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Introduction
This chapter of Tulsa’s Comprehensive Plan addresses how Our 
Vision for Tulsa will be realized through the use of land. The goals 
and policies at the end of this chapter will guide the design of 
the city’s regulatory system, including the zoning code, rules 
governing the subdivision of land, the interaction of land use 
and transportation and economic development.  The goals and 
policies also provide guidance to land use decisions. Because 
how land is used profoundly influences how we live, work, and 
play, this is a document that touches on many aspects of Tulsa’s 
governance and planning.
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Economy
•	 Downtown Tulsa should act as a thriving economic 	

engine and cultural center for the entire region. 

•	 Entrepreneurs, small businesses and large employers 	
should find Tulsa an easy place to do business. 

•	 Adequate space for expanding businesses into downtown, 
along main streets, or in employment centers should be easy 
to find. 

•	 The city should invest in the critical infrastructure 	
necessary to develop a robust and diversified economy.

•	 The city should have the ability to monitor trends,  
spot key opportunities and meet challenges strategically.

Transportation
•	 A variety of transportation options should serve the city, 	

so that all Tulsans can go where we need to go by driving if 	
we want, but also by walking, biking or using public transit.

•	 Transit should be designed as a consumer good, to attract 	
people without a vehicle, as well as people who do, with its 	
quality and benefits. 

•	 Employment areas also should provide nearby access  
to services such as child care, groceries and restaurants.    

Community and Housing
•	 Tulsans want a city where newcomers can move, buy a 	

home and join the community. 

•	 Future development should protect historic buildings, 
neighborhoods and resources while enhancing urban  
areas and creating new mixed-use centers. 

•	 Tulsa residents envision a city with pockets of density  
to provide for a more livable, pedestrian-friendly and  
cost-efficient community. 

•	 Tulsa should permit opportunities for a full range of 	
housing types to fit every income, household and preference.

Equity and Opportunity
•	 Tulsans want a cohesive city where we have the ability  

to create safe, healthy lives for ourselves and our families. 

•	 Tulsans want civic, business and government institutions to 
ensure that everyone has equal opportunity and access to 
housing, employment, transportation, education and health  
care, regardless of background, ethnicity, or neighborhood.  

•	 Schools should be safe, easy to walk to, and part of  
a world-class education system.

Environment
•	 Tulsans expect our city to become a leader in sustainability 	

and efficiency. 

•	 Residents expect easy access to parks and natural areas. 

•	 City parks should provide open space, available to each 
neighborhood, with access to fields, natural areas and 	
greenways for outdoor relaxation and recreation.  

•	 New buildings should meet high standards for energy  
and water efficiency while delivering high quality spaces and 
architectural design.

Planning Process
•	 Tulsans expect city planning and decision-making to  

be an inclusive and transparent process.

•	 Once adopted, city-wide and neighborhood plans should  
be funded, implemented and monitored for performance.

•	 Development and zoning policies should be easily  
understood, workable and result in predicable development.

•	 Residents should have a voice in solving their community’s 
problems today and be a part of planning for tomorrow.

Capturing hopes, dreams and aspirations for Tulsa’s future contained in the following guiding 

principles is essential as we move forward in making our future vision a reality.

These principles serve as the foundation for future planning efforts, and will ensure that the 

comprehensive plan remains consistent with the vision. The principles that support the priorities, 

goals and policies in this section are shown in bold.

Guiding Principles
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A great city doesn’t just happen… it requires considerable 
time, discussion, citizen participation, leadership and 
creativity. There are times in every great city’s history 
that are particularly pivotal, where forward-thinking 
decisions play a critical role in the city’s future success. 
Now is such a time for Tulsa.

Overall, Tulsans are looking for change—in the form 
of revitalization, expanded housing choices, a diverse 
and strong economy, and more choices in how to get 
around town. But we also want stability in certain key 
areas, such as in protecting and enhancing our existing 
neighborhoods. And we want Tulsa to be the kind of 
city where young people can get a great education, 
build a career and raise a family. We are committed to 
maintaining a healthy environment for all Tulsans, and 
we expect decisions that affect us to be made openly 
and transparently.
 

The “New” Tulsa will:

Have a Vibrant & Dynamic Economy
The city’s engine is a robust and dynamic economy 
that creates wealth, spurs innovation, and grows 
employment. Tulsans envision a city that creates 
additional opportunities for an entrepreneur to open a 
business, makes it easier for an owner to get a building 
permit, and provides many transportation options for 
an employee to commute to work. It will be crucial 
for the city to continue to nurture and support key 
industries such as energy, aviation, and health care that 
will continue to attract workers and their families. The 
city has a history of leadership and innovation; Tulsans 
are eager to build on that history to become an energy 
and sustainability powerhouse.

