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Introduction

Our Vision for Tulsa is the executive summary for the PLANiTULSA process to update the
City’s Comprehensive Plan. This document presents the long-term aspirations for how Tulsa
will look, feel, and function. Our Vision for Tulsa serves as a guide to set planning goals and
policies, and to measure their outcomes.

Thousands of Tulsans have helped create this vision for Tulsa’s future with energy, enthusiasm
and love for this special place. The plan is the culmination of two years of hard work and many
conversations with Tulsa residents, all of whom chose to participate in shaping the future of our
community. Tulsans worked with neighbors to take a look at our past, assess the present, and
imagine the future.

There is much to celebrate about Tulsa, including a history of entrepreneurial spirit, trailblazing
innovation, and wonderful communities and neighborhoods. Tulsans value natural resources,
especially the Arkansas River, and wide open spaces such as Turkey Mountain Urban
Wilderness Area. Tulsans also want the best for children, including world-class school systems,
opportunities for advanced education and training, and a strong economy that helps families
and all Tulsans. These and other key elements lie at the heart of what PLANiTULSA seeks to
nurture and improve through this planning process.

This Vision and Plan arrive at a critical juncture in the city’s history. They represent the
persistent will and drive to reinvigorate downtown and the economy, to attract and retain
young people and to provide them with opportunities to raise their families, and to connect our
communities with diverse transportation options, through sound land use planning.
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Executive Summary

Executive
Summary

Our Vision for Tulsa lays out concepts

for how the City of Tulsa will look, function,
and feel over the next 20 to 30 years. This
vision is the guiding document for Tulsa’s
comprehensive plan update, PLANiTULSA,
and describes the kinds of places, economy,
housing and transportation choices, parks,
and open spaces that the city’s policies should
be designed to create.

Matt Moffett

It is a product of unprecedented public
engagement, developed with the guidance

of thousands of Tulsans, stakeholders, City
staff, and a volunteer Citizens’ Team. Through
this vision, Tulsans are setting our city on a
new course.

With help from surveys, workshops, and
growth and transportation scenarios, the
shared vision for Tulsa’s future is emerging.
Five key themes have surfaced.

Our Vision for Tulsa is a major step forward Tulsa should:
in building a brighter future for the city. The
PLANITULSA team thanks the thousands of
Tulsans who helped shape this document, and
looks forward to working with you to make our « Attract & Retain Young People
vision a reality.

« Have a Vibrant & Dynamic Economy

« Provide Effective Transportation

« Provide Housing Choices
 Protect the Environment & Provide Sustainability
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Land Use

Tulsa’s land use will be organized under five broad
building blocks: downtown, corridors, new centers,

new neighborhoods, and existing neighborhoods. New
development efforts will focus on creating pedestrian-
friendly, mixed-use places. Existing neighborhoods will be
preserved and, where needed, revitalized.

Transportation

Tulsans will have a wide variety of transportation choices.
The system will be designed to provide everyone a variety
of modes to choose from, including driving, biking, or
riding frequent and reliable bus or rail transit.

Economic Development

Economic development efforts will be coordinated to
expand opportunity and improve Tulsans’ quality of life.
Efforts will include focusing on Tulsa’s classic strengths, like
aerospace, energy, and health care. Equally important, we
will support new entrepreneurs who will grow the industries
of the future.

Housing

Tulsa will provide a wide range of housing sizes, prices,
and types. Home ownership options will include traditional
urban and suburban homes, as well as new housing types
like condos and lofts. There will also be increased demand
for a variety of apartments located downtown, in new
centers and along main streets.

Parks, Trails and Open Space

Most Tulsans will live within walking or biking distance

of a neighborhood patk or trail system. The PLANITULSA
plan will incorporate the city’s Parks Master Plan of 2009.
It will also address incorporating open spaces — waterways,
floodplains and open space — into the city fabric, and

how to continue being an innovator in storm water
management practices.

Revise the city’s zoning code so that it is easier
to use, explicitly allows a diverse range of mixed-
use building types, allows innovative automobile
parking solutions, and aligns development
incentives with over arching planning goals.

Create a redevelopment strategy that broadens
the range of housing options, creates new spaces
for different types of employers, and makes
efficient use of existing infrastructure. Such a
strategy includes collaborative partnerships between
the public and private sectors to ensure that vital
areas of the city become more sustainable and
socially and aesthetically vibrant.

Develop a new transportation strategy that

focuses on mending and improving Tulsa’s

network connectivity and supporting land use and
redevelopment strategies. This strategy includes
making better use of advanced transportation
modeling and information technologies to guide
investments. It also includes realigning planning
and infrastructure finance priorities and practices to
fund desired improvements.

Build upon the tradition of neighborhood and
small area planning in key areas to jump-start
priority projects and initiatives.

Cooperate on developing several key
PLANITULSA innovative building types as
demonstration projects.

Organize city planning and development
functions to implement the vision. Enhance
coordination of long range planning,
zoning administration, current planning,
infrastructure, capital planning, community
development and economic development
functions to move major projects and
initiatives forward.
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Capturing these hopes, dreams and aspirations for Tulsa’s future is
essential as we move forward in making our future vision a reality.
The Citizens’ Team, a diverse group of volunteers, developed the
following guiding principles. These principles serve as the foundation
for future planning efforts, and will ensure that the comprehensive

plan remains consistent with the vision.

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.

Business owners ate able to easily find adequate and
attractive space for expanding businesses into downtown,
along main streets, or in employment centets.

The city invests in the critical infrastructure
necessary to develop a robust and diversified economy.

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

TRANSPORTATION

A variety of transportation options 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.

The transit system is designed as a consumer good and
attracts people without a vehicle, as well as people who have
a vehicle and choose to use an alternative.

Employment areas are accessible to services such as child
care, grocery stores, restaurants, and other amenities.

COMMUNITY AND HOUSING
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Newcomers feel welcome to move to Tulsa,
find a home and join the community.

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

Tulsa has pockets of density to provide for a more livable,
pedestrian-friendly and cost-efficient community.

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

The arts as well as cultural and historic resources
are celebrated.

TULSA VISION- JULY 2010

EQUITY AND OPPORTUNITY

The disparity in life expectancy between areas of
the city is eliminated by addressing access to services
and public health issues.

Tulsa is a cohesive city where we have the ability
to create safe, healthy lives for ourselves and our families.

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

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

ENVIRONMENT

Tulsa becomes a leader in sustainability and efficiency.
Residents have easy access to parks and natural areas.

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

New buildings meet high standards for energy and
water efficiency and deliver high quality spaces and
architectural design.

PLANNING PROCESS

City planning and decision-making is an inclusive and
transparent process.

Once adopted, city-wide and neighborhood plans are
funded, implemented and monitored for performance.

Development and zoning policies are easily understood,
workable and result in predictable development.

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




The Vision of Tulsa’s Future

PLANITULSA

Our Vision
for Tulsa

Our Vision for Tulsa is one piece of the
Comprehensive Plan that is being developed
for the city through the PLANiTULSA
process. The vision lays out the concepts for
how a community will grow, how it will adapt
to changes, which parts should be preserved,
and how it will look and feel in the next
several decades.

PLANITULSA, Tulsa’s comprehensive plan
update process, has been the work of several
thousand people who love and care about our
community. Their input has been gathered in
public workshops, in stakeholder interviews,
and through public surveys.

As a result, this vision document reflects the
voice of Tulsans and will serve to guide the
next steps — creating a comprehensive plan
and implementation strategy.

THANK YOU VOLUNTEERS
AND PARTICIPANTS

While thousands of Tulsans have contributed
to PLANiTULSA, a volunteer Citizens’ Team
has worked closely with City of Tulsa staff,
community members, stakeholders, and

the consulting team to guide the process.
Citizens’ Team members have spent many days
reviewing analysis and findings, developing
the Guiding Principles, shaping the workshop
process, providing input on the scenarios, and
representing Tulsa’s diverse communities. Much
of PLANiTULSA's success is owed to these
leaders, who will continue to help shape the
vision, the plan’s policies, and implementation
steps.

Citizens’ Team members, Mayor Kathy Taylor,
and city staff standing on the hundreds of maps
created by the public at workshops throughout
the city. These maps were vital to the creation of
Our Vision (July 2009).

JULY 2010 - TULSA VISION |7




e Vision Ofr lulsa’s Future

PLANIiTULSA IS TULSA'S
COMPREHENSIVE PLAN
UPDATE PROCESS.

To determine what Tulsans want

for the city’s future, PLANiTULSA
gathered public input in workshops,
in interviews with key groups, and
in surveys. We want:

A vibrant and dynamic economy

The ability to attract and retain young people
An effective transportation system

A range of housing choices

Emphasis on preserving the environment
and increasing sustainability

A commitment to transparent, equitable
decision-making

Workshop participants discussing their ideas
for housing and employment locations and
transportation options.
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Linda Allen

What does Tulsa
Want.
for its future?

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 expect that decisions will be
made openly and fairly, and we are committed to maintaining a
healthy environment.




In May and June, Tulsans were asked to give feedback
on their favorite aspects of the four growth and
transportation scenarios. These were based on public
workshop and other forms of input gathered during the
PLANiITULSA process. Each scenario showed an
alternative future for Tulsa by varying different

factors related to economic development, planning,

transportation, infrastructure and other policy decisions.

PLANITULSA received more than 5,500 responses to a city-
wide survey that asked Tulsans to give feedback on their favorite
aspects of the four scenarios. The purpose of the survey was not
to choose a “winner”, but to get a sense of Tulsans’ broad
preferences for how the city should look and feel in the future.
There was substantial support for Centered City, which envisions
restoring downtown as the region’s center of housing and
employment. At the same time, New Centers was also popular,
with its focus on complete communities of single-family homes
in proximity to neighborhood centers with shopping and
community amenities. Finally, Tulsans were supportive of Main
Streets, and a renewed emphasis on making the city’s corridors
more pedestrian-friendly, transit-friendly, and livable.

Strong support for new possibilities — instead of continuing with
current trends — indicates a strong desire by Tulsans to change
direction. The survey results showed that while Tulsans continue
to want a strong downtown and revitalized main streets, we also
cherish the communities we already have. Over half of survey
respondents would choose to live in an existing neighborhood
rather than downtown or along a main street.

The vision is designed to reflect these diverse values and
preferences, and accounts for the best aspects of the most
popular scenarios: revitalizing downtown, reinvesting in Tulsa’s
corridors, preserving existing communities and building new
neighborhoods and centers.

Survey results and the original transportation and land use
scenarios are available at: WWW.PLANITULSA.ORG

POSSIBLE FUTURES

Four different land-use and
transportation scenarios were
presented to Tulsans in the spring
of 2009. They each represented a
different kind of future.

A. TRENDS CONTINUE

Depicted the continuation of current growth
and development trends, placing many new
homes outside the city and a diminished role
for downtown.

B. MAIN STREETS

Placed new growth along the city’s existing
corridors and downtown, creating a city of
more vibrant main streets.

C. NEW CENTERS

Placed new growth in new complete
communities and neighborhoods on
vacant land inside the city.

D. CENTERED CITY
Concentrated growth in and around
downtown and along the city’s inner corridors.
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Arts and entertainment are key to
attracting and retaining young people.

Cain’s Ballroom is a historic and nationally

known performance venue.
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Linda Allen

Otie

Have a Vibrant and 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 and 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 also want to expand and
make better use of our bike facilities and pedestrian networks
to connect our city.




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 and Provide Sustainability
Tulsans envision a city that is committed to and leads in
sustainability measures including: 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 trails. We want to preserve those assets for our
children, and where possible, bring nature and parks into the city
for everyone to enjoy.

Support Education and Learning

Tulsans want to encourage healthy lifestyles for our children
and families, in a city that is conducive to learning, with clean
air and water; safe routes to schools for walking and biking;
parks and open spaces for recreation; access to grocery stores
with healthy food choices; high quality public libraries; and
cultural resources and museums. Tulsans also want thriving
post-secondary educational opportunities, including community
colleges, vocational and technical training centers, colleges and
universities. Educational facilities require a high level of support
from public and private partnerships. The City of Tulsa partners
with educational institutions at all levels, including Tulsa’s three
independent public school districts (Tulsa, Jenks, and Union)

to plan and develop local improvements such as sidewalks,
streets and crossings, and public transportation. Just as schools
are included in planning decisions for residential and business
development, they should also be included and considered when
parks, libraries and other amenities are affected.

Our Vision for Tulsa recognizes the need for
an expanded range of housing options,
like apartments and condos - as well as
maintenance and revitalization of existing
neighborhoods.

Recreational assets like the River Parks
trail should be preserved, well-maintained
and expanded.

JULY 2010 - TULSA VISION |
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The Vision of Tulsa’s Future

The Tulsa
Vision Map

The vision map is an illustration of Tulsa’s
future, as shaped by PLANiTULSA participants
and stakeholders. This map depicts how
various key elements — such as future growth,
reinvestment along corridors, new centers and
neighborhoods, and a revitalized and vibrant
downtown — will function.

This map is a conceptual document, with no
force of law or regulatory function. Instead, it
provides ideas, direction and focus for crafting
the city’s land-use program, the comprehensive
plan, and transportation maps, and ultimately
the zoning code to implement them.

This map is the starting point for a discussion
about developing the comprehensive plan and

the policy and implementation steps that will
be needed.

Mapping Tulsa in a New Direction

Part of the process for shaping Tulsa’s new direction
is to create a map to point the way. Using the
guiding principles, workshop, and scenario
survey input, PLANITULSA developed this vision
map. It depicts Tulsa’s land use and transportation
future. Additional maps will be created as the new
comprehensive plan is drafted.

12 | TULSA VISION- JULY 2010

Vision - Legend
LAND USE TRANSPORTATION
Rail Transit
. Downtown N
M Streetcar
: e Genter ~ Frequent Bus
Employment-focused Center ) .
~ Bus Rapid Transit
. Employment Center /N Multi-Modal Corridors
' Neighborhood Center ~ Main Street
‘ Intermodal Hub ~ Commuter Corridor
@ Educational Institutions I Mutti-Modal Briage
B ks ~ Freight Corridor
Open Space “ Existing/Planned Expressways
\ Floodplain

J




The Vision of Tulsa’s Future

JULY 2010 - TULSA VISION | 13 I



e Vision ofr lulsa’s Future

KEY CONCEPTS FOR
STABILITY AND GROWTH

« Growth should be directed to places that
will benefit from an infusion of population,
activity and investment (Areas of Growth)

o Character preservation, reinvestment
and limited growth are the primary concerns
for stable residential neighborhoods
(Areas of Stability)

o  When growth occurs in stable residential
areas it should be focused in centers, in
activity nodes and near transit routes

« Regulations should encourage development,
yet maintain standards for appropriately
located density and urban design

« Public infrastructure investments will
improve the physical environment of the
City and stimulate private investment

o Growth in Areas of Growth connects residents
to transit, jobs and centers of activity, and
increases housing and employment
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Areas of Stability
and Growth

Tulsans have expressed a desire for change;

they also want to preserve and enhance the

best aspects of their city. This map is a conceptual
illustration of which parts of the city are likely

to change and remain the same over the life of
the plan. A more detailed and comprehensive
map will be developed as part of the Policy Plan
document.

The city’s primary areas of stability are existing single-family
neighborhoods, which are the heart of the Tulsa community.
Areas of growth are likely to be under-used land along corridors
and downtown and undeveloped land. Care must be taken

to ensure that reinvestment is well-integrated with existing
neighborhoods. Undeveloped land at the edges of the city
should be planned for complete communities that balance
homes, jobs, and amenities.

Areas of Stability
and Growth

Area of Stability
[ Areaof Growth




The Plan Chapters

Our Vision
and the New

Comprehensive Plan

Beryl Ford Collection

This vision guides the creation and
implementation of the comprehensive plan and
the strategic implementation steps. The city’s
current plan, which functions as a blueprint

for the CitY, was written in 1978. While it A view of the Tulsa skyline from 1972. Tulsa
has been ﬁ-equenﬂy updated and amended, has changed dramatically since the 1970's.
it is inadequate for the future Tulsans have

envisioned.

Each chapter of the new comprehensive plan
will cover broad functional aspects of the city.
While separated for organizational purposes,
each chapter is linked to support the policies of
others. For example, goals and policies in the
transportation chapter are coordinated with
land use, so parcels around a light rail station |
are zoned for housing, jobs, and amenities.

DOWNTOWN TULSA

The following pages outline each MASTER PLAN

chapter of the plan:

Detailed planning concepts for downtown Tulsa
have been developed on a parallel track with the

Land Use PLANITULSA process. The 2009 draft Downtown
Trans portat ion Tulsa Master Plan, pending adoption by the
TMAPC, will serve as a small area plan for the

Economic Development

Housing

. The PLANIiTULSA plan will not invalidate
Pa rks, Trails and Open 5 pace existing plans in the City. The plan will guide
future efforts and decisions, be they new
initiatives or updates, to these existing plans over
time.

city.
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Plan Chapter: Land Use

LAND USE BUILDING BLOCKS

DOWNTOWN
CORRIDORS

NEW CENTERS

NEIGHBORHOODS

EMPLOYMENT

16 |
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Plan Chapter

LLand Use

Tulsa’s future land uses are broadly organized
under five main building blocks. Building blocks
are a combination of land uses, urban design
concepts, and transportation elements that
provide a more complete description of city
environments than typical zoning-based land

use plans. They are the basis of Tulsa’s land use
categories and are used in the vision to describe
the kinds of places Tulsa will feature in the future.
They will cover a range of places, from the central
business district and Brady Village downtown, to
new neighborhoods with grocery stores and other
shops in east and west Tulsa. The five building
blocks include:

Downtown

Corridors

New Centers

New & Existing Neighborhoods
Employment

How We Get There

Tulsa will implement the new vision employing
the Strategic Plan. Several of the key land use
recommendations include:

* Revising Tulsa’s zoning and subdivision codes.

¢ Conducting neighborhood and small area planning
in targeted areas.

¢ Creating a viable redevelopment strategy.

e Initiating and completing several PLANITULSA
prototype buildings as demonstration projects.




Plan Chapter: Land Use

VISUALIZATION OF
BOULDER AVENUE

Downtown

Downtown Tulsa will be the place to see a concert,
go shopping, or have a night out on the town. A lot
of people also will work downtown, where plentiful
office space and a great transit system will make it
easy for employers to serve their clients, attract great Before
talent, and serve residents and visitors.

Adjacent to the central business district, the Brady Village will
provide flexible work spaces and loft housing, The University
of Tulsa, Oklahoma State University-Tulsa, and Langston
University will be connected to downtown via streetcar, making
it easy for students to get downtown for internships and on-
the-job training, Tulsa Community College Metro Campus
downtown will be easily accessible from around the city. The
OSU-Langston University village, just north of downtown will After
thrive as a student housing center, with mixed-use apartments,
shops and great night life. Downtown has many opportunities to develop
additional housing, employment, and amenities

Downtown also will be a popular place to live. Newly developed on vacant lots or surface parking lots. Additional
transit options will help tie downtown to the rest

housing will consist mostly of high density condominiums
of the city.

and apartments, often with pocket parks, fountains and plazas
nearby. Some of downtown’s buildings, including historic Art
Deco structures, will be restored as condominiums. People
living downtown will add to the street life and support a robust
restaurant scene. Shoppers and visitors from the suburbs will
come downtown and spend a day enjoying downtown’s parks
and fountains, as well as shopping;

It will be easy to get downtown by car or transit. For those

who drive, it will be a simple matter to park in one of the

many garages and then walk or take the streetcar to various
destinations. Commuters from outlying neighborhoods will
easily reach downtown via bus, bike, foot, rail or car. Downtown

will be the city’s main transit hub, where high-frequency bus and
rail transit converge. Restaurants and cafes are destinations for
visitors as well as people who live and work
downtown.
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Plan Chapter: Land Use

VISUALIZATION OF
PINE AND PEORIA

Before

After

Buildings in transit-oriented areas along major
arterials will be built up to the sidewalk and

generally range from one- to five-stories in height.

Corridors are pairings of land use and
transportation.
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Corridors

Corridors will stitch the city together, and they
serve as both travel routes and destinations. They
will serve local and regional traffic, but they will
also be places with jobs, housing and shopping
amenities. Tulsa’s corridors will be divided into
two main categories: high-capacity arterial streets
that support several travel methods such as cars,
bikes and transit, and lower-volume main streets
that serve neighbors and visitors alike.

Major Arterials

Major arterial streets with a variety of transportation options
will be the backbone of Tulsa’s transportation system. While
the majority of people will still travel by car, some arterials
will have dedicated lanes for buses, as well as for bicycles.
The urban design within arterials should be comfortable for
pedestrians, and the infrastructure will include sidewalks,
street trees, crosswalks and on-street parking.

The types of land uses along these arterials will vary. High-
speed and high-volume arterials usually attract only auto-
oriented businesses such as big-box stores, gas stations,
and drive-through restaurants. These types of uses, which
dominate many of Tulsa’s arterials today, will remain a part
of Tulsa’s urban fabric in the future. However, smaller-
scale businesses tend to thrive in more pedestrian-oriented
shopping districts. These areas typically will have wider
sidewalks, street trees, and parallel parking to provide some
separation between traffic and the pedestrian.

Pedestrian improvements are especially important at light

rail stations and other major transit centers, where higher-
density employment, mixed-use housing, retail, services, and
other uses are clustered together. These areas will be carefully
selected to maximize benefits to the transit system and the
surrounding neighborhoods. A good example of such an area
is a large hospital campus, which may have higher density
housing nearby for employees and some retail shops. Buildings
in transit-oriented areas are typically built up to the sidewalk
and generally range from one- to five-stories in height.




Main Streets

Main streets represent some of Tulsa’s most interesting and
lively streetscapes today, and will continue in the future.
They will serve surrounding neighborhoods, and also will
attract visitors to cafes, shops and eateries — lending each
main street its own unique flavor and vibe. Traffic travels
slower on main streets than on arterials, and they will have
fewer lanes. It will be easy to park once on the street or in
a shared parking lot, then walk to destinations. The walking
environment will be pleasant, with wide sidewalks, street trees,
benches, and other pedestrian amenities.

In older parts of the city, main streets will serve as linear
neighborhood centers, where grocery stores, restaurants,
and other local-serving businesses are located. Because they
also tend to specialize in different types of businesses, such
as dining, galleries, or apparel, they will continue to attract
visitors from around the region.

Buildings along main streets will typically be built up to the
sidewalk, and generally range from one- to three-stories in
height, but can be taller, depending on the urban design plans
for an area.

Lively sidewalk cafes are an essential part of any thriving main street.

Plan Chapter: Land Use

Daniel Jeffries

CORRIDORS AND
EXISTING NEIGHBORHOODS

Regardless of type, most of Tulsa’s corridors
have existing single-family neighborhoods close
by, so the heights of buildings and kinds of
activities in them must be carefully considered.
The overarching goal of corridors within the
PLANITULSA vision is to make the most of the
city’s transportation facilities while preserving
and enhancing surrounding communities.

Shops along Greenwood Avenue provide
examples for how new main street areas in
Tulsa could look.

The Brookside area is an important main
street area, serving both the neighborhood
and visitors from around the region.
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EXAMPLES OF POSSIBLE
CORRIDOR REDEVELOPMENT

New Centers

While Tulsa’s downtown will be a primary
housing and employment center of the city
and the region, new centers will develop

as additional employment, shopping, and
entertainment clusters.

Tulsa’s new centers will be designed to provide people with
access to many goods and services in a relatively small area,
which will make it easier to make just one trip. They also will
New centers will arrange jobs, housing, be designed to support the regional and local transportation
and amenities so it is easy to walk from systems, since people can drive, take transit, walk or bike where

one to the other. they need to go.

Tulsa’s new centers will include a range of different uses,

from large-scale office, medical or other employment clusters,

to regional retail, entertainment and recreational facilities. They
will be served by frequent bus or light rail transit and include
shared parking facilities for those who drive. As primarily
pedestrian-oriented places, they will be designed with paths and
connections that make it easy to walk and bike. New centers will
feature plazas and parks, as well as retail shops and services so
people can run errands without having to drive elsewhere. Where
appropriate, some new centers will include mixed-use housing of
moderately high densities.

Employment centers could include
hospital campuses or large office Places such as hospitals, office buildings, and other enterprises

complexes with consolidated parking with many people in one place will be a natural fit for pedestrian-
areas and access to transit.

friendly, mixed-use centers. Warehousing, transportation
businesses, and large-scale manufacturers may not be as well
suited to these areas due to their unique transportation and
floorspace needs. Those employment uses will be addressed
separately in the comprehensive plan.
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EVOLUTION OF CENTERS
3 POTENTIAL NEW CENTERS

/

O

EASTGATE METROPLEX FUTURE VISION

Under the vision, this area will continue to develop as an
employment center and will be enhanced with retail, amenities,
and transit service to downtown.

Northland: The Northland area is located at 36th
Street North and Peoria Avenue. Nearby is the
Tulsa Technology Center, Hawthorne Elementary
School, and Northland Center, one of Tulsa’s
original shopping malls. Under the vision, this area
will be better served by frequent transit services

in both directions on Peoria and to downtown. It
will accommodate additional mixed-use housing,
retail, and services along 36th Street North and
Peoria to support activities at the new University
of Oklahoma-Tulsa Specialty Clinic. The
Comanche Apartments could be redeveloped with
a well-connected street pattern, a neighborhood
park and a mix of single-family homes and
apartments and condominiums. The area’s schools,
Walt Whitman and Hawthorne Elementary, will be
better integrated with the neighborhoods, allowing
students to walk or bike to school.

Eastgate Metroplex: The Eastgate Metroplex, at
East 21st Street and South 145th East Avenue,
currently is an employment center, having been
converted from a retail shopping mall. Under the
vision, this area will continue to develop as an
employment center and will be enhanced with
transit service to downtown and neighborhoods
in between. Retail, grocery and other services will
be added to the office and other employment uses,
transforming the area into a mixed-use center.
Surrounding vacant land will provide space to
develop new homes in a compact, pedestrian-
friendly community that is predominantly single
family, but also includes some townhomes,
apartments and condos. These new neighborhoods
will expand the range of transit-accessible housing
options for people who work in the area, or along
Garnett Road or East 21st Street.

Southwest Tulsa: The Southwest Tulsa area is
centered near the intersection of Southwest
Boulevard and West 41st Street, on the west

side of the Arkansas River. This area includes
RedFork Main Street, Tulsa’s first participant in
the national Main Street Program. The community
is rich in local history and was the focus of
planning and revitalization efforts before the
PLANiITULSA process. The focus of this area will
be to accommodate new development and some
infill housing while maintaining the character

of the neighborhood. Under the vision this
neighborhood will evolve around its historic main
street along the northern stretch of Southwest
Boulevard and West 41st Street. It boasts many
opportunities for reinvestment and small-scale
infill development that will complement historic
structures. The surrounding neighborhoods
would be enhanced with bike routes and
pedestrian improvements.
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New residential neighborhoods will consist

mostly of single-family homes.

The Village at Central Park is an example of

how new neighborhoods can
provide a range of housing options.
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New Residential Neighborhoods

New neighborhoods will combine the best aspects
of Tulsa’s single-family neighborhoods — spacious,
quiet and affordable — with nearby retail and
services, accessibility to jobs and a range of housing
types from which to choose.

In keeping with Tulsa’s tradition of single-family
neighborhoods, new neighborhoods will mostly consist

of individual homes. These areas also will include some
townhomes and two- or three-story condominiums or
apartments with some shops, services and a central park

or green nearby. Small-scale apartments or condos can be
designed to blend in with single-family neighborhoods or
along their edges. Churches and schools will continue to be
important parts of Tulsa’s community and culture, and new
neighborhoods will be designed so residents can easily reach
them on foot, by bike or car.

