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To: City of Tulsa

12/30/2014

Re: Small Area Plan for Crosbie Heights

This is a letter of support for a Small Area Plan for Crosbie Heights neighborhood. I am a resident and a
property owner in Crosbie Heights.
This is an area with so much promise! The proximity of a historical neighborhood to our burgeoning and
rapidly developing downtown area holds many possibilities.
We need the City of Tulsa’s help to make this happen. First and foremost would be putting Charles Page
Blvd on a road diet. This road carries la modest volume of car traffic. The traffic that it does carry is
speeding cars, making it unsafe to cross the road for pedestrians or bicyclists. An upgrade to Charles
Page Blvd including slowing the traffic to 25 mph in only two lanes, and converting the other two lanes
to pedestrian/cyclist friendly protected lanes would do a great deal to increase accessibility to
downtown. I walk and cycle daily to the downtown area. I am an experienced cyclist, but either
walking or riding would be daunting to someone who is not experienced due to traffic speeds and no
safe place to ride, and very minimal safety for pedestrians.
Of course, there is neighborhood blight. If the City of Tulsa could help to get current on demolition,
that would surely encourage investors to give a long and thoughtful look at this hidden gem of a
neighborhood.
I own two lots in Crosbie Heights and am considering some day building townhouses on them. I have
neighbors who are long-time residents and property owners in Crosbie Heights and who care
passionately about its present as well as its future.
I’m a member of the Bicycle-Pedestrian Advisory Committee, created to consult/advise the mayor and
city council on bike/pedestrian concerns. Study after study nationally show that neighborhoods that are
walkable and bike-friendly cause property values to increase and crime to decrease. Both of these good
outcomes would benefit the City of Tulsa in the long run in increased property tax collections and
decreased expenditures from police activity in the area.
Sincerely,
Larry Mitchell
1211 W 2nd St.
Tulsa, OK 74127
918-313-7392
lmitch46@hotmail.com
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2015 Small Area Plan Nominations and Selection Process
TMAPC Work Session
February 4, 2015
Background
Following completion of 4 small area plans – amendments to the 2010 Tulsa Comprehensive Plan
(PLANiTULSA), the City of Tulsa initiated a process through which interested stakeholders could
nominate areas for the next small area plan. The process incorporates objective criteria that define
locations best suited for SAPs.
At a work session in July of 2014, City Planning staff briefed TMAPC on the status of the SAP program
and introduced the selection process and criteria. On November 1, 2014, the information was released
to the public (interested parties, business groups, neighborhood associations) through direct contact
with City Council offices, e-mails and newsletters. Materials are included as #4 in this packet.
Nine (9) nominations were received by the December 31st deadline. Staff has evaluated the
nominations and will present findings of our analysis and general recommendations, with the
expectation that TMAPC will select the area for the next SAP.
Work Session Packet Materials
1. Base map for your reference during the presentation. This map includes the boundaries ofall
nominated areas in the context of major streets and highways, landmarks and water features within
the municipal boundaries. The map will be featured in the presentation to illustrate the selection
process. NOTE: Because of the scale and shape of the map, it does not include extreme southern
and eastern portions of the city which do not include any nominations.
2. Summary of Narratives derived from viable nominations. NOTE: Nominations from areas covered
by the City’s sector plans have been re-directed to the Tulsa Development Authority (TDA) and will
not be further evaluated in this selection. TDA and their consultants are currently updating these
plans according to the City’s SAP process.
3. SAP Evaluation Matrix to match the nominations with selection criteria. The matrix includes staff
interpretation of information provided by the stakeholders, but is not intended to serve as a
scorecard.
4. Nomination materials
• Web link used to promote process information to the public
• Letter of Invitation from Planning Director Dawn T. Warrick, AICP
• Nomination form
• Appendix of Resources, including maps. The Appendix includes a summary key criteria from
the Comprehensive Plan that serve as the basis for selecting locations for small area
planning.
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TMAPC Work Session – February 4, 2015

Summary of Narratives - 2015 Small Area Plan Nominations

LMI refers to the census designation for low- to moderate-income households

Map
Key
1

Stakeholder
Boman Acres
Neighborhood Association
(BANA)

General Location
st
st
21 St. to 31 St., between S. Yale
and S. Memorial Drive.