Attract & Retain Young People
The city’s future lies with younger generations, whether 
they are from Tulsa or other parts of the country or the 
world. Tulsans envision a city where young people can 
get an excellent education and training, build a career, 
have a home, and have plenty of entertainment options. 
Universities and higher educational institutions attract 
young people, but it is how well a city welcomes and 
provides them with a stimulating environment and 
economic opportunities that determines whether they 
stay. Tulsa’s history as a music and performance mecca 
is a tremendous asset, and the outdoor amenities also 
are vital. A creative Tulsa, where young people can get 
a start, take chances, and contribute to the community 
is vastly appealing to younger residents.

Provide Effective Transportation
Tulsans recognize that great cities also need great 
transportation systems that provide a range of travel 
choices and make the most of their investments. Tulsa’s 
strategy in the past has been to build primarily for cars. 
The legacy of this approach is significant capacity for 
automobile travel, but at the expense of those who are 
unable to drive, or who would like better options for 
transit, biking, and walking. Tulsans are ready to make 
a change, and use some of that capacity to expand 
options. We are also ready to use modes like frequent 
bus service, rail transit and streetcars. We want to 
expand and make better use of our bike facilities and 
pedestrian networks to connect our city.

Land Use

Part I:
Our Vision for Tulsa
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Provide Housing Choices
Some of Tulsa’s greatest assets are its single-family 
neighborhoods, which have provided affordable homes 
for most of the city’s history. Some neighborhoods have 
homes that need repair. The city is committed to help 
support and rebuild them in cooperation with owners 
and the community. Tulsans also recognize, however, 
that one size does not fit all, and that condominiums, 
apartments, town homes, live-work lofts, and mixed-
use communities will expand the range of options for 
current and future residents. Mixed-use communities 
include homes within walking distance of shops and 
apartments and condos above storefronts—reminiscent 
of the way Tulsa’s main streets and inner neighborhoods 
originally developed. Mixed-use communities support 
walking, biking, and transit, and provide housing 
choices for young, old, and everyone in between. 
Downtown Tulsa should have a variety of housing 
for people who are more interested in a dense urban 
environment.

Protect the Environment  
& Provide Sustainability
Tulsans envision a city that is committed to and leads in 
sustainability measures. This includes many important 
elements of a well functioning city: great walking, 
biking, and transit access as alternatives to driving, 
high-efficiency building practices, and the smart use 
of land. In turn, Tulsans recognize our great natural 
assets, including Mohawk Park, the Arkansas River, 
Turkey Mountain Urban Wilderness Area, and more 
than 280 miles of regional trails. We want to preserve 
those assets for our children, and where possible, bring 
nature and parks into the city for everyone to enjoy.
 

The Vision and the Plan Maps
Our Vision for Tulsa is depicted on the Vision Map. 
It describes the general shape and location of growth 
and development and the types of transportation 
infrastructure that should serve them.   It is not a 
regulatory document, but serves as a touchstone for 
the land use plan as a whole. It provides a long-term 
reference for decision makers and citizens over the life 
of the comprehensive plan. 

The Plan Map, on the other hand, is derived from the 
Vision map, and sets the stage for the city’s investment 
and regulatory program. The Plan Map translates the 
vision’s overarching concepts into plan categories that 
describe in more detail the form, scale, and type of 
uses for specific areas of Tulsa. Plan categories serve 
as the basis for zoning district designations, which 
apply specific use and development requirements on 
the ground. There is a more detailed discussion of how 
the Plan Map was created in the Building the Plan 
section of this chapter, but the map is a combination 
of current uses and zoning, the Area of Change and 
Stability Map, and the Vision Map.  This map should 
evolve as the Comprehensive Plan is implemented, 
keeping true to the overall vision, but adjusting to 
new neighborhood plans, unforeseen opportunities, 
and minor adjustments that are inevitable in a plan’s 
implementation.

Part I:  Our Vision for Tulsa
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Tulsa’s historic urbanization trends are illustrated in the 
figure XX, below. Between 1900 and 1945, Tulsa was 
a relatively compact city. In the post World War II era, 
like much of the nation, the city experienced rapid but 
decentralizing growth. Over the last 35 years, that trend 
has continued. 

