
RE~LUTION 

TULSA IIBTROPOLIT AN AREA PL~1'1TI\TG OOMM]SSION 

Resolution No. 27~4:990 

A RESOLUTION OF THE TULSA METROPOLITAN AREA PLANNING 
COMMISSION, PURSUANT TO TITLE 19 OKLAHOMA STATUTES, 
SECTION 863.7; AMENDING TIIE CITY OF TULSA C011PREHENSIVE 
PLAN AND THE TULSA METROPOLITAN AREA PLAN FOR DISTRICT 9 
BY ADOPTING "BERRYHILL LAND USE PLAN". 

WHEREAS, the Tulsa Metropolitan Area Planning Commission ("Planning Commission") 
is required to prepare, adopt and amend, as needed, a master plan, also known as a comprehensive 
plan, for the Tulsa metropolitan area, .in accord with Title 19 Oklahoma Statutes, Section 863.7; 
and 

WHEREAS, the purpose of such a comprehensive plan is to bring about coordinated 
physical development of an area in accord with present and future needs and is developed so as to 
conserve the natural resources of an area, to ensure the efficient expenditure of public funds, and 
to promote the health, safety, convenience, prosperity, and general welfare of the people of the 
area; and 

WHEREAS, pursuant to Title 19 Oklahoma Statutes, .Section 863.7, the Tulsa 
Metropolitan Area Planning Commission (TMAPC) did, by Resolution on the 29th of June 1960, 
adopt a Comprehensive Plan for the Tulsa Metropolitan Area, which was subsequently approved 
by the Mayo.r and Board of Commissioners of the City of Tulsa,. Oklahoma, and by the Board of 
County Commissioners of Tulsa County, Oklahoma, and was filed of record in the Office of the 
County Cler.k, Tulsa, Oklahoma, all according to law_, and which has been subsequently amended; 
and 

WHEREAS, on the 24th day of November, 1976, this Commission, by Resolution No. 
1139:445a; did adopt the District 9 Plan Map and Text as a part of the Comprehensive Plan for the 
Tulsa Metropolitan Area, which was subsequently approved by the Mayor and Board of 
Commissioners of the City of Tulsa, Oklahoma_, and by the Board of County Commissioners of 
Tulsa County, Oklahoma; and 

WHEREAS, the Tulsa Metropolitan Area Planning Commission (TMAPC) did, by 
Resolution on the 6th of July 20.10, adopt an amendment to the Comprehensive Plan for the Tulsa 
Metropolitan Area, which pertains only to those areas within the incorporated City limits of the 
City of Tulsa, known as the Tulsa Comprehensive Plan, which was subsequently approved by the 
Tulsa City Council on the 22nd of July 2010, all according to law, and which has been subsequently 
amended; and 

WHEREAS, a land use planning process for the area included in the "Berryhill Land Use 
Plan" was initiated by Tulsa City Council Resolution No. 19879 in February of2018; and 

WHEREAS, a land use planning process for the area included in the "Berryhill Land Use 
Plan" was supported by the Board of County Commissioners in February of 2018; and 



WHEREAS, the planning process for the "Berryhill Land Use Plan" was conducted over 

the course of 8 months with input from an established citizen advisory team, as well as over 160 

citizen stakeholders; and 

WHEREAS, the "Berryhill Land Use Plan" includes recommendations guiding 

development for a 20 year horizon; and 

WHEREAS, the recommendations included in the "Berryhill Land Use Plan" were vetted 
by key City, County and public agencies which will be responsible for implementing the 

recommendations;and 

WHEREAS, a public hearing was held on December 19, 2018 and after due study and 
deliberation, this Commission deems it advisable and in keeping with the purpose of this 
Commission, as set forth in Title 19 Oklahoma Statutes, Section 86.3.7, to adopt the Executive 
Summary (Chapter 1) of the 11Berryhlll Land Use Plan", hereto attached, as an amendment to the 
Tulsa Comprehensive Plan and as an amendment to the Tulsa Metropolitan Area Comprehensive 
Plan for District 9. 

NOW THEREFORE, BE IT RESOLVED, by the Tulsa Metropolitan Area Planning 
Commission: 

Section 1. That the Tulsa Comprehensive Plan, as adopted by the Tulsa Metropolitan 
Area Planning Commission on July 6, 2010 and as amended from time to time, shall be and is 
hereby amended, to adopt the "Berryhill Land Use Plan" Executive Summary (Chapterl) as part 
of the Tulsa Comprehensive Plan. 

Section 2. That the Tulsa Metropolitan Area Comprehensive Plan for District 9, as 
adopted by the Tulsa Metropolitan Area Planning Commission on November 24, 1976, and as 
amended from time to time, shall be and is hereby amended, to adopt the "Berryhill Land Use 
Plan" Executive Summary (Chapterl) as part of the Tulsa County Distr.ict 9 Plan. 

Section 3. That a true and correct copy of 11Berryhill Land Use Plan" Executive 
Summary (Chapter 1) is attached to this Resolution. 

Section 4. That the Land Use Plan map on page 14 of the "Berryhill Land Use Plan" 
Executive Summary supersedes the land uses as depicted on the Land Use Plan map in the Tulsa 
Comprehensive Plan for this area and as depicted on the Land Use Plan map in the Tulsa County 
District 9 Plan for this area. 

Section 4. That the Areas of Stability and Growth map on page 15 of the Berryhill 

Land Use Plan" supersedes the areas of stability and growth~ as depicted on the 
Areas of Stability and Growth map in the Tulsa Comprehensjve Plan for this area. 

Section 5. That upon adoption by the Tulsa Metropolitan Area Planning Commission, 
this Resolution shall be transmitted and submitted to the Board of County Commissioners of Tulsa 
County and the City Council of the City of Tulsa for i-ts- their consideration, action and requested 
approval within forty-five (45) days of its submission. 

Section 6. That upon approval by the Tulsa City Council, or should the City Council 
fail to act upon this amendment to the Tulsa Comprehensive Plan within forty-five ( 45) days of its 



submission, it shall be approved with the status of an official plan and immediately have full force 
and effect. 

Section 7. Section 6. That upon approval by the Board of County Commissioners 
of Tulsa County, Oklahoma, or should the Board of County Commissioners fail to act upon this 
amendment to the Tulsa Metropolitan Area Comprehensive Plan for District 9 within forty-five 
( 45) days of its submission, it shaJ.l be approved with the status of an official plan and immediately 
have full force and effect. 

ADOPTED on this 19 day of December, by a majority of the full membership of the Tulsa 
Metropolitan Area Planning Commission, including its ex officio members. 

~~4~ 
).ruisa Metropolitan Afea Planning Commission 

ATTEST: 

11lik:in, Secretary 
olitan Area Planning Commission 



ATTESTATI{)N AND CERTIFICATION 

TULSA METROOOJLK'f AN AREA PLAi\~11:NG COMM:O:S~ION 

STATE OF OKLAHOMA ) 

) ss. 

COUNTY OF TULSA ) 

To The City Clerk of the City of Tulsa and the County Clerk of Tulsa County: 

I, Michael Covey, Chairman of the Tulsa Metropolitan Area Planning Commission, certify 

on this 19th day of December, 2018 that the foregoing Resolution and amendment to the Tulsa 

Comprehensive Plan described in this Resolution are a true and correct copy of the Resolution and 

amendments as adopted by the Tulsa Metropolitan Area Planning Commission. 

ulsa Metropolitan Area Planning Commission 

• 
J. /J} ,, i ~ 

Subscribed and sworn to before me on this _~ __ ..,_day of __J,s.}2P.ir203' 4.Ql8. 

~&Go-~~_,_ 
Notary Public 

My Commission Expires: ________ _ 

Commission No.: ------------



APPROVAL :OF l'ffE TULSA CITY COUNCIL 

APPROVED by the City Council of the City of Tulsa, Oklahoma on this ___ day 

of 2019. -------

Phil Lakin, Chair of the City Council 

APPROVED AS TO FOR.i\1: 

Assistant City Attorney 

ATTESTAT][ON AND ClER.TIFICATION 

CITY COU'l\'"CIL OF THE CITY ~F TULSA 

STATE OF OKLAHOMA ) 
) ss. 

COUNTY OF TULSA ) 

To The City Clerk of the City of Tulsa and the County Clerk of Tulsa Cowity: 

I, Phil Lakin, Chair of the City Council of the City of Tulsa, Oklahoma certify on this 
___ day of ________ 2019 that the foregoing Resolution and amendment to the 

Tulsa Comprehensive Plan described in this Resolution are a true and correct copy of the 

Resolution and amendments to the Tulsa Comprehens_ive Plan as approved by the City Council of 

the City of Tulsa. 

Phil Lakin, Chair of the City Council 

Subscribed and sworn to before me on this ___ day o.f ______ 2019. 

Notary Public 

My Commission Expires: ________ _ 

Commission No.: ----------- -



APPROVAL OF TULSA COUNTY BOARD OlF COUNT\' COMMISSIONERS 

APPROVED by the Board of County Commissioners of Tulsa County, Oklahoma on this 
___ day of _______ 2019. 

Board of County Commissio,ners of 
Tulsa County, Oklahoma 

Karen Keith, Chair 

ATTEST: ----------------
County Clerk 

APPROVED AS TO FOR..1\1: 

Assistant District Attorney 

ATTESTATION AND CERTIF][CATION 
BOARD OF COUNTY COMISSIONERS OF TULSA COUNTY 

STATEOFOKLAHOMA ) 
) ss, 

COUNTY OF TULSA ) 

To The County Clerk of Tulsa County: 

I, Karen Keith, Chair of Board of County Commissioners of Tulsa County, Oklahoma 
certify on this ___ day of ________ 2019 that the foregoing Resolution and 
amendment the Tulsa Metropolitan Area Comprehensive Plan for District 9 described in this 
Resolution are a true and correct copy of the Resolution and amendments approved by the Board 
of County Commissioners of Tulsa County. 

Karen Keith 
Chair of Board of County Commissioners 

Subscribed and sworn to before me on this ___ day of ______ 2019. 

Notary Public 
My Commission Expires: ________ _ 

Commission No.: ------------



TMAPC

REQUEST FOR COUNTY COMMISSION ACTION

January 7r2019

For ínformation Contact: Susan Miller, TMAPC,2 últest 2"d Street, Suite 800, Tulsa, OK 74103 Telephone: 918-579-

9470

For County Commission Agenda: As appropriate

Subject: Berryhill Land Use Plan: Resolution No. 2784:990

Applicant: TMAPC
2 West 2nd Street, STE. 800
Tulsa, OK74I03 Phone: 918-579-9470

SUMMARY

Resolution 27g4.gg0 amending the Tulsa Metropolitan Area Plan for District 9 by adopting the

"Berryhill Land Use Plan".

The plan area boundary is appro^ximately 4.1.Q.s_q,uqrg miles of land area, bounded. on th.e North by

the Arkansas Riveriäá 
"r 

i-lìô Sout' alông W Sist St. S, excluding some pro,pe.rties within.Sapulpa

ðtivlirìit;ãno nornoéo on the East átõng 4,otlî W Ave to'include sõme east abutting.properties; and

óñg'é wäðt ãlong osir' weit Avenue incÏuding properties west of 65th W Ave that abut Chandler

Park and Sand Springs CitY limits.

Note: According to O.S. Tiile 1g S 863.7,thg.Board of.County..Commission must act on this item

*¡tñ¡n ¿sããvó ói rài"¡pi. lf no actiõn is taken, the amendment will be officially approved.

TMAPC RECOMMENDATION

TMApC voted 9-0-0 to recommend that the County Commission Approve Resolution No. 2784:990 per staff

recommendation.

For County Commission OfJice Use:

Agenda Date

Approved:
Resolution

Date Received:



TMAPC Public Hearing Staff RePort

December L9,2Ot8
Berryhill Land Use Plan

A. Item for consideration: Consider adoption of the Berryhill Land Use Plan as an amendment

to the Tulsa Comprehensive plan and the Tulsa Metropolitan Area Comprehensive Plan for

District 9.

The plan area boundary is approximately 4.1-5 square miles of land area, bounded on the

North by the Arkansas River; and on the South along W 51st St. S, excluding some properties

within Sapulpa city limits; and bounded on the East along 49th W Ave to include some east

abutting properties; and on the West along 65th West Avenue including properties west of

65th W Ave that abut chandler Park and sand springs city limits.

B. Related plans: The Tulsa County District 9 Plan, adopted as a part of the Tulsa Metropolitan

Area Comprehensive plan (Vision 2000) in L976 covers the area bounded by the Arkansas

River on the North and East, the Skelly Bypass and Tulsa County line on the South, and South

65th West Avenue on the West. The Tulsa County District 9 Plan does not include all the

Berryhill Land Use Plan area'

C. Background: ln 2012 the Tulsa City Council annexed properties within the Berryhill

community along a portion of the proposed Gilcrease Expressway extension' The newly

annexed properties were classified as AG (Agricultural) zoning per the annexation ordinance

and existing zoning code. Subsequent staff-initiated zoning changes processed in 2Ot4

corrected nonconformities that existed as a result of the initial annexation and zoning

classifications.

