
NOTICE: Agenda posted in the lobby and on the front door of Bethany City Hall, 6700 NW 36th 

St., Bethany, OK 73008 on Fri., June 26, 2026, on or before 4:30 p.m.

The City of Bethany encourages participation from all its citizens. If participation at any public

meeting is not possible due to a disability, notification to the City Clerk at least 48 hours prior to the

scheduled meetings are encouraged to make the necessary accommodations. The city may waive the 

48-hour rule if signing is not the necessary accommodation.

THE PLANNING AND ZONING COMMISSION MEETING WILL BE HELD IN THE CITY 

COUNCIL CHAMBER AT BETHANY CITY HALL – 6700 NW 36TH ST., BETHANY, OK 73008

AGENDA

CITY OF BETHANY

PLANNING AND ZONING COMMISSION

July 2, 2026

6:30 P.M.

CALL TO ORDER

INVOCATION

PLEDGE OF ALLEGIANCE

APPROVAL OF MINUTES OF June 18, 2026

EXPLANATION OF PROCEDURE TO AUDIENCE PLANNING AND ZONING

COMMISSION BUSINESS

ITEM 1: PC 26-17

PUD Review of PC 21-16

Legal Description:  UNPLTD PT SE4 SEC 20 N12N 4W BEG 989.12FT S OF NE/C W/2 SE4 TH 

S850.77FT W165FT S95FT W492.39FT N334.26FT E136.21FT N610.91FT E527.38FT TO BEG CONT 

12.07ACRS MORE OR LESS

(ITEM TO BE HEARD BY CITY COUNCIL On July 21, 2026.)

ITEM 2: PC 26-15

Discussion and possible action on PUD moratorium.

ITEM 3: PC 26-10

Consider a request by Stonetown Capital, Applicant for house moving permits for the purpose

of moving three manufactured homes from the Texas State line to the 5200 Blk. N. Peniel Ave. 

(Lots 14, 29, 35 and a blanket permit).

Legal Description: Unpltd. Pt. Sec 9, 12N, 4W, NW4, SW4, SE4.

NEW BUSINESS



ADJOURNMENT UNTIL July 16. 2026



MINUTES

CITY OF BETHANY

PLANNING AND ZONING COMMISSION

JUNE 18, 2026

MEMBERS PRESENT: Justin Peck, Chair

Sam Thurman

Robert Helton

Steve Marx

Ron Crouch

Arvel Williams

MEMBERS ABSENT: James Clemmer, Vice-Chair

Jennifer Edmonson

STAFF PRESENT: Ray Jones, City Attorney

Brett Crecelius, Comm. Dev. Director

Raquelynne Diaz, Comm. Dev. Associate

Linda Hlinicky, Adm. Assistant

NOTICE: Agenda posted in the lobby and on the front door of Bethany City Hall, 6700 W 36th St., 

Bethany, OK 73008 on Fri., June 12, 2026 on or before 4:30 p.m.

Justin Peck, Chair called the meeting to order and gave the invocation. Motion was made by 

Robert Helton, seconded by Arvel Williams to approve the June 4, 2026 Planning and Zoning 

Commission minutes as emailed. The votes are as follows:  AYE- Justin Peck, Sam Thurman,

Robert Helton, Steve Marx, Ron Crouch, Arvel Williams. NAY- None. ABSTAIN- None. The motion 

carried unanimously 6-0-0.

ITEM 1: PC 26-15

Discussion and possible action on PUD moratorium.

ACTION: Brett Crecelius, Comm. Dev. Director presented the staff report for possible action on 

the PUD moratorium that was enacted by Council for 180 days as we reevaluate our PUD ordinance. 

Tonight will be the first of many discussions as we begin this topic. Staff reviewed various PUD 

ordinances from some surrounding cities and a few from out of State. We reevaluated our ordinance 

and incorporated some components from other cities into our ordinance draft that is in the packet 

tonight. We are here to review it with you as a Commission and hear your recommendations and 

take them forward as we reevaluate this PUD. Brett Crecelius, Comm. Dev. Director mentioned since 

we are built out,  we incorporated a simplified plan unit development (SPUD) as well as a Planned 



Unit Development (PUD) in the attached ordinance draft. The simplified plan unit development 

(SPUD) is for smaller locations ( example: 3 ac lot).

