Tulsa Metropolitan Area
Planning Commission

Case: PUD-877 (Related to CZ-579 & The
Highlands at Mountain Creek Ranch)

Hearing Date: March 4, 2026

Prepared by: Kendal Davis
kdavis@incog.org
918-579-9485

Owner and Applicant Information
Applicant: Select Design

Property Owner: Mountain Creek Ranch Development,
LLC

Property Location: NE Corner of 181st & S. 161st E. Ave
Tract Size: + 97.45

Location within Tulsa County
(shown with Planning Areas)

Collinsville

Elected Representatives
County Commission: District 1; Kelly Dunkerley

Staff Recommendation
Staff recommends approval of PUD-877

Request Summary

Rezone subject tracts from AG to RE with a PUD overlay to
permit a multi-phased Residential Estate Subdivision and
privately maintained streets and controlled-access entry
features with reduced lot widths.

Zoning

Existing Zoning: AG (Agricultural)

Proposed Zoning: RE (Residential Estate) with New PUD to
allow private streets with a gated entrance.

Use
Current Use: Vacant

Proposed Use: Single-Family Residential Subdivision

Comprehensive Plan Considerations
Land Use
Land Use Plan: Rural Agriculture (Unincorporated)

Transportation

Major Street & Highway Plan: Bixoma Lake Rd. (161st East Ave.)
is classified as Secondary Arterial & E. 181st St. S. is
classified as Secondary Arterial

Transit: None

Existing Bike/Ped Facilities: None

Planned Bike/Ped Facilities: None

Environment
Flood Area: None

Parks & Open Space: None

Exhibits

FEMA Flood Hazard Map

Case map

Aerial

Tulsa County Comprehensive Plan Land Use Map
Mountain Creek Ranch PUD

Site Plan

MCR Letter to Neighbors

MCR Qil & Gas Conservation Certificate of Records
Search

e City of Bixby Public Works Meeting Minutes
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https://cityoftulsa.maps.arcgis.com/apps/webappviewer/index.html?id=264d991a559a49e0a96a771a51022281/

Case PUD-877

SECTION 1

Development Concept

The applicant is requesting rezoning from AG (Agriculture) to RE (Residential Estate) with a Planned Unit Development (PUD)
overlay to permit the development of a large-lot, multi-phase single-family residential subdivision including privately
maintained streets and controlled-access entry features on approximately 97.45 acres.

The proposed PUD will follow the underlying RE district dimensional and density standards with limited modifications,
primarily to address lot configuration flexibility and internal street design.

SECTION 2
Development Standards

Lot & Building Regulations:

. 87 residential lots

. Minimum lot area of 22,500 square feet

J Minimum land area per dwelling unit of 26,250 square feet
. Maximum structure height of 35 feet

. Three enclosed off-street parking spaces per dwelling unit
SETBACKS:

. Front Yard: 35 feet

. Rear Yard: 25 feet

. Side Yard: 7.5 feet

No principal residential structure shall be located closer than seven and one-half (7.5) feet to any side property line on one
side and seven and one-half (7.5) feet to the opposite side property line, thereby requiring a minimum combined side yard
separation of fifteen (15) feet between adjacent principal structures.

The maximum dwelling yield under strict RE standards would allow up to 161 units; therefore, the proposed 87 lots
represent a significantly reduced density from what could otherwise be achieved by-right.

Permitted Uses:
All uses permitted by right within the RE (Residential Estate) zoning district. Any use not specifically listed below is
prohibited. The following uses are allowed as permitted uses:

RESIDENTIAL USE CATEGORY:
e Single Household

PUBLIC, CIVIC AND INSTITUTIONAL USE CATEGORY:
e Natural Resource Preservation
e Utilities and Public Service facility, Minor

COMMERCIAL USE CATEGORY:
e Short-term rental
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Case PUD-877

AGRICULTURAL USE CATEGORY:
e Community Garden

Residential Building Types
e Detached House

SCREENING:
e Per RE (Residential Estate) Zoning District.
e All gates and entrance features must be maintained by a property owners association
e All fencing adjacent to public right-of-way on S. 161st and E. 181st shall be maintained by a property owners
association and included in an easement or reserve area.
Access will be:
. South 161st East Avenue (west boundary)
. East 181st Street South (south boundary)
Stormwater detention areas are integrated into designated reserve tracts, including a large central pond feature and
multiple reserve areas throughout the site. All open space will serve guest and lot owners of Mountain Creek Ranch.
The proposal includes significant open space and amenity components, including:
e Approximately 12 acres of green space/reserve area
e Stocked fishing pond with fountains
e Jogging trails connecting neighborhood sections
e Preservation of mature trees where feasible
e Professional landscaping and native stone retaining walls

e Open space areas for neighborhood events

A master Property Owners’ Association will be established to maintain common areas and amenities, and covenants will
establish architectural standards including minimum dwelling sizes and masonry requirements.

