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City of Bixby 
Board of Adjustment 

Meeting Agenda 
 

   
Tuesday, February 21, 2023  6:00 PM  Municipal Building 

116 W. Needles Ave., Bixby, 
OK 74008 

 

Call to Order 
Chairman 

  
Roll Call 

OC Walker, Secretary 
  
Public Hearing  
  
1)  Discussion, consideration, and possible vote to approve the minutes from January 

17, 2023, the City of Bixby, Board of Adjustment Regular Meeting. 
    
2)  Discussion, consideration, and possible vote to approve BXBA 23.02 requesting a 

variance to allow an accessory building larger than 800 square feet (1,440 square 
feet) for property located at 11225 South 90th East Avenue, Bixby, Oklahoma 74008. 
(William Gray). 

    
3)  Discussion, consideration, and possible vote to approve (BXBA 23.03) a variance to 

allow the side year building line to decrease from 5 feet to 3.45 feet for an existing 
single-family dwelling located at 6151 East 146th Street South, Bixby, Oklahoma 
74008. (Johnny Noel). 

    
4)  Discussion, consideration, and possible vote to approve (BXBA - 23.04) a variance 

for an existing non-conforming building that encroaches over an existing building 
line 2.6" on the north and 3.1" on the south side of the building for property located 
at 15300 South 77th East Avenue, Bixby, Oklahoma 74008. (JTPR Investments, 
LLC). 

    
Old Business  
  
New Business  
  

 

Notice of Posting  

Page 1 of 31



2 
 

This Notice and Agenda was posted on the bulletin board this day of  February 17, 2023, 
on or before 6:00 p.m., at City Hall, 116 W. Needles Bixby Oklahoma. 

Respectfully Submitted 
 
 
 

OC Walker, City Planner 
 
Persons who require a special accommodation to participate in this meeting should 
contact City Planner O.C.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. 
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BOARD OF ADJUSTMENT MINUTES | January 17, 2023

BIXBY BOARD OF ADJUSTMENT MINUTES

Tuesday| January 17, 2023 | 6:00 PM

City Hall, Council Chambers | 116 West Needles, Bixby, OK

CALL TO ORDER: 6:00 PM

Roll Call was taken

MEMBERS PRESENT: Murray King, Chairman

Richard Altmann

Jeff Sloan 

Jason Mohler

MEMBERS ABSENT: Kaylin Coody

STAFF PRESENT: O.C. Walker, Director of Development Services 

Gwen Plante, Assistant City Planner

Public Hearing

Chairman King said Item #1 on the Agenda is:

Approval of Minutes of the December 19, 2022, regular meeting 

Chairman King asked for a motion to approve the December 19, 2022 meeting minutes.  
Board Member Altmann made a motion to approve minutes, seconded by Mr. Sloan 

Yes: Altmann, Sloan, King 
Abstain: Mohler   
No: None

Motion carried. 

Chairman King said Item #2 on the Agenda is:

Discussion and Consideration and possible vote to approve a variance BXBA 23.01 to 
allow an accessory building to be located on the property’s side yard.    

Director O.C. Walker stated that in addition to the square footage the building would also 
be in the property’s side yard.  

Mr. Woestman stated that he has almost five (5) acres and built the house on the back 
portion of the lot, he is requesting this variance so they can store an RV and ATV’s.  
Placing it behind the house would place it right up next to the property line, neighbor and 
would require a lot of trees to be removed, and the proposed location would allow him a 
straight shot up the driveway. 
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BOARD OF ADJUSTMENT MINUTES | January 17, 2023

Mr. Sloan asked if he had spoken with his neighbors and Mr. Woestman said he had 
spoken with neighbors on both sides and did not have opposition from either neighbor. 

Chairman King asked for a motion, and Board Member Sloan made the motion to approve 
variance BXBA 23.01 to allow the requested variance.  Board Member Altmann seconded.  

Yes: Sloan, Altmann, King, Mohler 
Abstain: None
No: None

Motion to allow variance is approved.

Chairman King said Item #3 on the Agenda is:

Discussion and Consideration and possible vote to approve a variance BXBA 23.02 to 
allow the maximum square footage from 800 sq. ft. to 1,400 sq. ft. to be located on the 
rear yard of the Residential Estates District, Southwood Extended Addition.    

Director O.C. Walker stated that in doing our due diligence the covenants of Southwood 
Extended Addition allows for a single-family dwelling and a private two (2) car garage.  
The applicant is not in attendance.

Chairman King asked for a motion to continue BXBA 23.02 or to deny the variance.  The 
motion died for lack of a second.  Board Member Altmann made an additional motion to 
continue to the next meeting.  Board Member Sloan seconded.  

Yes: Sloan, Altmann, King, Mohler 
Abstain: None
No: None

Item continued to February 20, 2023.

