 November 2014: The Board approved a special exception to permit a
temporary fireworks stand in the AG District, on property located at 11400 East 116™ Street
North.

ANALYSIS OF SURROUNDING AREA: The subject tract abuts CS zoning to the north, CG and CS zoning to
the south, CG zoning to the east, and RS-3 zoning to the west which is the site of a church. Other
surrounding uses appear to be commercial in nature.

CBOA-2953



STAFF COMMENTS:

The applicant is before the Board requesting a Modification of a previously approved Special Exception
(CBOA-2738) to extend the time limitation and the variance from the all-weather parking requirement for a
fireworks stand in a CS district (Section 310).

In 2019, the Board approved a special exception to permit a fireworks stand (Use Unit 2); and a Variance
from the all-weather parking surface requirement for a period of three years with the following conditions:

Three-year time limit

Days of operation to be June 20t - July 6t

Hours of operation to be 10:00 a.m. to 10:00 p.m. from June 20t to July 2" and July 5t to July 6th,
Hours of operation to be 10:00 a.m. to 12:00 midnight on July 34 and July 4th

There is to be no generators used

There is to be no additional lighting

The applicant is to try to place the tent where the customers can park on the parking lot

If inclined to approve the Board may consider any condition it deems necessary and reasonably related to
the request to ensure that the proposed use is compatible with the surrounding area.

Sample Motion for Modification:

‘Move to (approve/deny) a Modification of a previously approved Special Exception
(CBOA-2738) to extend the time limitation and the variance from the all-weather parking
requirement for a fireworks stand in a CS district (Section 310).

Subject to the following conditions (if any):

Finding the proposed modification is compatible with and non-injurious to the surrounding area
and meets the previously granted Board relief or meets the zoning requirements, per code.”

CBOA-2953
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Case Number: CBOA-2954

Hearing Date: 03/15/2022 1:30 PM

Case Report Prepared by:

Robi Jones

Owner and Applicant Information:

Applicant: Jacob McClendon

Property Owner: KOSKINEN, MARY
ROBERTA ANN

Action Requested: Use Variance to permit an Agricultural Use (Use Unit 3) to permit
farming and raising farm animals in an RS Zoned District (Section 1203).

Location Map:

Tulsa County Comprehensive Land Use Plan

Additional Information:

Present Use: Residential

Tract Size: 0.56 acres
Location: 6643 N VICTOR AV E
Present Zoning: RS
Fenceline/Area: Turley

Land Use Designation: Rural
Residential/Agricultural
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TULSA COUNTY BOARD OF ADJUSTMENT
CASE REPORT

TRS: 1331 CASE NUMBER: CBOA-2954
CZM: 16 CASE REPORT PREPARED BY: Robi Jones

HEARING DATE: 03/15/2022 1:30 PM

APPLICANT: Jacob McClendon

ACTION REQUESTED: Use Variance to permit an Agricultural Use (Use Unit 3) to permit farming and
raising farm animals in an RS Zoned District (Section 1203).

LOCATION: 6643 N VICTOR AV E ZONED: RS
FENCELINE: Turley

PRESENT USE: Residential TRACT SIZE: 0.56 acres

LEGAL DESCRIPTION: S82 N132 N198 NW SW SW SE LESS W30 THEREOF FOR ST SEC 31 21 13
.565ACS,

RELEVANT PREVIOUS ACTIONS:

Subject Property:

CBOA-1953 May 2002: The Board approved a Special Exception to allow a manufactured dwelling
in an RS zoned district, on property located at 6643 N. Victor Avenue East.

Surrounding Property:

CBOA-2447 November 2012: The Board approved a Use Variance to allow for a funeral home (Use
Unit 11) in an AG district, on property located at 1821 East 66t Street North.

CBOA-710 December 1986: The Board approved a Special Exception to allow a church, associated
school and related uses in an AG district, on property located at 1821 East 66t Street North.

