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DEVELOPMENT CONCEPT & CHARACTER 

Shadow Valley is a proposed multifamily residential use, submitted as a Planned Unit Development 
pursuant to the provisions of the City of Bixby Zoning Code.  The PUD consists of one Development 
Area. Development Area “A”, being the multifamily site, contains 21.10 acres of land. The project 
consists of residential dwelling units in the form of low-rise apartments contained in multiple buildings, 
and encompasses approximately 21.1 acres of land.  In addition to the apartment buildings a leasing 
office and clubhouse will be constructed on this site. This project is located approximately 3,200 feet 
west of Memorial drive, and 500 feet south of E. 151st Street South. This site is currently used as a 
Mobile home park. The subject property is currently zoned RMH. However, RM-3 zoning is being 
requested. The North side of the subject tract abuts lands zoned CS, IL and CH.  The property abuts AG 
to the east and west. The adjacent property to the south is zoned RS-3 (PUD-85).   

The purpose of a PUD is to permit flexibility within the development to best utilize the unique physical 
features of this particular site and provide and preserve meaningful open space.  The proposed PUD 
meets and exceeds this requirement and the stated purposes of the Bixby Zoning Code. 

DEVELOPMENT STANDARDS 

This PUD shall be governed by the use and development regulations of Bixby Zoning Code except 
where provided otherwise as follows: 

Development Area A  

Permitted Use………………………………………………….. As permitted in RM-3, Multi-Family 
apartments and customary accessory 
uses, such as clubhouses, pools, tennis 
courts, and the like.  

Net Development Area....……………………………………… 21.1 Acres (919,116 S.F.) 

Maximum Density/Intensity of Use……………………………. 25 units/ acre 

Maximum Floor Area Ratio Per Lot…………………………… 0.50  

Minimum Livability Space………..…………………………… 20% of the total site area 

Minimum Building Setback:  

      From Easterly side lines…................………………………. 20 feet 

      From Front/ North line ….........................…………………. 20 feet 

      From Rear/South line ...................…………………………. 20 feet 

      From Westerly side lines…................................................... 20 feet 

Maximum Building Height…………………………………….. 50 feet (Not to exceed three stories) 

Minimum Landscape Buffer …………………………………… 20 feet from E. 151st Street South 
20 feet from Easterly side Lines 
20 feet from Westerly side Lines 
20 feet from South Property Line 
 

Minimum Dwelling Unit size ………………………………….. 600.00 Square feet 

Percent of masonry …………………………………………….. 25% Buildings  
40% Leasing Office 
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0%   Carports & Garages 

Parking Ratio…………………………………………………… 1.5 space per 1 bedroom unit  
2.0 space per 2 & 3 bedroom units 

PLATTING 

No building permit within Shadow Valley shall be issued until a subdivision plat has been approved by 
the City of Bixby as being in compliance with the planned unit development concept and development 
standards. A subdivision plat will be submitted to the City of Bixby after approval of the PUD by the 
City Council. The platted area will establish private covenants which set forth criteria which will 
establish and maintain a very high quality of development. 

DETAIL SITE PLAN REVIEW 

A Detailed Site Plan shall be submitted to and approved by the City of Bixby prior to the issuance of a 
Building Permit. The applicant shall submit the Site Plan to the City and supply all information 
required.  

LANDSCAPING AND SCREENING 

Shadow Valley landscaping plan will be submitted to the City of Bixby during the Detailed Site Plan 
phase. The plan will be designed to enhance the E. 151st Street South frontage and to create an attractive 
view from said street and adjacent properties.  The planting theme will highlight the site entries and 
buildings, and will utilize plant selections indigenous to North East Oklahoma that are durable and 
require low maintenance. All landscaping shall be provided in accordance with the City of Bixby 
Zoning Code except as noted herein. 

A minimum of fifteen percent (15%) of the land area shall be improved as internal landscape open 
space.  

The frontage along S. 151st Street South will have a twenty (20) foot wide landscaped strip along the 
street right-of-way. This landscape strip will be planted with at least one (1) tree per 500 square feet of 
street yard and at least one half of the trees shall be evergreen. Shrubs will also be installed to exceed 
the requirements of the Bixby Zoning Code.   

Along the south, east and west sides of the PUD there will be a twenty (20) foot wide landscaped buffer. 
This landscape buffer will be planted with at least one (1) tree per 1000 square feet of buffer area and at 
least one half of the trees shall be evergreen. 
 
All trees required by code will be planted at a minimum size of 2” caliper.  Shrubs required by code will 
be planted with a minimum 3 gallon container size.  All landscape areas will be irrigated with an 
underground sprinkler system, and maintained per requirements of the Bixby Zoning Code. 
 
In order to screen the facility from the adjacent properties, we are proposing a 6-foot tall fence along the 
Eastern, southern, Northern and Western property lines. Details of the type of fence and screening will 
be provided during the detailed site plan phase. 
 