The key aspect of a new neighborhood will be accessibility,
both within the community and to the city’s overall
transportation network. Streets will not necessarily have to be
laid out on a grid, but should provide a variety of routes and
include bike lanes and sidewalks. Connectivity will be important
to prevent local traffic from overwhelming nearby streets.

New neighborhoods will usually be organized around a town
center where grocery stores, retail shops, and services are
located within a short walking or driving distance. Civic spaces
such as parks, plazas and squares can also be included. These
areas are served by frequent bus or rail transit, making it easy to
stop at the store on the way home.




Existing Residential Neighborhoods

Tulsa’s original single-family neighborhoods will
continue to be among its most vital assets. They will

be preserved in this new vision, and where needed,
revitalized. New infill development will create a sense
of place by encouraging development of buildings,
structures and landscapes that are in harmony with the
character of the neighborhoods and are appropriate

to the context of the location in form, rhythm, scale
and proportion.

Nearby main streets and major arterial streets will be enhanced
with sidewalks, bike lanes and better transit service. These
corridors will also provide shops, restaurants and other amenities
within walking distance of homes.

In areas of historically significant — but underserved —
neighborhoods, there will be reinvestment and improvements.
The city’s reinvestment programs will help homeowners improve
houses and apartment buildings by providing funds or assistance
to upgrade windows, install additional insulation and make other
repairs. Parks, schools and churches will continue to be important
community assets, and will be protected and maintained. With
walking and biking investments and improved neighborhood and
school design, school-aged children will be able to walk to and
from school, as they did for much of Tulsa’s history.

Employment

Employment areas contain office, warehousing, light
manufacturing and high tech uses such as clean
manufacturing or information technology. Sometimes
big-box retail or warehouse retail clubs are found

in these areas. These areas are distinguished from
mixed-use centers in that they have few residences and
typically have more extensive commercial activity.

Employment areas require access to major arterials or interstates.
Those areas, with manufacturing and warehousing uses must be
able to accommodate extensive truck traffic, and rail in some
instances. Due to the special transportation requirements of these
districts, attention to design, screening and open space buffering is
necessary when employment districts are near other districts that
include moderate residential use.

Plan Chapter: Land Use

Building blocks include existing
neighborhoods, which are some of Tulsa’s
most treasured assets.

The city will direct reinvestment programs to
assist homeowners in repairing their homes.

Improvements to existing neighborhoods
will include sidewalk and bike route
improvements to better connect them with
main streets and corridors.
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Tulsa already has examples of new high-
efficiency buildings, which will serve as

valuable models for future development.

Development in Tulsa’s Pearl District may include
stormwater management systems that also serve

as water features.
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U.S. Green Building Council

Sustainability and Design

In addition to the look, function and feel of Tulsa, the
Land Use Chapter also addresses energy efficiency,
design and the future urbanization of the city.

Efficient Building Design

New buildings in Tulsa will be designed to be more energy
efficient and have a lighter touch on the environment than those
of today. Buildings should be designed with Tulsa’s climate in
mind, to make use of passive solar heating during the winter,
energy-efficient cooling in the summer, and efficient lighting
year-round. Many new homes should include sustainable
features, such as solar water heaters, non-toxic building
materials, and solar energy systems, where applicable. This
approach to energy savings and design will help create buildings
that are less costly to maintain.

New Neighborhood and Center Design

Tulsa should ensure that new places — neighborhoods or
employment areas — also are designed with sustainability in
mind. Good street connections, with sidewalks, bike facilities,
and other transportation options will be encouraged. Transit
centers are near the core of each center, thus connecting them
to the rest of the city. New and existing neighborhoods may
also benefit from innovations in local- and district-wide energy
systems that use geothermal, biomass, or other sources.

Growth and development strategies that embrace sustainable
practices will yield financial benefits as well. Well built compact
communities will be more fiscally sustainable by reducing
maintenance costs and reducing waste over the long term.




Tulsa’s Fenceline -
L Legend

‘ Fence Line

Tulsa City Boundaries

Urbanization and Annexation

Unlike many cities that are not constrained by available land, Tulsa
will be dedicated to making the most of each new neighborhood
and center before expanding the urban realm. The city has

about 31,000 acres of vacant land already within its boundaries.
The Tulsa Metropolitan Utility Authority is charged with the
management and planning of urban services, and analyzes the
costs and benefits of service extensions and annexations. This
rigorous process will be continued.

New urban areas should provide an adequate and diverse supply
of housing types, convenient retail, services, and employment
areas, and seamless connections, including bicycle paths and transit
options, with the city’s transportation network.

Tulsa should regularly monitor its need for employment and
housing, ensuring that new land is annexed in an orderly manner.
While this sometimes can be a contentious process, it is important
to make the most of public dollars and to ensure that new
annexations serve the city effectively. Through new policies, the
city should develop and implement a clear and predictable process
to bring new areas into the urban fabric.

Plan Chapter: Land Use

ANNEXING NEW LAND

In 1966, the city of Tulsa began to annex a
“fence line” — a strip of land about 100 feet
wide — that extends from the city limits into
unincorporated areas . Technically, the fence
line is a ribbon of incorporated land and
currently encompasses about 20,000 acres. It is a
form of reserve for future growth, and prevents
annexation by other cities.

These areas will eventually be fully incorporated
by the city. While PLANiTULSA does not
envision a growth management boundary,

new annexation areas should be planned with
sufficient infrastructure to support mixed-use
new communities that will blend seamlessly
with the rest of the city.
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Plan Chapter
Transportation

Tulsans will have a wide variety of
transportation choices for getting around
town. Those who live in neighborhoods near
the city’s major boulevards will be able to
drive, bike, or catch a quick and reliable bus or
streetcar to just about anywhere. The network
of transit options, large arterials, pedestrian-
friendly neighborhoods and employment
centers will result in one of the safest, most
efficient transportation systems in the country.
Commuters will spend half as much time
delayed in traffic as they did in 2009, with
most trips to work being as short as

10 minutes.

The transportation chapter will address:

Network Connectivity
Walking and Biking

Transit 4 N
ranst . Transportation - Legend

Highways and Freight

Smart Parking AV Rail Transit

M Streetcar

N Frequent Bus

~ Bus Rapid Transit
Multi-Modal Corridors

~ Main Street

~ Commuter Corridor

I"""" Multi-Modal Bridge

NS TFreight Corridor

.‘.‘ Multi-Use Trail

'..' Bicycle Trail

»"%? Hiking Trail
“ Existing/Planned Expressways
B parks

Open Space
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NETWORK CONNECTIVITY

Disconnected streets discourage through traffic
and can create more privacy, but discourage
walking and biking, create longer car trips, and
increase traffic in adjacent arterials.

Tulsa’s new street systems will use connectivity
and traffic calming to get the best of both worlds
— quiet neighborhood streets with

good accessibility.

Safe and efficient transit modes combined
with appropriate land uses will increase
transportation options for all Tulsans.
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Network Connectivity

Tulsa’s new streets will be designed to reinforce connectivity
within and throughout the city. Connected streets decrease
traffic on adjacent arterials, shorten distances, and improve
conditions for walking and biking, Disconnected streets may
enhance privacy and discourage through traffic, but they also
hinder walking and biking, and create longer car trips. Tulsa’s
new street systems will use connectivity and traffic calming to
get the best of both worlds — quiet neighborhood streets with
good access and connectivity.

Walking and Biking

Among the biggest changes that will take place are thousands
of small but important improvements to the city’s walking
infrastructure. Many neighborhoods, which today are
dangerous places for all pedestrians, will be improved with
safer sidewalks, better-designed intersections, and other
features that alert drivers to pedestrians. The city will continue
to develop and expand its network of paths and trails. Bikes
will be a popular way to get around town when the weather is
nice. Bicyclists may make up a significant percentage of travel,
especially for the short one- to two-mile trips.

Transit

Downtown, nearby university districts, new centers, and the
city’s main streets and multi-modal arterials will be some of the
most intensively walked parts of the city. They will also be the
most transit-rich, with frequent bus, streetcar, and rail transit
service within a couple blocks of most homes and businesses.
Commuters from Southeast Tulsa and Broken Arrow will have
quick and easy access to downtown on a commuter rail line.
There will be an emphasis on making transit an easy, pleasant,
and competitive transportation option. Initially, Tulsa will
invest in two or three key corridors with frequent bus service
to downtown from North and East Tulsa. Over time, key
housing and employment developments will add riders, and
enhancements will spread throughout the city.
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Highways and Freight

Investments in walking, biking, and transit will help the city
grow while minimizing traffic congestion. Tulsa’s investments
in a variety of in-town transportation options will help
prevent the region’s highways from becoming congested as the
city grows. These highways will serve regional travelers and
freight trucks, which should not have to compete with local
commuters. Freight travel and distribution will be improved
through strategic investments to disentangle freight and local
traffic. Freight routes, which historically were routed through The unencumbered movement of
downtown, will be shifted to the Gilcrease Expressway freight will continue to be crucial to
Extension. This will alleviate help prevent congestion and Tulsa’s economic prosperity.
deliver goods to a major industrial and warehouse area just east
of Tulsa International Airport. The multi-modal facility will
revitalize Tulsa as a major regional freight hub, and breathe
new life into the local manufacturing industry.

Smart Parking

While transit, biking and walking are important pieces of the
transportation system, Tulsans, generally, will still own and
drive cars. The city’s approach to parking will make optimal
use of the land along main streets, downtown, and in new
centers to better support pedestrian-friendly places. New
centers, downtown and other gathering places will be served
by parking districts, which provide just the right amount of

parking capacity. Offices usually do not need parking spaces
Parking garages may be phased in over time
as an area develops. Mixed-use parking

uses can share the same spaces over the course of the day. garages with retail on the ground floor blend

New development will no longer be required to provide large in well with their surroundings.

in the evenings, when restaurants and residences do, so these

amounts of on-site parking for the one or two days a year it is

used, but will be able to use public spaces already on the street
and public lots or garages that serve many businesses. This will
not preclude builders from including additional parking on-site,
but lower minimums will allow the marketplace to determine
how much parking is needed.
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How We Get There

Tulsa is well positioned to forge this transportation
vision. The city’s street grid, highways and rail

lines provide an excellent base on which to build a
future with more options for getting around town.
Designing new transportation infrastructure in
concert with thoughtful land-use decisions will
create a sustainable transportation system for future
generations.

The process will begin modestly, by acknowledging

that transportation defines communities. In the

Main streets should be attractive same way that roadways spur development today,

;"rfjrszt'sr;?egla;afkm;h wide sidewalks transit options and ‘living’ streets designed for the
pedestrian help create an urban experience that

attracts new businesses and young people in the 21st

century economy.

Tulsa will implement this new vision and create
sustainable communities by:

* Redesigning key streets into main streets and
corridors with many transportation options.

* Revolutionizing freight commerce by building a

In addition o on-street parking, shared state-of-the-art facility that combines rail, truck, barge

lots in centers and main streets can be and air cargo.
located behind buildings. . .
* Using new technology that helps traffic signals better

manage transit and cars.

¢ Implementing real-time travel information systems that
alert drivers and transit riders to congestion or delays.

* Redesigning streets to foster transit choice, to be
context sensitive and to sustain neighborhoods, local
businesses and the environment.

* Forging funding partnerships that reward the private
sector for building sustainable projects that complement
walking, biking and transit.
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CONTEXT SENSITIVE SOLUTIONS

Tulsa’s new approach to streets will incorporate

Context Sensitive Solutions (CSS) is a planning Context Sensitive Solutions. This increasingly-
b en — o popular technique ensures that a continuous
process by which transportation projects are length of road provides adequate vehicle

designed to serve all users and meet the needs capacity while supporting surrounding land
of the community and environment throush uses. Many of the world’s greatest streets and
W 8 boulevards feature this type of design, and they
which they pass. Traditionally streets have been have endured both as important corridors and
. laces for people to live, work, and play:
designed to have the same layout throughout B P
their length. CSS adapts the lanes, parking and
sidewalks to meet the needs of the surrounding

area, while accommodating the traffic flow.

ONE SIZE DOES NOT FIT ALL - Streets should respond to the land use around them.
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TESTING INNOVATIVE
BUILDING MODELS

The PLANiTULSA team collaborated with
builders, financial institutions and stakeholders
to create several innovative building models
for Tulsa. These models exemplify the mixed-
use places that were popular in the public
workshops. They combine housing, retail, and
employment uses and use innovative

parking techniques.

The models were calibrated with realistic
financial and construction cost assumptions
gathered from local builders and financiers.
These will serve as guides for proposed changes
to Tulsa’s zoning code, and will provide
examples for developers on how to help make
the vision a reality.

Mixed-use residential
model with parking on the ground floor
behind a ground-floor retail space.
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Bob Smith

The BOK Center is an important catalyst for rebuilding downtown's
regional profile.

Plan Chapter
Economic Development

How Tulsa’s future is shaped will depend a great
deal on its economic prosperity. Tulsa will need

a vigorous and strategic approach to economic
development. It must be coordinated with policies
on land use, housing, transportation and the
factors that affect residents’ quality of life like
parks, open space, and education. While we can
improve our economic fortune by focusing on our
strengths, like aerospace, energy, and health care,
we must also support entrepreneurs and emerging
small businesses, who will grow the industries

of the future. Recent increased coordination

by the city economic development department
and Tulsa’s chambers of commerce have seen
important gains in all areas of the city. This
coordination should continue to be a focus in

the city, with renewed emphasis on a unified city
development group that advocates projects and
programs in conjunction with the city’s chambers
and makes available a complete package of tools
to support economic development negotiations.
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How We Get There

To achieve this economic future, Tulsa’s public- and
private-sector leadership will need to align interests
and embrace partnerships that can:

* Pursue business retention and recruitment
efforts that build on existing and emerging

. Redesigned “big box” model on a major
industry clusters.

corridor with additional employment uses

c . . and shared parking.
¢ Stimulate aggressive redevelopment in downtown,

town centers, corridor and existing industrial areas.

* Expand existing business ventures, recruit new
ones, develop a more vibrant, sustainable downtown
and new centers.

* Create an environment that welcomes new ventures,
particularly those generated by the creative class.

¢ Strengthen workforce development programs and
partnerships with higher educational institutions.

* Enhance connections among higher education

research and programs, private business and The city should help strengthen

pUth agencies. partnerships between employers and
educational and training institutions.

* Improve the quality of all public schools,
through planning, strategic partnerships, and
neighborhood revitalization.

* Ensure that the city captures its share of regional
job growth, about 40,000 new jobs.

e Stimulate job growth in target cluster industries,
such as health care and aerospace, which provide
good wages and that are expected to grow.
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TULSA'S FUTURE HOUSING
DEMAND BY TYPE OF UNIT

35,000 —
30,000 —
25,000 —

20,000 — E
15,000 —
<1 80
0

Single- Cottageor Condo or New condominiums and apartments will provide additional options for
Family Townhome Apartment smaller households, young people, and empty nesters.
Based on the forecast used for the PLANiITULSA Pla n Chapte r

process, the demand for single-family homes N
with about 31,000 new s needed. Domind Housin g
for multi-family units, such as apartments and
condos, will be about 13,000 units. About 4,000 A newcomer to Tulsa in the future will have a
R e necded. wide range of housing choices, from beautiful
early 20th century homes, to classic suburban
neighborhoods. Most of Tulsa’s housing

stock will consist of single-family homes in
neighborhoods, but will include a broader
range of apartments and condominiums

in downtown, along corridors, and in new
neighborhoods and centers. Young families
will be able to find townhomes and traditional
detached homes in new neighborhoods, all
within walking distance of schools and parks.
Empty nesters, looking to downsize to smaller,
more manageable homes, will also have

many options.

Affordable, single-family housing remains a
top priority for Tulsans.
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How We Get There
Tulsa should take several key steps
to create this variety of housing options:

Promote Balanced Housing

Types and Affordability

The city should encourage constructing a variety of
housing types and costs for both renters and owners.
These housing types will include some similar to
those already developed in Tulsa, such as single-family
homes or apartments, but also some that will be
relatively new for Tulsa, such as mixed-use residential
or urban townhomes. The growing number of smaller
households, such as empty nesters and young single
people, means there will be more demand for one-
bedroom homes, studios, and downtown apartments.
Energy efficiency will be at a premium, and most

new buildings will be designed to require much less
intensive heating and cooling equipment than today.

Preserve Tulsa’s Existing Housing

The largest stock of Tulsa’s housing was built over
the 20th century, long before the PLANITULSA
process began. Established neighborhoods, beloved
by Tulsans, have provided a strong foundation for a
thriving city. Some areas have suffered from decline
or neglect, though, and the City will work to revitalize
those neighborhoods. Currently, the City has a large
supply of existing homes affordable at the low and
very low income levels. Areas such as North Tulsa
will benefit from reconstruction, rehabilitation, and
weatherization programs. The City needs a special
team to streamline the design and permitting process,
and identify matching funds from weatherization and
energy efficiency programs to assist in paying for
upgrades through low-interest loans or grants.

Facilitate Urban Living Downtown

Tulsa’s downtown provides the best opportunity

to provide new urban homes to those Tulsans,
including transplants, who will seek city-style living.
The PLANITULSA workshops found that nearly
one in five Tulsans, including young people, empty-
nesters, and retirees, want to live in a pedestrian-

friendly downtown close to work, shops and nightlife.
Tulsa’s large supply of under used historic office
buildings is uniquely suited for reuse as flats and
condominiums. Downtown’s many surface parking
lots can be converted to mixed-use residential

and office buildings, with expanded underground
parking facilities shared by commuters and residents.
Downtown Tulsa, while not everyone’s preference,
will be a more lively and animated place at all hours of
the day, thanks to the many people who will live here.

Prioritize Transit-Oriented

Development on Key Corridors

For those who want to have easy access to transit
but don’t necessarily want to live downtown, Tulsa
should embrace transit-oriented development (TOD)
along key bus, light rail, and streetcar corridors. TODs
include a balance of housing and other uses around
key transit areas. These developments are more
compact than typical single-family neighborhoods
and provide homes in mixed-use buildings, multi-
family buildings and townhomes. They are designed
to blend in with neighborhoods that surround them,
and provide them with shopping, services and other
amenities within walking distance.

Promote Housing for Tulsa’s Students

One of Tulsa’s major priorities will be to partner with
higher education institutions to attract and retain
students. Our premier colleges and universities can
work with the city to find ways to develop quality,
affordable student housing. These will be primarily
rental apartments, flats and dormitory houses
located on or near campuses. Campus villages with
restaurants, cafes, and entertainment will provide fun
places to meet friends or go out for a night on the
town. School, home, and nearby shopping, services,
restaurants, and other campus amenities will be
accessible by transit, bike or foot. Direct access to
downtown’s employers will be available via transit,

so students can easily get to on-the-job training or
internship programs.
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Plan Chapter

Parks, Trails and
Open Space

Tulsa’s park system will be hailed as one of the
most extensive and heavily used in Oklahoma.
Most Tulsans will live near a neighborhood
park and will be able to walk or bike there.

sy owWe Get Ther
communities around them. Parks and schools are today and will continue to be important
gathering places in neighborhoods around the city. Schools
will be able to coordinate with the city’s parks department to
combine daytime playgrounds, pools, sports fields and other
amenities with their own facilities.

Downtown, as a thriving urban center, will have parks
strategically placed throughout the area for daytime workers,
residents and visitors to enjoy. Careful planning will ensure that
small pocket parks are surrounded by mixed-use residential
buildings that will provide “eyes on the park” during evenings
and weekends. Families will make great use of new parks with
fountains and water features, which can serve as a unique
gathering place for kids and adults alike.

Concerts at River Parks attract visitors to Tulsa’s natural environments — waterways, floodplains and
the city and provide Tulsans of all ages

: I open space — provide a break from the hustle and bustle
with entertainment.

of living in an urban environment. Tulsans are proud of our

natural landscapes, and in the future we will have even more
to celebrate.

Instead of cordoning off natural areas, Tulsa will integrate them
into the fabric of city life and urban design. Developers will
recognize that their projects are more valuable when people can
easily reach open spaces from home or work. Schools will have
partnerships with the city parks department to create outdoor
learning programs, clean-up projects and recreational camps.
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Plan Chapter: Open Space

Tulsa’s relationship with the Arkansas River will be strengthened
by a deliberate strategy to connect downtown, River Parks and
other neighborhoods with trails, plazas and parks. The River
Parks system, which was developed prior to PLANITULSA,

will continue to be a major regional attraction and will grow as

a bike and pedestrian transportation corridor for those who
work downtown.

The Village at Central Park represents an

PLANITULSA and the Parks Master Plan of 2009 example of integrating new housing with
Concurrent with the PLANITULSA process, Tulsa is outdoor amenities.

developing a new Parks Master Plan, with a targeted completion
date of 2010. This plan will provide a clear vision for the park
system and will establish an important strategic direction for
the future. PLANITULSA supports the parks master planning
effort and will integrate the goals, results and actions into the
over arching PLANITULSA vision.

Nature in the City

Natural areas should not just be found in the hinterlands.
Tulsa’s urban areas will be threaded with trails and green spaces
that provide shade and respite. These amenities will reduce the
urban heat island effect, which raises temperatures in the city
when heat is absorbed by pavement and rooftops. Floodplain
and stormwater management will also continue to be an

important tool for creating and preserving natural resources in Preserving Tulsa’s natural environment is

the city. Tulsa will continue to be a leader in this field and will Important fo'r fu'Fu!re gen.er.atlons. Creating
new and maintaining existing open spaces

within the city offers Tulsans access to
designed to capture and treat storm water in rain gardens or nature and can help to offset the urban

similar facilities that double as landscaping; heat island effect.

also develop further innovations. New developments will be

Regional open spaces, such as the Turkey Mountain Urban
Wilderness Area, Mohawk Park, the Arkansas River, and other
areas will be protected from development and enhanced with
trails and paths so that the entire community can enjoy them.
The Arkansas River will continue to be improved and preserved
by stormwater management and pollution control efforts,
making it a valuable regional attraction for fishing, kayaking,
canoeing, and other water sports.
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Matt Moffett

How We Will Achieve
Our Vision

While creating the vision is a critically
important step, effective implementation

will be the measure of its success. How will
Tulsa make the vision a reality? Which policy
changes and strategic investments will be the
most important?

Several over arching, big-picture changes need to occur
as Tulsa transforms this vision into reality:

Remove Barriers to Desired Actions
Sometimes change occurs only when we consider and approach
things differently. For Tulsa, this means ensuring that the easiest
path is the right path. Tulsa’s land-use program and enforcement
regulations must be driven by the goals they are meant to achieve.
Owners, for example, must be able to determine easily and
efficiently how property can be developed. Variances should be
granted rarely if allowed uses are clear and support a community
vision. When something supports the vision — such as filling a
key niche along a main street or reusing a vacant building — it
should be encouraged.

Coordinate Public Investments

Infrastructure investments, particularly in roads, mass transit,
water, and sewer systems, have a tremendous impact on how land
is developed. The city will need to realign its public investments in
infrastructure, planning, and other basic functions of government
with the strategies outlined in the comprehensive plan. This means
ensuring that underdeveloped land within the city is served by

the infrastructure it will need to accommodate new businesses

or homes. New infrastructure for communities on undeveloped
land should be extended in a coordinated way — avoiding costly,
ineffective and unattractive “leapfrog” development.




Create New Strategic Partnerships

Finally, the city will need to think differently — and creatively
— about new strategic partnerships and initiatives with key
stakeholders. Among the primary stakeholder groups are
educational institutions, including public school districts,
universities and colleges, and other public and private schools.
This initiative could include collaborating to develop college/
university campuses supported by vibrant mixed-use areas, and
working with primary and secondary schools to ensure students
can safely walk or bike to school. The city also

can continue to partner with Tulsa’s major foundations

and philanthropic organizations as well as the chambers of
commerce to support projects and investments to diversify
the city’s housing choices, expand the employment base and
cultural offerings, and accelerate the pace of neighborhood
redevelopment.

Plan for Action

Each of these initiatives represents a change in the way the

city does business. The planning process will not end with

the vision document, but instead must be fortified with key
objectives and implementation steps. Long-range plans take
time to implement, but they will languish if substantive
progress does not occur soon after adoption. Plans at the

city and neighborhood levels should be aligned with a capital
improvement timetable, and where possible, innovative projects
should be used to jump-start community momentum.

Tulsa has the opportunity to use the PLANITULSA process
to reframe the way it plans, invests and collaborates with key
stakeholders and communities to achieve on the ground results.
This means setting high-impact, achievable goals, both for city
departments and the community. For example, the city should
ensure that land development approvals can be more swiftly
and easily completed in Tulsa than in competing communities
— then implement a process to make it possible. Through
defining such performance measures, the city will find ways to
reshape itself to deliver on PLANITULSA’s greater objectives.
The residents of Tulsa have shown we believe our community
can be a better place. Now we look to our public and private
leaders to lead the way.

Linda Allen
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Specific implementation strategies to reshape fundamental
aspects of Tulsa’s approach to land use, transportation, and
economic development will build and sustain the vision.

Step 1: Revise the Zoning Code
Realigning the city’s zoning code with the new
comprehensive plan is a critically important step.

A zoning code is the enforceable policy behind the
plan’s recommendations and guidelines. For every new
development, the zoning code addresses the most
pertinent details, from required parking to building
height. Most zoning codes, like Tulsa’s, are designed
to protect people and to prevent harm. While this

is important, it is just half of the whole picture. A
complete zoning code protects from harm and helps

a developer understand community priorities for a
particular location and how to build successfully there.

Tulsa’s zoning code should:

Be Easy to Use

Overall, the zoning code should be a user-friendly
document that clearly and logically explains how the
regulations meet the plan’s goals. A developer should
be able to determine easily how to develop a piece
of property. The need to seek variances, planned
unit developments, and other exceptions should be
minimized, and the zoning approvals process should
be short and easy to navigate.

The zoning code should include diagrams and
illustrations to explain concepts, such as preferred
parking layouts, building heights, and whether upper
stories should be stepped back from the street. But it
also should not over-regulate, so that a designer can
create a building that meets the needs of the users and
the community.

TULSA VISION- JULY 2010

Allow More Diverse Building Types

The PLANITULSA workshops showed significant
support for a more diverse range of buildings and
places, in particular, mixed-use developments that
combine homes, shops and businesses. Generally,
Tulsa’s current zoning code prohibits mixed-use
developments by right, except downtown, along
corridors, and in special discretionary planned
development zones. These special zones require
approval, and provide no certainty for developers

or neighbors. In short, the current system has

it backward. To accurately reflect what Tulsans
requested through the PLANITULSA process, the
zoning code should explicitly define and allow these
kinds of places, particularly along corridors and in
new neighborhoods and centers. Expanding the range
of possible building types will be crucial to meeting
the city’s economic development and housing goals as
defined in the vision.

Enable Innovative Parking Solutions

Like much of the country, Tulsa requires developers
to provide more parking than is often necessary. In
many urban neighborhoods, an emerging paradigm
provides parking as a form of public utility. Parking
district management, as it’s called, considers how
much parking will be needed along a main street, in
a new center, or shopping area, and then seeks to
meet that demand with on-street spaces and pooled
parking facilities, all within walking distance. Instead
of burdening each property with high parking
requirements, this approach allows the market to
determine how much to include on site. In places such
as Brady Village, Brookside and Cherry Street, the
benefits would be immediate.




Align Development Incentives with Goals

Cities commonly offer density, height increases or other
bonuses to encourage excellent development practices and
design. Tulsa should incorporate similar incentives that

are linked directly with the comprehensive plan goals and
objectives. The city’s zoning code should be another tool that
facilitates the kind of development outlined in the vision and
comprehensive plan. Bringing plan policy and implementation
tools together will be a crucial strategic step.

Step 2: Create a Redevelopment Strategy
Tulsa has the opportunity to forge a redevelopment

future revolving around its downtown, urban corridors, defunct
industrial sites, new town centers and currently struggling urban
neighborhoods. Redevelopment should broaden the range

of housing options, create new spaces for different types of
employers, and make efficient use of existing infrastructure.
Collaborative partnerships between the public and private
sectors will ensure that vital areas of the city become more
sustainable and socially and aesthetically vibrant.

