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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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Figure XX:  Tulsa vision Map

Part I:  Our Vision for Tulsa

TransportationLand Use Building Blocks
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Figure XX:  Tulsa plan Map  
(This map is currently under review and is not a Final plan map)

Part I:  Our Vision for Tulsa

DRAFT

Land Use Categories Transportation
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Historic Growth Trends
Tulsa’s original settlement was established in the 1830s 
by Native Americans. The railroads arrived in Tulsa 
in 1882, and the town began to grow, spurred by 
development from an influx of settlers. In 1901, oil was 
discovered across the Arkansas River a few miles west 
of Tulsa, in then independent town of Red Fork. By 
the time Oklahoma achieved statehood in 1907, Tulsa 
had been declared the “Oil Capital of the World.” The 
discovery of a substantial oil field caused the population 
to rise dramatically, from 7,300 in 1907 to 72,000 in 
1920. The growing population put pressure on water 
supplies from the Arkansas River, pushing Tulsans to 
secure a new source, which led to the Spavinaw water 
project, one of the largest public infrastructure projects 
of that era.1

The mid-20th Century was a time of prosperity 
for the city. Tulsa was at the forefront of petroleum 
and petroleum-related industries, and the growing 
aviation industry became firmly established in the city. 
Petroleum and aviation dominated the city’s economy 
throughout the middle part of the 20th Century. 
Tulsa’s built environment shows the influence of the 
city’s rich art and cultural history, spanning centuries 
of Native American culture and over a hundred years 
of urbanization. This culture and history is reflected 
in the built environment – the early ranches; the 
tremendous collection of Art Deco downtown offices 
and neighborhood residences; the futurist architecture at 
Oral Roberts University; and a range of neighborhoods 
from detailed Craftsman bungalows to mid-century 
Ranch and modern residences.

Land Use

Part II:
Tulsa’s Past and Present

Source: City of Tulsa, US Census Bureau

0
50,000

100,000
150,000
200,000
250,000
300,000
350,000
400,000
450,000

1882 1898 1907 1910 1920 1930 1940 1950 1960 1970 1980 1990 2000

Figure XX: City of Tulsa Population, 1882-2000

1 Oklahoma Historical Society, http://digital.library.okstate.edu/encyclopedia/
entries/T/TU003.html.
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Like most central cities in growing regions, the City 
of Tulsa’s position as the sole cultural, economic, 
and population center of the metropolitan area has 
declined over the last few decades.  Beginning in the 
1970s, the suburban areas began to grow at a faster 
rate than Tulsa, and as a consequence, Tulsa’s share of 
the regional population declined.  People have chosen 
to locate outside the city for a variety of reasons, 
including the availability of new and affordable 
homes, access to schools, services, and employment. 
These effects are self-reinforcing; a critical mass of 
newcomers helps finance additional development 
outside the city. While most of the world’s leading 
cities have experienced these phenomena in the 20th 
century, the healthy cities continue to grow with their 
regions. A 2003 study found that the downtowns of 
Seattle, Chicago, Atlanta, Houston, Denver, and eight 
other cities had increased their share of their respective 
region’s total population.2  Cities that are troubled are 
those that are declining in population, employment, 
and investment while their regions grow.   In many 
cases, eventually the regions do less well, and begin to 
decline.  For the most part, a healthy region is home 
to a healthy, growing central city. 

Since 1990, Tulsa has had a flat or declining population 
total. According to estimates from the U.S. Census 
Bureau, between 2000 and 2005, Tulsa’s household 
population decreased by about 12,000 (-3%). It has 
rebounded somewhat since, with a 2006-08 household 
population estimate of 373,051.3

Compared with its peer cities in the south-central 
United States, Tulsa has not managed to grow 
significantly since 2000. 

Part II  :  Tulsa’s past and present
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Chart 1. City of Tulsa Population, 1990-2008
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Figure XX. Tulsa’s Growth Compared 
with Peer Cities 2000-2008

2 Redefining Urban and Suburban America: Evidence from Census 2000, 
Bruce Katz & Robert E. Lang, ed. 2003.
3 The U.S. Census Bureau’s American Community Survey does not include 
people living in group quarters in its estimates; these figures are for residents 
living in households only.
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However, growth continues at a healthy pace for the region 
as a whole. The seven-county Tulsa Metropolitan Statistical 
Area (MSA) grew from 859,532 people in 2000 to 916,079 
in 2008, a gain of 56,547 residents (7%).  Since 1970, the 
seven counties that make up the MSA have grown by 60%, 
whereas the City of Tulsa has grown by 16%. 

Figures XX and XX, below illustrate how the City of Tulsa’s 
share of population has declined relative to unincorporated 
Tulsa County and the six surrounding counties.

Part II  :  Tulsa’s past and present

Source: US Census Bureau.

Chart 2. Tulsa MSA Population, 1970–2008
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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



L a n d  U s e  –  T u l s a  c o m p r e h e n s i v e  p l a n 19

LU

Land Use

w o r k i n g  d r a f t

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.



22

LU

T u l s a  c o m p r e h e n s i v e  p l a n  –  t r a n s p o r t a t i o n

Land Use

w o r k i n g  d r a f t

Part IV:  Land use planning in Tulsa

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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Part IV:  Land use planning in Tulsa

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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Part IV:  Land use planning in Tulsa

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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Land Use

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. 
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Figure XX:  Scenario C:  New Communities

Figure XX:  Scenario D:  Centered City

Figure XX:  Scenario A:  Trends Continue

Tulsa Goal 2030
One of the key inputs to this plan was a series of scenarios 
that modeled alternative futures based on different 
growth and transportation patterns.  Scenario planning 
evaluates the long-term effects of growth patterns, 
infrastructure investments, and land use policies. 
What may seem like a small change today can have a 
big impact in the future.  For example, the amount of 
surface parking required for a retail store may seem like 
a minor issue at the neighborhood scale, but over time 
and across the city, the amount of land consumed just 
by surface parking lots can be enormous.  By “turning 
the dial” on certain inputs (e.g. parking spaces required, 
minimum lot size per house, whether or not retail is 
allowed on the ground floor of an apartment building) 
a community can simulate and evaluate any number of 
futures.

The PLANiTULSA team created four initial growth 
and transportation scenarios based on past trends and 
public workshop input. These were primarily “learning 
scenarios”, meant to test a range of growth impacts, 
from the amount land consumed by new development, 
to the density of neighborhoods and job centers, and 
performance of the transportation system. Tulsans were 
invited to review, rank, and provide input on what they 
liked and disliked about each scenario. 

The survey results indicated a strong preference for 
the two scenarios that focused growth on downtown 
(Scenario D) and in new communities (Scenario C).

Scenario A, Trends Continue, was based on INCOG’s 
total projected housing and job growth over the next 
20 years. This scenario represented the least amount of 
growth and investment in the city. It was designed to 
reflect the continued disaggregation of housing and jobs 
at the edges of and beyond the cities borders. Trends 
Continue was the least popular scenario in the citywide 
survey.
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Figure XX:  Tulsa 2030 Goal: Blend of Scenarios C and D
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Based on this public input and work with city staff 
and stakeholders, the PLANiTULSA team blended 
the scenario results into Tulsa 2030 Goal, which will 
serve as a monitoring and performance guide for the 
comprehensive plan. Compared with the initial Tulsa 
2030 Goal that was built to project Tulsa’s current 
trends, Tulsa 2030 Goal would result in significant 
growth and reinvestment in the city. 

Tulsa 2030 Goal Analysis 

Tulsa 2030 Goal would result in about three times 
as many new people living in Tulsa, and as under the 
Trends Continue Scenario.

East Tulsa would receive the largest share of new housing 
units, primarily because it has a significant supply of 

vacant land. Many of these new homes would be in 
neighborhoods designed for walkability and would be 
served by nearby town centers. Downtown would receive 
about 2,000 new households, thus adding a significant 
cadre of urban dwellers in the region’s center.

Job growth and employment space construction would 
also be significantly higher under Tulsa 2030 Goal than 
under Trends Continue.

A sizeable portion of new job growth would occur in 
East Tulsa, again because of the availability of vacant 
land. Downtown would account for almost one fifth of 
new jobs, however, and Tulsa North would receive one 
in ten new jobs added.

Trends Continue Tulsa 2030 Goal

Population 28,628 102,463

Housing Units 13,066 46,766

Table XX:  New Population and Households Table XX:  New Jobs 

Trends Continue Tulsa 2030 Goal

Jobs 23,859 46,897

Trends Continue Tulsa 2030 Goal

Retail 1.7 4.0

Office 4.98 11.5

Industrial (warehouse, 
flex space, etc.)

5.9 9.3

Trends Continue Tulsa 2030 Goal Share of Tulsa 
2030 Goal

Downtown                 336  2,069 4%

East Tulsa              3,511 15,198 32%

Midtown                   -   3,883 8%

South Tulsa              3,052 7,446 16%

Southwest Tulsa              4,710 7,050 15%

Tulsa North                 525 8,799 19%

West Tulsa                 934 2,320 5%

Table XX:  New Households by Area

Table XX:  Newly Constructed Employment Space (million square feet)
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In terms of housing choice, Tulsa 2030 Goal provides 
about the same proportion of single-family units as 
Trends Continue. These results are in accordance with 
the housing needs analysis described in the Housing 
Chapter of this plan. There would be a wider range of 
single family home types, however, ranging from large, 
to medium, to small lot.   In addition, there would 
be more emphasis on townhouses. Apartments and 
condominiums would also be an important source of 
housing.

As a consequence of partially basing Tulsa 2030 Goal 
on a growth pattern that includes the availability 
of vacant land there is substantial growth within the 
eastern parts of city. But it would do so more efficiently, 
than under Trends Continue. Of all the new housing 
and jobs created, one fifth and one third, respectively, 
would take the form of infill development.
Furthermore, Tulsa 2030 Goal is more successful 
at delivering mixed-use housing and employment 
types than would occur under Trends Continue. One 
third of new housing units would be in a mixed-use 
environment, where residents and workers could easily 
walk to shops or services. These new housing units 

and jobs would help support the city’s transit systems 
and provide reinvestment along the city’s corridors.  
It should be noted, that the overall density of new 
residential development would not be radically higher 
than under Trends Continue.

Different areas of the city will have different amounts of 
mixed-use housing and jobs. Downtown is considered 
an entirely mixed-use area, and Midtown, because of its 
heavy emphasis on main streets will be mostly mixed-
use. But East Tulsa, with a larger proportion of single-
family neighborhoods will have a lower proportion 
of mixed-use units, overall. The large amount of 
employment lands in East Tulsa also reduces its overall 
share of mixed-use jobs. Most areas of the city would 
see about half of new jobs in mixed-use environments.

Fiscally, Tulsa 2030 Goal would result in a greater 
overall benefit to the city of Tulsa, in terms of sales tax 
revenue.  The net increase in annual sales tax revenue 
would be more than double what would be collected 
under the Trends Continue scenario.   Furthermore, 
Tulsa 2030 Goal would result about three times as 
much new construction (by value) in the city.