ANALYSIS OF SURROUNDING AREA: The subject tract abuts RS zoning to the north, west, and south. It
abuts AG zoning to the east. Surrounding uses appear to be residential with a church to the east. The
applicant has provided an exhibit listing the surrounding uses.

STAFF COMMENTS:

The applicant is before the Board requesting a Use Variance to permit an Agricultural Use (Use Unit 3) to
permit farming and raising farm animals in an RS Zoned District (Section 1203).

A Use Variance is required as Use Unit 3, Agriculture, is not a use permitted in an RS zoned district
because of the potential adverse effects on neighboring properties. The agricultural use must be found to
be compatible with and non-injurious to the surrounding area.

The applicant supplied the following statement: “Disabled combat vet trying to raise small food animals.”
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According to the site plan provided by the applicant, he would like to raise 5 chickens, 3 pigs, and 3 goats.
If inclined to approve, the Board may consider any condition it deems necessary and reasonably related to
the request to ensure the proposed use of the land is compatible with and non-injurious to the surrounding
area.

Sample Motion:

‘Move to (approve/deny) a Use Variance to permit an Agricultural Use (Use Unit 3) to permit
farming and raising farm animals in an RS Zoned District (Section 1203).

Approved per the Conceptual Plan(s) shown on page(s) of the agenda packet.

Subject to the following conditions, if any:

Finding the hardship to be

Finding by reason of extraordinary or exceptional conditions or circumstances, which are peculiar to the
land, structure or building involved, the literal enforcement of the terms of the Code would result in
unnecessary hardship; that such extraordinary or exceptional conditions or circumstances do not apply
generally to other property in the same use district; and that the variance to be granted will not cause
substantial detriment to the public good or impair the purposes, spirit, and intent of the Code, or the
Comprehensive Plan.”
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Looking east toward subject property Google Earth 2022

Looking south on N. Victor Ave. E. Google Earth 2022
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Case Number: CBOA-2955

Hearing Date: 03/15/2022 1:30 PM

Case Report Prepared by:

Robi Jones

Owner and Applicant Information:

Applicant: Jacob Show

Property Owner: JEJ PROPERTIES LLC-
SERIES 8

Action Requested: Special Exception to allow Use Unit 26, Moderate Manufacturing
and Industry, to permit moderate-impact processing in an IL District (Section 1226);
and a Use Variance to allow Use Unit 26, Moderate Manufacturing and Industry, to
permit moderate-impact processing in an RS district (Section 1226).

Location Map:

Tulsa County Comprehensive Land Use Plan

Additional Information:

Present Use: Vacant

Tract Size: 0.47 acres
Location: 4918 W 21 ST S
Present Zoning: RS, IL
Fenceline/Area: Berryhill

Land Use Designation: Neighborhood
Center

CBOA-2955
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TULSA COUNTY BOARD OF ADJUSTMENT
CASE REPORT

TRS: 9217 CASE NUMBER: CBOA-2955
CZM: 35 CASE REPORT PREPARED BY: Robi Jones

HEARING DATE: 03/15/2022 1:30 PM

APPLICANT: Jacob Snow

ACTION REQUESTED: Special Exception to allow Use Unit 26, Moderate Manufacturing and Industry, to
permit moderate-impact processing in an IL District (Section 1226); and a Use Variance to allow Use Unit
26, Moderate Manufacturing and Industry, to permit moderate-impact processing in an RS district (Section
1226).

LOCATION: 4918 W21 STS ZONED: RS, IL
Area: Berryhill

PRESENT USE: Vacant TRACT SIZE: 0.47 acres

LEGAL DESCRIPTION: E40 W110 N 2ACS E 5ACS NE NE NE LESS N50 FOR ST SEC 17 19 12 .20AC; BEG
165W & 50 SNECNES 214 W55 N 214 E55 TO BEG SEC 17 19 12,

RELEVANT PREVIOUS ACTIONS:

Subject Property:

Z-491 September 2019: All concurred in approval of a request for rezoning a 0.27+ acre tract of
land from CS to IL on property located at 4918 West 21st Street South.