Narrative Summary
Although no single land use issue is mentioned in the nomination, the stakeholders hope to
stabilize their strong areas from the real and perceived encroachment of deterioration and
disinvestment within this older neighborhood. BANA recognizes pockets of decline – both
residential and commercial – and believes that current trends place the area at a turning
point in its evolution. They believe that a small area plan would galvanize local
stakeholders and help stabilize the area.
BANA embraces PLANiTULSA concepts such as walkability, enhanced transit options and
st
st
the town center designations on Sheridan Road at both 21 and 31 . They believe that
they could capitalize on their proximity to MTTA’s Memorial Midtown Station and the
intersection of the Broken Arrow Expressway and I-44 with mobility improvements like
sidewalks and enhanced crosswalks. The co-location of multiple schools in the proposed
plan area - from early childhood (Educare) through high school (Nathan Hale) - would serve
as anchors for future residents choosing to invest and live in the area. BANA suggests a
brand – The Crossroads – to develop an identity and mentioned the site of the former
Ma-Hu Mansion (razed in the 1970’s) as a destination point of interest.
Although stakeholder support was high from the area east of Sheridan Road, the western
portion (which includes Lortondale Neighborhood) was not well represented in either the
narrative or signatures. Stakeholders include a non-profit (Child Abuse Network) with plans
for future expansion and a desire to support and stabilize the neighborhood; likewise, a
local realtor endorsed the nomination.
Regarding selection criteria, BANA does not include any LMI census tracts. Only a small
portion of the proposed plan area (along major arterials and at key Sheridan intersections
st
st
at 21 and 31 Streets) is in areas of growth. The majority of the proposed plan area is
designated as areas of stability.
NOTE: BANA’s age (homes built, generally, between 1940 and 1959) and many other areas
like it may warrant additional planning consideration in the future. To date, the City has
not conducted neighborhood planning east of Harvard, except for plans in far east Tulsa.

2

Brady Heights Neighborhood

Pine Street on the north to I-244
overpass/downtown on south,
MLK Jr. Blvd. on the east to LL
Tisdale Pkwy on the west.

Brady Heights is entirely within the Sector Plan boundaries, and thus is eliminated from
consideration for the 2015 small area plan. The nomination has been forwarded to Tulsa
Development Authority (TDA) as input to the sector plan update process.
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TMAPC Work Session – February 4, 2015

Summary of Narratives - 2015 Small Area Plan Nominations

LMI refers to the census designation for low- to moderate-income households

Map
Key
3

Stakeholder
Brookside (Brookside
Business Association and
Brookside Neighborhood
Association)

General Location
st
st
31 St. to 51 St., between
Riverside Drive and S. Lewis
Avenue.

Narrative Summary
Beautification and the continuation of the area’s positive growth are identified as key
issues in this nomination. Its boundaries are the same as those addressed in the Brookside
Infill Development Design Recommendations, adopted in 2002 with a focus on the South
st
st
Peoria corridor between 31 Street on the north and 51 Street on the south. Parking was
mentioned as another issue for Brookside. Staff notes that parking was addressed in 2002
plan as well.
Since the 2002 Plan, Brookside has become a vital sales tax generator for the City and
continues to evolve with a strong identity and “destination” brand. The nominating
stakeholder groups are well-organized and committed to maintaining vital commercial
areas and stable neighborhoods; however, neighborhoods closer to Lewis Avenue and
st
51 /Skelly Drive toward the southeast appear to be under-represented.
The BBA and BNA embrace the design concepts of the 2002 plan that represent “the
Brookside look”, which includes buildings closer to the street and walkability; however,
they would like to be able to regulate these concepts via zoning and development plans.
These stakeholders also acknowledge that as things change in Brookside as a result of its
proximity to The Gathering Place, they would like to retain the look and feel of their area.
As of June 2014, LMI census tracts were added for the City of Tulsa; one of them is in the
southeast corner of this proposed plan area boundary. The nomination did not mention
the addition of the LMI tract.
NOTES: As the most travelled MTTA route in the City, Peoria Avenue will be the subject of
land use planning, to address stations/stops for Bus Rapid Transit that was approved in the
Improve Our Tulsa vote.
Staff believes that key issues mentioned in this nomination reflect goals of the 2002 plan
and could be addressed through a business improvement district along the corridor.
Additionally, certain provisions of the zoning code update (in progress) such as the
proposed mixed-use zoning and Special Overlay districts could address design concerns of
these stakeholders.
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TMAPC Work Session – February 4, 2015

Summary of Narratives - 2015 Small Area Plan Nominations

LMI refers to the census designation for low- to moderate-income households

Map
Key
4

Stakeholder
Council District 7 (CD7)

General Location
st
South Mingo between E. 71
st
Street and East 91 Street.