Table XX:  New Jobs by Area

Trends Continue Tulsa 3030 Goal Share of Tulsa 
2030 Goal

Downtown                 428 7,383 16%

East Tulsa            12,835 17,451 37%

Midtown                 546 4,490 10%

South Tulsa              2,091 4,657 10%

Southwest Tulsa              6,863 6,868 15%

Tulsa North                 934 5,062 11%

West Tulsa                 162 929 2%

Table XX:  Housing Profile

Trends Continue Tulsa 2030 Goal

Single Family              8,101                           30,009 

Townhouses                 392                             3,645 

Multi-Family              4,573                           13,111 

Table XX:  Infill Development

Trends Continue Tulsa 2030 Goal

Housing Units 556 8,711

Percent of Units 4% 19%

Jobs 1,636 12,393

Percent of Jobs 7% 26%
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Table XX:  Infill Development

Trends Continue Tulsa 2030 Goal

Housing Units 556 8,711

Percent of Units 4% 19%

Jobs 1,636 12,393

Percent of Jobs 7% 26%

Table XX:  Mixed Uses and Density

Trends Continue Tulsa 2030 Goal

Housing Units 998                         15,788 

Percent of Units 8% 34%

Jobs 839 19,811

Percent of Jobs 4% 42%

Net Residential Density per Acre 4.7 6.7

Housing Units Jobs

Downtown 100% 100%

East Tulsa 15% 15%

Midtown 70% 77%

South Tulsa 36% 49%

Southwest Tulsa 13% 14%

Tulsa North 50% 53%

West Tulsa 31% 51%

Citywide 34% 42%

Table XX:  Net Sales Tax Impact

Trends Continue Tulsa 2030 Goal

City of Tulsa 3%  $  16,125,000 $  37,833,000 

Table XX:  Total Value of New Construction (billions of dollars)

Trends Continue Tulsa 2030 Goal

Aggregate Building Value  $  5.14  Billion $  15.2 Billion 

Table XX:  Share of New Mixed-Use Housing and Jobs that are Mixed-Use
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Land Use Plan Build-Out Capacity
In addition to Tulsa 2030 Goal, the PLANiTULSA 
team developed a long-range estimate of the total build-
out capacity of Tulsa’s new comprehensive plan. It is 
based on the land use plan categories outlined above 
and illustrates how these different environments can 
contribute to Tulsa’s overall shape and form. Existing 
neighborhoods were not included in this analysis, with 

the assumption that they will not absorb large amounts 
of growth. Unconstrained buildable lands were assumed 
to develop in their entirety, while redevelopment lands 
were assumed to redevelop at a 20% rate, a fairly 
conservative figure. Floodplains were assumed to 
develop at 50%, assuming engineering and mitigation 
is used.

Figure  XX:  Build-out Capacity (Areas of Change only)
 

Source: Fregonese Associates
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The total build-out capacity of the plan is three times 
higher than what is forecasted under Tulsa 2030 Goal 
for housing units, and four times higher for jobs. Under 
this analysis Downtown receives 12% of the city’s job 
growth, and 6% of new housing. Because downtown 
has and will continue to have the most flexible and 
permissive of developments standards, however, this 
is a very conservative estimate. Corridors, as a whole 
account for about 15% of new housing units and jobs. 
Centers and new neighborhoods account for the largest 
portions of growth; new neighborhoods representing 
the majority of new homes. Finally, employment areas 
account for about a third of employment capacity.

Some Lessons Learned and Indicators 
from Tulsa 2030 Goal and build-out 
capacity
While growth and development may not occur exactly 
as depicted in the scenario, keeping some of the broader 
quantitative measures in mind will be useful. Tulsa 
2030 Goal represents a 20-year target that should serve 
as a guide for citizens and policymakers in evaluating 
the performance of the new comprehensive plan. A 
thorough Monitoring Plan is outlined later in this plan, 
but below are some initial indicators.

Table XX:  Build-out Capacity by Plan Category

Plan Category Housing Units Share Jobs Share

Downtown Core          7,197 5%         25,359 12%

Downtown Neighborhood             954 1%             261 0%

Downtown Total 8,151 6% 25,620 12%

Main Street          6,311 4%         12,641 6%

Multi-Use Corridor         14,587 10%         18,019 9%

Corridors Total 20,898 14% 30,660 15%

Town Center         25,811 17%         34,258 17%

Neighborhood Center          8,733 6%         21,479 10%

Regional Center          1,725 1%          5,461 3%

Centers Total 36,269 24% 61,198 30%

New Neighborhoods         84,709 56%         18,614 9%

Employment         n/a n/a 69,351 34%

Existing Neighborhood n/a n/a  n/a n/a

Total       150,027       205,443
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Population and Job Growth

The 20-year housing and job growth forecasts in 
Tulsa 2030 Goal assumes a 1:1 relationship, so 
that as employment increases, housing is added to 
accommodate new families. The number of new homes 
and jobs should be roughly 2,300 per year, on a straight-
line average basis. The city should carefully monitor 
this jobs-to-housing ratio, most likely in three- to five-
year increments. The city should also monitor job and 
household growth in sub-areas of the city. For example, 
this will be particularly in East Tulsa, where vacant 
land and easy access to Tulsa International Airport and 
nearby employment lands will spur growth. To prevent 
job growth from outstripping housing production here, 
the city should be prepared to engage in the necessary 
small area planning so new communities can be built 
quickly. 

Housing Profile

A subset of overall housing production is the mix of 
housing units. Tulsa is likely to need one-third of its 
new homes in the form of apartments, condominiums, 
flats, and townhouses. On a straight-line average basis, 
that equates to about 850 units per year. The city should 
monitor building permit records on an annual basis 
to ensure that the mix of new housing is sufficiently 
diverse.

Land Consumption

Tulsa 2030 Goal forecasts the consumption of about 
10,000 acres of vacant and 1,000 of redeveloped land 
over the 20-year planning period. On a straight-line 
measure, this represents about 500 acres of vacant and 
50 acres of redeveloped land per year. Tulsa should 
establish a process by which vacant and redeveloped 
land consumption can be measured on a three- to five-
year basis. Furthermore, the amount of redeveloped land 
will likely lag in early years, as the city’s redevelopment 
and infill strategies come online.

Mixed Use Environments

A key finding of the public outreach process was 
the desire to create more opportunity for mixed-use 
environments in Tulsa. Tulsa 2030 Goal places about 
one third of new housing units and half of new jobs in 
this kind of development. Mixed-use developments will 
be a key component of meeting Tulsa’s goals of making 
walking, biking, and transit more viable modes. The 
city should carefully monitor these developments in 
centers, new communities and along transit corridors. 

Fiscal Impacts

Scenario results in a greater increase in sales tax revenue 
than the trend, partially because it also assumes a greater 
amount of total growth. Sales tax revenues are regularly 
reported to the city, but they represent a lagging 
indicator. A combination of population and job growth, 
redevelopment rates and mixed-use development will 
help establish forward-looking fiscal indicators. New 
households or jobs that are added to land already served 
by utilities and infrastructure will. Thus, development 
on infill land should result in a greater proportional 
boost to both sales and property tax revenue than vacant 
land. Mixed-use development tends to capture a greater 
share of trips internally, which lessens auto travel and 
the need for road maintenance – this will add to both 
the city’s revenue and reduce expenses. 

These are high-level indicators that should be kept in 
mind, but a more comprehensive Monitoring Plan 
will provide a long-term framework for measuring 
the performance of the plan in meeting Our Vision for 
Tulsa’s objectives.
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The comprehensive plan is the blueprint for how Tulsa 
will be shaped over the next 30 years. It lays out the 
goals, and policies that will guide decisions about how 
to invest in infrastructure and transportation, how land 
should be zoned for development, and what initiatives, 
such as small area or new community plans, should be 
undertaken. 

The plan translates widely-held values and priorities 
from Our Vision for Tulsa into a set of long-range 
priorities and policies. It is not an immutable document, 
however. It can and should evolve over time as the 
city grows and changes. Technological, cultural, and 
environmental shifts are hard to predict, and the plan 
should not unnecessarily bind the city to policies that 
cannot be adapted. That said, the plan should not be 
altered too often or without public involvement and an 
evaluation of its performance. 

Management Tools
This plan has been designed with some tools that will help 
guide decision makers in managing and implementing 
its goals. The Areas of Change and Stability map and 
policies are intended to prioritize where the majority 
of growth and investment should take place and which 
neighborhoods should remain substantially as they are. 
The city’s zoning code translates overarching land use 
goals into specific use and development regulations at 
the parcel level. The zoning code must be aligned with 
the vision and plan map so as to shape development 
in a way that meets those goals. The small area and 
neighborhood planning process provides a structure 
for how to go about working with specific areas to 
implement the vision. This includes working with areas 
that are already developed and are in need of infill 
strategies, and new communities on vacant land, both 
inside the city and in areas to be annexed.

Areas of Stability
Shaping Tulsa’s future involves more than deciding 
where and how new development will take place.   It 
is equally important to enhance those qualities that 
attracted people here in the first place.  In recognition 
of how strongly Tulsa’s citizens feel about their 
neighborhoods, the comprehensive plan includes tools 
for the maintenance of valued community characteristics 
in older and stable neighborhoods. These new measures 
provide tools that address rehabilitation of property and 
help shape where and how redevelopment occurs.  

Areas of Stability, which make up approximately 
55,180 acres are made up primarily of Tulsa’s existing 
residential neighborhoods, where change is expected to 
be minimal. The ideal for the Areas of Stability is to 
identify and maintain the valued character of an area 
while accommodating appropriate development and 
reinvestment.

Land Use

Part VI:
Managing the Plan
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Historic designations are often considered the only 
way to protect classic neighborhoods; this is a valuable 
policy tool to preserve a neighborhood’s special 
qualities. However, most neighborhoods do not meet 
the requirements necessary to qualify for historic 
designation.   The concept of stability and change 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.

Relationship to Areas of Change
The plan focuses growth where it will be most 
beneficial, i.e., Areas of Change, and away from where 
it may have some negative consequences, i.e., Areas of 
Stability.  Thus Areas of Stability and Areas of Change 
are interrelated.

Despite this relationship, Areas of Change and Stability 
should not be considered as mutually exclusive. First, 

Figure  XX:  Areas of Change and Stability

Source:  Fregonese Associates
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each area in the city can be thought of as located on a 
continuum from change to stability.  Second, in stable 
residential neighborhoods there are often elements 
of stagnant commercial development that would 
benefit from revitalization.  These areas, due to their 
lack of reinvestment, have a negative visual impact on 
the surrounding area.   In Areas of Change there are 
sometimes pockets of stable residential development; 
these areas should be noted and considered stable.

Types of Areas of Stability
While residents of many parts of Tulsa seek to 
maintain the character of their neighborhoods, these 
predominantly residential areas do not all have similar 
characteristics.  The Areas of Stability can be thought 
of as belonging predominantly to one of the following 
two categories - “Established Areas” and “Reinvestment 
Areas.”  

Established Areas

Established areas are those neighborhoods that have 
a sufficient level of property investment such that 
they would be harmed by large amounts of infill 
redevelopment.   For example, reinvestment in the 
Florence Park neighborhood is not necessary to improve 
its character.  Tools appropriate for this neighborhood 
seek to maintain present character and to motivate 
modest redevelopment of selected areas such as vacant 
lots or dilapidated homes.   Programs for Established 
Areas may also encourage new investment in parks, 
streets, and other facilities.