CBOA- 1319 January 1995: The Board approved a special exception to permit automobile sales in
a CS zoned district subject to a maximum of six cars displayed on the lot; finding that there are
mixed zoning classifications in the area and car sales will be compatible with the surrounding uses,
on the property located at 4918 West 21st Street South.

ANALYSIS OF SURROUNDING AREA: The subject tract abuts CG zoning to the west, CS zoning to the
south, IL zoning to the east, and IM zoning to the north. Surrounding uses appear to be commercial and
industrial in nature. The subject site has a residential dwelling unit on it that was built in 1970 according
to the County Assessor’s office.

STAFF COMMENTS:

The applicant is requesting a Special Exception to allow Use Unit 26, Moderate Manufacturing and
Industry, to permit moderate-impact processing in an IL District (Section 1226); and a Use Variance to
allow Use Unit 26, Moderate Manufacturing and Industry, to permit moderate-impact processing in an RS
district (Section 1226).

A special exception is required as Use Unit 26 is a use which is not permitted by right in the IL district and
a use variance is required as Use Unit 26 is a use which is not permitted by right in the RS district because

CBOA-2955
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of potential adverse affects, but which if controlled in the particular instance as to its relationship to the
surrounding area and to the general welfare, may be permitted.

The Board of Adjustment, in reviewing the requested Special Exception and Use Variance, must consider
potential environment influences, such as dust and vibration, noise and truck traffic. The applicant should
be able to provide the Board with information related to the potential impacts (if any) of the proposed
moderate-impact processing on adjoining land uses.

The applicant provided the following statement: “Our facility is only partially inside the RS zone which only
covers the driveway to the west of the building, running south from 21st Street to the residential dwelling
that is to the south of the facility. The use of carbon dioxide is critical to our manufacturing process.
Carbon dioxide is an inert gas and poses no fire or explosion hazard and has a neutral environmental
impact.”

Use Unit 26 is described as manufacturing and industrial uses having moderately objectionable
environmental influences by reason of the emission of odor, heat, smoke, noise, or vibration.

If inclined to approve the Board may consider any condition it deems necessary and reasonably related to
the request to ensure the proposed operation is compatible with and non-injurious to the surrounding
area.

Sample Motion:

“Move to (@pprove/deny) a Special Exception to allow Use Unit 26, Moderate Manufacturing
and Industry, to permit moderate-impact processing in an IL District (Section 1226).

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

Subject to the following conditions, if any:

Finding the 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.

Move to (approve/deny) a Use Variance to allow Use Unit 26, Moderate Manufacturing and
Industry, to permit moderate-impact processing in an RS district (Section 1226).

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

Subject to the following conditions, if any:

Finding the hardship to be

Finding by reason of extraordinary or exceptional conditions or circumstances, which are peculiar
to the land, structure or building involved, the literal enforcement of the terms of the Code would
result in unnecessary hardship; that such extraordinary or exceptional conditions or circumstances
do not apply generally to other property in the same use district; and that the variance to be
granted will not cause substantial detriment to the public good or impair the purposes, spitit, and
intent of the Code, or the Comprehensive Plan.”
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Case Number: CBOA-2956

Hearing Date: 03/15/2022 1:30 PM

Case Report Prepared by:

Robi Jones

Owner and Applicant Information:

Applicant: Amy Hall

Property Owner: HALL, AMY CHRISTINA
& JESSE EUGENE

Action Requested: Variance of the minimum lot area and land area per dwelling unit
in the AG district to permit two dwelling units on one lot of record. (Section 330)

Location Map:

Tulsa County Comprehensive Land Use Plan

Additional Information:

