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City of Bixby 
Board of Adjustment 

Meeting Agenda 
 

Chairwoman Kaylin Coody   
Vice Chair Paul Blair   

Board Member Jason Mohler   
Board Member Mike David 
Board Member Jeff Sloan   

Tuesday, February 18, 2025  6:00 PM  Bixby Municipal Building 
116 W. Needles Ave., Bixby, 

OK 74008 
 

Call to Order 
Chairman 

  
Roll Call 

Secretary 
  
Consent Agenda  
  
1)  Consider and approve the minutes of the August 19, 2024, Board of Adjustment 

Meeting. 
    
Public Hearing  
  
1)  Consideration and Possible Action on a Rear Yard Setback Variance Request – 

BXBA-25.01 | Applicant: Nick Puma 
    
2)  Consideration and Possible Action on an Accessory Building Variance Request – 

BXBA-25.02 | Applicant: Charles Keller 
    
Old Business  
  
New Business  
  

 

Notice of Posting 
This Notice and Agenda was posted on the bulletin board this day of February 14, 2025, 
on or before 6:00 p.m., at City Hall, 116 W. Needles Avenue, Bixby Oklahoma.  

Respectfully Submitted 
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Gladys Gill 
Assistant Planner I 

 
For Special Accommodations 

Individuals requiring special accommodations to participate in this meeting must contact 
Shannon Duran, City Clerk, at 116 West Needles Avenue, Bixby, Oklahoma, 918-366-
4430 or via Email: SDuran@bixbyok.gov at least 48 hours before the meeting. TDD users 
must contact Oklahoma Relay at 1-800-722-0353, and voice calls should be made to 1-
800-522-8506 to facilitate communication between hearing telephone users and TDD 
users. 
 
Please Note: All cell phones and pagers must be turned off or operated silently during all 
meetings. 
 
21 O.S. Section 280 provides the following: A. It is unlawful for any person, alone or in 
concert with others and without authorization, to willfully disturb, interfere or disrupt 
state business, agency operations or any employee, agent, official or representative of the 
state. B. It is unlawful for any person who is without authority or who is causing any 
disturbance, interference or disruption to willfully refuse to disperse or leave any 
property, building or structure owned, leased or occupied by state officials, employees, 
agents or representatives or used in any manner to conduct state business or operations 
after proper notice by a peace officer, sergeant-at-arms, or other security personnel. C. 
Any violation of the provisions of this section shall be a misdemeanor punishable by 
imprisonment in the county jail for a term Oklahoma Statutes - Title 21. Crimes and 
Punishments Page 94 of not more than one (1) year, by a fine not exceeding One 
Thousand Dollars ($1,000.00), or by both such fine and imprisonment. D. For purposes 
of this section, “disturb, interfere or disrupt” means any conduct that is violent, 
threatening, abusive, obscene, or that jeopardizes the safety of self or others. 
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BOA Meeting Minutes: December 16, 2024             Page 1 of 2

Board of Adjustment Meeting Minutes

Bixby Municipal Building
116 W. Needles Ave., Bixby, OK 74008 

December 16, 2024 at 6:00 PM

The agenda for the regularly scheduled meeting of the City Council of the City of Bixby was posted on 
the bulletin board at City Hall, 116 West Needles Avenue, Bixby, Oklahoma, on December 13, 2024, 
at or before 5:00 p.m.

Call to Order

Chairwoman Kaylin Coody called the Board of Adjustment meeting to order at 6:01 PM.

Roll Call

Secretary Gladys Gill conducted roll call, and the following individuals were in attendance:

Members Present

Kaylin Coody 
Paul Blair 
Jason Mohler 
Jeff Sloan 
Mike David

Staff Present

Joey Wiedel, Interim City Manager 
Gladys Gill, Assistant Planner I

Oath of Office

No Oath of Office to administer

Consent Agenda

1. Consider and Approve the Board of Adjustment Meeting Minutes from September 
16, 2024.

Chairwoman Coody asked if there were any updates or corrections to the minutes. Secretary Gladys 
Gill noted an addition to reflect Board Member David’s comment regarding the Guthrie Variance.