Narrative Summary
The key issues in this nomination relate to the interface between established single-family
neighborhoods and emerging multi-family and commercial development along the busy
South Mingo Corridor. CD7 anticipates a strain on infrastructure – primarily traffic on
Mingo Road – and other resources that might inadvertently affect property values in
adjacent areas. Because stakeholders expect change, they would like to proactively
address the expected growth. NOTE: Staff would characterize these issues as access
management issues, many of which can be addressed with traffic engineering and
development plan design. Since the nomination did not include a depth from Mingo Road,
staff modified the conceptual boundary to include all parcels with frontage on Mingo to
better represent the proposed plan area.
st

The nomination recognizes proximity of the area to the sales tax engine at 71 Street and
Mingo Road and its importance to the City of Tulsa. Although South Mingo is autooriented, the nomination aspires for improved mobility via sidewalks and bike paths to
connect neighborhoods with nearby anchor institutions such as Tulsa Community College
and Hillcrest Hospital.
The east side of Mingo Road in this area includes LMI census tracts. Regarding
stability/growth designations in the Comprehensive Plan, established residential tracts and
Meadowbrook Country Club - with Mingo frontage – are currently areas of stability; most
of the proposed plan area lies within areas of growth.
NOTE: The nomination mentions widening of Mingo Road to 4 lanes. Staff has confirmed
that this item is not currently funded, but will likely be a request in the next funding
package. In addition to assessing the provisions of the comprehensive plan
(stability/growth and land use) for this area, Staff encourages TMAPC to consider the issues
addressed in this nomination when evaluating future proposals for the Mingo corridor.
Staff will further advise the stakeholders that zoning and PUDs already approved in this
area will move ahead whether or not a small area plan is developed in 2015.
Stakeholder support, as submitted with the nomination, is mostly confined to subdivision
residents and the commitment of City Councilor Anna America, who submitted the
nomination on behalf of residents and business of her district.
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TMAPC Work Session – February 4, 2015

Summary of Narratives - 2015 Small Area Plan Nominations

LMI refers to the census designation for low- to moderate-income households

Map
Key
5

Stakeholder
Crosbie Heights

General Location
Bounded on the north by SH 412,
on the east by the IDL and BNSF
railroad tracks, on the south by
the Arkansas River and Sand
Springs Railway, and on the west
by Union Avenue.

Narrative Summary
The proposed plan area is part of the large Charles Page Boulevard Area Revitalization Plan,
adopted in 1996. This nomination seeks to amend that plan within the boundaries
specified. Key planning issues include economic development along the Charles Page (W.
rd
3 Street) corridor through infrastructure improvements to encourage commercial and
mixed-use development and residential in-fill and rehabilitation.
Crosbie Heights identifies itself as the western gateway to downtown Tulsa and anticipates
that this area will become a destination neighborhood for young professionals and others
who choose to live and invest in an area close to downtown and River Parks. Anticipated
connections to The Gathering Place will also contribute to the attractiveness of Crosbie
Heights. In the nomination, Crosbie Heights expects that a small area plan will bring the
City, private business and residents together and serve as a foundation for their unified
vision as Tulsa’s next great neighborhood. Revitalization on Charles Page Boulevard could
reflect the historic nature of the community and serve as an aesthetically-pleasing gateway
to downtown.
Conditions have changed very little since the Charles Page plan was adopted. Housing
stock is about the same, except for some pockets of rehabilitation. The nomination
suggests many opportunities for single- and multi-family housing infill. Other long-standing
issues identified include interaction with law enforcement and social services institutions
east of the IDL. Traffic and speed are issues along Charles Page Boulevard, which divides
the north and south areas of Crosbie Heights. Traffic calming and enhanced crossings could
provide area residents with safer access – south to Newblock Park and north to Owen Park.
The Crosbie Heights Neighborhood Association is well-organized. They regularly host street
parties and neighborhood cleanup activities to unify residents. All of Crosbie Heights is
located within LMI census tracts and the entire area is designated as an area of growth.
Crosbie Heights is designated as Existing Neighborhood in the Comprehensive Plan. Its
historic characteristics, proximity to downtown and potential transit connections suggest
that Downtown Neighborhood might be a more appropriate designation that could be
explored through a small area plan.
NOTE: The Crosbie Heights, Brady Heights, Country Club Square and Owen Park
neighborhoods formed “The Founders District” in 2012 to address common goals and
issues as areas adjacent to the IDL.