Present Use: Residential
Tract Size: 1.79 acres
Location: 16421 E 171 ST S
Present Zoning: AG
Fenceline/Area: Bixby

Land Use Designation: Rural Agriculture
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TULSA COUNTY BOARD OF ADJUSTMENT
CASE REPORT

TRS: 7426 CASE NUMBER: CBOA-2956
CZM: 69 CASE REPORT PREPARED BY: Robi Jones

HEARING DATE: 03/15/2022 1:30 PM

APPLICANT: Amy Hall

ACTION REQUESTED: Variance of the minimum lot area and land area per dwelling unit in the AG district
to permit two dwelling units on one lot of record. (Section 330)

LOCATION: 16421 E 171 STS ZONED: AG
FENCELINE: Bixby

PRESENT USE: Residential TRACT SIZE: 1.79 acres

LEGAL DESCRIPTION: PRT SW SW BEG SECR SW SW TH W502.775 N214.97 E502.775 S214.53 POB
LESS S60 THEREOF SEC 26 17 14 1.787ACS,

RELEVANT PREVIOUS ACTIONS:

Subject Property:

CBOA-1730 May 2000: The Board approved a Special Exception to allow two dwelling units on one
lot of record during construction of new residence; and a Variance of Bulk and Area requirements
from 2 acres of required lot area to 1.79 acres; and a Variance from 2.2 acres of required land
area to 2.1 acres on existing lot, on property located at 16421 East 171st Street South.

ANALYSIS OF SURROUNDING AREA: The subject tract is surrounded by AG zoning with a mix of
residential and agricultural uses.

STAFF COMMENTS:

The applicant is before the Board requesting a Variance of the minimum let-area—and land area per
dwelling unit in the AG district to permit two dwelling units on one lot of record. (Section 330)

The applicant provided the following statement:

“To whom it may concern my property meets variance #2 it is peculiar in that when we purchased
this house 8 years ago we bought the main home and it had a shop with living quarters. This house
fit our needs because | care for my Senior mother who was recovering from Cancer and is insulin
dependent diabetic. #1 We have lived there for eight years and unfortunately this year we had a
hardship due to a fire. On March 1st last year my car ignited in the garage. This fire spread to the
house and caused us to lose every possession we owned other than our pets and the clothes on
our back. The house was a total lose including the foundation. It was not until the rebuild process
that we were aware of any variance needed. We are pretty far in our build we are expected to get to
return home in June. We currently are about to roof the home. So to find out we cannot get
electricity to our previous home site and we now need a variance is another hurdle in an already
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traumatic time. #1 In addition if this variance is not granted it puts me in a position where | have to
find an alternate living situation for my 70 year old mother who is disabled and who has lived with
us for the last 8 years. We also meet #3 in that our home is not a detriment to others. As
mentioned before the home has been there for years and that we have occupied this home 8
years, this is only come up in the rebuilding process. The homes sits on a private road and is
behind a gate. Our home is well maintained and should be granted the variance because nothing
has changed on the property we are not asking for anything that hasn’t been there for years. We
just ask that we are able to get the variance so we can complete construction of our home and
return home we do not want to slow this process we have already been displaced a year on March
1st.”

The existing home on the property burned down and during the rebuilding process, it was discovered that
the storage/out building was being used for residential purposes. CBOA-1730 approved a temporary use
of the building for residential purposes while the main home was being constructed. Then, the extra
building was only to be used for storage purposes.

Section 208 states: No more than one single-family dwelling or mobile home may be constructed or
otherwise placed on a lot, except in the case of a lot which is within an approved PUD, in an RMH district,
or in an AG district, with the exception in the AG district that there be no more than two dwellings per lot.
The applicant would be allowed by right to have two homes on the property if they met the bulk and area
requirements.

