
AGENDA 
TULSA COUNTY BOARD OF ADJUSTMENT  

REGULARLY SCHEDULED MEETING 
TUESDAY, SEPTEMBER 15, 2026, 1:30 PM 

WILLIAMS TOWER I 
1 WEST 3RD STREET, ST FRANCIS ROOM 

TULSA, OKLAHOMA 74103 
 

I. CALL TO ORDER – TULSA COUNTY STAFF 
 

II. INAUGURAL MEETING WELCOME STATEMENT AND STAFF INTRODUCTION 
– TULSA COUNTY STAFF 
 

III. ROLL CALL – TULSA COUNTY STAFF 
 

IV. ELECTION OF OFFICERS 
A. Chair 
B. Vice Chair 
C. Secretary 

 
V. ACTION ITEMS 

A. Approve Policies and Procedures 
B. Approve 2026-2027 Meeting Schedule 

 
VI. UNFINISHED BUSINESS 

A. Case: CBOA 3358 
Commissioner District: District 2 
Applicant: Jose Soto 
Action Requested: Appeal of Tulsa County’s requirement that the property owner 
obtain a Special Exception and/or Variance for a pre-existing carport (Sec.14.110) 
Location: 3139 S. 59th W. Ave. Tulsa, OK 
 

B. Case: CBOA 3372 
STAFF IS REQUESTING CONTINUANCE 
Commissioner District: District 2 
Applicant: Heather Rogers 
Action Requested: Variance of minimum lot area and minimum lot width for an 
RS-3 district (Sec. 3.040, Table 3-3), and Variance of side and rear setbacks in an 
RS-3 district (Sec. 3.040, Table 3-3) 
Location: 6022 S. 60th W Ave Tulsa, OK 
 

VII. NEW APPLICATIONS 
A. Case: CBOA 3379 

Commissioner District: District 3 

Georgeann Hiebert
 Receive Date



Applicant: Chip Pettit 
Action Requested: Variance of the Minimum Lot Area per Dwelling Unit to allow 
2 dwellings in the AG district (Section 2.040, Table 2-3) 
Location: 9805 E 161st St S, Bixby, OK 
 

B. Case: CBOA 3380 
Commissioner District: District 1 
Applicant: James Moseby 
Action Requested: Variance of the minimum street frontage requirement from 30' 
to 0' of maintained public road in an AG district (Sec. 2.040 Table 2-3) 
Location: 18307 N 97th E. Ave., Collinsville, OK 
 

C. Case: CBOA 3381 
Commissioner District: District 1 
Applicant: Ron Hafner 
Action Requested: Variance of the minimum street frontage requirement from 30' 
to 0' of maintained public road in an AG district (Sec. 2.040 Table 2-3) 
Location: 1014 E 136th St N, Skiatook, OK 
 

D. Case: CBOA 3382 
Commissioner District: District 3 
Applicant: Anthony Robinson 
Action Requested: Use Variance of the maximum number of dwellings from 2 to 
4 on a single lot in the AG district (Sec. 6.010, Table 6-1) 
Location: 16847 S Garnett Rd, Bixby, OK 
 

E. Case: CBOA 3383 
Commissioner District: District 1 
Applicant: Joseph Metzger 
Action Requested: Variance of the Minimum Lot Area per Dwelling Unit in an 
AG district (Section 2.050, Table 2-3) 
Location: 6930 E 126th St N, Collinsville, OK  

 
F. Case: CBOA 3384 

Commissioner District: District 1 
Applicant: Brandon Cherry 
Action Requested: Variance of the minimum lot area per dwelling unit in an AG-
R district (Sec. 2.040, Table 2-3); Variance of rear setback from 40 ft to 18ft and 
Variance of side setback from 15 ft to 14.5 ft (Sec.2.040, Table 2-3) 
Location: 12721 N 95th E Ave, Collinsville, OK 

 
G. Case: CBOA 3385 

Commissioner District: District 2 
Applicant: Hubert Marris 



Action Requested: Variance of the minimum street frontage requirement from 30' 
to 0' of maintained public road in an AG district (Sec. 2.040 Table 2-3) 
Location: 14101 W 17th St S, Sand Springs, OK 

 
H. Case: CBOA 3386 

Commissioner District: District 1 
Applicant: Brandon Gideon 
Action Requested: Special Exception to allow mining and mineral processing of 
sandy loam in an approximately 2-acre area within an AG district (Sec. 6.010, 
Table 6-1) 
Location: 11927 N Cincinnati Ave, Skiatook, OK 
 

I. Case: CBOA 3387 
Commissioner District: District 1 
Applicant: Shane Vaughn 
Action Requested: Variance of side setback requirements in AG district (Sec. 
2.040, Table 2-3); Variance of the minimum lot area for an AG district (Sec. 
2.040, Table 2-3) 
Location: 6410 N 131st E Ave, Owasso, OK 

 
J. Case: CBOA 3388 

Commissioner District: District 1 
Applicant: Steven Jones 
Action Requested: Special Exception to permit a manufactured housing unit, 
single section, in an AG-R District (Sec. 2.030, Table 2-2) 
Location: 11225 N 123rd E Ave, Collinsville, OK 

 
VIII. OTHER BUSINESS 

 
IX. NEW BUSINESS 

 
X. BOARD MEMBER COMMENTS 

 
XI. ADJOURNMENT 

 
 
 
 
 
 
 
 
NOTE: Exhibits, Petitions, Pictures, etc., presented to the Board of Adjustment may be received 
and deposited in case files to be maintained at Tulsa County Development Services.  ALL 
electronic devices MUST be silenced during the Board of Adjustment meeting. 



RULES OF PROCEDURE 

(Updated 09/09/2026) 
 
SECTION I – MEMBERSHIP AND OFFICERS 
A. Name 
The name of this board shall be “Tulsa County Board of Adjustment”, hereinafter referred to 
as the “Board”. 
 
B. Membership 
The Tulsa County Board of Adjustment shall consist of five members, who shall be 
nominated by the County Commissioners and confirmed by the Board of County 
Commissioners. Members of the Board shall serve without pay for the terms outlined in the 
relevant State statute §19-868.3 and shall continue to serve until their successors are 
appointed. Vacancies shall be filled for an unexpired term of any member in the manner set 
forth for appointments to a full term. 
 
C. Removal 
A Board member may be removed for cause, by the appointing authority after notice, 
written charges and a public hearing. Three (3) consecutive absences from regular and/or 
specially called meetings, or if absences totaling two-thirds (2/3) of the regularly called or 
special called meetings held during any six month period, is sufficient cause for removal 
from the Board. 
 
D. Officers 
The Board shall elect annually from its appointed members a Chairman, a Vice-Chairman 
and Secretary. Any vacancy in office shall be filled by the Chairman for the unexpired term 
only. The elections shall take place on the regularly scheduled meeting of the Board in the 
month of September. 
1) The duties of the Chairman shall include: 
a) Preside over hearings will all powers under parliamentary procedure, unless the Chair 
designates another member to preside; 
b) Sign official documents of the Board; 
c) Represent the Board before other governmental bodies unless the Chair designates 
another Board member or member of the Board staff; and 
d) Appoint a Vice-Chairman and Secretary in the event the said officers are absent from the 
hearing. 
2) The duties of the Vice-Chairman shall include: 



a) Preside over all meetings in the absence of the Chair and shall have full powers of the 
Chair matters that come before the Board; and 
b) Assume the duties of the Secretary in the event that the Secretary is absent from the 
hearing. 
3) The duties of the Secretary shall include: 
a) Assume duties of the Chair in the event that the Chair and Vice-Chair are absent from 
the hearing; and 
b) Collect and stamp exhibits of each meeting for the official record. 

SECTION II- MEETING PROCEDURES 
A. Quorum 
A numerical majority of three (3) members of the Board shall constitute a quorum for the 
conduction of any Board business. 
 
B. General Procedures 
1) The latest edition of Robert’s Rules of Order shall govern all Board proceedings to which 
they are applicable and where they do not conflict with other adopted rules herein. 
2) The Board may grant a continuance of a scheduled public hearing at the request of the 
applicant, interested parties, or Board staff. 
3) A motion to reconsider any action of the Board can be made by a Board member who 
voted with the prevailing side at any time during the meeting or at the next regularly 
scheduled meeting of the Board, provided that any interested parties who appeared are 
still in the audience or have been notified in writing five (5) working days in advance of a 
request to reconsider at the next regularly scheduled meeting. 
4) When the public wishes to communicate with Board members, the most appropriate 
way is through a letter or e-mail correspondence to Board staff, who will deliver it to the 
Board members. If an individual wishes to speak personally with a Board member, the 
individual must contact Board staff directly and leave a message to that effect. 
 
C. Release of Information 
No Board member or Board staff shall use or transmit to others for private benefit any 
information derived from Board activities unless and until such information is made 
available to the public at large. 
 
D. Public Hearing Procedures 
1) The Board shall consider only public hearing items which have been properly advertised 
as required by law and only those where all fees have been paid, including fees for legal 
advertising. 



2) During the public hearing the order of business shall be determined by the Chair; 
however, the following is provided as a guide: 
a) Staff will announce the case by reading the agenda item number, case number, location 
of the subject tract, the applicant’s name and the relief requested. 
b) The Chairman will ask if the applicant is present and if there are any protestants or 
interested parties. 
c) The applicant will be given time (not to exceed five (5) minutes unless the Chair chooses 
a different time limitation) to present his case. If the applicant presents a significantly 
changed site plan and/or written land use proposal from that submitted for Staff review, 
(determined by Staff and Board at the time of the presentation) such action is considered 
grounds for continuance. 
d) Protestants and interested parties will be given a chance to speak (time not to exceed 
five (5) minutes unless the Chair chooses a different time limitation). 
e) The applicant may be allowed time for rebuttal; however, the Board may make a motion 
at any point in time when they feel they have sufficient information to do so. 
3) A second motion is required on all motions in order to bring the question to a vote of the 
Board. 
4) Three (3) affirmative votes are required to approve a variance, special exception, make 
interpretations of the zoning map and text or reverse a decision of the Building Inspector. 
5) Upon the concurring vote of three (3) members the Board may grant a Variance upon the 
stated finding: 
a) That by reason of extraordinary of 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. 
b) That such extraordinary or exception conditions or circumstances do not apply generally 
to other property in the same use district. 
c) That the variance to be granted will not cause substantial detriment to the public good or 
impair the purposed, spirit, and intent of the Code, or the Comprehensive Plan. 
6) Upon the concurring vote of three (3) members the Board may grant a Special Exception 
upon the stated finding: 
a) That 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. 
 
E. Meetings 
1) The Board shall generally meet on the third Tuesday of each month in a designated 
location in accordance with its approved calendar. 
2) Special Public Hearing meetings may be held on approval by a majority vote of the Board. 
3) Board staff may cancel a regularly scheduled meeting if there are no applications 



pending for reasons of: 
a) No applications were filed; 
b) Pending applications were withdrawn or continued to a later hearing date; 
c) No quorum 
4) In the event that a regularly scheduled Board meeting is cancelled Board staff will 
contact the Board members before the meeting notifying them of the cancellation. Notice 
of the cancelled Board meeting will be posted on the INCOG website and outside the 
scheduled meeting room. 
5) The meeting agenda must be posted 24 hours in advance of the meeting for all regularly 
scheduled hearings and 48 hours in advance of all special Board hearings. 

SECTION II – CODE OF ETHICS 
 
A. Conflict of Interest 
1) Each member of the Board shall avoid situations that are conflicts of interests. The 
question is, “Would a reasonable person believe me to be unbiased and impartial”. A 
conflict of interest shall include, but not necessarily limited to, the following: 
a) Deliberating on, voting on or reviewing a case concerning property owned by a Board 
member or property which is adjacent (within 300 ft) to property owned by a Board 
member. 
b) Deliberating on, voting on, or reviewing a case involving a corporation/organization, or 
any other entity in which a Board member may stand to have an economic interest. 
c) Deliberating on, voting on or reviewing a case concerning a Board members spouse or 
child; any member of a Board members immediate family or any member of his/her 
household. 
2) A Board member experiencing a conflict of interest shall declare such conflict publicly, 
abstain from voting on the matter, and refrain from any deliberations on the matter. When 
possible, the Board member shall leave the public hearing room, until the agenda item is 
concluded. 
3) A Board member experiencing a conflict of interest shall not discuss the agenda item 
with any fellow Board member involved in decision making on the matter for the purpose of 
influencing a decision. 
 
B. Ex Parte Communication 
Board members should avoid ex parte discussion about cases where a decision is before 
the Board whenever possible. In the event that a Board member receives ex parte 
communication, the Board member must disclose such ex parte communication prior to or 
at the public of said matter. 



Amended 08/31/2026

TULSA COUNTY BOARD OF ADJUSTMENT (TCBOA)
2026-2027 MEETING SCHEDULE

TCBOA at 1:30 pm CST 3
- (33)   

  -
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, OK 74119
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August 13, 2026 15 **

September 17, 2026 20 **

October 15, 2026 17

November 12, 2026 15
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January 21, 2027 23, 2027
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March 18, 2027 20, 2027

April 15, 2027 8, 2027

May 13, 2027 15, 2027

June 17, 2027 20, 2027

July 15, 2027 7, 2027

August 19, 2027 21, 2027

September 16, 2027 9, 2027
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November 18, 2027 21, 2027
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REVISED 8/12/2026 

Case Number: CBOA-3358 (Continued 

from 07/21/2026) 

Hearing Date: 09/15/2026 1:30 PM 

Case Report Prepared by: 

INCOG Planning Services 

Owner and Applicant Information: 

Applicant: Jose Soto 

Property Owner: Jose Soto 

Action Requested: Appeal of Tulsa County’s requirement that the property owner 
obtain a special exception and/or variance for a pre-existing carport (Sec.14.110) 

Location Map: Additional Information: 

Present Use: Residential 

Tract Size: 1.46± acres 

Legal Description: Lot Five (5), and Six 
(6), Block "B" BERRY-HILL GARDENS, a 
Subdivision in Tulsa County, State of 
Oklahoma, according to the recorded 
Plat thereof. 

Present Zoning: RS-3 

Fenceline/Area: Berryhill 

Land Use Designation: Existing 
Neighborhood 



REVISED 8/12/2026 

TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

TRS: 9220                CASE NUMBER: CBOA-3358 
(Continued from 07/21/2026) 

CASE REPORT PREPARED BY: INCOG Planning Services 
HEARING DATE: 09/15/2026 1:30 PM 

APPLICANT: Jose Soto 

ACTION REQUESTED: Appeal of Tulsa County’s requirement that the property owner obtain a special 
exception and/or variance for a pre-existing carport (Sec.14.110) 

LOCATION: 3139 S. 59th W. Ave., Tulsa, OK 

ZONED: RS-3 

FENCELINE: Berryhill 

PRESENT USE: Residential 

TRACT SIZE: 1.46± acres 

LEGAL DESCRIPTION: Lot Five (5), and Six (6), Block "B" BERRY-HILL GARDENS, a Subdivision in Tulsa 
County, State of Oklahoma, according to the recorded Plat thereof. 

RELEVANT PREVIOUS ACTIONS: 

CBOA-3336 (March 2026): Request for variance of fence height requirement (Sec. 8.100-A) from 4 ft to 6 ft 
was denied by the Board. 

CBOA-3358 (May 2026): New request for variance of fence height requirement (Sec. 8.100-A) from 4 ft to 6 
ft was approved by the Board with conditions. The second request (the appeal within this staff report) was 
continued to July 21st, 2026, and then the applicant requested another continuance to the August 18th, 
2026, meeting. 

ANALYSIS OF SURROUNDING AREA: The subject property, made up of two neighboring tracts, is located 
within the Berry Hill Gardens Subdivision, on S 59th W Ave between W 31st St and W 33rd St. The subject 
tracts are fully surrounded by RS-3 residential single-dwelling properties with most lots being approximately 
between 0.5 and 0.73 acres, well above the approximately 0.16 acre minimum requirement for detached-
house residential lots with RS-3 zoning. The subject properties abut the City of Tulsa corporate limits on their 
eastern lot lines, but the properties following this eastward trajectory are still RS-3 single-dwelling lots within 
the same subdivision. Less than a quarter mile to the subject property’s northwest sits Berryhill North 
Elementary. 

APPLICANT STATEMENT: The carport's pre-existing status is documented in the Tulsa County Assessor's own 
photographic records, including images dated 05/2018 and 03/2022 for parcel R56625922001330. The 
County's own assessor has documented the carport on the property for at least the past eight years without 
any enforcement action being taken until now. 



REVISED 8/12/2026 

1. The property's correct FEMA designation as Zone X per FIRM Panel 40143C0331 L, which rebuts any 
floodplain-based variance requirement 
2. Floodplain Administrator Teresa Tosh's written acknowledgment that no SI/SD determination was 
performed 
3. Comparable carports at 3116 and 3119 S 59th W Ave, on the same street, with no enforcement action 
 
STAFF COMMENTS: The applicant is requesting an appeal of Tulsa County’s requirement that he obtain a 
special exception and/or variance for a pre-existing carport (Sec.14.110). In evaluating this appeal, the 
Board must determine whether the administrative enforcement action or interpretation of the zoning code 
was correct, or if the structure requires formal relief through the Board's regular variance or special exception 
processes. 
 
The applicant appeals the April 17, 2026 administrative determination that the subject structure is a new 
carport rather than a valid repair or maintenance of a nonconforming structure and therefore requires a 
special exception, as well as the April 14, 2026 Stop Work Order. The applicant contends that the structure 
qualifies as a carport, that the prior carport established nonconforming status, and that the replacement at 
the same location and footprint constitutes permitted maintenance. The applicant also raises procedural 
concerns regarding the Stop Work Order and contends that floodplain-related requirements were not 
properly established. The applicant has submitted additional documentation addressing these issues, 
including prior property records, County correspondence, photographs, zoning provisions, and updated 
floodplain documentation. 
 
