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City of Bixby 
Board of Adjustment 

Meeting Agenda 
 

 
  

Monday, September 19, 2022  6:00 PM  Municipal Building 
116 W. Needles Ave., Bixby, 

OK 74008 
 

Call to Order 
Chairman 

  
Roll Call 

Donna Crawford, Secretary 
  
Consent Agenda  
  
1)  Minutes from the May 16, 2022, Board of Adjustment Regular Meeting.  
    
Public Hearing  
  
1)  Discussion, consideration and possible vote to approve variance (BXBA-22.07) for 

Jef and Jennifer Swanson, property located at 14044 East 210th Street South, Bixby, 
Oklahoma.   

    
2)  Discussion, consideration and possible vote to approve variance (BXBA-22.08) for 

Penny Properties, LLC., property is located at 116 West Breckenridge Avenue, Bixby, 
Oklahoma

  
    
Old Business  
  
New Business  
  

 

Notice of Posting 
 
This Notice and Agenda was posted on the bulletin board this day of 09/16/2022, on or 
before 6:00 p.m., at City Hall, 116 W. Needles Bixby, Oklahoma. 
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Respectfully Submitted 
 
 
 

Donna Crawford, City Planner 
 
Persons who require a special accommodation to participate in this meeting should 
contact City Planner OC Walker: 116 West Needles Avenue, Bixby, Oklahoma, 918-366-
4430 or via Email: ocwalker@bixbyok.gov as far in advance as possible and preferably at 
least 48- hours before the date of the meeting. Persons using a TDD may contact 
OKLAHOMA RELAY at 1-800-722-0353 and voice calls should be made to 1-800-522-
8506 to communicate via telephone with hearing telephone users and vice versa. 

Page 2 of 28



BOARD OF ADJUSTMENT MINUTES | May 16, 2022

City of Bixby Board of Adjustment Meeting Minutes

City Hall Municipal Building

116 W Needles, Bixby, OK 74008

May 16, 2022  6:00 P.M.

The agenda for the regularly scheduled meeting of the Bixby Board of Adjustment was posted on the 
bulletin board at City Hall, 116 West Needles Avenue, Bixby, Oklahoma on May 13, 2022 on or before 
5:00 p.m.

Mr. Murray King-Chairman, called the meeting to order at 6:20 pm. 

Roll Call taken

Members Present

Murray King

JR Donelson

Richard Altmann

Jeff Sloan

Members Absent

None

Judge Childers administered the Oath of Office to Kaylin Coody

Consent Agenda

Mr. King said Item #1 on the Agenda is:

Approval of Minutes of April 18, 2022, regular meeting 

Mr. King asked for a motion to approve the April meeting minutes, and Mr. Donelson made a motion to 
approve, seconded by Mr. Altmann

Yes: Donelson, Altmann, King, 

Abstain: Coody, Sloan   

No: None

Motion carried to Approve minutes of April 18, 2022 meeting minutes
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BOARD OF ADJUSTMENT MINUTES | May 16, 2022

Public Hearing

Mr. King said Item #1 on the Agenda is:

BXBA-22.07 Special Exception – Cherie Stunkard

Mr. Donelson recused 

Mr. King asked if the applicant is present, and Ms. Stunkard was in attendance. Mr. King asked the staff 
report to be read. Mr. King asked if the applicant had anything else to add, Ms. Stunkard was in 
agreement with the staff report. Mr. King asked for a motion, Mr. Altmann made motion to approve, 
seconded by Mr. Sloan

Yes: Altmann, Coody, King, Sloan

Abstain: No

No: None

Motion carried to Approve the Special Exception

Mr. King said Item #2 on the Agenda is:

BXBA-22.05 Special Exception – Cherie Stunkard

Mr. Donelson remained outside Council Chambers 

Mr. King asked the staff report to be read. Mr. King asked if the applicant had anything else to add, Ms. 
Stunkard was in agreement with the staff report. Mr. King asked for a motion, Mr. Sloan made motion to 
approve, seconded by Mr. Altmann

Yes: Altmann, Coody, King, Sloan

Abstain: No

No: None

Motion carried to Approve the Special Exception

Mr. Donelson returned to Council Chambers

Mr. King announced Item #3:

BXBA-22.04 Variance – Jake Riffe / Keystone Construction

The staff report was read. Mr. King asked if the applicant is present and Mr. Riffe stepped to the podium 
to answer any questions the members had. Mr. Altmann made a motion to approve the building line 
setback from 25ft. to 24ft. to allow a single-family structure, seconded by Mr. King.