4
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Summary of Narratives - 2015 Small Area Plan Nominations

LMI refers to the census designation for low- to moderate-income households

Map
Key
6

Stakeholder
Kendall Whittier Main Street
(KWMS)

7

North Tulsa Urban
Redevelopment Committee
(NTURC)

8

Skyline Neighborhood

General Location
BNSF railroad on the north (north
th
of I-244) and E. 11 Street on the
south, between Utica and
Harvard Avenues. .
Irregular boundary, extending
th
from just north of the IDL to 56
Street North, from xx on the west
to cxc

Narrative Summary
The proposed KWMS boundary is included in Sector Plan boundaries, and thus is eliminated
from consideration for the 2015 small area plan. The nomination has been forwarded to
Tulsa Development Authority (TDA) as input to the sector plan update process.

West of Tulsa Country Club
(Union Avenue) to Gilcrease
Museum Road, between Pine St.
and Edison.

Key issues articulated in this nomination relate to improvements along Gilcrease Museum
Road (west boundary of the nominated area), specifically to remove bar ditches and add
perimeter and interior sidewalks for increased pedestrian mobility and safety.

The proposed NTURC boundary includes multiple Sector Plan boundaries and thus is
eliminated from consideration for the 2015 small area plan. The nomination has been
forwarded to Tulsa Development Authority (TDA) as input to the sector plan update
process.

Other stated issues include the need for more retail services (including a grocery store),
safe access via improved crossings across Edison to Owen Park, the closest park to Skyline.
Skyline stakeholders perceive that the Children’s Museum in Owen Park has taken over the
character of the park. These stakeholders also have worked with the City to resolve some
code enforcement issues. They have conducted neighborhood cleanups with the help of
City Code Enforcement, and note that such activities bring the neighbors together for the
benefit of the entire community.
The majority of the proposed plan boundary is residential and is designated as an area of
stability; the entire proposed boundary is located in LMI census tracts.
Skyline’s nomination includes strong stakeholder support from 27 residents and letters
from two businesses in the area. Although neighborhoods west of Gilcrease Museum Road
would have a stake in improvements to the road and the area in general, they were not
included in the nomination. Likewise, residential areas between Newton and Pine are
under-represented in the nomination.
NOTE: Located between downtown and areas slated for the Gilcrease Expressway
extension (with the Gilcrease Museum as a focal point of interest), Skyline and surrounding
neighborhoods are worth remembering for future planning efforts toward the northwest
portion of the City.
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Summary of Narratives - 2015 Small Area Plan Nominations

LMI refers to the census designation for low- to moderate-income households

Map
Key
9

Stakeholder
SoBo (South Boston)

General Location
st
On the south, 21 Street
between Riverside and
Cincinnati; on the west, Riverside
st
Drive from 21 Street to 11th
Street; on the east, Cincinnati
Avenue from 21st to 15th
th
Streets; and on the north, 11
Street to Boulder Ave., South to
15th Street and East to
Cincinnati.