Commissioner Helton asked what is the point of having a simplified plan unit development 

(SPUD)?

Brett Crecelius, Comm. Dev. Director explained the SPUD would help simplify the smaller 

developments. For example, if there is a two acre site and somebody wants to put some units on lot,  

it would not require as many public extension of utilities and does not require any platting. 

Commissioner Marx stated we are trying to be more flexible. A lot of cities use the  SPUD, and 

it is a good idea.

Commissioner Williams stated PUD’s originally were intended for large developments. City of

Bethany did not put restrictions on sizes originally. The PUD has become for smaller municipalities 

something it was not intended to be. Some of the PUD’s that have come before us, they are generally 

to sidestep something so developer can get two extra lots in their development.

Ray Jones, City Attorney suggested maybe we should be examining some of the zoning build 

lines in our discussions.

Commissioner Marx asked when a PUD expires, are we at two or three years.

Brett Crecelius, Comm. Dev. Director stated our current ordinance is three years after the date 

the PUD has been approved. The new ordinance will change it back to two years for substantial 

construction.

Commissioner Marx asked about extensions for substantial work on site.

Brett Crecelius, Comm. Dev. Director stated developer can get extensions in the new proposed 

ordinance draft.

Ray Jones, City Attorney stated from a legal standpoint, he would prefer the two year period. 

If you cannot get construction started in that time frame you are having problems. 

Commissioner Helton asked if tree removal is considered substantial construction.

Brett Crecelius, Comm. Dev. Director stated tree removal does not count as substantial 

construction.



Ray Jones, City Attorney explained from a legal standpoint tree removal is not construction at 

all, it is just grading the land. Construction requires foundation of building, walls, etc. We may want 

to look at putting specific perimeters such as twenty-five percent of the project has been completed or

thirty-five percent of the project has been completed. There has to be a plan that is approved, and 

there are different ways you can approach it.

Justin Peck, Chair asked about the point system.

Brett Crecelius, Comm. Dev. Director explained the point system in the ordinance draft was 

based off of the Minnesota-Lakewood-Pittsburg PUD’s. You would need to do ‘X’ amount of things 

on this list that add up to twenty points. On the point sheet in staff report, you seen the points on the 

right side and the community benefit on the left. So developer would have to do ‘X’ amount of things 

to reach the twenty points added up and that would be part of  their PUD application. Or these 

points can go away. 

Commissioner Helton did not feel we need the point system to encourage the missing middle 

housing developments. He stated missing middle housing developments is all we have had for 

PUD’s. We should be using PUD’s for unique looking structures, not standard things like duplexes 

and tri-plexes. He questioned the points given for different improvements in the list.

Brett Crecelius, Comm. Dev. Director explained the point system is there to ensure the 

community benefit, and so we can see what community benefit is coming from that development. 

Ray Jones, City Attorney suggested we look at acreages for the PUD’s and SPUD’s.

Brett Crecelius, Comm. Dev. Director stated that could be an option for the SPUD and PUD. If 

we do not like the SPUD, we could have a minimum PUD for example. That is another option as well.

For example, development has to be a minimum of  two acres to be eligible for a PUD, and get rid of  

the SPUD.

Commissioner Marx mentioned OKC has had SPUD’s for a long time. You can make things a 

little more flexible for maybe mixed-uses.

Commissioner Helton asked why do we need to be more flexible for something that does not 

produce sales tax.

It was the general consensus of the Planning Commissioner’s to have more time to review the 

documentation in the staff report and come back with maybe more questions.



Commissioner Marx thanked Brett Crecelius and Raquelynne Diaz for putting the rough draft 

of the PUD Ordinance together after reviewing information from other cities. The rough draft is 

pretty close to what would be suitable for Bethany.

Brett Crecelius, Comm. Dev. Director reflected on some of the items mentioned and the point 

system needing more review:

 More description in the native drought resistant landscaping

 Possibly removing the SPUD

 Maybe looking at the point system and scaling up the points

 Public parks dedication – ball fields

 Definition for substantial construction

 Possibility of mixed use requirements

 Less noise and flammable

 Tree preservation

Ray Jones, City Attorney suggested we bring our landscaping ordinance to the next meeting to

see how it would work with the proposed PUD ordinance draft.