At that time, staff recommended further land use analysis of areas along the proposed

Gilcrease alignment most likely to be impacted upon completion of the expressway. Staff

and decision-makers alike have otherwise had to rely on the 1976 Tulsa County District 9

plan to guide land use decisions. The most recent rezoning application along the expressway

(Z-73g4)was tabled by the Tulsa City Council until further analysis was completed

By Resolution #19g79, dated February 26,20L8, the City Council formally initiated the

planning process to amend the land use map and the areas of stability and growth maps of

the comprehensive plan. On February 75,201.8,lNCOG and City of Tulsa planners presented

the proposed Berryhill land use planning effort to the Board of County Commissioners and

received their full support to move forward.

1.

Berryhill Land Use Plan
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D. Process: Planning staff in a joint City-County effort held a public project kick-off on April 2,

20L8 at the Chandler Park Community Center. More than L60 interested parties attended the

event. The agenda included a general overview of the land use process, review of community

survey results, and an introduction of the Citizens Advisory Team (CAT). The CAT consists of

local stakeholders (residents, business-owners and other), invited to serve by District 2 City

Councilor Jeannie Cue and District 2 County Commissioner Karen Keith. Each CAT member

volunteered to attend meetings, review materials and communicate land use topics to their

respective constituents and neighbors and, likewise, convey specific concerns and feedback

of their constituents to the larger group during subsequent CAT meetings.

Early in the community engagement process, members of Berryhillframed a long-range vision

for working towards "a desirable place to live and work that in 10 to 20 years is a safe, close-

knit, and well-maintained community and which supports a rural lifestyle by allowing for

strategic economic opportunities and the enhancement and preservation of the natural

environment." This vision statement helped guide the formation of land use priorities, goals,

and recommendations which, if followed, would help to implement the broader community

vision. As sections of the Berryhill Land Use Plan were drafted by planning staff, key concepts

and ideas were explored at CAT meetings, a public open house on August 27,2018 and

community survey period from October L0- 24,2OL8. A total of 5 CAT meetings were held in-

between April and November

CAT public meeting agenda items generally included:

o Review and discussion of community input;
o Analysis of existing conditions;
o ldentification of strengths, weaknesses, opportunities and threats;
o Creation of the vision statement and guiding principles;

o Review of draft map and plan priorities, goals, and recommendations;

Over the past few months, planning staff and members of the CAT have worked together to
prepare a complete draft. The plan's land use recommendations and map reflect the

aspirations of the vision statement at a more concrete level, with references to specific

locations and should be used to guide decisions associated with land-use activities within the
plan area. Members of the CAT discussed the draft on November 5, 2018 and find the plan to

accurately represent a fair and balanced approach to guiding land use issues within the

interests of the Berryhill community. A final public presentation of the draft was presented

on November 1-5, 201-8 at the Chandler Park Community Center. On November 1-9, 2018, staff

members presented the final draft to the Planning Commission.

All project materials and meeting agendas were also posted on the project webpage:

https://www.citvoftu lsa.orslgovern ment/departm ents/plan n ins/cu rrent-proiects/small-

rea-and- d-r rce-nlanç/herrvh ¡il-l ã ¡l-r rcp-nlan /

Berryhill Land Use Plan
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E. Conformance with the Tulsa Comprehensive Plan and the Tulsa County District 9 Plan:

1) Land Use Plan Map

The planning area in the Berryhill Lond IJse P/on includes several land use designations

from the Tulsa Comprehensive Plan.

Existing Residential Neighborhood category is intended to preserve and enhance Tulsa's

existing single family neighborhoods. Development activities in these areas should be

limited to the rehabilitation, improvement or replacement of existing homes, and small-

scale infill projects, as permitted through clear and objective setback, height, and other

development standards of the zoning code. ln cooperation with the existing community,

the city should make improvements to sidewalks, bicycle routes, and transit so residents

can better access parks, schools, churches, and other civic amenities.

New 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.

Neighborhood Center are small-scale, one to three story mixed-use areas intended to

serve nearby neighborhoods with retail, dining, and services. They can include

apartments, condominiums, and townhouses, with small lot single family homes at the

edges. These are pedestrian-oriented places served by transit, and visitors who drive can

park once and walk to a number of destinations.

Employment areas contain office, warehousing, light manufacturing and high tech uses

such as clean manufacturing or information technology. Sometimes big-box retail or

warehouse retail clubs are found in these areas. These areas are distinguished from

mixed-use centers in that they have few residences and typically have more extensive

commercial activity.

parks and Open Space provide recreational opportunities, community gathering places,

shade and sunlight, air and water pollution filtration, natural beauty, habitat, and benefit

surrounding uses.

2l Areas of Stabilitv and Growth Map

The Berryhill Land Use Plan area in the Tulsa Comprehensive Plan includes "Areas of

Stability" and "Areas of Growth".

Berryhill Land Use Plan
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The Areas of Stability includes approximately 75% of the city's total parcels. Existing

residential neighborhoods, where change is expected to be minimal, make up a large

proportion of the Areas of Stability. The ideal forthe Areas of Stability isto identify and

maintain the valued character of an area while accommodating the rehabilitation,

improvement or replacement of existing homes, and small scale infill projects. The

concept of stability and growth is specifically designed to enhance the unique qualities of

older neighborhoods that are looking for new ways to preserve their character and quality

of life.

The purpose of Areas of Growth is to direct the allocation of resources and channel

growth to where it will be beneficial and can best improve access to jobs, housing, and

services with fewer and shorter auto trips. Areas of Growth are parts of the city where

general agreement exists that development or redevelopment is beneficial. As steps are

taken to plan for, and, in some cases, develop or redevelop these areas, ensuring that

existing residents will not be displaced is a high priority. A major goal is to increase

economic activity in the area to benefit existing residents and businesses, and where

necessary, provide the stimulus to redevelop.

Støff comments: According to the Tulso Comprehensive Plan, the purpose of the Growth

ond Støb¡t¡ty designations is to show "where the moiority of growth and investment should

take place ønd which neighborhoods should remain substantiqlly øs they ore'" The

Comprehensive Plan stotes thot "ensuring thot (growth area) residents will not be

disptoced is o high priority". Plon recommendations have tried to consider how growth

con occur and the oreas' existing chorocter is mointained. Areos of existing residential

uses are shown to be more stable in the lond use pløn, as shown by the Areo of Stobility

designation. The ptøn states thot new development in stoble oreas should "require that

transition-sensitive design stondords ensure thot the compatibility of non-residential

development with odiacent single-fomily homes."

3l Land Use Priorities and Recommendations

For this planning area, the Berryhill Land Use Plan is consistent with the Tulsa

Comprehensive Plan Land Use Priorities, specifically:

"Mointoin, stobilize ond strengthen existing neighborhoods, making them ploces where

new residents ore attrocted to live. "

According to the Tulsa Comprehensive Plan, some of the goals for this priority focus on

ensuring existing neighborhoods are stable and infill development revitalize, preserves

and enhances these areas.

Berryhill Land Use Plan
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Staff comments: The Berryhitl Lond IJse Plan desires to estoblish policies thot mointain

the stobitity of the existing community and ensure any development is compotible with

the current environment. Within the Berryhill Land lJse Plon, a gool is to "preserve existing

single-fomily residential; neighborhoods while fostering opportunities for strotegic

growth." With the construction of the Gilcresse Expressway, the Berryhill Lond Use Plan

priorities aim to mitigate the impact of the Gilcrease Expresswoy and future development

by providing development concepts that con be utilized during the rezoning process. These

recommendations are included in this plon to encouroge context-compatible aesthetics

ønd promote transition-sensitive design støndords between commercial ond residentiol

uses.

The Tulsa Comprehensive Plan also has a priority to:

"Preserve and enhance environmentoI ossets"

Within the Berryhill Land Use Plan, one of the Priorities is to promote the enhancement

and preservation of Berryhill's natural environment. The goal is to create a network of

connected amenities throughout the plan areas for the enjoyment of Berryhill residents.

Both of these priorities aligning with the Comprehensive Plan Land Use Policy Priority

listed above.

Staff comments: The citizen teqm hos expressed concern obout maintaining the

residentiol chorocter of the plonning oreo while allowing for new, low density, commercial

development thøt copitalized on opportunities presented by the Gilcrease Expresswoy

exponsion. This lond use plon has o list of detøiled priorities for the areo. There ore

recommendations f rom staff ond the citizen committee of torgeted steps toword the goals

for the planning orea including such details os encouraging buffering through the

requirement of Optionol Development Plans and PIJD's for any commerciol rezoning

opplication, ond encouroging non-residentiol uses be compotible with adiacent single-

fa m i ly resi de nti o I n ei gh b o rhoods.

A "Trail District" designation wøs added to the Land lJse Mop to encouroge park-serving,

low-impact commerciol uses on unimproved lots olong the proposed troilwest of Gilcrease

Expresswoy exponsion. The goals ond objectives of the plon ore in conformønce with the

Lond Use Priorities of the Tulsa Comprehensive Plan and will serve as fundomental
concepts and ideas in guiding the area towards meeting these priorities.

4l The Tulsa County District 9 Plan identifies the Berryhill Plan area as areas of "low

intensities" with a few areas of "medium intensity". "Low intensity" areas are described

as having an average of 6 dwelling units per net acre. "Medium intensity" areas have a

maximum of 36 dwelling units per net acre. This plan also identifies sections of the plan

5
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areas as "development sensitive". The "development sensitive" classification defines

natural areas where the ecological, environmental, and aesthetic balance should be given

consideration prior to development.

Staff Comments: The broader categories utilized by the Tulsa Comprehensive Plon are

used to updote the city and county's land use map. Much of the area is designated as on

Existing Neighborhood with a few pockets of New Neighborhood designations where large

vocont land could be developed into residentiol uses. Existing residentiol uses are shown

to be more protected in the lond use plon. Areas for Park and Open Spoce were designoted

to include tand that wøs largely ftood zone ønd along the future troil on the west of the

proposed Gilcrease Expresswoy. The corridors designated as Neighborhood Center ore

located near proposed exit romps for the Gilcrease Expressway olong orteriol streets with

existing commercial uses. The Employment designoted oreos ore existing industrial uses

ond olong the boundories of the planning areo.

Conclusion: After reviewing the proposed Berryhill Land Use Plan for conformance with the Tulsa

Comprehensive Plan and the Tulsa County District 9 Plan, TMAPC Staff finds that the

recommendations contained in the proposed plan are consistent with and will further the vision

of the Tulsa Comprehensive Plan and the Tulsa County District 9 Plan.

Staff Recommendation: Staff recommends that TMAPC adopt and include the Berryhill Land Use

plan as an amendment to the Tulsa Comprehensive Plan and the Tulsa County District 9 Plan.

Berryhill Land Use Plan
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L2.r9.20t8

6

r{ .(æ



:;;.



ACKNOWLEDGEMENTS

PREPARED BY

City of Tulsa
Planning Department

L75 E.2ND ST. I TULSA, Ol<74LO3

Dawn T. Warrick, AICP, Director
Travis Hulse, CFM, Planner lll, Project Manager

Addison Spradlin, Planner I

John Paganelli, Planner I

lndian Nations Council of Governments
Land Development Services

2 W.2ND ST. I TULSA,OI<74rO3

Susan Miller, AICP, Director
Amy Ulmer, Planner
RobiJones, Planner

Helen Agnew, GIS Specialist

PUBLISHED 2OL9

BERRYHILL LAND USE PLAN 2



The Berryhill Land Use Plan is the result of
collaboration among the City of Tulsa, Tulsa

County, INCOG, and the citizens of the planning

area.

C¡TY OF TULSA

G.T. Bynum, Mayor, 2016-Present

TULSA CITY COUNCIL

Jeannie Cue, District 2 Councilor
Sarah C. Davis, Director of Constituent Services

PLANNING DEPARTMENT

Dawn T. Warrick, AICP, Director
Travis Hulse, CFM, Planner lll, Project Manager
Addison Spradlin, Planner I

John Paganelli, Planner I

TULSA COUNTY COM MISSION ERS

Karen Keith, Commissioner District 2
John Fothergill, Chíef Deputy County
Commissioner

INç9ç
Richa rd Brierre, Executive Di rector

LAND DEVELOPM ENT SERVICES

Susan Miller, AICP, Director
Dwayne Wilkerson, Assistant Director
Amy Ulmer, Planner
RobiJones, Planner
Helen Agnew, GIS Specialist

TULSA METROPOLITAN AREA
PLANN ! NQ CIfvlM l$Sl9l'¡ GMAPC)

Michael Covey, Chairman
John Dix, 1't Vice Chair
John Shivel, 2nd Vice Chair
Luisa Krug
Joshua Ritchey
Ted A. Reeds, ll
Joshua Walker
Mike Fretz
Margaret Mil I ikin, Secretary

DESIGNEES

Vicki Adams, Tulsa County Commissioners
John Fothergill, Tulsa County Commissioners
Nick Doctor, City of Tulsa Mayor's Office

CITIZEN ADVISORY TEAM

Michael Hall
Dr. Richard Presley
Tracy Fuson
Christina Apostolides
Sandi Dittmann
Brian Smejkal

Mary Colebrook
DanielSchneider
Rick Martin
Missy Hopkins
Jack Lollis

3BERRYHILL LAND USE PLAN



ACKNOWLEDGEMENTS

ABSTRACT

This policy document is a record of the public
process used to develop the Berryhill Land

Use Plan. As a planning guide for many
community stakeholders - citizens, property

owners, investors, Planning Commissioners,
and elected officials - it follows the planning
process prescribed in PLANiTULSA, the Tulsa

Comprehensive Plan, and is organized in two
main sections: Executive Summary and The
Plan.

