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Tulsa Metropolitan Area 
Planning Commission  

 

 

Case: The West Meadow at Berryhill Creek 
(related to CZ-583) 
Hearing Date: April 1, 2026 
Prepared by: Kendal Davis 

kdavis@incog.org 
918-579-9485 

Owner and Applicant Information 
Applicant: Brent Cox 

Property Owner: Berryhill Creek Development, LLC 

Property Location East side of S. 65th W. Ave. at W. 
26th Street S. 
 
 
Tract Size: ± 19.254 

Location within Tulsa County 
(shown with Planning Areas) 

 
Elected Representatives 
County Commission: District 2; Lonnie Sims 
 
Staff Recommendation 
Staff recommends approval 
 

Request Summary 
Preliminary Subdivision Plat Approval to allow Residential 
Subdivision. 
 
 
Zoning 
Existing Zoning: AG (Agricultural)  
Proposed Zoning: RS-3 (Residential) 

Use 
Current Use: Vacant 
Proposed Use: Residential 

Comprehensive Plan Considerations 
Land Use 
Land Use Plan: New Neighborhood 
 
Transportation 
Major Street & Highway Plan: S. 65th West Ave is classified 

as Secondary Arterial 

 

Transit: None 

Existing Bike/Ped Facilities: Gilcrease Expy Trail 

Planned Bike/Ped Facilities: None 

Environment 
Flood Area: None 
Parks & Open Space: None 

Exhibits 
• Case map 
• Aerial  
• Tulsa County Comprehensive Plan Land Use Map 
• Legal Description 
• Preliminary Plat 
• Conceptual Utility Plan 
 

 
 
 

https://cityoftulsa.maps.arcgis.com/apps/webappviewer/index.html?id=264d991a559a49e0a96a771a51022281/
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Detailed Staff Recommendation 
The applicant is proposing a preliminary plat for The West Meadow at Berryhill Creek, a residential subdivision located 
south of W. 25th St. S., north of W. 31st St. S., west of S. 57th W. Ave., and east of S. 65th W. Ave. The subject tract 
consists of approximately 19.25 acres and is currently zoned AG (Agriculture District). 
The development is designed to create a cohesive single-family residential neighborhood consisting of approximately 72 
lots. The subdivision layout incorporates an internal street network with multiple points of access, including connections to 
the existing surrounding roadway system. The street pattern is curvilinear in nature, intended to follow the natural 
topography of the site and minimize grading impacts, particularly near Berryhill Creek, which traverses the southern portion 
of the property. 
 
The subdivision design includes: 

• A range of residential lot sizes consistent with RS-3 development patterns  
• Internal local streets providing connectivity throughout the neighborhood  
• Designated reserve areas to preserve environmentally sensitive land, including floodplain and drainage corridors 

associated with Berryhill Creek  
• Integration of drainage infrastructure consistent with County Engineering requirements  
• Coordination with surrounding development patterns, including existing RS-3 neighborhoods to the north and east, 

and institutional uses (Berryhill North Elementary) to the south  
 

The layout demonstrates sensitivity to existing environmental features by clustering development outside of flood-prone 
areas and utilizing reserve tracts for stormwater management and open space. The subdivision is intended to serve as a 
transition between lower-density agricultural land to the west and established suburban residential development to the 
north and east. 
 
Therefore, staff recommends APPROVAL of the Preliminary Plat for The West Meadow at Berryhill Creek, subject to all 
required release letters and compliance with applicable County regulations. 
 
The West Meadow at Berryhill Creek - (County) 
East side of S. 65th W. Ave. at W. 26th Street S. 
 This plat consists of 72 lots, 5 blocks on ± 19.254 acres. 
 