Old Business: 

None

New Business: 

None

Meeting adjourned at 6:10 pm

___________________________
Murray King, Chairman 

_____________________________
O.C. Walker, Secretary
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                     Staff Report:  BXBA-23.02 Gray Variance | 01.09.2023 | Page 1 OF 4

City of Bixby
P.O. Box 70

116 W. Needles Ave.
Bixby, OK 74008

(918) 366-4430

Staff Report

To: The City of Bixby, Board of Adjustment

From: OC Walker, Development Services Director/City Planner
Gwen Plante, Assistant City Planner

Date: Tuesday, February 21, 2023

RE: BXBA 23.02  – Variance of the maximum allowed square footage for an 
accessory building from 800 square feet to 1,440 square feet in the 
Residential Estate District (RE). 

Location: 11225 South 90th East Avenue, Bixby, OK  74008
Lot Fourteen (14) Block Two (2), SOUTHWOOD EXTENDED, City of 
Bixby, Tulsa County, According to the recorded plat thereof

STR: Section 36, Township 18, Range 13, Tulsa County

Project: William Gray, Variance 

Applicant: William Gray, Homeowner

Staff Review

This case was continued from the January 17, 2023, Regular meeting because the applicant was 
not present.   The case is scheduled to be herd on February 13, 2023.

The applicant has applied for a Variance of the maximum allowed square footage for an 
accessory building from 800 square feet to 1440 square feet, located in the rear yard of the 
Residential Estate District, Southwood Extended Addition. 

In the City of Bixby Zoning Code, a Variance is required to prove a hardship.  

Hardship:  The applicant stated there was no hardship, however building additional garages 
would enhance the values of the property, and those around it. 

The Board of Adjustment may grant a variance after finding that: 
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                     Staff Report:  BXBA-23.02 Gray Variance | 01.09.2023 | Page 2 OF 4

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 a 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 if they deem necessary to enforce.  

Figure 1: City of Bixby Zoning Map

Existing Zoning; Use: 
(RE); Residential Estate District, Single-Family dwellings 

Abutting Zoning; Uses:  
 (RE) Residential Estate District, Single-Family dwellings

Public Comments:  No comments were received at the time of writing this Staff Report.

Staff Comments:  
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                     Staff Report:  BXBA-23.02 Gray Variance | 01.09.2023 | Page 3 OF 4

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

2. The proposed building will be 1440 square feet and located to the south of the house in 
the rear yard. 

3. According to the plat for Southwood Extended addition: 

PROTECTIVE COVENANTS

…“All Lots in the Addition, except Block One (1) or unless designated otherwise 
on the approved plat, shall be known and described as Residential Lots and 
shall be used for Residential purposes only.  No structure shall be erected, 
altered, placed, or permitted to remain on any Residential building plot other 
than a single-family dwelling and a private Two (2) car garage.  All building 
exterior wall areas shall have (50%) of the exterior wall area constructed of 
masonry.  The resident may construct a tool house providing construction and 
architecture conforms with the dwelling. 

No building, exclusive of open porches shall be located nearer to the front line 
nor nearer to the side street line than the building lines shown on the Recorded 
Plat.  No building shall be near than Five (5) feet to any side Lot line. 

No more than One (1) Residence or structure shall be erected on any Lot as now 
platted, except Block One (1), No dwelling shall be erected on any Lots the 
ground floor of the main structure of which, exclusive of open porches and 
garage is less than Twelve Hundred (1200) square feet in area.  No dwelling 
shall be erected on Lots Elven (11) through Fifteen (15), Block Two (2), all Blocks 
Three (3), Four (4), and Five (5), the ground floor of the main structure of 
which, exclusive of open porches and garages less than Fifteen Hundred (1500) 
square feet in area. “ …

 
Variance Action of the Board:
The Board of Adjustment shall hold the hearing and, upon the concurring vote of three (3) or 
more members, may grant the 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 properties 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-23.02 I move that we (approve/deny) 
a Variance is requested due to the proposed accessory building being larger than 400 
square feet.
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                     Staff Report:  BXBA-23.02 Gray Variance | 01.09.2023 | Page 4 OF 4

• 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

Attachments: 
Exhibit A:  Aerial Photo of the subject lot

Page 8 of 31



Page 9 of 31



Page 10 of 31



Page 11 of 31



Page 12 of 31



Page 13 of 31



Page 14 of 31



Page 15 of 31



Page 16 of 31



                     Staff Report:  BXBA-23.03 Noel Variance | 2/21/2023 | Page 1 OF 3

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: OC Walker, Development Services Director/City Planner
Gwen Plante, Assistant Planner

Date: Tuesday, February 21, 2023

RE: BXBA 23.03 – Variance of the side yard build line from 5 feet to 3.45 feet 
to allow for a single-family high-density district (RS-3).  