The Executive Summary and details of the Land

Use recommendations were adopted by the
Tulsa Metropolitan Area Planning Commission
(TMAPC) on December l-9th, approved by the
Tulsa Board of County Commissioners on

January 7th, and approved by the Tulsa City
Council on January 23'd.

EXECUTIVE SUMMARY

The Executive Summary highlights the planning
process, including the Vision Statement and
Gu idi ng Princi ples, developed by stakeholders,
and key local issues that resulted in policy and
land use recommendations.

Adopted concepts and policies provide the basis
for land use and development decisions for this
area throughout the planning horizon of l-0 to
20 years.

Details including illustrations, images, and
analysis of existing data were presented in The
Plan to provide background and context for how

these recommendations were formulated but
will not be cited as policy.

THE PLAN

The Plan's organization and structure is based
on the process set forth in PLANiTULSA.

Content from overlapping process steps may
be addressed in more than one chapter of the
plan. Plan chapters include an inventory of
existing conditions and relevant data, details of
the community engagement process, and input
generated from consensus-building activities
to establish a vision and provide a baseline
by which to measure progress throughout the
planning horizon.

4BERRYHILL LAND USË PLAN
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EXECUTIVE SUMMARY

INTRODUCTION

The Berryhill plan area located just south
and west of the Arkansas River contains
approximately 4.I5 sq. miles of land and
includes properties located either in Tulsa city
limits or unincorporated Tulsa County. Berryhill
is predominantly built with single-family homes,
a few non-residential uses and a fair amount of
open space and rolling hills.

As a prototypical bedroom community, very
little has changed over the years with minimal
development activity and a decline in total
population from 2O0O to 201-0. However, the
Berryhill community faces potential changes
soon with the planned construction of the
Gilcrease Expressway likely spurring new
development activity nearby.

ln early 2OI8, Tulsa City Council and the Tulsa
Board of County Commissioners initiated the
small area planning process as a joint city-
county planning effort and directed professional
planning staff at the City of Tulsa and INCOG to
engage loca I stakeholders (residents, busi ness
owners, and others)to establish land use
policies to help guide future development.

Accordingly, this plan amends the City of Tulsa
Comprehensive Plan and Tulsa County District 9
Plan. All priorities, goals, and recommendations
act as the City of Tulsa's and Tulsa County's
policy guide for land development.

GUIP|NS P_RlNC-lPr-Fg

The Berryhill Land Use Plan aims to achieve
predictability for the residents and attempts to
balance future demand for land development
with respect for the existing community and the
key concerns of local stakeholders. The purpose
of the land use plan is also to manage growth
and development in such a way that allows
for appropriate changes and updates to the
existing community while retaining its small-town
character and charm.

The plan's guiding principles for future
development fall into six broad categories:

. Economy

. Equality and Opportunity

. Environment

. Community and Housing

. Transportation

. Plannin€l Process

Followingthorough research of the existing
conditions in Berryhill, engagements with the
stakeholders began to envision their ideal future
for the area. After thorough review and vetting
from local stakeholders, a future vision formed
the foundation of the plan's priorities, goals and
recommendations.

The recommendations address key land use
concerns that, if heeded, will help make the
stakeholder-led vision a reality.

WHAT IS A LAND USE PLAN?

Land Use Plans are long-range plans
focused on specific areas to identify

local land use ¡ssues and recommend
solutions for a 1-0 to 20 year tíme frame.
Land Use Plans are intended to provide

ta ilored sol utíons for neigh borhoods
and are developed primaríly through

the ínput of property owners and
area stakeholders. Land Use Plans

are to be adopted as amendments to
the Comprehensive Plan and can be

implemented through zoning changes.

BERRYHILL LAND USE PLAN EXECUTTVE SUMMARY | 8



Members of the Berryhill community
desire a place to live and work that in
10 to 20 years is a safe, close-knit, and
well-maintained communíty and which
supports a rural lifestyle by allowing for
strategic economic opportun ities and
preservatíon of the natural environment.

VISION STATEMENT

DESIRED OUTCOMES

The Berryhill planning process engaged
stakeholders to consider existing conditions
and circumstances in the area, and to envision
what the community might become in the
future. Berryhill has potentialto build upon its
traditional strengths and assets and transform
itself into a more exceptional neighborhood.
Through recommendations and priorities
identified in this plan, the Berryhill comtnunity
hopes to achieve the following outcomes:

. Be a safe, family-friendly community

. Allow for strategic economic opportunities

. Promote the enhancement and preservation

of the natural environment

. Be a well-maintained and aesthetically
pleasing community

. Maintain the stability of the existing
community

. Provide options for residents to age in place

. Connect of open spaces

. Ensure compatible development with current
environment

CHANDLER PARK ENTRANCE

RED BERRY FARM

SOUTH 49TH WEST AVE HILL

BERRYHILL LAND USE PLAN EXECUTTVE SUMMARY I I



EXECUTIVE SUMMARY

A GU¡DE TO PRIORITIES, GOALS,
AND RECOMMENDATIONS

The Berryhill Land Use Plan includes five
priorities. Each priority carries specific goals and
implementation recommendations.

o Príority 1: Maintain the stability of the
existing Berryhill Community.

o Priority 2: Allow for strategic growth,
capitalizing on economic opportunities
presented by the Gilcrease Expressway.

o Prioríty 3: Promote the enhancement
and preservation of Berryhill's natural
environment.

o Príoríty 4:Be a safe, family friendly
community.

o Príority 5: Be a well-maintained and
aesthetica I ly-pleasi ng com m u n ity.

PLAN IMPLEMENTATION

The land use recommendations will help
implement the vision of the Berryhill community
through zoning changes, code enforcement,
efforts of local stakeholders, and various
public-private partnerships. The Tulsa Planning
Office will act as the lead agency to ensure the
necessary actions are taken to implement the
land use recommendations and monitor for
any changes which may require revisions to the
adopted plan.

RECOMMENDATIONS

PRIORITY 1

Maintain the stability of the existing Berryhill
Community.

Goal 1

Preserve existi ng si ngle-fam i ly residential
neigh borhoods while fosteri ng opportu n ities for
strategic growth.

Recommendation 1-.1

Encourage inclusion of Optional Development
Plans (within Tulsa City limits) or Planned
Unit Development (within unincorporated
Tulsa County) in rezoning applications for non-
residential uses adjacent to residential areas.

Recommendation 1.2
Require that transition-sensitive design
standards ensure the compatibility of non-
residentia I development with adjacent single-
family homes. Design standards should be
applied consistently across jurisdictional
boundaries to:

L.2.1 Address access, circulation, and
landscaping regarding commercial
parking.

Limit the height of commercial buildings,

Provide attractive and appropriate
landscaping.

Requi re i ncreased landscapi n g and/ or
screening buffers along non-residential
uses' rear lot lines abutting single-family
neighborhoods.

Utilize glare-minimizing lighting options.

Prohibit signage that intrudes upon
surrounding residences.

Require that non-residential service and
parking areas be placed in a manner
having the least negative impact on

adjacent residential uses.

Limit uses incompatible with existing
si ngle-family residential areas.

r.2.2

1,.2.3

L.2.4

r.2.5

L.2.6

1.2.7

BERRYHILL LAND USE PLAN

t.2.8
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Goal 2

Allow for development of non-residential
uses compatible with adjacent single-family
residential neighborhoods.

Recommendation 2.1
Promote non-residential infill of limited
commercial uses near neighborhoods which
serve the existing community, such as retail,
resta u ra nts, persona I i m provement services,
and studios. Additional self-storage uses in the
plan area are discouraged.

Recommendatíon 2.L

Where the land use map outlines "Trail Districts"
allow - in a manner that mitigates the impacts
of commercial uses on neighborhoods - the
fol lowing trail-complementi ng activities:

65th West Avenue and South 47th West
Avenue,

Goal 4

Require the inclusion of enhanced development
standards within commercial development
rezoning appl ications.

Recommendation 4.L

Encourage the inclusion of Optional
Development Plans (within Tulsa city limits)
or Planned Unit Development (within
unincorporated Tulsa County) in rezoning
applications for non-residential uses adjacent to
interchanges and residential areas.

Design standards should be applied consistently
across jurisdictional boundaries to:

2.2.1"

2.2.2

3.1.1

3.1".2

4.1,.4

4.L.2

4.r.3

4.1.5

4.1,,6

4.r.1

4.1.7

4.1,.8

4.1.9

The conversion of existing homes
into permitted principal or accessory
commercial uses.

The development of low-impact, small-
scale, and park-serving commercial uses
on unimproved lots.

Along West 21't Street South between
South 61't West Avenue and South 49th

West Avenue.

Along West 41.'t Street South between S

PRIORITY 2

Allow strategic growth, capitalizing on economic
opportunities presented by the Gilcrease
Expressway.

Goal 3

Allow for new, low-density, commercial
devel opment that capital izes on opportu n ities
presented by the Gilcrease Expressway
expansion.

Recommendation 3.L
Promote commercial growth along major street
corridors and interchanges of the Gilcrease
Expressway in the following locations:

Address access, circulation, and
la ndsca pi n g r egarding com mercial
parking.

Limit the height of commercial buildings.

Províde attractive and a ppropriate
landscaping.

Require increased landscape and/ or
screening buffers along non-residential
uses' rear lot lines abutting single-family
neighborhoods.

Utilize glare-minimizing lighting options.

Prohibit signage that intrudes upon
surrounding residences.

Require that non-residential service and
parking areas be placed in a manner
having the least negative impact on

adjacent residential uses.

Limit uses incompatible with existing
si ngle-farni ly residential areas.

Limit the placement of billboards along
the Gilcrease Expressway.

BERRYHILL LAND USE PLAN EXECUTTVE SUMMARY | 11



EXECUTIVE SUMMARY

Goal 5

Limit industrial areas and uses incompatible
with the existing and desired future character of
the community.

Recommendation 5.L
Limit industrial uses to the following existing
industrial zones:

o North of the BNSF tracks and east of the
Gilcrease Expressway.

¡ ln the area bounded by the West 43'd Street
South, South 49th West Avenue, West 51't
Street South, and the Gilcrease Expressway.

o Preserve select industrial areas where
appropriate zoning is in place for limited
industrial activity, attracting and retaining
target industries while growing the local
employment base over the long-term.

Goal 6

Promote agritourism on larger vacant land
areas.

Recommendation 6"3-

Allow for low-intensity development on larger
undeveloped agriculturally zoned lots having
unique topography and rural characteristics.
Leverage unique characteristics to develop
destination parks, outdoor facilities, event
space, and other permitted accessory uses.

PRIORITY 3

Promote the enhancement and preservation of
Berryhill's natural environment.

Goal 7

Create a network of connected amenities
throughout the plan areas for the enjoyment of
Berryhill residents.

Recommendation 7.L

Preserve land for a park or other active outdoor
space near the Arkansas River north of West
2l-'t Street South and west of the Gilcrease
Expressway.

BERRYHILL LAND USE PLAN

Recommendation 7.2

Between existing neighborhoods and areas
designated as "Trail District" on the land use
map, encourage the installation of pedestrian
connections and appropriate landscaping and
screening materials.

Recommendation 7.3

Work with ODOT and Up with Trees to ensure
adequate tree coverage along the new trail on

the west side of West 57th Street South.

Recommendation 7.4

Encourage the preservation of significant trees
and natural areas along the trail corridor.

Goal 8

Protect envi ron me nta I ly-se nsitive a reas where
construction and new utility service would
negatively impact existing natural systems.

Recommendation 8.1-

Ensure that development within the mapped
floodplain complies with the adopted codes and
ordinances of the local jurisdiction.

Recammendation 8.2
Encourage the use of low-impact development
solutions to manage stormwater runoff, improve
stormwater quality, and reduce the construction
of impervious area.

PRIORITY 4

Be a safe, family friendly community.

Goal 9

Protect existing neighborhood institutions and
facilities.

Recommendation 9.L
Discou rage h igh-intensity com mercia I

developments directly adjacent to schools,
minimizing traffic and safety issues.

Recommendation 9.2
Support the integration of services ínto the
community such as schools, churches, libraries

EXECUTTVE SUMMARY | 12



and other community facilities. The uses
typically occupy large lots and incorporate open
space or recreational fields, supporting both

educational and neighborhood functions.

Goal 10

Provide options for residents to "age in place"

within the Berryhill community.

Recommendation 10.1

Support the development of alternative
housing options such as senior living facilities,
townhomes, and condominiums.

Recommendation L0.2
Promote the development of alternative housing
options close to amenities like retail, parks, and
open space.

PRIORITY 5

Be a well-maintained and aesthetically pleasing
community.

Goal 11

Reduce blight and rehabilitate dilapidated
structures.

Recommendation 1J-.1

Promote appropriate residential infill
development.

Recommendatton L1.2
Work to prevent the decline of single-family
residential areas through proactive programs

and the use of code enforcement through
partnerships with the City of Tulsa's Working in

Neighborhoods Department and Tulsa County
Code Enforcement.

Goal 12

Respect and maintain the feel and character
that defines Berryhill.

Recommendation L2.1-

Support areas intended to preserve
agriculturally-based activity and open space

where major development is inappropriate,
and the natural character of the environment
improves the quality of life for residents.

Recommendation L2.2
Encourage the compatibility of new alternative
housing developments with the character of the
surrounding neighborhood.