Yes: Altmann, Coody, King, Sloan, Donelson

Abstain: No

No: None
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BOARD OF ADJUSTMENT MINUTES | May 16, 2022

No Old Business to discuss

No New Business to discuss

Motion made by Mr. Donelson to adjourn, seconded by Mr. Altmann

Meeting adjourned at 6:38 pm
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BOARD OF ADJUSTMENT MINUTES | May 16, 2022

City of Bixby Board of Adjustment Meeting Minutes

City Hall Municipal Building

116 W Needles, Bixby, OK 74008

May 16, 2022  6:00 P.M.

The agenda for the regularly scheduled meeting of the Bixby Board of Adjustment was posted on the 
bulletin board at City Hall, 116 West Needles Avenue, Bixby, Oklahoma on May 13, 2022 on or before 
5:00 p.m.

Mr. Murray King-Chairman, called the meeting to order at 6:20 pm. 
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Mr. King asked for a motion to approve the April meeting minutes, and Mr. Donelson made a motion to 
approve, seconded by Mr. Altmann

Yes: Donelson, Altmann, King, 

Abstain: Coody, Sloan   

No: None

Motion carried to Approve minutes of April 18, 2022 meeting minutes
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BOARD OF ADJUSTMENT MINUTES | May 16, 2022

Public Hearing

Mr. King said Item #1 on the Agenda is:

BXBA-22.07 Special Exception – Cherie Stunkard

Mr. Donelson recused 

Mr. King asked if the applicant is present, and Ms. Stunkard was in attendance. Mr. King asked the staff 
report to be read. Mr. King asked if the applicant had anything else to add, Ms. Stunkard was in 
agreement with the staff report. Mr. King asked for a motion, Mr. Altmann made motion to approve, 
seconded by Mr. Sloan

Yes: Altmann, Coody, King, Sloan

Abstain: No

No: None

Motion carried to Approve the Special Exception

Mr. King said Item #2 on the Agenda is:

BXBA-22.05 Special Exception – Cherie Stunkard

Mr. Donelson remained outside Council Chambers 

Mr. King asked the staff report to be read. Mr. King asked if the applicant had anything else to add, Ms. 
Stunkard was in agreement with the staff report. Mr. King asked for a motion, Mr. Sloan made motion to 
approve, seconded by Mr. Altmann

Yes: Altmann, Coody, King, Sloan

Abstain: No

No: None

Motion carried to Approve the Special Exception

Mr. Donelson returned to Council Chambers

Mr. King announced Item #3:

BXBA-22.04 Variance – Jake Riffe / Keystone Construction

The staff report was read. Mr. King asked if the applicant is present and Mr. Riffe stepped to the podium 
to answer any questions the members had. Mr. Altmann made a motion to approve the building line 
setback from 25ft. to 24ft. to allow a single-family structure, seconded by Mr. King.

Yes: Altmann, Coody, King, Sloan, Donelson

Abstain: No

No: None
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BOARD OF ADJUSTMENT MINUTES | May 16, 2022

No Old Business to discuss

No New Business to discuss

Motion made by Mr. Donelson to adjourn, seconded by Mr. Altmann

Meeting adjourned at 6:38 pm
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                     STAFF REPORT:  BXBA-22.07 SWANSON RV CARPORT AND STORAGE | 09.19.2021 | PAGE 1 
OF 4

CITY OF BIXBY
P.O. Box 70

116 W. Needles Ave. 
Bixby, OK  74008

(918) 366-4430

Staff Report

To: City of Bixby, Board of Adjustment

From: City of Bixby, Planning Department

Date: Monday, September 19, 2022

RE: A variance is requested due to proposed accessory 
building larger than 800 square feet. 
Variance of the RV Carport and storage. 