Narrative Summary
SoBo defines the key issues of their area to be inconsistent development and zoning. They
are keen on preserving the historic form of this area, just south of downtown and believe
they could effectively do so with a more formalized plan for this district.
Nominating stakeholders expect that a small area plan would enable all stakeholders to
influence aesthetics, scale/proportion of both structures and overall development, improve
walkability in the area and support the brand – SoBo – to establish a sense of place and
encourage investment. Through the small area plan, they could proactively engage
neighbors and businesses in the planning phases of development.
The nomination includes support for affordable housing for seniors and college graduates
within the area, to provide residences for diverse populations regardless of age. In the
future, they envision live/work options and pedestrian connections to downtown and the
Arkansas River as well as within the immediate area.
The historic nature of the area is noted in the nomination, with references to restoration of
The Spotlight on Riverside Drive as well as the inclusion of local historic treasures on the
National Register of Historic Places. Key individual stakeholders who submitted the
nomination have been active in local planning matters (Coalition of Historic
Neighborhoods, Maple Ridge Board of Directors, and Tulsa Preservation Commission). The
nomination includes signatures of 8 individuals and business representatives from areas
west of Denver Avenue; other areas within the plan boundary are under-represented.
The SoBo area does not include any LMI census tracts. There is a mix of areas of stability
and growth, with stable areas concentrated on the west; growth areas are designated
th
primarily in the areas north of 18 Street and south of the IDL.
NOTE: Regarding design protections mentioned in this nomination, staff notes that a small
area plan would not provide guarantees comparable to HP overlay zoning. Application of
certain provisions of the new zoning code (Special Area overlay and Mixed Use zoning
districts) and the possible establishment of a business improvement district in SoBo’s
commercial areas might produce desired results. The area’s Comprehensive Plan
designation of Downtown Neighborhood appears to appropriately describe the area at this
time as well as its aspirations for the future.
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Map Criteria
Not covered by sector plan(s)
Includes LMI census tracts
Areas of growth
Not covered by previous Small Area Plan
Comprehensive Plan Criteria
Area related to Transit or Transportation
Opportunities to develop w/transit enhancements
Transit‐oriented development potential
Contain proposed Gilcrease Expressway extension
Area poised for change
Change/growth anticipated or underway
Infill/redevelopment opportunities
Key PLANiTULSA or private sector catalytic projects
Opportunities to include site selection of single, large activity generator
Will be annexed in the future
Area with apparent needs for improvement
Needs public facilities and/or physical improvements
Evidence of disinvestment (deteriorated housing, high vacancy/poverty/unemployment
Area with Legacy issues (man‐made or environmental)
Historic resources to support & preserve
Long‐standing development pressures between adjacent uses (I.e., Utica Midtown Corridor)
Includes environmentally‐sensitive areas like floodplains and habitat
Stakeholder Strength
Outreach
Collaboration and organization
Stakeholder groups right‐sized and manageable per nomination
Non‐SAP solutions likely to address key issues
New zoning code options
Business Improvement District or other means
City of Tulsa Operations (i.e., WIN/code enforcement, traffic/access management, police/fire)
Pending corridor or transit planning
PLANITULSA designations/policies will address key issues
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Future Small Area Plans - Nominations - The City of Tulsa Online

https://www.cityoftulsa.org/community-programs/planning/future-small-area-plans---nominations.aspx
Screen clipping taken: 1/28/2015 8:19 AM

STAKEHOLDER NOMINATION FORM (Parts A – D)
Submit by December 31, 2014

Section A: Submittal Requirements and Contacts
STAKEHOLDER INFORMATION
Stakeholder/Organization/Group Name
Submitted on behalf of stakeholder by
Stakeholder type (check all that apply) ☐Individual
☐Homeowners Association
☐Neighborhood Association
☐Business Association
☐Local Chamber of Commerce
☐Developer
☐Other
PRIMARY CONTACT

Name
Address
Preferred phone
Alternate phone
E-mail address
SECONDARY CONTACT

Name
Address
Preferred phone
Alternate phone
E-mail address
Submit to: City of Tulsa, Planning & Development Department
ATTN: Small Area Plans
175 E. 2nd Street, Suite 560
Tulsa, OK 74103
FAX: 918.699.3637
E-mail: planning@cityoftulsa.org
Subject: SAP nomination
If submitting via e-mail, please include the completed nomination
form as an attachment.
For more information, contact: Martha M. Schultz, Planner III
E-mail: mschultz@cityoftulsa.org
Phone: 918.576.5674
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STAKEHOLDER NOMINATION FORM (Parts A – D)
Submit by December 31, 2014

Section B: Area Characteristics
Small area plans address issues related to the built environment of our community: housing, businesses,
parks and open space, and the transportation network which connects them all. Although planning does not
directly address social services, crime, or school issues, plans create a vision for the future to set the table
for best practices in urban planning and design (e.g., sidewalks, street lighting, transportation elements,
engineering and design of public facilities) that can result in improved public safety, more attractive
business districts, better neighborhoods, and better quality of life.
Please provide information to describe the concerns facing your nominated area.