The final plat shall serve as the detailed site plan and must include covenants implementing PUD development standards,
with TMAPC designated as the enforcement authority.

SECTION 3
Supporting Documentation

The surrounding area consists primarily of:
e Large-lot single-family residential homesteads

e Unplatted acreage
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Case PUD-877

e Rural residential development patterns

The proposed RE zoning classification is consistent with the existing character of development in the immediate vicinity and
represents a transition from agricultural zoning to estate-style residential development.

Additionally:

The proposed density (87 units over 97.45 acres) reflects a rural/estate character.

Lot sizes significantly exceed typical suburban densities.

Approximately 12 acres of reserve/open space preserves the rural aesthetic.

The topography-sensitive design clusters development in areas suitable for construction.

Staff finds the proposed development intensity is compatible with surrounding land uses and will not introduce adverse
land use impacts inconsistent with the area’s established character.

INRASTRUCTURE & SERVICES
Utilities:

e The applicant shall secure water service from a public utility provider prior to final plat approval
e Septic systems required for each lot.
e Stormwater detention addressed in compliance with Tulsa County development regulations.

Platting:

No building permit shall be issued until the subdivision plat is approved by TMAPC and the Tulsa County Board of County
Commissioners and recorded of record.

The development remains subject to:

e Tulsa County Engineering review

e Subdivision and Development Regulations

e Drainage and stormwater compliance

e Utility easement and right-of-way dedication requirements
SECTION 4

Detailed Staff Recommendation

The proposed RE zoning is consistent with the surrounding development pattern.

The development incorporates substantial open space and amenity features.

Infrastructure and engineering review will occur through the subdivision platting process.

The proposal promotes orderly, compatible residential growth in unincorporated Tulsa County.

Pud-877 is consistent with PUD and mandatory Development Plan provisions of the Tulsa County Zoning Code.

agrONE
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Case PUD-877

Therefore, Staff recommends APPROVAL of the rezoning from AG to RE with a Planned Unit Development overlay, as
outlined in Section 2:

SECTION 5

Comprehensive Plan Considerations

Land Use Plan

The subject property is designated as: Rural Agriculture (Unincorporated)

Designation Description: The Rural Agriculture designation denotes areas within the City of Bixby’'s fenceline, but not within
the City limits, that have large tracts of land for agricultural purposes. Agricultural uses may also include large-lot detached
residential, accessory agricultural uses and structures to support agricultural uses. Improvements in this designation should
be low impact and retain the rural character of the area.

Surrounding Properties:

Location Existing Zoning/Overlay Existing Land Use Designation  Existing Use

North AG Rural Agriculture Residential
(Unincorporated)

East AG Rural Agriculture Vacant
(Unincorporated)

South N/A (Wagoner Co.) N/A (Wagoner Co.) N/A (Wagoner Co.)

West AG Rural Agriculture Vacant
(Unincorporated)

Transportation
Major Street & Highway Plan: E. 181st St. S. is classified as Secondary Arterial & E. 181st St. S. is classified as
Secondary Arterial.

Transit: None

Existing Bike/Ped Facilities: None

Planned Bike/Ped Facilities: None

Environmental Considerations

Flood Area: None

Parks & Open Space: None

Zoning History
Resolution (CMF# 20241854) dated September 30, 2024, established the standards for PUD and Zoning and

replaced all previous zoning codes.

Exhibits

e FEMA Flood Hazard Map
e (Case map

o Aerial
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Case PUD-877

Tulsa County Comprehensive Plan Land Use Map
Mountain Creek Ranch PUD

Site Plan

MCR Letter to Neighbors

MCR Qil & Gas Conservation Certificate of Records Search
City of Bixby Public Works Meeting Minutes
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Hello neighbors!

We have lived here for over 30 years and have met many of you, but we certainly haven’t met all of you. We are
reaching out to inform you of our proposal to develop some of our land into single-family residential
neighborhood. We have no plans to leave our home, but we have decided to develop a first-class residential
neighborhood with low-density, large lots with upscale homes from $600k to several million. We are trying to
be a good neighbor and we plan to help with improving some of the existing streets and also upgrading the
booster station to rectify the low pressure issues we have all experienced in the past. All of these costs will be
incurred by the development and at no cost to you.

Please review the enclosed information, as we believe we have potential to deliver the nicest neighborhood in
eastern Oklahoma due to the scenic views, topography, trees, nearby Bixhoma Lake and rural setting. The
zoning case held by TMAPC is scheduled for February 18" so, if you have any questions, please feel free to
reach out before the meeting.