GRADING & UTILITY PLANS 

During the design phase, a Site Grading & Utility Plan will be submitted to the City of Bixby for review 
and approval. All utilities are available to serve this development including water and Sanitary Sewer.  
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Drainage and Utility plans will be prepared in accordance with the City of Bixby engineering 
requirements. 

The site is fairly flat. Existing topography ranges from elevation 604 at the west side to elevation 600.00 
at the east side of the property.  A portion of the existing driveway near 151st is located within the 
FEMA 100 year floodplain.  

There is a 12-inch water lines located on the north side of E. 151st Street, and a 6” water line along the 
east side of this property. 

There is an existing 8” Sanitary Sewer line along the east side of this property. This line is flowing into 
an existing on-site lift station. A 4” forcemain is conveying waste water from this development into a 
manhole located within the Bixby Industrial Park located east of this project site. All other utilities and 
communication services are available along 151st street and accessible to serve this project. Fire Hydrant 
spacing within this development will be 300 feet apart. A fire hydrant layout plan will be submitted to 
the Fire Marshal for approval. All water mains will be looped outside of paved areas. Laterals sanitary 
sewer mains will be extended to locations within the development, with manholes located outside of 
paved areas. 

ACCESS AND CIRCULATION 

The main Ingress and egress to Shadow Valley will be from 151st Street South. The existing driveway 
along the east side will be improved and removed from the 100 yr flood plain by installing drainage 
structure under the access road. A second access road will eventually be installed to provide a secondary 
means of access to 151st Street. The location of the secondary access will be determined upon acquiring 
additional property between this development and 151st Street. Sidewalks, minimum 4 feet in width, will 
be installed by the developer along all street frontages in accordance with the Subdivision Regulations. 
The sidewalks will be ADA compliant to be approved by the City Engineer. The minimum width of the 
internal drives will be 26 feet and the minimum gate width will be 14 feet. A Knox rapid entry system 
will be installed. Internal sidewalks will be provided to enhance the quality of the development and to 
provide a convenient and safe passageway for pedestrians.  

TRASH ENCLOSURE 

Outside trash enclosures will be located within the development. There will be screened from the view 
from the residential area and roadways.  

SIGNS & SITE LIGHTING 

One free standing sign will be installed along the frontage of E. 151st Street South. Additional signs will 
be installed on the buildings. All Signage shall comply with the Bixby Zoning Code. 

The site lighting consists of 400 watt metal halide fixtures, aluminum housing, type 3 distribution on 20 
feet tall poles. Each building will have wall packs with high pressure sodium bulbs at the end of each 
building. Additional security lighting will be provided for the safety of the tenants. All outdoor lighting 
fixtures will be shielded to avoid light spillage onto adjacent properties. A photometric plan will be 
submitted to the City of Bixby for approval during the design phase of the project. 
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SOIL ANALYSIS 

A complete soil investigation study will be provided by a qualified geotechnical engineering firm during 
the design phase of the project. For the purpose of this PUD, we have attached in Exhibit D a soil 
analysis from Tulsa County Soil Conservation services. 

SCHEDULED DEVELOPMENT 

Construction of Shadow Valley project will commence in late winter of 2016.   

LEGAL DESCRIPTION 

A tract of land located in the Northeast Quarter (NE/4) of the Northwest Quarter (NW/4) of Section 
Twenty-three (23), Township Seventeen (17) North, Range Thirteen (13) East, Tulsa County, State of 
Oklahoma, being more particularly described as follows: 
 
Beginning at the Northeast corner of the Northwest quarter (NW/4) of section Twenty-three (23), thence 
N 89° 56' 0” W, a distance of 330.62 feet, thence S 0° 04' 40” W, a distance of 1319.96 feet to the Point 
of Beginning: thence N 89° 57' 0” W, a distance of 990.44 feet, thence N 0° 11' 40” E, a distance of 880 
feet, thence S 89° 56' 0” E, a distance of 850.35 feet, thence N 0° 04' 40” E, a distance of 390.25 feet, 
thence S 89° 56' 00” E, a distance of 59', thence S 28° 29' 32” E, a distance of 165.81 feet, thence S 0° 
04' 40” W, a distance of 1124.32 to the Point of Beginning; 
 
Having an area of 21.10 acres more or less. 
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EXHIBIT A 

AERIAL PLAN 
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EXHIBIT B 

PUD PLAN 
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EXHIBIT C 

EXISTING CONTOURS & UTILITIES 
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SOIL ANALYSIS 
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Preface
Soil surveys contain information that affects land use planning in survey areas. They
highlight soil limitations that affect various land uses and provide information about
the properties of the soils in the survey areas. Soil surveys are designed for many
different users, including farmers, ranchers, foresters, agronomists, urban planners,
community officials, engineers, developers, builders, and home buyers. Also,
conservationists, teachers, students, and specialists in recreation, waste disposal,
and pollution control can use the surveys to help them understand, protect, or enhance
the environment.