1. Small area plans can be as small as a neighborhood, or as large as a few square miles. What is the
area for which you feel a small area plan is appropriate? Please describe the general area (such as
“South Sheridan Road between I-244 and 11th Street”) or more specific boundaries, and attach a
map or illustration if one is available.

2. What do you feel is the single most pressing, important issue that the plan should address?

3. Assuming that current trends continue, what do you think the area will be like in 20 years?

Regarding the specific issue you mentioned in question #2, will it be better/worse/same and why?

4. If a small area plan is adopted in this area, what outcomes would you expect?

5. Referring to question #4, could these outcomes be achieved without a plan? Why or why not?
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STAKEHOLDER NOMINATION FORM (Parts A – D)
Submit by December 31, 2014

6. Use the following categories to identify the area’s major issues and concerns. If you feel none exist
in a given category, indicate ‘Not applicable’ (NA).
6a. Land development (Examples: locations and types of development that have occurred, suggested
improvements for the future)

6b. Transportation (Examples: mass transit, roads, trails, sidewalks)

6c. Parks and open space (Examples: parks, trails, access to nearby parks and open space)

6d. Housing (Examples: housing affordability; property maintenance, choice of housing types such
as single-family, multi-family, rental, owner-occupied)

6e. Economic Development (Examples: job centers, job training and educational facilities, shopping
areas, services, local attractions)

6f. Urban design (Examples: neighborhood identity, neighborhood appearance/aesthetics, lighting)

6g. Other concerns?
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STAKEHOLDER NOMINATION FORM (Parts A – D)
Submit by December 31, 2014

Section C: Stakeholder Characteristics
Successful small area planning requires commitment to resolve identified issues through consensusbuilding participation for the benefit of the entire community. The purpose of this section is to provide
insight concerning the common goals, levels of organization, problem-resolution successes, and
communications within the stakeholder group represented by this nomination.
7. Do you have experience reaching out to businesses, organizations, or stakeholders in the area you
are nominating? Which ones? What challenges do you face when you do this?

8. If you have one, share an example of how you worked with other stakeholders over a long period of
time, to solve a problem in the area you are nominating. If you don’t have one, do you have any
experience solving issues collaboratively in another area?

9. Do you or your group have experience in local planning matters? (Examples: attending Tulsa
Metropolitan Area Planning Commission or Board of Adjustment Meetings, or participating in the
PLANiTULSA process)

10. How would you bring people who have not previously participated in resolving local issues into the
small area planning process?

11. Would you be willing to participate in a citizens’ orientation to urban planning?
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STAKEHOLDER NOMINATION FORM (Parts A – D)
Submit by December 31, 2014

12. Following completion of the small area plan, how would you as stakeholder(s) expect to help
implement its recommendations?

13. What group of people in the area do you think will benefit from a small area plan? (Examples:
Business owners, current single family residents, new residents).

Along with this application, please include:
14. At least two (2) letters of support from other community stakeholders or stakeholder groups. The
letters can come from business owners, landowners, non-profits, residents, churches, schools, or any
stakeholder person/group, either within or concerned about the proposed area.
Support letter #1 from
Support letter #2 from

15. Please use the attached form to collect signatures of stakeholders from the proposed plan area to
submit with your nomination form. If you plan to submit your nomination electronically but do not
have a scanner, you may mail the signatures separately. Please clearly identify all submittals by
including your name or that of your stakeholder group.

16. OPTIONAL: Pictures, newspaper clippings, or any other materials which may better illustrate your
area’s issues are encouraged. If you plan to submit these items electronically but do not have a
scanner, you may mail the images separately. Please clearly identify all materials by including
your name or that of your stakeholder group.

Thank you for completing the nomination form!
Submit by December 31, 2014
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STAKEHOLDER NOMINATION FORM (Parts A – D)
Submit by December 31, 2014

Section D: Stakeholder Signatures for

group name

Space below is provided for your conveniences. You may include as many or few signatures as you wish.
Name
Street Address

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
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APPENDIX OF RESOURCES
2014 Small Area Plan Nomination

Materials below and on subsequent pages are provided to help stakeholders prepare the nomination form and
properly frame proposals relative to key criteria for small area plans, as directed by the Comprehensive Plan.
•
•
•
•

Links to Online Resources Appendix Page 1
Small Area Plan Process from the Comprehensive Plan Appendix Page 2
Small Area Plan Selection Criteria Appendix Page 3
Maps Appendix Pages 4- 7. Census tract data is current as of early June 2014. Updates as of
6/20//2014 are provided on Page 5.