The Technical Advisory Committee (TAC) met on March 19, 2026, and provided the following comments: 
 
1. Zoning: Proposed lots conform to the requirements of the RS-3 district. INCOG Planning Services will provide 
comments prior to final plat release. 
2. Addressing: INCOG will assign addresses and Include assigned addresses on face of the final plat and provide 
address disclaimer. 
3. Transportation & Traffic: Final Street construction plans must be approved by the County Engineer and 
installed prior to final plat release. 
4. Sewer/Water: Storm water drainage will be collected, and detention will be addressed within designated reserve area in 
accordance with Tulsa County development regulations. Plans for stormwater and drainage must be approved by the Tulsa 
County Engineer and improvements must be in place prior to final plat approval.   
5. Stormwater, Drainage, & Floodplain: All utilities indicated to serve the site must provide a release prior to final plat 
approval.  Provide a Certificate of Records Search from the Oklahoma Corporation Commission to verify no oil & gas activity 
on the site.   
7. Engineering: Tulsa County Engineering Department release is required prior to final plat approval. 
 
Comprehensive Plan Considerations 
Land Use Plan 
The subject property is designated as: New Neighborhood 
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Designation Description: The New Neighborhood is intended for new communities developed on vacant land. These 
neighborhoods are comprised primarily of single-family homes on a range of lot sizes but can include townhouses and low-
rise apartments or condominiums. These areas should be designed to meet high standards of internal and external 
connectivity and shall be paired with an existing or new Neighborhood or Town Center. 
 
Surrounding Properties: 
North: 
Properties to the north, across W. 26th Street, are predominantly zoned RS-3 and developed with single-family residential 

uses. The area reflects a traditional neighborhood pattern with platted lots, established homes, and local 
street access. There is also a small area of commercial zoning (CS) further northwest, associated with 
neighborhood-scale services. 

East: 
Properties to the east are generally zoned AG (Agriculture) and consist of undeveloped land, wooded areas, and floodplain 

associated with nearby drainage corridors. Further east, beyond S. 57th West Avenue and toward the 
highway corridor, development becomes more limited and includes infrastructure and open space 
characteristics. 

South: 
Properties to the south are primarily zoned AG and include a mix of open agricultural land and institutional uses, including 

Berryhill North Elementary School, which is located southwest of the subject tract. This area reflects a 
transition between rural agricultural land and community-serving uses such as schools and recreational 
facilities. 

West: 
Properties to the west are predominantly zoned RS-3 and developed with single-family residential neighborhoods, similar in 

character to those located north of the subject tract. These areas consist of platted lots with established 
homes and represent a continuation of suburban residential development patterns 

Small Area Plans  
None 

Transportation 
Major Street & Highway Plan: S. 65th West Ave is classified as Secondary Arterial 

 

Transit: None 

Existing Bike/Ped Facilities: Gilcrease Expy Trail 

Planned Bike/Ped Facilities:  

Environmental Considerations 

Flood Area: None 

Parks & Open Space: None 

Zoning History 
CMF #20241854 dated September 30, 2024, established zoning for the subject property. 
 
Exhibits 
• Case map 
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• Aerial  
• Tulsa County Comprehensive Plan Land Use Map 
• Legal Description 
• Preliminary Plat 
• Conceptual Utility Plan 
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FRITZ LAND SURVEYING, LLC 
Professional Land Surveying Services 

 

524 E. MAIN ST., JENKS, OK 74037 
Ph: 918.528.5121     

 Email: fritzlandsurveying@gmail.com 
www.fritzlandsurveying.com 

 
FEBRUARY 19, 2026 
FLS #21464 
 
 
LEGAL DESCRIPTION 
 
A TRACT OF LAND THAT IS PART OF THE SOUTHWEST QUARTER (SW/4) OF SECTION 
SEVENTEEN (17), TOWNSHIP NINETEEN (19) NORTH, RANGE TWELVE (12) 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: 
 
COMMENCING AT THE NORTHWEST CORNER OF THE SW/4 OF SAID SECTION 17; 
THENCE SOUTH 01°01'37" EAST ALONG THE WEST LINE THEREOF 20.38 FEET; 
THENCE NORTH 88°58'23" EAST 50.00 FEET TO THE EASTERLY RIGHT-OF-WAY LINE OF 
SOUTH 65th WEST AVENUE AND THE POINT OF BEGINNING; 
 