Chairwoman Coody read the updated minutes and called for a motion to approve. Board Member 
David moved to approve the minutes, with Board Member Mohler seconding the motion. The vote was 
as follows:

Ayes: David, Mohler, Blair, Coody
Nays: 0 
Abstained: Sloan

Motion carried: 4-0-1
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BOA Meeting Minutes: December 16, 2024             Page 2 of 2

Public Hearing

1. Variance – BXBA-24.04 | Applicant: Ron Boyd

Chairwoman Coody introduced Item 1 for discussion and consideration.

Ron Boyd addressed the Board of Adjustment, requesting a reduction in the required setback from 25 
feet to 20 feet. He stated that the proposed adjustment had been reviewed and approved by the HOA 
Architectural Committee. Mr. Boyd explained that the hardship necessitating the request is due to the 
irregular shape of the lot, located on a cul-de-sac, limiting the buildable area. He added that by moving 
the setback up will allow for the installation of a pool in the back.

Board Member David asked for clarification on the location of the driveway. Mr. Boyd assured the 
Board that the driveway would not be an issue and would not be within the utility easement.

A discussion followed among the board members and staff, considering the implications of the 
variance request. Vice Chair Blair asked staff if they had any issues with the request. Staff responded 
that they had no comments or concerns regarding the request.

Board Member David made a motion to approve Variance BXBA-24.04 without condition. The motion 
was seconded by Vice Chair Blair. A vote was taken, with the following results:

Ayes: David, Blair, Sloan, Mohler, Coody 
Nays: 0

Motion carried: 5-0

Old Business

There was no old business to discuss.

New Business

There was no new business to discuss.

Adjournment

Chairwoman Coody called for a motion to adjourn the Board of Adjustment meeting. Board Member 
Sloan moved to adjourn, and the motion was seconded by Vice Chair Blair. A vote was taken with the 
following results:

Ayes: Sloan, Blair, David, Mohler, Coody 
Nays: None

Motion carried: 5-0

The meeting was adjourned at 6:22 p.m.

Chair or Vice Chair Secretary
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                     Staff Report:  BXBA-25.01| Puma Variance | 02.18.2025 | Page 1 OF 4

City of Bixby
P.O. Box 70

116 W. Needles Ave.
Bixby, OK 74008

(918) 366-4430

Staff Report

To: Board of Adjustment

From: Joey Wiedel, Interim City Manager
Gladys Gill, Assistant Planner I

Date: February 18, 2025 

RE: BXBA 25.01 – Puma Variance   

Location: 7410 E 155th Street S, Bixby, OK  74008
Platted:  Lot 13, Block 8, Crossing at Conrad Village (BXPUD-16.04)

STR: Section 23, Township 17N, Range 13E

Project: Variance to Amend Rear Yard Setback from 20 feet to 15.7 feet.   

Applicant: Nick Puma

Staff Review

The applicant has applied for a Variance to amend the rear yard setback from 20 feet to 15.7 feet 
to allow a house to be built on a triangular-shaped lot.
 
In the City of Bixby Zoning Code, a Variance is required to prove a hardship.

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.

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.
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                     Staff Report:  BXBA-25.01| Puma Variance | 02.18.2025 | Page 2 OF 4

Provided that the Board, in granting a Variance, shall prescribe appropriate conditions and 
safeguards if they deem necessary to enforce.  

Figure 1: Aerial Map of Crossing at Conrad Village

Existing Zoning; Use: 

(RS-3) Residential Single-Family

Abutting Zoning; Use:  

North: (RS-3) Residential Single-Family dwelling
East: (AG) Agriculture: City-owned vacant
South: (RS-3) Residential Single-Family dwelling 
West: (AG) Agriculture: vacant
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                     Staff Report:  BXBA-25.01| Puma Variance | 02.18.2025 | Page 3 OF 4

Staff Comments:  

The property is located on a triangular corner lot, which results in an irregular shape that 
significantly restricts the buildable area. This creates an undue hardship for the property owner 
by limiting the size of the home that can be constructed.  