Goal 13

Maintain or improve the attractiveness and
aesthetic appeal of existing neighborhoods.

Recommendation 13.L

Partner with local officials to address code
enforcement issues and identify potential tools
that encourage neighborhood beautification.

Recommendation J-3.2

Support a community led beautification program

encouraging the formation of a neighborhood
group composed of local businesses and
residents.
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MAP 2= FUTURE IAND USE
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COM MU N ITY PARTIC¡PATION

cfrlzFN ADvlsoBY TEAM

The Citizen Advisory Team (CAT) is a group of
vol unteer stakeholders i ncl ud i ng landowners,
residents, and business owners who have an
interest in the area. The members of the CAT

were invited to serve by the Tulsa City Councilor
from District 2, Jeanie Cue, and by the Tulsa

County Commissioner of District 2,l\aren Keith.
The group represented a full range of community
interests and committed to meet on a regular
basis.

They critically reviewed each step of the
plan formation and communicated the plan-

making progress and issues to their respective
constituents and neighbors. Additional ly,

Berryhill citizens and interested parties had
the opportunity to attend the CAT meetings as

they were open to the public. The process was
designed to create a unifíed vision and set of
recommendations based on the desires of those
who live, work, and own property in the Berryhill
area.

MEETINGS

The CAT met six times during the planning
process to set a direction for the project and
to ensure that identified issues and proposed

recommendations were reflective of the
community.

CAT Meeting t Orientation
Aprif 2nd, 2OLg I Chandler Park

The purpose of the first CAT meeting was to
introduce the members to each other and briefly
discuss their role in Berryhill's Land Use Plan.

CAT INTRODUCTIONS Æ KICK-OFF

-1
The team was introduced to the public at the
Kick-Off Meeting which was held immediately
after the first CAT meeting. The CAT members
introduced themselves to the community and

stated what they love most about Berryhill.

CAT Meeting 2: Big ldeas Discussion
May 101h, 2OLA I Berryhill Fire Station

The CAT team met at the Berryhill Fire Station
to discuss existing conditions in Berryhill
and explore future land use possibilities. Ïhe
planning team presented the main ideas from
the Kick-Off Survey. The CAT was asked to give

their input on the information as well as to ask
any questions they had. The team then divided
up into small groups, led by the planning staff, to
explore ideas and possibilities for future growth.

These ideas were then presented to the group

as a whole and summarized.

CAT MEETING 2

Michael Hall
Dr. Richard Presley

Tracy Fuson
Christina Apostolides

Sandi Dittmann
Brian Smejkal

Mary Colebrook
Daniel Schneider

Rick Martín
Missy Hopkins

Jack Lollis

CAT MEMBERS
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CAT MEETING 3

GAT Meeting 3: Existin$ Conditions & Vision
)une 27th,2OL8 | Berryhill Fire Station

The CAT met and were able to give feedback
on what they were hearing from the community
and get clarification on the objectives of the
Land Use Plan. The team discussed the Vision

Statement and participated in an activity to
initiate a discussion of where they felt the
community would be best served through
various land use desi$nations.

CAT Meeting4: Land Use Discussion
July 19th, 2OLg I Berryhill Fire Station

The CAT met and discussed possible land use

d esignations. They were pa rticu I a rly i nterested
in land use alongthe Gilcrease Expressway,

21ut Street and 4l-'t Street. The team then
reviewed the first draft of the Recommendations
section of the Land Use Plan. Dates and times
for the next Public Meeting were considered
and a general decision was made to hold the
meeting at the end of August or the first week in
September.

CAT Meeting 5: Recommendations
Sept 13th, 2OLg I Berryhill Fire Station

The Citizen Advisory Team met to discuss the
results of the Community Open House and to

review Land Use recommendations. Ïhere was

a discussion about Commercial Land Uses in

Berryhill. The CAT divided into groups and gave

feedback on the proposed recommendations.

CAT Meeting 6: Public Draft Discussion
November sth,2018 | INCOG

The meeting was held at the INCOG office in
Tulsa to review the final draft of the Land Use

Plan before the public unveiling on November
l-5th, 201-8. The Citizen Advisory Team members
were pleased with the outcome and felt like
the plan was one that the community could
embrace. Details of the community open house
were discussed and approved.

PUBLIC MEET¡NGS

PUBLIC MEETING T KICK.OFF

APRTL 2ND,2OL8 I CHANDLER PARK

Over l-40 Berryhill residents, property owners,

and interested parties attended. The CAT

members and planning staff were introduced.
Councilor Jeannie Cue and Commissioner Karen

Keith spoke about their role and welcomed
everyone to get involved in the planning process.

The project team presented a PowerPoint
presentation which explained Land Use Plans

and released the results of the online survey
completed by Berryhill residents. Following the
presentation, the public had an opportunity to
ask questions and gain a better understanding
about how the process of developing a land plan

works. The Kick-off Meeting presentation can be

found in the appendix of this plan.

PUBLIC MEETING 1
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MAP 4 LEGENDT KICK-OFF ATTENDANCE

Online Survey Results

There was an online survey conducted before
the kick-off meeting to start the conversation
about how residents view Berryhill today and
what they envision for the future. The survey
was posted on the City of Tulsa's website and
shared on social media. Over 300 individuals
responded to the survey. The results of the
survey can be found in the appendix of this plan

PUBLIC MEETING 2: OPEN HOUSE

AUG27fH,2OL8 | BERRYHTLL F|RE

STATION

The Community Open House invited Berryhill
citizens to learn more aboutthe proposed
Land Use Map and Recommendations that the
Citizen Advisory Team put forward. This was an
opportunity for the community to give their input
on Priorities, Goals, Recommendations, and
Land Uses. Approximately 100 people attended
the meeting.

PUBLIC MEETING 3: WRAP-UP
NOV 5rH, 2OL8 ¡ CHANDLER PARK

The final public meeting was an unveiling of
the proposed Land Use Plan. About 75 people
attended the meeting to get a first look at
the plan. Councilor Jeannie Cue thanked the
Berryhill residents for their input in the process,
the Citizen Advisory Team for their hard work
and dedication, and the staff from the City of
Tulsa and INCOG for their part in creating a Land
Use Plan for the Berryhill community.

Travis Hulse moderated the meeting and gave

a brief summary of the process of creating
the plan from beginning to end. Susan Miller
explained the next steps the plan will take
before it reaches adoption and staff answered
questions following the meeting.

a

¡l

a

a Attendee Address

WRAP.UP MEETING
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EXISTING CONDITIONS

SUMMARY OF FINDINGS

CONTEXT AND HISTORY

. The Berryhill Plan Boundary is 4.1-5 square
miles.

. Berryhill is located close to many
businesses, some locally owned, Route 66,
Tulsa Community College, and many other
amenities.

. Berryhill was settled by the early 1900s.

. Previously called Happy Hollow, Berryhill
received its current name in the 1-910s.

DEMOGRAPHICS

. The population of the area grew between
2OtO and 2OI7.

. Most residents are within the 45 - 54 age
group.

. The average household income is about
$12,000 less than the City of Tulsa's and
about $1-7,000 less than Tulsa County's.

LAND USE

. Berryhill is mainly zoned residential.

. Commercially zoned properties fall along
arterial corridors.

. Berryhill currently lacks City of Tulsa land use
designations.

. The District 9 Plan from Tulsa County
identifies areas in the boundary as
"development sensitive. "

ENVI RON M ENTAL FEATURES

. Most of Berryhill lies within the Berryhill
Creek watershed.

. Berryhill Creek is within the 1-00-year

Floodplain.
. There are a few areas that are on the EPA's

list of facilities of interest.
. The commercial areas in the plan boundary

produce the average amount of noise levels.

TRANSPORTATION

. Automobiles are the primary means of
transportation.

. The street network is disconnected in many
areas making direct linkage to other areas a
problem.

. The plan boundary includes the future
G i lcrease Expressway extension.

. The Gilcrease Expressway extension will
include a new trail for the area.

. Currently, 21-'r St is the only bike-friendly
street that includes "sharrows".

ECONOMIC DEVELOPMENT

. Averagle commute time for Berryhill residents
is about 2O minutes.

. Local employment options employ about 308
residents of the plan area.

. Berryhill has experienced gradual growth

within pockets of the community.
. The Gilcrease Expressway could lead to more

commercial demand in the area.

HOUSING

. There are 990 housing units in the plan

area.
.9L4o/o of homes are owner-occupied.
. The median home value of $l-21-,005 is

lower than both the City of Tulsa and Tulsa
County.

. The average family size is 2.58 people.

. A majority of the homes were built between
1940 and L979.

PUBLIC FACIL¡TIES

. Plan boundary is in close proximityto
Chandler Park.

. Berryhill Public Schools are located within
the plan boundary.

. Berryhill Fire Station is located within the
plan boundary.
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CONTEXT AND HISTORY

The Berryhill plan boundary encompasses 4.15
square miles and is located to the west of US

Highway 75 and Route 66. The Berryhill plan
area is bordered on the north by the Arkansas
River and the intersection of lnterstate 44 and
the Gilcrease Expressway to the south. The plan
area is located near Chandler Park as well.

The plan area includes the Berryhill Schools as
well as the Berryhill Fire Station. Businesses
and services adjacent to the Berryhill plan
area include Sooner Surplus, refineries, Tulsa
Community College West Campus, and many
other lousinesses. Berryhill is also near Route 66
and its amenities.

HISTORY

Berryhill emerged as a small unincorporated
community in Tulsa County, Oklahoma. lt is
located south of the Arkansas River between
Tulsa and Sand Springs. lt was settled by

immigrant farmers during the time between the
Cherokee Strip Land Run of l-889 and the early
1-900s. The area was mostly used for farming
and rangeland.

ln the early 1900s, the area was called Lost City
This referred mainly to the area we now know as
Chandler Park. The terrain consisted of rugged
hills, craggy cliffs, and panoramic views.

The origin of Lost City's name remains a

mystery; explanations depend upon whom you

ask. Some believe that cliff dwellers once lived
there, and others believe the name came from
rock formations that resembled the ruins of an
old city.

There have been rumors that outlaw Jesse
James once buried money, wrapped in a leather
cloth, among the rocks. ln August l-958, Claude
Chandler, president of Chandler Materials
Company, donated 88 acres of land in the Lost
City area to Tulsa County for a park site which
became known as Chandler Park.

Lost City was not the only name that came
before Berryhill. The community was once
also referred to as Happy Hollow. One of the
earliest settlers was Thomas H. Berryhill, a
farmer immigrant from St. Joseph, Missouri. He

received a l-60-acre Creek lndian Allotment by
the government on December L2,1902.

Sometime after 1910, Berryhill reportedly
donated land to the community for the first two-
room schoolhouse. After the donation, Happy
Hollow was renamed Berryhill in appreciation.

The community continued to grow; by the fall
of L927 , approximately seventy-five students
were attending the school. A new four-room brick
school building arose in the spring of 1928.

21SÏ ST LOOKING EAST

CC OGILVIE GYMNASIUM
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EXISTING CONDITIONS

PLANNING HISTORY

Tulsa County Vision 2000
Comprehensive Plan

The Tulsa County Vision 2000 Comprehensive
Plan was established in l-976 and was
last updated in 2009. The Vision 2000
Comprehensive Plan identifies the Berryhill
area as District 9. The District 9 Plan was a
designated geographic area identified in the
larger Vision 2000 Comprehensive Plan.

The designated District 9 planningarea is bound
by the Arkansas River to the north and east; by
the Skelly Bypass and Tulsa County Line on the
south; and by 6SthAve on the East, District 9
identifies High, Medium, and low intensity areas
as land use designations.

The current plan is used in a staff analysis
of any land use cases. District 9 does not
encompass the entire study area.

Gilcrease Expansion Annexation

ln 2OL2, parcels abutting 57th Ave between the
Arkansas River and 51-'t St were annexed into
Tulsa City limits in anticipation of the Gilcrease
Expressway expansion. All properties within the
BerryhillAnnexation Area were designated AG-

Agriculture zoning.

ZontnQ
ln 2OL4, the Tulsa City Council established
zoning in the annexed area. The action, Z-7253,
changed zoning to match closely the county
zoning in place prior to annexation.

At the time, staff recommended that
Comprehensive Plan designations for the
properties along the Expressway alignment
be determined through a future land use plan
analysis in a subsequent phase of study for this
area.

Land Use Plan

ln response to a rezoning application in 2077
(Z-7394), the Tulsa City Council asked that
staff begin work on a Berryhill small area plan
to provide further analysis of existing land use
conditions for a larger planning area.

PLANITULSA

7-,t

GILCREASE EXPRESSWAY AT 2LSf ST LOOKING EAST

Tulsa
prehensive

PIan
Com

JULY 2O1O
UPDÂltD: AUGUSf 2016
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DEMOGRAPH¡CS

When planning for future development, it is
important to look at the demographics of the
plan area based on past, present, and future
projections. The demographics for the Berryhill
Land Use Plan reflect the population within the
boundary of the plan area.

POPULATION

Between 2000 and 2010, the total population
of the plan area declined by roughly 6.5% from
2,517 to 2,355. ln the same time, the City
of Tulsa's population decreased while Tulsa

County's grew.

ln 2Ot7 , the plan area's population was
estimated lo be 2,4L2. Between 2010 and
2OL7 , both the City of Tulsa and Tulsa County
saw an increase in population.