THENCE NORTH 89°24'17" EAST AND PARALLEL WITH THE NORTH LINE OF THE SW/4 OF 
SAID SECTION 17 A DISTANCE OF 484.71 FEET; 
THENCE SOUTH 00°35'43" EAST 135.28 FEET; 
THENCE SOUTH 76°56'25" EAST 470.29 FEET; 
THENCE SOUTH 00°35'50" EAST 96.92 FEET; 
THENCE SOUTH 61°41'49" EAST 277.56 FEET; 
THENCE SOUTH 07°19'47" EAST 131.42 FEET; 
THENCE SOUTH 62°23'16" WEST 445.45 FEET; 
THENCE SOUTH 62°16’14” WEST 357.53 FEET; 
THENCE SOUTH 89°20'09" WEST 477.76 FEET TO THE EASTERLY RIGHT-OF-WAY LINE OF 
SOUTH 65th WEST AVENUE; THENCE NORTH 01°01'37" WEST ALONG SAID RIGHT-OF-
WAY LINE 973.88 FEET TO THE POINT OF BEGINNING. 
 
SAID TRACT OF LAND CONTAINS 838,567.2 SQ. FEET OR 19.25 ACRES. 
BEARINGS ARE BASED ON THE OKLAHOMA STATE PLANE COORDINATE SYSTEM, (3501 
OK N), NORTH AMERICAN DATUM 1983 (NAD83) USING THE WEST LINE OF THE NW/4 OF 
SEC.17, T19N, R12E AS SOUTH 01°01'37" EAST. 
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











































































20' PIPELINE RIGHT-OF-WAY

(Bk. 4073, Pg. 662)






















































Proposed 15' Utility Easem
ent

(By Separate Instrum
ent)

Proposed 20' Utility Easem
ent

(By Separate Instrum
ent)
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















































































































    





















































 





























































































































 











































































































































































































































































































































































































































































































































































 




































































































Proposed Detention Easem
ent

(By Separate Instrum
ent)





















































30
.6

7'

8.
49

'

51.78'

36
.6

7'

8.
52

'































































































































































































































 



 



 

  




























 

   
   

   

   

   

   
   

   

   
   

   
  

   

   

   
   
   

   
   

   

   
   

   

   

   

   

   
   

   

   
   
   

   
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THE WEST MEADOW AT BERRYHILL CREEK

DEED OF DEDICATION
AND

RESTRICTIVE COVENANTS

KNOW CERTAIN PERSONS BY THESE PRESENTS:

That Berryhill Creek Development, LLC, an Oklahoma limited liability company, hereinafter referred to as
the "Owner/Developer", is the owner of the following described land:

A tract of land that is part of the Southwest Quarter (SW/4) OF Section Seventeen (17), Township
Nineteen (19), Range Twelve (12) 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:

Commencing at the Northwest Corner of the SW/4 of said Section 17;

Thence South 01°01'37" East along the west line thereof 20.38 feet;

Thence North 88°58'23" East 50.00 feet to the Easterly Right-of-Way line of South 65th West Avenue and
the “Point of Beginning”;

Thence North 89°24'17" East and parallel with the north line of the SW/4 of said Section 17 a distance of
484.71 feet;

Thence South 00°35'43" East 135.28 feet;

Thence South 76°56'25" East 470.29 feet;

Thence South 00°35'50" East 96.92 feet;

Thence South 61°41'49" East 277.56 feet;

Thence South 07°19'47" East 131.42 Feet;

Thence South 62°23'16" West 445.45 Feet;

Thence South 62°16'14” West 357.53 Feet;

Thence South 89°20'09" West 477.76 feet to the Easterly Right-of-Way line of South 65th West Avenue;

Thence North 01°01'37" West along said Right-of-Way line 973.88 feet to the “Point of Beginning”.

Said tract of land contains 838,567.2 Square Feet or 19.25 Acres.

Bearings are based on the Oklahoma State Plane coordinate system (3501 OK N), North American
Datum 1983 (NAD83), using the West line of the NW/4 OF Section 17, T-19-N, R-12-E as
South 01°01'37" East.

And does hereby certify that it has caused the above described land to be surveyed, divided, mapped,
granted, donated, conveyed, dedicated and access rights reserved as represented on the plat and
subdivided into five (5) blocks, seventy-two (72) lots and streets and has designated the same as "THE
WEST MEADOW AT BERRYHILL CREEK"", an addition to Tulsa County (The “County”), State of
Oklahoma (The "Subdivision").