Part II  :  Tulsa’s past and present

Source:  City of Tulsa

Figure XX:  Tulsa’s Phases of Urbanization
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Part II  :  Tulsa’s past and present

The trend of decentralization has been true for 
employment growth, as well. An analysis of employment 
growth rates by ZIP code (including areas outside the 
official Tulsa Metropolitan Area) found higher growth 
rates in outlying communities, and flat or negative 
growth rates in Tulsa’s downtown and surrounding 
neighborhoods. While this analysis is at a fairly coarse 
level, it confirms the notion that the City has fallen 
behind the region in capturing its share of growth.

If these trends continue, Tulsa will find itself 
increasingly marginalized in the regional economy. 
Without sufficient densities of housing or employment 
to support services and infrastructure, it will be difficult 
to maintain them.
 

Source: US Census, County Business Patterns, 2008; Fregonese Associates.

Figure XX:  Employment Growth Rate 1998-2006
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Part II  :  Tulsa’s past and present

Tulsa’s Current Land Use Conditions

Land Constraints
Tulsa’s city limits include 128,420 acres of land (182 square 
miles), including 2,486 acres of lakes or rivers, 4,719 acres of 
riparian habitat, about 113 acres of wetlands, and 366 acres 
of land with 25% or greater slopes. Floodplains are a key 
environmental feature, with about 16,316 acres, or nearly 
13% of the city’s entire area impacted. These represent the 
most extensive environmental constraints, and are threaded 
throughout the city, as illustrated in figure XX.

Acres
Water (rivers, streams) 2,486

Riparian Habitat 4,719

Wetlands (including buffers) 193

Floodplain 16,316

Steep Slopes (25%+) 366

Vacant Subtotal 24,080

Source: Fregonese Associates

Table XX:  Tulsa’s Constrained Lands

Figure XX:  Environmental Constraints

Source: Fregonese Associates
Note: Surface limestone areas were not included as a constraint for the scenarios or build-out 
analysis.
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Part II  :  Tulsa’s past and present

Buildable Lands
The majority of Tulsa’s area is already developed, from relatively 
dense development to scattered development, but there is 
still a significant supply of vacant land, particularly in East, 
Northwest, and Southwest Tulsa. Most of Tulsa’s vacant land is 
unimpeded by floodplains.

Acres
Vacant Buildable Land 29,003

Vacant Land with Floodplains 2,528

Total Vacant Land 31,531

Redevelopable Land 19,096

Source: Fregonese Associates

Table XX:  Tulsa’s Buildable Land Supply

Source: Fregonese Associates

Figure XX:  Tulsa’s Buildable Land Inventory
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Part II  :  Tulsa’s past and present

Redevelopment Potential
Vacant land is not the only land upon which growth can 
occur, however. Infill and redevelopment – building on 
unused or underused parcels in existing urban areas - 
will be a core piece of Tulsa’s revitalization. Underused 
parcels include vacant buildings, large surface parking 
areas, or empty lots. The PLANiTULSA team 
estimated Tulsa’s redevelopment potential by analyzing 
assessed land values. Single-family neighborhoods and 
environmentally sensitive areas were screened out, 
and then each parcel in the city was ranked by value. 
The results are compelling, and illustrate that there is 
substantial growth potential within Tulsa’s urban core 
and along its major corridors. 

The average assessed value of land in Tulsa is about 
$246,500 per acre, based on Tulsa County assessor 

data. The areas shown in orange and red in Figure XX 
represent areas where land has a lower assessed value. 
In particular, parcels along major corridors or potential 
centers could represent near-term redevelopment 
opportunities. Areas with yellow and green shading 
represent more valuable land. These are areas where 
redevelopment may occur over a longer period of time, 
and may require somewhat more intense development 
to support those higher land costs.

Other factors such as infrastructure, transportation, and 
neighborhood planning goals, will play a large role in 
how infill takes place, but as discussed in the following 
section, Tulsa’s future demographics and economic 
needs will make a redevelopment strategy imperative to 
building a strong, stable economic future.

Figure XX:  Tulsa’s Redevelopment Opportunity Areas

Source: Tulsa County Assessor, Fregonese Associates
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Source:  US Census Bureau (accessed via Moody’s Analytics)

Chart XX. Tulsa MSA Projected Age Profile

Like the rest of the United States, Tulsa’s population 
will change dramatically over the next 30 years. The 
trends indicate somewhat smaller households, a more 
diverse population of domestic and international 
immigrants, and increased competition for young 
people and laborers.  