Various land use regulations of Federal, State, and local governments may impose
special restrictions on land use or land treatment. Soil surveys identify soil properties
that are used in making various land use or land treatment decisions. The information
is intended to help the land users identify and reduce the effects of soil limitations on
various land uses. The landowner or user is responsible for identifying and complying
with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area
planning, onsite investigation is needed to supplement this information in some cases.
Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/portal/
nrcs/main/soils/health/) and certain conservation and engineering applications. For
more detailed information, contact your local USDA Service Center (http://
offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).

Great differences in soil properties can occur within short distances. Some soils are
seasonally wet or subject to flooding. Some are too unstable to be used as a
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as septic
tank absorption fields. A high water table makes a soil poorly suited to basements or
underground installations.

The National Cooperative Soil Survey is a joint effort of the United States Department
of Agriculture and other Federal agencies, State agencies including the Agricultural
Experiment Stations, and local agencies. The Natural Resources Conservation
Service (NRCS) has leadership for the Federal part of the National Cooperative Soil
Survey.

Information about soils is updated periodically. Updated information is available
through the NRCS Web Soil Survey, the site for official soil survey information.

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its programs
and activities on the basis of race, color, national origin, age, disability, and where
applicable, sex, marital status, familial status, parental status, religion, sexual
orientation, genetic information, political beliefs, reprisal, or because all or a part of an
individual's income is derived from any public assistance program. (Not all prohibited
bases apply to all programs.) Persons with disabilities who require alternative means
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for communication of program information (Braille, large print, audiotape, etc.) should
contact USDA's TARGET Center at (202) 720-2600 (voice and TDD). To file a
complaint of discrimination, write to USDA, Director, Office of Civil Rights, 1400
Independence Avenue, S.W., Washington, D.C. 20250-9410 or call (800) 795-3272
(voice) or (202) 720-6382 (TDD). USDA is an equal opportunity provider and
employer.
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Soil Map
The soil map section includes the soil map for the defined area of interest, a list of soil
map units on the map and extent of each map unit, and cartographic symbols
displayed on the map. Also presented are various metadata about data used to
produce the map, and a description of each soil map unit.
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 1:12,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil line
placement. The maps do not show the small areas of contrasting
soils that could have been shown at a more detailed scale.

Please rely on the bar scale on each map sheet for map
measurements.

Source of Map:  Natural Resources Conservation Service
Web Soil Survey URL:  http://websoilsurvey.nrcs.usda.gov
Coordinate System:  Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more accurate
calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as of
the version date(s) listed below.

Soil Survey Area:  Tulsa County, Oklahoma
Survey Area Data:  Version 9, Sep 18, 2014

Soil map units are labeled (as space allows) for map scales 1:50,000
or larger.

Date(s) aerial images were photographed:  Jul 23, 2010—Jun 13,
2011

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor shifting
of map unit boundaries may be evident.

Custom Soil Resource Report
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Map Unit Legend

Tulsa County, Oklahoma (OK143)

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

7 Choska very fine sandy loam, 0
to 1 percent slopes, rarely
flooded

18.7 85.7%

49 Severn very fine sandy loam, 0
to 3 percent slopes, rarely
flooded

3.1 14.3%

Totals for Area of Interest 21.8 100.0%

Map Unit Descriptions
The map units delineated on the detailed soil maps in a soil survey represent the soils
or miscellaneous areas in the survey area. The map unit descriptions, along with the
maps, can be used to determine the composition and properties of a unit.

A map unit delineation on a soil map represents an area dominated by one or more
major kinds of soil or miscellaneous areas. A map unit is identified and named
according to the taxonomic classification of the dominant soils. Within a taxonomic
class there are precisely defined limits for the properties of the soils. On the landscape,
however, the soils are natural phenomena, and they have the characteristic variability
of all natural phenomena. Thus, the range of some observed properties may extend
beyond the limits defined for a taxonomic class. Areas of soils of a single taxonomic
class rarely, if ever, can be mapped without including areas of other taxonomic
classes. Consequently, every map unit is made up of the soils or miscellaneous areas
for which it is named and some minor components that belong to taxonomic classes
other than those of the major soils.

Most minor soils have properties similar to those of the dominant soil or soils in the
map unit, and thus they do not affect use and management. These are called
noncontrasting, or similar, components. They may or may not be mentioned in a
particular map unit description. Other minor components, however, have properties
and behavioral characteristics divergent enough to affect use or to require different
management. These are called contrasting, or dissimilar, components. They generally
are in small areas and could not be mapped separately because of the scale used.
Some small areas of strongly contrasting soils or miscellaneous areas are identified
by a special symbol on the maps. If included in the database for a given area, the
contrasting minor components are identified in the map unit descriptions along with
some characteristics of each. A few areas of minor components may not have been
observed, and consequently they are not mentioned in the descriptions, especially
where the pattern was so complex that it was impractical to make enough observations
to identify all the soils and miscellaneous areas on the landscape.

The presence of minor components in a map unit in no way diminishes the usefulness
or accuracy of the data. The objective of mapping is not to delineate pure taxonomic
classes but rather to separate the landscape into landforms or landform segments that
have similar use and management requirements. The delineation of such segments

Custom Soil Resource Report
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on the map provides sufficient information for the development of resource plans. If
intensive use of small areas is planned, however, onsite investigation is needed to
define and locate the soils and miscellaneous areas.