SECTION I.  STREETS, EASEMENTS AND UTILITIES

1.1 Public Streets and General Utility Easements

The Owner/Developer does hereby dedicate for public use the streets as depicted on the 
accompanying plat; and does further dedicate for public use the utility easements as depicted on
the accompanying plat as "Utility Easement" or "U/E", for the several purposes of constructing,
maintaining, operating, repairing, replacing, and/or removing any and all public utilities, including
storm sewers, sanitary sewers, telephone and communication lines, electric power lines and 
transformers, gas lines, water lines and cable television lines, together with all fittings, including
the poles, wires, conduits, pipes, valves, meters and equipment for each of such facilities and any
other appurtenances thereto, with the rights of ingress and egress to and upon the utility 
easements for the uses and purposes aforesaid, provided however, the Owner/Developer hereby
reserves the right to construct, maintain, operate, lay and re_lay water lines and sewer lines, 
together with the right of ingress and egress for such construction, maintenance, operation, laying
and re-laying over, across and along the public street and the utility easements depicted on the
plat, for the purpose of furnishing water and/or sewer services to the area included in the plat.
The Owner/Developer herein imposes a restrictive covenant, which covenant shall be binding on
the Owner/Developer And shall be enforceable by the “County”, and by the supplier of any 
affected utility service, that within the utility easements depicted on the accompanying plat no
building, structure or other above or below ground obstruction shall be placed, erected, installed
or maintained, provided however, nothing herein shall be deemed to prohibit drives, parking 
areas, fencing, curbing, irrigation and landscaping or other similar improvements that do not 
constitute an obstruction.

1.2 Underground Service

1.2.1 Overhead poles may be located along the west perimeter of the subdivision as necessary if
located in utility easements for the purpose of supplying underground service.  street light poles
or standards may be served by underground cable, and except as provided in the immediately
preceding sentence, all electric and communication supply lines shall be located underground, in
the easement-ways reserved for general utility services and streets, shown on the attached plat.
The Owner/Developer does hereby restrict the utility easements shown and designated on the
accompanying plat to a single supplier of electrical service.

 




 










 







 








 

 


 




 



 



   



   

 


 
  Tulsa, their successors, and the owner of the lot
agrees to be bound hereby.

1.4 Surface Drainage

Each lot on the Plat shall receive and drain, in an unobstructed manner, the storm and surface
waters from drainage areas of higher elevation and from public streets and easements.  Each lot
owner, by taking title to a lot, shall be deemed to understand and agree that stormwater from 
other lots will flow across their lot, and the lot owner shall not construct or permit to be 
constructed any fencing or other obstructions which would impair the drainage of storm and 
surface waters over and across the lot.  The Owner/Developer expressly reserves the right to enter
upon each lot for the purpose of resolving or curing drainage issues related to adjacent or nearby
lots, including the trimming of trees, shrubs, or turf, and the removal of fencing, as necessary.
The foregoing covenants set forth in this paragraph 1.4 shall be enforceable by any affected lot
owner and by the “County”.

1.5 Fence and Landscape Easements

The Owner/Developer herein establishes and reserves for subsequent conveyance to The West
Meadow at Berryhill Creek Homeowners' Association, Inc., formed pursuant to Section II - 
HOMEOWNERS' ASSOCIATION of THE WEST MEADOW AT BERRYHILL CREEK, a perpetual
non-exclusive easement to erect and maintain fencing, walls, landscaping, signage and/or 
irrigation along the west property boundary of the subdivision within the Fence and Landscape
Easement depicted on the accompanying plat.

1.6 Fence, Landscape, and Paving Repair

The owner of each lot shall be responsible for the repair and replacement of any fencing, 
landscaping, and paving located within the utility easements in the event it is necessary to repair
any underground water, sanitary sewer mains, storm sewers, electric, natural gas, telephone, or
cable television service.  No lot owner shall place any fencing, landscaping, or plant any trees or
shrubbery in dedicated utility easements or rights-of-ways which would potentially endanger, 
threaten, or harm any utilities located within said easements or rights-of-ways.  If it is determined
that any fencing, landscaping, trees or shrubbery located within said easements or rights-of-way
are damaging or endangering utilities in said easements or rights-of-way, the “County” and or
respective utility provider shall have the right to remove said fencing, landscaping, trees or 
shrubbery upon five (5) days' notice thereof at the lot owner's expense, or within such time the lot
owner may remove the same.