Established Areas of Stability face many different 
challenges.   For example, some neighborhoods are 
primarily concerned about the transitions or lack of 
transitions between commercial areas and residential 
areas.   Some neighborhoods are primarily concerned 
with traffic issues. Other neighborhoods are primarily 
concerned about the expansion or replacement of 
housing that sometimes results in designs incompatible 
with existing single-family houses. The challenge in 

these places is to preserve character without preventing 
residents from reinvesting in their homes to meet 
contemporary standards.

Reinvestment Areas

Reinvestment areas are those that have an overall 
character that is desirable to maintain, but would 
benefit from reinvestment through modest infill and 
redevelopment, or major projects in a small area such 
as an abandoned or underused commercial area.  These 
areas would encourage investment, but in a more limited 
and targeted way than in Areas of Change. 

Residents in these areas face a variety of challenges 
and opportunities. Challenges include concern over 
inadequate sidewalks, inappropriate land uses or 
inadequate buffering between uses, lack of services 
such as grocery stores, and maintaining their housing 
stock.  Opportunities can also vary widely.  Examples 
include redeeming vacant land for neighborhood parks 
or redeveloping underutilized land to provide needed 
neighborhood services.

This plan does not identify which areas are Established 
and which are Reinvestment Areas.  These distinctions 
will shift and change over time as Tulsa develops, 
and many neighborhoods will not cleanly fit into the 
committed or reinvestment types.   Thus, through 
the small area and neighborhood planning process, 
the community and the city can identify the proper 
tools to promote redevelopment in one portion of a 
neighborhood and those to stabilize other portions. 
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Areas of Change
The purpose of Areas of Change is to 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 Change 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.

Areas of Change are found throughout Tulsa.  These 
areas have many different characteristics but some of the 
more common traits are close proximity to or abutting 
an arterial street, major employment and industrial 
areas, or areas of the city with an abundance of vacant 
land.   Also, several of the Areas of Change are in or 
near downtown. Areas of Change provide Tulsa with 
the opportunity to focus growth in a way that benefits 
the City as a whole.  Development in these areas will 
provide housing choice and excellent access to efficient 
forms of transportation including walking, biking, 
transit, and the automobile. 

From Change to Stability

As the comprehensive plan is implemented, many areas 
currently designated as change will transition to those 
that should remain stable. This will occur particularly 
in new communities that develop on vacant land, but 
also where redevelopment successfully revitalizes main 
streets or centers. 

Criteria for Selecting Areas of Change 
and Additional Areas of Change in the 
Future

The following criteria were used to select the Areas 
of Change.  After the plan is adopted, new or revised 
Areas of Change can be proposed based on these same 
criteria.

•    Underutilized land, especially surface parking lots 
or vacant buildings downtown or along corridors

•    Areas already undergoing positive change which is 
expected to continue

•    Areas adjacent to transit and around transit 
stations, existing and planned

•    Areas along corridors with frequent bus service 
that can accommodate development on 
underutilized land

•    Locations where appropriate infill development 
will promote shorter and less frequent auto trips

•    Areas with special opportunities such as where 
major public or private investments are planned

 



L a n d  U s e  –  T u l s a  c o m p r e h e n s i v e  p l a n 51

LU

Land Use

w o r k i n g  d r a f t

Tulsa’s Zoning Code
The comprehensive plan is a statement of policy about 
the desired future form and function of the City. The 
implementation instrument of the city’s land use policy 
is the zoning code, which applies rules and regulations 
to property developments. Modern zoning codes are 
more than just proscriptive documents, however. They 
describe the types of places that should be built with 
images and diagrams. They convey to the developer 
or architect how a building should relate to the street, 
while still allowing creativity in design.

Alignment with the Vision and Plan
The PLANiTULSA comprehensive plan map outlines a 
revised set of plan categories for the city. These categories 
are based on the fundamental building blocks outlined 
in Our Vision for Tulsa, and represent the kinds of places 
that registered strong support throughout the citywide 
planning process. Most building blocks have a couple 
of more specific planning categories within them. For 
example, the Centers building block encompasses 
Neighborhood Centers (small mixed use areas that serve 
a neighborhood or two), Town Centers (larger mixed-

use areas that serve several neighborhoods) and Regional 
Renters (which include large employers, hospitals, or 
regional shopping). Which plan categories are applied 
where depends on the specific characteristics and needs 
of the area. 

These plan categories are to be implemented by zoning 
regulations that ensure the appropriate shape, scale, and 
make-up of development within the district. A variety 
of zoning districts can be applied within a plan category 
area. For example, parcels in a Main Street area that face a 
business and shopping street should be zoned for mixed-
use buildings, three to four stories high, with storefronts 
on the main floor. Parcels located off the main corridor 
that face a residential area should be zoned for low-rise 
condominiums, apartments, townhouses, or small-lot 
single family homes with a maximum height of two to 
three stories. Thus, the Main Street area is enlivened by 
appropriate development along its principal corridor, a 
diverse set of housing options is available nearby, and 
nearby neighborhoods are not adversely affected by tall 
buildings or traffic.

Table XX:  Vision Building Blocks and Corresponding Plan Categories

Building Block Plan Categories

Downtown Downtown Core
Downtown Neighborhood

Corridors Main Street
Multi-Use Corridor

Centers Neighborhood Center
Town Center
Regional Center

New Residential Neighborhoods New Residential Neighborhoods

Existing Residential Neighborhoods Existing Residential Neighborhoods

Employment Employment

Source: Fregonese Associates
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This policy structure has several advantages over a system 
that relies on PUD zoning. First, it transfers the most 
important decisions about how a place should look, 
feel, and function to the long-term planning stage. This 
is when robust public involvement is the most effective. 
The community can form a consensus about what is 
needed and desired, and developers then have a clear set 
of standards to meet. Second, the plan category provides 
performance criteria for zoning designations. Third, the 
zoning districts expressly define the types of uses that 
are desired in the area and allow them by right. Finally, 
a range of zoning types within each planning category 
provides some flexibility for different neighborhood 
conditions.

Structure and Form of the Zoning Code
Zoning codes, themselves, have evolved since their 
inception in the early 20th century. The strictures of 
separate-use Euclidean zoning have given way to a more 
balanced approach that recognizes the benefits of mixing 
some uses in urban environments. Furthermore, codes 
have become more usable by incorporating drawings 
and diagrams to illustrate how the regulations should 
be applied. The most modern codes have moved off the 
printed page and onto the Internet. These are less costly 
to maintain, but more importantly, make them easier 
to access to the general public, and can take advantage 
of advanced mapping, display, and communication 
capabilities. 

An easily searchable and understandable zoning code 
that is accessible on the Internet should be a long term 

goal of the City’s planning department.   In the short 
term, however, it may be sufficient to reorganize the 
zoning code and add some key districts that it currently 
lacks. 

Amendments and revisions to the zoning code should be 
analyzed to ensure compatibility with the comprehensive 
plan. This compatibility language should be included 
as a chapter in the new code to ensure that the new 
zoning is developed and applied to implement the 
comprehensive plan.

Potential district categories:

Mixed-use districts

One important element that should be added to 
the code are mixed-use districts that can be applied 
outside the downtown. These districts should enable 
the construction, by right, of buildings that combine 
housing, retail, and some employment uses. There 
should be several types, including low-rise, mid-rise 
and high-rise, with the understanding that low- and 
mid-rise will be the most commonly used. The classic 
main street building with dwellings over a storefront 
above is a typical example of what would be allowed in 
a low-rise mixed-use district.

Parking management districts

A second zoning category that should be considered 
is a parking management district.   This district 
would provide adjusted parking requirements and a 
management plan for a particular area, such as a main 

Table XX:  Sample Plan Category and Potential Zoning

Building Block Plan Category Potential Zoning District Criteria for Zoning

Corridor Main Street

Low Rise Mixed Use On principal corridor (e.g. Cherry Street)

Off principal corridor or facing 
residential area (E 14th Street)

Low Rise Residential (low-rise condominiums, 
apartments, townhouses, or small-lot single family)
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street corridor. Prior to receiving the designation, the 
area in question should be analyzed for parking capacity, 
future development, and the feasibility of implementing 
a shared parking system. It is most likely that parking 
management and mixed-use zoning districts should be 
applied concurrently under the guidance of a small area 
or neighborhood planning process.

Applying the Zoning Code
The process by which Tulsa’s zoning code is applied 
is an important piece of the comprehensive plan 
implementation. The PLANiTULSA land use categories 
are designed to incorporate a range of possible zoning 
designations. How those zones are applied to specific 
parcels should depend primarily on how those parcels 
relate to the street and the surrounding land uses 
(existing or planned). This nested arrangement of plan 
categories and zoning designations, described above, 
establishes the overall goal and character of an area, but 
allows flexibility at the parcel-level.

It is inevitable that in years to come, the city and 
landowners will desire to rezone land. When possible, 
rezoning should be conducted under the auspices of a 
small area or neighborhood planning process. It should 
be noted that not all areas of the City may have small 
area or neighborhood plans, and from time to time, 
landowners will apply to rezone one or more parcels 
that are relatively small compared to a neighborhood 
or district. In these instances, the plan map and the 
Comprehensive Plan Goals and Policies should serve as 
a guide for determining whether the proposed zoning 
district is appropriate for those parcels.  

Urban Design Concepts  
and Principles
Walkable mixed-use neighborhoods represent the 
most basic places that are economically stable and 
environmental sustainable.   Each day residents and 
workers travel to meet an array of needs.  If a modest 
fraction of these trips are made on foot, then Tulsa will 
realize significant economic, environmental, and social 
benefits.  Car use and expensive roadway infrastructure 
can be reduced, and walking improves the likelihood 
that neighbors will know each other and engage in 
informal community policing.  

Within neighborhoods, “walk-to convenience” can 
bring amenities, retail shops, and community services 
within a short distance of most homes and businesses, 
and be connected with pedestrian-friendly routes.  
Routes are more attractive to pedestrians when 
building entrances and windows face the street and 
encourage neighborhood activity while discouraging 
crime.  Street trees and landscaping help create inviting 
and comfortable walking environments.   Buildings 
also make environments more pedestrian friendly by 
offering protection from heat and rain, and by having a 
scale and features that make streets more welcoming.

The quality of pedestrian environments also plays 
a critical role in the success of urban districts that 
serve multiple neighborhoods or the region.   These 
districts typically offer retail, employment, cultural 
activities, and/or transit services.   Downtown Tulsa, 
its surrounding neighborhoods and campus areas will 
become more exciting and welcoming by attracting 
more housing and employment, and by making these 
areas more hospitable to walking.  Street-facing shops, 
generous tree-lined sidewalks, and “eyes on the street” 
provided by upper-story housing represent essential 
components for urban safety and vitality.  To become 
attractive destinations, urban districts must also 
incorporate conditions that have made great urban 
places throughout history:  encouraging foot-traffic and 



54

LU

T u l s a  c o m p r e h e n s i v e  p l a n  –  t r a n s p o r t a t i o n

Land Use

w o r k i n g  d r a f t

civic activity, sizing parks and plazas to their level of 
activity, shaping urban space with building walls, and 
using materials and architecture that correspond with 
Tulsa’s unique climate and history.

The following are principles that should serve as the 
basis for more detailed design guidelines in small area 
plans or zoning districts.