The trend toward smaller households comes from 
several factors, including age. Chart XX illustrates the 
Tulsa metropolitan area’s projected age profile up to 
2030.  Households made up of baby boomers (persons 
born between 1946 and 1960) are more likely to have 
just one or two people after their children move away. 
According to the U.S. Census Bureau, in 2006, about 

one third of Tulsa’s households had just one person; 
over two thirds (69%) of households have one or 	
two people.

Migration from around the country (domestic) and 
the world (international) has provided an important 
share of the Tulsa metropolitan area’s population 
growth, as illustrated by Chart XX. This is likely to 
continue throughout the life of this plan. In particular, 
the Hispanic community will contribute significantly 
to Tulsa’s future growth.  Between 2000 and 2006 the 
Tulsa metropolitan area’s Hispanic community grew by 
8.6% annually, and now represents about 11.2% of the 
total population. 

Land Use

Part III:
Tulsa’s Future 
Trends and Drivers
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Chart XX. Tulsa MSA Migration History
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Part III   :  Tulsa’s future trends and drivers

These newcomers are typically younger than the 
average resident.   Nationally, the median age of the 
Hispanic population is 27 years, compared to 31 for 
the population as a whole. These new residents will 
need homes and neighborhoods in which to raise their 
families, schools within walking distance, and easy 
access to jobs via the transportation network.

Finally, there is the factor of heightened competition 
between metropolitan areas for young adults, those 
between 20 and 34.  As shown in Chart XX, below, the 
proportion of young people will decline, from nearly 
30% of the population in 1980 to about 20% in 2030. 
This mirrors trends nationwide, where employers are 
likely to face a sharp drop off in the number of workers 
over the next 30 years. 

Chart XX. Tulsa MSA Migration History

Source:  TIP Strategies; U.S. Census Bureau; U.S. Bureau of Economic Analysis

Chart XX. National Working Age Population Trends
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Part III   :  Tulsa’s future trends and drivers

Tulsa’s Regional Growth Forecast
Several forecasts for the Tulsa Metropolitan Statistical 
Area (MSA) indicate that the Tulsa MSA will continue 
to grow at a modest rate through 2030. A land use 
and transportation model, Tulsa 2030 Goal (detailed 
below), assumes that the city will capture roughly 
half of the region’s growth over that period, thus 
maintaining its proportional size relative to the MSA. 
This is an ambitious goal, but it reflects an overwhelming 
sentiment by Tulsans to maintain the city’s primacy in 
the region.

Throughout the PLANiTULSA process the question of 
regional versus city growth was raised and most Tulsans, 
including the over 5,500 Tulsans who participated in 
the survey entitled Which Way Tulsa?, indicated that 
they desired a greater share of regional growth for the 
City in the future. While desiring this and achieving 
this are two different things, one of the foundations 
of the policy for the comprehensive plan is to find 
ways to retain and grow the city’s population, expand 
employment and foster investment in the city.

A New Direction
In light of demographic trends and the region’s 
projected growth, Tulsa will need to position itself as an 
attractive city to a broad range of people-- young, old, 
foreign, and domestic. It will need to meet the demand 
for more housing types not widely found in Tulsa in 
2009 – apartments, condominiums, flats, cottages, 
live-work spaces – as well as traditional single-family 
homes. On the transportation front, Tulsa will need to 
continue to serve motorists, but also members of the 
community who prefer or wish to try transit, biking 
or walking, or are unable to drive due to their age 
(either too young or too old).  Increasingly, alternative 
forms of transportation will become important as an 
economic issue, and as one that improves the city’s 
environment. 

Tulsa’s land use planning program will play a key 
role in ensuring that Tulsa meets the needs of current 
residents, as well as the newcomers the city must attract 
in order to thrive.

2000 2030 Forecast

U.S. Census Moody’s Economy.com
Oklahoma Department 

of Commerce Demographia.com
Population 803,235 1,042,389 970,000 951,600 to 968,400

Increment 239,154 166,765 148 – 165,000

% Change 30% 20% 18% - 20%

Source: U.S. Census

Table XX:  Tulsa MSA 2000 Actual Population and 2030 Population Forecasts

Tulsa 2030 Goal
New Population 102,458

Source: Fregonese Associates

Table XX:  Tulsa 2030 Goal New Population
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The PLANiTULSA comprehensive plan establishes 
planning and policy concepts that will enable the 
marketplace to deliver the kinds of new housing, 
employment, and amenities outlined in the vision. It is 
an outcomes-based approach that is designed to show 
a clear and predictable path toward desired types of 
development and emphasizes broad-based public input 
at the planning stage in order to build consensus and 
minimize conflicts at the building stage. 