An identifying symbol precedes the map unit name in the map unit descriptions. Each
description includes general facts about the unit and gives important soil properties
and qualities.

Soils that have profiles that are almost alike make up a soil series. Except for
differences in texture of the surface layer, all the soils of a series have major horizons
that are similar in composition, thickness, and arrangement.

Soils of one series can differ in texture of the surface layer, slope, stoniness, salinity,
degree of erosion, and other characteristics that affect their use. On the basis of such
differences, a soil series is divided into soil phases. Most of the areas shown on the
detailed soil maps are phases of soil series. The name of a soil phase commonly
indicates a feature that affects use or management. For example, Alpha silt loam, 0
to 2 percent slopes, is a phase of the Alpha series.

Some map units are made up of two or more major soils or miscellaneous areas.
These map units are complexes, associations, or undifferentiated groups.

A complex consists of two or more soils or miscellaneous areas in such an intricate
pattern or in such small areas that they cannot be shown separately on the maps. The
pattern and proportion of the soils or miscellaneous areas are somewhat similar in all
areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.

An association is made up of two or more geographically associated soils or
miscellaneous areas that are shown as one unit on the maps. Because of present or
anticipated uses of the map units in the survey area, it was not considered practical
or necessary to map the soils or miscellaneous areas separately. The pattern and
relative proportion of the soils or miscellaneous areas are somewhat similar. Alpha-
Beta association, 0 to 2 percent slopes, is an example.

An undifferentiated group is made up of two or more soils or miscellaneous areas that
could be mapped individually but are mapped as one unit because similar
interpretations can be made for use and management. The pattern and proportion of
the soils or miscellaneous areas in a mapped area are not uniform. An area can be
made up of only one of the major soils or miscellaneous areas, or it can be made up
of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.

Some surveys include miscellaneous areas. Such areas have little or no soil material
and support little or no vegetation. Rock outcrop is an example.

Custom Soil Resource Report
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Tulsa County, Oklahoma

7—Choska very fine sandy loam, 0 to 1 percent slopes, rarely flooded

Map Unit Setting
National map unit symbol: 3l27
Elevation: 10 to 1,000 feet
Mean annual precipitation: 36 to 60 inches
Mean annual air temperature: 50 to 70 degrees F
Frost-free period: 200 to 300 days
Farmland classification: All areas are prime farmland

Map Unit Composition
Choska and similar soils: 85 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Choska

Setting
Landform: Stream terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Convex

Typical profile
A - 0 to 14 inches: very fine sandy loam
C - 14 to 35 inches: very fine sandy loam
2C - 35 to 48 inches: silt loam
3C - 48 to 80 inches: stratified loamy fine sand to silt loam

Properties and qualities
Slope: 0 to 1 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Well drained
Runoff class: Low
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high

(0.60 to 2.00 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: Rare
Frequency of ponding: None
Available water storage in profile: High (about 10.5 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 1
Hydrologic Soil Group: B
Ecological site: Loamy bottomland pe 62-80 (R112XY050OK)
Other vegetative classification: Unnamed (G112XY020OK)

Minor Components

Severn
Percent of map unit: 10 percent
Landform: Flood plains
Down-slope shape: Linear

Custom Soil Resource Report
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Across-slope shape: Linear
Other vegetative classification: Unnamed (G118BY034OK)

Latanier
Percent of map unit: 5 percent
Landform: Plains on paleoterraces
Landform position (three-dimensional): Talf
Down-slope shape: Linear
Across-slope shape: Linear
Other vegetative classification: Unnamed (G118AY126OK)

49—Severn very fine sandy loam, 0 to 3 percent slopes, rarely flooded

Map Unit Setting
National map unit symbol: 3l1z
Elevation: 10 to 1,000 feet
Mean annual precipitation: 36 to 60 inches
Mean annual air temperature: 50 to 70 degrees F
Frost-free period: 200 to 300 days
Farmland classification: All areas are prime farmland

Map Unit Composition
Severn and similar soils: 85 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Severn

Setting
Landform: Flood plains
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Calcareous loamy and silty alluvium

Typical profile
Ap - 0 to 8 inches: very fine sandy loam
C1 - 8 to 28 inches: stratified loamy very fine sand to silty clay loam
C2 - 28 to 48 inches: very fine sandy loam
C3 - 48 to 80 inches: stratified loamy very fine sand to silty clay loam

Properties and qualities
Slope: 0 to 3 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Well drained
Runoff class: Very low
Capacity of the most limiting layer to transmit water (Ksat): High (2.00 to 6.00 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: Rare
Frequency of ponding: None
Calcium carbonate, maximum in profile: 2 percent
Available water storage in profile: High (about 10.4 inches)

Custom Soil Resource Report
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Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 3e
Hydrologic Soil Group: B
Ecological site: Loamy bottomland pe 62-80 (R112XY050OK)
Other vegetative classification: Unnamed (G118BY034OK)