The requested variance would allow the owner to build a 2,437-square-foot home while 
complying with all other zoning requirements and would not encroach on the U/E. Approving 
the variance ensures reasonable use of the property without negatively impacting public health, 
safety, or welfare. This request aligns with the intent of the zoning code and does not grant a 
special privilege, as the hardship arises solely from the lot’s unique shape.

Engineer Comments: No comments from the City Engineer. 

Public Comments:  No comments were received when writing this report.

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.
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                     Staff Report:  BXBA-25.01| Puma Variance | 02.18.2025 | Page 4 OF 4

Sample Motion:

In BOA Case Number BXBA-25.01, I move that we (approve/deny) the Variance to 
reduce the rear setback allowed in an RS-3 District located at 7410 E 155th Street S, 
Bixby, OK  74008, with the following conditions:

Figures: 
Figure 1: City of Bixby Aerial Map of Crossing at Conrad Village

Attachments: 
Exhibit A:  Application and Site Plan 
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City of Bixby 
Board of Adjustment Application 

Applicant: Nick Puma 
Address: 12627 s granite ave 
Telephone: Cell Phone: 9188556433 Email: n.puma@me.com 

Property Owner. 
Property Address: 

_________ If different from Applicant, does owner consent? __ 
7410 E 155th st s 

Existing Zoning: ______ Existing Use: Vacant land Use Unit#: _____ _ 
Proposed Use: ____________________________ _ 

LEGAL DESCRIPTION (If unplatted, attach a survey with legal description or copy of deed): 

Does Record Owner consent to the filing of this application? [iJ YES ONO 

If Applicant is other than Owner, indicate interest: ________________ _ 

Is subject tract located in the 100 year floodplain? DYES ~ NO 

Application for: D Variance D Special Exception D Appeal D Interpretation 

SET OUT BELOW THE SPECIFICS OF YOUR APPLICATION. WHERE APPLICABLE, INDICATE 
PERTINENT ORDINANCES, PROVISIONS, USES, DISTANCES, DIMENSIONS, ETC. YOU 
SHOULD ATTACH ANY PLOT PLANS, PHOTOGRAPHS, AND OTHER FACTUAL INFORMATION 
WHICH WILL ASSIST THE BOARD IN DETERMINING THE MERIT OF YOUR APPLICATION: 

APPLICANTS FOR VARIANCE COMPLETE THE FOLLOWING: (attach a longer narrative if 
desired) 

a. Why would the literal enforcement of the Zoning Code create an unnecessary hardship? 
It creates undue hardship by shrinking the lot to the point where its difficult to fit a 

b. What makes your property peculiar, extraordinary, or exceptional as compared to other 
properties in the same district? 

The shape of the lot is triangular which makes it difficult to fit with the setback 

c. Explain why the granting of a variance will not cause substantial detriment to the public good or 
impair the purposes, spirit, and intent of the Zoning Code or Comprehensive Plan. 
We are proposing to build a house on the lot with a 15'7" setback instead of the 
existing 2D' it will benefit by allowing the neigbborbood to be completed 

d. Explain why the variance would be the minimum necessary to alleviate the unnecessary 
hardship. 
Ibis is the minimum we need to get our house to fit 

• Last revised 08/29/2024 • Page 1 of 2 
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City of Bixby 
Board of Adjustment Application 

APPLICANTS FOR A SPECIAL EXCEPTION COMPLETE THE FOLLOWING: (attach a longer 
narrative if desired) 

Describe the Special Exception and the Use Unit for the Special Exception as indicated in the Bixby 
Zoning Code. Explain why the Special Exception will be in harmony with the spirit and intent of this 
title, and will not be injurious to the neighborhood or otherwise detrimental to the public welfare. 
The special exception we are requesting is to make the rear setback 15'7" instead of 20'. The 
lot is triangular which makes it difficult to build on, It will benefit the neighborhood greatly 
allowing us to get the exception so we can build a house on the vacant lot 