The Challenge of Redevelopment
Our Vision for Tulsa envisions the redevelopment of 
underutilized parcels along corridors and downtown 
and the revitalization of distressed neighborhoods. This 
process is a key part of rebuilding the city’s regional 
profile as a cultural, housing, and employment center. 
In recent years Tulsa has experienced some successful 
redevelopment projects that provide lessons for how 
redevelopment projects can be successful. The Mayo 
Building, Mayo Hotel and Lofts, Philtower, and the 
Tribune Lofts have each contributed more urban 
housing options downtown by making use of historic 
tax credit financing resources. An infill project at 41st 
and Rockford Avenue in the Brookside neighborhood 
has been approved and ground has been broken in late 
2009.

Overall, though,Tulsa’s development community has 
not had significant experience with infill development. 
The large supply of vacant land and greater familiarity 

with suburban-style housing, retail, and employment 
development has made infill and redevelopment projects 
appear unnecessarily risky. The city, development 
community, and philanthropic foundations will need 
to form strategic partnerships to build familiarity and 
effective processes to enable redevelopment. A strategy 
for success must include a coordinated approach to 
making redevelopment desirable and doable. Revisions 
to the zoning code based on market-tested prototypical 
developments (described below) will greatly enhance 
Tulsa’s redevelopment climate.

Building New Communities  
& Future Annexations
While redevelopment along corridors, main streets 
and downtown will provide some of the new housing, 
employment, and other uses over the next 20 years, the 
market will continue to create new communities on 
vacant land.  Presently, over 31,000 acres of buildable 
vacant land is available within the city. According to 
the scenario used to establish this plan’s goals, called 
Tulsa 2030 Goal, over 38,000 new homes could be 
accommodated on vacant land. This presents many 
opportunities to create complete communities that 
will also enhance existing neighborhoods nearby. 

Land Use

Part IV:
Land Use  
Planning in Tulsa
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Part IV:  Land use planning in Tulsa

Neighborhoods that blend these amenities, connectivity, 
and housing options together are known as complete 
communities. Many of Tulsa’s oldest and most cherished 
neighborhoods were built in this manner. But most 
new housing developments, however, do not have these 
amenities. Even if a grocery store is within walking 
distance from home, as the crow flies, discontinuous 
and impermeable street networks can make the trip 
to get there significantly longer. And because street 
networks are not designed to connect with adjacent 
neighborhoods, going from one neighborhood to the 
next requires travel on major arterials. 

Transportation connectivity standards should be 
developed to ensure that new communities are 
connected and easily travelled by foot and bicycle, as 
well as car. Cities that have adopted such measures also 
use street patterns other than a simple grid, and traffic 
calming techniques to preserve a quiet and private 
atmosphere. Calm but connected neighborhood streets 
will expand transportation choices by make walking 
and biking easier.

To ensure that new communities are complete by design, 
the city must use a comprehensive small area planning 
process (described below and in Appendix A) and then 
aligning zoning, subdivision, and capital improvement 
policies to support the plan’s implementation. Working 
with landowners and nearby communities to develop a 
shared vision for these communities will be essential to 
their successful implementation. A small area planning 
process should precede the annexation of new lands, 
such as those already within Tulsa’s fenceline. One of 
the primary recommendations of this plan is to make 
neighborhood and small area planning a key strategy 
for expanding housing options in Tulsa. This includes 
reviewing existing neighborhood plans for consistency 
with the vision and comprehensive plan, and updating 
them with implementation steps.

The city also has about 20,000 acres of land within 
its “fenceline”. The fenceline is a strip of land about 
100 feet wide that extends from the city’s limits 
and encircles vacant unincorporated land. This 
prevents other cities from annexing that land, and 
ensures Tulsa has a reserve for growth in the future. 
To maintain the integrity of Tulsa’s existing urban 
fabric, newly annexed communities will need to be 
integrated with it.

Source:  INCOG, Fregonese Associates

Figure XX: Tulsa’s Fenceline

Note: A subsequent draft will include an 
illustration of how disconnected street 
networks can lengthen walking trips and 
induce auto travel.