Build on Existing Assets

Tulsa has experienced a range of successful projects in the
central city that lend support for more ambitious efforts. Recent
examples include the BOK Center, Drillers’” Stadium, the
adaptive re-use of several historic buildings that have reinforced
the promise of urban living (e.g., the Mayo Building, Mayo
Hotel and Lofts, Philtower, and the Tribune Lofts).

Tulsa has an abundance of land in and near downtown that

is currently under used and a number of vacant buildings.
These structures can all be reused in new ways to help rebuild
downtown’s role as the regional center. Tulsa is also well-
positioned to learn from the experiences of other cities about
what kinds of redevelopment efforts succeed, which ones fall
short of expectations, and why. With many examples from
which to draw, Tulsa can make more informed choices and
avoid common pitfalls.

Tulsa has established local philanthropic foundations such as
the Tulsa Community Foundation, the George Kaiser Family
Foundation, the Anne and Henry Zarrow Foundation, and
the Zink Foundation, with the commitments and resources
necessary to help build a better city.

Redevelopment in Tulsa’s downtown,
urban corridors, defunct industrial sites,
new town centers and currently struggling
urban neighborhoods will be a core
implementation strategy.

KEY ELEMENTS OF A
REDEVELOPMENT STRATEGY

+ Having a shared vision that is acceptable
and understood by citizens, developers
and public partners

« Identifying and working with property
owners who are willing to redevelop.
Some sites can be developed with a single
project, while others would be more
appropriately built in phases

o Recognizing that more and often higher
quality projects can be built when risk is
reduced and benefits are shared through
public-private partnerships

o Making available an effective development
toolkit that includes public resources (local,
regional, state and federal) and participation
from capable and community-minded
foundations

» Implementing a city regulatory process
that expedites high quality, sustainable
redevelopment projects

o Further educating public and private
sector leaders about the benefits, risks
and processes involved in successful
redevelopment strategies
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Step 3. Develop a New

MAKING THE Transportation Strategy
TRANSPORTATION-LAND USE To meet the vision formed through the PLANITULSA
CONNECTION process, a high level of coordination must be established

between the city and other key agencies, notably the Indian
Nations Council of Governments (INCOG), Tulsa Transit, the
Tulsa Parking Authority, and the Oklahoma Department of
Transportation. These agencies should have a comprehensive
understanding of the multi-faceted transportation and land-use
challenges and a consensus approach for solving them.

The following programs, strategies and
policies would address these common issues:

Create Livable Networks

Tulsa has an orderly street grid and a vast highway network.
However, our current approach to traffic congestion consists
of expanding car capacity at the expense of all other factors.
We should redirect our efforts to helping people get where
they want to go and shortening their trips altogether by
diversifying land uses along corridors. This is the essence

of a livable network — corridors become places as well as
transportation facilities.

fﬁ:giijgfnt?;jerﬁeg%lt;l;;tﬁ:?ig é?;lfscres Improve Transportation Modeling Techniques
and do things. Allowing more types of land The local transportation decision-making process should

uses — retail, offices, and housing — along employ the best travel demand modeling available. Modeling
one corridor that is served by transit can
greatly reduce the distance between those

destinations. This reduces the length of trips i ) ]
they must take, and makes walking, biking, factors. These include analysis of transportation types

allows policy makers to consider pragmatic transportation
investment strategies that take into account a number of

and transit more viable alternatives. that support pedestrians and mixed uses, network-based

transportation alternatives that take a look beyond near-term
vehicle capacity and delay, and scenarios that consider land-
use changes and their impact on transportation. The city, in
collaboration with surrounding communities, should continue
to work with INCOG to improve modeling capabilities

to include consider these additional factors. Tulsa should

also advocate for standard modeling methodologies and
capabilities both for INCOG and for member jurisdictions,
so transportation and land use planning efforts can be well
coordinated and evaluated.
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Manage Transportation Assets

Many cities use Intelligent Transportation Systems, which
optimize signals, meter on-ramps, and track transit vehicles.
Combined with a Transportation Operations Center, this data
can be used to provide real-time information to motorists,
transit users, and transportation agencies. Finally, under a
Transportation Management Program, the city could work
directly with large employers and institutions to reduce overall
traffic demand with rideshare, car-pool, and transit

pass programs.

Use Context Sensitive Solutions

Context sensitive solutions (CSS) is an approach to
transportation planning and design that ensures new facilities are
well integrated with existing communities and serve all potential
users, from motorists to pedestrians. CSS employs flexibility

in project development and design to balance safety, mobility,
economic development, and environmental issues for new

and redesigned urban transportation facilities. The city should
use this approach by adopting the Institute of Transportation
Engineer’s Recommended Practice for Context Sensitive Urban
thoroughfares and consider the following broad policy changes.
A more thorough description of CSS is on page 27.

Modernize Transportation Funding

In cooperation with their regional transportation agencies,

many cities, such as Dallas, Seattle, and the San Francisco

have reallocated a portion of their discretionary federal and

state transportation programs from road-building to programs
and strategies that expand transportation choices. Tulsa, in
collaboration with surrounding communities, should advocate at
INCOG for a similar reallocation of some discretionary funds to
support improved integration of land use and transportation.

For example, Sustainable Development grant programs

use discretionary federal and state transportation funds to
support desired developments and planning efforts. These
competitive grant programs support projects that enhance the
effectiveness of transit, improve accessibility and mobility, and
expand housing choices. Funds can be awarded to help fund
infrastructure for mixed use, transit-supportive projects, or to
community groups to fund planning efforts.

CONTEXT SENSITIVE
SOLUTIONS FOR
TRANSPORTATION

“Context sensitive solutions (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. CSS is an approach that
considers the total context within which a
transportation improvement project will exist.”

—Federal Highway Administration (FHWA)

CSS ensures that transportation facilities
are designed for all users and complement
surrounding land uses.
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PLANITULSA's engaging and inclusive public
involvement process will serve as a model for
planning in key redevelopment areas.

Collaborative efforts between the city,
developers, and area foundations will jump-
start key catalyst projects based on the
PLANITULSA prototyes.
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Step 4: Conduct Neighborhood

and Small Area Planning in Key Areas

Tulsa already has a strong tradition of neighborhood-level
planning. Small area or neighborhood plans can serve a range
of places, from single corridors to districts of thousands

of homes and businesses. The City of Tulsa Planning
Department should lead the neighborhood planning process in
key areas where redevelopment will help move the city toward
the vision.

Because so much of Tulsa’s future development will take
shape as redevelopment and reinvestment, working with
existing residents and stakeholders will be an important

part of achieving the vision. The neighborhood planning
function should continue its use of citizen engagement,
visioning, and design and enhance it with additional techniques
developed during the PLANITULSA process. Neighborhood
plans should include an implementation and funding plans
consistent with PLANITULSA, and be supported by a cross-
departmental team to move them forward.

Step 5: Develop Key PLANITULSA
Prototypes as Demonstration Projects

The PLANITULSA team developed several innovative mixed-
use building models that illustrated — both physically and
financially — how infill development could take place in the
city. They represent the kinds of new development Tulsans
supported during the public input process, and will help guide
development of the city’s new zoning code.

The city should form a strategic partnership with the
development community and area foundations to locate
and build several of these models as actual projects. The
designs and locations should be carefully chosen to ensure
success and build momentum for further development. The
city should use the experience to establish a standard easy-
to-implement development process that will enable similar
projects to be built by the private sector without city or

foundation involvement.




Step 6: Organize Planning and
Development Functions for Implementation

Taking PLANiTULSA to BUILLDiTULSA

Our Vision for Tulsa lays out an ambitious agenda for change that
will require a high degree of coordination and skill to accomplish.
Although the city will approve the comprehensive plan, most of
the key projects will be built by the private sector. Therefore, it is
crucial that the process of development is clear and easy to follow.
Cities that have been successful implementing visionary plans have
carefully coordinated their long-range and current planning, capital
improvement, economic, and redevelopment programs to reinforce
one another.

Organization matters, and currently Tulsa’s planning and

development functions are spread between many agencies and For the plan to succeed, it is crucial that
the process of development is clear, fair

departments. Development services and economic development
and easy to follow.

functions reside in different departments. The city’s redevelopment
activities and programs are carried out by the Tulsa Development
Authority, and staffed by the City’s economic development and real
estate management staffs. Neighborhood planning functions are a
part of city government. While the city is leading PLANITULSA,
long range planning and zoning is staffed by INCOG under
contract with the City, and the Tulsa Metropolitan Area Planning
Commission (TMAPC) with both county and city appointees is the
key planning advisory body and is responsible for both zoning and
comprehensive planning,

For PLAN{TULSA to be successful it is critical that the city Organize planning and development function:

! oy so they work for common goals
coordinate development-related activities so they work together 4 J

to effectively address changes desired by Tulsans. Tulsa should
enhance staff capacity and technical skills and consider
organizational changes that will allow the city to lead in local land
use decision making, These changes could include more direct
coordination of zoning administration, permitting, long range
planning, and community planning between the City of Tulsa,
INCOG and the TMAPC. These changes could also include
consideration of the consolidation of some or all of the following
functions into a Community Development Department within the
city of Tulsa: small area planning, long range planning, capital
planning, economic development, community development, zoning
administration and development permitting. It is also important
that the city continue to support regional transportation and land
use planning, economic development and growth policy initiatives
as well. The city should establish measurable goals based on the
PLANITULSA strategic plan, make sure the departments and
agencies have adequate resources to accomplish them, and hold
them accountable for performance.
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Next Steps and Plan Structure

SUCCESSFUL PLANNING
MEANS... PLANS

While a city such as Tulsa should be
commended for being forward thinking and
moving ahead so boldly, it can be confusing to
understand the various pieces of the planning

puzzle. Here are some definitions that will help:

VISION

» Core values and guiding principles

o Describes conceptual vision for the
future of Tulsa

POLICY PLAN

o Policy framework for land use, economic
development, transportation, housing,
parks, and open space

o Adjusted every five to ten years

STRATEGIC IMPLEMENTATION PLAN

o Action items for the city to pursue now

« Detailed plans for targeted
areas and city-wide initiatives

o+ Adjusted every year

MONITORING PROGRAM

o Establishes benchmarks and a program to
assess whether the goals of the vision and
the policy plan are being achieved

o Evaluated every year
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Next Steps and
Plan Structure

PLANITULSA sets the long-term ideas for
how the city should look, feel and function,
based on the expectations expressed by
thousands of Tulsans during the last two
years. The next phase is to develop the
policies and implementation steps that will
start moving the city toward that vision.

While the vision provides the long-term goals, a policy plan
would provide a framework for accomplishing these goals.
This plan would guide housing, economic development,
transportation, land use, parks, and open space policies and
decision-making processes. The comprehensive plan should
remain viable for 20 years or more with updates every five to
ten years to reflect changing conditions.

In addition to the long-term policy plan, the city will develop
a short-term strategic implementation plan that narrows the
focus by providing an outline of short-term actions to meet
goals and benchmarks established by the vision. Included
within the strategic implementation plan are detailed plans

for specific areas that can be pursued in the upcoming

year. However, the strategic implementation plan should be
reviewed and updated annually. This review should take an
inventory of current action items used to implement the plan,
consider any changed city priorities, and outline successes and
lessons learned from preceding activities.

Finally, the city will track its progress in achieving the

vision with a monitoring program. A monitoring program
uses citywide and local indicators, such as annual building
permits issued, miles of trails completed, or number of
homes within walking distance of transit, to measure
implementation performance of a plan. These indicators will
be published annually.




The Future is in Our Hands

Bob Smith

The Future Is in

Our Hands

The PLANITULSA process illustrates our vision
for Tulsa in the future. A consensus vision,
based on input from thousands of participating
Tulsans shows how the Tulsa of tomorrow will
offer more choices and opportunities if we take
action today.

Capturing our vision was the easy part — who
doesn’t like to think and dream about how the
future should be? Making that dream a reality
will require leadership, dedication, hard work,
and above all, cooperation among people with
different perspectives, opinions and expertise.
Together, Tulsa can set things in motion — we
can accomplish amazing results that will move
our city toward a bright future.
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Tulsa Comprehensive Plan

[Land Use

Introduction

This chapter of Tulsa’s Comprehensive Plan addresses how Our
Vision for Tulsa will be realized through the use of land. The
Comprehensive Plan is not a regulatory document. 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. Since the
uses to which we put land profoundly influences how we live,
work, and play, this is a document that touches on many aspects
of Tulsa’s governance and planning.

Chapter Contents

Part I: Our Vision for Tulsa.............cccovvvevevivevceeccnnnes 2
Part Il: Tulsa’s Past and Present..........ccccvveeveenenrieeccnene. 6
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Part VI: Managing the Plan..........ccccccooiinnnniinn 54
Part VIl: Monitoring the Plan .........ccccccoceveviiiiinnennnnes 71
Part VIII: Priorities, Goals and Policies ...........ccccueveneee. 75
Map: Land Use Designations .........vneneneneenenseenens 88
Map: Stability & Growth Designations ............cccecveeneeeee 89
Map: SMall Area Plans ........ceeernenesiesissinsssssssesesnnens 90
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Land Use

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

JULY 2010
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Land Use

Partl:
Our Vision for Tulsa

made openly and transparently.

The “New” Tulsa will:

Have a Vibrant and Dynamic Economy

The city’s engine is a robust and dynamic economy that
builds wealth, spurs innovation, and creates jobs. Tulsans
envision a city that creates additional opportunities for an
entrepreneur to open a business, makes it easy 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 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 and Tulsans are eager to build
on that history to become an energy and sustainability
powerhouse.

Attract and Retain Young People

The city’s future lies with younger generations, whether they
are from Tulsa, other parts of the U.S. or other countries.
Tulsans envision a city where young people can obtain 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
a stimulating environment and attractive job prospects is
what keeps them. 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 want 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.

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

and 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 conserve those assets for our children bring nature and
parks into the city for everyone to enjoy.

Land Use

PART I: OUR VISION FOR TULSA

The Village At Central Park, developed

by The Village Builders, represents a
pioneering step in restoring Tulsa’s urban
fabric. Designed as a traditional, urban
neighborhood it is very pedestrian-
friendly and lies open to recently
refurbished parkland. Every floor plan
was designed to include ‘work-at-homes’.
Stores and residential lofts are planned
too. The ‘Village’ has helped revive the
inner city’s desirability as a convenient
place to live. The developer worked closely
with the city staff in realizing the project.
Realizing Our Vision for Tulsa will depend
greatly on the City’s ability to encourage

similar developments citywide.
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The Vision Map

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 guide 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.

Figure 1: Tulsa Vision Map

LAND USE BUILDING BLOCKS TRANSPORTATION

. Downtown ~ Rail Transit S%\\\ Possible Multi-Modal Bridge
. New Centers Streetcar ~ Freight Corridor
. Employment Centers @ Frequent Bus _e  Multi-use Trail
- New Neighborhoods ~ Bus Rapid Transit ~_o BicycleTrail
. Intermodal Hub ~ Main Street Hiking Trail
Higher Education \.» Commuter Corridor apmfm Existing/Planned Freeway

Multi-Modal Corridor
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The Plan Map

The Plan Map, on the other hand, is derived from
the Vision map, and guides 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

Figure 2: Tulsa Land Use Plan (Conceptual Map)

- Downtown - Regional Center

I Dpowntown Neighborhood New Neighborhood

I Main Street Existing Neighborhood

[ Mixed-use Corridor [ ] Employment

B Town Center B rarks

B Neighborhood Center I Open Space
Floodplain
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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 Growth and Stability
Map, and the Vision Map Areas. 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 will arise.

See page 89 for an
accurate, updated, and
more detailed view of
the Land Use Map.

Ny Rail Transit % Possible Multi-modal Bridge
Streetcar ~ Freight Corridor

QQ Frequent Bus “_o Multi-use Trail

@\ BusRapid Transit ~._. BicycleTrail

A Main Street Hiking Trail

~ Commuter Corridor afmfn Existing/Planned Freeway

Multi-Modal Corridor
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Partll:

Tulsa’s Past and Present

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.’

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 futuristarchitectureat
Oral Roberts University; and a range of neighborhoods
from detailed Craftsman bungalows to mid-century
Ranch and modern residences.

Chart 1: City of Tulsa Population, 1882-2000
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Source: City of Tulsa, US Census Bureau

! Oklahoma Historical Society, http://digital.library.okstate.edu/encyclopedia/
entries/T/TUO03. html.
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Like most central cities in growing regions, the City
of Tulsas 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

Land Use
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population.? 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.°

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

Tulsa’s population growth has
remained flat this decade, especially
in comparison to its peer cities.

Chart 2: City of Tulsa Population, 1990-2008

EEEH

1990 2000 2005 2006-8

450,000

300,000

150,000

Source: US Census Bureau.

- Household Population

? 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.

Chart 3: Tulsa’s Growth Compared
with Peer Cities, 2000-2008
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Source: US Census Bureau.
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However, growth continued 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%.

Charts 4 and 5 below illustrate how the City of Tulsa’s
share of population has declined relative to unincorporated
Tulsa County and the six surrounding counties.

Chart 4: Tulsa MSA Population, 1970-2006

1 MIL

The City of Tulsa’s share

of the metropolitan
ML area’s total population
has declined since 1970.
0

1970 1980 1990 2000 2006

- City of Tulsa - Tulsa MSA

Source: US Census Bureau.

Chart 5: Tulsa MSA Population Profile 1970 and 2008
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Source: US Census Bureau. / \
1970 2008
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Tulsa’s historic urbanization trends are illustrated in
the figure 3, 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.

Tulsa’s historic urbanization
trends have led to the
decentralization of the city.

Figure 3: Tulsa’s Phases of Urbanization

Source: City of Tulsa
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Figure 4: Employment Growth Rate, 1998-2006

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

Employment growth
has accelerated

in outlying areas,
and declined in the
city’s core.

The trend of decentralization has been true for
employmentgrowth, aswell. Ananalysisof 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 that the City has fallen behind the
region in capturing its share of growth.
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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.
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Tulsa’s Current Land Use Conditions Table 1: Tulsa’s Constrained Lands

Acres

Land Constraints

Tulsa’s city limits include 128,397 acres of land (200 square
miles), including 2,486 acres of lakes or rivers, 4,719 acres
of riparian habitat, about 113 acres of wetlands, and 366

Riparian Habitat 4,719

Floodplain 16,316

acres of land with 25% or greater slopes. Floodplains are

a key environmental feature, with about 16,316 acres, T —————— 24,080

or nearly 13% of the city’s entire area impacted. These
. . . Source: Fregonese Associates
represent the most extensive environmental constraints,

and are threaded throughout the city, as illustrated
in figure 5.

Figure 5: Environmental Constraints
Floodplains
are one of the
city’s primary
environmental
constraints.

Note: Surface limestone
areas were not included as a
constraint for the scenarios or
build-out analysis.

Streams/Riparian (INCOG)
Open Water (INCOG)
Wetland (USGS)
Floodplain (City of Tulsa)
I slopes >25% (USGS)

Surface Limestone (INCOG)

Source: Fregonese Associates
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Buildable Lands Table 2: Tulsa’s Buildable Land Supply
The majority of Tulsa’s area is already developed, from Acres

relatively dense development to scattered development, but _
there is still a significant supply of vacant land, particularly el i Fooipleiie - LR

in East, Northwest, and Southwest Tulsa. Most of Tulsa’s _

vacant land is unimpeded by floodplains. Redevelopable Land L

Source: Fregonese Associates

Figure 6: Tulsa’s Buildable Land Inventory
Tulsa’s land
inventory
includes both
vacant land
and infill

opportunities.

Redevelopable Land

Vacant Land
with Floodplains

I Vacant Buildable Land

Source: Fregonese Associates
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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 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

PART Il: TULSA’S PAST AND PRESENT

data. The areas shown in orange and red in Figure 7
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. Redevelopment in these
areas may have to be more intense in order to balance

higher land costs.

Other factors such as infrastructure, transportation,
and neighborhood planning goals, will play a large role
in how infill takes place. Tulsa’s future demographics
and economic needs demand a redevelopment strategy
for building a strong, stable economic future.

Figure 7: Tulsa’s Redevelopment Opportunity Areas

Source: Tulsa County Assessor, Fregonese Associates

Redevelopment
opportunities can be
found in many parts
of the city, especially
along corridors.

Note: Valuation is in dollars per acre.

B Up to $100,000

I $100,000 to $200,000
$200,000 to $300,000
$300,000 to $400,000
$400,000 to $500,000
$500,000 to $600,000

I More than $600,000
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Chart 6: Distribution by Age Cohort, Tulsa
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Source: US Census Bureau (accessed via Moody’s Analytics)

. Seniors (65+)

B Experienced Working Age (35-64)
Young Adults (20-34)

B Youth (0-19)

Chart 7: Components of Population Change,
Tulsa MSA

Source: US Census Bureau (history) and Moody’s Analytics (projections).
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Part Ill:
Tulsa’s Future
Trends and Drivers

Demographic Trends

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

The trend toward smaller households comes from
several factors, including age. Chart 6 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.

In-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 7. 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.
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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 8, 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 8: National Working Age Population Trends

Source: TIP Strategies; U.S. Census Bureau; U.S. Bureau of Economic Analysis
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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 desire 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 wanted a greater share of regional growth for the
City in the future. 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.

PART I1l: TULSA’S FUTURE TRENDS AND DRIVERS

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
those who prefer to use transit, biking or walking, or
are unable to drive due to their age (either too young
or too old). Transit, walking and biking will contribute
to Tulsa’s economic vitality. In the event that energy
costs continue to increase, a broader portfolio of
transportation options will help Tulsans get where they
need to go in an affordable way.

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.

Table 3: Tulsa MSA 2000 Actual Population and 2030 Population Forecasts

2030 Forecast

Oklahoma Department

2000
U.S. Census | Moody’s Economy.com
Population 803,235 1,042,389

of Commerce

Demographia.com
951,600 to 968,400

970,000

% Change 30%

Source: Fregonese Associates; U.S. Census

Table 4: Tulsa 2030 Goal New Population

Tulsa 2030 Goal

New Population 102,458

Source: Fregonese Associates
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Part IV:
Land Use Planning
in Tulsa

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.
The Village at Central Park has revitalized a key section of
the Pearl District. An infill project at 41st and Rockford
Avenue in the Brookside neighborhood has been approved
and ground has been broken in late 2009.

Opverall, 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 prototypical developments
(described on page 42) are crucial for enhancing Tulsa’s
redevelopment environment.

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.
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Figure 8: Tulsa’s Fenceline

Source: INCOG, Fregonese Associates

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.
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Building New Communities
and 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 28,000 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.

One of the findings of the PLANIiTULSA 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.

Neighborhoods thatblend 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 (see Transportation Appendix III). 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 (see Small Area Planning, under Land Use in the
Appendix) and then align 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.

Economic Development and Land Use

Tulsas 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.

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

Land Use
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Policies are designed to ensure

that there is adequate supply of

land for growth, that zoning and
development standards encourage
mixed-use development, and the city
has a predictable and user-friendly

permitting process.
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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, the City should maintain its collaboration
with local chambers of commerce or other privately
funded economic development organizations 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 sufhicient transportation infrastructure. This
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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.




Land Use and 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 create 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

Land Use
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Design that provides an attractive
pedestrian realm will enliven Tulsa’s
centers, neighborhoods, and corridors.

JULY 2010
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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.
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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
onceand walk to their destinations. And new neighborhoods
should be governed by subdivision standards that promote
good street connectivity. A seamless integration of land use
policies and transportation investments will be crucial to
fulfilling Tulsa’s vision.

Detailed policy on transportation is contained
in the Transportation Chapter of this plan.
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Land Use and Housing Choice

Housing is considered affordable when it consumes 30%
or 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 Tulsa’s zoning code, which defines the
off campus is a key priority. This is tied directly to the city’s types of housing and densities on the
economic development strategy, which includes a focus
on building partnerships between the city, employers and

higher educational institutions.

ground, should be updated to allow
the mix of units Tulsa will require.

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. Tulsas 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.
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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 and Parks,
Open Space and 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

JULY 2010
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the planning process, area wide planning and zoning
policies can be designed to avoid conflicts and provide
access to natural features.

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.

Parks and open space will be provided
in urban settings, like downtown, and
in new neighborhoods and centers.
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Sustainabi"ty and Land Use people.” With limited resources and a need to make

. : the best public and private investments possible
Tulsa’s land use program can have a sizeable influence on pu dp v P ’

. S . his more comprehensive form of nting can
a variety of sustainability factors. These factors include ~ 'S ™more comprehensive form of accounting  ca

greenhouse gas emissions, water and air pollution, and €% cach dollar spent maximizes public benefir.

. - loping criteria for investmen isions followin
economic viability, which is often overlooked. Developing criteria for investment decisions following

this perspective should be applied in Tulsa as it is
Buildings and transportation contribute significantly done in so many progressive places. Decisions should

. . reflect public values and be based on a Triple Bottom
to greenhouse gas emissions, which mean they can also pu u d d p

be a part of the solution. The land use program plays Line approach, one which measures sustainability

: . . - of economics, environment and human equity. It is
a major role by emphasizing several things. One is an ’ d hu quity

approach to urban design that creates places that are impossible to have a sustainable system without taking

easy to walk and bike in, while also being accessible via these three factors into account.
transit. These places reduce the need forlong 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 Design and construction techniques
city meet both housing and environmental goals at the that maximize energy efficiency
same time.

will ensure that Tulsa’s homes and

Finally, economic viability is a key component of workplaces are comfortable to be in

sustainability. The city’s ability to serve residents and economical to operate.
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
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Part V:
Building the Plan

The Plan Maps

This section presents the land use and future connectivity
map and their components. The maps consist of building
blocks that provide a framework for the land use and

Figure 9: Tulsa’s Plan Map

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,
Figure 10: Tulsa’s Transportation Map 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
Maps are the components of the the difference between whether a new structure or street
comprehensive plan that address the 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

man-made geography of the city.
The plan maps identify areas where

the land uses or intensity of uses are pedestrians is desired, design standards include bringing

envisioned to change. 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.
JULY 2010
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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 Growth) 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 9
shows future land use and Figure 10 shows primarily future
transportation systems.

How to Use the Plan Maps

The land use categories identified on the plan maps suggest
the type of zoning needed to support the characteristics
of the identified land use and transportation patterns. The
street types identified on the plan maps define the kind
of street environment that should be created to support
the land use. For example, industrial areas should have
streets with wide lanes to accommodate trucks and town
centers and main streets should have wide sidewalks to
accommodate pedestrians.

The plan maps should be used in the development of
smaller scale plans and related implementation legislation
or public investment strategies for the area in question.
Zoning districts, public investment strategies, and
transportation improvements should be guided by the plan
map. However, individual project should not be subject to
the scrutiny of a comprehensive plan, but be guided by
the regulations that are in place at the time the application

is filed.

It is possible, after conducting a review of a proposed
project or neighborhood plan, the conclusion may be
reached that the PLANiTULSA process did not exactly
predict the growth and evolution of a neighborhood or the
city. Should this occur, the plan map should be amended,
using the building blocks and plan categories identified in
this plan.

JULY 2010
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Figure 11: Tulsa Land Use Plan (Conceptual Map)

NOTE: See page 89 for an accurate and updated map.

LAND USE CATEGORIES
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Source: Fregonese Associates
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Figure 12: Tulsa North inset: N

Tulsa North is a strategic focus
area of the plan, and will benefit

from reinvestment.