Minor Components

Choska
Percent of map unit: 10 percent
Landform: Flood plains
Down-slope shape: Linear
Across-slope shape: Convex
Ecological site: Loamy bottomland pe 62-80 (R112XY050OK)
Other vegetative classification: Unnamed (G112XY020OK)

Latanier
Percent of map unit: 5 percent
Landform: Plains on paleoterraces
Landform position (three-dimensional): Talf
Down-slope shape: Linear
Across-slope shape: Linear
Other vegetative classification: Unnamed (G118AY126OK)

Custom Soil Resource Report
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I. Narrative
  

The property which is the subject of this PUD application for the City of Bixby,
Oklahoma consists of 1.25 acres located at 13164 S. Memorial Drive, on the west side of
Memorial Drive approximately 500 feet South of the center of the intersection of 131st

Street  hereinafter  referred  to  as  the  “Property”  or  as  the  “Site”.  The  Property  has
approximately 165 lineal feet of frontage along the West Side of Memorial Drive.  All
Zoning  Regulations  referred  to  Title  11  Zoning  Regulations  for  the  City  of  Bixby,
Oklahoma and shall be hereinafter referred to as the “Zoning Regulations” or “Zoning”.

The Property is currently Zoned RS-1;  it is the request of this PUD to support
rezoning application BZ-382, which proposes to change the Zoning to CG/Commercial
General as designated in the Zoning Regulations.  The properties directly to the North and
South are currently zoned CG and the City of Bixby's Comprehensive Plan designates the
property as a Corridor area which does allow for CG Zoning with the application of a
PUD.  

There is an approximately 7,000-8,000 square foot single story brick clad building
on the site with approximately one half an acre of paved parking area.  The Property has
two existing curb cuts onto Memorial Drive. No changes to access are contemplated by
this PUD.
  

The Property has access to City of Bixby Water and Sewer, Power provided by
AEP PSO, and Gas Provided by One Ok.

The Property has no area in the FEMA 100 year flood designation. The soil on the
site is listed as Choska very fine sandy loam, 0 to 1 percent by the USDA Web Soil
Survey.  This soil type allows for good drainage and little expansion and contraction.
Standard building construction techniques can be used based on this soil type.

The owners  objective  is  to  initially lease  the  existing  building  with  uses  that
would follow in accordance with uses allowed in the City of Bixby's CG Zoning uses
groups, excluding uses designated in this PUD.  

Any signage for a business in the existing building or in future development shall
meet Chapter 9, Section 11-9-21 (USE UNIT 21) of the Zoning Code.

No changes to the parking or loading are contemplated by the use conversion of
the existing building, and by this PUD, no changes are required.
  

The Property will be required to undergo and adhere to the platting requirements,
site design requirements, landscape requirements, signage requirements listed in this text
and/or the City of Bixby's Development requirements should any major improvements to
the  site  be  desired,  not  including  routine  building  maintenance  such  as  roofing
repair/replacement, paving and fencing repairs/replacement.
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II. Standard City Requirements:

New uses to the existing building and future uses to the property shall meet Standard 
requirements of the City of Bixby Fire Marshall, City Engineer and City Attorney.

III. Legal Description:

Exhibit F

S/2 SE NE NE NE SEC II 17 13
Approximately 1.25 Acres
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IV. Description of CG Uses/Prohibited Uses

A.  Proposed CG Uses:
The property can be used as is for the uses listed in the City of Bixby's Zoning 

Code, Chapter 7, Article D, Section 11-7D-2 Table 1.  These uses may include Office, 
Veterinary Office/Animal Care, and other Commercial and similar uses.  

B.  Prohibited Uses:
The Property shall not allow any uses listed or described in Chapter 7, Article D, 

Section 11-7D-6 Sexually Oriented Business of the City of Bixby's Zoning Code.
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V. Future Development Requirements:

The Property shall adhere to the following requirements should any major improvements 
be required such as additional building square-footage, or building demolition and 
reconstruction.

A.  Platting:  any platting or amendment to existing plat shall meet the development 
requirements of the City of Bixby's Land Subdivision Code.

B. Site Plan Approval:  as required by the City of Bixby's Zoning Code and Building 
Department including Site Plan Approval as designated in Chapter 7, Section 11-7G-6 of 
the City of Bixby's Zoning Code.

C. Landscape Requirements:  The subject property shall be enhanced with 
landscaping according to the minimum standards in effect at the time a Building Permit is
sought for building expansion or redevelopment.
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D.  Bulk Area and Parking Requirements:

1).  Minimum Lot Frontage:  150'

2).  Setback from Memorial Drive:  110' from the centerline or 
Sectionline, whichever is greater.

3). Building Height:  5 stories or 70'

4).  Floor Area Ratio: 75%*

5).  Parking Requirements: Provided a reasonable rationale is 
offered, minimum and maximum 
parking requirements may be 
modified upon site plan approval.

6).  Loading Berths: Provided a reasonable rationale is 
offered, minimum loading berth 
requirements may be modified or 
waived upon site plan approval.

7). Lighting Requirements: Lighting shall be directed down and 
shielded from view of neighboring 
R districts.