Location: 6151 E 146th Street South, Bixby, OK  74008
Platted:  Lot 39, Block 1, Southridge at Lantern Hill

STR: Section 15, Township 17, Range 13E

Project: Noel Variance, BXBA

Applicant: Larry Pennington, Glenwood Homes  

Staff Review

The applicant has applied for a Variance of the side-yard build line from 5 feet to 3.45 feet to 
allow for an existing single-family (RS-3) home in Southridge at Lantern Hill. (PUD-72).  

In the City of Bixby Zoning Code a Variance is required to prove a hardship.

Hardship: The home is existing and owners are residing in the home.  Title Insurance policy is 
null and void as the home encroaches into the build line.  

The error was not determined until the house was finished, closing title work was performed, 
and Exhibit A disclosed the 1.55-inch encroachment.

The Board of Adjustment 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.
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                     Staff Report:  BXBA-23.03 Noel Variance | 2/21/2023 | Page 2 OF 3

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 if they deem necessary to enforce.  

Figure 1: City of Bixby Zoning Map

Existing Zoning; Use: 
(RS-3, PUD-72); Residential Single-Family lot; Single-Family dwelling
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                     Staff Report:  BXBA-23.03 Noel Variance | 2/21/2023 | Page 3 OF 3

Abutting Zoning; Uses:  
(AG)  Single-Family; Residential Single-Family dwellings

Public Comments:  No comments were received at the time of writing this Staff Report.

Staff Comments:  Staff Recommends approval as the 1.55-inch build line setback should not 
cause substantial detriment to the public good or impair the purposes, spirit and intent of the 
Zoning Code or Comprehensive Plan. 

Variance Action of the Board:
The Board of Adjustment shall hold the hearing and, upon the concurring vote of three (3) or 
more members, may grant the 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 BXBA-23.03 I move that we (approve/deny) a Variance of the side yard 
build line from 5 feet to 3.45 feet to allow for single-family structure in the Residential 
Single Family (RS-3) district, with the following conditions:

Figures: 
Figure 1:  City of Bixby Zoning Map
Attachments: 
Exhibit A:  Boundary Survey
Exhibit B:  Plat Map
Exhibit C:   Aerial Photo of subject lot
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                     Staff Report:  BXBA-23.04 JTPR INVESTMENTS | 02.13.2023 | Page 1 OF 3

City of Bixby
P.O. Box 70

116 W. Needles Ave.
Bixby, OK 74008

(918) 366-4430

Staff Report

To: The City of Bixby, Board of Adjustment

From: OC Walker, Development Services Director/City Planner
Gwen Plante, Assistant City Planner

Date: Tuesday, February 21, 2023

RE: BXBA 23.04 – Variance for an existing non-conforming building that 
encroachs over a building line 2.6” on the North side of the building and 
3.1” on the South side of the building.  Removing this section of the 
building would jeopardize the structure of the building.   

Location: 15300 South 77th East Avenue, Bixby, Oklahoma 74008

STR: Section 23, Township 17, Range 13, Tulsa County

Project: JTPR Investments, LLC 

Applicant: JTPR Investments

Staff Review

The applicant has applied for a variance for an existing non-conforming building that 
encroaches over the building 2.6” on the North and 3.1” on the south side of the building.  
Removing this section of the building would jeopardize the structure of the building. 

In the City of Bixby Zoning Code, a Variance is required to prove a hardship.  

Hardship:  The applicant stated there was no hardship, however building additional garages 
would enhance the values of the property, and those around it. 

The Board of Adjustment 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.
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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 a 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 if they deem necessary to enforce.  

Figure 1: City of Bixby Zoning Map

Existing Zoning; Use: 
(IL); Industrial  

Abutting Zoning; Uses:  
 (IL); Industrial 

Public Comments:  No comments were received at the time of writing this Staff Report.

Staff Comments:  
1. The application provided a survey for the subject property and it depicts the location of 

the proposed building. 
2. An existing building encroaches over the building line 2.6” on the North and 3.1  on the 

south side of the building 
3. According to the survey dated November 14, 2023 
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Variance Action of the Board:
The Board of Adjustment shall hold the hearing and, upon the concurring vote of three (3) or 
more members, may grant the 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 properties 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-23.04 I move that we (approve/deny) 
a Variance for an existing non-conforming building encroachment over a building line 
2.6” on the North side of the building and 3.1” on the South side of the building.  

• Finding Hardship to be an existing non-conforming building encroachment 
over a building line 2.6” on the North side of the building and 3.1” on the 
South side of the building.

• Per the Conceptual Plan(s) and/or Figures shown on page(s) 2 - 5 of the 
Agenda Packet.

• Subject to the following conditions none, (if any).

Figures: 
Figure 1:  City of Bixby Zoning Map

Attachments: 
Exhibit A:  Site survey
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