Pine and North Peoria Visualization

Redevelopment opportunities at Pine and . L
P o PP Northland Visualization

North Peoria include a former grocery store

site. A mixed-use town center with housing,

shopping, and services could help revitalize

the surrounding neighborhoods.
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From Building Blocks
to Plan Categories

Table 5: Vision Building Blocks
and Corresponding Plan Categories

Building Block Plan Categories

Downtown Core,
Downtown Neighborhood

Neighborhood Center,
Centers Town Center,
Regional Center

Downtown

Employment Employment

Source: Fregonese Associates

Tulsa’s land use map is organized around
five general building blocks: Downtown,
Corridors, Centers, New and Existing
Residential Neighborhoods, and
Employment areas.
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TULSA COMPREHENSIVE PLAN - LAND USE

From Building Blocks
to Plan Categories

Tulsa’s land use map is organized around five general
building blocks: Downtown, Corridors, Centers, New and
Existing Residential Neighborhoods, and Employment
areas. The building blocks in these five categories must be
applied to reflect the fine-grained character of the many
areas that make up Tulsa. The building blocks are not fixed
— some areas are in a state of transition as is the case with
several older industrial areas around downtown that are
emerging as mixed-use neighborhoods.

The building blocks distinguish functional land use
characteristics with regard to typical location, transportation
characteristics, land use mix, employment and housing
characteristics. They also address basic physical parameters
such as average estimated housing and employment
densities. Minimum basic design concepts are prescribed for
each plan category. These describe the ideal characteristics
with the understanding that many existing areas in Tulsa
do not and will not meet this ideal. Following that are the
tools that may be used to transform areas over time that do
not meet the ideal design guidelines.

Downtown

Downtown Tulsa is a unique area, the centerpiece of the
city and region with the highest intensity of uses. Many
uses are attracted to the centralized location —government
entities, major employers, regional entertainment venues,
unique restaurants, specialty stores, nightclubs, cultural
entertainment and hotels. Downtown is a significant
employment center. Downtown also is a unique and
eclectic neighborhood offering a special variety of housing
for people who prefer to live in the midst of the activity
and amenities.



Within the Downtown buildingblock are two general
plan categories, Downtown Core and Downtown
Neighborhood. These two general categories are
designed to encapsulate the concepts developed in the
Tulsa Downtown Area Master Plan, developed at the
same time as PLANiTULSA.

Downtown Core

Downtown Core is Tulsa’s most intense regional center
of commerce, housing, culture and entertainment.
It is an urban environment of primarily high-
density employment and mixed-use residential uses,
entertainment,

complemented by regional-scale

conference, tourism and educational institutions.
Downtown core is primarily a pedestrian-oriented area
with generous sidewalks shaded by trees, in-town parks,
open space, and plazas. The area is a regional transit hub.
New and refurbished buildings enhance the pedestrian
realm with ground-floor windows and storefronts that
enliven the street. To support downtown’s lively and
walkable urban character, automobile parking ideally
is located on-street and in structured garages, rather

than in surface parking lots.

Downtown Neighborhoods

Downtown Neighborhoods are located outside but
are tightly integrated with the Downtown Core.
These areas are comprised of university and higher
educational campuses and their attendant housing and
retail districts, former warehousing and manufacturing
areas that are evolving into areas where people both
live and work, and medium- to high-rise mixed-
use residential areas. Downtown Neighborhoods
are primarily pedestrian-oriented and are well-
connected to the Downtown Core via local transit.
They feature parks and open space, typically at the
neighborhood scale.

Land Use
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Centers

A center is the focal point of one or more neighborhoods.
Centers provide convenient access to shops, restaurants
and community-oriented services, such as day cares,
libraries and meeting halls. There are shorter auto
trips and more walking and bicycling in a center since
residential and commercial areas are near each other.
Centers often are the site for transit stations and bus
route intersections. Those centers with pedestrian
and bicycle-friendly streets entice residents to walk to
major transit facilities. Attractive and safe pedestrian
connections from the surrounding neighborhood to the
center encourage people to walk or bike to destinations
such as transit stations, bus stops or businesses.

The size of a center and its role in the city vary
correspondingly with the scale and accessibility of the
surrounding neighborhoods. Ideally, centers should
support both daytime and evening activities to create
an attractive and safe neighborhood destination.

The Centers building block includes three types
of plan categories, Neighborhood Centers, Town
Centers, and Regional Centers.

Neighborhood Centers

Neighborhood Centers are small-scale, one to three
story mixed-use areas intended to serve nearby
neighborhoods with retail, dining, and services.
They can include apartments, condominiums, and
townhouses, with small lot single family homes at the
edges. These are pedestrian-oriented places served by
transit, and visitors who drive can park once and walk
to number of destinations.
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Town Centers

Town Centers are medium-scale, one to five story
mixed-use areas intended to serve a larger area of
neighborhoods than Neighborhood centers, with
retail, dining, and services and employment. They can
include apartments, condominiums, and townhouses
with small lot single family homes at the edges. A Town
Center also may contain offices that employ nearby
residents. Town centers also serve as the main transit
hub for surrounding neighborhoods, and can include
plazas and squares for markets and events. These are
pedestrian-oriented centers designed so visitors can
park once and walk to number of destinations.

Regional Centers

Regional Centers are mid-rise mixed-use areas for large-
scale employment, retail, and civic or educational uses.
These areas attract workers and visitors from around
the region and are key transit hubs; station areas can
include housing, retail, entertainment, and other
amenities. Automobile parking is provided on-street
and in shared lots. Most Regional Centers include a
parking management district.

Corridors

Corridors share some of the same attributes as centers,
but these areas are more linear and oriented along one
or more streets. Corridors historically have formed in
conjunction with the transportation infrastructure, as
illustrated by historic streetcar commercial districts
and high-trafic commercial arterial streets. A corridor’s
commercial vitality relies on careful planning for
automobiles. But because corridors are linear and meet
the needs of the immediate surrounding districts as well
as street traffic, the land-use and transportation system
should be designed and improved to accommodate
many types of travel including walking.

JULY 2010
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The Corridors building block includes three main
types of plan categories, Main Streets, Mixed-Use
Corridors, and the Arkansas River Corridor.

Main Streets

Main Streets are Tulsa’s classic linear centers. They
are comprised of residential, commercial, and
entertainment uses along a transit-rich street usually
two to four lanes wide, and includes much lower
intensity residential neighborhoods situated behind.
Main Streets are pedestrian-oriented places with
generous sidewalks, storefronts on the ground floor of
buildings, and street trees and other amenities. Visitors
from outside the surrounding neighborhoods can
travel to Main Streets by bike, transit, or car. Parking
is provided on street, small private off street lots, or in

shared lots or structures.

Mixed-Use Corridors

A Mixed-Use Corridor is a plan category used in areas
surrounding Tulsa’s modern thoroughfares that pair
high capacity transportation facilities with housing,
commercial, and employment uses.  The streets
usually have four or more travel lanes, and sometimes
additional lanes dedicated for transit and bicycle use.
The pedestrian realm includes sidewalks separated from
traffic by street trees, medians, and parallel parking
strips.  Pedestrian crossings are designed so they
are highly visible and make use of the shortest path
across a street. Buildings along Mixed-Use Corridors
include windows and storefronts along the sidewalk,
with automobile parking generally located on the
side or behind. Off the main travel route, land uses
include multifamily housing, small lot, and townhouse
developments, which step down intensities to integrate

single family neighborhoods.




Arkansas River Corridor

The Arkansas River Corridor is located along the
Arkansas River and scenic roadways running parallel
and adjacent to the river. The Arkansas River Corridor
is comprised of a mix of uses - residential, commercial,
recreation, and entertainment - that are well connected
and primarily designed for the pedestrian. Visitors from
outside the surrounding neighborhoods can access the
corridor by all modes of transportation.

This Corridor is characterized by a set of design standards
that support and enhance the Arkansas River Corridor

as a lively, people-oriented destination. The Corridor
connects nodes of high quality development with

parks and open space. The natural habitat and unique
environmental qualities are amenities and are respected
and integrated as development and redevelopment occur.
The future development of this Corridor is intended to
complement the residential character of adjacent thriving
neighborhoods by providing appropriate transitions and
connections to the Arkansas River.

New Residential Neighborhoods
The New Neighborhood Residential Building Block is

comprised of a plan category by the same name. It is
intended for new communities developed on vacant land.
These neighborhoods are comprised primarily of single-
family homes on a range of lot sizes, but can include
townhouses and low-rise apartments or condominiums.
These areas should be designed to meet high standards
of internal and external connectivity, and shall be paired
with an existing or new Neighborhood or Town Center.

Existing Residential Neighborhoods

The Existing Neighborhood Residential area is
comprised of a plan category by the same name. The
Existing Residential Neighborhood category is intended
to preserve and enhance Tulsa’s existing single family
neighborhoods. Development activities in these areas
should be limited to the rehabilitation, improvement

Land Use
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or replacement of existing homes, and small-scale infill
projects, as permitted through clear and objective setback,
height, and other development standards of the zoning
code. In cooperation with the existing community, the city
should make improvements to sidewalks, bicycle routes,
and transit so residents can better access parks, schools,
churches, and other civic amenities.

Employment

Employment areas contain office, warchousing, light
manufacturing and high tech uses such as clean
manufacturing or information technology. Sometimes
big-box retail or warehouse retail clubs are found in these
areas. These areas are distinguished from mixed-use centers
in that they have few residences and typically have more
extensive commercial activity.

Employment areas require access to major arterials
or interstates. Those areas, with manufacturing and
warechousing uses must be able to accommodate
extensive truck traffic, and rail in some instances. Due
to the special transportation requirements of these
districts, attention to design, screening and open space
buffering is necessary when employment districts
other districts that include moderate

are  near

residential use.

Parks and Open Space

This building block designates Tulsa’s park and
open space assets. These are areas to be protected and
promoted through the targeted investments, public-
private partnerships, and policy changes identified in
the Parks, Trails, and Open Space chapter. Zoning
and other enforcement mechanisms will assure that
recommendations are implemented. No park and/or
open space exists alone: they should be understood as
forming a network, connected by green infrastructure, a
transportation system, and a trail system. Parks and open
space should be connected with nearby institutions, such
as schools or hospitals, if possible.
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Destination and Cultural Parks

These areas include Turkey Mountain Urban
Wilderness Area, Woodward Park, RiverParks, the
Gathering Place, Mohawk Park & Zoo, LaFortune
Park and similar places. These parks offer a range of
amenities over a large contiguous area. Amenities at
these parks include not only outdoor facilities, but
also event spaces, museums, club houses, zoos, and
park-complementing retail and service establishments
which do not egregiously encroach into protected
natural areas. These parks draw visitors from around
the metro area, and have the highest tourism potential.
Ensuring public access (and appropriate infrastructure
investments) is a major facet of planning for these
establishments. Destination and cultural parks are
large scale dynamic parks that draw residents and
visitors from the region and may be designated as an
area of growth.

Local Parks

This designation includes neighborhood-serving parks,
golfcourses,and other publicrecreationareas. Amenities
at these park facilities can include playgrounds, pools,
nature trails, ball fields, and recreation centers. With
the exception of private golf establishments, these areas
are meant to be publically used and widely accessible,
and infrastructure investments should ensure as much.
Local parks are typically surrounded by existing
neighborhoods and are designated areas of stability.

Open Space

Open spaces are the protected areas where development
is inappropriate, and where the natural character of
the environment improves the quality of life for city
residents.  These include environmentally sensitive
areas (e.g., floodplains or steep contours) where
construction and utility service would have negative
effect on the city’s natural systems. Open space tends
to have limited access points, and is not used for
recreation purposes. Development in environmentally
sensitive areas is uncharacteristic and rare, and should
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only occur following extensive study which shows that
development will have no demonstrably negative effect.
Open space also includes cemeteries, hazardous waste
sites, and other similar areas without development
and where future land development and utility service
is inappropriate.
description of open space are designated as areas of

Parcels in the city meeting this

stability.
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Visualizing Building
Blocks to Plan Categories
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CORRIDORS
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Figure 13: Tulsa’s Transportation Vision
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Source: Kimley Horn Associates

The PLANIiTULSA Transportation Vision illustrates
the improvements to the street, transit, bicycle and
pedestrian assets.

The exact alignment and technology of transit investments may be
refined during a formal alternatives analysis (AA). For instance, the
two BRT corridors shown on HWY 169 and Garnett are two potential
alignments, one of which may be selected following more detailed
analysis (see Transportation Appendix III). Furthermore, alignments
that extend beyond the City of Tulsa’s boundaries do not constitute

an obligation on the part of other jurisdictions in terms of policy or
investment.

As of printing, the multi-modal bridge at HWY-244 and Arkansas
River is in the design stage.
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Transportation Building Blocks

This section describes the land use implications of
Tulsa’s transportation needs; a more detailed discussion
of transportation goals and policies can be found in
the Transportation Chapter. The two fundamental
transportation building blocks are an expanded
transit system and a network of multi-modal streets.

Multi-Modal Street System

The first transportation building block is the multi-
modal street system. A multi-modal street balances
the needs of all modes of travel, giving people the
option to walk, bike, ride transit or drive. The street
types include Main Streets, Multi-Modal Streets,
Commuter Streets and Residential Collectors.
These street types attempt to strike a balance between
functional classification, adjacent land use, and the
competing travel needs.

This approach diverges from conventional street
designs that emphasize automobile mobility and speed
to the exclusion of other users. At the same time, it
retains the city’s existing classification system of
arterials, collectors and local streets. Instead, it presents
criteria to better classify their function and guide the
redevelopment of existing facilities and the design of
new ones. The conversion to multi-modal streets will
occur incrementally as roads are re-designed, small
area plans recommend changes to the road character
and on-street bicycle facilities are needed to link
key destinations and connect the off-street trails to
neighborhoods. Further details can be found in the
Transportation Chapter.
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Table 6: Relating Transportation Building
Blocks to Land Use Building Blocks

d . a portation B ding Blo
: UIng Multi- Residential
Bl Main Modal Commuter Collector
Streets Streets Streets Streets

Downtown Y Y X Y
Centers Y Y VA Y
Corridors Y Y Z X
New
Residential X z X Y
Existing
Residential X Z z Y
Employment X Y Y X

X = Not Applicable; Y = Applicable; Z = Acceptable

HOW TRANSPORTATION BUILDING
BLOCKS RELATE TO LAND USE

The overarching approach to integrating land uses
and transportation facilities is known as Context
Sensitive Solutions (CSS). This process, described
in the Transportation Chapter, provides more
detailed direction for balancing or prioritizing
the infrastructure for each mode of travel in the
context of the adjacent land uses. CSS takes an
interdisciplinary approach to street design that
will further encourage coordination between
traffic engineers, planners, urban designers,
architects, emergency response officials, and

the community when designing new streets or
reconstructing existing streets. This approach
fosters communication with those designing
other elements of the community and results in
better facilities and places.
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Main Streets

Main streets serve the highest intensity retail and
mixed land uses in Tulsa’s areas such as downtown and
in regional and neighborhood centers. Like multi-
modal streets, main streets are designed to promote
walking, bicycling, and transit within an attractive
landscaped corridor. Generally, main street activities
are concentrated along a two to eight block area, but
may extend further depending on the type of adjacent
land uses and the area served.

Main streets can be designed with two to four travel
lanes, although typically have only two lanes. On street
parking usually is provided to serve adjacent land uses.
Unlike typical strip commercial developments, main
streets offer the ability to park-once and walk amongst
various destinations, thus reducing arterial trip making.
The key is to create convenient parking that is on-
street or provided in a shared public parking lot. In
order to ensure the walkability of a main street, careful
consideration must be made to the design elements and
amount of parking lots. To further create a pedestrian-
friendly atmosphere, main streets have wide sidewalks,
street furniture, outdoor cafes, plazas, and other
public spaces.

Multi-Modal Streets

Multi-modal streets emphasize plenty of travel choices
such as pedestrian, bicycle and transit use. Multi-
modal streets are located in high intensity mixed-use
commercial, retail and residential areas with substantial
pedestrian activity. These streets are attractive for
pedestrians and bicyclists because of landscaped
medians and tree lawns. Multi-modal streets can have
on-street parking and wide sidewalks depending on the
type and intensity of adjacent commercial land uses.
Transit dedicated lanes, bicycle lanes, landscaping and
sidewalk width are higher priorities than the number
of travel lanes on this type of street. To complete the
street, frontages are required that address the street and
provide comfortable and safe refuge for pedestrians
while accommodating vehicles with eflicient circulation
and consolidated-shared parking.

Figure 14: Sample Main Street Cross Section

Further details can
be found in the
Transportation Chapter.

Figure 15: Sample Multi-Modal Street Cross Section
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Commuter Streets

The most widespread commercial street type is the
strip commercial arterial. These arterials typically serve
commercial areas that contain many small retail strip
centers with buildings set back from front parking lots.
Because of this, strip commercial arterials have many
intersections and driveways that provide access to
adjacent businesses. Historically, this type of street is
highly auto-oriented and tends to discourage walking
and bicycling. On-street parking is infrequent.

Commuter streets are designed with multiple lanes
divided by a landscaped median or a continuous two-
way left turn lane in the center. Commuter streets
are designed to balance traffic mobility with access to
nearby businesses. However, because there are so many
intersections and access points on commuter streets,
they often become congested. Improvements to these
streets should come in the form of access management,
traffic signal timing and creative intersection lane
capacity improvements.

Land Use
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Residential Collector Streets

Residential collector streets strengthen neighborhood
cohesion, promote alternative transportation, calm
traffic and connect recreational destinations. They
typically can be applied in two instances: in new
residential neighborhoods, or as retrofits in existing
residential or downtown streets that may be wide, but
do not provide sufficient parking, bicycle and pedestrian
accommodations or traffic calming measures. These
streets place a higher priority on landscaped medians,
tree lawns, sidewalks, on-street parking, and bicycle
lanes than the number of travel lanes.

Residential streets consist of two to four travel lanes,
but place a much higher priority on pedestrian and
bicycle friendliness than on auto mobility.

Figure 16: Sample Commuter Street Cross Section

Figure 17: Sample Residential Collector Street Cross Section
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THE LAND USE EFFICIENCY OF
TRANSIT COMPARED TO FREEWAYS:

A typical light rail car handles 175 people during
the peak hour operating conditions. Assuming 2 car
trains and 5 minute headways, a light rail system
can move roughly 8,400 people per hour within
40 feet of right-of-way including station locations.
Thus, light rail can carry 210 persons per hour,
per foot of right of way. In contrast, a four lane
expressway with traffic moving in both directions
(roughly 80 feet of pavement) can move roughly
9,600 people per hour, which equates 120 persons
per hour, per foot of right of way.

Table 7: Car Attractions and Transit Needs

Transit Needs

Car Attractions

Door-to-door service
goes anywhere
convenient for multiple-
destination trips

Ready when needed Frequent service

Comfortable and
private protection from
the elements

Room for parcels, bikes
and strollers

Premium experience for
travelers who travel in a more
sustainable fashion

Carries personal goods

Fosters family travel

Provides prestige, looks nice,
conveys a sense of freedom
and independence

Source: Adapted from Metrolinx, Green Paper #7, March 2008
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Expanded Transit System

The current delivery of public transportation in the Tulsa
region is provided by the Metropolitan Tulsa Transit Authority
(MTTA). The fixed route service provides riders with access
to regional shopping, health care and employment centers
adequately. The existing routes of the MTTA bus system offer
a safe, reliable and affordable transportation alternative for its
current ridership.

Expanding ridership for the system should come mostly from
new choice riders. These riders typically own cars, but can be
enticed to use transit by quality of service and convenience.
Choice riders in Tulsa may be attracted to transit because of
an array of social values, such as their desire to reduce their
“carbon footprint” and be “green” but mostly they will be
attracted by the qualities of a good transit system, such as fast
and frequent service, amenities like bike racks, comfortable
and quiet vehicles, and good accessibility from stations and
stops to work, home, or other destinations. The following
tables illustrate the advantages and disadvantages of transit
compared to cars.

The purpose of the expanded transit system is twofold. First, it
providesa reliable and convenient alternative to the automobile.
Secondly, this new transit program will play an important role
in influencing sustainable land-use patterns. People living and
working in and around transit corridors can rely less on the
automobile and use enhanced pedestrian, transit, and bicycle
facilities. Households who elect to live near transit can often
reduce the number of cars they own, reducing the need for
parking facilities.

The elements of the expanded transit system include rail
(both light rail and commuter rail), Bus Rapid Transit
(BRT) and a variation on BRT called High Frequency Bus.
A streetcar system will also play a vital role in Tulsa’s future
transit system.

Rail Transit

The rail transit element of the expanded transit system consists
of streetcar, light rail and commuter rail service. While
streetcars share existing right-of-ways, light rail and commuter
rail typically operate in designated rights of way separate from



other forms of transportation (i.e. cars, bikes, pedestrians,
and freight rail). In addition, interfaces with other forms
of transportation sometimes are grade separated (e.g., rail
crossing of a major street) to reduce conflicts. Commuter
rail differs from light rail in that it typically serves longer
distance trips, has fewer stops within a corridor, uses diesel-
powered vehicles and can share track with freight vehicles.
The operational characteristics of light rail include smaller
vehicles, better acceleration, electric power, yet they can not
share track with freight vehicles due to safety requirements.
Streetcars are a variation on light rail that do not need a
designated right of way and can be mixed with other forms
of transportation (i.e., cars, bikes, buses, and pedestrians) in a
multi-modal street.

Both commuter rail and light rail provide advantages over the
automobile. As demand increases, light rail and commuter
rail lines can easily be expanded by adding cars to the trains
or by increasing the frequency of service. Thus, rail can serve
densely built areas such as downtown and spur urban densities
in strategic corridors throughout Tulsa more efficiently than
vehicles alone. Rail corridors also play a vital role in providing
access to special events, sports and cultural facilities,
and entertainment.

Bus Rapid Transit (BRT)

BRT is a relatively new technology that combines some aspects
of rail transit with the flexibility of buses. It can operate on
exclusive transit ways, high occupancy vehicle (HOV) lanes,
expressways, or ordinary streets. Compared to typical diesel
bus transit systems, a BRT system offers potential advantages
by combining priority transit lanes, alternative fuel technology,
cleaner and quieter operation, rapid and convenient fare
collection, and integration with land-use policy.

High Frequency Bus

This new form of service operates in mixed traffic and has
short stop spacing. Increased efficiency of this service comes
from intelligent system operations. Priority and preemption
is used at intersections and real-time information is given at
stops through the utilization of Global Positioning Satelite
(GPS) technology.

Land Us
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Table 8: Car Problems and Transit Advantages

Car Problems Transit Advantage

Consumes land for
roads and parking

Slow and unreliable in Rapid, frequent service
high-traffic corridors in high-traffic corridors
Heavy traffic disrupts

neighborhoods

Noisy and polluting Relatively quiet

and low polluting
Burns fossil fuel inefficiently
Greater incidence of

injuries and deaths for auto
users and pedestrians

Fewer injuries and deaths
for riders and pedestrians

Discourages walking
and bicycling

Air pollution, noise

pollution, reduces daily

exercise and Provides opportunities
the sprawl it induces has for exercise

been linked to rising obesity

rates in the US.

High public costs for
infrastructure and support

Source: Adapted from Metrolinx, Green Paper #7, March 2008
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Building prototypes help illustrate the
affects of specific factors such as zoning
codes, housing and employment densities,
and parking standards on hypothetical
development or redevelopment.

JULY 2010
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From Plan to Prototypes to Zoning

One of the key innovations of the PLANiTULSA plan was
the use of building prototypes, or models, to illustrate how
the vision and plan can be translated into an implementable
zoning code. Building prototypes can range from single-
family homes and mixed-use buildings to regional retail
malls and office buildings. They are built using a basic
pro-forma spreadsheet that accounts for housing and
employment densities, floor-area ratios, impervious
surfaces, construction costs, financial feasibility, tax revenue
and other key attributes. For instance, by adjusting various
aspects of a prototypical building, such as the number of
floors, the amount of parking required, or the proportion
of retail space, a user can identify factors that affect its
financial feasibility.

Building height limits, parking ratios, and setback
requirements can significantly impact the market feasibility
of development, but most zoning codes are never tested
for market feasibility. There are several advantages to using
prototypes to pre-test a zoning code. For one, prototypes
can be created quickly and cheaply prior to the creation of
a zoning district. They are also valuable public involvement
tools that planners, developers and community members
can use to model development concepts collaboratively.
Prototypes provide important fiscal impact information,
including estimated real estate value added and sales tax
revenues from new development, to help illustrate the
benefits of development.



PLANITULSA Prototypes

Based on past trends and an analysis of Tulsa’s zoning
code and development regulations, the PLANiTULSA
team derived nine prototypical buildings that are
commonly found in Tulsa. They are primarily single-
use and include a large supply of on-site parking.

To illustrate how a more nuanced zoning code could
produce a wider range of urban places and types,
PLANITULSA used a simplified financial pro forma
to create a menu of additional building prototypes.
The new prototypes focused on combining compatible
uses, such as housing, offices, and ground floor retail.
They also included a wider range of housing types, from
cottage homes (small detached units), townhouses, and
live-work units that could easily blend into existing

neighborhoods.

The prototypes were further calibrated for market
feasibility. Local builders and developers were
interviewed for information on construction costs,
prevailing rents and sales prices, and financing

Land Use
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conditions. One of the key components of the market
feasibility was to adjust parking requirements from
Tulsa’s current high levels to more urban standards.
Reducing the amount of land needed for parking
helped make the prototypes economically feasible while
also improving their performance as infill buildings.
Excessive setbacks were also reduced, so the buildings
could present a unified street wall along the sidewalk.
These prototypes were used to illustrate the public
workshop growth concepts, and were directly tied to
the land use and transportation scenarios reviewed by

the public.

The important lessons learned from this exercise was
that zoning and regulations really matter — they allow
or prohibit the creation of urban places through the
accumulated effects of development. High parking
requirements force buildings far apart from one
another, degrading the pedestrian realm and increasing
the marginal cost of producing homes or employment
space. These new prototypes will complement the
kinds of places Tulsa is already building.

Table 9: Typical and Expanded Prototypes

Typical Building
Prototypes Found in Tulsa

Apartment

Single Family Home 5-8K Lot
Single Family Home 8-15K Lot
Business Park

Mid-Rise Business Park

Retail Mall

Strip Commercial

Heavy Industrial

Light Industrial

Expanded Building Prototypes
Based on New Standards

JULY 2010 LU
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Harmonizing Tulsa’s

Planning and Zoning System

Many cities have improved the process for infill and
redevelopment by adopting modern zoning codes that
are designed to match desired community outcomes
and plans. These zoning codes provide easy to read
diagrams for the kinds of buildings that are permitted,
their relationship to the street and surrounding
neighborhood, and the uses that are permitted within
them. The result is a menu of types of development
that are desirable and can be built by right. Developers
and communities benefit from more certainty, and
government agencies reduce their administration costs.

If Tulsa is to build its vision for the future, it must
ensure that this process is the default. One of the
primary recommendations of this plan is the revision
of Tulsa’s zoning code, in order to provide for a reliable,
predictable path for desired redevelopment, allow for
innovative parking, and ensure great urban design for
both infill and new neighborhoods and business areas.

Using prototypes to test the effects of a zoning code’s

JULY 2010
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effect on the shape, function, and cost of development
will help ensure that the code is designed to maximize
development opportunities. Tulsa’s new comprehensive
plan will need to be implemented by a zoning code that
is designed to accommodate the kind of development
the city needs. There were several lessons learned from
the prototype exercise that should be reflected in the
new code; Tulsa needs:

* A range of zoning districts that
allow mixed-use buildings by right;

* A shared parking district overlay to
be used in conjunction with a shared parking
analysis to estimate actual parking needs;

* To adjust parking requirements to more
accurately reflect parking needs in the context
of shared parking districts;

* To 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.
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TU|Sa Goal 2030 Scenario C: New Communities

The PLANIiTULSA 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 . .

. ] . o Scenario D: Centered City
Continue, was based on historical trends continuing over
the next 20 years. This scenario represented the least amount
of growth and investment in the city. It was based on past
trends of disaggregation of housing and jobs at the edges of
and beyond the city’s borders. Trends Continue was the least

popular scenario in the citywide survey.