For a detailed presentation of the applicant's arguments and supporting documentation, please refer to the 
applicant's written appeal and supporting documents included as an exhibit to this report. 
 
 
 
If inclined to approve the request the Board may consider any condition it deems necessary in order to 
ensure that the proposed variance is compatible and non-injurious to the surrounding area . 
 
Sample Motion: 
 
“Move to _________ (approve/deny) the Appeal of Tulsa County’s requirement that the property owner 
obtain a special exception and/or variance for a pre-existing carport (Sec.14.110) 
 
 
Subject to the following conditions, if any: _______________________________. 
 
 
 
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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Outlook 

Re: Carport question 

From Joe Soto <Joe@apollorestoration.org> 

Date Thu 4/23/2026 9:29 AM 

To Rojas, Javier <jrojas@incog.org> 

Buen dfa Javier, 

Thank you for the clarification yesterday. Please frame the appeal narrowly as follows: 

"Appeal of Tulsa County's requirement that the property owner obtain a special exception and/or variance for a pre-existing carport at 
3139 S 59th W Ave (Parcel R56625922001330)." 

The carport's pre-existing status is documented in the Tulsa County Assessor's own photographic records, including images dated 05/2018 
and 03/2022 for parcel R56625922001330. The County's own assessor has documented the carport on the property for at least the past 
eight years without any enforcement action being taken until now. 

If you'd like additional specificity for the agenda or staff report, supporting facts include: 

1. The property's correct FEMA designation as Zone X per FIRM Panel 40143C0331 L, which rebuts any floodplain-based variance 
requirement 

2. Floodplain Administrator Teresa Tosh's written acknowledgment that no SI/SD determination was performed 

3. Comparable carports at 3116 and 3119 S 59th W Ave, on the same street, with no enforcement action 

I took your advice and spoke to my next-door neighbor Jerry Sexton at 3119 S 59th W Ave has indicated his intent to attend the hearing in 
support of the appeal and for the fence variance and may submit a letter for the record. 

Please confirm the hearing date once it is set, and let me know if you need any further information for the agenda language. 

Muchas gracias por tu ayuda. 



Jose Soto 
918-947-0005 
Jpe@apgllgq::;tpratjon.org 

Apollo Restoration 
Stonn Water Fire 

P: 402-320-4948 

On Thu, Apr 23, 2026 at 8:39AM Rojas, Javier <_irqjas@Hncog.org> wrote: I HI Jose, 

No problem, I Just need to know how you want to proceed. I wlll aladly add the appeal to your Item In the Agenda, but I need to know what 
the appeal Is for speclflcallv so tllat the lansuase Is correct. And I received your documentation, but the appeal has to be narrowly defined 
to a speclftc action-we can say, for Instance, that the appeal Is for their requirement of an (unneeded, from your POV) special exception 
and/or variance for a prevlously existing carpon. 

JavierV.R. 
Planner 
2 West Second Street I Suite eoo 
TWa, OK 74103 
JroJn@lncog.org 

Planning 
Services 

INCQG I July OK I Beg!onal pvtne11 - Btgtonal Soly!!ona 
918-579-9450 

11::,. SECURITY ALER'r. INCOG staff will only communicate regarding payments or personal information via an official 

I 
@lrte09.org email address. If you receive a request for funds from any other domain, please do not respond or open any 
atlachments. and report it to us immediately. 



B O A  H E A R I N G     •     A P P E A L

Stop Work Order
Appeal under Sec. 14.110

Applicant: Jose Leo Soto
Property: 3139 S. 59th W. Ave, Tulsa, OK 74107
Structure: Carport (Sec. 19.060)
Notice of Appeal: Filed with INCOG, April 20, 2026
Automatic Stay: In effect under Sec. 14.110-D

Primary Relief: VACATE the SWO Alternative: declare structure conclusively nonconforming under Sec. 16.010



The Stop Work Order
Tulsa County Inspector Form No. 2284 (Rev 6-17). Posted at 3139 S. 59th W. Ave.

Posted at 3139 S. 59th W. Ave, on the property's fence.

W H A T  T H E  F O R M  R E C O R D S

Location 3139 S. 59th W. Ave

Date Posted [BLANK]

Inspector signature Present, name illegible

Printed name None on the form

Phone listed 918-596-5293

Code provision cited None on the form

Appeal rights stated None on the form

Stop Work Order Appeal •    3139 S. 59th W. Ave    •    2 / 16



Three Defects on the Face of the SWO
The Board can vacate on procedural grounds without reaching the merits.

01
No date posted
The “DATE POSTED” field on the SWO is blank. Without a posting date, the appeal window cannot be computed, notice 
cannot be established, and the Order has no anchor in time.

02
Inspector unidentified
The signature is illegible and no printed name appears. The owner has no way to identify the issuing official under Sec. 
14.070 or Sec. 17.060-A.

03
Wrong classification on the document itself
The SWO classifies the structure as an “accessory building.” It meets the Sec. 19.060 definition of a carport. Staff (Tosh) 
conceded the carport framework applies on April 17, 2026.

Stop Work Order Appeal •    3139 S. 59th W. Ave    •    3 / 16



Defect 1: The SWO Has No Posting Date
Without a date, the SWO has no enforceable starting point.

D A T E  P O S T E D ,  a c t u a l  S W O

Field is blank.

✕

Why this defect is dispositive:

■ No fixed starting point for any appeal deadline.

■ No way to establish when constructive notice was given.

■ No way to determine when the work-stop obligation took effect.

■ Cannot reconcile against any County calendar or inspection log entry.

Stop Work Order Appeal •    3139 S. 59th W. Ave    •    4 / 16



Defect 2: Inspector Unidentified
The owner cannot identify who issued the order.

C O U N T Y  I N S P E C T O R ,  a c t u a l  S W O

Signature illegible. No printed name.

?

Facts on the face of the notice:

■ Signature on the SWO is illegible.

■ No printed name appears anywhere on the form.

■ The phone listed (918-596-5293) is shared by multiple Inspections staff and 
does not identify the issuing official.

■ Webster, Edenborough, Tosh, and Airehrour all communicated about the 
file. No single official claimed authorship of the SWO.

C O D E  R E Q U I R E M E N T

Sec. 17.060-A requires notices of violation to state the nature of the violation. 
Identifying the issuing official is part of that obligation. Without it, the owner 
cannot direct an inquiry under Sec. 14.070 or test the notice on the merits.

Stop Work Order Appeal •    3139 S. 59th W. Ave    •    5 / 16



Defect 3: Wrong Classification
The County's own staff conceded the structure is a carport, not an accessory building.

W H A T  T H E  S W O  S A Y S

Accessory Building
“Accessory Building without permits. Acesory building not 
allowed in the Front or side yard.”

P R O B L E M

Accessory-building rules under Sec. 8.030 require placement 
only in the rear yard of an R-zoned lot. They do not apply to a 
structure that meets the Sec. 19.060 carport definition.

W H A T  I T  A C T U A L L Y  I S

Carport

Pre-installation. Listed and sold as “20x17x10 Black A Frame carport with 
guttering.” Facebook Marketplace.

C O D E  F I T

■ Sec. 19.060: roof, not enclosed by walls. Structure satisfies.
■ IRC R309.2 (Tosh's attachment): open on not less than two sides. 

Structure satisfies.
■ Tosh, April 17: carport framework applies.

Stop Work Order Appeal •    3139 S. 59th W. Ave    •    6 / 16



No Statutory Authority for the SWO
Even apart from the facial defects, the Code did not authorize this Order to issue.

W H A T  S E C .  1 7 . 0 3 0 - E  R E Q U I R E S

An uncorrected violation
A stop work order may issue only “on any building or structure 
on any land on which there is an uncorrected violation of a 
provision of these zoning regulations.”

A violation is the legal trigger. Without one, the Code does not 
authorize the Order.

W H Y  N O  V I O L A T I O N  E X I S T S

Approval-pending is not a 
violation
■ Table 18-1 lists carports as YES in Street, Side, and Rear 

setbacks with note [1].

■ Note [1] requires special exception approval under Sec. 
14.080.

■ An approval-pending status is a procedural prerequisite, 
not a violation.

■ The SWO mechanism cannot be used to compel 
application for an approval the Code itself contemplates.

Sec. 17.060-A separately requires notices of violation to state the nature of the violation and the timeframe for compliance. This SWO 
does neither.
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April 14 Written Concession
The County's own zoning inspector confirmed the structure is allowed, hours after the SWO was posted.

“If I could refer you back to table 18-1 under notes you will see [1] Special 
Exception Approval required.”

Jeffrey Webster, Tulsa County Zoning Inspector, email April 14, 2026, 3:01 PM

O n  t h e  r e c o r d
The email is in the case file. Webster cited 
Table 18-1, note [1] in writing.

T a b l e  1 8 - 1  c o n t r o l s
Carports are listed as “YES [1]” for Street 
and Side. “[1]” means special exception 
approval is required.

A l l o w e d ,  n o t  p r o h i b i t e d
A use the governing table marks YES 
cannot be enforced as “not allowed in the 
Front or side yard.”

The SWO says the structure is not allowed. The County's own inspector said in writing it is allowed subject to approval. Both cannot be true.
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Shifting Enforcement Basis
Each time one theory was rebutted, a new one appeared. Dates and authors below are from the record.

Apr 14 SWO posted
Reason on the notice: “Accessory Building without permits. Acesory building not allowed in the Front or side yard.” Phone 918-596-5293.

Apr 14 Webster cites IRC R105.2 and Sec. 8.030-A
IRC R105.2 is titled “Work Exempt from Permit.” Sec. 8.030-A governs accessory buildings, not carports.

Apr 14 Webster pivots to Table 18-1 [1]
Writes that special exception approval is required. Concedes the structure is allowed.

Apr 16 Webster adds floodplain theory
Floodplain first raised Apr 14 as speculation. Formalized as SFHA Zone AE permit requirement. No 44 CFR 60.3 SI/SD determination
produced.

Apr 17 Edenborough repeats carport-as-accessory and SFHA Zone AE
Requires special exception, building permit, and floodplain development permit. No Code provision identified equating carport with 
accessory building.

Apr 17 Tosh determination
Provides Sec. 19.060, 19.220, IRC R309.2, IBC definitions but identifies no Code provision equating carport with accessory building. 
Reaffirms IRC R105.2 reliance. Says SD/SI does not apply to new construction, without reconciling the Jan 28, 2026 admission.
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Conflict of Interest
One official cannot be complainant, enforcer, and neutral decisionmaker on the same matter.

R O L E  1

Complainant / initiator

Lucky Airehrour initiated the matter that 
ultimately produced this SWO. Scope 
expanded across unrelated issues: camper, 
electrical permit, fence, remodel permit, 
then accessory building.

R O L E  2

Author of the 
enforcement document

The IRC R105.2 attachment to Webster's 
April 14 email carries the ICC footer: 
“Accessed by Luckie Arrow on 
04/14/2026.” PDF metadata identifies the 
Author as Lucky Airehrour and the 
Creation Date as April 14, 2026.

R O L E  3

Neutral decisionmaker

As the designated Floodplain 
Administrator (CFM), Lucky Airehrour is 
the official required to issue any written 
Substantial Improvement / Substantial 
Damage determination under 44 CFR 60.3 
and the Tulsa County Floodplain 
Management Regulations.

A single official cannot be complainant and neutral arbiter on the same matter. This dual role independently warrants vacatur and a stay of 
any floodplain-based enforcement pending impartial review.
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Floodplain Theory: Process Is Missing
If floodplain is the new basis, the County has not done what the federal code and its own Code require.

W H A T  T H E  F E D E R A L  C O D E  R E Q U I R E S

44 CFR 60.3
Subsections (a)(1) and (c)(7)

■ Community must require permits for development in 
floodplain.

■ Written Substantial Improvement / Substantial Damage 
determination required before triggering compliance.

■ Determination must be based on actual cost-to-value 
ratio of the work.

W H A T  T H E  C O U N T Y  H A S  D O N E

No written finding
No SI/SD determination in the record

■ Tosh, Jan. 28, 2026 (in writing): “We were unable to make 
written Substantial Improvement / Damage assessment 
because we do not have sufficient Estimates of work.”

■ Elevation Certificate, May 18, 2026: lowest floor at 672.41 ft 
NAVD88 exceeds BFE of 672.10 ft per USACE. LOMA 
application underway with FEMA Region 6.

■ Tosh's own Sec. 19.220: for Floodway District regulations 
“structure” means a walled and roofed building. Open-sided 
carport does not meet that definition.

The April 17 pivot to “SD/SI does not apply to new construction” does not displace the Jan 28 written admission. A government cannot exercise 
floodplain authority by skipping the determination the federal code requires.
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Selective Enforcement
Comparable carports on the same block are undisturbed.

E N F O R C E D

3139 S. 59th W. Ave

SWO posted, work stopped.

U N D I S T U R B E D

3116 S. 59th W. Ave

Materially identical open-sided A-frame 
carport, no enforcement action.

U N D I S T U R B E D

3119 S. 59th W. Ave

Covered carport, no enforcement action.

Equal application of the zoning code is a basic requirement. Materially identical structures on the same block are not enforced. The County has 
not explained why this property is treated differently. Class-of-one equal protection under Village of Willowbrook v. Olech, 528 U.S. 562 (2000).
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First Amendment Retaliation
The one-day sequence between protected activity and enforcement is documented.

A P R I L  1 3 ,  2 0 2 6

Pleading filed in CV-2026-00300
Constitutionally protected petitioning activity. U.S. Const. 
amend. I.

→
A P R I L  1 4 ,  2 0 2 6

Stop Work Order posted
Same property. One day after the protected activity.

Three-element retaliation test, 42 U.S.C. Sec. 1983:

1 Constitutionally protected activity: the April 13 court filing.

2 Government action that would chill a person of ordinary firmness: posting a stop work order on the same property the next day.

3 Causation: one-day sequence plus Lucky Airehrour's authorship of the R105.2 enforcement attachment supports the inference that the 
protected activity was a motivating factor.

This Board need not adjudicate the constitutional claim to find the enforcement irregular. The claim is preserved for separate action.
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Alternative: Conclusively Nonconforming
Sec. 16.010-C(3): aerial photos and other official government records constitute conclusive evidence of nonconforming 
status.

M A Y  2 0 1 8 Tulsa County Assessor

Full roofed carport, attached to east side of 
dwelling.

M A R C H  2 0 2 2 Tulsa County Assessor

Frame and posts remain. Continuous record of 
the structure on the parcel.

A P R I L  2 0 2 5 Google Street View

Same frame still standing. Replacement work 
begins after this date.

T H E  C O D E  F R A M E W O R K
Sec. 16.010-A. Nonconformities have legal status distinct from violations.    Sec. 16.010-C(3). Government records above are conclusive evidence 
of nonconforming status.
Sec. 16.010-D(1). Replacement is permitted maintenance unless it increases the extent of the nonconformity. Replacement of the carport on the 
same footprint does not.
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Automatic Stay Is In Effect
Independent of the merits, the filing of the Notice of Appeal triggers a statutory stay.

Sec. 14.110-D
“Filing of a notice of appeal stays all enforcement activity unless the official certifies, in writing, that a stay would 
cause imminent peril to life or property.”

✓ Notice of Appeal filed

April 20, 2026, with INCOG. Stay attached on filing.

✗ No “imminent peril” finding

No written certification of imminent peril has been issued. The 
stay therefore remains in effect.

Stop Work Order Appeal •    3139 S. 59th W. Ave    •    15 / 16



R E L I E F  R E Q U E S T E D

The applicant respectfully asks the Board to:

P R I M A R Y

Vacate the Stop Work Order
Procedurally defective on its face (no posting date, unidentified inspector, wrong classification). No statutory hook under Sec. 17.030-E. 
Written concession of permissibility in the record.

A L T E R N A T I V E

Declare structure conclusively nonconforming
Under Sec. 16.010-C(3) based on May 2018 and March 2022 Tulsa County Assessor records, and direct that the SWO be lifted.

Jose Leo Soto    •    3139 S. 59th W. Ave    •    joe@apollorestoration.org



APPENDIX A

USACE Determination Letter

U.S. Army Corps of Engineers, Tulsa District. Dated May 18, 2026. Establishes BFE of 672.10 ft NAVD 88 for parcel.



APPENDIX B

Elevation Certificate

FEMA Form FF-206. Sealed by E. Dane Trout, PLS, License 1893, May 18, 2026. Top of bottom floor: 672.41 ft, above BFE by 0.31 
ft.
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APOLLO RESTORATION

BASIS FOR REQUEST

1. THE EXISTING FENCE PROVIDES NECESSARY SECURITY AND SCREENING FOR THE

EXISTING PROPERTY USE.

2. THE SUBJECT PROPERTY IS GENERALLY LOWER THAN THE ADJACENT ROADWAY

ALONG THE AFFECTED FRONTAGE.

3. AS A RESULT OF THE ELEVATION DIFFERENCE, THE APPARENT HEIGHT OF THE

FENCE FROM THE PUBLIC STREET IS LESS THAN ITS NOMINAL HEIGHT MEASURED

FROM THE ADJOINING PROPERTY GRADE.

4. THE EXISTING FENCE DOES NOT EXTEND INTO THE PUBLIC RIGHT-OF-WAY AND

IS NOT INTENDED TO INTERFERE WITH VEHICULAR OR PEDESTRIAN VISIBILITY.

5. RETENTION OF THE EXISTING FENCE IS NOT EXPECTED TO CAUSE SUBSTANTIAL

ADVERSE IMPACTS TO ADJACENT PROPERTY, PUBLIC INFRASTRUCTURE,

DRAINAGE, OR STREET OPERATIONS.