8). Building Exterior Materials: All building walls (excluding 
windows) shall consist of masonry 
construction using brick, stone, 
stucco or concrete tilt-up panels. 
Metal or standard (smooth) concrete 
block exterior walls are not 
permitted on such exterior walls. 

*a bonus of up to 0.25 FAR shall be allowed, provided that the increase is accomplished by 
increasing the number of building stories, and not expanding horizontally. 
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SCALE:

1

ARCHITECTURAL SITE PLAN

1/16" = 1'-0"

W
 DESIGN

SEAL:

PROJECT:

CONSULTANT:

REVISIONS:

ISSUE DATE:

SHEET #:

SHEET NAME:

1 REV #1 05/05/2015

DRAWN BY: BJL

WELDON BOWMAN, AIA
OK LICENSE NO. 6042

CA# 02461 EXPIRES 06/30/2015

04.17.2015

JIFFY LUBE
OFFICE

BUILDING

PUD 54A

PROJECT #
15038

BIXBY, OK
74008

Tulsa, OK 74120
Office: 918.794.6616

Fax: 918.794.6602
www.wdesignsite.com

NOTE: NOT ALL KEYNOTES MAY

BE USED ON THIS SHEET.

KEYNOTES

SITE PLAN

1. NEW 1.5 STORY METAL BUILDING

2. 4" WIDE PARKING STRIPING

3. 6" CONCRETE CURB

4. SIDEWALK RAMP, 1:12 MAX SLOPE

5. 4'-0"W SIDEWALK PER CITY OF BIXBY STANDARDS

6. 5'-0"W SIDEWALK

7. ACCESS AISLE WITH DIAGONALS AT 36" O.C.; DIAGONALS AND PERIMETER

STRIPES TO BE 4" WIDE

8. ACCESSIBLE PARKING, VAN STALL

9. EXISTING 8'H MASONRY FENCE, RE: 2/AS100

10. EXISTING LANE STRIPING

11. 6'H CEDAR WOOD TRASH CAN ENCLOSURE

12. EXISTING POWER POLE

13. EXISTING FIRE HYDRANT

14. EXISTING CONCRETE CULVERT

15. EXISTING CONCRETE STORM RUNOFF DRAIN

SITE PLAN

LEGEND

LANDSCAPED AREA

CONCRETE PAVING

ASPHALTIC CONCRETE PAVING

EXISTING METAL BUILDING

1

1

19

PARKING TABULATIONS

PARKING SPACES REQUIRED

ACCESSIBLE SPACES REQUIRED

STANDARD SPACES PROVIDED

VAN ACCESSIBLE SPACES PROVIDED

20
USE UNIT 11: 5,995 SF / 300

COUNT

W
 DESIGN

EXISTING SITE (NOT IN CONTRACT)

LAND USE

LIGHT OFFICE OL (PUD-54)

25'

20'

BUILDING SETBACK

FROM THE SOUTH BOUNDARY

FROM THE WEST BOUNDARY

25'FROM 118TH STREET SOUTH

10'FROM THE EAST BOUNDARY

MIN.

10,460

9,679

SITE AREA

TOTAL PERVIOUS SURFACE (SOD)

TOTAL IMPERVIOUS SURFACE

5,995BUILDING AREA

4,465PAVING AREAS

S.F.

52

48

30

22

%

.24

.22

.14

.10

ACRES

20,139TOTAL SITE AREA 100.46

PROPOSED BUILDING HEIGHT 23'-7" TOP OF EAVE

SCALE:

2

EXISTING MASONRY FENCE

NONE

EXISTING OVERHEAD ELECTRIC



EAST 118TH STREET SOUTH

PRIVATE DRIVE

SCALE:

1

LANDSCAPE / IRRIGATION PLAN

1/16" = 1'-0"
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14.

13.

12.

11.

10.

9.

8.

7.

6.

5.

4.

3.

2.

1. LANDSCAPE PLANS ARE FOR PLANT MATERIAL AND IRRIGATION ONLY.

PLANTING NOTES

24.

23.

22.

21.

20.

19.

18.

17.

16.

15.

FOR OTHER PLANTING REQUIREMENTS, SEE DETAILS.

FORTY-EIGHT HOURS PRIOR TO EXCAVATION, CONTRACTOR SHALL VERIFY UTILITY

LOCATIONS AS GIVEN BY THE ELECTRIC, GAS, TELEPHONE, WATER, SEWER, AND CABLE

TELEVISION COMPANIES, UTILITIES, OR ENTITIES. REVIEW WITH OWNER SITE

ELECTRICAL, SITE GRADING AND DRAINAGE, SITE IRRIGATION AND ALL OTHER

DRAWINGS PERTAINING TO UNDERGROUND UTILITY LOCATIONS AND RECORD SETS OF

SAME IN POSSESSION OF OWNER. MARK ALL SUCH UTILITIES ON SITE PRIOR TO

COMMENCING. COORDIANTE WITH OWNER BEFORE AND DURING CONSTRUCTION.