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.
Scenario A: Trends Continue

One of the key inputs to this plan was a series of scenarios that
modeled alternative futures based on different growth and
transportation patterns. 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 adjusting specific requirements (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.

JULY 2010
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Figure 18: Tulsa 2030 Goal
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Source: Fregonese Associates

Tulsa 2030 Goal:
A Blend of Scenarios C and D

The Tulsa 2030 Goal was based on the two most
popular scenarios in the citywide survey, and
represents a look at how Tulsa could develop
under the policies in this plan.
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Tulsa 2030 Goal AnaIySiS Table 10: New Population and Households
Tulsa 2030 Goal would result in about three times as Trends Tulsa
. . . Continue 2030 Goal
many new people living in Tulsa as under the Trends :
. ) Population 28,628 102,463
Continue Scenario.
Housing Units 13,066 46,766
East Tulsa would receive the largest share of new housing Table 11: New Households by Area
units, primarily because it has a significant supply f)f Trends Tulsa % Tulsa
vacant land. Many of these new homes would be in Continue | 2030 Goal 2030 Goal
neighborhoods designed for walkability and would be G 336 2,069 4%
served by nearby town centers. Downtown would receive East Tulsa 3,511 15,198 329
about 2,000 new households, thus adding a significant Midtown ) 3,883 8%
cadre of urban dwellers in the region’s center. South Tulsa 3,052 7,446 16%
Southwest Tulsa 4,710 7,050 15%
Job growth and employment space construction would Tulsa North 525 8,799 19%
also be significantly higher under Tulsa 2030 Goal than West Tulsa 934 2,320 5%
under Trends Continue.
A sizeable portion of new job growth would occur in East Table 12: New Jobs
Tulsa, again because of the availability of vacant land. Trends Tulsa
Downtown would account for almost one fifth of new Continue | 2030 Goal
jobs, however, and Tulsa North would receive one in ten Jobs 23,859 46,897

new jobs added.
Table 13: New Jobs by Area
In terms of housing choice, Tulsa 2030 Goal provides

. . . . Trends Tulsa % Tulsa
about the same proportion of single-family units as Continue | 2030 Goal 2030 Goal
Trends Continue. These results are in accordance with the Downtown 428 7383 16%
housing needs analysis described in the Housing Chapter East Tulsa 12,835 17,451 37%
of this plan. There would be a wider range of single family Midtown 546 4490 10%
home types, however, ranging from large, to medium, to South Tulsa 2,091 4,657 10%
small lot. In addition, there would be more emphasis on SouthwestTulsa 6,863 6,868 15%
townhouses. Apartments and condominiums would also Tulsa North 934 5,062 11%
be an important source of housing. West Tulsa 162 929 2%

Table 14: Housing Profile

Trends Tulsa

Continue | 2030 Goal
Single-family 8,101 30,009
Townhouses 392 3,645

Note: Household and Job summaries by area do —
not sum exactly to the citywide totals, due to how Multi-family 4373 13,111
geographies are defined and sampled.
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Table 15: Infill Development As a consequence of partially basing Tulsa 2030 Goal on the
pattern that includes the availability of vacant land there
is substantial growth within the eastern parts of city. But

Tulsa
2030 Goal

Trends
Continue

growth would occur more efficiently, than under Trends

% of Units Continue. Of all the new housing and jobs created, one

fifth and one third, respectively, would take the form of
infill development.
% of Jobs

Furthermore, Tulsa 2030 Goal is more successful at
Table 16: Mixed-Use Environments

. delivering mixed-use housing and employment types than
and Density

would occur under Trends Continue. One third of new

Tulsa
2030 Goal

Trends

Continue 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.

% of Units

% of Jobs

Net Residential

Density per Acre 47
Different areas of the city will have different amounts of
Table 17: Share of Total Infill and mixed-use housing and jobs. Downtown is considered
Mixed-Use Housing (by district) an entirely mixed-use area, and Midtown, because of its
Infill Mixed-Use heavy emphasis on main streets will be mostly mixed-use.
Housing Housing But East Tulsa, with a larger proportion of single-family
Downtown 8% 13% neighborhoods will have a lower proportion of mixed-use
East Tulsa 13% 15% units, overall. The large amount of employment lands in
Midtown 28% 17% East Tulsa also reduces its overall share of mixed-use jobs.
South Tulsa 22% 17% Most areas of the city would see about half of new jobs in
Southwest Tulsa 4% 6% mixed-use environments.
Tulsa North 21% 28%
West Tulsa e 5% Fiscally, Tulsa 2030 Goal would result in a greater overall
benefit to the city of Tulsa, in terms of sales tax revenue.
Table 18: Net Sales Tax Impact The net increase in annual sales tax revenue would be more
Trends Tulsa than double what would be collected under the Trends

Continue 2030 Goal
City of Tulsa 3% $16,125,000 $37,833,000

Continue scenario. Furthermore, Tulsa 2030 Goal would
result about three times as much new construction (by

value) in the city.
Table 19: Total Value of New Construction

(billions of dollars)
Trends Tulsa

Continue 2030 Goal
Aggregate Building Value  $5.14 billion | $15.2 billion
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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 Tulsas 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.

PART V: BUILDING THE PLAN

The total build-out capacity of the plan is three times
higher than what is forecasted under Tulsa 2030 Goal
for housing units, and seven times higher for jobs.
Under this analysis Downtown and surrounding
neighborhoods receive 5% of the city’s job growth,
and 10% 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 10% of new housing units and 5% of 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 more than half of employment capacity.

Table 20: Build-Out Capacity by Plan Category

Housing % %

Units of total Jobs of total
Downtown Core 3,800 3% 13,358 4%
Downtown Neighborhood 9,275 7% 2,625 1%
Downtown Total 13,074 10% 15,983 5%
Main Street 1,344 1% 2,692 1%
Mixed-Use Corridor 12,381 9% 15,618 4%
Corridors Total 13,725 10% 18,310 5%
Town Center 25,328 19% 33,584 10%
Neighborhood Center 6,379 5% 15,777 5%
Regional Center 22,672 17% 71,510 20%
Centers Total 54,379 40% 120,871 35%
New Neighborhoods 55,629 41% 12,224 3%
Employment n/a n/a 182,616 52%
Existing Neighborhood n/a n/a n/a n/a
Total 136,807 350,004
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Figure 19: Build-Out Capacity within Areas of Growth (Conceptual Map)

NOTE: See page 89 for an accurate and updated Land Use map. Source: Fregonese Associates

LAND USE CATEGORIES

Bl Downtown I Regional Center

I Downtown Neighborhood New Neighborhood
B Main Street Existing Neighborhood
[ Mixed-use Corridor [ ] Employment

I Town Center

I Neighborhood Center

JULY 2010

TULSA COMPREHENSIVE PLAN - LAND USE



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 in
mind some of the following broader indicators
will be useful. A more comprehensive, long-term
framework for measuring the performance of the
plan in meeting Our Vision for Tulsa’s objectives is

outlined in the Monitoring Plan.

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, in East Tulsa, where vacant land and
easy access to Tulsa International Airport and nearby
employment lands will spur growth. To maintain a
balance of jobs and housing growth, the city should be
prepared to engage in necessary small area planning so
new communities can be built quickly.

Housing Profile

The mix of housing units is a subset of overall housing
production. Tulsa will likely need one-third of its new
homes to be apartments, condominiums, flats, and
townhouses. On a straight-line average basis, that
equates to about 850 units per year. To ensure that
the mix of new housing is sufhiciently diverse, the city
should monitor building permit records annually.

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

PART V: BUILDING THE PLAN

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. 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

Tulsa 2030 Goal results in a greater increase in sales
tax revenue than the Trends Continue, in part because
it assumes a greater amount of total growth. Sales tax
revenues are regularly reported to the city, but they
represent a lagging indicator. Redevelopment rates and
mixed-use development, a combination of population
and job growth, will help establish forward-looking
fiscal indicators. 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 base and reduce expenses.
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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.

JULY 2010
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Land Use

Part VI:
Managing the Plan

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 Stability and Growth 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. Thesenewmeasuresprovidetoolsthataddress
rehabilitation of property and help shape where and how

redevelopment occurs.

The Areas of Stability includes approximately 75% of the
city’s total parcels. Existing residential neighborhoods,
where change is expected to be minimal, make up a large
proportion of the Areas of Stability. The ideal for the Areas
of Stability is to identify and maintain the valued character
of an area while accommodating the rehabilitation,
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Figure 20: Areas of Stability and Growth (Conceptual Map)

NOTE: See page 90 for an accurate and updated map. Source: Fregonese Associates
Area of Stability

Area of Growth
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improvement or replacement of existing homes, and
small scale infill projects. The concept of stability and
growth is specifically designed to enhance the unique
qualities of older neighborhoods that are looking for
new ways to preserve their character and quality of
life. The concept of stability and growth is specifically
designed to enhance the unique qualities of older
neighborhoods that are looking for new ways to
preserve their character and quality of life.

Relationship to Areas of Growth

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

are interrelated.

Despite this relationship, Areas of Stability and Growth
should not be considered as mutually exclusive. First,
each area in the city can be thought of as located on a
continuum from growth 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 Growth 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”, as described below.

ESTABLISHED AREAS
Established areas are those neighborhoods that have
a sufficient level of property investment such that

JULY 2010

TULSA COMPREHENSIVE PLAN - LAND USE

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
property owners from reinvesting in, rehabilitating or
rebuilding their homes.

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 Growth.

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.
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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.

From Stability to Growth

As the comprehensive plan is implemented, many
areas currently designated as stability may transition to
those that should support growth. Where appropriate,
this may be accomplished with small area plans, master
development plans, and planned unit developments.

Areas of Growth

The purpose of Areas of Growth is to direct the
allocation of resources and channel growth to where it
will be beneficial and can best improve access to jobs,
housing, and services with fewer and shorter auto trips.
Areas of Growth are parts of the city where general
agreement exists that development or redevelopment is
beneficial. As steps are taken to plan for, and, in some
cases, develop or redevelop these areas, ensuring that
existing residents will not be displaced is a high priority.
A major goal is to increase economic activity in the area
to benefit existing residents and businesses, and where
necessary, provide the stimulus to redevelop.

Areas of Growth 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 Growth are
in or near downtown. Areas of Growth 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.
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From Growth to Stability

As the comprehensive plan is implemented, many areas
currently designated as growth 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 AREAS OF GROWTH AND FOR
SELECTING ADDITIONAL AREAS
OF GROWTH IN THE FUTURE

The following criteria were used to

select the Areas of Growth in the plan.
After the plan is adopted, new or revised
Areas of Growth can be proposed based on

these same criteria.

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

o Areas already undergoing positive
change which is expected to continue

o 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

o Areas with special opportunities
such as where major public or private
investments are planned
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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 Comprehensive 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 implemented by zoning
regulations, which apply setback, height, and other
development standards. 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
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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.

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.

Zoning Code Structure and Form

Zoning codes have evolved since their inception in
the early 20th century and separate-use Euclidean
zoning has given way to a more balanced approach that
recognizes the benefits of mixing some uses in urban
environments. 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, are easier for the general public to access,
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.

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. In cases where
a small area plan already exists, rezoning should be
guided by that small area plan. Where no small area
plan exists, the plan map and the Comprehensive Plan
Goals should serve as a guide for determining whether
the proposed zoning district is appropriate. It is
important to note that there will routinely be requests
for rezoning, especially for land under single ownership,
small numbers of parcels, and small areas of land, that
are not associated with a small area plan and the plan
map will guide these decisions.
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Potential New Zoning

District Categories

MIXED-USE DISTRICTS

A mixed-use district that can be applied in
areas outside of downtown is one important
element that should be added to the zoning
code. These districts should enable, by right,
the construction 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 typifies low-rise mixed-use
district.

PARKING MANAGEMENT DISTRICTS

A second new zoning category that should
be considered is a parking management
district that would provide adjusted parking
requirements and a management plan for

a particular area, such as a main street
corridor. Prior to receiving this designation,
the area in question should be analyzed for
parking capacity, future development, and
the feasibility of implementing a shared
parking system.

Mixed-use and parking management zoning
districts could be applied concurrently under
the guidance of a small area or neighborhood

planning process.
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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
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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 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,
Walkable
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

and  economically. districts ~ mix

traffic congestion, creates social enclaves, and
consumes more land.

Land Use
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Residential 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

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. Replacing some of
downtown’s many surface parkinglots with urban uses
would contribute to the area’s vitality. The Downtown
Area Master Plan proposes urban design guidelines for
new development.

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.
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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.

Land Use
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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.
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Small Area Planning

One means of implementing the PLANiTULSA
comprehensive plan should be 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?

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 planning areas usually have a cohesive set of
characteristics, such as an existing or future corridor,
center, or other element. Accordingly, small area plans
should be used in areas of growth and transition areas,
focusing resources where change is anticipated and
desired. The Small Area Planning process is designed
to generate widespread stakeholder consensus that
will lead to efficient adoption and implementation

of the plan.

The small area planning process is designed to
minimize the need for excessive hearings and review
of projects. Small area plans, ideally, are developed
by property owners and area stakeholders then

implemented through zoning changes that allow the
kinds of development described in PLANiTULSA.

A citizen advisory committee, who helps guide the
process, is a group of informed citizen stakeholders
including, but not limited to — landowners,
residents, business owners, architects, developers,
and builders who have an interest in the area. This
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advisory committee should represent a full range of
interests who meet on a regular basis to critically
review analysis and products at each step of plan
formation.

Prior to the PLANITULSA comprehensive plan
update, INCOG and Tulsas 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.

Where Should Small
Area Planning Take Place?

The small area planning process should be used in
areas where significant change is expected and the
development in question would be at the scale of a
new neighborhood and include many landowners.
For example, when there is a proposal to extend
utilities and infrastructure to an undeveloped area
that will support a large number of new households
or jobs, a small area plan should be used to guide that
development. Small area plans may be conducted
in Areas of Stability, but the time and resources are
better put to use in Areas of Growth.

Small area plans need not be used for more
routine planning actions, such as developments or
subdivisions of land under single ownership. In these
instances, a subdivision, zone change, PUD or other
process under the zoning code is sufficient. However,
individual landowners of large tracts may elect to do
a small area plan if they choose. Another instance
where this process should be used is in already-
developed areas where new growth or redevelopment
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is expected, such as neighborhoods along a corridor that
will receive significant transit investment.

Small Area Plan Types

NEIGHBORHOOD PLANS

Neighborhood plans typically covers a distinct residential
neighborhood, such as the Pear] 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

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

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.
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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 PLANIiTULSA implementation
strategies. Thus, existing and future plans
will all work toward implementing Our
Vision for Tulsa.

Table 18: 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 2001, 2006
(Phase 1 & 2)

Riverwood Neighborhood Plan 2008
Is\lzlijgt:gs::ll—g:js T’Ian 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.

Best Practices in
Small Area Planning

The 6th Street Infill (Pearl District) Plan, approved
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
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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.

Existinﬂ Neighborhood
and Other Plans

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. The Downtown Area Master Plan should be



reviewed by TMAPC and considered as a potential
Small Area Plan. Many of the ideas and concepts
suggested in the downtown plan also are recommended
in PLANIiTULSA. Inconsistencies between the two
plans should be resolved if and when the downtown

plan is adopted.

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 Department, Tulsa
Public Works Department, River Parks Authority,
Broken Arrow Parks, Tulsa County Parks, Jenks Parks
Department, the Town of Skiatook, and the City of
Sand Springs.

The city offers many north-south bike routes. The key
trail corridors include the Riverparks Trails from 11th
Street to 101st Street (east bank) and from Southwest
Boulevard to Turkey Mountain (west bank area); the
Mingo Trail, the Osage Trail and the Creek Turnpike
Trail. The current system of trails provides a solid
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.
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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 Ouwr 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.
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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 withouta 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 area.

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.

[t 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.

TULSA COMPREHENSIVE PLAN - LAND USE
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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 anew. 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
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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.

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
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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
tilted
fragmentation of employment and development. This

above, have toward decentralization and
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
Tulsa Metro 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.

LAND USE - TULSA COMPREHENSIVE PLAN
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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.

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 efhicient 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 serves as future expansion areas. Today, those
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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 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.
Vacantand 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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Part VII:
Monitoring the Plan

PLANITULSA Monitoring Plan
The PLANITULSA plan  must

be monitored whether
implementation of the plan is occurring and whether

comprehensive
regularly to determine
it is achieving desired results, such as focusing growth
in areas of growth 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
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occurring in Tulsa on a continual basis is essential,
and fortunately Tulsa has access to significant high
quality data. In addition, the PLANIiTULSA 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
values by census tract or transportation analysis zone,
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 growth.

Inaddition to changesin keyland useand 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
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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.

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.

e 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.
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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 growth.” These areas
of growth 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.
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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
happeninginaplace. 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 growth will allow the city to determine how
policies and strategies are influencing and spurring the
type of growth and investment described in Our Vision

Sfor Tulsa.

Additional Monitoring

The monitoring program will focus specifically on new
population, housing, and job growth occurring within
small and consistent geographic areas. This monitoring
program will intentionally remain simple in structure
and simple in evaluation protocol. This will allow the
City to start small and build a manageable and reliable
system for evaluation of its policies on a consistent
basis over time.

A more complex monitoring program could describe
a robust range of conditions affecting residents
quality of life. More comprehensive indicators such
as air quality, water consumption, school enrollment,
public health and financial condition, and average rent
rates could also be measured to provide information
on what impact this type of growth is having on the
overall quality of life in Tulsa. Such evaluation would
be highly valuable, however, the City of Tulsa should

encourage and support the activities of other agencies
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to conduct or coordinate such an analysis. For the
purposes of evaluation of the Comprehensive Plan, the
City’s purview of interest should remain specifically
evaluation of the land wuse, transportation, and
economic development policies and procedures.
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Guiding Principles for Land Use

Capturing these hopes, dreams and
aspirations for Tulsa’s future is essential
as we move forward in making our future
vision a reality. The Citizens’ Team, a
diverse group of volunteers, developed
the following guiding principles. These
principles serve as the foundation for
future planning efforts, and will ensure
that the comprehensive plan remains
consistent with the vision.

Land Use

Part VIlI:
Priorities, Goals
& Policies

This section is organized into priorities,
goals and policies that if followed will

Business owners are able to easily
find adequate and attractive space
for expanding businesses into
downtown, along main streets, or
in employment centers.

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

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

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

Tulsa has pockets of density
to provide for a more livable,
pedestrian-friendly and cost-
efficient community.

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

The arts as well as cultural and
historic resources are celebrated.

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

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

Tulsa is a cohesive city where
we have the ability to create
safe, healthy lives for ourselves
and our families.

City planning and decision-
making is an inclusive and
transparent process.

Once adopted, city-wide and
neighborhood plans are funded,
implemented and monitored for
performance.

Development and zoning
policies are easily understood,
workable and result in
predictable development.

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

City planning and decision-
making is an inclusive and
transparent process.

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.

IMPLEMENTATION & ACTION PLAN:

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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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
Sfuture growth. Policies to support this goal include:

1.1 Ensure that zoning capacity within areas
of growth 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/Growth 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;
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2.2

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;

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.

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?
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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:
* Isadopted by TMAPC and approved by City
Council;

* Isamended by TMAPC and approved by City
Council. Amendments can be initiated by
landowners of affected property, the Planning
Commission, or the City Council;

* Should be amended to conform to zoning and
plan changes;

* Should be updated at five year intervals with
projections toward the future;

* Housekeeping updates and maintenance to
reflect development approvals should be made
annually.
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LAND USE PLAN & ADMINISTRATIVE
DEVELOPMENT DECISIONS

2.6

The Comprehensive Plan is a policy guide, not
a regulatory document. 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 City implements the plan by changing
the City’s laws and programs and through the
actions and investments it makes.

STABILITY/GROWTH MAP
2.7 Use the Stability and Growth Map as a guide

2.8

to where future growth and development will
occur. The Stability and Growth map helps
establish the implementation priorities for
PLANiITULSA in specific geographic areas.

Edges between the areas of stability and areas
of growth are variable and in most cases are
transition zones between intensities of uses.

The Stability and Growth Map should be
updated at five year intervals with projections
toward the future. Housekeeping updates and
maintenance to reflect development approvals
should be made annually.

Establish criteria for selecting areas of growth,
consistent with the vision. Areas of growth 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;

Areas already undergoing positive change which
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* 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 growth include:

* Small area planning areas with
targeted transportation/context
sensitive solution investments;

* Prototype demonstration projects;
* New community planning;

¢ Transit infrastructure.

Establish criteria for identifying areas
of stability. Define areas of stability as:

* Established neighborhoods;

e Historic districts and areas with
concentrations of historic structures.

Planning/ investment priorities for areas
of stability include:

* Connectivity and streetscapes
improvements;

* Housing/neighborhood revitalization
and rehabilitation programs;

* Redevelopment of aging strip centers or
corridors;

* Small-scale infill projects, as permitted
through clear and objective setback, height,
and other development standards of the
zoning code.

JULY 2010
TULSA COMPREHENSIVE PLAN - LAND USE

Goal 3—

New development is consistent with

the PLANiTULSA building blocks. Policies to support
this goal include:

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;

Moving overhead wires to underground
locations and relocating other utilities

to the rear of the development to improve
the area’s appearance.
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3.2

3.3

3.4

3.5

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.

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

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

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.

3.6

PART VIII: PRIORITIES, GOALS & POLICIES

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.

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.

Encourage 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.

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.
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LAND USE - TULSA COMPREHENSIVE PLAN



B PART VIII: PRIORITIES, GOALS & POLICIES

* 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.

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

Goal 4—

The development environment allows

Comprehensive Plan implementation to

occur through market development. Policies to support
this goal include:

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
zoning cases following the adoption of small
area plans. All zoning recommendations
should be consistent with the Comprehensive

Plan.

4.4 Maximize coordination and streamlining of

development related activities.

TULSA COMPREHENSIVE PLAN - LAND USE
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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

Review and 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.

Analyze the impact on market feasibility of
zoning and development regulations.

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

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 off site 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.

Improve flexibility in permitted uses for
re-use of historic buildings.
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5.2

5.3

Consider amendments or a rewrite of the
zoning ordinance to incorporate performance
and bulk standards with easy to use graphic
development code.

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.

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

5.5

PART VIII: PRIORITIES, GOALS & POLICIES

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.

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 Ugtility 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.
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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, local chambers of commerce, and/
or privately-funded economic development
organizations.

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.

JULY 2010
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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.

Consider consolidation of 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

6.3

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.”

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 with alternative arrangements
for those without internet access.
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7.2

7.3

Regularly update this information
on the website.

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 growth 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;

8.2

8.3

PART VIII: PRIORITIES, GOALS & POLICIES

Assemble sites for implementation.

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

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.

Integrate provisions for safe and multi-modal
access to schools, including support for a
regional Safe Routes to Schools Program,

in land use decision making and planning
processes.

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.

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.
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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:

JULY 2010
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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
trafhic 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.

Goal 13—

Existing neighborhoods are stable and infill development
revitalizes, preserves and enhances these urban areas.
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.
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13.2

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.

Create and encourage the use of an infill
and revitalization toolkit to help facilitate
housing development in existing residential

neighborhoods.

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.

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

PART VIII: PRIORITIES, GOALS & POLICIES L |

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 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 home buyer subsidies.

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

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

Develop programs focused
on housing rehabilitation.

meet with neighborhood organizations prior to
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:

the zoning review process.

13.3 Provide residents in distressed neighborhoods
access to programs and partners in to

improve and stabilize their neighborhood. 14.1 Support the Tulsa Strategic Preservation

* Continue and expand implementation Action Plan preservation objectives and
of capital improvements projects and actions.
programming for home improvements,

14.2 Assure that Neighborhood Plans & Small

Area Plans support preservation and

traffic calming, connectivity and bike/
pedestrian improvements through the small area

and neighborhood plan process. revitalization objectives.
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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 Following TMAPC'’s review and action on
the Downtown Area Master Plan, implement
recommendations regarding historic
resources.

LAND USE PRIORITY 5

Ensure that areas of growth 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.
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15.5 Promote sustainable
building practices including:

* Energy efficiency

* Material Efficiency

* Waste reduction

* Durability

* Healthful building environment

* Integrated design

Goal 16—
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 6

Preserve and enhance environmental assets

Goal 17—
Tulsa’s natural and sensitive areas are protected and
conserved. Policies to support this goal are included in

Parks, Trails, and Open Space goals 8 and 9.

Goal 18—

Development on impacted sites or areas is

regulated to protect sensitive areas. Policies to

support this goal are included in Parks, Trails and Open
Space Goal 10.

Goal 19—

Planning and development of parks and trails are
coordinated with the comprebensive plan and parks
plan.



LAND USE PRIORITY 7
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.

e 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.

PART VIII: PRIORITIES, GOALS & POLICIES m

* 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.
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Tulsa Comprehensive Plan

Transportation

Introduction

This transportation chapter identifies how Tulsa’s transportation
building blocks will provide mobility choices to a broader
group of users, diversify the economy, and aid in building a
sustainable community. Implementing these transportation
building blocks in Tulsa involves the introduction of some
familiar transportation components as well as some new
components.

The chapter goes into detail regarding the tools, or components,
needed to implement the transportation building blocks. The
main enhancement areas of the transportation chapter are:

+ Street System Enhancements
« Transit System Enhancements
+ Pedestrian Enhancements

+ Bicycle Enhancements

Each of the enhancement sections contains its respective
current use, future use, specific tools, and the plan priorities.

Chapter Contents

Part I: Tulsa’s Transportation Vision and Challenges........................ 2
Part ll: The Route for Tulsa ......cccoeevevrenrnrinree, 10
Part lll: Tools for the Transportation Building Blocks ................... 21
Part IV: Conclusions ........ccoveevenerinenenneninenreseese e 34
Part V: Priorities, Goals and Policies ........c.coovrvvernrinnnnerinenene. 35
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Transportation

Transportation

Part I:
Tulsa’s Transportation
Vision and Challenges

Our Vision for Tulsa places an emphasis on coordinating
transportation facilities” design with the land uses they
serve, so Tulsans have a wide range of transportation

Like Tulsa’s
transportation system has historically been oriented

options. many American cities,
to support automobile-oriented land uses. While it
is likely that cars will continue to play a big role in
how Tulsans get around town, the public input process
found significant support for expanding the range of

transportation options.

Unlike land use policies that guide the development
of private property, transportation policies primarily
address the public infrastructure of streets, alleys,
bikeways, sidewalks, and transit services. Additionally,
transportation  policies influence how private
development affects the transportation system both
directly- via physical improvements (e.g. management
of auto access across city rights-of-way, or the
construction of streets as part of new development) as
well as indirectly- through programs that reduce travel

demand and encourage alternatives to the automobile.

Changing Tulsa’s Approach

Expanding the range of transportation options will
require a different approach than the traditional, auto-
oriented facility planning and design strategies that
primarily focus on automobile capacity and alleviating
traffic congestion. Much of Tulsa’s 1,217 lane miles of
arterial streets and 465 lane miles of expressways were
built with this traditional approach to programming
transportation improvements. While the strategy
has succeeded in providing Tulsans with a broad and
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Chart 1: Capital Costs of Roadway and Transit

B Bike
- Transit
B Roadway

Estimated from the
INCOG Destination
2030 Long Range
Transportation Plan.

$2.15 billion
(92%)

$114 million
(5%)

$70 million
(3%)

Operations costs
are not included.

generally uncongested road network, it has also
produced few alternatives to the automobile. Roads
that have many wide lanes, large intersections, and a
relatively few pedestrian amenities (i.e. wide sidewalks,
medians with trees, parallel parking, and short
intersection crossings) are not conducive to walking,
biking, or transit.