SPECIAL EXCEPTION REQUEST

1. THESE DRAWINGS HAVE BEEN PREPARED TO SUPPORT A REQUEST FOR A

SPECIAL EXCEPTION TO ALLOW THE EXISTING APPROXIMATELY 6-FOOT-TALL

FENCE AND ASSOCIATED VEHICULAR GATES TO REMAIN WITHIN THE REQUIRED

STREET SETBACK ALONG THE STREET-FACING FRONTAGE OF THE PROPERTY.

2. THE EXISTING FENCE EXCEEDS THE HEIGHT NORMALLY PERMITTED WITHIN THE

REQUIRED STREET SETBACK. THE OWNER IS REQUESTING APPROVAL FROM THE

CITY OF TULSA BOARD OF ADJUSTMENT TO RETAIN THE EXISTING FENCE HEIGHT.

3. THE SPECIAL EXCEPTION REQUEST APPLIES ONLY TO THOSE PORTIONS OF THE

EXISTING FENCE LOCATED WITHIN THE REQUIRED STREET SETBACK. PORTIONS OF

THE FENCE LOCATED OUTSIDE THE REQUIRED STREET SETBACK SHALL BE

SUBJECT TO THE HEIGHT LIMITS AND OTHER REQUIREMENTS APPLICABLE TO

THOSE AREAS.

4. THE REQUEST IS BASED IN PART ON THE ELEVATION DIFFERENCE BETWEEN THE

ADJACENT ROADWAY AND THE SUBJECT PROPERTY. THE ROADWAY IS LOCATED

AT A HIGHER ELEVATION THAN PORTIONS OF THE GROUND AT THE BASE OF

THE EXISTING FENCE.

5. DUE TO THE ELEVATED ROADWAY, THE APPARENT AND EFFECTIVE HEIGHT OF

THE FENCE WHEN VIEWED FROM THE PUBLIC STREET IS LESS THAN THE

NOMINAL FENCE HEIGHT MEASURED FROM THE INTERIOR FINISHED GRADE.

6. SHEETS C101 AND C102 DOCUMENT THE LOCATION OF THE EXISTING FENCE AND

GATES AND THE RELATIONSHIP BETWEEN THE EDGE-OF-ROADWAY ELEVATION,

BOTTOM-OF-FENCE ELEVATION, AND TOP-OF-FENCE ELEVATION.

7. THE PROFILE INFORMATION IS PROVIDED TO DEMONSTRATE THE VISUAL AND

PHYSICAL RELATIONSHIP BETWEEN THE EXISTING FENCE AND THE ADJACENT

ROADWAY. THE ROADWAY ELEVATION DOES NOT REPLACE THE FENCE-HEIGHT

MEASUREMENT METHOD REQUIRED BY THE APPLICABLE ZONING CODE.

8. THE EXISTING FENCE PROVIDES PRIVACY AND SECURITY FOR THE PROPERTY.

RETENTION OF THE EXISTING HEIGHT IS NOT INTENDED TO OBSTRUCT TRAFFIC

VISIBILITY, ENCROACH INTO THE PUBLIC RIGHT-OF-WAY, OR CREATE AN

ADVERSE CONDITION FOR ADJACENT PROPERTIES.

9. THE REQUESTED SPECIAL EXCEPTION IS SUBJECT TO REVIEW AND APPROVAL BY

THE CITY OF TULSA BOARD OF ADJUSTMENT AND OTHER AUTHORITIES HAVING

JURISDICTION.

EXISTING FENCE INFORMATION

1. THE EXISTING FENCE IS APPROXIMATELY 6 FEET IN HEIGHT AND IS LOCATED

ALONG THE STREET-FACING PROPERTY FRONTAGE.

2. THE EXISTING FENCE INCLUDES A SINGLE VEHICULAR GATE AND A PEDESTRIAN

GATE.

ROADWAY AND ELEVATION INFORMATION

1. ELEVATION INFORMATION HAS BEEN DEVELOPED FROM THE FIELD MEASUREMENTS

BY CHERRY PI ENGINEERING.

2. THE FENCE REACHES A MAX HEIGHT OF APPROXIMATELY 4FT ABOVE THE CROWN

OF THE EXISTING ROADWAY.

VISIBILITY AND PUBLIC SAFETY

1. NO PORTION OF THE FENCE, GATES, COLUMNS, LANDSCAPING, OR APPURTENANT

IMPROVEMENTS OBSTRUCT AN APPLICABLE SIGHT-DISTANCE AREA.

2. REQUIRED SIGHT-DISTANCE AREAS SHALL BE MAINTAINED FREE OF FENCES,

WALLS, VEGETATION, OR OTHER OBSTRUCTIONS THAT MATERIALLY INTERFERE

WITH THE VISIBILITY OF VEHICLES, PEDESTRIANS, OR OTHER ROADWAY USERS.

3. GATES SHALL OPEN, SLIDE, OR OTHERWISE OPERATE ENTIRELY ON PRIVATE

PROPERTY AND SHALL NOT SWING INTO OR OBSTRUCT THE PUBLIC

RIGHT-OF-WAY.

4. THE FENCE AND GATES SHALL NOT OBSTRUCT ACCESS TO FIRE HYDRANTS,

PUBLIC UTILITIES, DRAINAGE FACILITIES, OR OTHER PUBLIC INFRASTRUCTURE.

PROPERTY, RIGHT-OF-WAY, AND EASEMENT NOTES

1. A LICENSED LAND SURVEYOR SHALL BE RETAINED IF THE LOCATION OF A

PROPERTY LINE, RIGHT-OF-WAY LINE, EASEMENT, OR OTHER LEGAL BOUNDARY

IS IN QUESTION.

2. THE FENCE AND GATES SHALL NOT ENCROACH INTO THE PUBLIC RIGHT-OF-WAY

UNLESS EXPRESSLY AUTHORIZED BY THE APPLICABLE PUBLIC AGENCY.

PERMITTING AND LIMITATIONS

1. THE PROPERTY OWNER SHALL OBTAIN ALL REQUIRED ZONING CLEARANCES,

SPECIAL EXCEPTIONS, BUILDING PERMITS, AND OTHER APPROVALS REQUIRED BY

THE AUTHORITY HAVING JURISDICTION.

2. APPROVAL OF THE SPECIAL EXCEPTION DOES NOT ELIMINATE THE REQUIREMENT

TO OBTAIN ANY SEPARATE FENCE, ZONING, BUILDING, RIGHT-OF-WAY, OR

OTHER APPLICABLE PERMITS.

3. THESE DRAWINGS DOCUMENT THE EXISTING FENCE AND SITE CONDITIONS AND

ARE INTENDED TO SUPPORT THE REQUEST TO RETAIN THE EXISTING

APPROXIMATELY 6-FOOT FENCE HEIGHT.

4. THESE DRAWINGS DO NOT, BY THEMSELVES, REPRESENT A DETERMINATION THAT

THE EXISTING FENCE COMPLIES WITH ALL APPLICABLE ZONING, PERMITTING,

EASEMENT, RIGHT-OF-WAY, OR SIGHT-DISTANCE REQUIREMENTS.

5. NO GRADING, DRAINAGE, ROADWAY, OR RIGHT-OF-WAY MODIFICATIONS ARE

PROPOSED AS PART OF THIS APPLICATION.

6. FINAL ACCEPTANCE OF THE FENCE LOCATION, HEIGHT, GATE CONFIGURATION,

AND SPECIAL EXCEPTION REQUEST SHALL BE SUBJECT TO REVIEW AND

APPROVAL BY THE CITY OF TULSA AND OTHER AUTHORITIES HAVING

JURISDICTION.
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ROADWAY STARTING

ELEVATION 670.428

BOTTOM OF FENCE LINE STARTING

ELEVATION 670.114

TOP OF FENCE

STARTING

ELEVATION 675.583

ROADWAY ENDING

ELEVATION 669.994

BOTTOM OF FENCE LINE ENDING

ELEVATION 668.622

ROADWAY AND FENCE ELEVATIONS ARE BASED ON FIELD MEASUREMENTS

PROVIDED VIA EMLID RS2 WITH RTK.

THE VERTICAL SEPARATION BETWEEN THE EDGE OF ROADWAY AND THE

BOTTOM OF FENCE VARIES ALONG THE FRONTAGE. REFER TO THE PROFILE FOR

THE MEASURED DIFFERENCE AT EACH STATION.

GATE AND FENCE HEIGHTS WITHIN 10 FT OF EACH VEHICULAR ACCESS POINT

ARE ALLOWED TO MAINTAIN A 6' HEIGHT.

TOP OF FENCE

ENDING ELEVATION
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MR. JOSE SOTO
3139 SOUTH 59TH WEST AVENUE
TULSA, OK 74107 

CASE NO.: 26-06-1830A
COMMUNITY: TULSA COUNTY, OKLAHOMA

(UNINCORPORATED AREAS)
COMMUNITY NO.: 400462

July 07, 2026

Washington, D.C. 20472

Federal Emergency Management Agency

DEAR MR. SOTO:

This is in reference to a request that the Federal Emergency Management Agency (FEMA) 
determine if the property described in the enclosed document is located within an identified Special 
Flood Hazard Area, the area that would be inundated by the flood having a 1-percent chance of 
being equaled or exceeded in any given year (base flood), on the effective National Flood Insurance 
Program (NFIP) map.  Using the information submitted and the effective NFIP map, our 
determination is shown on the attached Letter of Map Amendment (LOMA) Determination 
Document. This determination document provides additional information regarding the effective 
NFIP map, the legal description of the property and our determination.

Additional documents are enclosed which provide information regarding the subject property and 
LOMAs. Please see the List of Enclosures below to determine which documents are enclosed.  
Other attachments specific to this request may be included as referenced in the 
Determination/Comment document.  If you have any questions about this letter or any of the 
enclosures, please contact the FEMA Map Insurance eXchange (FMIX) toll free at (877) 336-2627 
(877-FEMA MAP) or by letter addressed to the Federal Emergency Management Agency,  LOMC 
Clearinghouse, 3601 Eisenhower Avenue, Suite 500, Alexandria, VA 22304-6426.

Sincerely,

LIST OF ENCLOSURES:

LOMA DETERMINATION DOCUMENT (REMOVAL)

David N. Bascom, Acting Director
Engineering and Modeling Division
Risk Analysis, Planning and Information Directorate

State/Commonwealth NFIP Coordinator
Community Map Repository
Region

cc:



ADDITIONAL INFORMATION REGARDING 
LETTERS OF MAP AMENDMENT 

When making determinations on requests for Letters of Map Amendment (LOMAs), the Department of 
omeland Security’s Federal Emergency Management Agency (FEMA) bases its determination on 
the flood hazard information available at the time of the determination. Requesters should be aware that 
flood conditions may change or new information may be generated that would supersede FEMA's 
determination. In such cases, the community will be informed by letter. 

Requesters also should be aware that removal of a property (parcel of land or structure) from the Special 
Flood Hazard Area (SFHA) means FEMA has determined the property is not subject to inundation by the 
flood having a 1-percent chance of being equaled or exceeded in any given year (base flood). This does not 
mean the property is not subject to other flood hazards. The property could be inundated by a flood with a 
magnitude greater than the base flood or by localized flooding not shown on the effective National Flood 
Insurance Program (NFIP) map. 

The effect of a LOMA is it removes the Federal requirement for the lender to require flood insurance 
coverage for the property described. The LOMA is not a waiver of the condition that the property owner 
maintain flood insurance coverage for the property. Only the lender can waive the flood insurance purchase 
requirement because the lender imposed the requirement. The property owner must request and receive a 
written waiver from the lender before canceling the policy. The lender may determine, on its own as a 
business decision, that it wishes to continue the flood insurance requirement to protect its financial risk on 
the loan. 

The LOMA provides FEMA's comment on the mandatory flood insurance requirements of the NFIP as they 
apply to a particular property. A LOMA is not a building permit, nor should it be construed as such. Any 
development, new construction, or substantial improvement of a property impacted by a LOMA must 
comply with all applicable State and local criteria and other Federal criteria. 

Even though structures are not located in an SFHA, as mentioned above, they could be flooded by a 
flooding event with a greater magnitude than the base flood. In fact, more than 25 percent of all claims paid 
by the NFIP are for policies for structures located outside the SFHA in Zones B, C, X (shaded), or X 
(unshaded). More than one-fourth of all policies purchased under the NFIP protect structures located in 
these zones. The risk to structures located outside SFHAs is just not as great as the risk to structures located 
in SFHAs. Finally, approximately 90 percent of all federally declared disasters are caused by flooding, and 
homeowners insurance does not provide financial protection from this flooding. Therefore, FEMA 
encourages the widest possible coverage under the NFIP. 

LOMAs are based on minimum criteria established by the NFIP. State, county, and community officials, 
based on knowledge of local conditions and in the interest of safety, may set higher standards for 
construction in the SFHA. If a State, county, or community has adopted more restrictive and 
comprehensive floodplain management criteria, these criteria take precedence over the minimum Federal 
criteria. 

LOMAENC-1 (LOMA Removal) 



In accordance with regulations adopted by the community when it made application to join the NFIP, 
letters issued to amend an NFIP map must be attached to the community's official record copy of the map. 
That map is available for public inspection at the community's official map repository. Therefore, FEMA 
sends copies of all such letters to the affected community's official map repository. 

When a restudy is undertaken, or when a sufficient number of revisions or amendments occur on particular 
map panels, FEMA initiates the printing and distribution process for the affected panels. FEMA notifies 
community officials in writing when affected map panels are being physically revised and distributed. In 
such cases, FEMA attempts to reflect the results of the LOMA on the new map panel. If the results of 
particular LOMAs cannot be reflected on the new map panel because of scale limitations, FEMA notifies 
the community in writing and revalidates the LOMAs in that letter. LOMAs revalidated in this way usually 
will become effective 1 day after the effective date of the revised map. 

cjackson
Cross-Out

cjackson
Cross-Out



EXHIBITS
Tulsa County Zoning Code Provisions

Re: 3139 S 59th W Ave, Tulsa, OK 74107  |  Parcel R56625922001330  |  CBOA 3358

INDEX OF EXHIBITS

Exhibit A — Email of Kerick Edenborough, Tulsa County, dated January 6, 2026, directing the fence to 
the Board of Adjustment for a “variance from the height requirements.” (Attached at the end of this 
packet.)

Exhibit B — Tulsa County Zoning Code Sec. 8.100 (Fences and Walls).

Exhibit C — Tulsa County Zoning Code Sec. 14.080-G (Special Exception standard) and Sec. 14.100-H 
(Variance standard).

EXHIBIT B — SEC. 8.100, FENCES AND WALLS

Sec. 8.100-A.

“Fences and walls located within or that enclose required street setback areas may not exceed 4  
feet in height. Fences and walls in other locations may not exceed 8 feet in height. However, in R  
zoning districts, fences up to 8 feet in height are permitted in side street setbacks of detached 
houses or duplexes located on corner lots and in street setbacks abutting the rear lot line of 
houses or duplexes located on double frontage lots.”

Sec. 8.100-C.

“The board of adjustment is authorized to modify the fence and wall regulations of this section 
in accordance with the special exception procedures of Sec. 14.080.”

Note: Under Sec. 8.100-C, relief from the fence-height regulation is obtained through the special exception 
procedures of Sec. 14.080, not through the variance procedures of Sec. 14.100.

EXHIBIT C — THE TWO STANDARDS

Special Exception — Sec. 14.080-G (Approval Criteria):

“A special exception may be approved only if the board of adjustment makes each of the 
following findings: 1. That the special exception will be in harmony with the spirit and intent of 
these zoning regulations; and 2. That the special exception will not be injurious to property in 
the vicinity of the subject property or otherwise detrimental to the public welfare.”

Variance — Sec. 14.100-H (Standards and Review Criteria):

“No variance may be approved unless the board of adjustment determines that the following 
facts, favorable to the property owner, have been established: a. That by reason of extraordinary  
or exceptional conditions or circumstances which are peculiar to the land, structure or building 
involved, the literal enforcement of applicable zoning regulations would result in unnecessary 
hardship; b. That such extraordinary or exceptional conditions or circumstances do not apply 
generally to other property in the same zoning district; and c. That the variance, if granted, will 



not cause substantial detriment to the public good or impair the purposes, spirit, and intent of 
these zoning regulations, or the comprehensive plan.”

Note: The special exception standard (Sec. 14.080-G) requires only two findings — harmony with the code 
and no injury to the vicinity. The variance standard (Sec. 14.100-H) additionally requires proof of 
“unnecessary hardship” from conditions “peculiar to the land.” Fence height falls under the special exception 
standard by operation of Sec. 8.100-C.

The foregoing are true and correct excerpts of the Tulsa County Zoning Code.



Joe Soto <Joe@apollorestoration.org>

Zoning and Floodplain Review 3139 S 59th W AVE
3 messages

Kerick Edenborough <kedenborough@tulsacounty.org> Tue, Jan 6 at 9:23 AM
To: joe@apollorestoration.org <joe@apollorestoration.org>
Cc: Teresa Tosh <ttosh@tulsacounty.org>, Lucky Airehrour <lairehrour@tulsacounty.org>,
Jeffrey Webster <jwebster@tulsacounty.org>, Allan Harden <aharden@tulsacounty.org>,
Parker Sisco <psisco@tulsacounty.org>

Good Morning,

 

We have completed your zoning and floodplain review for 3139 S 59th W AVE for the
proposed Remodel and have found the following things that need to be addressed.

 

Floodplain.

 

Property is in the Special Flood Hazard Area with the structure touching the Zone AE or
100 year floodplain and will need to fill out a floodplain development permit and complete
a Substantial Improvement Form(SDSI) (both attached to email).

 

As part of the required SDSI we will also need 2-3 estimates to supplement the numbers
provided in the SDSI determination.

 

If the home is found to be a substantial improvement, the home will need to be brought
up to current building codes and my include things like elevation certificates to ensure
compliance with Floodplain Management Regulations.

 



Zoning.

 

Property has a fence installed that is taller than 4’ in front yard.