Location: 14044 East 210th Street South, Bixby, OK  74008
Lot Eleven (11), Block Seven (7), Bixby Ranch Estates

STR: Section 16, Township 16N, Range 14E

Applicant: Jef and Jennifer Swanson  

REQUEST: VARIANCE (BXBA-220.7)
A variance is requested due to proposed accessory 
building larger than 800 square feet.
Accessory Building (RV carport and storage)

EXISTING ZONING; USE: (RE) Residential Estates; Single-Family dwelling

SURROUNDING ZONING; USES: 
North: (RE) Residential Estates; Single-Family dwelling
East: (RE) Residential Estates; Single-Family dwelling
South: (RE) Residential Estates; Single-Family dwelling
West: (RE) Residential Estates; Single-Family dwelling
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                     STAFF REPORT:  BXBA-22.07 SWANSON RV CARPORT AND STORAGE | 09.19.2021 | PAGE 2 
OF 4

Figure 1: City of Bixby Zoning Map

STAFF REVIEW

The applicant is requesting a variance to construct an accessory building over 800 square 
feet.   The applicant would like to construct an RV carport with connecting storage.  The 
proposed structure will be 2,000 square feet.  According to the zoning code, no accessory 
building in a Residential District may not exceed 800 square street.  Anything over the said 
amount shall require a Variance with the Board of Adjustments. This property is in The 
Bixby Ranch Estates that originally zoned (RE) Residential Estates and the lot is five (5) 
acres.

UTILITIES/SITE AREA: The property is served by Rural Water and the property is on 
septic sewer system. 
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                     STAFF REPORT:  BXBA-22.07 SWANSON RV CARPORT AND STORAGE | 09.19.2021 | PAGE 3 
OF 4

SITE PLAN:

Figure 2: Site Plan
                           
STAFF COMMENTS:  

1. The applicant provided a site plan for the subject property and it depicts the 
location of the proposed building.

2. The proposed building will be 2,000 square feet and located behind an 
existing barn.

PUBLIC COMMENTS: No comments at time of this report
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                     STAFF REPORT:  BXBA-22.07 SWANSON RV CARPORT AND STORAGE | 09.19.2021 | PAGE 4 
OF 4

VARIANCE ACTION OF BOARD: 
The board shall hold the hearing and, upon the concurring vote of three (3) 
members, may grant a variance after finding that:
      

1. 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 this title would result in unnecessary hardship.

2. Such extraordinary or exceptional conditions or circumstances do not apply 
generally to other property in the same district.

3. The variance to be granted will not cause substantial detriment to the public 
good or impair the purposes, spirit and intent of this title or the 
Comprehensive Plan.

Provided, that the Board, in granting a variance, shall prescribe appropriate 
conditions and safeguards, and may require such evidence and guarantee or bond 
as it may deem necessary to enforce compliance with the conditions attached.

SAMPLE MOTION:  In BOA Case Number BXBA-22.07 I move that we (approve/deny) 
a Variance is requested due to proposed accessory building larger than 400 square 
feet.

 Finding Hardship to be _______________________________________________________.

 Per the Conceptual Plan(s) and/or Figures shown on page(s) _______________ of 
the Agenda Packet.

 Subject to the following conditions _____________________________________, (if any).

FIGURES: 
Figure 1:  City of Bixby Zoning Map
Figure 2    Site Plan depicting the location of the proposed building

ATTACHMENTS:
Attachment 1:  Staff Report 
Attachment 2:   Photographs of existing property 
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                     STAFF REPORT:  BXBA-22.08 PENNY PROPERTIES | 09.19.2021 | PAGE 1 OF 5

CITY OF BIXBY
P.O. Box 70

116 W. Needles Ave. 
Bixby, OK  74008

(918) 366-4430

Staff Report

To: City of Bixby, Board of Adjustment

From: City of Bixby, Planning Department

Date: Monday, September 19, 2022

RE: The property is located in downtown Bixby and is 
an existing non-conforming use.  The small addition 
to the site will not increase the staff on-site.  The 
current facility with the existing parking spaces 
and no additional staff will be added.  