Furthermore, Tulsa’s road-building legacy has proven
to be fiscally unsustainable. In 2007, Tulsa’s Complete
Our Streets Advisory Council determined that
approximately $1.1 billion dollars were needed to repair
and maintain the city’s streets over the next decade. That
figure did not include new roadway construction, the
widening of arterial streets and planned improvements
to major intersections. Those additional capital projects
— estimated to cost at least $500 million — will also
impose their own maintenance costs.

The Complete Our Streets Advisory Council also
found that Tulsa’s revenues have not kept pace with
the cost of maintaining infrastructure. One of the
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Advisory Council’s recommendations was to find ways
to increase sales-tax revenue through land development
to help offset the cost of transportation infrastructure.
Transportation policy will play a key role in this strategy.
Better designed streets that provide an attractive and

system that awards funding to enhance walking,
biking, and transit facilities, in an effort to improve
the livability of communities.

The principles that guide these new funding criteria,
as laid out by the U.S. Department of Transportation,
U.S. Environmental Protection Agency and U.S.

walkable environment enable land uses to be more
productive. Visitors who arrive by foot, bike, or transit

can reduce the need for on-site parking, thus increasing
the amount available for businesses or housing. Wide

Department of Housing, are:

1. Providing more transportation choices;
sidewalks with street trees provide an environment for ' '
businesses that depend on foot traffic. An approach 2. Expz‘lndmg access to affordable housing, _
to transportation design that takes into account these particularly housing located close to transit;
factors will contribute significantly to Tulsas fiscal 3. Enhancing economic competitiveness--giving
health. Chart 2, below, illustrates one measure of how people access to jobs, education and services as
Tulsa compares to peer cities and depends on fewer well as giving businesses access to markets;
residents to support more lane miles of roadway. 4. Targeting federal funds toward existing

communities to spur revitalization and protect

Another factor that will affect Tulsa is the changing rural landscapes;
nature of Federal transportation funding priorities. _ .
Like many cities and regions, Tulsa has relied on Federal 5. Increasing collaboration among federal,
funding to address many of its transportation needs. .state, and local gs)vernments to bette‘r.target
Federal funding is transitioning away from a formula investments and improve accountability;
based system that awarded funding to localities to 6. Valuing the unique qualities of all communities

increase vehicular capacity and serve transit dependant
populations. The new approach is a proposal-based

— whether urban, suburban, or rural.

Chart 2: Tulsa Population Per Lane Mile

Source: Federal Highway Administration, Highway Statistics 2003
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Transportation officials in Tulsa have done an admirable
job attracting and securing Federal transportation
dollars in the past. For this to continue, Tulsa must
begin to reform its transportation decision making
process to address these new livability principles. The
City of Tulsa, Indian Nations Council of Governments
(INCOG), Metropolitan Tulsa Transit Authority
(MTTA) and programs of the Oklahoma Department
of Transportation (ODOT) will need to be more
deliberate in coordinating housing, transportation and
environmental planning for the region to be successful

in qualifying for future federal dollars.

Scenario Planning
and Tulsa 2030 Goal

As explained in greater detail in the Land Use
chapter, the PLANIiTULSA planning process used
a scenario-based approach to test different growth
and transportation practices and policies. Scenario
planning provides a way to evaluate growth patterns,
infrastructure investments, and their impact on system
performance. The PLANiTULSA team created four
initial growth and transportation scenarios based on
past trends and public input. These were primarily
“learning scenarios”, meant to test a variety of growth
impacts, from the amount of 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).
Based on this public input and work with city staff,
INCOG, and other stakeholders, these two scenarios
were used to design the preferred Tulsa 2030 Goal,
depicted in Figure 1, which will serve as a monitoring
and performance guide for the comprehensive plan.

JULY 2010
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Figure 1: Tulsa 2030 Goal; Blend of Scenarios C and
D Transportation Systems

Compared with the Trends Continue scenario, that
was built to project Tulsas current trends, Tulsa
2030 Goal would result in significant expansion of
transportation options and a sustainable system in
fiscal and livability terms.

Tulsa 2030 Goal would result in about three times
as many new people living in Tulsa, when compared
to the Trends Continue. This influx of new residents
and businesses poses a challenge to the transportation
system. Since much of the city’s street and highway
system is already built-out, new traffic lanes will not be
feasible to facilitate the growth projections in all areas

of the city.

Fortunately, Tulsa has a well connected, gridded street
network that possesses the elements needed to transform
into a high performance, multi-modal transportation
system. Part III of this chapter details how existing
streets can become multi-modal by dedicating lanes
for high speed high frequency transit, adding bicycle
facilities or providing on-street parking that will
enable patrons to park once and walk amongst various



destinations. The PLANiTULSA team tested these
types of investments to assure Tulsa has an effective and
durable transportation system that works for today’s
users while fostering a future system that is sustainable
and offers more travel options.

Using future population and employment estimates
from the Tulsa 2030 Goal, one can model the
transportation system and plan for future infrastructure
needs. In Tulsa, the best model for performing this
analysis is INCOG’s Travel Demand Model. It was
developed to evaluate transportation projects for the
entire Tulsa Region and includes a current year road
network and demographics (2005) as well as a forecast
year (2030) road network and demographic factors.

The INCOG model uses specific “mode choice”
algorithms to convert person-trips to vehicle-trips. The
PLANiTULSA team expanded that process to estimate
how people would react to new walkable land use forms
and an expanded transit and multi-modal system.
To accomplish this we employ a process called the
elasticity method for measuring the impact of the 5Ds,
(Density, Diversity, Design, Destinations, Distance).
This process allows for additional refinement during
the “mode choice” step to estimate transit and mixed-
use trip capture.

The model identifies a number of indicators that can
be used to evaluate the performance and efficiency of

Transportation
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different scenarios. The following section summarizes
the major indicators derived from the transportation
model and illustrate how diversifying transportation
investments will help implement Our Vision for Tulsa.

Tulsa 2030 Goal
Indicators and Analysis

The analysis began with researching the benefits of

Tulsa 2030 Goal, which uses a strategy of reducing the
amount of additional roadway lane miles and increases
housing and employmentdensities in strategic corridors
and around transit stations.

One of the two fundamental transportation indicators
are vehicle miles traveled (VMT) and vehicle hours
traveled (VHT). The first measures how many total
miles are driven in a given period, the second measures
how much time is spent driving. Table 1 reports per-
capita VMT and VHT. Under the Trends Continue
scenario, the average Tulsan in 2030 will drive 40 miles
per day, and spend 56 minutes in the car. By contrast,
in the Tulsa 2030 Goal scenario, Tulsans will drive
25% fewer miles and spend 29% less time en route
to where theyre going. Though Tulsa’s congestion is
not projected to be severe, the amount of time lost to
traffic congestion (Minutes of Delay) declines by 36%
under Tulsa Goal 2030.

Table 1: Travel
Indicators (per capita)

Trends Tulsa

Continue 2030 Goal Change

A ANGES)
VHT (minutes)

Minutes of Delay

Source: Kimley-Horn and Associates, Inc.

Table 2: Jobs and

Housing Near Transit Tulsa

2030 Goal

Trends
Continue

Housing Units within
1/2 Mile of Transit

Jobs within
1/2 Mile of Transit

Source: Fregonese Associates

26,567

33,202
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One of the key drivers of this improvement would be
the location of more total homes and jobs near transit,
both in new communities and from improved service to
existing neighborhoods (Table 2). The PLANiTULSA
public input process indicated a desire for greater
transit options, both through the workshop process
and the scenario survey.

As a result, transit ridership could increase by 600%
percent over the next 25 years if the land use and
transportation policies upon which Tulsa 2030 Goal is
based are implemented (Chart 3).

This growth in transit ridership would result in a
positive change to mode split in Tulsa. Mode split, is
a transportation term that describes the percentage of
travelers using a particular type of transportation (i.e.
automobile, walking, biking, or transit). The term
is often used when analyzing the sustainability of
transport within a city or region. Although there is no
national standard for mode split, it is generally agreed
that a 10% alternative mode is sustainable. The Tulsa
2030 Goal projects a 7% transit and 9% walk/bike
mode share for the city, which is substantially better
than the generally agreed upon measure (Chart 4).

This future mode share is a product of an expanded
transit system and new development centers that
are mixed-use, dense and walkable. The doubling of
walking and biking trips is a product of expanded
pedestrian and bicycling facilities in the form of multi-
modal streets and easily accessible mixed-use centers
that enable patrons to walk or bike amongst various
destinations. This system does not only benefit these
new centers in the city, it also improves the travel
conditions of the entire region.

Regionally, Tulsa 2030 Goal would shift approximately
300,000 of the 3,200,000 vehicle trips that are made
daily in the Tulsa region to walk or bike trips. Shifting
these trips means there is greater roadway capacity
available for freight, commuter and through-traffic trips
on the region’s system of arterials and expressways.

By shifting travel demand to other modes, Tulsa
could reduce the need to expand road capacity. The
difference in total new lane miles is not substantial;
however, the number of lane miles per 1,000 new
residents is dramatically lower for Tulsa 2030 Goal
than under the Trends Continue scenario. In addition
to a more efficient transportation system, the design

Chart 3: Total City and Regional Transit Ridership
(unlinked trips per day)

250,000

236,000

125,000

Trends Tulsa
Continue 2030 Goal

Source: Kimley-Horn and Associates, Inc.
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Chart 4: Mode Split (of trips per day)

Trends Continue Tulsa 2030 Goal

1% 4% 7%

B Transit

B walk/Bike

B Vehicle

Source: Kimley-Horn and Associates, Inc.
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of the new streets under Tulsa 2030 Goal would support
intense and fiscally productive land uses. The estimated
net annual sales tax revenues to the city are substantially
higher under Tulsa 2030 Goal than the Trends Continue
scenario (Table 3). A further discussion of recommended
street improvements is in Part III of this chapter.

The priorities under Tulsa 2030 Goal would also result in
some savings in transportation expenditures for Tulsans. A
better coordination of land use and transportation would
provide more housing choices closer to employment
and more transportation choices reduce the financial
cost associated with commuting. Energy efficiency will
become an increasingly important part of the nation’s
strategy to increase energy independence. Under Tulsa
Goal 2030, the amount of fuel wasted annually will be
dramatically lower — this does not take into account
potential increases in fleet fuel efficiency (Table 5).

Tulsa2030 Goal also will help decrease the harmful impact
of transportation emissions on Tulsa’s air quality. Even
though the Tulsa region is currently in attainment of all
National Ambient Air Quality Standards (NAAQS), it is
more likely that under the Trends Continue scenario, the
region could become a non-attainment area (i.e. being

added to “the dirty air list”).

In contrast, pursuing the Tulsa 2030 Goal would
compliment Tulsa’s local clean air efforts that are already
in effect, such as the Green Traveler and Clean Cities
Programs. Noxious Oxides (NoX), carbon Dioxide
(CO2) and Volatile Organic Compounds (VOC) are
the primary transportation related air pollutants. Tulsa
2030 Goal results in a reduction — both citywide and
regionally — in these harmful pollutants when compared
to the Trends Continue scenario (Tables 6 and 7).

The results of the PLANIiTULSA planning process
input, transportation modeling analysis, and the fiscal
needs of the city all point toward a new direction for
transportation investment in Tulsa.

TRANSPORTATION - TULSA COMPREHENSIVE PLAN
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Table 3: Lane Miles Added by Scenario

Trends Tulsa
Continue 2030 Goal

Existing Lane Miles 1,777* 1,777*
Added Lane Miles 604 554

Total Lane Miles 2030 2,130 2,080

Added Lane Miles
1,000 Residents

5.1 4.3

Source: Existing City of Tulsa Public Works, 2030 Goal Kimley-Horn
and Associates, Inc. from the INCOG Travel Demand Model

Table 4: Net Sales Tax Revenue (Annually)

Trends Tulsa
Continue 2030 Goal

Net Sales $16.6 $37.8

Change

+135%

Tax Revenue million million

Source: Kimley-Horn and Associates, Inc.

Table 5: Fuel Wasted Due to Congestion (Annually)

Trends Tulsa

Continue 2030 Goal Change

Wasted Fuel 10,700,000 8,100,000

(in gallons)

Source: Kimley-Horn and Associates, Inc.

Table 6: City Air Quality Indicators

Trends Tulsa
Continue 2030 Goal Change

NoX (tons) 9,837 8,691

CO2 (tons) 2,379,800 2,102,400
VOC (tons) 11,805 10,429

Source: Kimley-Horn and Associates, Inc.

Table 7: Regional Air Quality Indicators

Trends Tulsa
Continue 2030 Goal Change

NoX (tons) 18,347 15,390
4,438,400 3,723,000

CO2 (tons)
VOC (tons) 22,016 18,468

Source: Kimley-Horn and Associates, Inc.
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Figure 2: Trends Continue Scenario Network

TRENDS CONTINUE SCENARIO NETWORK

Figure 2, Trends Continue Scenario Network represents the
transportation system analyzed in the Trends Continue Scenario.

It was based on the existing Tulsa City-County Major Street and
Highway Plan, which emphasizes the widening of existing roads. This
network reinforces the disaggregation of homes and employment, at
great cost to the city’s fiscal stability.

On the opposite page is Figure 3, the Tulsa 2030 Goal Recommended
Network, which is also based on the street improvements in the
Tulsa City-County Major Street and Highway Plan. However, these
street improvements invest more selectively in roadway capacity in
coordination with new residential and employment densities and
improvements to transit service, walkability and bicycling facilities.
The result is an expanded, but more multi-modal and fiscally
sustainable network that better achieves Our Vision for Tulsa.

JULY 2010
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Source: Kimley-Horn and Associates, Inc.

The projects in Table 8 2030 Goal Network Modifications should

be considered as part of future transportation and transit planning
activities. The adoption of the Tulsa 2030 Goal demographics and
use of the Sustainable Network Initiative and Context Sensitive
Streets process will provide transportation officials with the ability
to program infrastructure improvements to complement sustainable
land development patterns.

The City of Tulsa should work with INCOG to develop a common
demographic forecast, in addition to trends and other factors,

that reflects the implementation of the PLANiTULSA Policy Plan.
These factors should be used to develop region-wide transportation
forecasts and guide transportation deicsion making.



Figure 3: Tulsa 2030 Goal Recommended Network
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Source: Kimley-Horn and Associates, Inc.

Table 8: Tulsa 2030 Goal
Recommended Network Modifications

Road - Extent

IH 44 - From East IH 244 Split to Hwy 66

Creek Turnpike - From Riverside Dr to US 169

81st St - From Harvard Ave to Memorial Drive

Source: Kimley-Horn and Associates, Inc.

Source: Kimley-Horn and Associates, Inc.

Currently Planned Tulsa 2030 Goal
Improvement Revised Improvement
8 Lanes Remain 6 Lanes, Demographic Redistribution
6 Lanes Remain 4 Lanes, Demographic Redistribution
4 Lanes Remain 2 Lanes, Demographic Redistribution

JULY 2010
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Part Il:
The Route for Tulsa

Our Vision for Tulsa envisions a more robust transportation
system with a variety of options for getting around town and
supports sustainable land development forms that aid in
strengthening the economy. Fundamental to achieving this
vision will be the reinvestment in Tulsa’s existing network
to increase connectivity, enhance pedestrian, biking, and
transit spaces, and maintain mobility for commerce and
freight. This plan focuses on two primary approaches to
achieving these aims: enhancing the multi-modal quality
of Tulsa’s existing (and future) network, and expanding the
transit system.

Getting more out of the existing street system, managing
maintenance costs and enhancing transportation options
will be achieved through a process that unites city planning
agencies with the community and developers. This process
is called Context Sensitive Solutions (CSS) and it will
be a part of every small area 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).

TULSA COMPREHENSIVE PLAN - TRANSPORTATION
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Figure 4: Tulsa’s Transportation Vision

Source: Kimley Horn Associates

The PLANiTULSA Transportation Vision illustrates

the improvements to the street, transit, bicycle and

Ny Rail Transit S%\\\ Possible Multi-Modal Bridge pedestrian assets.
Streetcar @y Freight Corridor ) ) , )
« Alignments that extend beyond the City of Tulsa’s boundaries do
(R Frequent Bus e Multi-Use Trail not represent policy or investment obligations on the part of other
~ Bus Rapid Transit ~_o BicycleTrail jurisdictions.
M\ Main Street Hiking Trail o The two BRT corridors shown on HWY 169 and Garnett Road
M\.» CommuterCorridor  wgumfgm Existing/Planned Freeway illustrate potential alignments; the exact alignments and

) ) technologies of transit investments may be refined during a
Multi-Modal Corridor [ Parks
formal alternatives analysis (AA). See Transportation Appendix

Open Space IIL

o At posting/publication, the multi-modal bridge at HWY 1244 and
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Table 9: Transportation and

ks Transportation Building Blocks
Land Use Building Blocks

The two overarching concepts for Tulsa’s transportation
strategy are building the city’s multi-modal street system
and enhancing transit. These make up the fundamental

B0 Main ey edential building blocks of the city’s future transportation
Streets  Streets  Streets Streets system, and are designed to work hand-in-hand
Downtown Y Y X Y with land use policy by way of a Context Sensitive

Solutions process.

Centers Y Y Y4 Y
. A Multi-Modal Street System

Corridors Y Y z X Tulsa is fortunate to have a well connected street network
New X 7 X v with an array of roadway sizes and characteristics. These
Residential right-of-ways assure that the transportation system can
:):s,sit;zgtial X z z Y evolve as the city grows and travel modes mature. In the
past the network absorbed increased traffic due to higher
Employment | X Y Y X vehicular ownership levels and long-distance commutes.

X = Not Applicable
Y = Applicable
Z = Acceptable

HOW THE TRANSPORTATION
BUILDING BLOCKS RELATE TO LAND USE

The overarching approach to integrating land
uses and transportation facilities is known as
Context Sensitive Solutions (CSS). CSS takes an
interdisciplinary approach to street design that
will further encourage coordination between
traffic engineers, planners, urban designers,
architects, emergency response officials, and
the community when designing new streets or
reconstructing existing streets. This approach
fosters communication with those designing
other elements of the community and results in
better facilities and places.

JULY 2010
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With changing community desires for transportation
choices and sustainability, Tulsa’s network can be adapted
for transit priority and/or desire for more bicycle, pedestrian
and placemaking initiatives. This can be accomplished in
concert with improving freight, cargo and through traffic
movement because of redundancies in the roadway and
highway network.

Expanded Transit System

Tulsans are very dependent on their personal automobile
for daily travel. A combination of factors plays into the
daily decisions of how people commute. The Association
for Commuter Transportation (ACT) cites lack of choice
as the number one reason people commute via private
vehicle. The input compiled from the initial PLANiTULSA
telephone survey identified support for more alternatives
like rail and streetcar transit.



How we Get There: Context

Sensitive Solutions (CSS) Approach

Currently Tulsa uses a conventional transportation
decision making process which is governed by automobile
travel demand and level of service criteria. In CSS these
are still important criteria, but are balanced with other
context-related criteria including community objectives,
thoroughfare type and the type and intensity of the
adjacent land uses.

CSS will be a vital element to building public-private
partnerships to develop the new centers, multi-modal
corridors, main streets and residential streets articulated in
Our Vision for Tulsa. Appendix Transportation I offers a
sample CSS policy and process.

Multi-Modal Street System

The first transportation building block is the multi-modal
street system. A multi-modal street balances the needs of
all modes of travel, giving people the option to walk, bike,
ride transit or drive. The street types include Main Streets,
Multi-Modal Streets, Commuter Streets and Residential
Collector Streets. These street types attempt to strike a
balance between functional classification, adjacent land
use, and the competing travel needs.

This approach diverges from conventional street designs that
emphasize automobile mobility and speed to the exclusion
of other users and adopts the Institute of Transportation
Engineer’s Recommended Practice for Walkable Urban
Thoroughfares. Concurrently, the new street classification
system, retains the city’s existing classification system of
arterials, collectors and local streets.

The following classifications will guide the function and
redevelopment of existing facilities and the design of new
ones in support of the new land use forms. The conversion
to multi-modal streets will occur incrementally as roads are
re-designed, small area plans recommend changes to the
road character and on-street bicycle facilities are needed
to link key destinations and connect the off-street trails

to neighborhoods.
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Table 10: Conventional vs. CSS Approach

to Transportation Design

Conventional

Context

Sensitive Solutions

Context Context

Urban
Rural

Design criteria are
primarily based on

Functional class

Design speed

Forecast travel demand

Level of service

Suburban
General Urban
Urban Center
Urban Core

Design criteria include
Community plans/
objectives
Functional class

Thoroughfare type

Adjacent land uses

Source: ITE Recommended Practice for Designing Walkable Urban
Thoroughfares: A Context Sensitive Approach

Note: The Context Sensitive Solutions process

described in the appendix provides an explanation

of how this new street classification interacts with

the Tulsa City-County Major Street and Highway

Plan. It provides guidance on selecting cross-

sections and a process to guide the prioritization of

roadway attributes in constrained right-of-ways.

JULY 2010
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Main Streets

Main streets serve the highest intensity retail and
mixed land uses in Tulsa’s areas such as downtown and
in regional and neighborhood centers. Like multi-
modal streets, main streets are designed to promote
walking, bicycling, and transit within an attractive
landscaped corridor. Generally, main street activities
are concentrated along a two to eight block area, but
may extend further depending on the type of adjacent
land uses and the area served.

Main streets can be designed with two to four travel
lanes, although typically have only two lanes. On street
parking usually is provided to serve adjacent land uses.
Unlike typical strip commercial developments, main
streets offer the ability to park-once and walk amongst
various destinations, thus reducing arterial trip making.
The key is to create convenient parking that is on-
street or provided in a shared public parking lot. In
order to ensure the walkability of a main street, careful
consideration must be made to the design elements
and amount of parking lots.

When emphasizing street frontage walkability and
bike pedestrian neighborhood connectivity, tree lawns
and detached walks receive priority over travel lanes.
Within the parking lane tree wells may be used to
create a double row of street trees in combination

with a tree lawn. To further create a pedestrian-
friendly atmosphere, main streets have wide sidewalks,
street furniture, outdoor cafes, plazas, and other
public spaces.

INITIAL PRIORITY ELEMENTS

o Wide sidewalks with transit
access and pedestrian plazas

« Bicycle facilities

o Curb extensions

o Tree lawns

« On-street parking

SECONDARY PRIORITY ELEMENTS
o Medians
o  Width and number of travel lanes

EXAMPLES OF TRAFFIC MANAGEMENT FEATURES

o Narrower travel lanes

« Alternative paving material

o Tree planters in parking lane

« On-street parking

« Reduced pedestrian crossing distances
at intersections, using curb extensions,
traffic islands, and other measures

» Raised intersections

« High-visibility crosswalks

Figure 5: Sample Main Street Cross Section

JULY 2010
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Multi-Modal Streets

Multi-modal streets emphasize plenty of travel choices
such as pedestrian, bicycle and transit use. Multi-
modal streets are located in high intensity mixed-use
commercial, retail and residential areas with substantial
pedestrian activity. These streets are attractive for
pedestrians and bicyclists because of landscaped
medians and tree lawns. Multi-modal streets can have
on-street parking and wide sidewalks depending on the
type and intensity of adjacent commercial land uses.
Transit dedicated lanes, bicycle lanes, landscaping and
sidewalk width are higher priorities than the number
of travel lanes on this type of street. To complete the
street, frontages are required that address the street and
provide comfortable and safe refuge for pedestrians
while accommodating vehicles with eflicient circulation
and consolidated-shared parking.

Streets on the Transportation Vision that indicate a
transit improvement should use the multi-modal street
cross sections and priority elements during roadway
planning and design.

PART Il: THE ROUTE FOR TULSA

INITIAL PRIORITY ELEMENTS

Dedicated transit lanes

Transit priority at intersections

Wide sidewalks with transit access
Bicycle lanes on designated bike routes
Bicycle facilities

Tree lawns

On-street parking

SECONDARY PRIORITY ELEMENTS

Width and number of travel lanes
(on collector and local streets)
Medians

EXAMPLES OF TRAFFIC MANAGEMENT FEATURES

Landscaped medians

On-street parking

Street trees

Narrower travel lanes

Traffic circles and roundabouts

Reduced pedestrian crossing distances at
intersections, using curb extensions, traffic
islands, and other measures

Figure 6: Sample Multi-Modal Street Cross Section

0

Wide Outside Lane
for Bus/Bike Use

LEGEND
{',l Lane intended for bus/transit use

0

Wide Outside Lane
for Bus/Bike Use
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Commuter Streets

The most widespread commercial street type is the
strip commercial arterial. These arterials typically serve
commercial areas that contain many small retail strip
centers with buildings set back from front parking
lots. Because of this, strip commercial arterials have
many intersections and driveways that provide access
to adjacent businesses. Historically, this type of street is
highly auto-oriented and tends to discourage walking
and bicycling. On-street parking is infrequent.

Commuter streets are designed with multiple lanes
divided by a landscaped median or a continuous two-
way left turn lane in the center. Commuter streets
are designed to balance traffic mobility with access to
nearby businesses. However, because there are so many
intersections and access points on commuter streets,
they often become congested. Improvements to these
streets should come in the form of access management,
traffic signal timing and creative intersection lane
capacity improvements.

INITIAL PRIORITY ELEMENTS

o Number and width of travel lanes
o Medians

o Transit accommodations

SECONDARY PRIORITY ELEMENTS
 Pedestrian facilities
 Bicycle facilities

o Treelawns

o Two-way center left-turn lanes
o On-street parking

EXAMPLES OF TRAFFIC MANAGEMENT FEATURES

» Medians

« Consolidated driveways

« Synchronization of traffic signals

o On-street parking

» Narrower travel lanes

» Reduced pedestrian crossing distances
at intersections, using curb extensions,
traffic islands, and other measures

Figure 7: Sample Commuter Street Cross Section
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Residential Collector Streets INITIAL PRIORITY ELEMENTS

Residential collector streets strengthen neighborhood ¢ Sidewalks

cohesion, promote alternative transportation, calm ¢ Tree Lawns

traffic and connect recreational destinations. They —* On-street parking

typically can be applied in two instances: in new ¢ Landscaped medians

residential neighborhoods, or as retrofits in existing ¢ Bike lanes on designated bicycle routes
residential or downtown streets that may be wide, but

do not provide sufficient parking, bicycle and pedestrian ~ SECONDARY PRIORITY ELEMENTS
accommodations or traffic calming measures. *  Number and width of travel lanes

In both cases, residential collector streets tend to be =~ EXAMPLES OF TRAFFIC MANAGEMENT FEATURES

more pedestrian-oriented than commuter streets, ¢ Pedestrian islands
giving a higher priority to landscaped medians, tree ¢ On-street parking
lawns, sidewalks, on-street parking, and bicycle lanes ¢  Street trees
than to the number of travel lanes. « Narrower travel lanes

o Traffic circles and roundabouts
Residential collector streets consist of two to four travel ¢ Reduced pedestrian crossing distances
lanes and place a much higher priority on pedestrian- at intersections, using curb extensions,

and bicycle-accessibility than on auto mobility. traffic islands, and other measures
« Diverters

Figure 8: Sample Residential Collector Street Cross Section

JULY 2010
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Table 11: Car Problems and Transit Advantages

Car Problems Transit Advantage
Consumes land for roads

and parking

Slow and unreliable in Rapid, frequent service
high-traffic corridors in high-traffic corridors
Heavy traffic disrupts

neighborhoods

Noisy and polluting Relatively quiet

and low polluting

Burns fossil fuel inefficiently

Greater incidence of Fewer injuries and
injuries and deaths for auto  deaths for riders and
users and pedestrians pedestrians

Discourages walking
and bicycling

Air pollution, noise
pollution, reduces daily

exercise and the sprawl it Provides opportunities
induces has been linked for exercise

to rising obesity rates

in the US.