 

It can be shortened to 4’ or you may go to the County Board of Adjustment to receive a
variance from the height requirements to do that you would need to contact INCOG 918-
584-7526 and they would be who you would apply to the Board of Adjustment with.

 

There was an RV present during the zoning pre site visit, and we would mention that RV
are not permitted to be occupied in outside of an RV Park.

 

If you have any questions, please let us know.

 

Thank you,

 

 

 

 

 

 

 

 



The information in this e-mail message (including any information contained in attachments hereto) is
intended only for use of the addressee. This e-mail message may contain confidential or privileged
information. If you receive this e-mail message unintentionally, please notify the sender promptly and
then delete this message. E-mail transmission is not guaranteed to be secured or error free. The
sender is in no way liable for any errors or omissions in the content of this e-mail message, which may
arise as a result of e-mail transmission. E-mails, text messages, and other electronic communications
made or received in connection with the conducting of public business, the expenditure of public
funds, or the administration of public property are subject to the Oklahoma Open Records Act and the
Records Management Act.
3139.png, Sec 8.100.png, FIRMETTE_3ff5f35d-4699-43a1-a631-
67dbf105ddff.pdf, 23 a Resolution - BOCC Adpoting New Floodplain Managment
Regulations 001.01 CMF# 20242245.pdf, Floodplain Development Permit.pdf,
Costs That Must Be Included in SISD.docx

Joe Soto <Joe@apollorestoration.org> Tue, Jan 6 at 4:25 PM
To: Kerick Edenborough <kedenborough@tulsacounty.org>
Cc: Teresa Tosh <ttosh@tulsacounty.org>, Lucky Airehrour <lairehrour@tulsacounty.org>,
Jeffrey Webster <jwebster@tulsacounty.org>, Allan Harden <aharden@tulsacounty.org>,
Parker Sisco <psisco@tulsacounty.org>

Good afternoon,

Thank you for the review. The proposed work is limited to removal and replacement of the
existing roof and exterior siding with like-kind materials only. No structural modifications,
and no change to the building footprint, elevation, or use are proposed.

We will complete and return the Floodplain Development Permit and SDSI form and
provide supporting estimates reflecting this limited scope of work.

Please let us know if anything further is needed.

Thank you.

Apollo Restoration
Storm Water Fire

P: 402-320-4948
[Quoted text hidden]



Joe Soto <Joe@apollorestoration.org> Tue, Jan 6 at 4:34 PM
To: Bridgette Soto <bridgette@apollorestoration.org>, Denise Rodriguez
<denise.rodriguez.191@gmail.com>

[Quoted text hidden]



Joe Soto <Joe@apollorestoration.org>

Request For Written Explanation Regarding Refusal of Temporary Construction Power Pole
Permit

Kerick Edenborough <kedenborough@tulsacounty.org> Wed, May 27 at 4:12 PM
To: Joe Soto <Joe@apollorestoration.org>, Lucky Airehrour <lairehrour@tulsacounty.org>, Teresa Tosh
<ttosh@tulsacounty.org>, Jeffrey Webster <jwebster@tulsacounty.org>, Lisa Krebsbach <lkrebsbach@tulsacounty.org>,
Lonnie Sims <lsims@tulsacounty.org>, Andrew Higganbotham <ahigganbotham@tulsacounty.org>
Cc: Bridgette Soto <bridgette@apollorestoration.org>, Denise Rodriguez <denise.rodriguez.191@gmail.com>,
Sales@onyxroofing.org <Sales@onyxroofing.org>, mlbunny1115@gmail.com <mlbunny1115@gmail.com>, Kaylen B Dunagan
<kdunagan@aep.com>

Good afternoon,

 

 

1. The reasons for not issuing a permit for the power pole at this time is due to not having an active building permit
or development permit for the site, no construction or remodeling and/or other work should be occurring until a
building and floodplain development permit has been acquired the purpose being is to ensure conformity with all
adopted codes (IBC,NEC, Zoning, Floodplain Regulations, etc.) . Temporary construction poles are for the
purpose of construction or remodeling and as such will require a building permit before the electrical or other
trade permits can be issued. There are still issues that need corrected with the fence (CBOA 3358) and
floodplain before any permits can be issued.

 

2. National Electrical Code Article 590, Tulsa County Zoning Regulations Chapter 17.030-C, Tulsa County Floodplain
Management Regulations Section 4.2

 

 

3. Permits and Floodplain Development Permits applied for and obtained for both house and carport structure,
Correcting Fence in accordance with CBOA 3358 at which time applicable trade permits can be pulled under the
building permits prior to start of construction.

 

4. Teresa Tosh, Tulsa County Building Inspector and Floodplain Administrator.

 

 

Thank you,

 

 

Kerrick Edenborough, CFM



Inspections – Zoning Officer

 

Phone: 918-596-5289

Email: kedenborough@tulsacounty.org

 

218 W 6th St, Suite 210

Tulsa, OK 74119

 

 

 

 

 

The information in this e-mail message (including any information contained in attachments hereto) is intended only for use of the addressee. This e-mail
message may contain confidential or privileged information. If you receive this e-mail message unintentionally, please notify the sender promptly and then
delete this message. E-mail transmission is not guaranteed to be secured or error free. The sender is in no way liable for any errors or omissions in the
content of this e-mail message, which may arise as a result of e-mail transmission. E-mails, text messages, and other electronic communications made or
received in connection with the conducting of public business, the expenditure of public funds, or the administration of public property are subject to the
Oklahoma Open Records Act and the Records Management Act.

---------- Forwarded message ----------
From: Joe Soto <Joe@apollorestoration.org>
To: Lucky Airehrour <lairehrour@tulsacounty.org>, Teresa Tosh <ttosh@tulsacounty.org>, Kerick Edenborough
<kedenborough@tulsacounty.org>, Jeffrey Webster <jwebster@tulsacounty.org>, Lisa Krebsbach
<lkrebsbach@tulsacounty.org>, Lonnie Sims <lsims@tulsacounty.org>, Andrew Higganbotham
<ahigganbotham@tulsacounty.org>
Cc: Bridgette Soto <bridgette@apollorestoration.org>, Denise Rodriguez <denise.rodriguez.191@gmail.com>,
"Sales@onyxroofing.org" <Sales@onyxroofing.org>, "mlbunny1115@gmail.com" <mlbunny1115@gmail.com>, Kaylen B
Dunagan <kdunagan@aep.com>
Bcc: 
Date: Wed, 27 May 2026 18:55:27 +0000
Subject: Re: Request For Written Explanation Regarding Refusal of Temporary Construction Power Pole Permit

CAUTION: This email originated from outside of Tulsa County. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

[Quoted text hidden]



REVISED 8/12/2026 

Case Number: CBOA-3372 

Hearing Date: Sept. 15, 2026, 1:30 PM (Continued 

from August 18, 2026, meeting.) 

Case Report Prepared by: 

Kendal Davis 

Owner and Applicant Information: 

Applicant: Heather Rogers 

Property Owner: Same 

Action Requested: Variance of minimum lot area and minimum lot width for an RS-3 district (Sec. 3.040, 
Table 3- 3), and Variance of side and rear setbacks in an RS-3 district (Sec. 3.040, Table 3-3) 

Location Map: Additional Information: 

Present Use: Residential 

Tract Size: 0.14± Acres 

Legal Description: Lots 25 and 26, Block 12, in the 
town of New Taneha, County of Tulsa, State of 
Oklahoma, according to the recorded Plat thereof. 

Present Zoning: RS-3 (Residential Single-Dwelling-3) 

Fenceline/Area: West Central Tulsa County 

Land Use Designation: Rural Residential/Agricultural 

Staff requests continuance to October due to unresolved ownership issues that complicate the variances.



REVISED 8/12/2026 

TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

TRS: 9232             CASE NUMBER: CBOA-3372 
          CASE REPORT PREPARED BY: Kendal Davis 

(Continued from July 27th, 2026, meeting.) HEARING DATE: Sept. 18th, 2026, 1:30 PM 

APPLICANT: Heather Rogers 

ACTION REQUESTED: Variance of minimum lot area and minimum lot width for an RS-3 district (Sec. 3.040, Table 
3-3), and Variance of side and rear setbacks in an RS-3 district (Sec. 3.040, Table 3-3) 

LOCATION: 6022 S 60th W Ave, Tulsa, OK 

ZONED: RS-3 (Residential Single-Dwelling-3) 

FENCELINE: West Central Tulsa County 

PRESENT USE: Residential 

TRACT SIZE: 0.14± Acres 

LEGAL DESCRIPTION: Lots 25 and 26, Block 12, in the town of New Taneha, County of Tulsa, State of Oklahoma, 
according to the recorded Plat thereof. 

RELEVANT PREVIOUS ACTIONS: 

CBOA-3372 (August 2026): The board approved a Special Exception to allow a manufactured housing unit, single 
section, in an RS-3 District. Accompanying variances were Continued to next meeting due to ownership issues.

BOA 10913 (March 1980): The board voted to grant an Exception to locate a mobile home in an RS-3 District for 1-

year, with a removal bond required. 

ANALYSIS OF SURROUNDING AREA: The subject property is located between S 60th West Ave and S 61st West Ave, 
approximately 180 feet from the Creek County border. It is located within and entirely enclosed by an RS-3 subdivision 
(New Taneha), which contains several other single-section manufacturing housing units within it. The surrounding area 
is characterized mostly by single-family dwellings in small lots, at times extending across lot-lines due to the lot-
dimensions (approximately 25 x 130 ft) being vestigially small due to the plat being from the year 1910. 

STAFF COMMENTS: The applicant is  requesting a Variance of minimum lot area and minimum lot width for an RS-3 
district. The subject tract is currently undergoing a lot combination, which is contingent on the approval of this 
variance. The existing lots being combined are each individually 0.07± acres in area and 25± feet wide, making the 
post-combination lot 0.14± acres in area and 50± feet wide. The applicable minimum lot area and width for RS-3 
districts are 6900 sqft (0.158± acres) and 60 ft, respectively. By performing this lot combination, the applicant 
greatly reduces the deficiencies of the property with regards to the zoning code, while still requiring these variances 
due to the inability of underlying hardship of not having the necessary land to be in full compliance of the zoning 
code’s lot regulations. 
Staff note, based on the provided site plan, that the requested Variance of side and rear setbacks will not be necessary 
for the single-section manufactured housing unit, nor will a variance for the rear setback. While this variance might 
appear to be necessary for the existing shed shown in the site plan, it is also not needed. The site plan shows the 
manufactured housing unit being placed 10± feet from the side property line (where the minimum setback is 5 feet) 
and 18± feet from the shed in question, which itself is 18± feet long. The shed is then shown to be 6± feet from the 
rear lot line. The rear setback in an RS-3 district is 20 feet, so the manufactured house should be outside the setback, 
while the shed is within it. However, per Section 8.030-A of the zoning code, the minimum side and rear setbacks of 
an accessory building in an R district are 3 feet if the lot area is 22500 square feet or less— that is, 0.52± acres or 
less— which the subject lot falls under, even after combination. 



If inclined to approve the request the Board may consider any condition, it deems necessary in order to ensure that 
the proposed Variance to allow an accessory building in the side yard in an RE district (Sec. 8.030)  is compatible 
and non-injurious to the surrounding area.   

Sample Motions: 

“Move to _________ (approve/deny) a Variance of minimum lot area and minimum lot width for an 
RS-3 district (Sec. 3.040, Table 3-3) 

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. 











.#,4*rrl

t
FJ-54

6zl
T1, +a



W 61ST ST S

SOUTHWEST BLVD

S
 6

1S
T

 W
 A

V
E

S
 5

9T
H

 W
 A

V
E

S
 6

2N
D

 W
 A

V
E

S
 5

8T
H

 W
 A

V
E

S
 6

0T
H

 W
 A

V
E

W 60TH ST S

S
 6

1S
T

 W
E

S
T

 A
V

E

S
 5

8T
H

 W
E

S
T

 A
V

E

S
 5

9T
H

 W
E

S
T

 A
V

E

W 63RD ST S

W 62ND ST S

32 19-12 oNote:  Graphic overlays may not precisely
align with physical features on the ground.

Aerial Photo Date: 2024

Subject
Tract

SUBJECT TRACT

0 100 200
Feet

CBOA-3372



W 61ST ST S

SOUTHWEST BLVD

S
 6

1S
T

 W
 A

V
E

S
 5

9T
H

 W
 A

V
E

S
 6

2N
D

 W
 A

V
E

S
 5

8T
H

 W
 A

V
E

S
 6

0T
H

 W
 A

V
E

W 60TH ST S

S
 6

1S
T

 W
E

S
T

 A
V

E

S
 5

8T
H

 W
E

S
T

 A
V

E

S
 5

9T
H

 W
E

S
T

 A
V

E

W 63RD ST S

W 62ND ST S

32 19-12 o

SUBJECT TRACT
RURAL RESIDENTIAL/AGRICULTURAL

LAND USE PLAN

Legend

Tulsa County Land Use Plan
Employment

Existing Neighborhood

Highway 75 Planning Area

Industrial

Neighborhood Center

New Neighborhood

Parks and Open Space

Public/Semi-Public

Rural Commercial

Rural Residential/Agricultural

Trail District

0 100 200
Feet

CBOA-3372



W 61ST ST S

SOUTHWEST BLVD

S
 6

1S
T

 W
 A

V
E

S
 5

9T
H

 W
 A

V
E

S
 6

2N
D

 W
 A

V
E

S
 5

8T
H

 W
 A

V
E

S
 6

0T
H

 W
 A

V
E

W 60TH ST S

S
 6

1S
T

 W
E

S
T

 A
V

E

S
 5

8T
H

 W
E

S
T

 A
V

E

S
 5

9T
H

 W
E

S
T

 A
V

E

W 63RD ST S

W 62ND ST S

CG

IL

CS

RS-3

RMH

RMH

R
M

H

A

RMH

AG

A

RMH

32 19-12 oCBOA-3372

SUBJECT TRACT

Legend

Sapulpa Corporate Limits

0 100 200
Feet



REVISED 9/1/2026 

 
  
 

 

Case Number: CBOA-3379 
 
Hearing Date: September 15th, 2026, 1:30 PM 

 
Case Report Prepared by: 
 
Kendal Davis 
 

 
Owner and Applicant Information: 
 
Applicant: Charles/Deborah Pettit 
 
 
Property Owner: Same 
 

 
Action Requested: Variance of the Minimum Lot Area per Dwelling Unit to allow 2 dwellings in the AG 
district (Section 2.040, Table 2-3) 
 
 
Location Map: 

 

 
Additional Information: 
 
Present Use: Residential 
 
Tract Size: 2.20 ± Acres 
 
Legal Description: E479.2 W849.7 LYING S OF 
MVRR LESS BEG 370.50E & 353.81N SWC 
SW TH N APR 128.67 SE APR 168.76 SW APR 
119.19 POB & LESS S24.75 THEREOF FOR ST 
SEC 19 17 14 2.204ACS 
 
Present Zoning: AG (Agricultural) 
 
Fenceline/Area: Bixby 
 
Land Use Designation: Rural Agriculture 
(Unincorporated); Flood District 
 
 
 
 

 
 



REVISED 9/1/2026 

TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

TRS: 7419 CASE NUMBER: CBOA-3379 
          CASE REPORT PREPARED BY: Kendal Davis 

HEARING DATE: September 15th, 2026, 1:30 PM 

APPLICANT: Charles/Deborah Pettit 

ACTION REQUESTED: Variance of the Minimum Lot Area per Dwelling Unit to allow 2 dwellings in the AG district (Section 
2.040, Table 2-3) 

LOCATION: 9805 E. 161st St. S. Bixby, OK 

ZONED: AG (Agricultural) 

FENCELINE: Bixby 

PRESENT USE: Residential 

TRACT SIZE: 2.20 ± Acres 

LEGAL DESCRIPTION: E479.2 W849.7 LYING S OF MVRR LESS BEG 370.50E & 353.81N SWC SW TH N APR 128.67 
SE APR 168.76 SW APR 119.19 POB & LESS S24.75 THEREOF FOR ST SEC 19 17 14 2.204ACS 

RELEVANT PREVIOUS ACTIONS: None Relevant 

ANALYSIS OF SURROUNDING AREA: The subject property is located near the northeast corner of E. 161st St. 
S. and S. Mingo Rd. The surrounding area contains a mixture of rural residential, agricultural, and 
suburban residential development. The aerial exhibit shows larger agricultural and undeveloped tracts 
primarily to the north and south of the subject property, while residential dwellings are located immediately 
east and west and within established residential neighborhoods farther to the south.

The subject property and much of the immediately surrounding unincorporated area are zoned AG. A 
greater variety of zoning occurs farther south and southwest within the Bixby corporate limits, including RS-
2, RS-3, RM-1, CS, and OL zoning districts. The mixture of zoning and development reflects the transitional 
character of the area between larger rural/agricultural properties and more conventional suburban 
development. 

The applicable future land use designation for the subject property is Rural Agriculture (Unincorporated). 
The Land Use Plan exhibit also identifies a Flood District extending through portions of the surrounding 
area.  

Overall, the surrounding development pattern includes residential uses on properties of varying sizes, 
together with agricultural and undeveloped land. The addition of a second dwelling on the subject property 
would remain residential in nature and would not introduce a new category of land use into the immediate 
area. 

STAFF COMMENTS: The applicant is requesting a Variance of the Minimum Lot Area per Dwelling Unit to allow two 
dwelling units on property zoned AG. Section 2.040, Table 2-3 establishes the applicable minimum lot area per 
dwelling unit within the AG District; therefore, the placement or maintenance of two dwelling units on the subject 
property requires relief from that standard. 



REVISED 9/1/2026 

The subject property is situated within an area characterized by a mixture of rural residential development, agricultural 
land, and larger undeveloped tracts. Residential uses are already established immediately adjacent to and in the 
vicinity of the property, and the requested variance would allow an additional residential dwelling while maintaining 
the underlying AG zoning of the property. The request does not involve an increase in permitted nonresidential intensity 
or a change to the property's zoning classification. 
 