Section 330, Table 3 of the Code requires a minimum lot area of 2 acres and a minimum land area per
dwelling unit of 2.1 acres in the AG district. The applicant is proposing to have two dwellings on the 1.79-
acre subject lot. In 2020, a Variance was approved for the lot area (CBOA-1730) however, the second
Variance did not adequately approve the land area per dwelling unit requirement. Today’s request is to
approve the land area per dwelling unit from 2.1 acres to 0.89 acres.

If inclined to approve, the Board may consider any conditions it deems necessary and reasonably related
to the request to ensure that the additional dwelling is not injurious to the surrounding agricultural district.

Sample Motion:

‘Move to (approve/deny) aVariance of the minimum let-area-and land area per dwelling unit in
the AG district to permit two dwelling units on one lot of record. (Section 330)

o Subject to the following conditions (if any):

e Finding the hardship to be .

Finding by reason of extraordinary or exceptional conditions or circumstances, which are peculiar to
the land, structure or building involved, the literal enforcement of the terms of the Code would result in
unnecessary hardship; that such extraordinary or exceptional conditions or circumstances do not
apply generally to other property in the same use district; and that the variance to be granted will not
cause substantial detriment to the public good or impair the purposes, spirit, and intent of the Code, or
the Comprehensive Plan”
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Case No. 1729 (continued)

stated his preference that there not be a store there; and that there are four
existing feed stores within an 8% mile radius already. @ He would ask that
marketing activities be confined to the designated area, and that the dust be
controlled.

Applicant’s Rebuttali:
Mr. Geer stated that he intends to blacktop the parking areas to control dust.

Interested Parties:
John Hubbard, with Prudential-Detrick Realty, stated that he sold the property to
the applicant. He stated that there is a 50’ utility and road easement, which should
not be considered in the 250" frontage. Mr. Alberty stated that the 200’ is more
than adequate to do what the applicant plans to do.

Board Action:

On MOTION of Alberty, the Board voted 4-0-0 (Alberty, Dillard, Walker, Tyndall
"aye"; no "nays", no "abstentions”; Looney "absent") to APPROVE a Variance to
allow agricultural sales in an AG zoned district, with the conditions: sales including
tack, feed, and agricultural implements only; and be restricted to the west 200’ of
the property; any building constructed would be a minimum of 50’ from north
property line and a minimum of 50’ from the south property line; and all parking be
on all-weather surface, finding the hardship that there is commercial zoning in
existence on the west side of the street, but the owner has elected to use a
variance since he is restricting it to agricultural sales, on the following described
property:

The N 360 of the NW/4 of the SW/4, Section 14, T-16-N, R-12-E, Tuisa County,
State of Oklahoma, including seller's mineral interest (1/2 of same) less all roadway
and utility easements of record.

h kok ok ok kk ok k ok

----------

Case No. 1730 ff‘/

Action Requested:

Special Exception to wﬁ“ two dwelling units on one lot of record during
construction of new resideice. SECTION 208. ONE SINGLE-FAMILY
DWELLING PER LOT OF REGORD — Use Unit 6, a Variance of Bulk and Area
requirements from 2 acres of¢fequired lot area to 1.79 acres. SECTION 330.
BULK AND AREA REQUIREMENTS IN THE AGRICULTURE DISTRICTS; and a
Variance from 2.2 acres of required land area to 2.1 acres on existing lot.
SECTION 330. BULK AND AREA REQUIREMENTS IN THE AGRICULTURE
DISTRICTS, located at 16421 E. 171% St. S.

05:16:00:240(11)
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Case No. 1730 (continued)

Presentation:
The applicant, Murrel Wilmoth, 2728 W. 66" PI., stated that the subject property
was approved for a lot-spiit in 1983. Mr. Wilmoth added that the owner plans to
build a new house and use his current rzsidence as a storage building. He stated
that the hardship is the excessive right-of-way and the shallowness of lot, due to
the right-of-way that was not used when 171% Street was taken off the street plan.