One of the findings of the PLANiTULSA process was 
continued support for Tulsa’s tradition of building 
single family neighborhoods. There was also significant 
support for community grocery stores, parks, schools 
and other amenities within a short drive, walk, or 
bike ride from home. These community or town 
centers could also provide a mix of additional housing 
options, including townhouses, apartment, and 
condominiums. 
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Part IV:  Land use planning in Tulsa

Economic Development & Land Use
Tulsa’s future will depend on its economic vitality, and 
Our Vision for Tulsa establishes a goal of capturing a 
proportional share of the region’s total job growth, 
at least 40,000 new jobs over the next 30 years. The 
PLANiTULSA process identified several important 
sources of economic growth that should be the focus of 
Tulsa’s strategies: entrepreneurship and small businesses; 
Tulsa’s higher educational institutions; and key industry 
clusters, including aviation, energy, biological sciences, 
and health care. Land use goals and policies touch upon 
each of these important sources of prosperity. They are 
designed to ensure that there is adequate supply of land 
for growth; zoning and development standards that 
encourage mixed-use development; and a predictable 
one-stop-shop for permitting. 

A rich and productive entrepreneurial environment 
will need support from the land use program in a 
variety of ways. Entrepreneurs and small businesses 
need easy access to a range of services, including 
printing, accounting, information technology, catering, 
and other inputs. Compact mixed-use main streets, 
centers, and downtown put these services within easy 
reach. Entrepreneurs’ most important asset is a well-
trained workforce, who must themselves have access 
to reasonably priced housing, academic and technical 
training, and transportation options. Implications for 
the land use planning program include the need for 
an expanded and improved one-stop-shop permitting 
process so developers can easily build new space for 
small businesses and housing for their workers. The city 
will also need to provide a workable mixed-use zoning 
code, so complementary businesses can locate near one 
another and their customers. Reducing required parking 
ratios will help reduce the cost of new entrepreneurial 
space.

Higher educational institutions are Tulsa’s incubators 
of future artists, innovators, teachers, businesspeople, 
and leaders. Connecting that talent with the rest of the 
city and retaining their energy and dynamism should 
be a major focus of the land use system. This means 
coordinating closely with each institution to ensure that 
students have adequate access to housing and amenities 
when they go to school. It also means ensuring that 
internships, training, and employment opportunities 
are easily accessible from campus. Implications for the 
land use planning program include the need to engage 
Tulsa’s educational institutions and their surrounding 
neighborhoods to develop a vision and strategies for their 
future. This process should consider student housing 
needs (on and off campus), parking and transportation 
demand management, and provision of amenities like 
shopping and services for both residents and campus 
communities. 

Finally, Tulsa must maintain its collaboration with 
the Metro Tulsa Chamber of Commerce to retain 
key industries and help them grow. An important 
component of the land use planning program is to 
ensure that new and expanding industries have adequate 
land and sufficient transportation infrastructure. This 
includes aligning plans and zoning policies in new 
centers where office uses, medical centers, and other 
high density enterprises can expand. Businesses such as 
manufacturing, transportation, and distribution, which 
require large building footprints and access to freight 
lines, should be provided adequate land with access to 
Tulsa International Airport. Implications for the land 
use program include the need to regularly assess the 
city’s supply of buildable employment land and align 
capital improvement plans so critical infrastructure is 
in place.

Detailed policy on the economy is contained  
in the Economic Chapter of this plan.
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Land Use & Transportation
The relationship between transportation infrastructure 
and land use is one of the most important determinants 
of how a city functions. Our Vision for Tulsa places 
an emphasis on coordinating transportation facilities’ 
design with the land uses they serve. Like many American 
cities, Tulsa’s transportation system has historically been 
oriented to support automobile traffic. While it is likely 
that cars will continue to play a big role in how Tulsans 
get around town in the future, the PLANiTULSA public 
input process found significant support for expanding 
the range of transportation options. 

Traditional approaches to traffic congestion management 
consist of expanding automobile capacity, but usually 
overlook how land use can contribute to the solution. 
While Tulsa does not currently suffer from the severe 
traffic congestion found in Los Angeles, Houston or 
Dallas, it is plagued by one particular problem: the low 
population per lane mile of city streets. The PLANiTULSA 
transportation and land use scenario process sought to 
illustrate how land use and transportation are related 
and how greater population densities can help crate a 
fiscally sustainable transportation network.

The relationship between the design of a transportation 
facility (how often it accommodates driveways, how 
wide are its lanes, whether it has on-street parking, 
whether it has street trees) and the land uses it serves is 
an increasingly important concept. When the emphasis 
is placed upon moving people primarily in automobiles 
the opportunities for creating sustainable attractive 
places for those people to enjoy is reduced.

To grow Tulsa’s economy, to enhance its neighborhoods, 
to invigorate the business community and to increase 
tax revenue and thus fulfill Our Vision for Tulsa, 
transportation and land use must be more intricately 
coordinated. In some cases transportation should set 
the course for desired development patterns to occur. 