----------

NEW BUSINESS

Brett Crecelius, Comm. Dev. Director  spoke about a grant Bethany was awarded from OU for 

a housing study which will take into account and evaluate our current housing, our past housing, our

future needs, have we got enough units, and what type of units we have. It will be a very 

comprehensive housing study of Bethany to influence our decisions moving forward.

Motion was made by Robert Helton, seconded by Arvel Williams to adjourn. The votes are as 

follows:  AYE- Justin Peck, Sam Thurman, Robert Helton, Steve Marx, Ron Crouch, Arvel Williams.

 NAY- None. ABSTAIN- None. The motion carried unanimously 6 – 0.





City of Bethany

Planning & Zoning Staff Report

July 2, 2026

CASE NO: PC 26-17

Request:   PUD Review of PC 21-16

Background: In early January 2026, a meeting was held at City Hall, located at 6700 NW 36th, 

between staff and project developers to discuss the Harmony Groves development. During the 

meeting, the project status was reviewed, along with the next steps necessary for consideration of

the preliminary and final plat. At that time, an administrative extension was granted for the 

Harmony Groves development.  The extension was granted because in early 2025, during 

departmental staffing transitions, the applicant submitted correspondence regarding the 

development; however, the item was not placed on an agenda due to the staff transition period. 

The Community Development Director reviewed the development plan to determine whether the

plan should be voided or remain in effect. Following that review, the development was 

determined to remain viable.

Th project was reviewed over the following months but the item was not placed on a meeting 

agenda. The development was unable to receive approval from the City Engineer, Fire 

Department, and Community Development Director after several submissions due to repeated 

noncompliance with review comments. Another meeting was held on March 24, 2026, to discuss

the development and the requirements necessary to move forward with a recommendation for 

placement on the Planning and Zoning agenda. During that meeting, staff outlined the comments 

and corrections that needed to be addressed before the item could be placed on an agenda for 

preliminary and final plat approval.

Another set of submittals was received; however, the required revisions had still not been 

adequately addressed. On April 16, 2026, the developer and engineer were advised that all 

review comments must be addressed with the next submittal. This included providing clean, 

approvable preliminary and final plats; complete grading, drainage, paving, water, and landscape

plans; retaining wall and fence cross-sections; and all required supporting documentation. It was 

also clearly communicated that staff would not review incomplete submittals or plans that were 

not submitted in the required format.

Consequently, on May 12, 2026, the developer was informed that the repeated meetings and 

requests had still not resulted in the necessary updates to make the project viable. The 

Community Development Director advised the developer that the PUD would be forwarded to 

the Planning and Zoning Commission for review in accordance with Ordinance § 

158.024(B)(5)(19). Notices were subsequently mailed to the surrounding property owners 

regarding the upcoming review.



Analysis: The property was considered for rezoning by the Planning and Zoning Commission on 

March 17, 2022, at which time the Commission recommended approval of the rezoning request 

and forwarded it to the City Council for consideration. On April 5, 2022, the City Council 

approved Ordinance No. 2022- concerning the Planned Unit Development (PUD).

In the written design statement that was submitted for the PUD. It states the description of the 

development and justification as senior housing consisting of 17 multiplexes of 78 units in 8 

phases. And that the development fills a need for senior housing. With a possible start date of 

05/25/2022 and a completion of the first phase of on 05/23/2023. Special development 

regulations setback front 40’, setback rear 20’, Setback side 27’, and setback side 20’. 

Ordinance § 158.024(B)(5)(18) states that “if substantial construction has not commenced within

three years after the date of City Council approval for a PUD development, the Community 

Development Director shall review the development plan to determine whether the development 

plan should be voided or remain in effect.” After working with the developer through the 

process, the Community Development Director has determined that substantial construction has 

not been completed, and subsequent phases of construction are not viable. The Director is 

requesting a review of the existing zoning classification and whether or not an extension should 

be granted or if the property should be rezoned to the district that immediately preceded the 

approval of the planned district. 

Included in the meeting packet is the original application, design statement, and supporting 

application materials submitted at that time, as well as the latest submittal plans, and most recent 

comment letter identifying the items that needed to be addressed before the preliminary and final

plats could be placed on an agenda.

Required Action: Review, discussion, and possible action on the existing zoning classification 

regarding PC 21-16

Attachments:

 Aerial and Zoning

 Original PUD

 Civil Set

 Other related material


