Comments and Questions:
Mr. Dillard asked about the condition of the roadway now. Mr. Wilmoth stated that
it is steep, with an oil mat surface, and about 18".

speak.

Board Action:
On the MOTION of Dillard, the Board voted 4-0-0
"aye"™; no "nays', no "abstentions”, Looney "ab
Exception to allow two dwelling units on one lot
new residence, finding that it will be in
Code, and will not be injurious to the nei
public welfare; a Variance of Bulk and
lot area to 1.79 acres; and a Variance f
acres on existing lot, finding the hardship to be the excessive right-of-way and
shallowness of the lot on the following described property:

A tract of land in the W/2 SW/4 of Section 26, T-17-N, R-14-E, Beg at the SE/c SW/4
SW/4, Section 26; thence W 502.775’; thence N 214.97’: thence E 502.775’; thence
S 21453 to the POB: less easements of record along the southern boundary of the
property for ingress and egress and roadway purposes, Tulsa County, State of
Oklahoma

d ok ok k k ok ok ok ok ok

Case .1731
Action Requested:

Variance of average lot width of 200’ to 155". SECTION 330. BULK AND
REQUIREMENTS IN THE AGRICULTURE DISTRICTS — Use Unit 6; a Variance
of the minimum street frontage requirement of 30’ to 0' on two proposed lots.
SECTION 207. STREET FRONTAGE REQUIRED; a Variance of the minimum lot
area from 2 acres to 1.58 acres. SECTION 330. BULK AND AREA
REQUIREMENTS IN THE AGRICULTURE DISTRICTS; and a Variance minimum
land area requirement of 2.2 acres to 1.58 acres. SECTION 330. BULK AND
AREA REQUIREMENTS IN THE AGRICULTURE DISTRICTS; OR a Variance to
allow two dwelling units on one lot of record. SECTION 208. ONE SINGLE-
FAMILY DWELLING PER LOT OF RECORD, located at 4347 S. 615 W. Ave.

05:16:00:240(12)
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Existing structure to become storage/out-building Location of new house Is

not used for dwelling purposes. approximate. Verify on site.
502.
\[: --vy
[0 4 b
- b4 -
o = 2
3 3 -
.- 356 56 90 - f".,’
S { 1 ~
i AN
N NEW STRUCTURE 3 3
N =
60' Easement of record Book 5110 Page 936 5
\ 25' RW Easement of record < -
- 502.775' B
24.75' Statutory RAW Centerine E. 1718t STREET SOUTH — — ——

{Not on Street Plan as an arterial.)

Verify location of septic system
and lateral fleld. Subject to approval
of Tulsa City County Health Department.

NORTH
" =100’

PLOT PLAN

SCALE: 1"=100'

LEGAL DESCRIPTION:

A tract of land in the west half of the southwest quarter (W2 SW4) south of the present alignment
of US highway 84 in Section 26, T-17-N, R-14-E Tulsa County, Oklahoma, more particularly
described as:

A tract of land in the west half of the southwest quarter (W2 SW4) of Section 26, T-17-N,
R-14-E, beginning at the southeast comer of the southwest quarter of the southwest quarter
(SW4 SW4) of Section 26; thence west 502.775 feet; thence north 214.97 feet; thence east
502.775 feet; thence south 214.53 feet to the polnt of beginning; LESS easements of record
along the southem boundary of the property for ingress and egress and roadway purposes. (The
property is also known as 16421 East 171st St. South and contains a net area of approximately
1.79 acres more or less.)

Note: Verify that property description has been of record more than five years. !f more than five
years no lot-split is required. (OS: Title 19, Sect. 863.10)

OWNER: JOB ADDRESS:

Joe and Donna Caldwell 16421 E. 171st St. S.

PLANNING DATA:
Jurisdiction:  Tulsa County (Inside Bixby annexation “fence line")

S-T-R: 26-17-14 CZM: 69 ZONING: AG PLANNING DIST. #20
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