The design of transportation facilities has a great 
impact on the marketability of an area and the type of 
land development forms that will occur. For example 
building new highways spurs single family subdivisions 
and strip commercial developments and main streets 
enable mixed uses, townhouses and small businesses. 

The transportation chapter defines corridors for the 
investment of transit and this chapter shows how those 
investments will enable a more compact development 
pattern to develop where appropriate and to continue 
in an economically sustainable manner. Getting more 
out of the existing street system and building new 
high performance streets comes from a process that 
seeks to unite public works with the community’s and 
developers’ visions of a place. This process is called 
Context Sensitive Solutions (CSS) and it will be a 
part of every neighborhood planning effort. CSS is a 
collaborative, interdisciplinary approach that involves 
all stakeholders to develop a transportation facility that 
fits its physical setting and preserves scenic, aesthetic, 
historic and environmental resources, while maintaining 
safety and mobility for all users (bike, pedestrian, auto 
and transit).

The land use planning program will need to support 
Tulsa’s transportation vision by enabling development 
types that shorten trips and enhance connectivity. 
For example, the zoning code should lower required 
parking ratios and promote urban design principles 
that enable people to park once and walk to their 
destinations. And new neighborhoods should be 
governed by subdivision standards that promote good 
street connectivity. A seamless integration of land use 
policies and transportation investments will be crucial 
to fulfilling Tulsa’s vision.

Detailed policy on transportation is contained  
in the Transportation Chapter of this plan.
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Land Use & Housing Choice
Housing is considered affordable when it consumes 30% 
of less of a household’s income. Homes in Tulsa today are 
relatively affordable for most families, and must remain 
so in order for the city to be a desirable choice for future 
residents and businesses. Tulsa will need to expand the 
range of housing options to meet future demand with 
additional apartments, condominiums, townhouses, 
and live-work units. However, while emphasis will be 
placed on developing a range of housing types, single 
family homes will still likely represent a majority of new 
housing. The land use planning program will ensure 
there is an adequate supply of appropriately zoned land 
so the marketplace can meet the needs of Tulsans from 
all walks of life.

Retaining and reinvesting in the existing housing stock 
is another important outcome that must be supported 
by land use policies. Ensuring that infill development 
complements and enhances existing neighborhoods 
will be a function of the planning and zoning program. 
Finally, expanding the supply and quality of housing 
designed for students, staff and faculty of higher 
education institutions, both on and off campus is a 
key priority. This is tied directly to the city’s economic 
development strategy, which includes a focus on 
building partnerships between the city, employers and 
higher educational institutions.

Implications for the land use planning program include 
the need to closely monitor Tulsa’s ability to produce a 
mix of housing units, as well as revitalize neighborhoods 
that are in need of reinvestment. Tulsa’s zoning code, 
which defines the types of housing and densities on the 
ground, should be updated to allow the mix of units 
Tulsa will require. Tulsa 2030 Goal, which identifies 
housing targets for specific areas, will serve as a guide 
for measuring the zoning code’s performance.

Detailed analysis of Tulsa’s housing affordability and 
policies is contained in the Housing Chapter of this plan.

Schools and the Community
Schools and neighborhoods are a key priority and 
many Tulsans expressed a desire for better integration 
between them. Our Vision for Tulsa outlines concepts 
for improving walking and biking routes to schools and 
integrating parks, open space, community centers and 
schools. 

The land use planning program can support school 
and neighborhood integration efforts, such as the 
Tulsa Area Community Schools Initiative, by ensuring 
that the small area planning process includes robust 
coordination between educational institutions and 
the city. For instance, new school planning and design 
should use best practices to minimize conflicts between 
autos and students on and around campus. Schools in 
existing neighborhoods should be the focus of analyses 
to identify barriers to walking and biking and design 
strategies to improve safety. 

Land Use & Parks,  
Open Space & the Environment
Our Vision for Tulsa outlines an approach to parks and 
open space that will connect Tulsans with developed 
parks and natural areas. These include active and 
passive recreational spaces downtown and in the city’s 
neighborhoods. They also include large parks and wildlife 
areas around the city. The land use planning program 
should promote access to these spaces through ensuring 
that parks and open spaces are preserved in existing 
neighborhoods and planned for new communities.