Walkable Districts.   Communities must be 
pleasant places to walk, if we want people to reduce 
their use of  cars. Walkable districts represent the basic 
building block for a city that is more sustainable— 
socially, environmentally, and economically.  Walkable 
districts mix complementary uses, maintain reasonable 
walking distances, and bring building entrances and 
facades to the street.  Conveniences and recreation can 
be walked to easily, along safe and attractive routes.  
This traditional pattern presents a sensible alternative 
to auto-reliant development that separates housing and 
jobs from conveniences and transit, exacerbates traffic 
congestion, creates social enclaves, and consumes more 
land. 
 

Livable Streets.   Streets set the stage for many 
dimensions of community life.  Streets that are lined 
with street trees, sidewalks, building entries and 
windows make walking more attractive—whether for 
errands or recreation.  Well-designed streets also make 
it easier to meet neighbors and partake in community 
life. Their character can also have a profound effect 
on the image and identity of a city or neighborhood. 
Specific policies on streetscape design are found in the 
Transportation Chapter.
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Street-Facing Architecture.   Streets are 
more attractive and safe when they are lined building 
entrances and windows, rather than parking lots or 
blank garage doors.   By minimizing front setbacks, 
buildings contribute activity and informal surveillance 
to the street, which encourages walking. Porches 
provide families with a protected place where they can 
engage in neighborhood life. By reducing setbacks, 
buildings also establish a more intimate and village-like 
scale.   Established areas that lack pedestrian-supportive 
architecture can transform over time through infill, 
intensification, and redevelopment.

Corridors-Boulevards.         Aging or vacant 
strip commercial properties represent opportunities 
for future infill and redevelopment.   Change and 
intensification of these areas can be shaped to create 
multi-use corridors, which can offer a range of shops 
and services and encourage walking for many trips.  
Street trees and other enhancements can help beautify 
these frequently traveled routes. 

Downtown Revitalization.  Tulsa’s downtown 
represents, not only the heart of the region, but a 
location where an intense sense of community can be 
generated by strengthening its array of cultural and 
retail destinations, and by encouraging urban housing 
options.  The downtown contains many assets including 
historic buildings and uses with higher intensities.  
The downtown also has many surface parking lots, 
and that can be replaced with urban uses that can 
contribute to the area’s vitality. The 2009 Downtown 
Area Master Plan includes urban design guidelines for 
new development.
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A Sense of Place.  Tulsa has a unique heritage 
that is rooted in its climate, topography, history 
and cultural traditions.   Private development and 
city actions can reinforce and enhance this unique 
character. Another dimension of place-making is the 
ways that buildings and public space relate: buildings 
should create coherent and well-shape public spaces 
while shielding them from parking lots and other 
features that dilute activity and urban form along 
streets, parks, and plazas. 

Public Art. Public art, including statues, fountains, 
interpretive spaces and other elements enliven and 
celebrate Tulsa’s history and culture. The arts also add 
to the city’s economic prosperity by attracting visitors, 
providing venues for new artists, and making the city 
a more diverse and interesting place. The city should 
continue to support this asset through the Tulsa Arts 
Commission, the “1% for Public Art” ordinance, 
and collaboration with foundations and local arts 
institutions.

Tulsa has a proud tradition of including art in public 
projects
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Small Area Planning
The primary means of implementing the PLANiTULSA 
comprehensive plan should be through the small area 
and neighborhood planning process. This process can 
apply to existing neighborhoods in need of revitalization, 
main streets or other corridors, and vacant areas where 
new communities are envisioned.

What is a small area plan?
Prior to the PLANiTULSA comprehensive plan 
update, INCOG and Tulsa’s Planning Department 
began working with selected communities to create 
neighborhood plans. The small area and neighborhood 
planning process will be an important implementation 
element of the comprehensive plan. To ensure 
consistency between these plans and overarching city 
goals, this section lays out a process for how to conduct 
small area plans and use their results to direct zoning, 
infrastructure, and other implementation elements.
A small area plan is any plan that addresses the issues 
of a portion of the city.  Small area plans can cover as 
little as 10 acres or even thousands.  The advantage of a 
small area plan is its ability to engage issues and people 
at an intimate scale.  The result can be a richly detailed 
plan that addresses the area’s unique issues with tailored 
solutions. 

Small Area Plan Types
Neighborhood plans typically covers a distinct 
residential neighborhood, such as the Pearl District, 
which is a classic example of a historically mixed-use 
neighborhood in Tulsa. Because of the residential 
nature of many neighborhood planning areas, issues 
of city services, housing, design elements, schools, and 
parks are high priorities.

Corridor plans focus on a significant linear feature 
such as a main street, waterway, or arterial and the areas 
it serves.  The City, business associations or stakeholders 
will typically initiate a corridor plan in anticipation of 
proposed capital investment or proposed development 
project.  Examples of capital investment projects include 

a major public beautification investment for the corridor, 
the enhancement of transit services, or open space and 
trails along a waterway. Corridors plans place emphasis 
on land use, transportation, infrastructure, urban design, 
and economic development issues. The Brookside area 
has recently undergone a planning process that focuses 
on uses along the mixed-use corridor.
District plans can include one or more neighborhoods 
or corridors that have common conditions and issues.  
District plans can address the land use, development, 

urban design, and transportation characteristics of 
relatively small areas such as neighborhood centers, town 
centers and regional centers, as well as new communities 
on vacant land. Planning for new communities should 
also encompass new open space and parks, public 
investments, new streets and transportation service, as 
well as land use and transportation issues. The Brady 
Village District is typical of such an area planned in 
downtown Tulsa.

Table XX:  Existing Neighborhood Plans

Neighborhood Plan Year

Kendall-Whittier Plan 1991

Springdale Area Plan 1994

Charles Page Blvd. Plan 1996

Brookside Infill Area Plan 2003

Crutchfield Neighborhood Plan 2004

Brady Village Infill Plan 2004

Sequoyah Neighborhood Plan 2006

6th Street Infill Plan - Pearl District  2006

East Tulsa Neighborhood Detailed 
Implementation Area Plans (Phase 1 & 2)

2001, 2006

Riverwood Neighborhood Plan 2008

Southwest Tulsa Neighborhood Plan 2009

Source: City of Tulsa
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Planning Context
Small area plans should start with Our Vision for Tulsa 
and the PLANiTULSA Comprehensive Plan as guiding 
documents.   Neighborhood plans should include 
specific actions and responsibilities for each action.  If a 
small area plan is in conflict with the citywide plans, the 
conflicts must be resolved within the neighborhood.

It is crucial that small area plans not be parochial, they 
cannot ignore the citywide context. Similarly, there 
are disadvantages to small area plans that “reinvent 
the wheel” by crafting unique solutions for common 
problems.   If each neighborhood plan includes its own 
zoning designations, its own design standards, or its 
own street types, over time Tulsa’s planning and zoning 
would become hopelessly complex and fragmented.  
Organizing solutions in a similar format, based on a 
standard set of tools will make small area plans easier 
to implement.

What about existing Neighborhood and 
other plans?
Existing neighborhood plans will continue to serve their 
role guiding City Council decisions. However, existing 
neighborhood plans vary somewhat in their format and 
may be out of date. Reviewing existing small area and 
neighborhood plans for conformance and effectiveness 
is one of the key PLANiTULSA implementation 
strategies. Thus, existing and future plans will all work 
toward implementing Our Vision for Tulsa.
 
Best Practices in Small Area Planning
The 6th Street Infill (Pearl District) Plan, adopted by the 
City Council in 2006 should serve as a “best practices” 
model for how to conduct and structure a small area 
plan. The plan thoroughly covers many aspects of the 
study areas, from historical context to development 
challenges and constraints. It clearly lays out a vision 
for the area and recommendations for land use, zoning, 
and investments that will help achieve the vision. 

A crucial element of the plan was the integration of 
an alternative floodplain management scheme for the 
area, which threatened to undermine redevelopment 
prospects for the area. This alternative design was 
developed in coordination with the Public Works 
Department and the 6th Street planning area Task Force. 
The resulting design will turn storm water management 
from a potential liability to a major amenity for the 
neighborhood by integrating it with recreational space. 
This is the sort of neighborhood planning that other 
neighborhoods in Tulsa could benefit from—visionary, 
yet pragmatic.

Arkansas River Corridor Master Plan
The Arkansas River Corridor Master Plan was 
commissioned by INCOG in 2003 to develop a 
long-range vision and concepts to better connect 
communities with the Arkansas River. The study 
examined opportunities for additional or improved 
crossings, development, trails, dams, and recreational 
activities on the river. In general, the Arkansas River 
Corridor Master Plan and Vision reflect the same 
underlying values identified during the PLANiTULSA 
process: connecting people with nature and expanding 
opportunities for living, working, and recreation. 

Tulsa’s comprehensive plan has been designed to reflect 
the vision and goals of the Arkansas River Corridor 
Master Plan. Plan categories and zoning designations 
along the riverfront should be applied in a manner that 
supports the concepts detailed in the Master Plan.

Downtown Area Master Plan
The Downtown Area Master Plan, which was developed 
concurrently with PLANiTULSA, represents a major 
opportunity to jump-start downtown revitalization of 
the region’s core. The comprehensive plan and map 
should reflect plan categories that are in alignment with 
the projects envisioned in the Master Plan, and set the 
stage for zoning designations that will allow them.
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Sector Redevelopment Plans
Tulsa’s Redevelopment Authority has conducted a 
number of urban renewal plans in targeted areas 
around the city. These plans should be also be updated 
so they conform to and implement the goals of the 
PLANiTULSA comprehensive plan.

Regional Trails Master Plan
Tulsa enjoys an interconnected system of bicycle and 
pedestrian trails maintained by several different entities 
including the City of Tulsa Parks Dept, Tulsa Public 
Works Dept., River Parks Authority, Broken Arrow 
Parks, Tulsa County Parks, Jenks Parks Dept., the City 
of Skiatook, and the City of Sand Springs. 

The city offers many north-south bike routes along the 
river and parallel to Highway 169, including a nearly 
complete loop along Highway 169 from downtown to 
Mohawk Park along the Highway 75 corridor. The loop 
offers links to the north, west, and southeast. The current 
system of trails provides a great foundation from which 
to expand and connect to underserved parts of the city 
and create a larger and more interconnected system to 
support bicycle and pedestrian travel and recreation 
throughout the region and the inner city.

Tulsa’s comprehensive plan supports land uses and 
public improvements that will protect and enhance the 
city’s and region’s trail system.

Planning New Communities
Not all of Tulsa’s new growth will take the form of infill 
or redevelopment, the city’s large supply of vacant land 
both within the city boundaries and in its fence line 
provide adequate room for new communities — in 
fact most growth will be on vacant land. Developing 
on these lands represents an opportunity to create 
new centers and neighborhoods that reflect the values 
Tulsans supported during the PLANiTULSA process.  
These values include retaining the city’s tradition of 
building single-family neighborhoods while making 
parks, schools, transit, and neighborhood amenities 
like shopping and services easy to get to on foot, bike, 
or by car.   In a sense, this would represent a return 
to neighborhood planning and design principles that 
created some of Tulsa’s most enduring and desirable 
pre-war neighborhoods.

Setting the stage for this kind of development requires a 
process that is not unlike the small area and neighborhood 
planning process described previously. First and 
foremost, planning for new communities should be 
guided by Our Vision for Tulsa and comprehensive plan. 
It should be a comprehensive process that results in a 
specific vision for the area, built through community 

involvement and cooperation between the public and 
private sectors. The resulting plan should be tied to 
key implementation strategies that outline funding and 
infrastructure investments, and measurable goals to 
measure performance over time.