1.7 Homeowners' Association

As part of the development of the Subdivision, the Owner/Developer thereof has created or will
create, as per the Subdivision Regulations for Tulsa County, "THE WEST MEADOW AT 
BERRYHILL CREEK HOMEOWNERS' ASSOCIATION, Inc," an Oklahoma not-for-profit corporation,
as outlined in the Restrictive Covenants, for THE WEST MEADOW AT BERRYHILL CREEK.

1.8 Limits of No Access

The undersigned Owner/Developer hereby relinquishes rights of vehicular ingress and egress
from any portion of the property adjacent to South 65th West Avenue within the boundaries 
designated “Limits of No Access” on the accompanying plat, which “Limits of No Access” may be

amended or released by the “County”, or as otherwise provided by the statues and laws of the
State of Oklahoma.  “Limits of No Access” shall be enforceable by the “County”.

1.9 Restrictive Covenants

Additional covenants and restrictions for THE WEST MEADOW AT BERRYHILL CREEK are filed,
as a separate instrument, in the Tulsa County Clerk's office.

SECTION II.  DEVELOPMENT STANDARDS

2.1 Restrictions

The Owner/Developer does hereby impose the following restrictions and covenants, which shall
be covenants running with the land and shall be binding upon the Owner/Developer, its 
successors and assigns, and shall be enforceable herein after set forth.

2.2 General Provisions

All use regulations, lot and building regulations, and other relevant regulations shall conform to
the RS-3 zoning district, pursuant to the Tulsa County Zoning Code.

2.3 Development Standards

2.3.1  Permitted Uses Uses permitted by right and special exception
in the RS-3 Zoning District

2.3.2  Minimum Lot Size 7,000 Sq. Ft.

2.3.3  Minimum Lot Width 60 Feet

2.3.3  Minimum Lot Width 60 Feet

2.3.4  Minimum Building Setbacks:

Front  Yard
Arterial 35 Feet
Other Streets 25 Feet

Rear Yard 20 Feet

Interior Side Yard 5 Ft/5 Ft

2.3.5  Maximum Building Height 35 Feet

2.3.6   Minimum Open Space Per Lot 4000 SF
2.3.7  Other Bulk and Area Requirements As established in the RS-3 Zoning District

SECTION III.  HOMEOWNERS' ASSOCIATION

3.1. Formation

The Owner/Developer has formed or shall be caused to be formed, an association of owners of
lots within the subdivision, which shall be named “THE WEST MEADOW AT BERRYHILL CREEK
Homeowners' Association, Inc.”, an Oklahoma not-for-profit corporation (the “Association”) for the
general purposes of the maintenance and ownership of the Common Areas and to enhance the
desirability and attractiveness of the Subdivision.  The Owner/Developer will control the 
Association until such time that it is turned over to the homeowners.  Every record owner of a fee
interest in a lot in the subdivision shall be a member of the Association, and such membership
shall be appurtenant to and may not be separated from ownership of a lot.  The acceptance of a
deed to a lot shall constitute acceptance of membership in the Association.  All members of the
Association covenant and agree to pay to the Association an annual assessment established by
the Association which shall be no less than the minimum amount necessary to adequately 
maintain and support all common areas of interest, including, without limitation, all reserve areas,
and common areas as designated on the plat; provided, however, no assessment shall be made
or attach to any Lot owned by the Developer.

3.2. Maintenance

Reserve Areas: The Association, except as hereinafter provided, shall be responsible for the 
maintenance of improvements and landscaping within all reserve areas designated on the plat,
and the reserve areas are reserved for subsequent conveyance to the Association.

SECTION IV.
ENFORCEMENT, DURATION, AMENDMENT, AND SEVERABILITY

4.1. Enforcement

The restrictions herein set forth shall run with the land and shall be binding upon the 
Owner/Developer, its successors and assigns.  Within the provisions of SECTION I. STREETS,
EASEMENTS AND UTILITIES, are set forth certain covenants and the enforcement rights 
pertaining thereto, and whether or not therein so stated, the covenants within Section I, shall inure
to the benefit of and be enforceable by the “County”.