Age Distribution

ln 2OtO,45 to 5 -year-olds made up the largest
age group within the Berryhill plan boundary
(I5.4yo or 362 people). The second largest
group includes people ages 5 lo L4 (L3.6% or
321 people). 55 to 64-year-olds composed the
third largest share of L2.4o/o, (or 292 people).

ln the City of Tulsa, the 2010 Census counts 25
to 34-year-olds as the largest segment of the
population - tSYo.ln second is the 45 lo 54 age
group (i3,tyo ) and in third, people 5 to L4 years
old (l-3.1-%).

ln Tulsa County, the highest population was the
age group 25 to 34-year-olds (L4:4y").lt was
followed by the age group 5 to 14 (t4o/o of lhe
population) and then the age group 45lo 54
(t3.9Yo of the population).

Race and Ethnicity

The Berryhill plan boundary has 2,355
residents, according to the 2010 Census Data
There are 7-,894 white and 46L non-white
residents. Among all the non-white residents,

the largest group is American lndian or Alaska
Native (287 persons).

The area has 8 people (O.7%) that identified
their race as Black, which is a significantly
lower percentage than both the City of Tulsa
(l-5.8%) and Tulsa County (l}.7yo). There are 65
Hispanic or Latino residents in the Berryhill plan

area. That translates lo 2.8% of the population.
By comparison, the City of Tulsa features L4%
while Tulsa County has L7%.

TABLE 1: POPULATION COMPARISON

PLAN
AREA

CITY OF
TULSA

TULSA

COUNTY

Median Age 42.8 34.8 35.4
*US Census Est¡mate for 2077

TABLE 2: PLAN AREA AGE DISTRIBUTION BY YEAR

2000 20Lo 20L7*

5-L4 334 32r 327

20 -24 tt5 TTO L24

35-44 389 27! 276

55-64 316 292 332

75-44 147 L52 l_66

*US Census Estimate for 2077

TABLE 3: RACIAL AND ETHNIC DISTRIBUTION

PLAN

AREA
CITY OF

TULSA

TULSA
COUNTY

Other 21.4o/o 39.5%o 32.5o/o

*US Census Estimate for 2077
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EXISTING COND¡TIONS

LANÐ USE

CURRENT LAND USE

The concept of current land use captures the
general list of existing activities throughout the
plan area today. Their permitted status and how
they align with current zoning regulations was
not considered. Within the defined Berryhill Plan
Area, residential and agriculture uses prevail.

Based on observation, most of the commercial
activity concentrate largely along 21't St and
4l-'t Street. 41't St and 57th Ave feature several
community uses, including churches and
Berryhil I's fire house.

lndustry in Berryhill concentrate largely north
of 2L'r St and south of 41-'t St. Some of the
remaining unimproved areas of Berryhill appear
to be used for agriculture.

ASSESSOR CLASST Fl CATI ONS

The Tulsa County Assessor map further
illustrates "land use" from the perspective
of land classifications for tax assessment
purposes. This map helps depict the large
quantities of residential and agriculture uses in
contrast to commercial and other activity found
in Berryhill. The majority of areas assessed as
"commercial," north of 2Lt St and south of 41't
St, include manufacturing and warehousing
facilities.

41ST ST LOOKING WEST

MAP 5: ASSESSOR CLASSIFICATIONS

MAP 5 LEGEND: ASSESSOR CLASSIFICATIONS
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Commercial/Resident¡al
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ZONING

Zoning classifications determine which land
uses are legally permissible on a parcel of
land. The Zoning Code determines what can be
built within in a particular classification, how
structures can be built, and what dimensions
might be required of lots.

When a current land use on a parcel conflicts
with its zoning classification, that parcel
becomes known as "existing, non-conforming."
Future Land Use designations are used by the
planning commission to determine a course
of action when a property owner desires a

rezoning.

While the Berryhill Plan Area's predominant
zoning is residential, a few parcels are zoned for
commercial, agriculture, or industrial.

Commercially-zoned properties rest along the
41't St corridor, and on the 21't St corridor
between 49th Ave and 57th Ave.

Agricultural ly zoned-parcels are scattered
throughout the area. Table 4 provides a

breakdown of existing zoning in terms of
percentage of land in the plan area.

TABLE 4:EXISTING ZONING AND ZONINc TYPES

Note: The following Zoning classifications,
although named similarly, carry different
requirements depending on their location within
either Tulsa's city limits or the greater Tulsa
County.

MAP 6: CURRENT ZONING

MAP 6 LEGEND:CURRENT ZONING

,'
)
I

I

AREA
(ACRES)

SHARE
OF AREA

Residential RS

Res. Multi-Family Medium RM-2

Residential Single Family RS-3

CommericalShopping CS

CommercialGeneral CG

Office Low lntensity 0L

lndustrial Light lL

lndustrial Moderate lM

lndustrial High lH

lndustrial Res. & Dev. lR

Agriculture AG

I]ËIìRYþIIL.I, IAI\IJ IJSI PL.Ai\

1582
14

50
42

13

7

158

152

t26
14

].325

45.42o/o

1.44%

O.4Oo/o

O.4Oo/o

0.37%

I.2l%
Q.20o/a

4.54o/o

436%
3.62%

38.O4o/o

I
RS Res. Single-Fam.

RS-3 Res. Single-Fam. 3

RM-2 Res. Mult¡-Family 2

AG Agriculture

CG Commercial General

OL Office-Low

lL lndustrial Light

lM lndustrial lvloderate

lH lndustrial Heavy

lR lndustrial Res. & Dev.

CS Commercial Shopping i
F
t-

i Tulsa City Limits
I

Planned Unit Dev.
J

AS

l
I

I

_f
,- 'l

EXIST|NG CONDTTTONS | 29



EXISTING CONDITIONS

vtstoN 2000

l-979's District 9 Plan for Tulsa County identifies
the Berryhill Plan Area as one of low intensities
with a few areas of medium intensity. This plan
also identifies sections of the plan area as
" Development Sensitive. " " Low-l ntensity" a reas
are described as having an average of 6 dwelling
units per net acre. "Medium-lntensity" areas
have a maximum of 36 dwelling units per net
acre.

The " DeveIopment-Sensitive" classification
outlines natural areas where ecological,
environmental, and aesthetic weight should be
given strong consideration prior to development.

MAP 7: PLANITULSA FUTURE USES

?a9e
g\'Jò

É.,¿r

PLAN ITU LSA DESIG NATIONS

ln 2OtO, when the City of Tulsa created
PLANiTULSA, future land use designations
were assigned to all areas within the City
limits. Because the Berryhill Plan Area's land
within the City limits carries no future land use
designation, existing PLANiTULSA designations
are limited to east of Berryhill.

Areas within the Tulsa city limits carrying
PLANiTULSA future land uses relevant to
Berryh i I I i ncl ude the " Existi ng Neighborhoods"
across the Arkansas River to the north and to
the area's east. lndustrial areas in the City of
Tulsa east of Berryhill carry a designation of
"Employment."

MAP 7 LEGEND:
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ENVIRON M ENTAL FEATU RES

ENVI RON MENTAL JUSTICE FACTORS

The concept of environmentaljustice revolves

around the study of if and why communities
are livable. A number of factors, including
opportunity, pollution, walkability, and access
to healthy lifestyles inform whether or not
environmental justice has been served.

ln Berryhill, demographics and industrial land
uses combine to impact the community's
environmental landscape. The United States
Environmental Protection Agency (EPA)

provides mathematical models that allow for
the estimation of Berryhill's environmental
conditions.

Relative to Oklahoma, Berryhill ranks highly in
increased exposure to hazardous waste sites,
risk-laden land uses, lead paint, cancer-causing
air pollutants, and dirty air.

Facilities of lnterest

Much of what goes into environmentaljustice
regards a community's proximity to Facilities of
lnterest. The EPA maintains a list of facilities
registered in its management and compliance
programs known as "Facilities of lnterest."

Monitored for either waste disposal or chemical
pollution, Facilities of lnterest listed in EPA's

Facility Registry Service oftentimes center
around industrial and heavy service activities. ln

Berryhi I l, mon itored faci I ities concentrate a long
21't St and 57th St.

ln these areas, businesses and government
organizations either produce, handle, and/or
dispose of sensitive chemicals and materials.
Around these facilities, development of other
types is either legally or economically difficult

MAP 8: ENVIRONMENTAL SITES

iì. .:¡ "r; Jrl'
?
¡

MAP 8 LEGEND:ENVIRONMENTAL SITES

Facility of lnterest

Brownfield

WHAT IS ENV]RONMENTAL JUSTICE?

Environmental Justice represents the fair
treatment and mean¡ngful involvement
of all people regardless of race, color,
nat¡onal orig¡n, or ¡ncome with respect
to the development, implementat¡on,

and enforcement of environmental laws,
regulat¡ons, and policies.
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EXISTING CONDITIONS

Brownfields

Brownfields are sites subjected by regulations
to increased environmental scrutiny and
predevelopment cleanup. Oftentimes, they
evolve from industrial and commercial places
designated as Facilities of lnterest. At 2l-'t St
and 57th Ave exist three brownfields on the north
and south sides of the BNSF tracks.

The brownfields, known as Parcels27O,27I,
and 272, were studied as part of the Gilcrease
Expressway expansion. Their proximity to the
Arkansas River positioned them as critical in the
remediation of the area's environmental quality.

While mainly in the proposed right of way,

the brownfields and the progress they have
made towards remediation open the door
to redevelopment-either for commercial or
parkland uses.

Noise Pollution

The US National lnstitute of Health has found
that prolonged exposure to noise levels above
85 decibels can lead to hearing loss. Automobile
traffic and occupational noise compose two
types of noise that many people are subjected to
every day. The US Department of Transportation
keeps noise pollution maps for aviation and
intensive road use.

ln Berryhill, noise concentrates along 21't St and
41't St. ln those areas, commercial traffic and

41SÏ ST LOOKING EAST

acceleration after signals combine to produce
average noise levels of around 61 decibels-
about the same as an air conditioning unit.
Addressing noise pollution concerns coincides
directly with traffic management efforts.

Along high-traffic streets and the upcoming
Gilcrease Expressway, preventing or reducing
noise pollution stands as critical to preserving
the quiet lifestyles many in the Berryhill
community have come to appreciate.

21ST ST LOOKING WEST

49TH AVE LOOKING SOUTH
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Floodplain

From the City's watershed map, most of the
Berryhill plan area lies within the Berryhill
Creek watershed. The creek, which runs north
towards the Arkansas River, possesses two other
tributaries running from Chandler Park and
north of 36th St.

MAP 9: FLOODPLAINS

Berryhill Creek and its floodway aligns closely
with 57th Ave; it will also run along the upcoming
Gilcrease Expressway.

FEMA's 2016 Floodplain map shows areas
alongside Berryhill Creek as being within the
100-Year Floodplain. The introduction of the
Gilcrease Expressway and its accompanying
multi-use trail will work to transform the
otherwise difficult-to-develop area into an
amenity for motorists, cyclists, and pedestrians.

57TH AVE LOOKING SOUTH

57TH AVE LOOKING NORTH"?*

MAP 9 LEGEND: FLOODPLAINS

10 Foot contour Lines f roo Year FElvlA Plain

Floodway SOO Year FEMA PlainI
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EXISTING CONDITIONS

TRANSPORTATION

AUTOMOBILE TRAFFIC AND ACCESS

The Berryhill community like many rural areas
that surround Tulsa relies predominantly on

automobiles for basíc transportation needs to
access areas of employment, shopping, and
recreational activities. Over 90% of all survey
participants use and prefer a car/lruck/SUV as
their primary means of transportation.

The network itself is a disjointed grid-like pattern
with many of the developed areas having no
direct linkage to one another except for by major
streets.

Furthermore, since the l-960s, a regional
transportation plan has been in place to create
a loop of the Gilcrease Expressway, ultimately
bisecting the Berryhill plan area along the 57th

Ave corridor.

GILCREASE EXPRESSWAY

As of 201-7 the City of Tulsa, Tulsa County,
lndian Nations Council of Government (INCOG),

Okla homa Department of Tra nsportation (ODOT),

and Oklahoma Turnpike Authority (OTA) and
other private investors formed a partnership to
fund the extension of the Gilcrease Expressway
to connect l-44 just south of 5l-'t Str to Edison
St, north of the Arkansas River.

The stated purpose of the project is to provide
regional improvements such as transportation
choice, increase in resource efficiency, improved
access, and promotion of economic opportunity.

Berryhill residents have more local concerns
about the potential impacts of increased traffic,
air/noise pollution, design and aesthetics, and
stormwater management. AccordinÉ to the
Environmental Assessment (EA) performed in

2000, it was determined that the proposed
project will have no significant impact on the
human environment.

The OTA has more recently announced efforts
to complete another reevaluation of the 2000
Environmental Assessment to authorize
construction of the project and will include
updated environmental studies and public
involvement.

ALTER NATIVE TRANSPO RTATI ON

The proposed Gilcrease Expressway project also
includes the installation of a 10' wide multi-
use trail beginning at 51-'t St connecting to the
existing Katy Tail network on the north side of
the Arkansas River.

According to the Tulsa Transit system map, the
closest public transportation link, Bus route 418,
is located in the Red Fork area to the southwest.

21't St currently acts as the only bike-friendly
option, with a "sharrow" or painted street-
marking to delineate a shared path of travel for
biking and automobile traffic.