From a land-use compatibility standpoint, staff finds that the presence of two dwellings on the subject tract would 
generally remain compatible with the residential and rural character of the surrounding area. The property is 
designated Rural Agriculture (Unincorporated) by the applicable Land Use Plan, and the proposed use of the property 
for residential purposes is consistent with the existing pattern of residential and agricultural uses in the vicinity.  
If approved, all other applicable zoning, building, access, wastewater/septic, and development requirements would 
remain in effect. Approval of the variance would provide relief only from the minimum lot area per dwelling unit 
requirement necessary to allow two dwellings on the subject property. 
 
Staff finds that the requested variance, if approved, is not anticipated to adversely affect the character of the 
surrounding area; however, the Board must determine whether the circumstances of the subject property satisfy the 
required findings for granting a variance. 
 
 
Sample Motion: 

 
 
“Move to _________ (approve/deny) Variance of the Minimum Lot Area per Dwelling Unit to allow 2 dwellings 
in the AG district (Section 2.040, Table 2-3) 
 
Should the Board approve the request, staff recommends the following (possible conditions) to ensure 
compatibility and protect surrounding properties: 
 

1.   
 
 

2.   
 
 
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. 
 



REVISED 9/1/2026 

 
FEMA Flood Hazard Map 



To: Tulsa County Board of Adjustment 

Dear Members, 

We are seeking a variance to place a manufactured home on our 2 acre plot at 9805 East 
161st Street South, Bixby OK 74008.  

The manufactured home is 868 square feet, 2 bedroom and 2 baths. The outer materials of 
construction are smart siding and shingle roof.  

The purpose of this dwelling is to house my elderly mother-in-law. She is currently 83 years 
old and living with her partner that is not expected to live much longer due to cancer. She 
needs to be near family that can help take care of her as needed. As everyone is aware 
there are not many options for older people on a fixed income.  

We have chosen this size dwelling to allow for uncrowded living space and provide an area 
for someone to stay overnight as needed but not intrude on her privacy. As I am sure many 
board members have experienced older family members can become very protective of 
their space and possessions.  



Legal description of 9805 E 161st St S, Bixby OK 74008 

 

The East 479.2 feet of the West 849.7 feet of Section Nineteen (19), Township Seventeen (17) 
North, Range Fourteen (14) East of the Indian Base and Meridian, Tulsa County, State of 
Oklahoma, according to the United States Government Survey thereof, lying South of the 
Midland Valley Railroad Right of Way.  LESS AND EXCEPT that part thereof described as 
follows, to-wit: COMMENCING at the Southwest corner of said Section 19, Thence N 88°37’6” 
E along the South line of said Section 19 a distance of 370.50 feet; Thence N 01°15’05” W 
parallel to the West line of said Section 19 a distance of 197.70 feet to the centerline of the 
abandoned railroad; Thence S 45°46’30” E along said centerline a distance of 260.61 feet; 
Thence S 85°01’30” W a distance of 183.13 feet to the POINT OF BEGINNING.  
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Case Number: CBOA-3380 
 
Hearing Date: September 15th, 2026, 1:30 PM 

 
Case Report Prepared by: 
 
Kendal Davis 
 

 
Owner and Applicant Information: 
 
Applicant: James Moseby 
 
 
 
Property Owner: 40:31 RANCH, LLC 

 
Action Requested: Variance of the minimum street frontage requirement from 30' to 0' of maintained 
public road in an AG district (Sec. 2.040 Table 2-3) 
 
 
Location Map: 

 

 
Additional Information: 
 
Present Use: Residential 
 
Tract Size: 32.49 ± Acres 
 
Legal Description: N/2 S/2 NW LESS S495 
W660.46 THEREOF & LESS W16.5 THEREOF 
FOR RD SEC 6 22 14 32.488ACS 
 
Present Zoning: AG (Agricultural)  
 
Fenceline/Area: Collinsville  
 
Land Use Designation: RESIDENTIAL 
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TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

 
TRS: 2406  CASE NUMBER: CBOA-3380 

                                                                                       CASE REPORT PREPARED BY: Kendal Davis 
   

HEARING DATE: September 15th, 2026, 1:30 PM 
 
APPLICANT: James Moseby 
 
ACTION REQUESTED: Variance of the minimum street frontage requirement from 30' to 0' of maintained 
public road in an AG district (Sec. 2.040 Table 2-3 
 
LOCATION: 18307 N. 97th E. Ave, Collinsville, OK 
 
 
ZONED: AG (Agricultural) 
 
FENCELINE: Collinsville 
 
PRESENT USE: RESIDENTIAL 
 
TRACT SIZE: 32.49 ± Acres      
 
LEGAL DESCRIPTION: N/2 S/2 NW LESS S495 W660.46 THEREOF & LESS W16.5 THEREOF FOR RD SEC 6 
22 14 32.488ACS 
 
RELEVANT PREVIOUS ACTIONS: CELD-44 
 
ANALYSIS OF SURROUNDING AREA: The subject property is located in a predominantly rural residential and 
agricultural area characterized by large tracts interspersed with smaller residential parcels. Properties 
surrounding the subject tract are primarily zoned AG, with an isolated area of RE zoning located farther 
southeast of the site. The subject property and surrounding area are designated Residential by the 
Collinsville Land Use Plan. 
 
Development in the vicinity generally consists of detached residential dwellings, agricultural or open land, 
and associated accessory structures. The aerial exhibit shows a pattern of larger acreage tracts east and 
north of the subject property, with smaller residential parcels concentrated primarily along N. 97th East 
Avenue and E. 182nd Place North. The overall development pattern remains relatively low-density and rural 
in character. 
 
The proposed land division would divide the property into four tracts, including approximately 7.904 acres, 
5.025 acres, 5.025 acres, and 14.977 acres, as depicted on the boundary survey included with CELD-44. 
Because the resulting interior tracts would not have the required frontage on a maintained public road, a 
30-foot-wide access and utility easement is proposed extending east from N. 97th East Avenue to provide 
access to the resulting tracts. The submitted legal description identifies this easement as approximately 
1,658 feet in length. 
 
The requested variance would therefore accommodate the proposed configuration of CELD-44 by allowing 
the resulting tracts without direct public street frontage to obtain access by private easement rather than 
requiring each tract to maintain the minimum 30 feet of frontage on a maintained public road. The proposed 



REVISED 9/8/2026 

configuration is generally consistent with the rural development pattern of the surrounding area in terms of 
tract size and low-density character. Approval of the variance would not, by itself, change the underlying AG 
zoning or authorize a more intensive land use. 
 
STAFF COMMENTS: The variance is requested to facilitate CELD-44, an Exempt Land Division that would 
create four tracts from the existing property. Although certain resulting tracts would not maintain the 
required 30 feet of frontage on a maintained public road, the submitted survey provides a 30-foot-wide 
access and utility easement connecting the proposed tracts to N. 97th East Avenue. Therefore, the 
requested reduction in street frontage would not eliminate access to the affected tracts. The proposed lots 
remain relatively large and are consistent with the low-density, rural residential character of the surrounding 
AG-zoned area. Staff does not anticipate that the requested frontage variance, by itself, would adversely 
affect the established character of the surrounding area. 
 
   
Sample Motion: 
 
“Move to _________ (approve/deny) to permit Variance of the minimum street frontage requirement from 
30' to 0' of maintained public road in an AG district (Sec. 2.040 Table 2-3) 
 
Should the Board approve the request, staff recommends the following (possible conditions) to ensure 
compatibility and protect surrounding properties: 
 

1.   
 

2.  
 

3.   
 
 
Subject to the following conditions, if any: _______________________________. 
 
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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2023 West 111th Street, Jenks, Ok 74037 

Ph 918-640-4162 Fax 918-894-5248 
darrellbtble@gmatl.com 

"ATTACHMENT" 

LEGAL DESCRIPTION 

Order No: 2511164 

The North Half of the South Half of the Northwest Quarter (N½ S½ NW¼) of Section Six (6), 

Township Twenty-two (22) North, Range Fourteen (14) East of the Indian Base and Meridian, 

Tulsa County, Slate of Oklahoma, acrording to the U.S. Government Survey thereof, LESS the 

South 495 feet of the 660.46 feet thereof. 

EASEMENT INFORMATION 

9. Right of Way Easement recorded in Book 23, Page 421 is a blanket document that applies to 

and affects subject property, however exact location can not be ascertained with documents 

provided. 

10. Right of Way Easement recorded in Book 2937, Page 168 applies to and affects subject 

property along existing service lines, however exact location can not be ascertained with 

documents provided. 

11. Right of Way Easement recorded in Book 6258, Page 310 applies to and affects subject 

property as shown. 

12. Right of Way Easement recorded in Book 7016, Page 1353 applies to and affects subject 

property as shown. 

13. Agreement for Survey Use and Pipe Line Easement recorded in Document Number 

2007012457 is a blanket document that applies to and affects subject property, however exact 

location can not be ascertained with documents provided. 
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SUBJECT PROPERTY LIES WITHIN FLOOD ZONE "UNSHADED X" AN AREA OF MINIMAL 
FLOOD HAZARD AS SHOWN ON FIRM MAPf40143C0065K, DATED 8/3/09. 
Property address: 18307 North 97th East Avenue, Colllnsvlle, Oklahoma 
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Case Number: CBOA-3381 
 
Hearing Date: September 15th, 2026, 1:30 PM 

 
Case Report Prepared by: 
 
Kendal Davis 
 

 
Owner and Applicant Information: 
 
Applicant: Ron Hafner 
 
 
 
Property Owner: Same 

 
Action Requested: Variance of the minimum street frontage requirement from 30' to 0' of 
maintained public road in an AG district (Sec. 2.040 Table 2-3) 
 
 
Location Map: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Additional Information: 
 
Present Use: Residential  
 
Tract Size: 39.62 ± Acres 
 
Legal Description: SE SE SEC 25 22 12 
 
Present Zoning: AG (Agricultural) 
 
Fenceline/Area: SKIATOOK 
 
Land Use Designation: RURAL RESIDENTIAL 
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TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

 
TRS: 2225  CASE NUMBER: CBOA-3381 

                                                                                       CASE REPORT PREPARED BY: Kendal Davis 
   

HEARING DATE: September 15th, 2026, 1:30 PM 
 
APPLICANT: Ron Hafner 
 
ACTION REQUESTED: Variance of the minimum street frontage requirement from 30' to 0' of maintained 
public road in an AG district (Sec. 2.040 Table 2-3) 
 
LOCATION: 1014 E. 136th St. N, Skiatook, OK 
 
 
ZONED: AG (Agricultural) 
 
FENCELINE: SKIATOOK 
 
PRESENT USE: Residential 
 
TRACT SIZE: 39.62 ± Acres      
 
LEGAL DESCRIPTION: SE SE SEC 25 22 12 
 
RELEVANT PREVIOUS ACTIONS: CLS-142 
 
ANALYSIS OF SURROUNDING AREA: The subject property is located east of N. Hartford Avenue near E. 136th 
St. N. The surrounding area is rural in character and consists primarily of large acreage tracts, wooded and 
agricultural land, and scattered single-family residential development. Development in the vicinity is 
generally low-density, with residences situated on larger parcels rather than within a conventional suburban 
subdivision pattern. The aerial exhibit also shows substantial areas of undeveloped and wooded land 
surrounding the subject property.  
 
The subject property is designated Rural Residential by the applicable Future Land Use Plan. The Rural 
Residential designation also encompasses much of the surrounding area and is consistent with the existing 
pattern of large-lot residential and rural development in the vicinity.  
 
The subject property is proposed to be divided through CLS-142 into Tracts A and B. As depicted on the 
exhibits, the proposed division would result in a tract that does not maintain the required 30 feet of frontage 
on a maintained public road, necessitating the associated variance. 
 
 
STAFF COMMENTS: The applicant is requesting a Variance of the minimum street frontage requirement from 
30 feet to 0 feet of maintained public road in the AG District (Section 2.040, Table 2-3). The request is 
associated with CLS-142, a proposed lot split of the subject property into two tracts. 
 
The surrounding area is characterized by large rural parcels, scattered residential development, wooded 
areas, and agricultural or otherwise undeveloped land. The proposed lot split generally maintains the existing 
large-lot and low-density development pattern of the surrounding area. Additionally, the Rural Residential 
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future land use designation supports the continuation of low-density residential development consistent with 
the established character of the vicinity.  
 
The requested variance pertains specifically to the required frontage on a maintained public road and does 
not modify the underlying AG zoning or otherwise increase the permitted intensity of development. Staff 
does not anticipate that the requested variance, in conjunction with CLS-142, would substantially alter the 
rural residential character of the surrounding area. 
Staff notes that approval of the variance does not independently establish legal or physical access to the 
resulting tract. Adequate access must be demonstrated and maintained in accordance with all applicable 
requirements as part of the lot split and subsequent development of the property. 
 
Sample Motion: 

 
 
“Move to _________ (approve/deny) Variance of the minimum street frontage requirement from 30' to 0' of 
maintained public road in an AG district (Sec. 2.040 Table 2-3) 
 
Should the Board approve the request, staff recommends the following (possible conditions) to ensure 
compatibility and protect surrounding properties: 
 

1.   
 

2.  
 

3.   
 
 
 
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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Case Number: CBOA-3382 
 
Hearing Date: September 15th, 2026, 1:30 PM 

 
Case Report Prepared by: 
 
Kendal Davis 
 

 
Owner and Applicant Information: 
 
Applicant: Anthony Robinson 
 
 
 
Property Owner: Gene Robinson 

 
Action Requested: Use Variance of the maximum number of dwellings from 2 to 4 on a single lot in the 
AG district (Sec. 6.010, Table 6-1) 
 
 
Location Map: 

 

 
Additional Information: 
 
Present Use: Agricultural  
 
Tract Size: 389.22 ± Acres 
 
Legal Description: ALL SEC 29-17-14 LESS 
19.65 AC FOR RY WEST OF SNAKE CREEK 
389.22ACS 
 
Present Zoning: AG (Agricultural) 
 
Fenceline/Area: BIXBY 
 
Land Use Designation: RURAL AGRICULTURE 
(UNINCORPORATED); WATER; FLOOD DISTRICT 
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TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

 
TRS: 7429  CASE NUMBER: CBOA-3382 

                                                                                       CASE REPORT PREPARED BY: Kendal Davis 
   

HEARING DATE: September 15th, 2026, 1:30 PM 
 
APPLICANT: Anthony Robinson 
 
ACTION REQUESTED: Use Variance of the maximum number of dwellings from 2 to 4 on a single lot in the 
AG district (Sec. 6.010, Table 6-1) 
 
LOCATION: 16847 S Garnett Rd, Bixby, OK 
 
ZONED: AG (Agricultural) 
 
FENCELINE: BIXBY 
 
PRESENT USE: Agricultural 
 
TRACT SIZE: 389.22 ± Acres      
 
LEGAL DESCRIPTION: ALL SEC 29-17-14 LESS 19.65 AC FOR RY WEST OF SNAKE CREEK 389.22ACS 
 
RELEVANT PREVIOUS ACTIONS: None 
 
ANALYSIS OF SURROUNDING AREA: The subject property is an approximately 389-acre AG-zoned tract 
located generally between E. 161st St. S. and E. 171st St. S./State Highway 64, east of S. Garnett Road and 
west of S. 129th East Avenue. The surrounding area is predominantly rural in character and consists of large 
agricultural tracts, open pasture, wooded areas, and scattered residential development. The aerial exhibit 
shows that the subject property remains largely undeveloped or agricultural, with substantial separation 
between much of the tract and surrounding residential development.  
 
Properties immediately surrounding the subject tract are predominantly zoned AG, consistent with the 
agricultural and rural character of the area. Portions of the Bixby and Broken Arrow corporate limits are 
located within the broader vicinity. Residential development is generally dispersed along existing roadways 
and on rural acreage tracts, with smaller residential parcels concentrated primarily east and southeast of 
the subject property. 
 
The Arkansas River forms a significant natural feature along the northern and eastern portions of the subject 
property. The applicable Future Land Use Plan identifies the property as Rural Agriculture (Unincorporated), 
Water, and Flood District, reflecting both the rural character of the area and the presence of substantial 
floodplain associated with the river. Portions of the subject property and surrounding area are therefore 
subject to floodplain considerations that may affect the location and manner of future development. 
 
Overall, the surrounding development pattern is characterized by agricultural and rural residential uses on 
large properties, extensive open land, and significant natural features. While four dwellings on a single lot 
would exceed the maximum number ordinarily permitted in the AG District, the substantial acreage of the 
subject property provides significant physical separation from surrounding development. 
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STAFF COMMENTS: The applicant is requesting a Use Variance of the maximum number of dwellings from 
two to four on a single lot in the AG District (Section 6.010, Table 6-1). The requested Use Variance would 
allow two additional dwelling units beyond the maximum number otherwise permitted on a single lot. 
 
The subject property consists of approximately 389 acres and is situated within an area that remains 
predominantly agricultural and rural in character. Surrounding properties are primarily zoned AG and consist 
of agricultural land, open space, wooded areas, and scattered residential development. The size and 
configuration of the subject property provide substantial separation from many of the surrounding residential 
uses. 
 
The property is also significantly influenced by the Arkansas River and associated floodplain, and the 
applicable Future Land Use Plan identifies portions of the property as Flood District and Water, in addition 
to Rural Agriculture (Unincorporated). The presence of the Flood District is an important development 
consideration, particularly when evaluating the placement of additional dwelling units. Any proposed 
dwellings and associated improvements would remain subject to applicable floodplain, building, access, 
wastewater, and other development requirements. 
 