Planning for new communities on undeveloped 
land presents some opportunities and challenges not 
found in already established areas. First, providing 
infrastructure is a crucial ingredient for housing   and 
other development. New community plans will languish 
without a carefully devised program of funding and 
building the necessary infrastructure, including linkages 
to Tulsa’s transit networks. 

The public involvement process is also quite different. 
Emphasis can focus on enhancing connectivity between 
the newly planned and existing neighborhoods, 
providing parks, schools, or other amenities, and 
preserving important environmental or open space 
features. The goal of this process should be to integrate 
the new with the old in a way that minimizes conflict 
and enhances an over a broad area.
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Planning for Infill
Our Vision for Tulsa envisions a significant portion of 
new growth taking the form of infill development, 
the integration of new or rehabilitated buildings into 
existing urban areas. Infill can revitalize neighborhoods 
and main streets by providing new employment or 
housing and filling “gaps” in a streetscape. 

It is not easy to do, however, and will require substantial 
planning, coordination, and skill to accomplish in 
Tulsa. The abundance of vacant land inside and outside 
the city and the development community’s comfort and 
familiarity with suburban-style greenfield development 
means infill projects present relatively more risk. In 
addition, financial lenders (both in Tulsa and around 
the country) tend to favor the tried-and-true methods 
of development—infill is usually a new concept. 
Consequently, like every city that has turned to infill 
as a growth and development strategy, Tulsa will have 
to build confidence in and understanding of good infill 
practices.

Two Scales of Infill Development
Infill projects tend to occur at two scales, the large 
multi-phase project that can cover several blocks, 
and small, parcel-by-parcel projects. This dichotomy 
emerges because larger projects make it possible to 
combine a collection of uses, such as housing, retail, 
entertainment venues, which help diversify the project 
and reduce risk. Often these projects are initiated by 
city governments or redevelopment agencies who solicit 
developers and investors. Substantial public investment 
is usually needed, especially if the project takes place on 
a formerly polluted site or distressed area. 

The positive aspects of the “go big” approach include 
delivering a collection of amenities under the umbrella 
of one project. These projects can change perceptions 
about an area and serve as the initial catalyst for more 
investment. The drawbacks to this approach are the 

substantial risk the public must bear, both financially 
and politically. A project’s failure or even a lackluster 
performance can be a drag on resources and sour 
a community’s view of infill and redevelopment in 
general.

The second form infill takes is small, parcel-by-parcel 
projects that add gradually to a community. Investors 
adaptively reuse existing buildings, add on to them, or 
build new structures on vacant lots. City governments 
can also play a role, usually through providing financing, 
development incentives, and technical assistance to 
individual developers. 

This can require just as much effort and attention by 
public agencies as the large infill project approach. 
Mobilizing small-scale capital projects is not a simple 
matter, and the risk for individual investors in those 
projects is not insubstantial. But, the long-term yields 
of focusing on many small projects can potentially 
outperform the single large project approach. Financial 
and political risk to the city is diversified when spread 
to many different projects. Furthermore, successful 
building prototypes in one neighborhood can be easily 
replicated in other neighborhoods. Finally, by fostering 
a cadre of experienced infill developers, the city can 
reduce its role as a financial partner for most infill 
projects, and focus its efforts on areas that continue to 
need reinvestment assistance.



L a n d  U s e  –  T u l s a  c o m p r e h e n s i v e  p l a n 61

LU

Land Use

w o r k i n g  d r a f t

A Strategy for Tulsa
It is likely that there will be a role for both types of 
infill projects in Tulsa, but to achieve the vision, there 
will be a much more substantial need for small-scale 
investments throughout the city. The city’s development 
process must facilitate those projects with advanced 
neighborhood planning, clear and predictable zoning 
regulations, and the right incentives and tools to get 
them started. 

The city must also find ways to reduce or remove barriers 
that are not always apparent early in the process. One 
of the major hurdles for rehabilitating old structures are 
fire and safety codes. Cities that have spurred successful 
infill and redevelopment have brought representatives 
from fire and police agencies into the planning and 
permitting process. They are able to provide advice and 
guidance early in the process, when major decisions 
about project layout and design can be made without 
significantly increasing project costs. 

The lessons learned from a holistic approach to infill 
development include the need for a cadre of experts 
who understand the challenges of and solutions for 
infill development. A one-stop-shop for planning, 
permitting, and project assistance is a crucial element 
of a good infill program. Furthermore, these experts 
should manage and provide a consolidated toolbox of 
incentives and assistance programs. Finally, all of the 
parties involved in promoting infill, from the city, to 
citizens, to developers, must keep in mind that it will 
take time for some financial and community benefits 
to materialize. Early projects may require some public 
financial backing, and no one project can fill all the 
gaps in a main street or center. But as Tulsa builds the 
technical capacity for infill in both the private and 
public sectors, the process will become easier to replicate 
across the city.

Planning for Economic Growth
Tulsa’s recent economic growth trends, described above, 
have tilted toward decentralization and fragmentation of 
employment and development. This has had deleterious 
effects on Tulsa’s fiscal condition, as infrastructure 
and service burdens have stretched tight budgets. The 
challenge for Tulsa is to reverse this trend and grow or 
attract businesses back to its centers and corridors.

Planning and zoning, while not typically thought of 
as economic catalysts, can play a major role in Tulsa’s 
economic development. Advanced planning and 
carefully designed form-based zoning codes add value 
by removing uncertainty from the development process 
—both for neighborhoods and developers. Cities that 
have successfully spurred reinvestment in their cores 
and corridors have done just this. Development is a 
risky business, but that risk can be mitigated when a 
community’s goals and objectives are expressed by a 
plan and allowed by right. 

Furthermore, Tulsa’s land use program must be attuned 
to the needs of its larger industries and employers. The 
city’s supply of employment land must be carefully 
monitored to ensure that existing businesses can grow 
and new businesses can locate here. The City and the 
Metro Tulsa Chamber of Commerce have a long-
established partnership for recruiting and retaining key 
employers. This partnership should continue under this 
plan, but with more emphasis to attract a proportional 
share of regional employment growth to the city. 

At the same time, the needs of larger industries 
should not overshadow those of small businesses and 
entrepreneurs. A land use program that encourages 
a diverse array of uses along corridors and centers 
will help deliver the space and services needed by 
entrepreneurs. Linking employers with trained workers 
and encouraging a diverse range of housing types are 
also important elements of an economic development 
strategy. 
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Planning for Expansion  
and Annexation
Maintaining a ready supply of developable land is 
important for Tulsa’s economic well being; businesses 
will grow and newcomers will need places to live. 
However, new development must be planned and phased 
in a way that reinforces Tulsa’s existing urban fabric, 
makes efficient use of infrastructure and contributes to 
the city’s fiscal position. 

The most influential catalyst for new development 
is infrastructure; roads and utilities make vacant 
land accessible, usable and valuable, thus spurring 
construction. “Leapfrog” development, whereby new 
homes or employment areas are built far from existing 
urbanized areas place heavier demands on public 
resources than they contribute. Public safety, utilities, 
parks and recreation, and other services must be extended 
over larger areas without a proportional increase in 
rate-payers. Transit service quality rapidly deteriorates 
in sparsely populated areas, leaving residents with few 
alternatives to the automobile.

Tulsa’s supply of vacant land, both within and outside the 
corporate limits, is plentiful. Since the mid-1960s the 
city has maintained a “fenceline” of incorporated land 
that that serves as future expansion areas. Today, those 
lands represent approximately 20,000 acres, primarily 
on the northern borders of the city. In addition, vacant 
buildable land within the city represents significant 
capacity. 

In order for to achieve Tulsa’s vision of a more fiscally 
sustainable community, the city must work closely 
with the Tulsa Metropolitan Utility Authority and 
other regional agencies to prioritize infrastructure 
investments so they reinforce the city’s urban fabric. 
Vacant and underutilized land within the city is the most 
likely to achieve this goal, followed by unincorporated 
lands close to the city’s existing neighborhoods, and 
then outlying areas. The small area and neighborhood 
planning process, described above, should be the 
primary instrument for directing new infrastructure 
investments. 

To bolster this approach, the city and these regional 
partners should adopt a common methodology for 
forecasting and estimating the costs and benefits of new 
infrastructure investments. Furthermore, a common set 
of measures and desired outcomes will make the process 
more transparent to the public, who, ultimately, will 
bear the cost of building and maintaining these public 
services.
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PLANiTULSA Monitoring Plan
The PLANITULSA comprehensive plan must 
be monitored regularly to determine whether 
implementation of the plan is occurring and whether 
it is achieving desired results, such as focusing growth 
in areas of change and developing the housing and 
employment the city needs. Working with available data 
such as the US Census, building permits, and others, this 
monitoring approach will provide feedback to residents 
and policymakers on whether the policies in the plan are 
helping to achieve Our Vision for Tulsa. The monitoring 
approach has two major components, implementation 
monitoring and performance monitoring.

Implementation Monitoring
Implementation monitoring will provide information on 
the specific steps that the city and its partners are taking 
to implement the plan. The City of Tulsa, INCOG, other 
public agencies, neighborhoods, developers and private 
sector groups all play an important role in implementing 
PLANITULSA. Tracking their implementation activities 
is a critical aspect of the monitoring program. The cause 
(for example, the adoption of policies and regulations, 
or the investment in specified types of transportation 
programs) must occur before the effect can be measured 
(such as, changes in land use, transportation system 
performance, the economy, or quality of life). This 
section is therefore devoted to ensuring that the steps 
are being taken to adopt and carry out policies, rather 
than tracking actual outcomes.

Drafting and adopting Strategic Plans is an example of a 
key implementing action. Implementation monitoring 
will be accomplished through an annual Plan review 
process, review of significant public and private 
development projects, and review of infrastructure 
projects for inclusion in the City’s Capital Improvement 
Plan or in the region’s Transportation Improvement 
Program.  Implementation monitoring is a qualitative 
exercise, tracking public policy and investment 
actions.

Performance Monitoring
Performance monitoring is intended to show whether 
the actions taken by the public and private sectors in 
Tulsa, as discussed above, are achieving the desired 
results. Once a specific action has been taken, such 
as establishing Strategic Plan areas, performance 
monitoring will assess whether this action is producing 
the desired effects. An important aspect of performance 
monitoring is the establishment of benchmarks. 
Benchmarks are measurable indicators that relate 
to a plan’s goals. For example, how far Tulsans drive, 
and at what speeds, will serve as an indicator of the 
transportation system’s performance.

Establishing the Performance 
Monitoring System
Currently, there is no system for monitoring land 
use and transportation changes in the City of Tulsa. 
Developing a system quickly in order to be able to 
monitor and measure the type and quality of growth 
occurring in Tulsa on a continual basis is essential, and 
luckily Tulsa has access to significant high quality data. 
In addition, the PLANiTULSA Plan was built using 
modeling and scenarios, providing an opportunity for 
setting meaningful benchmarks at a relatively fine scale, 
important for monitoring such a complex city such as 
Tulsa.

Monitoring Program Scope
As part of the plan a monitoring system will 
evaluate progress made toward Our Vision for Tulsa. 
The monitoring program will evaluate economic 
development, transportation, and land use benchmarks 
based on citywide “growth targets” for population, 
employment, and housing. 