REPAIR DAMAGE TO ANY SYSTEM AT NO COST TO OWNER.

UTILITIES SHOWN FOR INFORMATION PURPOSES ONLY. LANDSCAPE AND IRRIGATION

CONTRACTOR SHALL MOVE PLANTS AND IRRIGATION AS MAY BE NECESSARY TO AVOID

CONFLICT WITH UTILITIES.

ALL DEMOLITION FOR EXISTING BLDGS,UTILITIES, FENCE, PAVEMENT, TREES, ETC.

SHALL BE PERFORMED BY GENERAL CONTRACTOR PRIOR TO LANDSCAPE OR

IRRIGATION INSTALLATION.

PROTECT PUBLIC FROM CONSTRUCTION WITH BARRIERS AND BARRICADES AS

OUTLINED IN MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES.

ALL LANDSCAPED AREAS SHALL BE IRRIGATED BY AN UNDERGROUND AUTOMATIC

IRRIGATION SYSTEM.

ALL PLANT MATERIAL SHALL BE HEALTHY AND DISEASE FREE AT THE TIME OF

PLANTING.

THE CONTRACTOR SHALL LAY OUT ON THE GROUND THE LOCATIONS FOR THE PLANTS

AND OUTLINES OF AREAS TO BE PLANTED. THE CONTRACTOR SHALL OBTAIN

APPROVAL FROM THE ENGINEER BEFORE EXCAVATION BEGINS. THE ENGINEER MAY

ADJUST THE LOCATION OF ANY SPECIFIED PLANT MATERIALS PRIOR TO PLANTING.

REMOVE ALL WEEDS AND GRASSES FROM PLANTING BEDS. IF BERMUDA IS PRESENT, IT

SHALL BE ERADICATED BY APPROVED MEANS.

ALL TRAFFIC ISLANDS TO BE OVER-EXCAVATED THREE FEET BELOW BASE OF CURB

AND BACKFILLED WITH TOPSOIL. ISLANDS WILL BE CROWNED A MINIMUM OF ONE FOOT

ABOVE TOP OF CURB.

FINISHED GRADES FOR SHRUB AND GROUNDCOVER AREAS SHALL BE HELD 1" BELOW

TOP OF ADJACENT PAVEMENT AND CURBS, UNLESS OTHERWISE NOTED ON THE

DRAWINGS.

ALL LAWN AND PLANTING AREAS SHALL SLOPE TO DRAIN A MINIMUM OF 2% UNLESS

OTHERWISE NOTED AND REVIEWED WITH THE ENGINEER FOR FINAL APPROVAL.

WITHIN APPROVED BED AREAS, PREPARE SOIL BY ROTO-TILING TWO INCHES (2") OF

COMPOST "BACK TO NATURE" SOIL CONDITIONER) OVER THE ENTIRE BED AREA TO A

DEPTH OF SIX INCHES (6").

LANDSCAPE CONTRACTOR SHALL ADJUST TREE LOCATIONS IN THE FIELD TO INSURE

THAT THE TREE TRUNK IS A MINIMUM OF 10' FEET FROM ANY UTILITY.

ON ALL TREES THE TOP SIX INCHES (6") OF BACK FILL SHALL CONSIST OF A 1:1 MIXTURE

OF COMPOST TO SOIL.

AROUND ALL TREES FORM A CIRCULAR RING FREE OF VEGETATION. CIRCLE SHALL BE

TRUE IN FORM AND CENTERED ON THE TREE.

ALL TREES SHALL BE STAKED WITH TWO (2) BLACK METAL SPLIT TEE FENCE POST AND

TIED WITH WIRE THROUGH THE HOSE.

ALL AREAS THAT WERE DISTURBED DURING CONSTRUCTION AND ARE NOT COVERED

WITH PAVEMENT, BUILDING, PLANTING BEDS, OR TREE PITS TO BE TOPSOILED 6" DEEP

AND SHALL BE SODDED.

CONTRACTOR IS RESPONSIBLE FOR FURNISHING ALL MATERIALS, TOOLS, EQUIPMENT,

LABOR, AND PLANTS NECESSARY FOR THE PROPER PLANTING OF ALL TREES, SHRUBS,

GROUNDCOVERS, AND GRASS.

QUANTITIES ON PLANT MATERIALS LIST ARE FOR CONVENIENCE ONLY. CONTRACTOR IS

RESPONSIBLE FOR ALL PLANTS SHOWN ON PLANTING PLANS AND COVERAGE OF ALL

AREAS DELINEATED.  WHEN DISCREPANCIES OCCUR BETWEEN PLANT LIST AND

PLANTING PLANS, THE PLANS ARE TO SUPERSEDE THE PLANT LIST IN ALL CASES.

NO SUBSTITUTIONS WILL BE ACCEPTED WITHOUT PRIOR WRITTEN APPROVAL BY THE

ENGINEER.

DEVIATIONS FROM THESE PLANS SHALL BE NOTED ON THE RECORD DRAWING BY THE

CONTRACTOR AND ONLY WITH THE APPROVAL OF THE ENGINEER.