From a land-use compatibility standpoint, the proposed additional dwellings would remain residential in 
nature and would not introduce a commercial or industrial use into the surrounding agricultural area. Given 
the substantial size of the property, the addition of two dwelling units is not anticipated, by itself, to 
substantially alter the rural and agricultural character of the surrounding area. However, the request would 
allow a greater number of dwellings on a single lot than permitted by right within the AG District. 
 
Staff finds that the proposed use is not anticipated to substantially alter the existing rural and agricultural 
character of the surrounding area. The Board should consider the substantial size and physical 
characteristics of the property, including the presence of the Arkansas River and Flood District, when 
evaluating the request. The Board must ultimately determine whether the circumstances presented by the 
applicant satisfy the required findings for granting a Use Variance. Approval of the Use Variance would not 
relieve the applicant from compliance with applicable floodplain regulations or any other zoning, building, 
access, wastewater, or development requirements. 
 
Applicant Statement: The majority of our parcel is in the Flood Plain. Placing the home on the elevated central 
portion of our farm where our other 2 homes and our other structures only makes sense. 
 
We do not wish to Plat or Subdivide our farm. To do so would de-value a rare single tract of this size. 
 
 
 
Sample Motion: 

 
 
“Move to _________ (approve/deny) Use Variance of the maximum number of dwellings from 2 to 4 on a 
single lot in the AG district (Sec. 6.010, Table 6-1) 
 
Should the Board approve the request, staff recommends the following (possible conditions) to ensure 
compatibility and protect surrounding properties: 
 

1.   
 

2.  
 

3.   



REVISED 9/8/2026 

 
 
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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FEMA FLOOD MAP 



Staff comment: Site Plan submitted for CBOA-3382



£¤64

E 164TH ST S

S
 1

28
T

H
 E

 A
V

E

E 161ST ST S

S
 1

29
T

H
 E

 A
V

E

E 161ST ST
S

E 171ST ST S

E161ST ST S

S
 1

29
T

H
 E

A
S

T
 A

V
E

S
 G

A
R

N
E

T
T

 R
D

Vexcel Imaging

29 17-14 oCBOA-3382
Note:  Graphic overlays may not precisely
align with physical features on the ground.

Aerial Photo Date: 2025

Subject
Tract

SUBJECT TRACT

0 500 1,000
Feet



" " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

" " " " " " " " " " " " " " " " "

£¤64

E 164TH ST S

S
 1

28
T

H
 E

 A
V

E

E 161ST ST S

S
 1

29
T

H
 E

 A
V

E

S
 G

A
R

N
E

T
T

 R
D

E 161ST ST
S

E 171ST ST S

E161ST ST S

S
 1

29
T

H
 E

A
S

T
 A

V
E

29 17-14 oCBOA-3382

SUBJECT TRACT
RURAL AGRICULTURE (UNINCORPORATED)

FLOOD DISTRICT
LAND USE PLAN
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REVISED 9/8/2026 

Case Number: CBOA-3383 

Hearing Date: September 15th, 2026, 1:30 PM 

Case Report Prepared by: 

Kendal Davis 

Owner and Applicant Information: 

Applicant: Joseph Metzger 

Property Owner: Amanda Metzyer 

Action Requested: Variance of the Minimum Lot Area per Dwelling Unit in a AG district (Section 2.050, 
Table 2-3) 

Location Map: Additional Information: 

Present Use: Residential 

Tract Size: 3.89 ± Acres 

Legal Description: TR BEG 397.61E NWC GOV 
LT 3 TH E264.78 S658.05 W264.78 N658.05 
POB LESS N16.5 THEREOF FOR RD SEC 2 21 
13 3.893ACS 

Present Zoning: AG (AGRICULTURAL) 

Fenceline/Area: COLLINSVILLE 

Land Use Designation: RURAL 
RESIDENTIAL/AGRICULTURAL 
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TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

TRS: 1302 CASE NUMBER: CBOA-3383 
CASE REPORT PREPARED BY: Kendal Davis 

HEARING DATE: September 15th, 2026, 1:30 PM 

APPLICANT: Joseph Metzger 

ACTION REQUESTED: Variance of the Minimum Lot Area per Dwelling Unit in a AG district (Section 2.050, 
Table 2-3) 

LOCATION: 6930 E. 126th St. N, Collinsville, OK 74021 

ZONED: AG (AGRICULTURAL) 

FENCELINE: COLLINSVILLE 

PRESENT USE: Residential 

TRACT SIZE: 3.89 ± Acres 

LEGAL DESCRIPTION: TR BEG 397.61E NWC GOV LT 3 TH E264.78 S658.05 W264.78 N658.05 POB LESS 
N16.5 THEREOF FOR RD SEC 2 21 13 3.893ACS 

RELEVANT PREVIOUS ACTIONS: None 

ANALYSIS OF SURROUNDING AREA: The subject property is located on the south side of E. 126th St. N., west 
of N. 73rd E. Ave. The surrounding area is characterized by a mixture of rural residential and agricultural 
development, including larger acreage tracts, smaller residential parcels, and agricultural or undeveloped 
land. The aerial exhibit shows established residential development immediately east, west, and south of the 
subject property, while substantially larger agricultural tracts are located north of E. 126th St. N.  

The subject property and the majority of the immediately surrounding properties are zoned AG. RE zoning is 
located farther east, generally east of N. 73rd E. Ave. Portions of the Tulsa and Collinsville corporate limits 
are also located within the vicinity. The parcel pattern south of E. 126th St. N. consists of properties of 
varying sizes, with numerous residential dwellings and accessory structures distributed throughout the area. 

The subject property and surrounding area are designated Rural Residential/Agricultural by the Tulsa County 
Land Use Plan. This designation is consistent with the existing development pattern, which includes low-
density residential uses intermixed with agricultural and undeveloped properties. 

Overall, the surrounding area exhibits an established rural residential character with residential 
development occurring on parcels of varying sizes. The requested variance would increase the 
residential density of the subject property beyond the minimum lot area per dwelling unit of 2-acres 
ordinarily required within the AG District; however, the residential nature of the property would remain 
consistent with the predominant residential and agricultural uses found in the immediate vicinity. 
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STAFF COMMENTS: The applicant is requesting a Variance of the Minimum Lot Area per Dwelling Unit in the 
AG District (Section 2.050, Table 2-3). The variance is necessary to accommodate the proposed number of 
dwelling units on the subject property where the total lot area does not satisfy the minimum area 
required per dwelling unit (2 acres per dwelling unit). 

The surrounding area contains an established mixture of rural residential and agricultural development. 
Residential dwellings are located on properties immediately adjacent to and in close proximity to the subject 
tract, while larger agricultural properties are located primarily north of E. 126th St. N. The Rural 
Residential/Agricultural future land use designation further reflects the established combination of 
residential and agricultural uses in the vicinity.  

The requested variance would allow a greater residential density on the subject property than otherwise 
permitted by the minimum lot area per dwelling unit standard. However, the request would not change the 
underlying AG zoning or introduce a new category of land use into the area. Residential development is 
already well established on surrounding properties, and the proposed residential use is generally consistent 
with the existing rural residential character of the vicinity. 

Staff finds that the requested variance is not anticipated to substantially alter the established rural 
residential and agricultural character of the surrounding area. However, the Board should consider the size 
and configuration of the subject property, the number and location of dwelling units on the property, their 
relationship to adjacent residential properties, and the existing development pattern when determining 
whether the circumstances of the property satisfy the required findings for granting a variance. Approval of 
the variance would not relieve the property from compliance with other applicable zoning, building, access, 
wastewater/septic, and development requirements. 

Sample Motion: 

“Move to _________ (approve/deny) Variance of the Minimum Lot Area per Dwelling Unit in a AG district 
(Section 2.050, Table 2-3) 

Should the Board approve the request, staff recommends the following (possible conditions) to ensure 
compatibility and protect surrounding properties: 

1. 

2. 

3. 

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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Case Number: CBOA-3384 
 
Hearing Date: September 15th, 2026, 1:30 PM 

 
Case Report Prepared by: 
 
Kendal Davis 
 

 
Owner and Applicant Information: 
 
Applicant: Brandon Cherry 
 
 
 
Property Owner: Frank Cherry 

 
Action Requested: Variance of the minimum lot area per dwelling unit in an AG-R district (Sec. 2.040, 
Table 2-3); Variance of rear setback from 40 ft to 18ft and Variance of side setback from 15 ft to 
14.5 ft (Sec.2.040, Table 2-3) 
 
Location Map: 

 

 
Additional Information: 
 
Present Use: Residential  
 
Tract Size: 1.36 ± Acres 
 
Legal Description: S 190.2 LT 10 BLK 2 NORTH-
DALE ACRES 
 
Present Zoning: AG-R (Agricultural Residential) 
 
Fenceline/Area: COLLINSVILLE 
 
Land Use Designation: RESIDENTIAL 
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TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

 
TRS: 2336  CASE NUMBER: CBOA-3384 

                                                                                       CASE REPORT PREPARED BY: Kendal Davis 
   

HEARING DATE: September 15th, 2026, 1:30 PM 
 
APPLICANT: Brandon Cherry 
 
ACTION REQUESTED: Variance of the minimum lot area per dwelling unit in an AG-R district (Sec. 2.040, 
Table 2-3); Variance of rear setback from 40 ft to 18ft and Variance of side setback from 15 ft to 14.5 ft 
(Sec.2.040, Table 2-3) 
 
LOCATION: 12721 N. 95th E. Ave, Collinsville, OK 
 
ZONED: AG-R (Agricultural Residential) 
 
FENCELINE: COLLINSVILLE 
 
PRESENT USE: Residential 
 
TRACT SIZE: 1.36 ± Acres      
 
LEGAL DESCRIPTION: S 190.2 LT 10 BLK 2 NORTH-DALE ACRES 
 
 
RELEVANT PREVIOUS ACTIONS: None 
 
ANALYSIS OF SURROUNDING AREA: The subject property is located east of N. 95th E. Ave. and west of N. 
97th E. Ave., south of E. 128th St. N. The surrounding area is predominantly rural residential in character 
and consists of detached residential dwellings, accessory structures, open areas, and parcels of varying 
sizes. The aerial exhibit shows a relatively low-density development pattern, with residences dispersed 
throughout the area and substantial open space between many of the developed properties. 
  
The subject property and properties generally to the west are zoned AG-R, while properties east of N. 97th 
E. Ave. are predominantly zoned AG. The development pattern within the immediate area reflects the rural 
nature of these zoning districts, with residential structures and associated accessory buildings located on 
properties of varying sizes and configurations. 
 
The subject property and surrounding area are designated Residential by the Collinsville Land Use Plan. The 
Residential designation is consistent with the existing development pattern surrounding the site. 
Overall, the requested variances would accommodate residential development on an existing AG-R-zoned 
property within an area already characterized by residential uses. The minimum lot area per dwelling unit 
variance would allow residential density exceeding the standard established for the AG-R District, while the 
rear and side setback variances would allow structures to remain or be located closer to the applicable 
property lines than otherwise permitted. 
 
STAFF COMMENTS: The applicant is requesting a Variance of the minimum lot area per dwelling unit in the 
AG-R District; a Variance of the rear setback from 40 feet to 18 feet; and a Variance of the side setback from 
15 feet to 14.5 feet (Section 2.040, Table 2-3). 
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The subject property is located within an established rural residential area containing residential properties 
of varying sizes and configurations. Residential development is present immediately surrounding the subject 
property, and the property is designated Residential by the Collinsville Land Use Plan. The requested 
variances would not change the underlying AG-R zoning or introduce a different land-use type into the 
surrounding area. 
 
The requested minimum lot area per dwelling unit variance would allow a residential density greater than 
that otherwise permitted by the AG-R District. However, residential uses are well established throughout the 
immediate vicinity, and the continued residential use of the subject property is generally consistent with the 
surrounding development pattern. 
 
The requested rear setback variance from 40 feet to 18 feet represents a 22-foot reduction from the 
required setback and constitutes the more substantial dimensional relief requested. The side setback 
variance from 15 feet to 14.5 feet represents a comparatively minor reduction of six inches. Based on the 
aerial exhibit, the surrounding area contains residential and accessory structures with varying spatial 
relationships to adjoining properties.  
 
Staff finds that the requested variances are not anticipated to substantially alter the established residential 
character of the surrounding area. The Board should consider the size and configuration of the subject 
property, the number and location of dwelling units, the relationship of the affected structures to adjoining 
properties, and the degree of dimensional relief requested when determining whether the circumstances of 
the property satisfy the required findings for granting the variances. Approval of the variances would not 
relieve the property from compliance with other applicable zoning, building, access, wastewater/septic, or 
development requirements. 
 
Sample Motion: 

 
 
“Move to _________ (approve/deny) Variance of the minimum lot area per dwelling unit in an AG-R district 
(Sec. 2.040, Table 2-3) 
 
Should the Board approve the request, staff recommends the following (possible conditions) to ensure 
compatibility and protect surrounding properties: 
 

1.   
 

2.    
 
 
Subject to the following conditions, if any: _______________________________. 
 
  
Finding the hardship to be __________. 
 
 
Sample Motion: 
 
“Move to _________ (approve/deny) Variance of rear setback from 40 ft to 18ft (Sec.2.040, Table 2-3) 
 
Should the Board approve the request, staff recommends the following (possible conditions) to ensure 
compatibility and protect surrounding properties: 
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1.    
 
2.   
 
   
Subject to the following conditions, if any: _______________________________. 
 
  
Finding the hardship to be __________. 
 
 
Sample Motion: 
 
 
“Move to _________ (approve/deny) Variance of side setback from 15 ft to 14.5 ft (Sec.2.040, Table 2-3) 
 
Should the Board approve the request, staff recommends the following (possible conditions) to ensure 
compatibility and protect surrounding properties: 
 
1.    
 
2.   
 
   
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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Case Number: CBOA-3385 

Hearing Date: September 15th, 2026, 1:30 PM 

Case Report Prepared by: 

Kendal Davis 

Owner and Applicant Information: 

Applicant: Hubert Marris 

Property Owner: Same 

Action Requested: Variance of the minimum street frontage requirement from 30' to 0' of 
maintained public road in an AG district (Sec. 2.040 Table 2-3) 

Location Map: Additional Information: 

Present Use: Residential 

Tract Size: 0.84 ± Acres 

Legal Description: PRT NW SW BEG 233.80N & 
1326.50E & 41.50N SWC NW SW TH 
NW194.67 SW299.32 E355 N41.50 POB SEC 
09 19 11 .838ACS 

and 

PRT NW SW BEG 233.80N &1326.50E & 
41.50N & 194.67NW SWC NW SW TH 
NW201.40 SW199.34 SE33.09 CRV RT146.64 
S75.04 SW299.32 POB SEC 09 19 11 .924ACS 

Present Zoning: RE (Residential Estate), AG 
(Agriculture) 

Fenceline/Area: Sand Springs 

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

TRS: 9109 CASE NUMBER: CBOA-3385 
CASE REPORT PREPARED BY: Kendal Davis 

HEARING DATE: September 15th, 2026, 1:30 PM 

APPLICANT: Hubert Marris 

ACTION REQUESTED: Variance of the minimum street frontage requirement from 30' to 0' of maintained 
public road in an AG district (Sec. 2.040 Table 2-3) 

LOCATION: 14101 W 17th St S, Sand Springs, OK 

ZONED: RE (Residential Estate), AG (Agriculture) 

FENCELINE: Sand Springs 

PRESENT USE: Residential 

TRACT SIZE: 0.84 ± Acres 

LEGAL DESCRIPTION: PRT NW SW BEG 233.80N & 1326.50E & 41.50N SWC NW SW TH NW194.67 
SW299.32 E355 N41.50 POB SEC 09 19 11 .838ACS 

and 

PRT NW SW BEG 233.80N &1326.50E & 41.50N & 194.67NW SWC NW SW TH NW201.40 SW199.34 
SE33.09 CRV RT146.64 S75.04 SW299.32 POB SEC 09 19 11 .924ACS 

RELEVANT PREVIOUS ACTIONS: CLS-137 – Lot split Contingent on CBOA-3385 Approval. 

ANALYSIS OF SURROUNDING AREA: The subject property is located near the eastern terminus of W. 17th St. 
S., north of W. 18th Pl. S., adjacent to the Arkansas River. The surrounding area is characterized by a mixture 
of low-density residential development, larger undeveloped or wooded areas, and open land associated with 
the river corridor. The 2024 aerial exhibit shows detached residential dwellings on parcels of varying sizes 
and configurations, with the subject property situated near the end of W. 17th St. S. 

The immediate vicinity includes RE and AG zoning, and the subject property is located near the Sand Springs 
corporate limits. The subject property and surrounding area to the west and south are designated Residential 
by the applicable future land use plan, while property farther east is designated Industrial/Regional 
Employment. 

The subject property is approximately 0.84 acres and has an irregular configuration associated with 
the existing parcel and roadway pattern. The additional GIS exhibit identifies portions of the property 
within AE and X (0.2% annual chance) flood hazard areas, consistent with its location adjacent to the 
Arkansas River. This flood hazard represents an additional physical development constraint that 
should be considered independently of the requested zoning relief. 
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The requested variance would reduce the minimum street frontage requirement from 30 feet to zero feet of 
frontage on a maintained public road. The request relates to the configuration of the property and its 
relationship to the existing roadway system and would not, by itself, change the underlying zoning or 
authorize development within a flood hazard area. 

APPLICANT STATEMENT: None 

STAFF COMMENTS: The applicant is requesting a Variance of the minimum street frontage requirement 
from 30 feet to 0 feet of maintained public road in an AG District (Section 2.040, Table 2-3). 

The subject property is located within an established low-density residential and rural development pattern 
near the Arkansas River. Properties in the immediate vicinity vary in size and configuration, and residential 
uses are established along W. 17th St. S. and W. 18th Pl. S. The applicable future land use plan 
designates the subject property and much of the immediately surrounding area as Residential.  