The land use planning program also plays a role in 
avoiding or mitigating development in hazardous 
or environmentally sensitive areas, such as wetlands 
and floodplains. By identifying these areas early in 
the planning process, area wide planning and zoning 
policies can be designed to avoid conflicts and provide 
access to natural features.  
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Land use policy implications include conducting 
environmental and open space surveys as part of the 
small area planning process. Performance measures 
include household access to parks and open space, the 
ratio of new parks and open space to homes in new 
communities, and the mix of recreational amenities 
available throughout the city (i.e. playgrounds, aquatic 
parks, dog runs, etc.)

Detailed policy on this topic is contained in the Parks, 
Open Space and Environment Chapter of this plan.

Sustainability & Land Use
Tulsa’s land use program can have a sizeable influence on 
a variety of sustainability factors. These factors include 
greenhouse gas emissions, water and air pollution, and 
economic viability, which is often overlooked. 

Buildings and transportation contribute significantly 
to greenhouse gas emissions, which mean they can also 
be a part of the solution. The land use program plays 
a major role by emphasizing several things. One is an 
approach to urban design that creates places that are 
easy to walk and bike in, while also being accessible via 
transit. These places reduce the need for long automobile 
trips, thus cutting emissions. Secondly, by planning 
for denser urban environments, the land use program 
promotes the kinds of buildings that use energy more 
efficiently. For example, an apartment or condominium 
building consumes less energy on a per square foot basis 
than a detached single-family home, by virtue of shared 
walls and centralized heating and cooling systems. 
Making these types of places an option will help the 
city meet both housing and environmental goals at the 	
same time.

Finally, economic viability is a key component of 
sustainability. The city’s ability to serve residents 
depends on a vibrant and growing economic base, 
which will be supported by infill and new community 
planning strategies in this plan. Ensuring an adequate 
supply of employment lands, both as infill and 
on undeveloped parcels will be essential, as will 
transportation infrastructure to serve them. Land use 
policies that support a range of housing, employment 
types, and transportation options will ensure that 
Tulsa can function as a marketplace for goods, services, 	
and ideas. 

One form of accounting for these linkages is known as 
Triple Bottom Line, which evenly assesses the impact of 
decisions in economic, environmental, and equitability 
terms, also known as “profit, planet, and people.” With 
limited resources and a need to make the best public and 
private investments possible, this more comprehensive 
form of accounting can ensure each dollar spent 
maximizes public benefit. Developing criteria for 
investment decisions following this perspective should 
be applied in Tulsa as it is done in so many progressive 
places. Decisions should reflect public values and be 
based on a Triple Bottom Line approach, one which 
measures sustainability of economics, environment and 
human equity. It is impossible to have a sustainable 
system without taking these three factors into account.
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Part V:
Building the Plan

The Plan Maps
This section presents the land use and future connectivity 
map and their components.   The maps consist of 
building blocks that provide a framework for the land 
use and transportation categories. This provides a frame 
of reference for development patterns that characterize 
Tulsa’s existing conditions and those patterns the 
city wishes to achieve in Our Vision for Tulsa.   The 
descriptions attempt to capture images and qualities of 
land use and transportation patterns to make the terms 
readily understandable to the reader.

The plan map types do not simply describe the typical 
existing characteristics of each land use or street in the 
city today, instead, they define the ideal future land use, 
corridors, and multi-modal street characteristics.  Each 
building block is associated with land use and street 
types that characterize both their functional role within 
the city and the design guidelines to be applied to them.  
Thus the typology is intended as a guide for future 
development to demonstrate patterns that build upon 
the best existing characteristics of the neighborhoods 
and city.  

Adding physical design elements further refines the land 
use and transportation types.  The plan recognizes that 
certain design elements play an important role in whether 
a land use or street contributes to the overall vision.  
This plan identifies particular design characteristics 
that can mean the difference between whether a new 
structure or street design fails or succeeds as an addition 
to the community.   For example, creating a pedestrian 

friendly city is a central premise of the vision for centers 
and neighborhoods.  On a main street, where strolling 
and window shopping by pedestrians is desired, design 
standards include bringing buildings near the sidewalk 
and providing a minimum amount of display window 
area at street level. Street design elements include wide 
sidewalks, street trees and street furniture. 

Purpose of the Plan Maps
The maps are the component of the comprehensive plan 
that addresses the man-made geography of the city.  The 
plan maps identify areas where the land uses or intensity 
of uses are envisioned to change (identified as the Areas 
of Change) as well as areas where land uses should be 
maintained and improved while retaining their existing 
character  (identified as the Areas of Stability).

With regard to transportation, the maps display the 
street types that complement the land uses they serve.  
Figure XX shows future land use and Figure XX shows 
primarily future transportation systems. 