NO PROPOSED TREE LOCATION IS CLOSER THAN 5' FROM ANY UNDERGROUND UTILITY,

NOR IS ANY TREE CLOSER THAN 10' FROM ANY OVERHEAD UTILITY LINE.

LAG 17

LAGERSTROEMIA INDICA 'WHIT IV' -

RED ROCKET CRAPEMYRTLE

10' (H) - 2" (CAL)

Key Qty Material Name

STREET YARD REQUIREMENT

FRONTAGE STREET                                                                                      EAST 118

th

ST. SOUTH

STREET YARD AREA 6,551 sf

LANDSCAPE AREA REQUIRED NO LESS THAN 15%(983 sf)

LANDSCAPE AREA PROVIDED

NUMBER OF TREES REQUIRED (1 PER 1000 SQ. FT)   7

LANDSCAPE  ORDINANCE SUMMARY

LANDSCAPE  MATERIAL LIST

BOXWOODS

DWARF CREPE MYRTLES

SPIREA

 LEGEND

TURF / GRASS (AREA TO BE IRRIGATED) .......................................

TBD

TBD

TBD

TBD

TBD

TBD

BW

CM

SP

PROPERTY LINE / R.O.W....................................................................

ASPHALTIC CONCRETE (IMPERVIOUS MATERIAL)........................

CONCRETE (IMPERVIOUS MATERIAL).............................................

1,596 sf   or 24%

PROPOSED STRUCTURE ROOFTOP

(IMPERVIOUS MATERIAL)..................................................................

POP-UP SPRINKLER HEAD................................................................

IRRIGATION CONTROLLER VALVE...................................................

SCALE:

2

TREE PLANTING DETAIL

NONE

4" IRRIGATION SLEEVE......................................................................

EAST BOUNDARY BUILDING SETBACK LANDSCAPE REQUIREMENT

CALCULATED AREA 1,720 sf

LANDSCAPE AREA REQUIRED

LANDSCAPE AREA PROVIDED

NUMBER OF TREES REQUIRED (1 PER 1000 SQ. FT)   2

NO LESS THAN 15%(258 sf)

WEST BOUNDARY BUILDING SETBACK LANDSCAPE REQUIREMENT

CALCULATED AREA 3,555 sf

LANDSCAPE AREA REQUIRED

LANDSCAPE AREA PROVIDED

NUMBER OF TREES REQUIRED (1 PER 1000 SQ. FT)   4

NO LESS THAN 15%(533 sf)

SOUTH BOUNDARY BUILDING SETBACK LANDSCAPE REQUIREMENT

CALCULATED AREA 1,899 sf

LANDSCAPE AREA REQUIRED

LANDSCAPE AREA PROVIDED

NUMBER OF TREES REQUIRED (1 PER 1000 SQ. FT)   2

NO LESS THAN 15%(285 sf)

PARKING TREE REQUIREMENT

NUMBER OF TREES REQUIRED (1 PER 1000 SQ. FT)   2

288 sf   or 17%

3,483 sf   or 98%

1,899 sf   or 100%
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FLOOR PLAN - FIRST FLOOR

3/16" = 1'-0" AREA = 5,995 S.F.

W
 DESIGN

SEAL:

PROJECT:

CONSULTANT:

REVISIONS:

ISSUE DATE:

SHEET #:

SHEET NAME:

DRAWN BY: BJL

WELDON BOWMAN, AIA
OK LICENSE NO. 6042

CA# 02461 EXPIRES 06/30/2015

04.17.2015

JIFFY LUBE
OFFICE

BUILDING

PUD 54A

PROJECT #
15038

BIXBY, OK
74008

Tulsa, OK 74120
Office: 918.794.6616

Fax: 918.794.6602
www.wdesignsite.com



SCALE:

1

NORTH ELEVATION

3/16" = 1'-0"

SCALE:

2

WEST ELEVATION

3/16" = 1'-0"

SCALE:

3

EAST ELEVATION

3/16" = 1'-0"

SCALE:

4

SOUTH ELEVATION

3/16" = 1'-0"

SEAL:

PROJECT:

CONSULTANT:

REVISIONS:

ISSUE DATE:

SHEET #:

SHEET NAME:

DRAWN BY: BJL

WELDON BOWMAN, AIA
OK LICENSE NO. 6042

CA# 02461 EXPIRES 06/30/2015

04.17.2015

JIFFY LUBE
OFFICE

BUILDING

PUD 54A

PROJECT #
15038

BIXBY, OK
74008

Tulsa, OK 74120
Office: 918.794.6616

Fax: 918.794.6602
www.wdesignsite.com


	PUD 87 Shadow Valley - received 03-23-15.pdf
	USDA Soil_Report.pdf
	Cover
	Preface
	Contents
	Soil Map
	Soil Map
	Legend
	Map Unit Legend
	Map Unit Descriptions
	Tulsa County, Oklahoma
	7—Choska very fine sandy loam, 0 to 1 percent slopes, rarely flooded
	49—Severn very fine sandy loam, 0 to 3 percent slopes, rarely flooded