The requested variance addresses the subject property's inability to provide the required 30 feet of 
frontage on a maintained public road. The subject tract has an irregular configuration and is situated near 
the terminus of W. 17th St. S. The requested relief is therefore associated with the property's relationship 
to the existing roadway and parcel pattern rather than a proposed change in land use. 

The subject property is also located within identified AE and X (0.2% annual chance) flood hazard areas. 
Given the property's proximity to the Arkansas River, any future development would remain subject to 
applicable floodplain management and development requirements. Approval of the requested frontage 
variance would not constitute approval of development within the floodplain or waive any applicable 
floodplain regulations. 

Staff finds that the requested variance is not anticipated to substantially alter the established character or 
development pattern of the surrounding area. The Board should consider the irregular configuration of the 
subject property, its relationship to the existing roadway and surrounding parcel pattern, the availability of 
adequate legal and physical access, and the presence of identified flood hazard areas when determining 
whether the circumstances of the property satisfy the required findings for granting a variance. Approval of 
the frontage variance would not independently establish legal or physical access to the property and would 
not relieve the property from compliance with applicable floodplain, zoning, building, wastewater/septic, 
access, or other development requirements. 

Sample Motion: 

“Move to _________ (approve/deny) Variance of the minimum street frontage requirement from 30' to 0' 
of maintained public road in an AG district (Sec. 2.040 Table 2-3) 

Should the Board approve the request, staff recommends the following (possible conditions) to ensure 
compatibility and protect surrounding properties: 

1. 

2.  

Subject to the following conditions, if any: _______________________________. 
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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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FEMA Flood Map 



Legal Description {Tract 1) 

Part of the Northwest Quarter of the Southwest Quarter {NW/4 SW/4) 
of Section Nine (9), Township Nineteen (19) North, Range Eleven 
(11) East of the Indian Base and Meridian, Tulsa County, State of 
Oklahoma, according to the U.S. Government Survey thereof, being 
more particularly described as follows, to-wit: COMMENCING at the 
Southwest Corner of the NW/4 SW/4 of Section Nine {9); THENCE due 
North along the West line of said Section Nine (9), a distance of 
233.80 feet to a point; THENCE S89"30'00"E, a distance of 1326.50 
feet to a point; THENCE due North, a distance of 41.50 feet to a 
point; THENCE N39°12'55"W a distance of 194.67 feet to the POINT 
OF BEGINNING; THENCE N39°12'55"W, a distance of 201.40 feet to a 
point; THENCE S42°44'00"W a distance of 199.34 feet to a point; 
THENCE S41°21'59"E a distance of 33.09 feet to a point; THENCE 
N78°35'01"E, a distance of 0.00 feet to a point of curvature; 
THENCE around a curve to the right having a radius of 50.00 feet 
and a chord bearing of S05°27'27"E, a distance of 99.46 feet and 
an arch length of 146.64 feet; thence S00°30'00"W a distance of 
75.04 feet; thence N50"47'05"E a distance of 299.32 feet to the 
Point of Beginning. Containing 0.92 acres more or less. 

Legal Description {Tract 2) 

Part of the Northwest Quarter of the Southwest Quarter {NW/4 
SW/4) of Section Nine (9), Township Nineteen (19) North, 
Range Eleven (11) East of the Indian Base and Meridian, 
Tulsa County, State of Oklahoma, according to the U.S. 
Government Survey thereof, being more particularly described 
as follows, to-wit: COMMENCING at the Southwest Corner of 
the NW/4 SW/4 of Section Nine {9); THENCE due North along 
the West line of said Section Nine (9), a distance of 233.80 
feet to a point; THENCE S89°30'00"E, a distance of 1326.50 
feet to a point; THENCE due North, a distance of 41.50 to 
the POINT OF BEGINNING; THENCE N39°12'55"W a distance of 
194.67 feet; thence S50°47'05"W a distance of 299.32; THENCE 
S89"30'00"E, a distance of 355.00 feet to a point; THENCE 
due North, a distance of 41.50 to the POINT OF BEGINNING. 
Containing 0.84 acres more or less. 
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COLLINS LAND SURVEYING, INC. 
3340 West 151st Street South 

P.O. Box 250 
Kiefer, Ok 74041 

Ph. 918-321-9400 Fax 321-9404 

REF. NO. 26-05-266 

Legal Description (Tract 1) 

Part of the Northwest Quarter of the Southwest Quarter (NW/4 SW/4) of Section Nine (9), Township 
Nineteen (19) North, Range Eleven (11) East of the Indian Base and Meridian, Tulsa County, State 
of Oklahoma, according to the U.S. Government Survey thereof, being more particularly described as 
follows, to-wit: COMMENCING at the Southwest Corner of the NW/4 SW/4 of Section Nine (9); 
THENCE due North along the West line of said Section Nine (9), a distance of 233.80 feet to a point; 
THENCE S89°30'00"E, a distance of 1326.50 feet to a point; THENCE due North, a distance of 
41.50 feet to a point; THENCE N39°12'55"W a distance of 194.67 feet to the POINT OF 
BEGINNING; THENCE N39°12'55"W, a distance of 201.40 feet to a point; THENCE S42°44'00"W 
a distance of 199.34 feet to a point; THENCE S41°21'59"E a distance of 33.09 feet to a point; 
THENCE N78°35'01"E, a distance of 0.00 feet to a point of curvature; THENCE around a curve to 
the right having a radius of 50.00 feet and a chord bearing of S05°27'27"E, a distance of 99.46 feet 
and an arch length of 146.64 feet; thence S00°30'00"W a distance of 75.04 feet; thence N50°47'05"E 
a distance of 299.32 feet to the Point of Beginning. Containing 0.92 acres more or less. 



COLLINS LAND SURVEYING, INC. 
3340 West 151st Street South 

P.O. Box 250 
Kiefer, Ok 74041 

Ph. 918-321-9400 Fax 321-9404 
 

REF. NO. 26-05-266 
 
 
Legal Description (Tract 2) 
 
Part of the Northwest Quarter of the Southwest Quarter (NW/4 SW/4) of Section Nine (9), Township 
Nineteen (19) North, Range Eleven (11) East of the Indian Base and Meridian, Tulsa County, State 
of Oklahoma, according to the U.S. Government Survey thereof, being more particularly described as 
follows, to-wit: COMMENCING at the Southwest Corner of the NW/4 SW/4 of Section Nine (9); 
THENCE due North along the West line of said Section Nine (9), a distance of 233.80 feet to a point; 
THENCE S89°30'00"E, a distance of 1326.50 feet to a point; THENCE due North, a distance of 
41.50 to the POINT OF BEGINNING; THENCE N39°12'55"W a distance of 194.67 feet; thence 
S50°47'05"W a distance of 299.32; THENCE S89°30'00"E, a distance of 355.00 feet to a point; 
THENCE due North, a distance of 41.50 to the POINT OF BEGINNING. Containing 0.84 acres 
more or less. 
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Case Number: CBOA-3386 
 
Hearing Date: September 15th, 2026, 1:30 PM 

 
Case Report Prepared by: 
 
Kendal Davis 
 

 
Owner and Applicant Information: 
 
Applicant: Brandon Gideon 
 
 
 
Property Owner: Same 

 
Action Requested: Special exception to allow mining and mineral processing of sandy loam in an 
approximately 2-acre area within an AG district (Sec. 6.010, Table 6-1) 
 
Location Map: 

 

 
Additional Information: 
 
Present Use: Agricultural  
 
Tract Size: 6.03 ± Acres 
 
Legal Description: NW NW SW LESS N500 
W330 THEREOF & LESS W50 THEREOF FOR RD 
SEC 01 21 12 6.028 ACS 
 
Present Zoning: Ag (Agricultural) 
 
Fenceline/Area: SKIATOOK 
 
Land Use Designation: RURAL RESIDENTIAL 
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TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

 
TRS: 1201  CASE NUMBER: CBOA-3386 

                                                                                       CASE REPORT PREPARED BY: Kendal Davis 
   

HEARING DATE: September 15th, 2026, 1:30 PM 
 
APPLICANT: Brandon Gideon 
 
ACTION REQUESTED: Special exception to allow mining and mineral processing of sandy loam in an approximately 2-
acre area within an AG district (Sec. 6.010, Table 6-1) 
 
LOCATION: 11927 N. Cincinnati Ave, Skiatook, OK 
 
ZONED: AG (Agricultural) 
 
FENCELINE: SKIATOOK 
 
PRESENT USE: Agricultural 
 
TRACT SIZE: 6.03 ± Acres      
 
LEGAL DESCRIPTION: NW NW SW LESS N500 W330 THEREOF & LESS W50 THEREOF FOR RD SEC 01 21 12 6.028 
ACS 
 
RELEVANT PREVIOUS ACTIONS: None 
 
ANALYSIS OF SURROUNDING AREA: The subject property is located on the east side of N. Cincinnati Avenue/State 
Highway 11, south of E. 123rd St. N. The surrounding area is predominantly rural in character and consists of large 
acreage tracts, wooded areas, open pasture, and scattered residential development. The aerial exhibit shows 
substantial wooded and undeveloped areas surrounding the subject property, with residences dispersed along N. 
Cincinnati Avenue and local roadways to the east and west.  
 
The subject property and surrounding properties are zoned AG, reflecting the predominantly agricultural and low-
density rural character of the area. The parcel pattern consists primarily of larger tracts, and development is relatively 
dispersed compared to a conventional residential subdivision. 
 
The subject property and surrounding area are designated Rural Residential by the Skiatook Land Use Plan. Existing 
development within the vicinity is generally consistent with this designation and includes rural residences, agricultural 
land, wooded areas, and other low-intensity uses. The subject tract and surrounding area are within the Regulatory 
Floodway or 1% Annual Chance Flood Hazard, as shown in the exhibit titled FEMA Flood Map.  
 
The proposed mining and mineral processing activity would represent a more intensive land use than the 
predominantly rural residential and agricultural uses surrounding the property. However, the requested activity is 
proposed to be limited to an approximately 2-acre portion of the AG-zoned property. Potential impacts associated with 
the operation should therefore be considered in relation to the location of the activity on the property, surrounding 
residences, access to N. Cincinnati Avenue, and any proposed measures to mitigate impacts on adjoining properties. 
 
STAFF COMMENTS: The applicant is requesting a Special Exception to allow mining and mineral processing of sandy 
loam within an approximately 2-acre area in the AG District (Section 6.010, Table 6-1). 
 
The surrounding area is characterized primarily by agricultural, rural residential, wooded, and undeveloped properties. 
While mining and mineral processing are more intensive than the predominant uses in the immediate vicinity, the 
Zoning Code provides a mechanism for consideration of the use by Special Exception within the AG District. The Board 
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should therefore consider whether the proposed operation can be conducted in a manner that is compatible with 
surrounding properties and will not create undue adverse impacts. 
The subject property is designated Rural Residential by the Skiatook Land Use Plan. Given this designation and the 
presence of residential properties in the surrounding area, particular consideration should be given to potential 
impacts associated with noise, dust, hours of operation, truck traffic, site access, drainage, erosion, and the location 
of excavation and processing activities relative to neighboring properties. 
 
The limited scale of the request—approximately 2 acres—may reduce the overall extent of potential impacts compared 
with a larger mining operation. However, compatibility will depend significantly on how the operation is conducted and 
whether adequate safeguards are provided to minimize impacts on nearby residential and agricultural properties. 
 
Staff finds that the proposed use is more intensive than the predominant rural residential and agricultural 
development pattern of the surrounding area. If the Board determines that the Special Exception is appropriate, staff 
recommends that consideration be given to conditions addressing the location and extent of the mining area, hours 
of operation, dust and noise control, truck access and circulation, drainage and erosion control, and restoration or 
reclamation of the disturbed area following completion of mining activities. 
 
Sample Motion: 
 
“Move to _________ (approve/deny) Special exception to allow mining and mineral processing of sandy 
loam in an approximately 2-acre area within an AG district (Sec. 6.010, Table 6-1) 
 
Should the Board approve the request, staff recommends the following (possible conditions) to ensure 
compatibility and protect surrounding properties: 
 

1.   
 

2.  
 

3.   
 
 
Subject to the following conditions, if any: _______________________________. 
 
  
In approving a special exception, the board of adjustment is authorized to impose such conditions and 
restrictions as the board of adjustment determines to be necessary to ensure compliance with the 
standards of §14.080-G, to reduce or minimize the effect of the special exception upon other properties in 
the area, and to better carry out the general purpose and intent of these zoning regulations. 
 
That the special exception will be in harmony with the spirit and intent of these zoning regulations; and the 
special exception will not be injurious to property in the vicinity of the subject property or otherwise 
detrimental to the public welfare. 
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FEMA FLOOD MAP 
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Tulsa County lnspections

218 W 6th ST, SUITE 2L0, Tulsa, OK, 74L19
lnspection Line: 918-596-5293

Earth Change Permit Application

For Office Use Only:

Permit #

Rec'd-
Zonins FZ

Firm Panel # _ FDP Req'd 
-

Required Documentation:
o Plot/site plan with erosion control plan. Both can be included on same plan.

o Written description of scope of work
r Floodplain Development Permit (if applicable)

o Notice of lntent (NOl) and Storm Water Pollution Prevention Plan (SMP3) or other applicable state documents, if
disturbing more than one acre (43,560 sq.ft.) of land

PROPERTY ADDRESS I t '11101(]
Number/Street City Zip Code

Unplatted ubdivision Lot- Block-

lot Size cres/SQ FT \\I Ra ne" \A.ETownshi

Type of Earth Change: Excavating J$ading-. Re-Grading Clearing of Land Frees & Debris)

(Circle allthat apply) Filling C-mttd Berming Paving

Ponds Other:

ls any work in a floodplain: ! Yes tr No (lf yes, a Floodplain Development Permit is required)

Does the lot or tract of record contain any natural or man-made water course? ! Yes tr No

lf yes, specify: 1
Total area to be disturbed: $ acres

Contractor/Owner

Phone Number Ema Crh r\^
I hereby certify that the proposed work is authorized by the owner of record and that I have been authorized by the owner to ma ke this application

as an authorized agent and I (we) agree to conform to all applicable laws and regulations. I am acknowledging by my signature on this document, I

have read and understand the information packet provided and will abide by Tulsa County Zoning, Construction and lnspection regulations set

forth and grant the building official and all designees the authority to enter areas covered by the permit qtg
n

Owner or Lessee Name (Print)

Applicant Zip Code Phone Number

Address City Zip Code Phone Number

Address

nt re)

Date ? 8tv
City

ALL FEES ARE NON-REFUNDABLE





Sn
COMPANY

CRTS Shale and
Trucking LLC

W
STATE OF OKLAHOMA

DEPARTMENT OF MINES

PERMIT # 

-

"1.
MATERIAL

Sandy Loam

ti
DlsruRBED AREA

Approximately
2 AcreE

SCOPE OF WORK * EARTH CHAI{GE / MINI]IIG PSRMIT

This project involves earth-change and mining activities for the otcavation of sandy loam within an approximately

two (2) acre area of the subject properly. All work will be limited to the approved permit boundariesn with an

approximate completion time of one to two years.

SCOP€ OF WORK INCTUDES

The sandy toam material produced from this site will be used to support construclion proiects serving schools,

apadments, businesses, residential developments, and the sunounding Skiatook area. Projects may include,

but are not limited to, school construction, residential house pads, apartment complexes, road base material,

shop pads, and other approved construc'tion uses.

r Clearing and preparation of the designated mining area

o Mechanical excavation of sandy loam using standard earth-moving equipment

r Temporury stockpiling of exsavatsd material within the permitted area

. Loading and transport of sandy loam material for off-site use or approved on-site use

. Grading and shaping of disturbed areas to maintain safe slopes and proper drainage

]iIOTICE OF INTEHT

Appropriate erosion and sediment control rneasures will be installed and mainlained throughout the duration of

the project, including measures to prevent off-site runoff and sedimentation in accordance wiih Tulsa County

requirements.

Allmining operations will be conducted during approved working hours and in mmpliance with Tulsa Coun$

ordinances, environmental regulations, Oklahorna Departrnent of Mines requiremenb, and applicable safety

standards. No excavation or disturbance will occur outside the approved permitted two (2) acre area.

Upon completion of mining ac.tivities, disturbod areas will be stabilized and reclaimed in accordance with the

approved reclamation plan, including final grading and site restoration as required'

Itris scope of wortis prepared to support the Earth Change / Mining Permit appliation

wfh the OklahomaDepaffmonf of Mtnes.

t
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Oktahoma Department of Environmental Quality
Notice of lntent (NOl)

for Stormwater Discharges Associated with lndustrial Activity

under the OPDES Multi-sector General Permit OKR05

DEQ Form
606-0028
luly 5,20L7

notice that the party identified in Section

the State of Oklahoma. Becoming a perm
I of this form intends to be authorized by DEq for stormwater discharges

ittee obligates such discharger to comply with the terms and conditions of

the OKR05 permit. To obtain an authorization from DEQ, this form must be complete with all the pertinent information

Submission of this NOI constitutes

associated with industrial activity in

3 and 4 of this form.the NOI onSee instructions for

NEWAPPLICATIOT'I, E MODIFICATION OT RENEWAL of current permit, enter the authorization number: OKR05

(918) 891-5150BRANDON GIDEON Phone

14810 N PEORIA AVE

74070OK

OWNER\OPERATOR
State:City: Zip CodeSKIATOOK

cRTSTRASH@YAHOO.COM
Operator's Point of Contact

Phone

BRANDON GIDEON Title

Operator Name

Mailing Address

(918) 519-5150 
E_mait

Facility's Type of Ownership: n Federal n State n Municipal fl Public n Private

Estimated Area of lndustrial Activity at your Facility exposed to stormwater

(e18)519-5150CRTS SHALE & TRUCKING LLC Phone:

11927 N CINCINNATI AVE

74070
City

SKIATOOK

Facility's Point of Contact

Facility Address

Facility Name

cRTSTRASH@YAHOO.COM

OWNER\OPERATOR

-95.991395W
at the entrance of the Facility

Phone:

Total Area of the Facility
2.00

Latitu de
36.328069N Longitude

Sector: Secondary: Sector:

(acres)

2.00 (acres)

Title

TULSA
Lountv:

BRANDON GIDEON

state: OK Zip code

(918) 519-5150 
E_mait:

SIC or Designated Activity Code and Sector: Primary:

2.00
(acres) Total lmpervious Area at the Facility:

Endangered Species EligibilitY

a. fl wy facility is not located in or draining to Federal and State sensitive waters and watersheds.

b. fl Vy facility is located in or drains to Federal and State sensitive waters and watersheds and I agree to implement the control

measures specified in Step 2 of Appendix A.

rmittee's certification of eligibility and agree to comply with any conditions of that certification.c. fl t am relying on another Pe

Does the facility discharge stormwater into a M54? n Yes V No, lf yes, name of the MS4 Operator

lsthefacilityrequiredtosubmitDischargeMonitoringReportduetosector-specificrequirement? fl Yes fl No; lfyes,whatis

yourapplicablesector? Ai":CTD[* f t*Jl-* K f lf OY S[*; Dischargesto impairedwatermonitoring: [-* Yes F No

lsthefacility'sstormwaterdischargecoveredbyaseparateindividual orgeneral permit? fl Yes n No, lfyes,enterthe

OPDES Permit Number



Outfall and Receiving Water lnformation

Outfall lD
Latitude/
Longitude

Name of the Receiving Waterbody
ls this waterbody impaired?

lf so, what are its impairments?
ls there a TMDL for
that impairment?