Any potential for additional increase in

alternative modes of transportation i.e. biking,
walking, and public transit will require a fair
amount of public infrastructure improvements
such as sidewalks and paths or trails identified
for such activities.

CHANDLER PARK ENTRANCE
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ECONOMIC DEVELOPMENT

socroEcoNoMrcs

Key socioeconom ic cha racteristics of ed ucation,
employment, and income, as of 2010 census
data, portray Berryhill as an industrious, hard-
working community. lncluded below is a chart
comparing Berryhill to the surrounding Tulsa
County and City of Tulsa populations.

EMPLOYMENT

A large contingent of laborers work in the
construction, education, commercial machinery,
and petroleum refining industries. Most of the
residents employed for wages work in Tulsa,
with a relatively short commute time of app. 20
minutes. A smaller number are self-employed
and/ or operate home-based busi nesses.

Berryhill's identity as a "bedroom community"
is common for areas with good access to
regional highway systems and a limited variety
of local employment opportunities. According
to the current list of local employment options,
services and manufacturing jobs employ the
most people, approximately 308 and 515
persons respectively.

LOCAL EMPLOYMERS

The following are local employers that employ
residents of the plan area:

o 3C Pilot Car - Escort Service Oklahoma
¡ American Heritage Bank
o Ark Wrecking Company of Oklahoma
o Berryhill School District
o Bethel Baptist Temple
o Bubble Express - Car Wash
o Catholic Parish of the Most Precious Blood
o Cedar Rock lnn
o Chemtrade Refinery
o Colebrook Nursery
o D&E Refuse
o Dollar General
o EZMart

r Faith Tabernacle Pentecostal Church of God
o Family Fellowship Church
o Gino's Pizza
o Groendyke Transport
o HuÉÉ & Hall Equipment
o lnsurance Auto Auctions
o Lawson Electric
o Macco
o New Home Free Baptist Church
o New Life Fellowship Westside Church
o Oklahoma Tank Lines & United Petroleum
¡ Phillips 66
¡ Same Day Auto Repair
¡ Shell Gas Station
o Silo Event Center
o Simple Simon's Pizza
o Steve's Diesel Services
o Tobacco Express lndian Smoke
o United Contracting Services
o Universal Sandblasting & Coating
o View Acres Baptist Church
o Wabi Cycle

TABLE 5:INCOME

PLAN

AREA
CITY OF

TULSA

TULSA

CNTY.

Per Capita lncome $20,400 $29,086 $29,942
*US Census Estimate for 2077

TABLE 6:EMPLOYMENT

PLAN

AREA
CITY OF

TULSA

TULSA

COUNTY

Unemployed 55 10,889 14,9L7
*US Census Estimate for 2077

TABLE 7: EDUCATIONAL ATTAINMENT

PLAN

AREA
CITY OF
TULSA

TULSA

COUNTY

Associate's 6.80/o 7.2o/o 8.5o/o

Graduate 4.2o/o LO.4% 9.4o/o

*US Census Estimate for 2077
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EXISTING CONDITIONS

MARKET

Looking back to the early 1-900s, Berryhill has
experienced gradual growth within pockets
of the community, none more prevalent than
single-family residential homes and a small
number of commercial businesses located along
the main arterial streets. Current vacant land
area has the potential to provide a long-term
capacity for growth and development.

With the attraction of a rural lifestyle and local
community facilities, Berryhill will likely build
out in a similar manner and growth rate if the
cu rrent market prevails.

However, economic development patterns may
shift following the completion of the Gilcrease
Expressway project. lnitial traffic estimates
suggest up to 26,000 vehicles trips per day
through the core of the community.

While vehicular traffic alone may not result in

commercia I demand, other characteristics such
as its location with high visibility near downtown,
and additional mean of access to and from the
highway make areas of Berryhill a potential for
new demand.

57TH AVE LOOKING SOUTH

OKLAHOMA!

A BERRYHILL FARM

A BERRYHILL HORSE
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HOUSING

The Berryhill plan area housing data is derived
from the US Census. The housing data for the
area was gathered using the Berryhill Plan
Boundary.

HOUSING UNITS AND OCCUPANCY

According to the Census, there were L,034
housing units within the Berryhill Plan boundary
in 2000. By 2OIO, this number decreased by

almost 5%, to a total of 983. ln 2010, there
were 185,073 housing units located in the City
of Tulsa and 268,426 in Tulsa County.

the 2OL7 estimates for the plan area show
that there are 990 housing units. The 2OL7
estimates show 284,638 housing units for Tulsa
County and 190,293 units for the City of Tulsa.
Currently, of the 990 housing units located in
the Berryhill Plan Area, 9l-0 are occupied with
693 being classified as owner-occupied.

For the City of Tulsa, about 90% of units are
owner-occu pied. For Tu lsa County, 9L.40/o

of housing units are classified as owner-
occupied. Table 8 illustrates the housing unit
demographics.

MEDIAN HOME VALUE

The median house value in the plan area has
increased since the 2OO0 census. ln 2000, the
median home value was $66,421-. Currently, the
estimated 2OL7 median home value within the
plan area is $121,005. This is an 82% increase
over t7 years.

The 2OL7 median home value estimate for Tulsa
County is $149,201. ln the City of Tulsa, the
2Ot7 median home value is $l-38,976.

Table 9 contains the housing value
demographics for the plan area.

TABLE 8: HOUSING UNITS

PLAN

AREA
CITY OF

TULSA

TULSA

COUNTY

Owner Occupied 693 90,460 L57,135

*US Census Estìmate for 2077

TABLE 9: MEDIAN HOME VALUE

PLAN

AREA

20ro

*US Census Estimate for 2077

gLlt,947 $125,333 $132,793

CITY OF

TULSA

TULSA

COUNTY

A BERRYHILL HOUSE

A BERRYHILL HOUSE
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EXISTING CONDITIONS

AVERAGE HOUSEHOLD SIZE

The average household size within the plan area
in 2000 was 2.54 people per household. The
average household size grew by t.46o/o between
2000 and 2010 to 2.58 persons. ln the City of
Tulsa, the average household size was 2.31 in
2000 and 2.34 in 2Ol-0.

Within Tulsa County, the average household size
was 2.43 persons in 2000 and 2.46 in 2OIO.
2017 estimates predict no change between
201-0 and 2OL7, with sizes remain the same
as 201-0 at 2.58. Predictions for the plan
area's average household size in 2022 show a

decrease to 2.55.

Both the City of Tulsa and Tulsa County are also
predicted to experience a decrease in average
household size by 2022.

BUILDING CONDITIONS

The Tulsa County Assessor rates the condition
of structures based on the following categories;
excellent, good, average, fair, poor, and
unsound. A majority of the properties in the
Berryhill plan area are categorized as good or
average. Most of the structures falling under
these two categories were built between i-940
and l-979.

There are two structures within the plan area
that are categorized as unsound and there are
three structures that are listed as poor. This
indicates that a majority of the structures in the
Berryhill plan area are in a relatively good or
fair condition. Map l-0 illustrates the building
conditions of the plan area.

TABLE 10:AVERAGE HOUSEHOLD SIZE

TULSA
COUNTY

f¡..:ll;i.#d&*::' :,':,.: ;iffiwåriíi
2010 2.46

MAP 10: BUILDING CONDITIONS

MAP 10 LEGEND: BUILDING CONDITIONS
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COMMUNITY FACILITIES

The Berryhill Plan Area includes open space.
However, no parks lie within the boundary. Much
of the open space in the plan area is associated
with properties located within the Gilcrease
Expressway right-of-way, the floodplain, or as
agriculture. The Gilcrease Expressway right-of-
way will include a new multi-use trail to the KATY

Trail north of the river.

BERRYHILL FIRE STATION

PUBLIC FACILITIES WITHIN THE PLAN:

¡ Fire Station: Newly built facility with room to
hold community meetings and gatherings.

¡ Berryhill Middle & High School
o Berryhill North & South Elementary
o Berryhill Early Childhood Center

FACILITIES NEARBY

r Chandler Park: Owned and operated by Tulsa
County Parks Department.

o ChallenÉer 7 Park: Owned and operated
by City of Tulsa Parks & Recreations
Department.

VIAP 11: CON4[/IUNITY FACILITIES

BERRYHILL HIGH

MAP 11 LEGEND: COMMUNITY FACILITIES
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Land use plans are intended to provide a
general understanding of existing conditions
while acknowledging growth capabilities. The

goal of the Berryhill Land Use Plan is two-fold:

to establish current land use patterns and to
provide a guideline for the community's future
vision. The land use plan is an opportunity to
acknowledge anticipated development within
the context of the community's overall vision'

The Tulsa Comprehensive Plan, PLANiTULSA,

directs each small area plan to answerthe
question, "What do we want this area to be like

in 10 to 20 years?" Following this guideline, the
Berryhill Land Use Plan vision statement also

answers this question.

The Vision phase of this planning process began

during the second CAT meeting on June 27th,

2OL8, where the CAT members and the planning

staff collaborated through a discussion and

design to envision a future for the plan area'
During the three subsequent meetings, the CAT

and planning staff crafted the following vision

for the future of Berryhill:

Members of the Berryhill community
desire a place to live and work that in
70 to 20 years is a safe, close-knit, and
well-mai ntained commun¡ty and which

supports a rural lifestyle by allowingfor
strate g¡ c eco n o m¡ c o p po rtu nitíes a nd
preservation of the natural environment'

The vision statement is supported by the
guiding principles. These principles are
presented as a guide for future land-use and

development decision-making. They detail the
community's desired outcomes so that success

is measurable and visible.

GUIDING PRINCIPLES

Guiding Principles are designed as the
foundation for this policy document and
its implementation; they help ensure that
development withi n Berryh il I remai ns consistent
with the community's vision for the future.

These principles were developed by the Citizen

Advisory Team on behalf of all stakeholders and

participants in the planning process.

ECONOMY

. Development of businesses within the
community serve the needs of local

residents.

. Focus growth in appropriate areas that
preserve the quality of life and existing
character of Berryhill.

. lnvestment by the localjurisdictions in
public infrastructure to support economic
opportunities.

EQUALITY AND OPPORTUNITY

. Equal access to neighborhood institutions is

available to all Berryhill residents regardless
of background, ethnicity, or neighborhood.

. Land uses support healthy lifestyle activities
and reduce any existing disparities.

. Community is informed and involved in land

use decision making through an inclusive
planning process.

WHAT IS A VISION STATEMENT?

A vision statement rePresents a
community's way of committing itself to
a set of core values. A cohesive vision

statement helps ensure that the essence

of Berryhill is Preserved.
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ENVIRONMENT

. Natural env¡ronment is accessible for daily

activities and experiences in Berryhill, with

local access to parks, trails, and natural

areas.

. Land uses take into consideration the
environmentally sensitive areas to ensure

they are protected from impactful land use

activities.

. Berryhill is connected by trails and
greenways for outdoor enjoyment and

recreation.

COMMUNITY AND HOUSING

. Nei€lhborhoods improve public and private

property conditions through active volunteer
cleanup and code enforcement activities.

. Alternative housing options are available to
meet the living needs of current and future
residents.

. Berryhill is a safe and family friendly
community where newcomers feel welcome.

. New development and redevelopment
activities are compatible with the character

of the existing built environment.

TRANSPORTATION

. lnfrastructure is maintained and improved to
provide safe travel routes for residents and

visitors.

. Neighborhoods and community services are

accessible by people who walk, bike, or who

may be limited to travel without the use of an

automobile.

. The impacts of the Gilcrease Expressway

expansion and related land use activities are

mitigated.

PLANNING PROCESS

. Future investment in Berryhill incorporates

BERRYHILL LAND USE PLAN

factors of community, housing, economic
development, and transportation into future
land use decisions.

. Residents actively work with Tulsa County,

the City of Tulsa, and INCOG to implement
recommendations of the land use plan-

. Adopted plans are monitored for
performance and updated to provide

resident-based sol utions for their
community's problems.

PLAN VISION

CITIZEN FEEDBACK AND THE

KICK.OFF SURVEY

Planning staff devised the following categories

to classify survey results. The categories were

broad by design and meant to inform CAT

conversations regarding future land use.

Change

For this category, respondents generally

responded that they would like to see growth

within Berryhill. The overarching idea was to
become a bigger and different Berryhill by

growing and adapting to future needs:

"...attract(s) and retain(s) familíes looking for a
quiet affordable place to live and raíse a fatníly'

...8e a pioneer of waterway transit initiatives
that witt explore the Tulsa metro area and river

developments. Repair(s) and upgrade(s) water

r u n off a n d ditch es/ d ra i n a Êie."

"... gets more businesses"

Retain

This category included responses geared

towards protecting and stabilizing Berryhill' The

overarching idea was to preserve the status quo

by attemptingto keep Berryhill "as it is:"

"...woub not chang;e much. I love the country
feel while livin$ close to the city. I feel
development would bring more crime' If I could
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chan1ie anything, it would be to clean existtn{
properties up that are dilapidated or not
maintained."

"...remains a rural county property and they ftx
our roads! I love Berryhill the way it is."

"...remain a small bedroom community that's
family oriented, good schools and Chandler Park
which needs more fundinS for upkeep."

"...wíllstop the influx of commercial glrowth."

"...ís unaffected by the Gilcrease expansion"

Manage

Manage respondents displayed a desire to
protect and grow Berryhill. Responses generally

illustrated wanting to utilize Berryhill's existing
character to attract strategic development:

"...improves infrastructure but keeps its rural
community feel with sustainability in flreener
tech nolotres and rnicrofa rms."

