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DOWNTOWN TRENDS
ECONOMIC COMPETITIVENESS

Sources:  Top 10 Trends Impacting Downtown Revitalization (2016), John Karras, urbanSCALE (left);  
Core Values:  Why American Companies are Moving Downtown (2016), Smart Growth America (right)



are young 48% are between 18 
and 34 years old

in mid-career 35% are 35 to 54

or empty 
nesters

17% are 55 and over

don’t have kids 92% have 0 children 
living in their 
household

33%recently relocated
moved from 
outside the 
MSA

84%

51%

are highly 
educated

rent their residence

have a 
Bachelor’s 
degree or 
higher

rent their 
residence

DOWNTOWN TRENDS
RESIDENT CHARACTERISTICS



TRENDS
PEER CITIES ANALYSIS



TALENT
RESIDENTS AGED 25+ WITH A BACHELOR’S DEGREE



ECONOMIC
MEDIAN ANNUAL WAGES OF OCCUPATIONS WITH HIGH PROJECTED NEAR-TERM GROWTH
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1943 2018

NEIGHBORHOODS AND EQUITY
UNDERSTANDING HISTORY



Images: Oklahoma Historical Society/ Library of Congress 

Aftermath of 1921 Race Massacre in Greenwood

IDL cuts expansive path through North/ North 
East Tulsa funded by decades of UR and 
transportation policy 

Urban Renewal:  1970s

UCATA:  1980s



REDLINING LEGACY

Mapping Inequality Project: 
University of Richmond

https://dsl.richmond.edu/panorama/redlining/#loc=5/39.745/-94.58
https://dsl.richmond.edu/panorama/redlining/#loc=5/39.745/-94.58


NEIGHBORHOODS AND EQUITY
REDLINED & MINORITY NEIGHBORHOODS FACE HIGHER COST BURDENS 



All Households

Renter Households:  46%

NEIGHBORHOODS AND EQUITY
HOUSING COST BURDEN IS A GREATER HARDSHIP FOR MINORITIES
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GROWTH AND COST OF HOUSING
FACTORS THAT LEAD TO DISPLACEMENT
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in the nation

GROWTH AND COST OF HOUSING
HOMEOWNERSHIP IS DECREASING AND RENTS ARE INCREASING



HOUSING AFFORDABILITY
THE EXPERIENCE
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DEMAND SUMMARY
SCALE OF DEVELOPMENT

437

ACRES



DEMAND SUMMARY
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DEMAND SUMMARY
SCALE OF RESOURCES



STUDY BACKGROUND
THE 2010 STUDY—RESULTS 

Greenwood /
University Park

Dunbar / 
Joe Louis

Legacy/
Heights

Crutchfield

Pearl
District
Area

Riverview /
Cherry Street

Crosbie 
Heights

Downtown
(within the IDL)

Owen Park

2010 Study
Boundary
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What is strategy and 
why is it important?

Strategy



HOUSING



Housing
Strategy

Neighborhood
Revitalization

Economic 
Development

Equity

Infrastructure 
Planning

Tools,
Incentives,
& Programs

STRATEGIES
LOREM IPSUM



Development Stabilization People

Role
Address feasibility 

issues to meet market 
demand with a quality 

housing products

Examples
revolving loan fund; 

tax credits; tax 
abatement; tax 

increment financing

Role
Stabilize and 
strengthen 

neighborhood 
conditions to promote 
quality reinvestment

Examples
repair programs; code 
enforcement; landlord 

licensing

Role
Ensure that all 

Tulsans are in a 
position to benefit 

from and participate 
in reinvestment

Examples
Tenant protections; 

homeownership 
support; rental 

assistance



How do we know 
what level of 
investment is 
needed?

What tools are most 
appropriate?

How do we focus the 
right tools in the 
right places?

Feasibility & 
Housing Tools



FEASIBILITY GAP
UNDERSTANDING THE ANALYSIS
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FEASIBILITY GAP
UNDERSTANDING THE ANALYSIS



What are we trying 
to achieve?

How do we get 
there?

Strategy



HOUSING GOALS
WHAT WE HEARD



HOUSING GOALS
TRANSLATING INTO STRATEGY



STRATEGY 1
STRATEGY OVERVIEW



STRATEGY 1
STRATEGY DETAIL























APPRAISAL GAP MORTGAGE PROGRAM
CASE STUDY



APPRAISAL GAP MORTGAGE PROGRAM
CASE STUDY
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STRATEGY 1
CONTEXT: VACANT LAND 



STRATEGY 2
STRATEGY OVERVIEW



STRATEGY 2
CONTEXT: ESTIMATED VACANCY BY NEIGHBORHOOD



STRATEGY 2
CONTEXT: LIMITED PUBLIC OWNER OF VACANT LAND
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STRATEGY 3
STRATEGY OVERVIEW
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STRATEGY 3
EXAMPLE SITE

2.6 70
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STRATEGY 4
STRATEGY OVERVIEW
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STRATEGY 5
STRATEGY OVERVIEW
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STRATEGY 6
STRATEGY OVERVIEW



MOMENTUM DOWNTOWN
DOWNTOWN IN 2000



MOMENTUM DOWNTOWN
DOWNTOWN IN 2010



MOMENTUM DOWNTOWN
DOWNTOWN IN 2019



THE LOAN FUND’S ROLE
DOWNTOWN – LOAN FUND PARTICIPANTS

775 

units



THE PIPELINE
DOWNTOWN – PROPOSED & UNDER CONSTRUCTION

940 

units
multi-family



THE POTENTIAL
VACANT & PARKING LOTS

105 

acres parking

lots

40 

acres vacant

land
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STRATEGY 6
EXAMPLE SITE

2 160



STRATEGY 6
EXAMPLE SITE

12 960
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DEMAND SUMMARY
SCALE OF NEW DEVELOPMENT
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NEIGHBORHOOD ANALYSIS
HOUSING CHARACTERISTICS SUMMARY

% change in 
housing units

(2010 to 2019)

Median
Home 
Value

% Renter
% extremely 

cost-
burdened

projected HH 
change 

2019-2024
% Vacant



NEIGHBORHOOD ANALYSIS
DEMOGRAPHIC SUMMARY

Population
% African-
American

% American-
Indian

% Hispanic % White



NEIGHBORHOOD ANALYSIS
HOUSING TENURE—DISAGGREGATED

Overall % Owner-
Occupants

African-
American 
Residents

American-
Indian

Residents

Hispanic
Residents

White 
Residents

Other 
Residents



HOUSEHOLD HOUSING AFFORDABILITY
STUDY AREA – RENTAL 



CONVENTIONAL DEMAND
STUDY AREA – FOR-SALE 