High public costs for
infrastructure and support

High personal costs
for ownership, insurance More affordable for users
and use

Source: Adapted from Metrolinx, Green Paper #7, March 2008
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Expanded Transit System

The current delivery of public transportation in the Tulsa
region is provided by the Metropolitan Tulsa Transit
Authority (MTTA). The fixed route service provides
riders with access to regional shopping, health care and
employment centers. The existing routes of the MTTA bus
system offer a safe, reliable and affordable transportation
alternative for its current ridership. Our Vision for Tulsa
envisions a greatly expanded transit network that provides
a wider range of options than exist today.

Expanding ridership for the system should come mostly
from new “choice” riders. These riders typically own
cars, but can be enticed to use transit by improving the
quality of service and convenience. Choice riders in Tulsa
may be attracted to transit because of an array of social
values, such as their desire to reduce their impact on the
enviornment. But primarily they will be attracted by the
qualities of a good transit system, such as fast and frequent
service, amenities like bike racks, comfortable and quiet
vehicles, and superior passenger safety. This also includes
good accessibility from transit stations to work, home, and
other destinations. Tables 11 and 12 describe some of the
elements needed to attract choice riders.

The purpose of the expanded transit system is twofold.
First, it provides a reliable and convenient alternative to
the automobile. Secondly, this expanded and enhanced
transit program will play an important role in influencing
sustainable land development patterns. People living and
working in and around transit corridors can rely less on
the automobile and use enhanced pedestrian, transit, and
bicycle facilities. Households who elect to live near transit
can often reduce the number of cars they own, reducing
the need for parking facilities.

TULSA COMPREHENSIVE PLAN - TRANSPORTATION



The elements of the expanded transit system include rail
(both light rail and commuter rail), Bus Rapid Transit
(BRT) and a variation on BRT called High Frequency Bus.
A streetcar system will also play a vital role in Tulsa’s future
transit system.

Rail Transit

The rail transit element of the expanded transit system
consists of streetcar, light rail and commuter rail service.
While streetcars share existing right-of-ways, light rail and
commuter rail typically operate in designated rights of
way separate from other forms of transportation (i.e. cars,
bikes, pedestrians, and freight rail). In addition, interfaces
with other forms of transportation sometimes are grade
separated (e.g., rail crossing of a major street) to reduce
conflicts. Commuter rail differs from light rail in that it
typically serves longer distance trips, has fewer stops within
a corridor, uses diesel-powered vehicles and can share track
with freight vehicles. The operational characteristics of light
rail include smaller vehicles, better acceleration, electric
power, yet they can not share track with freight vehicles
due to safety requirements. Streetcars are a variation on
light rail that do not need a designated right of way and
can be mixed with other forms of transportation (i.e., cars,
bikes, buses, and pedestrians) in a multi-modal street.

Both commuter rail and light rail provide advantages
over the automobile. As demand increases, light rail
and commuter rail lines can easily be expanded by
adding cars to the trains or by increasing the frequency
of service. Thus, rail can serve densely built areas such
as downtown and spur urban densities in strategic
corridors throughout Tulsa more efficiently than vehicles
alone. Rail corridors also play a vital role in providing
access to special events, sports and cultural facilities,
and entertainment.

TRANSPORTATION - TULSA COMPREHENSIVE PLAN
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THE LAND USE EFFICIENCY OF
TRANSIT COMPARED TO FREEWAYS:

A typical light rail car handles 175 people during

the peak hour operating conditions. Assuming 2 car

trains and 5 minute headways, a light rail system

can move roughly 8,400 people per hour within

40 feet of right-of-way including station locations.

Thus, light rail can carry 210 persons per hour,

per foot of right of way. In contrast, a four lane

expressway with traffic moving in both directions

(roughly 80 feet of pavement) can move roughly

9,600 people per hour, which equates 120 persons

per hour, per foot of right of way.

Table 12: Car Attractions and Transit Needs

Car Attractions

Door-to-door service,
goes anywhere;
convenient for multiple-
destination trips

Ready when needed
Comfortable and

private; protection from
the elements

Carries personal goods

Fosters family travel

Provides prestige, looks
nice, conveys a sense of

freedom and independence

Transit Needs

Frequent service

Room for parcels,
bikes and strollers

Premium experience for
travelers who travel in a
more sustainable fashion

Transportation
- A

Source: Adapted from Metrolinx, Green Paper #7, March 2008
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Bus Rapid Transit (BRT)

BRT is a relatively new technology that combines
some aspects of rail transit with the flexibility of
buses. It can operate on exclusive transit ways, HOV
lanes, expressways, or ordinary streets. As compared
to typical diesel bus technology, a BRT system can
potentially combine new technology (using propane or

High Frequency Bus

This new form of service operates in mixed traffic
and has short stop spacing. Increased efficiency of
this service comes from intelligent system operations.
Priority and preemption is used at intersections and
real-time information is given at stops through the
utilization of GPS technology.

other alternative non-diesel fuel), priority for transit,
cleaner and quieter operation, rapid and convenient
fare collection, and integration with land-use policy.

Tulsa has a limited transit system in terms of vehicles and especially service hours. MTTA runs a quality
service, but is unable to meet the needs of a 24 hour 7 day a week economy because of operational
funding limitations. Equitably funding all modes of transportation in Tulsa will create a more sustainable
transportation system and reduce the demand for costly roadway maintenance and construction.

Chart 5: Tulsa Metropolitan Transit Authority Service
Comparative per Capita Fixed Route Service Hours
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Part lll:
Tools for the Transportation
Building Blocks

Tulsa’s transportation system consists of many components that
must work together to make Our Vision for Tulsa a reality. These
components include: the transit system, pedestrian facilities,
bicycle facilities, the system-wide tools of access management,
intelligent transportation systems, context sensitive solutions
and sustainable network. This section provides a description of
each component, identifies how the component currently is being
used and how it can be modified to realize the vision.

Figure 9: Multi-Modal Corridor Capacity Improvement

LEGEND
$ Lane intended for bus/transit use

Source: Highway Capacity Manual, Transit Capacity Manual
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Multi-modal Street System Tools

Multi-modal corridors will be the backbone of the new
transportation system, linking neighborhoods together
with new centers and other regional destinations. They
are multi-functional arterials designed to match the
mixed-use urban development that they will support,
while providing abundant opportunities to walk, ride,
bikeand evenuseawheelchairaround the neighborhood.
Multi-modal corridors offer convenient transit service
linking communities to adjacent neighborhoods, places
of employment, and other destinations. A core tenant
of multi-modal streets is its commitment to tightly
integrated transportation technology (i.e. intelligent
transportation systems, high frequency transit with
density and distribution of adjacent land uses); these
elements are essential to attracting users to the system.

Many of these corridorswill be designed toaccommodate
future high capacity fixed-route transit that will
transform the right-of-way into a high performance
corridor that carries many more people in multiple
modes. If Our Vision for Tulsa is going to be fulfilled
it must begin with a greater focus on moving people
through limited right-of-ways, and including flexibility
in the design and redesign of them to accommodate all
users and be transit-ready.

Utility integration is another function of multi-
modal corridors. Conventional electrical, gas, water
and sewer systems should be located in corridors and
coordinated with the adjacent land uses to account for
the placemaking capacity of the streets. The same is
true for franchise utilities. When possible these utilities
should be located underground, in a shared right-of-
way with the street, sidewalk or completely concealed
in an alley.

JULY 2010

TULSA COMPREHENSIVE PLAN - TRANSPORTATION

Current Use of
Multi-modal Streets as a Tool

Tulsa’s current roadway network is characterized by a
grid of arterials spaced at one-mile increments with
major retail centers located at the intersections and
strip commercial lining the edges. Overlaying the
grid in rings and radials is the expressway system.
The intersections of the grid and freeway are fertile
ground for big box retails developments, office parks
and other uses that demand frequent and easy auto
access. On occasion a transit line and a walkable street
may overlay this auto-oriented framework, but short of
that, sustainable land development patterns are forced
to grow in a network designed for sprawl.

Future Use of
Multi-modal Streets as a Tool

Tulsa must develop a new circulation pattern to match
the new approach to building and development —
as outlined in the Land Use Chapter — one that
accommodates the car as well as transit and that
enhances pedestrian-friendly places.

The the
Transportation Vision Map is diverse, mixing different
levels of auto use with transit, biking and walking. It

transportation network proposed in

sets up a new hierarchy of streets that allow through-
traffic and reinforce access to existing neighborhoods,
centers and transit stations. This new network will allow
transit to be incorporated in a way that is affordable,
appropriately spaced and inherent to the system.

The new network will be implemented by first investing
in operational and reconstruction improvements,
and then by increasing new roadway capacity at key
locations using a context sensitive design process
that compliments adjacent land uses. In recognition
of Tulsa’s continued need for automobility, not all
roadway improvements will result in multi-modal
streets. Some parts of the network will consist of
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Commuter streets, which provide for truck and longer
distance auto trips. They provide a viable alternative
to congested expressways or stop and go arterials
and support more auto-oriented land-uses such as
industrial, manufacturing, warehousing and other low
density types.

New Transportation
Planning Process Tools

Public investment in both on-street and off-street
facilities to accommodate alternative modes of travel
will allow the City to provide a vital and efficient multi-
modal network of streets. These investments should
be preceded by small area planning efforts that uses
a context sensitive solutions process and sustainable
network modeling. Under this approach, even small
projects can be an opportunity to make meaningful
improvements. In repaving projects, for example, an
edge stripe can be shifted where adequate right of way
exists to create more room for cyclists. In routine work
on traffic lights, the timing can be changed to better
accommodate pedestrians walking at a slower speed.

The maintenance and reconstruction of existing
infrastructure and the findings of sub-area, corridor
and small area planning should be used to prioritize
infrastructure investments. This plan defines a number
of tools to increase the durability, sustainability and
livability of Tulsa’s streets.

Access Management

Access management means the planning, design
and implementation of land-use and transportation
strategies that control the location and flow of vehicular
traffic into and out of businesses and residential
developments. Access management currently is dealt
with on a case-by-case basis through the development
review process. Where it is feasible, commercial
driveways are consolidated as redevelopment occurs in

high traffic corridors.

TRANSPORTATION - TULSA COMPREHENSIVE PLAN

In order to improve access management, a coordinated
and consistent access management policy is needed.
Such a policy should address the different street types
and functional designation of streets, including the
nature and intensity of the adjacent land use. In specific
problem areas on existing commercial roadways,
corridor access management plans should be developed
and implemented.

Tulsa should incorporate a range of strategies and
techniques for access management in its zoning,
subdivision, development review, and transportation
design standards and guidelines.

Intelligent Transportation Systems

Auto delay and transit headways can be improved by
optimizing traffic signal equipment, using high speed
communication to alert drivers and transit riders
of travel information and improving coordination
amongst emergency response agencies during
unforeseen interruptions to the transportation system.
The current Tulsa Regional ITS Implementation Plan
should be updated to reflect Our Vision for Tulsa’s
emphasis on multi-modal travel. The revised plan
should shift the focus from highway video surveillance
and digital message boards to arterial street traffic

management and transit coordination.

JULY 2010
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Context Sensitive Solutions

Properly planning for the size, alignment and
character of new roads and the retrofit of existing roads
to compliment sustainable land development patterns,
cultural, historical and natural resources of the
community is essential to realizing Our Vision for Tulsa.
Currently new roads are sized based upon maximizing
capacity for the automobile, aligned to meet the
desired speed determined by functional classification
with little regard for complimenting the adjacent land
use. Requests for exceptions to the current roadway
design standards from neighborhoods and developers
are handled on a case by case basis and are approved at
the discretion of the engineering department. Similar
to the access management recommendation above,
a coordinated and consistent CSS policy is needed.
Appendix Transportation I offers a sample CSS policy

and process.

Sustainable Network Initiative

A network is a structure of streets and highways
that serves and connects multiple places and people
via multiple modes of travel. Sustainable networks
represent a cost effective alternative to expensive grade
separations, interchanges and corridors that require
extensive right-of-way purchases. Sustainable networks
also require local streets to be highly connected with
the arterial system. This connectivity increases the
opportunities for and performance of other modes of

travel, such as walking, bicycling, and taking transit
and improves emergency response times. Sustainable
networks take a greater level of planning and creative
design to build, but the result is sustainable in
terms of capital and maintenance costs. Appendix
Transportation III describes several planning and
modeling processes that INCOG and the City should
consider when performing roadway widening, grade
separation, or new street classifications.

Modernize Street Funding

Partnerships with local business groups and community
organizations are essential to ensure that special
streetscaping associated with context sensitive streets
and other infrastructure are properly maintained.
The City should institute a variety of tools to allow
business and residential property owners to assist in
constructing and maintaining the infrastructure and
amenities developed.

LocalImprovementDistricts (LIDs), Local Maintenance
Districts, Business Improvement Districts (BIDs)
and other special districts can be used to construct
and maintain infrastructure such as streets, adjacent
streetscaping, curb and gutters, water and drainage
utility systems, sidewalks, and alleys. These programs
usually require landowners to agree to a special
property tax assessment, which are used to fund the
improvements. Tulsa currently uses a similar approach,

Figure 9: Capacity of Network
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Where applicable, new street networks

should use a variety of routes, rather than

high-volume multi-lane facilities.

Source: Kimley-Horn and Associates, Inc.
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Figure 10: Tulsa 2030 Goal Street Tool Recommendations

Source: Kimley-Horn and Associates, Inc.

Figure 11: Tulsa 2030 Goal Transit Tool Recommendations

EXPANDED TRANSIT

21st Street and Peoria Avenue make up

the “Big T” (turn the page clockwise), the
spine of a new expanded form of transit that
will be coordinated with roadway design,
traffic signal operation and sustainable land
development patterns.

JULY 2010 TR
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tax increment financing (TIF), as redevelopment tool.
The ability to apportion the cost of improvements to
more than one property owner and the ability to spread
costs over time are two of the biggest advantages of
improvement districts. In addition, these districts may
be able to benefit from lower cost public financing (this
may require voter approval). The larger, more expansive
LIDs and BIDs also allow property owners who are
unfamiliar with construction, contracting, engineering,
or financing to rely on the City to undertake the process
for them. The City can act as an agent to manage the
project’s design and construction.

In addition to these voluntary measures, demands
for capacity improvements can be fulfilled through
developer impact fees. This funding mechanism is
commonly used to offset the costs required to serve
new development. When new development comes to a
community, a number of services are required to serve
them; including roadways, water lines, sewer facilities,
schools, parks, fire stations, libraries and police
stations. Throughout Oklahoma, a number of cities are
considering impact fees; Oklahoma City implemented
a program in 2009.

As mentioned previously, Tulsas abundance of lane
miles is creating a maintenance and operation crisis for
the city. One of the strategies for achieving a fiscally
sustainable system supports major improvements to
the street system based on detailed sub-area or corridor
studies, which use a Context Sensitive Solutions
process to coordinate sustainable land development
patterns with street, transit, pedestrian and bicycle
improvements to create a complete street. Figure 10
2030 Tulsa Street Tools Recommendations illustrates
the application of the CSS process and highlights

several catalyst corridors.
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Transit System Enhancement Tools

As a tool, transit represents opportunities to provide
expanded transit services, including streetcar, light-rail
transit (LRT), bus rapid transit (BRT), commuter rail
and high-frequency bus. Such improvements may result
in new bus routes including circulator routes, higher
frequencies on existing routes, appropriately-sized buses
for the type of service required, increasing transit access
through park-n-rides, better pedestrian connections
and amenities, and improved bike access and amenities.
Transit improvements should also be coordinated with
roadway design projects and the programming and
installation of Intelligent Transportation Systems (ITS)
such as bus priority signalization, real-time bus route
and transfer information at user-friendly kiosks, and
information from variable message signs. These tools
not only enhance transit in terms of competing with
the automobile for convenience and travel times, but
act as a solid public investment that stimulates private
interest in development and re-development of Tulsa.

Current Use of Transit as a Tool
The Metropolitan Tulsa Transit Authority (MTTA)

currently provides the only fixed-route transit service
in the Tulsa Region. The routing and operation of its
approximately 128 buses provides a high-quality ride
experience and does an admirable job of servicing
transit-dependant As
previously, the current system is not attractive to choice

populations. mentioned
riders and employers that seek transit that supports the
business community. The system’s growth is severely
hampered by automobile oriented street design, low
population density, and the lack of complementary
pedestrian and bicycle infrastructure.
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Figure 12: Tulsa 2030 Goal Transit Performance

Source: Kimley-Horn and Associates, Inc.

TULSA 2030 GOAL TRANSIT PERFORMANCE

The Tulsa 2030 Goal Transit Performance map illustrates the
performance for new transit routes and technologies based on
preliminary transit demand modeling. The high performance
routes are most viable for Federal Transit Administration
funding, while the moderate to low performance routes could
require local funding. The performance map is useful for
prioritizing further study of the transit system in light of the
demographic changes described in Our Vision for Tulsa.
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Commuter Rail: Commuter rail service connects
the large master planned communities around the
region, the surrounding towns and villages, and
even nearby cities, with the urban core.

Bus Rapid Transit (BRT): Bus Rapid Transit has
the unique ability to function in either an exclusive
right-of-way or in mixed traffic, however, the most
common application assumes an exclusive right-
of-way for operational efficiency and safety.

Light Rail Transit (LRT): Light Rail Transit

refers more to this mode’s relative simplicity and
operational flexibility than to actual vehicle weight
or cost. With an overhead power supply, light rail
systems can operate in mixed traffic and widely
ranging alignment configurations.

JULY 2010

Future Use of Transit as a Tool

Our Vision for Tulsa articulates the opportunity for transit
expansion and defines a strategy for the delivery of transit
in coordination with improvements to land development
patterns, context sensitive roadway designs and the addition
of high-capacity fixed route transit corridors. Transit is a key
to realizing Our Vision for Tulsa because it enables the City
to increase tax revenues without extending infrastructure
and enables denser development because of a reduced need
for parking and roadway widening. Equitable and sustained
funding for transit must be identified for the transit system
to grow. Transit fares should not be expected to sustain
the system, rather it should be considered a part of the
economic strategy to create new centers and neighborhoods
in Tulsa that are sustainable and livable.

Regional Rapid Transit System

Connecting Tulsa to the region through a rapid transit
system will further position it as the regional employment
leader. Regional rapid transit either uses existing freight
rail corridors or re-purposes existing traffic lanes for
exclusive transit use. In Tulsa, some of the most congested
freeway corridors have parallel rail facilities or roadways
that could be used for passenger rail and bus rapid
transit, respectively.

The U.S. 169 and Broken Arrow Expressways experience
the highest peak hour trafhic congestion in the region.
Projected ridership levels for a commuter rail line that
runs along the Union Pacific right-of-way adjacent to the
Broken Arrow Expressway are eligible for consideration
of Federal Transit Authority funding. PLANiTULSA
addressed the need for future growth in the corridor to
be transit-oriented to support the long term viability of
the corridor.

Traffic congestion in the U.S. 169 Expressway corridor
represents an opportunity for Bus Rapid Transit to provide a
safe, reliable and efficient alternative for commuters seeking
to access to Tulsa’s employment centers. PLANiTULSA
explored the application of Bus Rapid Transit in this
corridor using expressway or adjacent arterial right-of-

TULSA COMPREHENSIVE PLAN - TRANSPORTATION
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way. While both alignments provide an opportunity
to relieve congestion, the arterial placement provides
more opportunities for sustainable land development
forms. A transit alignment alternatives analysis should
consider both ridership and development potential.

Transit Access

The City has initiated a new public works effort to
establish the need for retrofit of public facilities such
as bus shelters and civic facilities to meet the needs
of persons with disabilities. The Tulsa Americans
with Disabilities Act Transition Plan should be
expanded upon to include a comprehensive look at
infrastructure needed to link bus stations and stops
to retail, employment, educational, medical, civic and
residential areas. In partnership with the private sector,
the Transit Access Program should emphasize:

* Improving the doorstep to
transit stop experience

* Encouraging the integration of
transit stops and stations into new
and existing developments

* Enhancing the appearance and
character of transit stops in
neighborhoods and business areas

* Improving the level of maintenance
at stops in response to complaints
from the community

High Frequency Bus

Transit priority improvements should be completed in
certain areas to improve the operation of transit travel
in congested areas by using priority green phases,
exclusive bus lanes and special bus stops that decrease
passenger loading times and improve the ability of the
bus to reenter the traffic stream. These measures should
be implemented on key arterial streets and major bus
transit corridors beginning with Peoria Avenue and

TRANSPORTATION - TULSA COMPREHENSIVE PLAN
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21st Street as depicted in the Vision Map. The concept
of timed-transfers should be tested and implemented. A
timed-transfer station should be constructed adjacent
to the intersection of 21st and Utica. The primary
purpose of a timed-transfer system is to synchronize
all or select transit routes so that they meet almost
simultaneously at the same location during regular
intervals. This will help minimize wait times between
transfers. 21st at Utica Avenue is also a prime location
for the application of Transit Oriented Development
and creation of a park-once district.

Development-Oriented Transit

This program seeks to expand transit for the purpose of
promotingeconomicdevelopmentinunder-served areas
that lack adequate access to transportation.. Similar to
how the streetcar suburbs of the past defined areas like
Sand Springs, the provision of new transit into areas of
growth as defined by Our Vision for Tulsa can promote
a land development pattern that is much more dense,
livable and sustainable from a fiscal and environmental
standpoint. PLANiTULSA has defined development
oriented transit opportunities in the form of streetcar
and light rail (see map). The implementation of these
transit lines should be explored through public-private
partnerships with property owners, private developers,
foundations and civic groups.

Transit-Oriented Development

In response to future rail, BRT and streetcar service
growth should be encouraged around transit facilities
by supporting Transit-Oriented Development (TOD).
TOD is a way for Tulsa to make long-range coordinated
transportation and land use decisions that will provide
a variety of housing and mobility options and create
active places where people can live, work, shop, interact
and recreate. The program will address: transportation
access for pedestrians, bicycles, transitand automobiles;
the type and density of land use; urban design; and
parking. The program also works with private property
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High Frequency Bus: High Frequency bus service
operates in mixed traffic and has short stop spacing.
Increased efficiency of this service comes from
intelligent transportation systems that provide
real-time information to users via web and mobile
communication devices.

Transit Oriented Development (TOD): TOD
creates a higher density residential development
within walking distance of transit, in particular
light rail and bus rapid transit. Costs of these
developments can be taken on by developers,

but cities can introduce incentives to promote
TOD development. In time, tax revenues from
these developments can contribute back to local
infrastructure, making them value-added projects.

Streetcar: Streetcars function as a hybrid between
buses and light rail transit. Oftentimes, streetcars
are implemented in downtown areas and other large
activity centers.

JULY 2010

owners and potential developers to help implement and
develop incentives for TODs. Potential TOD incentives
include reductions in parking requirements for mixed-use
zone districts and tax increment financing to assist with
operating and maintaining the transit facility.

Streetcar

Fun to ride and clean-running streetcars will generate
a big community pay-off, both in terms of development
dollars and enhanced livability for Tulsa. Streetcars work
best to spur development and stabilize neighborhoods
by connecting current destinations, such as Downtown
Tulsa with emerging eclectic neighborhoods. Potential
areas include 18th and Boston as well as areas that have
potential for infill, such as the vacant land near the OSU
and Langston University campuses. Our Vision for Tulsa
describes a streetcar line that would revitalize Boulder
Avenue and Cincinnati Avenue through downtown and
into immediately adjacent neighborhoods.

TULSA COMPREHENSIVE PLAN - TRANSPORTATION
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Pedestrian Enhancement Tools

As a tool, pedestrian enhancements become the primary
transportation element that connects all travel modes.
Increased pedestrian amenities and  well-planned
pedestrian connections enhance walking as a viable form
of transportation, especially when integrated into transit-
oriented developments.

A “pedestrian-friendly” environment is essential to the
success of many of the other concepts defined in Our
Vision for Tulsa including mixed-use centers, increased
transit use, main streets and park once districts.

Multi-Use Trail: A multi-use trail is a route
BENEFITS OF PEDESTRIAN

separated from other roads by a barrier or
ENHANCEMENTS AND TRAVEL INCLUDE:

open space, that is designed to accommodate

* Reduced vehicle miles traveled a mix of non-automotive users (e.g. walkers,

and less environmental P ollution. runners, strollers, wheelchair users, roller
* Increased community and social skaters, and cyclists).
interaction and potentially less crime because of

increased activity and observation by pedestrians.

* Improved health due to exercise
and stress reduction.

e Additional open space, park trails,
view corridors, visual relief and
aesthetics in business areas and other
neighborhood districts.

* Interconnections and access for all citizens to
parks, campus districts, entertainment and
public facilities (including museums, zoos, sports
stadiums, entertainment facilities and special
events among others).

e Reduction of individual travel costs
(auto maintenance, parking, fuel).
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PART Ill: TOOLS FOR THE TRANSPORTATION BUILDING

Current Use of Pedestrian
Enhancements as a Tool

Pedestrian enhancements currently are addressed on
an individual basis through Tulsa’s development review
process. Standards are applied to projects as related to
issues such as building placement, building entryway
location and pedestrian connections.

Tulsa constructs new and improved pedestrian facilities
through the use of a Capital Improvement Program
(CIP). Special attention has been paid to providing
curb ramps and other facilities to accommodate persons
with disabilities. Tulsa is actively pursuing a transition
plan that will move the city to full compliance with
the American with Disabilities Act (ADA). Tulsa has
67 miles of off-street multi-use trails that are used for
recreational walking and jogging.

Future Use of Pedestrian
Enhancements as a Tool

The multi-modal and residential collector streets
described in Ouwr Vision for Tulsa must apply to
everyone traveling along the road. A sidewalk without
adequate curb ramps is useless to someone using a
wheelchair. A street with an awkwardly placed public
transportation stop without safe crossings is dangerous
for transit riders. At the same time, a road with heavy
freight trafic must be planned with those vehicles in
mind and pedestrian access should be limited. Older
adults and children face particular challenges as they
are more likely to be seriously injured or killed along
a roadway.

The future use of pedestrian enhancements will focus
on improving non-vehicular access to new centers
and existing destinations. Priority locations for
enhancementsshouldbetransitstationsandstops, routes
from neighborhoods to schools and along multi-modal
corridors, residential collector and main streets. These

JULY 2010
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enhancements come in the form of better coordination
between public works and private development to create
a cohesive pedestrian environment, complete sidewalk
connections, reduce neighborhood street speeds with
traffic calming and slow speed design and enhance and
improve location and coordination of transit stops into
new developments and public works projects.

Bicycle Enhancement Tools

Bicycle enhancements help provide a viable alternative
to driving for the commuter cyclist and facilitate
bicycle travel for the recreational cyclist. Successful
enhancements emphasize adequate, well-maintained,
continuous and secure facilities. Connection of the
bicycle system to other modes consists of connections
to the travel system itself and to the end of the trip.
Many bicycle facilities, especially trails, have multiple
commuter and recreational users and should be designed
for this multiple use. A bicycle-friendly environment
consists of significant regional trails linked to a network
of major streets with striped bicycle lanes and/or signed
bicycle routes. The system maximizes connections to
other modes such as pedestrian routes and transit,
and minimizes unsafe interactions with auto traffic at
intersections.

BENEFITS OF BICYCLING INCLUDE:

¢ Fewer vehicle miles traveled and
less environmental pollution.

e Reduced land and financial resources
devoted to vehicle parking and travel lanes.

* Improved health through

exercise and stress reduction.

¢ Reduced individual travel costs
(auto maintenance, parking, fuel).
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Current Use of Bicycle

Enhancements as a Tool

The use of bicycles is a key component to realizing Our
Vision for Tulsa. They are seen as an extension of the transit
system, an alternative to private, single-occupancy vehicles
and important factor in the health and livability of the
population. The plan calls for expanding the 41 miles of
on-street bikeways in the City of Tulsa with concepts like
those used on the 3rd Street/4th Place bikeway, 36th Street,
56th Street, and the north-south connector.