Growth targets established for Tulsa are based on 
the PLANiTULSA Vision, economic analysis, land 
capacity analysis, public input provided by the public 
and the Citizens Team, and practical approaches for 
sustaining new growth. The growth targets identify 
numbers of households and jobs, changes in property 
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values by census tract or TAZ, retail sales tax, and city-
wide transportation indicators expected for Tulsa by 
the year 2030. These growth targets are based on Tulsa 
2030 Goal for achieving the employment and housing 
growth focused particularly within the city core and 
within key areas specified as areas of change.

In addition to changes in key land use and transportation 
indicators, the city will monitor Growth Capacity. This 
program will monitor the actual capacity contained by 
areas slated to accommodate growth.  It will track the 
type and amount of growth planned for Tulsa by the Plan 
and future forecasts. Growth capacity is calculated by 
monitoring the amount of vacant, unconstrained land, 
and the amount of economically redevelopable land.  
In addition, the capacity is determined by calculating 
the amount of development permitted by right—e.g. 
without zone changes or waivers.

Establishing Benchmarks
The city should be divided into a series of subareas of 
a reasonable geography within which to establish sub 
area benchmarks—not too large, but large enough to 
be able to observe emerging trends. A subarea system 
should be created based on the neighborhood areas 
commonly used in Tulsa (e.g. Tulsa North, East Tulsa, 
Midtown, Southwest, etc.). Alternately the Plan District 
boundaries of the current comprehensive plan or a set of 
new geographies could be based on U.S. Census Bureau 
tracts. A basic set of benchmarks should be developed 
to measure changes in vital indicators such as jobs and 
housing growth, transportation behavior and changes 
to the landscape.  These measures should be detailed 
by five-year increments for each subarea.   Additional 
benchmarks can be developed to track more detailed 
data such as retail sales tax revenue, assessed property 
value, or other quantitative data that can be effectively 
projected and monitored.

Monitoring Capacity with 
Available Data
Because the comprehensive plan outlines policies 
affecting land use and transportation, the monitoring 
program will focus on measuring and evaluating activity 
explicitly within these areas using accessible data already 
collected by the City and INCOG. 

Data collected by City departments, INCOG, and the 
assessor’s office can be geographically represented by 
geo-coding information within a central geographic 
information systems (GIS) database. This database 
can be used to compile standard data such as building 
permits, payroll data, and transit ridership to assess 
and monitor new household, population, travel, and 
business activity happening on a parcel, neighborhood, 
subarea, and citywide scale. In addition, transport 
data can be evaluated at the same geographic scale to 
determine changes in transit rider ship, vehicle miles 
traveled, congestion, transit mode split, etc. This data 
will be used to determine if transit rider ship increases 
near stations areas infused with new housing and mixed 
use development as prescribed by the Plan. 
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Monitoring Program Criteria 
The monitoring program must meet basic criteria to 
ensure a systematic and fair method. As such, data 
collected for the monitoring program must meet the 
following criteria: 
•	 Data collected at a small geographic scale. The 

data must be collected at the census tract, TAZ or 
parcel scale to allow for consistent analysis. 

•	 Data not based on models or assumptions. The 
data must not be based on abstractions or model 
assumptions, but instead include real, quantifiable 
data. 

•	 Come from a reliable and stable source. The 
data must be easy to obtain from a reliable and 
consistent source. 

•	 The data is understandable, relevant, and 
transparent. The data must accurately and directly 
portray the subject in a clear fashion. 

Generally speaking, monitoring programs with a few 
key indicators of high quality are more effective than 
those that include dozens of indicators of dubious 
quality.  Therefore the proposed list is modest, but of 
excellent quality.  

Monitoring Program Process
The monitoring program will follow a systematic 
process for evaluation using defined boundaries for 
comparison, a baseline number for evaluation, and 
2030 benchmarks established by the Plan. 

The monitoring program will establish and use defined 
geographic boundaries that identify areas where growth 
should occur including “areas of change.” These areas 
of change and areas for consistent comparison must be 
scaled at the same geographic level, such as census tract, 
as available data to ensure easy and viable analysis. 

Baseline for Comparison

The baseline for comparison will be conditions in the 
year 2005 in all performance measure categories. Each 
update cycle, the monitoring program will evaluate 
current conditions in comparison to the year 2005 and 
the 2030 benchmarks established by the PLANiTULSA 
Comprehensive Plan. As data becomes available, new 
baselines should be created in 5 year increments.

Update Period

Evaluation of the performance measures will be 
conducted biannually.

Product Deliverables

Every monitoring cycle, a “State of the City” report 
should be produced to highlight progress made 
toward achieving the Vision. If progress toward the 
2030 benchmarks is behind schedule, the monitoring 
plan will highlight the need corrective actions and 
implementation measures needed to get back on course. 
The “State of the City” report will also provide a conduit 
for considering the City’s land capacity to accommodate 
projected growth for the next two or three decades. 

Performance Measures Evaluation 
All the guiding principles of Our Vision for Tulsa are 
impacted by the physical arrangement of land use 
and transportation infrastructure and services. The 
monitoring program focuses specifically on collecting 
discreet data to monitor these impacts and changes.   

For example, new housing units, transit mode split 
statistics, and assessed property values act as key 
indicators to the type of investment and growth 
happening in a place. The ability to monitor year-to-year 
the type of development and transportation activity at 
key geographic areas such as subareas, or census tracts 
in areas of change will allow the city to determine how 
policies and strategies are influencing and spurring the 
type of growth and investment described in Our Vision 
for Tulsa. 
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Land Use

Part VII:
Priorities, Goals & Policies

Land Use Priorities
Land use decisions should be focused on improving the 
quality of life of all of Tulsa’s citizens so that Tulsans 
in all parts of the city benefit from future growth 
and development. Our Vision for Tulsa provides an 
overview of the top land use priorities. This section 
includes detailed priorities, goals and polices that build 
on the land use priorities described in the Vision.

LAND USE Priority 1
Make land use decisions that 
contribute to Tulsa’s fiscal stability 
and move the city towards the 
citizen’s vision.

Goal 1: Tulsa captures a larger proportion of the of 
the region’s future growth. Policies to support this goal 
include:

1.1	 Ensure that zoning capacity within areas of 
change is zoned appropriately for at least 20 
years of growth.

1.2	 Implement adopted small areas plans by city 
initiation of zoning changes to make land 
available for desired development.

1.3	 Reassess zoning capacity in relation to this goal 
every 5 years. 

Goal 2:  Land use decisions are consistent with the 
Vision, Land Use and Stability/Change Maps.  Policies 
to support this goal include:

Vision Map

2.1	 Use the Vision map to provide general guidance 
for amending the land use plan. The vision 
map:
•   Represents the types of places the land use 

program works to create. 
•   Is intended to represent long-term growth 

and transportation concepts
•   Is not a regulatory tool, but serves as a guide 

to the plan map and land use/transportation 
policies

This section is organized into priorities, goals and policies that 	
if followed will move Tulsa towards the community’s vision. 

•	 Priorities are the big idea topical areas that address the 
guiding principles. They capture big picture changes that 
must occur to implement the plan.

•	 Goals establish specific, measurable, attainable and realistic 
objectives that guide plan implementation by ensuring that 
the community and stakeholders have a clear awareness of 
what must happen to move Tulsa toward the Vision. 

•	 Policies delineate the steps needed to achieve the goals.

In addition to priorities, goals  
and policies, the Plan recommends the 
Strategic Actions that should be taken 
in the first 3 to 5 years following plan 
adoption.These strategic actions are found 
in the Implementation and Action plan.
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•   Allows flexibility of implementation in how 
to achieve the vision by using the building 
blocks and plan categories to align new 
development with the vision to create places 
that are in accord with the desired design, 
density, job creation, and other goals

2.2	 Use the vision to inform development related 
policy decisions using the following indicators:
•   Do the proposed building block and 

plan categories provide the kind of places 
described in the Vision?

•   Do the proposed building block and plan 
categories support the transportation, 
employment, and housing mix goals for the 
City of Tulsa?

•   Do proposed transportation investments 
support surrounding land uses?

•   Have proposed transportation investments 
been designed using the context sensitive 
solution process?

LAND USE Map

2.3	 Use the Land Use Map for policy guidance to 
implement the vision. The Land Use Map:
•   Translates vision building blocks into plan 

categories and specific geographies
•   Guides zoning decisions in conjunction with 

a locational analysis

2.4	 Use the Land Use Plan categories to set the 
parameters for zoning districts with more than 
one zoning district allowed in each category.  
Plan categories:
•   Describe in detail desired environments
•   Are not immutable, additional plan 

categories can be created and geographies 
changed, as long as new categories are 
consistent with the vision

•   Are designed to provide a broad framework 
to guide the development of small area plans. 
New categories should only be created or 
amended through the small area planning 
process

2.5	 The Land Use Plan:
•   Is adopted by City Council upon 

recommendation by the Planning 
Commission

•   Is amended by City Council upon 
recommendation by the Planning 
Commission. Amendments can be initiated 
by landowners, the Planning Commission, or 
the City Council

•   Must be changed to conform to zoning 
decisions [check state law]

LAND USE PLAN AND ADMINISTRATIVE  

DEVELOPMENT DECISIONS

2.6	 The Comprehensive Plan is a policy guide.	
The Land Use Plan is not intended, nor should 
it be used to affect decisions that are permitted 
by the zoning code by right.  Any decisions on 
specific projects should use the zoning code 
and other regulations as written at the time of 
application. The plan is only implemented by 
changes to the City’s laws or by the actions and 
investments it takes. 

STABILITY/CHANGE MAP

2.7	 Use the Stability and Change Map as a guide 
to where future growth and development will 
occur. The Stability and Change map helps 
establish the implementation priorities for 
PLANiTULSA in specific geographic areas.
•   Edges between the areas of stability and areas 

of change are variable and in most cases are 
transition zones between intensities of uses.

2.8	 Establish criteria for selecting areas of change, 
consistent with the vision. Areas of change are 
where most of future growth will occur and are 
defined as:
•   Underutilized land, such as surface parking 

lots or vacant non-historic buildings 
downtown or along corridors

•   Vacant land within the city boundaries, 
designated for growth in the Vision map
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•   Areas already undergoing positive change 
which is expected to continue

•   Areas adjacent to transit and around transit 
stations, existing and planned

•   Areas along corridors with frequent bus 
service that can accommodate development 
on underutilized land

•   Locations where appropriate infill 
development will promote shorter and less 
frequent auto trips

•   Areas with special opportunities such 
as where major public and/or private 
investments are planned. Planning/investment 
priorities in areas of change include:
•   Small area planning areas with targeted 

transportation/context sensitive solution 
investments

•   Prototype demonstration projects
•   New community planning
•   Transit infrastructure

2.9	 Establish criteria for identifying areas of stability. 
Define areas of stability as:
•   Established neighborhoods
•   High performing commercial and industrial 

areas
•   Historic districts and areas with 

concentrations of historic structures
	 Planning/investment priorities for areas 

of stability are mainly for public realm & 
reinvestment in existing development:
•	 Connectivity and streetscapes improvements
•	 Housing/neighborhood revitalization and 

rehabilitation programs
•	 Redevelopment of aging strip centers or 

corridors
•	 Small-scale infill on vacant land

Goal 3: New development is consistent with the 
PLANiTULSA building blocks:

3.1	 Promote pedestrian-friendly streetscapes by 
designing pedestrian-friendly streetscapes 
and encouraging new developments to 
provide pedestrian-oriented amenities and 
enhancements, including:
•   Arcades, awnings and other architectural 

features to provide a human scale and offer 
protection from rain and the summer heat.