Location: 116 West Breckenridge Ave.
Lot(s) 56, 57, 58 and 59, Block 34, Midland Addition 

STR: Section 24, Township 17N, Range 13E

Applicant: Wallace Design Collective, Nicole Watts  

REQUEST: VARIANCE (BXBA-220.8)
The property is located in downtown Bixby and is 
an existing non-conforming use.  The small addition 
to the site will no increase the staff on-site.  The 
current facility with the existing parking spaces 
and no additional staff will be added.  

EXISTING ZONING; USE: (CS) Office Building

SURROUNDING ZONING; USES: 
North: (CS) Commercial Shopping; Single-Family 

dwelling
East: (RS-3) Single Family Residential; Single-Family 

dwelling
South: (CG) Commercial; Car Dealership
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                     STAFF REPORT:  BXBA-22.08 PENNY PROPERTIES | 09.19.2021 | PAGE 2 OF 5

West: (CG); Commercial; Vacant Lot

                 

Figure 1: City of Bixby Zoning Map

STAFF REVIEW

The applicant is requesting a variance to construct a small office building) approximately 
1,250 sq. ft.) To be located in the rear of the property.  It will be situated where an existing 
outbuilding was located, which will be removed for this new building.  The existing 
driveway will not be altered.  The plan by the Owner is to continue to have ten (10) 
employees working at this office, just add some additional space for the staff.   
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                     STAFF REPORT:  BXBA-22.08 PENNY PROPERTIES | 09.19.2021 | PAGE 3 OF 5

According to the applicant, per section 11-9-11 of the City of Bixby’s zoning code, the 
parking requirements for an office space is 1 space per 300 sq. ft. of floor area.  In the 
existing condition there is 2, 635 sq. ft. of office space which results in 9 parking spaces 
required on site.  With the new building addition there will be a total of 3, 915 sq. ft. of 
office space with results in 13.05 parking spaces required.  Currently the site can park six 
(60 cars adequately.  Thus, currently the site does not provide the required parking spaces 
per the zoning code.  This is a nonconforming use. But can provide the spaces the 
businesses needs to function.  

UTILITIES/SITE AREA: The property is served by Bixby Water and Sanitary Sewer system. 

SITE PLAN:
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                     STAFF REPORT:  BXBA-22.08 PENNY PROPERTIES | 09.19.2021 | PAGE 4 OF 5

Figure 2: Site Plan

                           
STAFF COMMENTS:  

1. The applicant provided a site plan for the subject property and it depicts the 
location of the proposed building.

2. On-street parking may be used to comply with all parking regulations and 
conditions.

PUBLIC COMMENTS: No comments at time of this report

VARIANCE ACTION OF BOARD: 
The board shall hold the hearing and, upon the concurring vote of three (3) 
members, may grant a variance after finding that:
      

1. 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 this title would result in unnecessary hardship.

2. Such extraordinary or exceptional conditions or circumstances do not apply 
generally to other property in the same district.

3. The variance to be granted will not cause substantial detriment to the public 
good or impair the purposes, spirit and intent of this title or the 
Comprehensive Plan.

Provided, that the Board, in granting a variance, shall prescribe appropriate 
conditions and safeguards, and may require such evidence and guarantee or bond 
as it may deem necessary to enforce compliance with the conditions attached.

SAMPLE MOTION:  In BOA Case Number BXBA-22.07 I move that we (approve/deny) 
a Variance is requested due to proposed accessory building larger than 400 square 
feet.

 Finding Hardship to be _______________________________________________________.

 Per the Conceptual Plan(s) and/or Figures shown on page(s) _______________ of 
the Agenda Packet.

 Subject to the following conditions _____________________________________, (if any).

FIGURES: 
Figure 1:  City of Bixby Zoning Map
Figure 2    Site Plan depicting the location of the proposed building
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                     STAFF REPORT:  BXBA-22.08 PENNY PROPERTIES | 09.19.2021 | PAGE 5 OF 5

ATTACHMENTS:
Attachment 1:  Staff Report 
Attachment 2:   Photographs of existing property 
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