001
nyesfl No nv"rdNo

002
Ivesfl No []v"sWNo

003
fl ves fl No fl ves ff No

004
Ivesfl No fl v", d No

005
!Yesfl No nv"tSNo

006
!vesfl No flvesffNo

007
flvesfl No ! ves d r,ro

Note: use additional sheet of paper if the facility has more than 7 outfalls.

Pol Plan {SWP3}

Has the SWP3 been prepared in accordance with 2017 OKR05 Permit in advance of filing this NOI? n Yes n No

ls the SWP3 properly certified and available at the Facility? [ Yes ! No

Proposed Best Management Practices to control pollution in the stormwater discharges, check all that apply:

n Sediment Basin I Sediment Trap n Ret/Detention Pond E Vegetated Buffer

E Vegetative Swale ! Runoff lnfiltration E nunoff Diversion/Berm I tnlet Protection

! Secondary Containment ! Dust Collection System ! Covered Material Storage ! lndoor Vehicle Maint.

D Cood housekeeping E f mployee Training ! Spitt Prevention Plans !

Certification

I certify under penolty of law thot I have reod ond understand Psrt 1 of the permit eligibility requirements for coveroge under the

Stormwater Multi-Sector tndustriol Genero! Permit OKR05, including those requirements relating to the protection of endongered

or threatened species or criticol hobitat in Appendix A. Furthermore, this document and all qttochments were prepqred under my

direction or supervision in qccordance with o system designed to ossure thst quolified personnel properly gothered ond evoluated

the information submitted. Based on my inquiry of the person or persons who monage the system, or those persons directly

responsible for gathering the informotion, the informotion submitted is, to the best of my knowledge and belief, true, occurote,

ond complete. ! am oware thot there ore significant penalties for submitting false informotion, including the possibility of fine and

imprisonment for knowing violotions. ! understond that continued coverage under the Stormwoter Multi-Sector lndustrial Generol

Permit OKRO5 is contingent upon mointaining eligibility os provided for in Part 1 of the Permit.

Print Na n Title \.0na.-c

Signature: Date: ? t8 0'v
For DEQ u$sof/Assigned Authorization Number: OKR05



Tulsa County Clerk - MICHAEL WILLIS
Dw *, 2u2ffi25468 Page(s): 3
ffifmn0m12:22:49PM
Receipt* 2026-18537
fees:'$ZZOO Doc SbamPo: $22.50

GENERALWARRANTY DEED

f

WITNESSETH:

That in co.nsideration of the sum of Ten Dollars (510.00), duly paid, the receipt and sufficiency of
which is hereby acknowledged, said Grantoib dq by these presents, grant, bbrgain, sell and
convey the Grantee, and its successors and assigns, all of the following-described real estate,

. situated in Tulsa C.ounty, State of Oklahoma, to wit:

THrs TNDENTuRE, made thi,s&av *ilUaUl-. zazr,between pEcANs

GAtoRE, L[c, an OKLAHOMA rirnitcUlELiiitv totr,p"nilffi of the first part, hereinafter
referred to as 'Grantor", and BIG C Fanns, LLGI an OKIAIFMA Umited Uability Compang party
of the second part, P.O. Box 831, Skiatook, Ok.74A7A hereinafter refened to as Grantee".

The Northwest Quarter (NW4) of the Ndrthwest Quarter tNW/4) of the 
!

Southwest Quarter (SW4) of Section One {1), Township Twenty- One (21}

. North, Range Twelve {12} East of the lridian Meridian, Tulsa County, Statd.. .

of Oklahoma, LESS AND EXCEPT a tract of land describrid as the North 500
feet of the West 330 fet of the North Half {N/2} of ine'nortlvqest Quarter

.i,. tNW4) of the Southwest Quarter (SM4) of said'section Qne{1}, subject

r 
- to an lhgrsss, u.ii::,;;Tflr"f*"il*r t:ross the s'outh 25 feet thereof,

.,r ......,,;ii.)

together with all and singular the ir$p;gvements, tenements; and appurtenances thrireto
belongingbr in any wise appertaining foieVer:

,',

TO HAVE AND TO HOLD the described premises to the Grantee and his heirs, successors and
assigns.

Executed on the day and year first above written.

,

Pecans Galore, LLC. j

n Kay Burt,
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Case Number: CBOA-3387 
 
Hearing Date: September 15th, 2026, 1:30 PM 

 
Case Report Prepared by: 
 
Kendal Davis 
 

 
Owner and Applicant Information: 
 
Applicant: Shane Vaughn 
 
 
 
Property Owner: Same 

 
Action Requested: Variance of side setback requirements in AG district (Sec. 2.040, Table 2-3); 
Variance of the minimum lot area for an AG district (Sec. 2.040, Table 2-3) 
 
Location Map: 

 

 
Additional Information: 
 
Present Use: Residential  
 
Tract Size: 1.39 ± Acres 
 
Legal Description: BEG 912.8E & 1383S NWC 
NW TH S150 W413.93 NWLY152.44 E441.50 
LESS E25 THEREOF FOR RD SEC 4 20 14 
1.387AC 
 
Present Zoning: AG (Agricultural)  
 
Fenceline/Area: OWASSO 
 
Land Use Designation: RURAL 
RESIDENTIAL/AGRICULTURAL 
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TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

 
TRS: 0404  CASE NUMBER: CBOA-3387 

                                                                                       CASE REPORT PREPARED BY: Kendal Davis 
   

HEARING DATE: September 15th, 2026, 1:30 PM 
 
APPLICANT: Shane Vaughn 
 
ACTION REQUESTED: Variance of side setback requirements in AG district (Sec. 2.040, Table 2-3); Variance 
of the minimum lot area for an AG district (Sec. 2.040, Table 2-3) 
 
LOCATION: 6410 N. 131st E. Ave, Owasso, OK 
 
ZONED: AG (Agricultural) 
 
FENCELINE: OWASSO 
 
PRESENT USE: Residential 
 
TRACT SIZE: 1.39 ± Acres      
 
LEGAL DESCRIPTION: BEG 912.8E & 1383S NWC NW TH S150 W413.93 NWLY152.44 E441.50 LESS E25 
THEREOF FOR RD SEC 4 20 14 1.387AC 
 
RELEVANT PREVIOUS ACTIONS: None 
 
ANALYSIS OF SURROUNDING AREA: The subject property is located at approximately 6410 N. 131st E. Ave., 
in an area characterized primarily by low-density rural residential and agricultural development. The 
surrounding area contains detached single-family residences, accessory structures, open areas, and parcels 
of varying sizes and configurations. The 2024 aerial exhibit shows an established rural residential 
development pattern, with residences dispersed along N. 129th E. Ave., N. 131st E. Ave., N. 133rd E. Ave., 
and N. 134th E. Ave.  
 
The subject property is zoned AG, as are properties generally located to the south and west, while properties 
farther north are predominantly zoned AG-R. The additional GIS exhibit identifies the subject property as 
approximately 1.39 acres, which is below the minimum lot area required within the AG District. 
 
The subject property and surrounding area are designated Rural Residential/Agricultural by the Tulsa County 
Land Use Plan. The existing development pattern, consisting primarily of residential uses on properties of 
varying sizes interspersed with open and agricultural land, is generally consistent with this designation. 
 
Overall, the requested variances would accommodate residential development on an existing AG-zoned 
property within an established rural residential and agricultural setting. The minimum lot area variance 
addresses the existing size of the approximately 1.39-acre property, given that the minimum lot area for an 
AG parcel is 2.0 acres. The side setback variance addresses the placement of development on the property, 
where AG parcels have a side setback of 15 feet. Neither request would change the underlying AG zoning 
classification or authorize a different category of land use. 
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STAFF COMMENTS: The applicant is requesting a Variance of the side setback requirement in the AG 
District and a Variance of the minimum lot area requirement in the AG District (Section 2.040, Table 2-3). 

The subject property is an approximately 1.39-acre AG-zoned tract located within an established rural 
residential and agricultural area. The surrounding development pattern includes residential properties of 
varying sizes and configurations, with detached dwellings and accessory structures distributed throughout 
the immediate vicinity. The Tulsa County Land Use Plan designates the property and surrounding area as 
Rural Residential/Agricultural, which is generally consistent with the existing residential use and 
development pattern.  

The requested minimum lot area variance would allow the approximately 1.39-acre property to be utilized 
despite not meeting the minimum lot area standard otherwise required in the AG District. The request 
would not increase the size or intensity of the zoning district or introduce a use inconsistent with the 
established rural residential character of the surrounding area. 

The requested side setback variance is dimensional in nature and should be evaluated based on the 
degree of encroachment, the location of the affected structure, and its relationship to the adjoining 
property. The surrounding area contains parcels and residential improvements with varying configurations; 
however, compatibility with the surrounding development pattern alone does not establish the findings 
necessary for granting a variance. 

Staff finds that the requested variances are not anticipated to substantially alter the established rural 
residential and agricultural character of the surrounding area. The Board should consider the existing size 
and configuration of the subject property, the location of existing or proposed improvements, the degree of 
relief requested from the side setback, and the relationship of the property to surrounding development 
when determining whether the circumstances of the property satisfy the required findings for granting the 
variances. Approval of the variances would not relieve the property from compliance with other applicable 
zoning, building, access, wastewater/septic, or development requirements. 

STAFF COMMENTS: Narrow lot restricts the width of shop building needed to accommodate plans for 
usage. 

Sample Motion: 

“Move to _________ (approve/deny) Variance of side setback requirements in AG district (Sec. 2.040, Table 
2-3);  

Should the Board approve the request, staff recommends the following (possible conditions) to ensure 
compatibility and protect surrounding properties: 

1. Setback variance applies only to the building(s) in the provided site plan.

2. 

3. 

Subject to the following conditions, if any: _______________________________. 
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Finding the hardship to be __________. 
 
 
Sample Motion: 
 
 
“Move to _________ (approve/deny) Variance of the minimum lot area for an AG district (Sec. 2.040, 
Table 2-3); 
 
Should the Board approve the request, staff recommends the following (possible conditions) to ensure 
compatibility and protect surrounding properties: 
 
1.   
 
2.   
 
3.   
 
 
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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Case Number: CBOA-3388 
 
Hearing Date: September 15th, 2026, 1:30 PM 

 
Case Report Prepared by: 
 
Kendal Davis 
 

 
Owner and Applicant Information: 
 
Applicant: Steven Jones 
 
 
Property Owner: Karen & Steven Jones 

 
Action Requested: Special Exception to permit a manufactured housing unit, single section, in an 
AG-R District (Sec. 2.030, Table 2-2) 
 
 
Location Map: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Additional Information: 
 
Present Use: Residential  
 
Tract Size: 3.13 ± Acres 
 
Legal Description: E422.09 W452.09 S317.53 
NE SW NE LESS S103.21 SEC 8 21 14 
2.073ACS 
 
Present Zoning: AG-R (Agricultural)  
 
Fenceline/Area: COLLINSVILLE 
 
Land Use Designation: RESIDENTIAL 
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TULSA COUNTY BOARD OF ADJUSTMENT 
CASE REPORT 

 
TRS: 1408  CASE NUMBER: CBOA-3388 

                                                                                       CASE REPORT PREPARED BY: Kendal Davis 
   

HEARING DATE: September 15th, 2026, 1:30 PM 
 
APPLICANT: Steven Jones 
 
ACTION REQUESTED: Special Exception to permit a manufactured housing unit, single section, in an AG-R District (Sec. 
2.030, Table 2-2) 
 
LOCATION: 11225 N. 123rd E. Ave, Collinsville, OK 
 
ZONED: AG-R (Agricultural) 
 
FENCELINE: COLLINSVILLE 
 
PRESENT USE: Residential 
 
TRACT SIZE: 2.08 ± Acres      
 
LEGAL DESCRIPTION: E422.09 W452.09 S317.53 NE SW NE LESS S103.21 SEC 8 21 14 2.073ACS 
 
RELEVANT PREVIOUS ACTIONS: None 
 
ANALYSIS OF SURROUNDING AREA: The subject property is located north of E. 111th St. N., generally between N. 
123rd E. Ave. and N. 126th E. Ave. The surrounding area is predominantly residential in character, with a mixture of 
larger rural residential properties and more conventional single-family residential subdivisions. The 2024 aerial exhibit 
shows detached residential dwellings on relatively large lots immediately surrounding the subject property, with more 
densely developed residential subdivisions located farther west.  
 
The subject property is located within an AG-R zoning district. AG-R zoning extends generally north and east of the 
property, while AG zoning is located to the south. More conventional residential zoning, including RS-1 and RS-3, is 
located farther west within the Owasso corporate limits. Commercial zoning is concentrated farther north near E. 
116th St. N.  
 
The subject property and the surrounding area are designated Residential by the Owasso Comprehensive Plan. The 
existing development pattern surrounding the site is generally consistent with this designation and is characterized 
by residential uses at varying densities. 
 
Overall, the proposed single-section manufactured housing unit would continue the residential use and character of 
the area. The Special Exception would allow a specific residential housing type within the AG-R District and would not 
change the underlying zoning classification or introduce a nonresidential use into the surrounding area. 
 
STAFF COMMENTS: The applicant is requesting a Special Exception to permit a manufactured housing unit, single 
section, in an AG-R District (Section 2.030, Table 2-2). 
 
The subject property is located within an established residential area containing detached dwellings on properties of 
varying sizes and configurations. The immediate vicinity generally exhibits a lower-density, rural residential 
development pattern, while conventional residential subdivisions are located farther west. The subject property is also 
designated Residential by the Owasso Comprehensive Plan.  
 
The requested Special Exception relates specifically to the type of residential structure proposed rather than the 
introduction of a different land use. A residential use is consistent with the established character of the immediate 
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area and with the applicable future land use designation. The Board should consider the proposed location and 
orientation of the manufactured housing unit, its relationship to adjoining residential properties, and whether the 
proposed use will be compatible with the surrounding development pattern. 

Staff finds that the proposed single-section manufactured housing unit is not anticipated to substantially alter the 
established residential character of the surrounding area. The property is surrounded primarily by residential uses, 
and the proposed use is consistent with the Residential future land use designation. If approved, the manufactured 
housing unit would remain subject to all applicable setback, building, access, utility, wastewater/septic, and other 
development requirements. 

Sample Motion: 

“Move to _________ (approve/deny) Special Exception to permit a manufactured housing unit, single 
section, in an AG-R District (Sec. 2.030, Table 2-2) 

Should the Board approve the request, staff recommends the following (possible conditions) to ensure 
compatibility and protect surrounding properties: 

1. 

2. 

3. 

Subject to the following conditions, if any: _______________________________. 

In approving a special exception, the board of adjustment is authorized to impose such conditions and 
restrictions as the board of adjustment determines to be necessary to ensure compliance with the 
standards of §14.080-G, to reduce or minimize the effect of the special exception upon other properties in 
the area, and to better carry out the general purpose and intent of these zoning regulations. 

That the special exception will be in harmony with the spirit and intent of these zoning regulations; and the 
special exception will not be injurious to property in the vicinity of the subject property or otherwise 
detrimental to the public welfare. 
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Rural Water District No. 3
Washington Couhty, Oklahoma

17227 N. 129th E. Ave., P.O. Box 7O, Collinsville, OK 74O2L-AO7O

Ph. (918) 371-2055 o Fax (918) 371-3864 o TRS 711

May 27,2026

To Whom lt May Concern

Concerning the lot split for Steve and Karen Jones at 11225 N 123'd E Ave:
Washington County RWD # 3 already serves tract A with (1) To" metet. Tract B can also
be served with (1) /a" meter as long as the tract has at least 30 feet of road frontage
deeded to them and all other Washington County RWD # 3 requirements are met. lf you
have any questions, please contact the Washington County RWD # 3 office.

Sincerely,

,' 'i
Justin Witt
Field Supervisor

ln accordance with Federal law and U.S. Department of Agriculture policy, this institution is prohibited from discriminating on the basis of race, color,
national origin, age, disability, religion, se& and familial status. (Not all prohiblted bases apply to all programs).

To file a complaint of discrimination, write USDA, Director, Office of Civil Rights, 1400 Independence Avenue, S.W., Washingion, D.C., 20250-9410
or call (800) 795-3272 (voice) or (202) 720-6382 (TDD).

'rq
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