Deadline to submit nomination is December 31, 2014.
Need more help? Contact:
Martha M. Schultz, Planner III
175 E. 2nd Street, Suite 560
Tulsa, OK 74103
T: 918.576.5674
E: mschultz@cityoftulsa.org
About small area plans. A small area plan (SAP) is any plan that addresses the issues of a portion of the city. SAPs

can cover as little as 10 acres or even thousands. The advantage of SAPs is their ability to engage issues and people at
an intimate scale. SAPs are adopted as amendments to the Comprehensive Plan.

SAPs represent the community’s long-range (20-30 years) vision for the future and serve as a policy guide for land use
and development by the Tulsa Metropolitan Area Planning Commission (TMAPC) and the City Council. SAPs neither
confer nor remove a landowner’s property rights, which are regulated through zoning and subdivision codes.

Links to Online Resources
These resources may help you evaluate small area planning within the city-wide context of the Comprehensive
Plan, and visualize (from maps) where other plans have been developed, adopted and approved.
Tulsa Comprehensive Plan overview includes links to the current land use map, Areas of Stability and Growth Map and
Major Streets and Highway Map.
http://www.tmapc.org/comp_plan.html
2010 Tulsa Comprehensive Plan
http://www.tmapc.org/Documents/Tulsa%20Comprehensive%20Plan%20-%20Full%20Document%202-24-2014.pdf
Note: The Comprehensive Plan includes specific references to small area plans in the Land Use Chapter, page LU-62, and
in the Appendix, page AP-2.
City of Tulsa Small Area Plans includes all adopted/approved small area plans
https://www.cityoftulsa.org/community-programs/planning/small-area-and-neighborhood-revitalization-planning.aspx
INCOG Web Maps / Small Area Plans
http://incog.maps.arcgis.com/apps/PublicGallery/map.html?appid=1a8472e4977843388265fe1a973b3c9d&webmap=1
e517c2abe184acbbfad883471a57c57
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Small Area Plan Process from the Tulsa Comprehensive Plan
This diagram describes the essential steps followed by the City of Tulsa to develop small area plans. Adherence
to this process insures transparency for the public and consistency among all plans.
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Small Area Plan Selection Criteria
The following criteria provide an objective basis for considering where to conduct small area plans. Please
reflect the following criteria, as appropriate, on your nomination form.
A. Comprehensive Plan Criteria
The Comprehensive Plan states that small area planning is appropriate for areas that meet certain criteria. The
following criteria, presented in 4 major categories, are derived largely from pages 6 and 7, Tulsa Comprehensive
Plan Appendix. Small area plan nominations should reflect some of these criteria.
Areas related to Transit or Transportation
• Possess opportunity for development in conjunction with transit enhancements
• Have transit-oriented development potential
• Contain the planned Gilcrease Expressway extension
Areas poised for change
• Significant change is underway or anticipated (e.g., “Areas of Growth”)
• Possess opportunities for infill or redevelopment
• Contain key catalytic projects from PLANiTULSA strategic plan or the private sector
• Possess opportunities to influence site selection, development, or major expansion of a single, large activity
generator
• Will be annexed in the future
Areas with apparent needs for improvement
• Need public facilities and/or physical improvements
• Show evidence of disinvestment: deteriorated housing, high vacancy, high poverty, high unemployment
Areas with LEGACY issues, either man-made or environmental
• Historic resources to support and preserve
• Long-standing development pressures between adjacent uses (i.e., Utica Midtown Corridor)
• Contain environmentally-sensitive areas (e.g., floodplains, habitat)
B.