"...is unaffected by the Gilcrease expansion"

"...remaíns a viable community and a safe
place for our children to grow up and raise their
children. Berryhill has no land boundaries to
growth and the impact the expressway is go¡ng

to have on this tiny Mayberry community is

Qotng to change ít dramatically--not sure it will
be for the better."

Update

Update respondents displayed a desire to
protect and grow Berryhill. Responses generally

illustrated wanting to utilize Berryhill's existing
character to attract strategic development:

"Retains its small-town feel but wtth a few more
dining options"

"Experiences studied, competent and controlled
development."

"Remains a close-knit community. I do enviston

any commercial development as beingfamily
focused, aesthettcally pleasin!, and a new
source of revenue for our $reat schoo/ distríct. I

do worry that our schoo/s will be affected, which
is why I moved my family to Berryhill in the first
place."

"Maintatn its residential purpose. I also hope
that there ís created a walkable community
atmosphere, with an area for places such as a
grocery store, caffee shop, parks, sídewalks, a
few restaurants and maybe a few stores. Ïhe
above changes, whÌle not growin$ into a busy
area."

CAT RESPONSE TO SURVEY RESULTS

At the second CAT meeting, the results of the
survey were discussed as they fell in each
category. The purpose of this discussion was
to get the CAT members thinking about how
existing conditions shape the vision for the
future.

Following this discussion, the CAT members
mapped their vision for the area by answering
specific questions that related to each category.
A summary of these maps can be found on Map
t2.

On the next page are the questions that guided

the mapping exercise as well as discussion
points that were provided.

WHAT ARE GUIDING PRINCIPLES?

As defined by the Tulsa Comprehensive
Plan, PLANiTULSA, guiding pr¡nciples

guide development, ensure that planning
recommendations and strategies reflect
and support the core values of citizens,

and serve as guídepost for potential
development scenarios and policy

decisions.

BERRYHILL LAND USE PLAN vlsroN | 44



What is practical to retain?

o Which areas should be preserved?
o ls there any green space that should be

preserved?

What areas can/should change?

¡ Where would you like to see new businesses
form?

o Where would you like to see a new element
added to the community?

¡ ls there anywhere you would like to see as
residential?

Where is management needed?

o Are there any areas of homes that need to
be better maintained?

o ls there a green space you would like to see
maintained in a more effective manner?

Where can we update character?

EMERGENT PRIORITIES

Based on discussions with the CAT team and the
results from the Kick-Off Survey, six priorities
were selected for the Berryhill Land Use Plan.
These priorities were created in conjunction with
the vision statement and served as the basis for
the goals and recommendations of this plan.

Príority L

Maintain the stability of the existing Berryhill
community.

PrÌority 2
Allow strategic growth, capitalizing on economic
opportunities presented by the Gilcrease
Expressway.

Priority 3
Promote the enhancement and preservation of
Berryhill's natural environment.

Priortty 4
Be a safe, family friendly community.

Priority 5
Be a wel l-maintai ned a nd aesthetical ly-pleasi ng
community.

BERRYHILL LAND USE PLAN

MAP T2: CAT MAPPING EXERCISE

MAP L2 LEGEND: CAT MAPPING EXERCISE

Change

Maintain

Reta i n

Update
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APPENDIX

The followíng documents are íncluded for
quíck reference.

The Appendix is broken up into the
following sections:

B: Supplemental Maps

C: Kick-Off Survey Results

D: Wrap-Up Survey Results

OVERVIEW

A: Maps
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APPEìIDX

A: MAPS

The following maps were included in the
body of the plan document:

PLAN BOUNDARY

FUTURE LAND USE

GROWTH & STABILITY

KICK-OFF ATTENDANCE

ASSESSOR CLASSI FICATIONS

CURRENT ZONING

SURROUNDING PLANITULSA
FUTURE LAND USES

ENVIRONMENTAL SITES

BUILDING CONDITIONS

COMMUNITY FACILITIES

CAT MAPPING EXERCISE

OVERVIEW

FLOODPLAINS
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APPENDIX A: MAPS

MAP L= PLAN AREA BOUNDARY

I

MAP 1 LEGEND: PLAN BOUNDARY

Plan Area

Plan ned Gilcrease Expressway
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Tulsa City Limits

Sand Springs City Limits
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MAP 2= FUTURE LAND USE
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APPENDIX A: MAPS

MAP 3: GROWTH & STABILITY
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APPENDIX

MAP 5: ASSESSOR CLASSES
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MAP 5 LEGEND: ASSESSOR CLASSIFICATIONS
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APPENDIX A: MAPS

MAP 6: CURRENT ZONING
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MAP 7= PLANITULSA USES

g\!ò
?a9e

Arßa$54á

tsuud

g{

o

o

=
ó
rn

"ouil*

ß,n'r

W 21st St.S tf

a-
0
È:

Ø
.$

t
n
@
a

:-W5

MAP 7 LEGEND: SURROUNDING

FUTURE LAND USE CLASSIFICATIONS

Mixed-Use Corridor

Ma¡n Street

Town Center

Neighborhood Center

Employment

New Neìghborhood

Exist¡ng Neighborhood

Parks and Open Space

Plan Area

Tulsa City Limits

APPENDIX | 56

itiit

r-tl
4-';;:l
-ì-1r:.:::l:lil l-

l¡'i,ir
--it-l

72sf

o

o

=
n
@
a

W3

o

o

=

s

BERRYHILL LAND USE PLAN

I
,[f



APPENDIX A: MAPS

MAP 8: ENVI RONMENTAL SITES
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MAP 9: FLOODPLAINS
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APPENDIX A: MAPS

MAP 1O: BUILDING CONDITIONS
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MAP LL= FACILITIES & ASSETS
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APPENDIX A: MAPS

MAP L2= CAT EXERCISE
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A'PE\IDD(

B: SUPPLEMENTAL MAPS

The following maps were omitted from
the body of the plan document but used
duríng meetings and plan wríting:

OVERVIEW

Tra nsportation

lnf rastructu re

Public Facilities

Legacy Uses

Census Block

Aerial
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APPENDIX B: SUPPLEMETNAL MAPS

MAP A: TRANSPORTATION
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MAP B: INFRASTRUCTURE
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APPENDIX B: SUPPLEMENTAL MAPS

MAP G: PUBLIC FACILITIES
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MAP D: LEGACY USES
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APPENDIX B: SUPPLEMENTAL MAPS

MAP E: CENSUS BLOCKS
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MAP F: AERIAL

Âsid photograptvy Date: February 2016
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G: KICK-OFF SURVEY RESUTTS
A'PE[DD(

The following results were conveyed to
the CAT team to provide a clearer portrait
of Berryhill's demographícs and the
community's desires.

OVERVIEW
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APPENDIX C: KICK-OFF SURVEY RESULTS

KICK-OFF SU RVEY RESULTS
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KICK-OFF SU RVEY RESU LTS

QUESTTON #3, ¡ WORK...
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APPENDIX G: KICK-OFF SURVEY RESULTS

KICK-OFF SURVEY RESULTS
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KICK-OFF SURVEY RESU LTS

QUESTTON #7, I W|SH BERRYHTLL HAD MORE...
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APPENDIX C: KICK-OFF SURVEY RESULTS

KICK-OFF SU RVEY RESU LTS

QUESTION #9, I HOPE THE BERRYHILL LAND USE PLAN W|LL...
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D: WRAP.UP SURVEY RESULTS
AI¡PEUDD(

The Wrap-Up Survey was conducted to
ensure that the plan document balanced
the community's desÍres with forseen
growth.

The Wrap-Up Survey Results also assisted
planning staff in refining the language of
certain recommendations to more clearly
express Berryhill's vision.

OVERVIEW
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APPENDIX D: WRAP-UP SURVEY RESULTS

WRAP.UP SURVEY RESULTS

OVERVIEW
To ensure thatthe Berryhill Land Use Plan captured the desires of the community, staff published a
"Wrap-Up Survey" in preparation for the November 15th unveiling of the plan draft.

The survey solicíted feedback on the plan's Vision Statement and assorted land use recommendations
Respondents were given the opportunity to endorse or disagree with the vision statement or
recommendations along a 1, "Strongly Disagree" or a 5, "Strongly Agree" spectrum.

FEEDBACK
1. How well does the Vision Statement reflect Berryhill's vision for future land use?
Vision Statement: Members of the Berryhill community desire a place to live and work that in l-0 to
20 years is a safe, close-knit, and well-maintained community and which supports a rural lifestyle by

allowing for strategic economic opportunities and preservation of the natural environment.

Mean: 3.52 Median: 4 Mode: 4

2. How well does recommendation 2.l support Berryhill's vision for future land use?
Recommendation 2.1: Promote non-residential infill of limited commercial uses near neighborhoods
which serve the existing community, such as retail, restaurants, personal improvement services, and
studios. Additional self-storage uses in the plan area are discouraged.

Mean: 2.97 Median:3 Mode:3

3. How well does recommendation 2.2 support Berryhill's vision for future land use?
Recommendation 2.2: Where the land use map outlines "Trail Districts" allow-in a manner that
mitigates the impacts of commercial uses on neighborhoods:the following trail-complementing
activities:
- The conversion of existing homes into permitted principal or accessory commercial uses
- The development of low-impact, small-scale, and park-serving commercial uses on unimproved lots.

Mean: 2.87 Median: 3 Mode: 3

4. How well does recommendation 3.l support Berryhill's vision for future land use?
Recommendation 3.1: Promote commercial growth along major street corridors and interchanges of
the Gilcrease Expressway in the followinS locations:
- Along West 21"t Street South between South 61't West Avenue and South 49th West Avenue.
- Along West 41't Street South between S 65th West Avenue and South 47th West Avenue.

Mean: 2.97 Median: 3 Mode:3
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WRAP-UP SURVEY RESULTS

5. How well does recommendation S.l support Berryhill's vision for future land use?
Recommendation 5.1: Limit industrial uses to the following existing industrial zones:

- North of the BNSF tracks and east of the Gilcrease Expressway

- ln the area bounded by West 43'd St South, South 49th West Ave, West 51"1St South, and the

Gilcrease Expressway.

Mean: 3.55 Median: 4 Mode: 4

6. How well does recommendation LO.2 support Berryhill's vision for future land use?
Recommendation 10.2: Encourage the compatibility of new alternative housing developments with the

character of the surrounding neighborhood while minimizing long-term risks related to maintenance or

vacancy.

Mean: 2.84 Median: 3 Mode: 1

7. How well does recommendation L3.2 support Berryhill's vision for future land use?

Recommendation 13.2: Support community involvement by encouraging the formation of a Berryhill

Neighborhood Association composed of local businesses and residents to establish rules and

regulations for neighborhood safety and beautification.

Mean: 3.19 Median: 3 Mode: 3

KEY ACTIONS

ADDRESSI NG RECOM MEN DATION 10.2
"lf by alternative housing you are referring to apartment communities, Berryhill does not need or

want them. Berryhiltschools are already f ull and apartment housing would lead to overcrowdin$ of
the schoolsystem & possibly bring crímînalelements to the area. lf you are referring to 55+ housing

options, that could be an acceptable option"

The above quote captures much of the sentiment that drove the unpopularity of Reccomendation 10.2,

as addressed in survey question 5. To assuage these concerns, Recommendation 10.2 was re-written

to elaborate on the meaning of alternative housing, specifically,

ADDRESSI NG RECOMM ENDATION 13.2
A number of responses regarded the perceived rigidity of community associations proposed by

Recommendation l-3.2. Staff revised Reccommendation l-3.2 to include broader language relating to

orga n izations a ble to perform neigh borhood bea utifica iton'
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PUBL¡C I{EAfrTlTtlGS:

Mr. Covey the appl icant on item 6 has asked for a conti ce and that

would be add ed first.

(cD 2) M cation to Subdivision and

opment ulations to remove s requirement along Union

Avenue, Location uth of the south rner of West 71't Street South

and South Union ue

6

TMAFC COMMEITITS:
Mr. Fretz stated if th

Miil

on today, he would suPPort staff'sWAS

recommendation of denia
sidewalk. He suPPotts the

unl a fee could be paid in lieu of building the
ieu because it alleviates the burden on the city if

sidewalks are installed later

Mr. Dix asked if an aP the option to pay a fee in lieu of building a

sidewall<?

Ms. VanValkenbu stated the the applicant asl<ed for the continuance

was to discuss fee in lieu of issues the City of Tulsa prior to the January

16th,2019 m

Tfi'IAPC on; 9 metnt¡ens Present:
othergill, Fretz, Krug,
"abstaining"; Doctor,
the Subdivision and

OnM lOll of DlX, TMAPC voted 9-0-0 (C Dix, F

Ritchey, Shivel, Walker, no "nays"; neaye
s "absent") to COtt¡l'it'¡["JE MR-2 Modification
lopment Regulations to January 16 ,2019 per applica request

¡(

**lt)krt******t(

4. CPA,-7J consider adoption "Berryhitrl La¡'ld Ltrse Plan" aS an amendment to

the Tulsa ComPrehensive Plan.

STAFF RECOMMENDAToNi
Consider adoption of the Berryhill Land Use Plan

as an amendment to the Tulsa Comprehensive Plan and the Tulsa

Metropolitan Area Comprehensive Plan for District 9.