APPLICANTS MAKING AN APPEAL OF A BUILDING OFFICIAL ACTION COMPLETE THE 
FOLLOWING: (attach a longer narrative if desired) 

Describe the nature of the appeal in detail: 

APPLICANTS REQUESTING AN INTERPRETATION OF THE ZONING CODE OR MAP COMPLETE 
THE FOLLOWING: (attach a longer narrative if desired) 

Describe the nature of the request in detail: 

Nick Puma 
BILL ADVERTISING CHARGES TO: _____ ______________ _ 

12627 s granite ave e. Bixby, 7 4008 (NAME) 918-855-6433 

(ADDRESS) (CITY) (ZIP) (PHONE) 

I do hereby certify that the information submitted herein is complete, true and accurate: 

Signature: ___________________ Date: ____ ____ _ 

APPLICANT - DO NOT WRITE BELOW THIS LINE 

BBOA- Date Received ______ Received By _______ Receipt # ___ _ 
Board of Adjustment Date ____________ _ 

__l_sign(s) at$ 140.00 each=$ ___ ; Postage $ol_$0~ Total Sign+ postage$ ___ _ 

Special Exception Appeal/Interpretation BASE FEE ADD. TOTAL 
or $350.00 or $300.00 = ___ + = 

BOA Action: ___________ Conditions: _ _____________ _ 

Date: Roll Call : ___ _______ _____ _ 
Staff Rec. ___ _________ _____ _______ ______ _ 

Last revised 01/15/2016 Page 2 of 2 
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                     Staff Report:  BXBA-25.02| Keller Variance | 02.18.2025 | Page 1 OF 3

City of Bixby
P.O. Box 70

116 W. Needles Ave.
Bixby, OK 74008

(918) 366-4430

Staff Report

To: Board of Adjustment

From: Joey Wiedel, Development Services Director
Gladys Gill, Assistant Planner I

Date: February 18, 2025 

RE: BXBA 25.02 – Variance to allow an accessory building to exceed the 800 
square feet allowed in an RS-1 (Residential Single Family) District.   

Location: 11686 S 73rd East Ave, Bixby, OK  74008
Platted:  Lot 10, Block 4, NORTH HGTS ADDN

STR: Section 35, Township 18N, Range 13E

Project: Variance, Accessory Building

Applicant: Charles Keller

Staff Review

The applicant has applied for a Variance to exceed the maximum square footage of 800 sq ft 
allowed in a residential development for an accessory building.
 
In the City of Bixby Zoning Code, a Variance is required to prove a hardship.

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.

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.
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                     Staff Report:  BXBA-25.02| Keller Variance | 02.18.2025 | Page 2 OF 3

Provided, that the Board, in granting a Variance, shall prescribe appropriate conditions and 
safeguards if they deem necessary to enforce.  

Figure 1: Aerial Map

Existing Zoning; Use: 

(RS-1) Residential Single-Family

Abutting Zoning; Use:  

North: (RM-1) Residential Multi-Family: The Links at Bixby
East: (RS-1) Residential Single-Family: 
South: (RS-2) and (RS-3) Residential Single-Family: Fox Hollow
West: Fry Ditch
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                     Staff Report:  BXBA-25.02| Keller Variance | 02.18.2025 | Page 3 OF 3

Staff Comments:  

The applicant did not provide a site plan, preventing staff from determining whether the 
proposed structure would encroach on the city-owned property to the west behind the house.

Engineer Comments: 

The City Engineer has not reviewed the proposed accessory building. 

Public Comments:  No comments were received when writing this Staff Report.

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 Number BXBA-25.02, I move that we (approve/deny) the Variance to 
exceed the 800 square feet allowed in an RS-1 District located at 11686 S 73rd East Ave, 
Bixby, OK  74008, with the following conditions:

Figures: 
Figure 1:  City of Bixby Aerial Map 

Attachments: 
Exhibit A: Variance Application
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