Sincerely,

Brad & Pamela Boone

18133 S 172" E Ave

Bixby, OK 74008
info.mountaincreekranch@gmail.com




City of Bixby
‘Bixby Public Works Authority

Meeting Agenda
Monday, January 26, 2026 Immediately Following the Bixby Municipal Building
City Council Meeting 111 N. Cabaniss Ave., Bixby,

OK 74008
Public comments are limited to items on the agenda. Those wishing to speak on agenda
items will need to appear in the City Council Chamber.

Call to Order
Chairman
Roll Call
Shannon Duran, City Clerk
Consent Agenda
Secretary's Report
Consider and Approve:

1) Minutes for the Bixby Public Works Authority Meeting dated 1/12/26.

2) Discuss and/or take action on Water Tap Application for 9o + Water Taps for
Mountain Creek Ranch Development with approximately 235.16 acres located on

the Northeast Corner of 181st Street South and South 161st East Ave, Bixby, OK, in
Tulsa County, OK.

Regular Agenda

1) Adjournment

Notice of Posting
This Notice and Agenda was posted on the bulletin board this day of January 22, 2025,

on or before 5:00 p.m., at City Municipal Building, 111 N. Cabaniss Avenue, Bixby,
Oklahoma, 74008.

Respectfully Submitted
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Shannon Duran
City Clerk

Note: All cell phones and pagers must be turned off or operated silently during all
meetings.

21 O.S. Section 280 provides the following: A. It is unlawful for any person, alone or in
concert with others and without authorization, to willfully disturb, interfere or disrupt
state business, agency operations or any employee, agent, official or representative of the
state. B. It is unlawful for any person who is without authority or who is causing any
disturbance, interference or disruption to willfully refuse to disperse or leave any
property, building or structure owned, leased or occupied by state officials, employees,
agents or representatives or used in any manner to conduct state business or operations
after proper notice by a peace officer, sergeant-at-arms, or other security personnel. C.
Any violation of the provisions of this section shall be a misdemeanor punishable by
imprisonment in the county jail for a term Oklahoma Statutes - Title 21. Crimes and
Punishments Page 94 of not more than one (1) year, by a fine not exceeding One
Thousand Dollars ($1,000.00), or by both such fine and imprisonment. D. For purposes
of this section, “disturb, interfere or disrupt” means any conduct that is violent,
threatening, abusive, obscene, or that jeopardizes the safety of self or others.

For Special Accommodations

Persons who require a special accommodation to participate in this meeting should
contact City Clerk, Shannon Duran: City Municipal Building, 111 N. Cabaniss Avenue,
Bixby, Oklahoma, 74008, 918-366-4430 or email City Clerk, Shannon Duran
(sduran@bixbyok.gov), as far in advance as possible and preferably at least 48-hours
before the date of the meeting. Persons using a Telecommunication Device for the Deaf
may contact Oklahoma Relay at 1-800-722-0353 and voice calls should be made to 1-
800-522-8506 to communicate via telephone with hearing telephone users and vice
versa.
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Consent Agenda Item Commentary

Item Title

Minutes for the Bixby Public Works Authority Meeting dated 1/12/26.

Initiator
Staff Information Source
Background
Exhibits

1. BPWA Minutes 1/12/26
Key Issue
Council Action
Recommendation
Item No: 1.

Meeting Date
January 26, 2026

Meeting

20260126 Bixby Public Works Authority Agenda
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Bixby Public Works Authority Meeting Minutes

Bixby Municipal Building
111 N. Cabaniss Ave., Bixby, OK 74008
January 12, 2026 at 6:00 PM

The agenda for the regularly scheduled meeting of the Bixby Public Works Authority of the city of
Bixby was posted on the bulletin board at the Bixby Municipal Building, 111 N. Cabaniss Ave., Bixby,
OK 74008 on January 8, 2026, on or before 5:00 p.m.

Call to Order
Mayor Girard called the meeting to order at 6:06 pm.

Roll Call
Candy Karpe, Assistant City Clerk, called the roll, and the following were present:

Members Present:
Mayor Girard

Vice Mayor Schultz
Councilor Hirshey
Councilor David
Councilor Payne

Staff Present:

Joey Wiedel, City Manager

JT Hammons, City Attorney
Shannon Duran, City Clerk

Charles Barnes, Finance Director
Dylan Warner, Public Works Director
Todd Blish, Police Chief

Joe Sherrell, Fire Chief

Consent Agenda

1) Minutes for the Special Bixby Public Works Authority Meeting dated 12/16/25.
Mayor Girard said Item 1 on the Consent Agenda is up for discussion and consideration.
Mayor Girard asks for a motion to approve item 1. Vice Mayor Schultz made a motion to approve,

seconded by Mayor Girard.
The vote was taken with the following results:

Carried:5-0

Ayes: Schultz, Girard, David, Payne, Hirshey
Nays: 0

Page10f3
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Regular Agenda

1) Discuss and/or take action on Water Tap Application for Pete and Susan Matlock located at 16365
South 145th East Ave, Bixby, OK, in Tulsa County Parcel No. 97427742733080.