The plan area boundary is approximately 4.15 square miles of land atea,

bounded on the North by the Arkansas River; and on the South along W 51st
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St. S, excluding some properties within Sapulpa city limits; and bounded on

the East along 49th W Ave to include some east abutting properties; and on

the West along 65th West Avenue including properties west of 65th W Ave

that abut Chandler Park and Sand Springs City limits.

B. lRelated Plans: The Tulsa County District 9 Plan, adopted as a part of the

Tulsa Metropolitan Area Comprehensive Plan (Vision 2000) in 1976 covers

the area bounded by the Arkansas River on the North and East, the Skelly

Bypass and Tulsa County line on the South, and South 65th West Avenue on

the West. The Tulsa County District 9 Plan does not include all the Berryhill

Land Use Plan area.

G. Background: ln 2012lhe Tulsa City Council annexed properties within the
Berryhill community along a portion of the proposed Gilcrease Expressway
extension. The newly annexed properties were classified as AG (Agricultural)
zoning per the annexation ordinance and existing zoning code. Subsequent
staff-initiated zoning changes processed in 2Ol4,corrected nonconformities
that existed as a result of the initial annexation and zoning classifications.

At that time, staff recommended further land use analysis of areas along the
proposed Gilcrease alignment most likely to be impacted upon completion of
the expressway. Staff and decision-makers alike have otherwise had to rely
on the 1976 Tulsa County District I Plan to guide land use decisions. The
most recent rezoning application along the expressway (2-7394) was tabled
by the Tulsa City Council until further analysis was completed

By Resolution #19879, dated February 26,2018, the City Council formally
initiated the planning process to amend the land use map and the areas of
stability and growth maps of the comprehensiye plan. On February 15,2018.
INCOG and City of Tulsa planners presented the proposed Berryhill land use
planning effort to the Board of County Commissioners and received their full
support to move forward.

D. Itrocess: Planning staff in a joint City-County ef{ort held a public project kick-
off on April 2, 2018 at the Chandler Park Community Center. It/lore than 160

interested parties attended the event. The agenda included a general
overview of the land use process, review of community survey results, and an
introduction of the Citizens Advisory Team (CAT). The CAT consists of local
stakeholders (residents, business-owners and other), invited to serve by
District 2 City Councilor Jeannie Cue and District 2 County Commissioner
Karen Keith. Each CAT member volunteered to attend meetings, review
materials and communicate land use topics to their respective constituents
and neighbors and, likewise, convey specific concerns and feedback of their
constituents to the larger group during subsequent CAT meetings.

12:19:18:2784(5)



Early in the community engagement process, members of Berryhill framed a

long-¡s¡n" vision for working towards "a desirable place to live and work that

¡n iO to-20 years is a safe, close-knit, and well-maintained community and

which supports a rural lifestyle by allowing for strategic economic

opportunitíes and the enhancement and preservation of the natural

environment." This vision statement helped guide the formation of land use

priorities, goals, and recommendations which, if followed, would help to
implement the broader community vision. As sections of the Berryhill Land

Use Plan were drafted by planning staff, key concepts and ideas were

explored at CAT meetings, a public open house on August 27, 2018 and

community survey period from October 10 - 24, 2018. A total of 5 CAT

meetings were held in-between April and November

CAT public meeting agenda items generally included:
o Review and discussion of community input;
o Analysis of existing conditions;
o ldentification of strengths, weal<nesses, opportunities and threats;
o Creation of the vision statement and guiding principles;

o Review of draft map and plan priorities, goals, and recommendations;

Over the past few months, planning staff and members of the CAT have

worked together to prepare a complete draft. The plan's land use

recommendations and map reflect the aspirations of the vision statement at a
more concrete level, with references to specific locations and should be used

to guide decisions associated with land-use activities within the plan area.

Members of the CAT discussed the draft on November 5,2018 and find the
plan to accurately represent a fair and balanced approach to guiding land use

issues within the interests of the Berryhill community. A final public

presentation of the draft was presented on November 15, 2018 at the
Chandler Park Community Center. On November 19,2018, staff members
presented the final draft to the Planning Commission'

All project materials and meeting agendas were also posted on the project

webpage:
https://www. citvoftu lsa.oro/oovernmenUdepartments/planninq/current-
p rojects/smal l-area-and-land-use-p lans/berrvh il l-land-use-plan/.

E. Gonforrnance wltir t{re Tulsa Gon"rprehensive Plan and the Tulsa County

District I Flan:

1) Land UseflagMaP
The planning area in the Berryhill Land Use PIan includes several land

use designations from the Tulsa Comprehensive Plan.

12'.19:18:2784(6)



Existirrg Residentia! lrleight¡orhood category is intended to preserve

and enhance Tulsa's existing single family neighborhoods. Development

activities in these areas should be limited to the rehabilitation,
improvement or replacement of existing homes, and small-scale infill

projects, as permitted through clear and objective setback, height, and

other development standards of the zoning code. ln cooperation with the

existing community, the city should make improvements to sidewalks,

bicycla routes, and transit so residents can better access parks, schools,

churches, and other civic amenities.

Ì,tew Nelght¡orlroods are comprised primarily of single-family homes on a
range of lot sizes, but can include townhouses and low-rise apartments or

conãominiums. These areas should be designed to meet high standards

of internal and external connectivity.

Neiglrborhood Center are small-scale, one to three story mixed-use

areãs intended to serve nearby neighborhoods with retail, dining, and

services. They can include apartments, condominiums, and townhouses,

with small lot single family homes at the edges. These are pedestrian-

oriented places served by transit, and visitors who drive can park once

and walk to a number of destinations.

Employnrent areas contain office, warehousing, light manufacturing and

high tech uses such as clean manufacturing or information technology.

Sómetimes big-box retail or warehouse retail clubs are found in these
areas. These areas are distinguished from mixed-use centers in that they
have few residences and typically have more extensive commercial

activity.

Parks and CIpen Space provide recreational opportunities, community
gathering places, shade and sunlight, air and water pollution filtration,

natural beauty, habitat, and benefit surrounding uses.

2l Areas of Stahilitv and Growth fUlaq

The Berryhill Land Use Plan area in the I ulsa Corn¡rrehensive Írlan
includes "Areas of Stability" and "Areas of Growth".

The Areas of Stability includes approximately 75o/o of the city's total
parcels. Existing residential neighborhoods, where change is expected to
be minimal, make up a large proportion of the Areas of Stability. The ideal

for the Areas of Stability is to identify and maintain the valued character of
an area while accommodating the rehabilitation, improvement or

replacement of existing homes, and small scale infill projects. The concept

of stability and growth is specifically designed to enhance the unique

12:1918:2784(7)



qualities of older neighborhoods that are looking for new ways to preserve

their character and quality of life.

The purpose of Areas of Growth is to direct the allocation of resources

and channel growth to where it will be beneficial and can best improve

access to jobs, housing, and services with fewer and shorter auto trips.
Areas of Growth are parts of the city where general agreement exists that
development or redevelopment is beneficial. As steps are taken to plan

for, and, in some cases, develop or redevelop these areas, ensuring that
existing residents will not be displaced is a high priority. A major goal is to
increase economic activity in the area to benefit existing residents and

businesses, and where necessary, provide the stimulus to redevelop.

Staff comments: According to the Tulsa Comprehensive PIan, the purpose

of the Growth and Stabitity designations is to show "where the maiority of
growth and investment shoutd take place and which neighborhoods
lhoutd remain substantiatty as they are." The Comprehensive Plan states

that "ensuring that (growth area) residenfs will not be displaced is a high
priority". Plan recommendations have tried to consider how growth can

occrtr and the areas' existing character is maintained. Areas of existing

residential uses are shown to be more stable in the land use plan, as

shown by the Area of Stability designation. The plan sfafes that new
development in stable areas should "require that transition-sensitive
design standards ensure that the compatibility of non-residential
development with adiacent single-family homes."

3) l-and L.lse Prisrities and Recon'lrnendatio¡rs

For this planning area, the Berryhill Land Use Plan is consistent with the
Tulsa Cotnprehensive Flan Land Use Priorities, specifically:

"Maintain, stabilize and strengthen existing neighborhoods, making them
places where new residents are attracted to live. "

According to the Tulsa Comprehensive Plan, some of the goals for this
priority focus on ensuring existing neighborhoods are stable and infill

development revitalize, preserves and enhances these areas.

Staff comments: The Berryhill Land Use Plan desires fo esfab/ish policies

that maintain the stability of the existing community and ensure any
development is compatible with the current environment. Within the

Berryhitt Land tJse Ptan, a goal rs fo "preserve existing single-family
residential; neighborhoods while fostering opportunities for strategic
growth." With the construction of the Gilcrease Expressway, the Berryhill

Land tJse Plan priorities aim to mitigate the impact of the Gilcrease

Expressway and future development by providing development concepts

12:19:18.2784(8)



that can be utilized during the rezoning process. Ihese recommendations
are included in this ptan to encourage context-compatible aesthetics and
promote transition-sensitive design standards between commercial and
residential uses.

The Tulsa Comprehensive Plan also has a priority to

"PreseÍve and enhance environmental assefs"

Within the Berryhill Land Use Plan, one of the Priorities is to promote the
enhancement and preservation of Berryhill's natural environment. The
goal is to create a network of connected amenities throughout the plan

areas for the enjoyment of Berryhill residents. Both of these priorities

aligning with the Comprehensive Plan Land Use Policy Priority listed

above.

Staff comments: The citizen team has expressed concern about
maintaining the residential character of the planning area while allowing
for new, low density, commercial development that capitalized on

opportunities presented by the Gilcrease Expressway expansion. This

land use plan has a list of detailed priorities for the area. There are

recommendations from staff and the citizen committee of targeted sfeps
toward the goals for the planning area including such details as

encouraging buffering through the requirement of Optional Development
Plans and PIJD's for any commercial rezoning application, and
encouraging non-residential uses be compatible with adiacent single-
family residential neighborhoods.

A .Trail District" designation was added to the Land Use Map to

encourage park-serving, low-impact commercial uses on unimproved lots
along the proposed trail west of Gilcrease Expressway expansion. The
goals and objectives of the plan are in conformance with the Land Use

Priorities of the Tulsa Comprehensive Plan and will serue as fundamental
concepts and ideas in guiding the area towards meeting fhese priorities.

4) The Tulsa County Þistrict I Plan identifies the Berryhill Plan area as

areas of "low intensitieS" with a few areas Of "medium intenSity". "LoW

intensity" areas are described as having an average of 6 dwelling units per

net acre. "Medium intensity" areas have a maximum of 36 dwelling units
per net acre. This plan also identifies sections of the plan areas as
"development sensitive". The "development sensitive" classification
defines natural areas where the ecological, environmental, and aesthetic
balance should be given consideration prior to development.

Staff Comments: The broader categories utilized by the Tulsa

Comprehensive PIan are used to update the city and county's land use
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F

map. îV\uch of the area is designated as an Existing Neighborhood with a
few pockets of New Neighborhood designations where large vacant land
coutd be devetoped into residential uses. Existing residential uses are

shown to be more protected in the land use plan. Areas for Park and Open

Space were designated to include land that was largely flood zone and
along the future trail on the west of the proposed Gilcrease Expressway.
The corridors designated as Neighborhood Center are located near
proposed exit ramps for the Gilcrease Expressway along arterial sfreefs
with existing commercial uses. The Employment designated areas are

existing industrialuses and along the boundaries of the planning area.

Gonclusion: After reviewing the proposed Berryhill Land Use Plan for
conformance with the Tulsa Comprehensive Plan and the Tulsa County District 9

Plan, TMAPC Staff finds that the recommendations contained in the proposed
plan are consistent with and will further the vision of the Tulsa Comprehensive
Plan and the Tulsa County District 9 Plan.

Staff R.ecomnnendation: Staff recommends that TMAPC adopt and include the

Berryhill Land Use Plan as an amendment to the Tulsa Comprehensive Plan and

the Tulsa County District 9 Plan.

Travis Hulse thanked the Citizen Advisory Team members for their participation

in developing this plan for the citizens of Berryhill.

INTERESTED FARTIËS:
Rick Martin 5707 West 22nd Street, Tulsa, OK74107
Mr. Martin stated he endorsed the plan and it is a great vision for Berryhill

Michae! l{al! 5911 West 41st Street, Tulsa, Ol<74107
tvlr1lall stàteO there was a question as to how the Berryhill Plan fit with the
Gilcrease Expressway. Mr. Hall stated it was this Teams goal to make sure these
two things were in alignment.

.leannie Cue 175 East 2nd Street, Tulsa, Ot( 74103
n¡s. Cue thanked everyone involved in creating this plan, INCOG, Berryhill Fire

Department, Citizen Advisory Team (CAT)

TMAPC GOMMENTS:
tr¡[fothergill thanked the CAT members and INCOG and Travis Hulse for
leading this process.

TMAPC Action; 9 members present:
On MOTION of DlX, TMAPC voted 9-0-0 (Covey, Dix, Fothergill, Fretz, Krug,

Millikin, Ritchey, Shivel, Walker, "aye"; nO "nays"; none "abstaining"; DOCtor,

Reeds "absent") to ADOPT CPA-77 the Berryhill Land Use Plan as an
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amendment to the Tulsa Comprehensive Plan and the Tulsa ftiletropolitan Area

comprehensive Plan for District 9 per staff recommendation.
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