Map Criteria
In addition to the criteria listed above, maps provided on the following pages geographically illustrate areas that
would be considered appropriate for the next small area plan.
Appropriate for SAPs:
•
•
•
•

“Areas of Growth” according to the Comprehensive Plan, and high employment (at least 1000 employees
per census block group), shown in purple on Maps 1 and 1A.
Low- to moderate-income census tracts, cross-hatched on Maps 1 and 1A. Updates as of 6/20/2014 are
shown on Map 1-A.
Not previously considered in an adopted small area plan. Map 1A outlines areas with adopted small area
plans. For more detail on adopted SAPs, check this link https://www.cityoftulsa.org/communityprograms/planning/small-area-and-neighborhood-revitalization-planning.aspx.
Not included in the Sector Plan boundaries on Map 2. Sector Plans updates by the Tulsa Development
Authority are currently (Fall 2014) in progress under separate cover. Those updates will follow the small
area planning process and will not be considered for other small area plans at this time
Appendix Page 3

APPENDIX OF RESOURCES
2014 Small Area Plan Nomination

Map 1: Small Area Plan criteria overlay
The purple areas show the parts of the city that are both Areas of Growth according to the Comprehensive
Plan, and have high employment (at least 1000 employees per census block group).
The hatched areas show low-/moderate-income census tracts.
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Map 1A: Small Area Plan criteria overlay, with adopted Small Area Plans
This map adds information to Map 1 by indicating with the dark blue line the boundaries of adopted small
area plans.
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Map 1B: City of Tulsa Low-Mod Census Tracts as of 6/20/2014
This reference map is provided to show changes in census tract data between 6/14/2014 and 6/20/2014.
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Map 2: TDA Sector Plan areas
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Selecting the Next Small Area Plan Location
Tulsa Metropolitan Area Planning Commission
Work Session

February 4, 2015

Overview
• SAP Nomination Review Process
• Recommendations
• Methodology
• Questions / Discussion

Nomination Review Process
Stakeholder nomination forms due
12/31/2014

Staff review for TMAPC
2/4/2015

TMAPC selection
2/18/2015

Notify participants

2015 SAP Nominations
1 - Boman Acres Neighborhood Association (BANA)
2 - Brady Heights
3 - Brookside
4 - Council District 7 (CD7)
5 - Crosbie Heights
6 - Kendall Whittier Main Street (KWMS)
7 - N. Tulsa Economic Redev Committee (NTURC)
8 - Skyline Neighborhood
9 - SoBo (South Boston)

Top Nominations
• Passed criteria evaluation
4 - Council District 7
7 - Crosbie Heights Neighborhood

• Nomination strength based on
– Addressing Comprehensive Plan selection criteria
– Articulating local issues
– Demonstrating strong stakeholder commitment

Methodology
• Nominations reviewed & evaluated
– Narratives
– Comprehensive Plan criteria
– Proposed boundaries relative to…
•
•
•
•

Sector Plans
LMI Census Tracts
Areas of Stability/Growth
Adopted Small Area Plans

• Noted in a summary matrix

PLANiTULSA Criteria

Process of Elimination
• Map exercise assessed compliance with criteria,
in this order
–
–
–
–

Sector Plan Boundaries
LMI Census Tracts
Areas of Stability and Growth
Previous Small Plans

2015 SAP Nominations

2015 SAP Nominations

2015 SAP Nominations

Why plan in LMI tracts?
Before June 2014

Updated June 2014

2015 SAP Nominations

2015 SAP Nominations

Skyline

Crosbie
Heights
Brookside

CD7

2015 SAP Nominations

Skyline

Crosbie
Heights
Brookside

CD7

2015 SAP Nominations

Crosbie
Heights
Brookside

CD7

2015 SAP Nominations

Crosbie
Heights
Brookside

CD7

2015 SAP Nominations

Crosbie
Heights

CD7

FOCUS - LMI Census Tracts
Council District 7

Crosbie Heights

FOCUS - Areas of Stability & Growth
Council District 7

Crosbie Heights

FOCUS - Adopted Small Area Plans
Council District 7
No SAP

Crosbie Heights
Charles Page Area Plan (1996)

Factors for final selection

Factors

Council District 7

Crosbie Heights

LMI Census Tracts

< 50%

100%

Stability/Growth

50/50 on corridor

100% growth

Previous SAP

No

Part of larger 1996 SAP

Stakeholder support

Weak

Strong

Desired SAP outcomes
per narrative

Control expected
growth

Transformation

Staff Recommendation

What’s next?
Stakeholder nomination forms due
12/31/2014

Staff review for TMAPC
2/4/2015

TMAPC selection
2/18/2015

Notify participants
Preliminary work
Kick-off – 2nd Quarter
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