•   Pedestrian plazas and green open space that 
offer interesting public places for people to 
enjoy the street experience. These should 
incorporate water features, sculptures, art or 
other architectural objects or focal points.

•   Public art, benches, trash receptacles, bike 
racks and other amenities that enhance the 
quality of the pedestrian experience.

•   Walkways and sidewalks that differentiate the 
pedestrian space from the auto realm.

•   Pedestrian-oriented street lighting to increase 
the sense of safety and reduce the impact of 
light pollution.

•   Trees and other landscaping to visually 
enhance the space as well as provide shade 
and a cooler microclimate. Native or drought-
resistant species should be encouraged.

•   Walkways leading directly to the street from 
building entrances

PLACEHOLDER
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•   Moving overhead wires to underground 
locations and relocating other utilities to the 
rear of the development to improve the area’s 
appearance.

3.2	 Encourage a balance of land uses within walking 
distance of each other.
•	 Integrate and balance land uses, so they 

complement the surrounding area.
•	 Focus downtown development on increasing 

urban-style housing, retail, parks, cultural and 
arts amenities and entertainment to create an 
active, vibrant 24-hour urban core.

•	 Support the creation of higher density mixed-
use areas at major centers served by transit.

•	 Transform commercial strips along Multi-
modal Corridors into mixed-use boulevards.

•	 Create pedestrian-oriented, mixed-use campus 
areas that will serve student populations, 
faculty, and surrounding neighborhoods.

•	 Support ground floor retail along main streets 
along with upper story housing and offices.

•	 Build neighborhood facilities, such as schools, 
libraries and community centers, within 
walking distance of transit stations and 
homes.

3.3	 Work with utility providers to increase options 
for street light fixtures that encourage walking 
and safety and options with trees and to resolve 
maintenance issues.

3.4	 Allocate City funds and find other funding 
to enhance pedestrian amenities on streets in 
priority areas.

3.5	 Place buildings adjacent to the street with 
generous sidewalks; sidewalk cafes, attractive 
landscaping and pedestrian areas.
•	 Mass buildings with common parking lots 

rather than situated individually surrounded 
by private lots. 

•	 Provide ground floor retail, professional 
service, and/or professional office storefronts 
on parking lots that front the street.

•	 Enhance parking structure facades when 
ground floor uses cannot be provided.

•	 Provide building entrances and windows to 
offer “eyes on the street,” improving security 
and pedestrian access.

•	 Sidewalks should accommodate pedestrian 
seating and other amenities.

•	 Place parking lots, garage doors, loading 
zones and mechanical equipment away from 
streets.

3.6	 Encourage complementary building height, 
scale, design and character. 
•	 Create a sense of place by encouraging 

development of buildings, structures and 
landscapes that complement the character and 
scale of their setting.

•	 Require new development to be appropriate 
to the context of its location in density, 
massing, intensity and size, particularly when 
adjacent to existing residential areas and 
historic districts.

•	 Design buildings to be compatible in height, 
scale, bulk and massing to the urban context 
and established character of the surrounding 
area.

•	 Design parking lot location, configuration, 
access points and screening to minimize 
spillover and mitigate any negative effects.

PLACEHOLDER
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3.7	 Enhance visual enjoyment of public spaces 	
and art.
•	 Civic institutions and community events, 

such as street fairs, parades, farmers markets 
and live performances, all give Tulsa an 
important cultural and urban flair.

•	 Continue to support the Tulsa Arts 
Commission and the Arts and Humanities 
Council of Tulsa and the one percent public 
art program fund. Consider increasing 
incrementally to fund a long-term arts 
maintenance program

•	 Site art in locations targeted for mixed use, 
pedestrian environments.

Goal 4: The development environment allows 
Comprehensive Plan implementation to occur through 
market development.

4.1	 Promote redevelopment through reductions of 
parking standards and the expansion of shared 
parking systems and other parking management 
tools.

4.2	 In order to get existing inventory into productive 
use, enable historic and older buildings to 
be adaptively reused though programs like 
temporary property tax relief.

4.3	 Ensure that adequate land to accommodate 
desired development is zoned and ready for 
development through implementation of city 
initiated zoning cases following the adoption 
of small area plans. City initiated zoning 
recommendations should be consistent with 
small area plans.

4.3	 Ensure that adequate land to accommodate 
desired development is zoned and ready for 
development through implementation of city 
initiated zoning cases following the adoption of 
small area plans. City initiated zoning.

4.4	 Coordinate public support by consolidating 
development-related functions to streamline the 
development process.

LAND USE Priority 2
Put procedures, processes and tools 
in place to effectively and equitably 
implement PLANiTULSA. 

Goal 5: Tulsa’s regulatory programs support desired 
growth, economic development, housing, a variety of 
transportation modes and quality of life priorities.Policies 
to support this goal include:

5.1	 Revise the zoning code to ensure that a diverse 
range of uses and building types can be 
produced by the market place.
•   Analyze the current zoning code to determine 

deficiencies and needed amendments. This 
analysis should include a recommendation 
on the extent of amendments needed to 
implement the plan.

•   At a minimum, create mixed use districts that 
allow the PLANiTULSA building prototypes 
to be developed by right and bring the 
parking standards up to current best practices.

•   Consider the market feasibility of desired uses 
in zoning amendments.

•   Establish off-street parking and design 
standards to reflect actual parking demand

•   Create a shared parking district overlay to be 
used in conjunction with a shared parking 
analysis to estimate actual parking needs

•   Address offsite parking requirements for 
historic buildings

•   Revise set-back standards to allow buildings 
to be built along the sidewalk, rather than 
pushed to the rear of the lot with parking in 
front

•   Establish parking minimums based on best 
practices and allow the marketplace a role in 
estimating maximum parking needs.

•   Address potential conflicts with historic 
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development patterns and mass and scale of 
buildings in the underlying zoning of historic 
zone districts.

•   Improve flexibility in permitted uses for re-
use of historic buildings.

•   Consider ordinance amendments or a rewrite 
of the ordinance to implement a zoning 
ordinance that incorporates performance 
and bulk standards into easy to use graphic 
development code.

5.2	 Establish clear and objective standards for land 
use planning decision and implementation 
strategies.
•   Develop clear and objective standards 

for making land use planning decisions, 
including the application of the  Zoning 
Code.

•   Minimize the use of Planned Developments 
by establishing clear build-by-right zoning 
standards for preferred uses. 

•   Incorporate an administrative approval 
process for evaluating proposed land use 
changes that will enable the Planning 
Director to authorize appropriate levels of 
decisions in cases where the impact from 
development does not warrant legislative 
action by the Planning Commission or City 
Council.

5.3	 Create a robust and meaningful public 
involvement process that emphasizes long-
term consensus rather than project-by-project 
evaluation and approval.
•   Develop and use a standard small area or 

neighborhood planning process to develop 
a long-range vision for new centers, 
neighborhoods, and areas in need of 
revitalization and reinvestment.

•   Design the small area and neighborhood 
planning process to maximize local public 
input and identify key implementation 
steps. The resulting plans should reflect 
neighborhood needs and desires and support 
citywide Vision and goals.

•   Small area or neighborhood planning process 
shall result in an implementable plan and a 
clear land use program that enables build-by-
right zoning standards for desired buildings 
and uses.

5.4	 Modify the existing small area planning process 
to support the vision and policies by:
•   Ensuring small area plans are in conformance 

with the vision
•   Standardizing the process and 

implementation tools for small area plans
•   Having small area plans establish priority 

implementation areas and development types
•   Having small area plans proactively guide 

rezoning in priority areas to prepare land for 
desired development

•   Following a consistent approach and process 
to develop small area plans, as outlined in the 
strategic implementation section of this plan.

•   Consistently involving stakeholders 
throughout the process

•   Using small area plans to set priority 
implementation areas

•   Using small area plans to make zoning and 
development-related decisions
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5.5	 Develop Capital Improvement Plans to provide 
public services necessary for the development 
depicted on the vision map 
•   Extend services and utilities so that they favor 

infill development and compact Greenfield 
development in the City of Tulsa and do not 
promote scattered, sprawling development 
that is inefficient to serve

•   Coordinate CIP and Utility plans with 
PLANiTULSA vision and policies

•   Coordinate efforts between City departments 
and agencies to foster efficient allocation of 
public resources to targeted neighborhoods.

•   Conduct Area Plans in priority areas 
to identify, coordinate and implement 
infrastructure improvements to support 
desired housing

5.6	 Coordinate land use and economic development 
efforts to achieve the redevelopment and 
economic goals of the community including 
job growth and retention, business retention, 
and the creation of a thriving environment for 
entrepreneurs.
•   Consolidate and/or reorganize Tulsa’s 

planning and economic development-related 
functions to improve internal coordination.

•   Continue and strengthen coordination 
between the city’s economic development 
and planning departments and the city’s 
chambers. 

5.7	 Incorporate findings in zoning decisions 
that demonstrate consistency with the 
Comprehensive Plan’s goals and policies. 
Findings should guide private development 
toward zoning that:
•   Maintains a healthy balance of jobs and 

households;
•   Protects and stabilizes existing 

neighborhoods;
•   Establishes healthy neighborhoods;

•   Emphasizes mixed-use development, 
especially around transit stations;

•   Maintains an adequate transportation and 
circulation system;

•   Provides land use consistent with the 
established growth targets;

•   Protects existing industrial and employment 
centers;

•   Enables development consistent with Vision 
Building Blocks.

Goal 6: The development community is able to efficiently 
and transparently obtain planning and economic 
development support and permitting from a “one stop 
shop.”Policies to support this goal include:

6.1	 Ensure that Tulsa’s development-related 
functions are organized to efficiently deliver 
services to the development community.

6.2	 Ensure that Tulsa development-related functions 
are organized to transparently provide access 
to development information to interested 
stakeholders. Make comprehensive plans, zoning 
ordinances, small area plans and development 
review materials available on line.

6.3	 Consolidate some or all of the following 
development-related functions into a 
Community or City Development Department 
within the City of Tulsa:  small area planning, 
long range planning, capital planning, economic 
development, community development, zoning 
administration and development permitting 
to improve service delivery and to maximize 
the city’s resources allocated to development 
support.

6.4	 Reorganize delivery of development-related 
services on the theme of “providing efficient 
service delivery and transparency.”
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Goal 7: Tulsa citizens, stakeholders, and interest groups 
all have easy access to development information and 
PLANiTULSA’s Vision, Policy Plan and maps, Strategic 
Implementation Plan, Monitoring Program, and Small 
Area Plans.Policies to support this goal include:

7.1	 Make PLANiTULSA elements available on the 
city’s website and make alternative arrangements 
for those without internet access.

7.2	 Regularly update this information on the 
website.

7.3	 Post development information – summary 
of processes, schedules, tools, programs, and 
meetings - on the website.

LAND USE Priority 3
Focus redevelopment, revitalization 
and enhancement programs on areas 
that have been severely economically 
disadvantaged.. 