4.2. Duration

These restrictions shall remain in full force and effect until 40 years from the date of filing this plat
of record, and thereafter shall automatically be continued for successive periods of 10 years, 
unless terminated or amended as hereinafter provided.

4.3. Amendment

The covenants contained within SECTION I. STREETS, EASEMENTS AND UTILITIES, may be 
amended or terminated at any time by written instrument signed and acknowledged by the 
owners of the affected lot or parcel and by the Tulsa Planning Commission or its successors with
the approval of the “County”.  All other covenants may be amended by the Owner/Developer 
unilaterally, in its sole discretion, for so long as the Owner/Developer owns a lot in the Subdivision;
and, thereafter, at any time by an instrument in writing signed by the owners of at least sixty 
percent (60 %) of all lots in the Subdivision; providing, however, that until the Owner/Developer
has sold all lots in the Subdivision, the Owner/Developer reserves the right to amend any of the
covenants contained herein without the consent of the other owners if such amendment, in the
sole opinion and discretion of the Owner/Developer, is necessary for the development and sale of

the lots in the Subdivision.  In this Section 3.3, the term “the Subdivision” shall explicitly mean the
Plat of THE WEST MEADOW AT BERRYHILL CREEK.

4.4. Severability

Invalidation of any restriction set forth herein, or any part thereof, by an order, judgment, or decree
of any court, or otherwise, shall not invalidate or affect any of the other restrictions of any part 
hereof as set forth herein, which shall remain in full force and effect.

4.5 Lot Owner's Responsibilities

The respective lot owner of each dwelling and said lot owner's builder shall be responsible for all
structure design, geotechnical design, foundation design, grading, drainage, and all other 
structural aspects of the dwelling, independent of the Owner/Developer and the 
Owner/Developer's engineer.  The respective lot owner of each dwelling and the lot owner's 
builder shall be responsible for determining the proper finished floor elevation of the respective
dwelling.  The finished floor elevation shall be determined relative to, but not limited to: roadways,
areas of higher elevations, borrow ditches, culvert pipes, elevation of adjacent lots, etc.  It is the
dwelling owner's responsibility to prepare the finished grade of each individual home site so as to
ensure that storm water is properly managed around the perimeter of the subject home.  The lot
owner and its builder shall construct the dwelling in accordance with the municipal, county, and
state building codes that are customarily applicable in this region to such construction.

IN WITNESS WHEREOF, the undersigned Owner/Developer, has executed this instrument this ______
day of ______________________, 2026.

Berryhill Creek Development, L.L.C.
            an Oklahoma limited liability corporation

By its Manager:

_______________________________
By: Jim Arrowood

State of Oklahoma )
                  ) s.s.
County of Tulsa )

This instrument was acknowledged before me this ______ day of _______________________, 2026, by
Jim Arrowood, Manager of Berryhill Creek Development, L.L.C.

                                                                 _____________________________________
Notary Public

 My commission No. ___________________
Expires ______________________________

CERTIFICATE OF SURVEY

I, Andy Fritz, of Fritz Land Surveying, LLC., a professional land surveyor registered in the State of
Oklahoma, hereby certify that I have carefully and accurately surveyed, subdivided, and platted the tract
of land described above, and that the accompanying plat designated herein as "THE WEST MEADOW
AT BERRYHILL CREEK", a subdivision in Tulsa County, State of Oklahoma, is a representation of the
survey made on the ground using generally accepted land surveying practices and meets or exceeds
the Oklahoma Minimum Standards for the Practice of Land Surveying as adopted.

Executed this ______ day of ________________________, 2026

___________________________________
Andy Fritz

    Licensed Professional Land Surveyor
Oklahoma No. 1694

State of Oklahoma )
) s.s.

County of Tulsa    )

The foregoing Certificate of Survey was acknowledged before me this ______ day of _________________,
2026, by Andy Fritz.

Notary Public
 My commission No. ___________________

Expires ______________________________
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





















 




































































































 


























































































































































































 


























































































































































































    








































































































































































 






















































































































































Reserve 'A'

Reserve 'A'
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





























































































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The West Meadow at Berryhill Creek 
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