Mayor Girard said Item 1 on the Regular Agenda is up for discussion and consideration.
Item presented by: Dylan Warner
Others who spoke: Pete Matlock

Discussion ensued about placing a water tap outside the city limits. The 2019 moratorium was
read to council with regard to installing a water tap outside the city limits. A cost estimate of $125
a liner foot for 1350 feet. Mr Matlock spoke about the history of this request. His total cost
estimate from the City in December 2024 was $1170 for a 1-inch water tap. In September 2025,
they decided to install the water tap. At that time, they were notified by Public Works about the
moratorium and the actual cost of the installation. Mr Matlock would like to have his water tap
approved at the price he was quoted when he inquired about the tap before purchasing the land.
A recommendation was made that a standardized tap fee that is higher than the City tap fee for
anybody that is outside the city limits.

No action was taken on this item to allow the public works director, the city manager and city
attorney to review the moratorium and see if it needs to be revoked or amended.

2) Adjournment.

Mayor Girard adjourned the meeting at 6:31 pm.

Mayor

City Clerk
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Consent Agenda Item Commentary

Item Title

Discuss and/or take action on Water Tap Application for 9o + Water Taps for
Mountain Creek Ranch Development with approximately 235.16 acres located
on the Northeast Corner of 181st Street South and South 161st East Ave, Bixby,
OK, in Tulsa County, OK.

Initiator
Dylan Warner

Staff Information Source
Gwen Plante

Background

Mr. Boone is requesting approximately 9o + Water Taps for Mountain Creek
Ranch Development with approximately 235.16 acres located on the Northeast
Corner of 181st Street South and South 161st East Ave, Bixby, OK, in Tulsa
County, OK.

Mr. Boone will be responsible for obtaining any off-site easements.

Exhibits
1. Boone Trust/Mountain Creek Ranch Development Water Tap Applications

Key Issue
Water Tap Approval

Council Action
Approve water tap (outside the City limits)

Recommendation
Approval

Item No:

Meeting Date
January 26, 2026

Meeting
Bixby Public Works Authority Agenda January 26, 2026.
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Bixby Public Works Authority
Water Tap Application

QOutside of City Limits
$200.00 Non-refundable fee

(Transaction Code: 116.200 Please reference Name/Address)

Name: /205»1" B Boowc_. + P‘V""G/f- 12 Rf.v ﬁus'f

Address: /7029 S.lblst £ Rue

City, State and Zip: ,B.m.L‘}'Lok 74008

Telephone No.:

Email Address:

Please note, ALL items listed below must be completed and submitted with this
application prior to the City reviewing.

Complete Condition Staff Approval/Date
Yes | No | ® Atrached - Rc,ugy T ) upa‘nlc booster + JO Taps
v’ Provide site sketch showing tap location n& i
Provide legal description for tap location and plat of
v~ survey, or Tax map with property to be served
highlighted. Also provide proof of ownership. A
" Provide analysis for Booster Pump Station design and
performance to City Lngineer
v | . Provide analysis for line sizing to City Engineer®
N /R _ Obtain any and all off-site easements
v Note Service Line Size to be used: (* TO PUTURE IraMES
v’ Note Meter Line Size to be used: &* Msn . THRoUGHoWT VETEHIoR HoD
v Applicant Certification signed and dated.

A3 PRRCELS BFFECTED — SEE WRITACHED PaoFE&TY REPORTS t OusmvERSHIP IFFRIBAVIT
PREVZAMINARY PLAT PENDIVG APPROVAL o/ TULSA cowATY
*May not apply. If it does apply, the information will need to be submitted with the

application. A plumber will be able to help with this information. If a Booster Pump
Station is needed provide the model and specifications.

OFFICE USE ONLY:

Received by: Date:

City Council Agenda Date:
Approved
Denied

Page1of 2
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Bixby Public Works Authority
Water Tap Application
{Transaction Code: 116.200 Please reference Name/Address)

Applicant Certification

1, Br-“'( Beove (printed name) on the 24 dayof Movember 2025,

hereby agree to my responsibility to own, operate, and maintain in good working order

all improvements required to provide water service to the location for which I have
received approval for a water tap from the Bixby Public Works Authority (BPWA). I
recognize that failure to operate and maintain all improvements within good working
order as determined by the BPWA will constitute just cause for suspension of water
service by the BPWA until such time as improvements are brought into compliance with

BPWA requirements.

,//wzﬂ, ﬁ% /2925

Signature Date
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