Goal 8: Underutilized land in areas of change is 
revitalized through targeted infill and reinvestment.
Policies to support this goal include:

8.1	 Create a toolkit to promote desired infill and 
redevelopment. The toolkit should include the 
following items.
•   Prepare and implement small area target plans 

including implementation of appropriate 
rezoning

•   Create a bold vision for redevelopment that is 
matched with achievable market realities

•   Identify realistic markets  – what are the 
desired uses and what can be supported and 
successful

•   Identify viable financial packages to develop 
funding strategies

•   Build public/private/nonprofit partnerships 
to create effective resources

•   Establish operational procedures so new 
businesses are effective and sustainable and 
become catalysts to build momentum, rather 
than being stand alone projects without 
greater community impacts

•   Create an inventory of key redevelopment 
sites and under-utilized parcels in target areas.

•   Assemble sites for implementation

8.2	 Establish local programs such as temporary 
property tax relief to promote desired 
development such as enabling historic or older 
buildings to be adaptively reused.

8.3	 Enhance the quality of educational opportunities 
to provide Tulsa residents with a greater 
opportunity for economic stability – prepare 
students for the workforce.
•   Coordinate school growth projections with 

PLANiTULSA Vision.
•   Review land use decisions to ensure that 

residents have safe and multimodal access to 
schools.

•   Partner with schools to provide community 
services and support education’s role in every 
child’s life.

•   Partner with technical schools and 
community colleges to prepare residents for 
the workforce.

•   Partner with universities to strengthen the 
economic environment through student 
program support and outreach, educational  
research, and technology transfers.
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Goal 9: Tulsa North’s economy is at least as robust, 
sustainable and as stable as the remainder of Tulsa’s 
economy.Policies to support this goal include:

9.1	 Focus planning, reinvestment and rehabilitation 
programs in Goal 8 in the Tulsa North area 
to provide opportunities for residents and 
businesses to improve economic stability

9.2	 Enhance the quality of the built and natural 
environment consistent with the measures 
outlined in Goal 3.

9.3	 Develop a tool box targeted to the Tulsa North 
area to include:
•   Target housing reinvestment programs
•   Affordable housing development programs/

infill on vacant parcels
•   Business development programs in 

conjunction with the technical and 
community colleges

•   Workforce training geared to realistic job 
opportunities

Goal 10: The life expectancy levels in Tulsa North are 
consistent with the regional averages.Policies to support 
this goal include:

10.1	 Address access to adequate medical care by 
providing transit service to medical facilities.

10.2	 Partner with schools and community centers to 
address health issues and healthy lifestyles.

10.3	 Create walkable communities and enhance 
recreational areas to encourage walking and 
biking.

LAND USE Priority 4
Maintain, stabilize and strengthen 
existing neighborhoods, making 
them places where new residents are 
attracted to live.

Goal 11: Residents in established neighborhoods have 
access to local commercial areas, schools, libraries, parks 
and open space areas within walking distance of their 
homes. Policies to support this goal include:

11.1	 Encourage the location of these facilities 
and services in appropriate areas so they are 
accessible and enhance neighborhood stability.

Goal 12: Residents in established neighborhoods have 
access to multiple modes of transportation. Policies to 
support this goal include:

12.1	 Collaborate with School districts to:
•	 Improve accessibility and manage transport 

demand.
•	 Identify neighborhoods served by elementary 

schools. Ensure that safe, accessible and 
direct routes (sidewalks, pathways, adequate 
signage) are available for schoolchildren and 
their parents. Minimize walking distances 
and conflicts with traffic. Adopt measures to 
reduce traffic speed and volume.

12.2	  Leverage the benefits of urban design to create 
walking and biking transportation options in 
neighborhoods
•   Develop urban design guidelines for small 

area and neighborhood planning that 
encourage walkable mixed-use centers or 
main streets

•   Use Context Sensitive Solutions process to 
ensure that centers and corridors are designed 
to support transit riders
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Goal 13: Existing neighborhoods are stable and infill 
development occurs at an appropriate scale and type. 
Policies to support this goal include:

13.1	 Promote the unique characteristics of existing 
neighborhoods as key to the city’s long-term 
health and vitality.
•   Maintain the desirability of existing 

neighborhoods through public and private 
investment. 

•   Recognize adopted area/neighborhood plans 
in guiding development and zoning decisions.

•   Encourage neighborhood-serving office, 
retail, or other non-residential uses to be 
located in residential community areas, 
primarily on significant roadways or at key 
intersections.

•   Provide appropriate transitions between non-
residential uses and neighborhoods to protect 
stability and quality of life.

•   Ensure that neighborhoods are served by and 
accessible to neighborhood commercial areas, 
parks, cultural areas and open space, libraries 
and schools. Encourage the development of 
these facilities in Small Area Plans.

13.2	 Promote communication with neighborhood 
associations.
•   Facilitate communication between 

neighborhood associations, other organized 
groups and the City to expand public 
involvement and provide easy access to 
information for all residents.

•   Encourage applicants for zoning changes to 
meet with neighborhood organizations prior 
to the zoning review process.

13.3	 Provide residents in distressed neighborhoods 
access to programs and partners in to improve 
and stabilize their neighborhood. 
•   Continue and expand implementation 

of capital improvements projects and 
programming for home improvements, traffic 
calming, connectivity and bike/pedestrian 
improvements through the small area and 
neighborhood plan process.

•   Assist city, state, federal and private agencies 
in addressing crime, education and social 
service issues to strengthen neighborhoods 
and stem deterioration.

•   Encourage the conversion of existing rental 
units to owner-occupied housing to help 
stabilize existing neighborhoods.

•   Target neighborhoods for infill and 
redevelopment 

•   Continue the WIN neighborhood 
improvement programs

•   Partner with nonprofit community housing 
development groups

•   Encourage infill housing on vacant lots in 
existing neighborhoods through assistance 
with acquisition, pre-development, 
development and homebuyer subsidies.

•   Consider use of land banking programs, land 
transfer program to encourage affordable 
owner occupied housing

•   Implement programs to encourage affordable 
homeownership and owner occupancy in 
areas with high concentrations of rental 
single-family housing.

•   Develop programs focused on housing 
rehabilitation.
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Goal 14: The city’s historic resources are protected and 
programs promote the reuse of this important cultural 
resource. Policies to support this goal include:

14.1	 Support the Tulsa Strategic Preservation Acton 
Plan preservation objectives and actions.

14.2	 Assure that Neighborhood Plans and Small Area 
Plans support preservation objectives.

14.3	 Incorporate amendments that support the 
preservation of historic resources into the zoning 
and building code.

14.4	 Update the preservation criteria and expand the 
program to protect additional resources.

14.5	 Maintain, update and promote the online 
historic inventory. 

14.6	 Implement recommendations of the Downtown 
Area Master Plan regarding historic resources.

LAND USE Priority 5
Ensure that areas of change benefit 
from high quality sustainable 
development.

Goal 15: Tulsa is a leader in sustainable development. 
Policies to support this goal include:

15.1	 Promote significant sustainable projects.

15.2	 Establish goals for reducing the city’s and 
region’s carbon footprint.

15.3	 Incentivize building practices that maximize 
energy and water use efficiency.
•   Create a streamlined permitting process to 

encourage sustainable building practices
•   Create development incentives (FAR 

or density bonuses, reduced parking 
requirements, etc.) for projects that utilize 
high efficiency building technologies

•   Create development incentives for adaptive 
reuse of existing structures

15.4	 Promote reuse of existing structures.

15.5	 Promote sustainable building practices 
including:
•   Energy efficiency
•   Material Efficiency
•   Waste reduction
•   Durability 
•   Healthful building environment
•   Integrated design

LEED Housing In 
CHerry st.

Wallace 
engineering 
bldg. in Brady 
village

ONEOK 
Ballpark in 
brady village

Geothermal 
subdivision on 
harvard Ave.
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Goal 15: Tulsa is known for its built and natural beauty. 
Policies to support this goal include:

16.1	 Establish Urban Design Standards.
•   Formulate place-making design standards
•   Standards should encourage pedestrian-

friendly, highly accessible environments that 
create and enhance lively urban villages and a 
vibrant downtown.

•   Standards should include setback, height, 
bulk and frontage requirements but should 
not be overly prescriptive

LAND USE Priority 7
Preserve and Enhance  
Environmental Assets

Goal 17: Tulsa’s natural and sensitive areas are protected 
and conserved. Policies to support this goal include:

17.1	 Establish sensitive area criteria/establish areas of 
conservation 
•   Obtain comprehensive information in order 

to prioritize programs that would protect key 
resources.

•   Establish a system of designating specific 
areas as ecologically sensitive areas worthy of 
protection. 

•   Particularly in riparian areas, establish 
standardized buffer widths based on resource 
type and adjacent topography. For riparian 
areas, buffer widths will be based on water 
quality function and wildlife habitat needs. 
Establishing standardized buffers may require 
that precise boundaries be delineated prior to 
environmental review for new development, 
particularly in riparian areas. 

•   Identify key public natural landmarks and 
scenic views.

17.2	 Establish buffer zones and protection areas 
around key ecologically sensitive areas to prevent 

future development within those boundaries 
except for recreational facilities.

Goal 18: Development on impacted sites or areas is 
regulated to protect sensitive areas. Policies to support this 
goal include:

18.1	 In areas of change expected to develop, continue 
to conduct watershed-wide master drainage 
planning consistent with the citywide master 
drainage plan, in coordination with small area 
planning process.

18.2	 Preserve undeveloped floodplain areas for storm 
water conveyance.

18.3	 Investigate compensation programs or zoning 
measures to allow transfer of development rights 
from environmentally constrained areas to 
unconstrained areas.

18.4	 Continue to use best management practices for 
development within floodplain areas.

Goal 19: Planning and development of parks and trails 
are coordinated with the comprehensive plan and parks 
plan. 
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LAND USE Priority 8
Establish a mechanism and process to 
monitor movement towards the vision.

Goal 20: Tulsa citizens are able to monitor change in a 
systematic way. Policies to support this goal include:

20.1	 Report on progress annually

20.2	  Establish a land use and development 
monitoring program  	
•   Establish methods for calculating jobs 

and housing forecasts, and methods for 
assessing land capacity to accommodate 
expected growth. These land use metrics 
shall be coordinated with a comprehensive 
transportation modeling program.

•   Establish GIS and modeling capability to 
track and monitor growth.

•   Establish benchmarks based on the values 
expressed in the PLANiTULSA Guiding 
Principles. These benchmarks will be the basis 
for evaluating the effectiveness of the City’s 
planning program.

•   Ensure at least a 20-year supply of 
developable land is zoned for the anticipated 
housing and employment needs.  The City 
shall maintain an inventory of developable 
land (including infill and redevelopment), 
and follow a standardized process of planning 
and assessing capital improvement needs 
before bringing new land into annexation.

•   Develop a monitoring system to gauge success 
of the policies of the Comprehensive Plan. It 
should track and publish land use designation 
changes and development approvals for 
housing, employment, and other uses both 
citywide and at the neighborhood and district 
scale.

•   Publish an annual “BUILDiTULSA Progress 
Report” to describe benchmark progress and 
highlight accomplishments. The report shall 
include a section on ‘lessons learned’ and 
suggested action for improved performance.

	