Multi-Modal Street Design: Multi-modal

Future Use of Bicycle streets emphasize bicycle, pedestrians and transit
Enhancements as a Tool infrastructure. They can be located in a number of

The multi-modal streets defined in this chapter will enhance different areas such as town centers, commercial

the existing off-road multi-use path system and will result districts, regional centers, employment centers

in the creation of a network for all modes of travel including and residential ne1ghbor hoods. Multl-moqal
bicycles, pedestrians and transit users. A network approach streets can be a main street or a large arterial, but
helps to balance the needs of all users. Instead of trying

to make each street perfect for every traveler, Tulsa should

the focus remains on moving people and not
just automobiles.

create an interwoven array of streets that emphasize different
modes and provide quality accessibility for everyone. This
means in some instances auto travel lanes should be re-
purposed for bicycle and/or transit priority. Our Vision for
Tulsa should be referenced during any public works project
to guide design and enhance the bicycle network.
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SIX LIVABILITY PRINCIPLES

The U.S. Department of Transportation, Housing
and Urban Development, and the Environmental
Protection Agency have developed an interagency
partnership to help improve access to affordable
housing, transportation options, and lower
transportation costs while protecting the
environment in communities nationwide. They
developed the following six livability principles to
guide policy and development:

Provide more transportation choices:

Develop safe, reliable and economical transportation
choices to decrease household transportation

costs, reduce our nations’ dependence on foreign

oil, improve air quality, reduce greenhouse gas
emissions and promote public health.

Promote equitable, affordable housing: Expand
location- and energy-efficient housing choices for
people of all ages, incomes, races and ethnicities to
increase mobility and lower the combined cost of
housing and transportation.

Enhance economic competitiveness: Improve
economic competitiveness through reliable and
timely access to employment centers, educational
opportunities, services and other basic needs by
workers as well as expanded business access to
markets.

Support existing communities: Target federal
funding toward existing communities — through
such strategies as transit oriented, mixed-use
development and land recycling — to increase
community revitalization, improve the efficiency
of public works investments, and safeguard rural
landscapes.

Coordinate policies and leverage investment: Align
federal policies and funding to remove barriers to
collaboration, leverage funding and increase the
accountability and effectiveness of all levels of
government to plan for future growth, including
making smart energy choices such as locally
generated renewable energy.

Value communities and neighborhoods: Enhance
the unique characteristics of all communities

by investing in healthy, safe and walkable
neighborhoods — rural, urban or suburban.

JULY 2010
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Part IV:
Conclusions

Prior to the PLANIiTULSA planning process, a
sustained effort has been underway to recast local
and national transportation systems so they expand
choices and contribute to financial and environmental
sustainability. 'The transportation engineering and
planning community has developed context sensitive,
multi-modal facilities that support land use goals.

Summary

Today Tulsans enjoy relatively low travel congestion
and a high degree of auto-mobility. Tulsa’s planners
and engineers have built a roadway system that
moves automobiles very well. But, the emphasis on
the automobile has come at the expense of other
transportation choices. Thus the reasons for modifying
the planning, programming and implementation of
transportation programs in Tulsa are less a matter of
mitigating traffic congestion and more about equity for
all users and new economic development opportunities
that can be realized with transit and unique street
designs. Using Tulsa’s transportation networks more
efficiently will also contribute to the fiscal sustainability
of the system.

The six livability principles (sidebar, this page) and the
subsequent changes to the federal funding mechanism
bode well for the implementation of PLANiTULSA.
The priorities of this plan not only align with new federal
initiatives, but they address the desire of residents to
improve the transport system. The PLANiTULSA
public input process registered support for expanded
choices in the form of transit, bicycling and walking.
Transition to include these forms of travel will take
the courage of today’s leaders and officials to resist
the temptation to react to traffic congestion by only
utilizing roadway capacity fixes and look for long-term
solutions using the tools identified during this public
visioning process.



Guiding Principles
for Transportation

Capturing these hopes, dreams and
aspirations for Tulsa’s future is essential as we
move forward in making our future vision a
reality. The Citizens’ Team, a diverse group

of volunteers, developed the following
guiding principles. These principles serve as
the foundation for future planning efforts,
and will ensure that the comprehensive plan

remains consistent with the vision.

+ The city invests in the critical
infrastructure necessary
to develop a robust and
diversified economy.

+ Avariety of transportation
options 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.

+ The transit system is designed
as a consumer good and attracts
people without a vehicle, as well
as people who have a vehicle

and choose to use an alternative.

- Tulsa’s civic, business and
government institutions
ensure that everyone has
equal opportunity and access
to housing, employment,
transportation, education
and health care, regardless
of background, ethnicity,
or neighborhood.

+ Schools are safe, easy to walk

and bike to, and part of a
world-class education system.

- Residents have easy access to

parks and natural areas.

» City planning and decision-

making is an inclusive and
transparent process.

» Once adopted, city-wide
and neighborhood plans are
funded, implemented and
monitored for performance.

« Residents have a voice in

solving their community’s
problems today and are a part
of planning for tomorrow.

Transportation
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Part V:
Priorities, Goals
& 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.

IMPLEMENTATION & ACTION PLAN:

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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Transportation Priorities

Transportation decisions should be focused on improving the

range and quality of Tulsa’s travel options, supporting land use

goals and maintaining fiscal sustainability. Our Vision for Tulsa

provides an overview of the top transportation priorities. This

section includes detailed priorities, goals and polices that build

on the transportation priorities described in the Vision.

TRANSPORTATION PRIORITY 1

Provide a Wide Range of Reliable Transportation
Options So Every Tulsan Can Efficiently Get Where
They Want To Go

Goal 1—

All Tulsans have a variety of transportation
options for getting around the city.

Policies to support this goal include:

1.1 Coordinate closely with MTTA to provide for
transit-supportive enhancements in the high
frequency bus, bus rapid transit, streetcar, light
rail and commuter rail corridors.

1.2 In coordination with INCOG, establish a grant
program to fund small area and neighborhood
transit-oriented development planning efforts.

1.3 Prioritize infrastructure investments for
high capacity transit corridors.
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Goal 2—

Tulsa has a sustainable network of roadways, trails and
transit infrastructure that is well maintained and not
a burden on future generations to operate. Policies to

support this goal include:

2.1 Adopt a network approach to
transportation projects that focuses on
connecting people to places — ultimately
allowing places to become more intense
centers of economic development.

* Consider operational and
reconstruction priorities prior to
roadway expansion and extensions.

* Explore an addition to the local roadway
project development process that includes the
examination of a street network alternative.

* Re-tool the regional travel demand model to be
sensitive to transit and internal capture factors.

* Refine the regional project selection criteria to
consider multi-modal measures of effectiveness.

* Amend the subdivision regulations to require a
roadway connectivity index to be applied to all
future subdivisions and developments.

* Encourage development of an
interconnected and diverse street pattern
to ease congestion, more evenly distribute
traflic, and offer flexibility of routes.
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TRANSPORTATION PRIORITY 2

Maintain and Enhance Tulsa’s Existing
Transportation System Through Strategic

Goal 4—
Tulsa has high performance operations for all modes of
travel; this is achieved by preserving and optimizing the

Investments
current transportation system using the latest technology

Goal 3— and programs. Policies to support this goal include:

The citys transportation system is cost-cffective “”4 4.1 Prioritize transportation system optimization,

adequate to meet the needs of the current and projected )

population. Policies to support this goal include: transportation demand management and

transit enhancements over roadway widening.

3.1. Develop transportation projects using a
context sensitive solutions process that 4.2 Create a transportation demand
involves stakeholders early in the process. management program that promotes travel

choices using a business to business outreach

3.2. Use a mixture of quantitative and qualitative model that is incentivized with a means of
measures to prioritize transportation recognizing businesses and individuals within
infrastructure projects and monitor the the community.
system for operational and maintenance
issues. 4.3 Conduct traffic and transit modeling

to compare capacity additions to system

3.3. In coordination with INCOG, create a robust optimization measures and prioritize
region-wide travel demand modeling system projects accordingly, relying less on
that estimates transit and internal trip capture engineering judgment and programmatic
based upon land use sensitivities. prioritization methods.

3.4. In coordination with INCOG, calibrate 4.4 In coordination with INCOG, invest
the region-wide travel demand model with in a transportation operations center to
a periodic travel survey that provides detailed serve the region with intelligent transportation
travel information for motorists, transit users, system tools and report traffic and transit
pedestrians, and cyclists. conditions in real-time.

3.5. Develop a survey-based system to Goal 5—
prioritize and track the city’s street The allocation of transportation funds is
pavement program performance. modernized to 4lz'gn’ with the vision. Policies

to support this goal include:

3.6. Investigate optimization and 5.1. In partnership with INCOG, develop a
intelligent transportation options program that will administer new federal
prior to capacity improvements. grants aimed at sustainable development and

livable communities.

3.7. Work with INCOG and adjacent cities

and counties and the state to maintain
and/or expand the transportation system
in ways that are plan-driven, user-friendly
and fiscally sustainable.
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5.2. Leverage new federal funds with private
investment to achieve a positive land use-
transportation connection, which will
improve mobility, enhance air quality, support
economic growth, and ensure the financial
stability of the transportation system.

5.3. Explore transportation funding sources
including user fees, development impact fees
and public-private partnerships. Review best
practices from other locales.

Goal 6—

The amount of taxable land is increased and

the burden of providing parking on a parcel by parcel
basis is reduced. Policies to support this goal include:

6.1. Establish off-street parking standards
to reflect actual parking demand.

* Evaluate parking requirements for each
land development zoning classification to take
into account mixed-uses, transit availability
(or future services), and other factors that
mitigate on-site parking demand.

* Create a shared parking district overlay to be
used in conjunction with a shared parking
analysis to estimate actual parking needs. For
redeveloping areas, investigate the availability of
parking and seek means to provide new parking
through on-street or public parking lots.

TULSA COMPREHENSIVE PLAN - TRANSPORTATION
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TRANSPORTATION PRIORITY 3
Ensure That Transportation Investments
Enhance the Land Uses They Serve

Goal 7—

Transportation facilities fit their physical

setting and preserve scenic, aesthetic, historic and

environmental resources, while maintaining safety
and mobility. Policies to support this goal include:

7.1 Enhance transportation Tulsa’s right-of-ways
so they both serve as great public places and
promote multi-modal travel.

* Enhance current roadways with a combination
of light fixtures, signs, and sidewalks to make
the city’s roads unique, and to help residents
and visitors recognize that they are in Tulsa.

* Provide comfortable and attractive
pedestrian and bicycle facilities within
existing and new developments.

* Build upon the connectivity concepts in
INCOG’s 2030 Bicycle and Pedestrian Plan by
expanding the scope of Public Works’ current
ADA Transition plan to address studying and
prioritizing the need for connections to off-
street trails from neighborhoods and regional
destinations.

* Correlate a mixed use land use development
strategy to minimize auto trips and roadway
congestion through internal capture of
vehicular trips.

* Prioritize sidewalk, curb ramp and crosswalk
rehabilitation and construction projects
according to ranking that takes into account
concentrations of persons with disabilities,
public facilities, mixed use development and
transit stop locations.
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7.2 Consider aesthetic needs as an equal to
vehicular capacity demands when planning
and designing transportation right-of-ways.

7.3 Institute a context sensitive solutions
approach to transportation infrastructure
by recognizing that flexibility in project
development and design is necessary
to balance safety, mobility, economic
development, and environmental issues for
new and redesigned urban transportation
facilities.

* Adopt the Institute of Transportation
Engineer’s Recommended Practice for
Designing Major Urban Thoroughfares for
Walkable Communities.

* Re-define the project design process to
consider community objectives and plans prior
to capacity and level of service determinations.

* Adopt a broad set of roadway right-of-way
types and functions and define streets as
building-face to building-face.

* Establish a process for soliciting, analyzing
and funding requests for context sensitive
design treatments to existing roadways.

Goal 8—
Traffic safety and mobility are improved.
Policies to support this goal include:

8.1 Adopt an access management policy for major

thoroughfares and create a traffic safety review

panel that will identify recommendations for
accident-prone areas.

* Conduct an incident management analysis
and define crash hotspots.

* Create a model access management
policy and apply to critical thoroughfares.

* Fund an access management and traffic
safety program to address reoccurring collision

PART V: PRIORITIES, GOALS & POLICIES -

sites with appropriate corrective actions.
* Form and proceed with a monthly
meeting of the traffic safety review panel.

Goal 9—

Disentangle freight and local traffic to improve
safety and mobility for all users. Policies to support
this goal include:

9.1 Address freight movements from both the
land use and transportation perspectives and
actively manage them for superior operation
and safety.

9.2 Conduct a freight movement study
and identify bottlenecks and critical
local destinations.

9.3 Plan and seek partners to develop an air,
rail, land and sea intermodal facility.

9.4 Design future major highway right-of-ways to
accommodate freight rail, if feasible, and seek
a by-pass of the current downtown route.

Goal 10—

Gilcrease Expressway is completed as an important element
to the future economic growth and development of north
and west Tulsa. Policies to support this goal include:

10.1 Make it a priority to complete the expressway
immediately and focus on assisting with the
economic growth it will bring in nearby areas.

10.2 Ensure that this area will be made more
accessible by the Gilcrease Expressway.

10.3 Prepare the area for development with plans
that incorporate PLANiTULSA concepts and
building blocks, through small area plans,
master development plans or other types of
plans as appropriate, to direct orderly, fiscally-
sustainable growth.
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TRANSPORTATION PRIORITY 4
Provide Multiple Transportation
Choices to All Tulsans

Goal 11—
Streets contribute to the urban environment. Policies to

support this goal include:

11.1 Adopt a coordinated access management
policy.

11.2 Expand funding for maintaining and,
reconstructing existing infrastructure
needed for both Areas of Growth and Areas
of Stability.

11.3 Pursue main street, residential and
multi-modal enhancements using a context
sensitive solutions process on the following
catalyst corridors:

* Main Street- Cherry Street
and Harvard Avenue

e Residential- 6th Street

¢ Multi-modal- Pine Street,
Peoria Street and 21st Street

11.4 Revise the Regional ITS Architecture and
focus resources on corridors programmed for
transit integration, specifically Peoria Avenue,
21st Street, 91st Street, Yale Avenue and
Garnett Road, as depicted on Transportation
Vision Map.

11.5 Provide assistance to local community
organizations and business groups to form
local improvement districts and business
improvement districts to ensure adequate
funding for construction and maintenance of
streetscaping and other infrastructure.

JULY 2010
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11.6 Ensure annual funding through CIP
and Transportation Improvement Program
processes, coordinated with INCOG,
MTTA and ODOT.

Goal 12—

Tulsans can rely on a variety of transit options to take
them to jobs, shopping and entertainment. Policies to
support this goal include:

12.1 Consistently support the improvement of
the system with additional local funding and
continue identification and application for
State and Federal dollars.

12.2 Enhance bus transit services with higher
frequency bus service, improved stations/stops
and priorities for intelligent transportation
systems (ITS) investments (including bus
priority signalization) on the Big T route,
which includes Peoria Avenue and 21st Street
as portrayed in the Vision Map.

12.3 Establish a timed transfer point at Utica and
21st streets and promote transit oriented
development and park-once districts.

12.4 Design and Re-design the following
roads for accommodating BRT:

¢ Garnett Road
* 91st Street

¢ Yale Avenue

12.5 Develop a transit-oriented development
program incentives, including: promotion of
shared parking; creation of new zone districts
and/or overlays that allow for reduced parking
requirements and support a mix of transit-
supportive land uses; and development of
dedicated funding to “land bank” key land
parcels near stations to preserve future
development opportunities.



12.6 Develop a development-oriented transit

program to explore public-private
partnerships to create transit programs that
do not currently meet the Federal Transit
Authorities

program funding.

Goal 13—
Pedestrians have easy access to jobs, shopping and
recreation. Policies to support this goal include:

13.1

Support the ADA Transition Plan objective
to perform a calculated sidewalk inventory
of key civic and private destinations and
neighborhoods and expand and include
information to develop a Pedestrian Master
Plan for the entire city that will include:

Workshops to elicit the public’s pedestrian
priorities and concerns.

A review of pedestrian elements recommended

in other city plans and a review of public
feedback from the pedestrian workshops.

Creation of a tool to prioritize improvements
by identifying important pedestrian corridors
and destinations in the city (i.e. arterial and

collector streets served by transit, neighborhood

destinations, downtown, TODs, pedestrian
shopping corridors, schools, parks and large
entertainment facilities).

Identification and prioritization
of improvements.

Creation of pedestrian amenity guidelines
for Areas of Growth and Areas of Stability.

Continue program for providing curb ramps
and other facilities to accommodate persons

with disabilities and improve access to transit.

In conjunction with the curb ramp program,
review the road and sidewalk system and the
pedestrian crossing areas to make sure they

13.2

13.3

13.4

Transportation
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provide access to persons with disabilities.

Development of partnerships that are
coordinated with Tulsa’s Parks and Recreation

Department to enhance pedestrian connections

between parks and other recreational facilities.

Investigation of funding opportunities.

Revise the city’s current sidewalk maintenance
policy. Currently, adjacent property owners are
responsible for sidewalk improvements. A new

policy needs to be developed concerning the

extent of the city’s involvement in and funding

for maintaining and enhancing sidewalks.
This should include developing a dedicated
funding source for sidewalk maintenance
and enhancement, and/or the use of local
improvement districts to fund streetscape
improvements (including sidewalks, street
furniture, trees, and other amenities).

Coordination with MTTA, INCOG and
ODOT and adjacent municipalities to invest

in pedestrian infrastructure to support transit

ridership in expanded transit corridors.

Ensure the continued development of sidewalk

improvements with other improvements on
major arterial corridors where opportunities
to enhance the pedestrian environment exist.

Goal 14—
Tulsans safely and efficiently use bicycles to go to work,

shop and recreation areas. Policies to support this goal

include:

14.1

Develop a Bicycle Master Plan and revise the
Trails Master Plan as necessary to focus on

connecting neighborhoods with destinations,
such as employment, shopping and recreation.

The master plan should include priorities to:
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* Improve integration of on-street bicycle facilities
with Tulsa parks and off-street trail system through
the use of road diets, traffic calming, signage, bike
lanes, and shared lane markings.

* Improved circulation into and around downtown.
This includes additional on-street pavement
markings and exploring a bicycle boulevard
concept using a lane of existing traffic.

* Continued efforts to expand bicycle advocacy,
education, and enforcement.

* Adopt a complete streets policy and add
coordinate funding and simultaneous construction
of bike facilities with street, drainage, and other
infrastructure improvements.

* Review of private and public development projects
to ensure adequate bicycle parking and access.
Amend Tulsa’s zoning ordinance to require bicycle
parking in new development, based on a review of
best practices. The number of bike parking spaces
required by the ordinance should be determined
based on the total off-street parking spaces
required. Specific rules and regulations governing
the dimensions and design of bicycle parking

should be adopted.

* Develop detailed inventory of bicycle facilities
(routes, parking, amenities) and bicycle plans as
part of the small area planning process.

* Establish dedicated funding to implement the
Bicycle Master Plan and revised Trails Master Plan.
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Tulsa Comprehensive Plan

Economic
Development

Introduction

The health, quality of life and sustainability of a city is
anchored in its ability to retain and create jobs that pay a
family wage and an environment where businesses can thrive.
A sound economic development plan and accompanying
strategy are central to realizing Tulsa’s full potential. To
achieve the community goals set out in Our Vision for Tulsa,
economic development must be thoroughly integrated with
the land use, transportation, housing, and other key elements
of the plan. A strong, diverse economy will provide many of
the resources necessary to accomplish plan goals. However,
economic prosperity does not happen on its own. It requires
a strategic approach with clearly articulated priorities, goals,
and strategies for implementation.

In this chapter we provide an analysis of the Tulsa economy,
including long-term socioeconomic trends, an assessment of
key industry clusters, and a look at entrepreneurial activity.
We then describe the key priorities that will guide Tulsa’s
economic development efforts for future decades. This
chapter ends with a list of goals, setting the bar for the city’s
economic development efforts.

Chapter Contents

Part I: Analysis and FIndings........c.ccovveeervninccernnncccenecnennn, 2
Part Il: PLANiTULSA Economic Development Priorities ............ 9
Part Ill: Priorities, Goals and Policies .........c.cccoveveernreccninnnnnen 16
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Part I:
Analysis & Findings

Long-term, Socioeconomic Trends

Who lives in Tulsa? Successful economic development
planning requires a thorough understanding of area
demographics. In this section, we discuss relevant
demographic trends from 1990 through 2008, and

projections for 2030.

Since 1990, Tulsa has had a flat or declining total
population. 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

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%.

The City continues to be more racially and ethnically
diverse than Tulsa County or the broader Tulsa region.
In 2008, 69% of Tulsa residents were white, compared
to 76% in the County, and the region. The non-white
population in the City is growing in share,

Chart 1. City of Tulsa Population, 1990-2008
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1990 2000 2005 2006-8

Source: US Census Bureau. |:| Household Population

Chart 2. Tulsa MSA Population, 1970-2008
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0 » _ " _
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Source: US Census Bureau. D City of Tulsa - Tulsa MSA

! 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.

JULY 2010

TULSA COMPREHENSIVE PLAN - ECONOMIC DEVELOPMENT



Table 1. City of Tulsa Population by Ethnicity, 1990-
% Change

1990 2000 2008 | 1990-2000 | 2000-2008

14% 15%

15%

Asian or

Pacific Islander 1%

2% 2%

Two or

More Races N/A

4% 6%

Source: TU.S. Census 1990, 200, American Community Survey 2008
Note: Two or More Races data not available for 1990.

Chart 3. City of Tulsa Population by Age, 1980 - 2030
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Table 2. City of Tulsa Population by Age, 1990 - 2008
% Change

Age 1990 2000 2008 | 1990-2000 | 2000-2008

10-19 13% 14%

30-39 17%  14%

50-59 9% 11%

8% 10%

Source: U.S. Census 1990, 2000, American Community Survey 2008

[ | Experienced Working Age (35-64)

<= History Projection ==
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70%
60%
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40% . Seniors (65+)
30%
20% . Young Adults (20-34)
10%
B Youth (0-19)
0%
1980 1990 2000 2010 2020 2030

Source: US Census Bureau (accessed via Moody’s Analytics)

as the proportion of Tulsa residents who are white fell
between 1990 and 2000, and again between 2000 and
2008, as shown in Table 1.

Since 1990, the City has experienced subtle shifts in
the distribution of population by age group. Youth and
young adults (ages 24 and under) have declined as a
portion of total population, from 34% in 1990 to 29%
in 2008. This has been accompanied by an increase in
the proportion of residents above the age of 50, from
26% to 31% during the same time period. These trends
are expected to continue in future years,

with the aging of the baby-boom generation, and the
decreasing number of children per household. Table 2
shows trends in Tulsa’s population by age group.

Chart 3 illustrates the Tulsa metropolitan area’s
projected age profile up to 2030. Households made
up of baby boomers (those 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 consisted of one person; over two thirds
(69%) of households consisted of one or two people.
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Economic Development

PART I: ANALYSIS & FINDINGS

Table 3. City of Tulsa Educational Attain-
ment for Population 25+, 2000 - 2013

% of Population 25+ Change in Share
2000 2008 2013 | 2000-2008 2008-2013

Source: Tulsa Metro Chamber, 2009 Tulsa Demographics.
Data from Experian/Applied Geographic Solutions

Table 4. City of Tulsa Households
by Income Level, 1990 - 2013

1990 2000 2008 2013

Source: Tulsa Metro Chamber, 2009 Tulsa Demographics.
Data from Experian/Applied Geographic Solutions

Note: Household income is reported in nominal dollars
(not adjusted for inflation).

Educational attainment is on the rise for Tulsa residents.
From 2000 to 2008, the percentage of residents ages
25 and older that had not earned a high school degree
declined from 16% to 10%. During the same period,
the percentage of residents ages 25 and over with a
bachelors or graduate degree increased from 28% to
32%. Table 3 shows the educational attainment for
Tulsa residents.

Table 4 shows Tulsa households by income level.  The
median household’s income in Tulsa has risen from
$26,000 in 1990 to $39,000 in 2008 (nominal dollars).
Per capita income has experienced similar growth
during this time period, increasing from $15,000 to
$29,000 (nominal dollars). If these figures are adjusted
for inflation, however, there is virtually no real growth
in median household income or per capita income
since 2000.
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Employment in Tulsa

Tulsa’s economy tends to rise and fall with the
rest of the country. In the last 20 years, Tulsa slid
into national recessions in 1980, 1981-2, 1990-1,
2001, and 2009. Each recession has brought rising
unemployment and lagging sales tax revenue, often
interrupting City of Tulsa operations as well as
scheduled capital investments.

At times, economic recessions have been
prolonged by local factors. For instance, the “oil
bust” of 1982-4 followed on the heels of the 1981
national economic recession. And in 2001, the
energy, aviation, and telecommunications sectors
were hit particularly hard, leading to slow job

recovery locally.

Tulsa is no stranger to hard times, but a closer
examination of long-term economic trends yield
some surprising facts. For most of the 10-year period
between 1999 and 2009, Tulsa’s unemployment rate
was substantially lower than the national average as
shown in Chart 4. The difference in unemployment
rate between the US and the Tulsa region has become
more pronounced over the current recession in 2009.
The most recent data from September 2009 shows
the unemployment rate in the Tulsa region at 7.0%,
the highest it has been this decade, but still lower
than the national rate of 10.2%. Tulsa’s relatively
strong real estate market coupled with rising oil
prices appear to have mitigated, at least to a degree,
the effects of the worst economic downturn since

the Great Depression of the 1930s.

According to the American Community Survey,
3.1% of white residents above the age of 16 were
unemployed in the Tulsa MSA in 2008. Nearly
8.0% of black residents and 7.0% of American
Indian residents were unemployed at this time.
Three percent of Hispanic or Latino residents were
unemployed in 2008.

ECONOMIC DEVELOPMENT - TULSA COMPREHENSIVE PLAN

PART I: ANALYSIS & FINDINGS |

Chart 4. Unemployment Rate for Tulsa MSA and
United States, Jan. 1999 - Aug. 2009

Source: Bureau of Labor Statistics, Accessed 11/10/2009.
Note: Data for Tulsa MSA is not seasonally adjusted.

Table 5. Unemployment by race, Tulsa MSA, 2008

All
American  Other
Hispanic  White Black Indian Races

In Labor

Force 34,172

372,337 37,288 28,902 38,272

Unemployed 1,034 11,556 2,932 2,011 2,081

Source: U.S. Census American Community Survey 2008
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PART I: ANALYSIS & FINDINGS

Table 6. Tulsa MSA Employment by Industry Sec-

tor, 2000 — 2007 %
Change

2000 2007

Na'tl..ll'a| Resource and 5,200
Mining

6,700 28.8%

Administration,
Support, Waste
Management Services.

29,200 35,900 22.9%

Construction 19,600 21,900 11.7%

Government 47,800 52,400 9.6%

Wholesale Trade 17,600 18,200 3.4%

Transportation and

Warehousing 19,200

18,700 -2.6%

Manufacturing 55,700 51,500 -7.5%

Management of
Companies and
Enterprises

6,400 5,800 -9.4%

Total Nonfarm 407,700 425,800 4.4%

Source: Oklahoma Employment Security Commission, Current
Employment Statistics from the Bureau of Labor. Accessed on 10/2/2009.

2 This is the most recent year for which data was available from the
Bureau of Labor Statistics, Current Employment Statistics. This data
does not reflect the heavy job losses that occurred in 2008 and 2009.

Table 6 shows a breakdown of employment by industry
sector in the Tulsa MSA in 2007.> The Tulsa region had
425,800 jobs. Sectors with the most employment were
Government, Manufacturing, Health Care and Social
Assistance, and Retail Trade. Prior to the recession, the
Tulsa region experienced significant job growth in the last
decade. Overall employment in the Tulsa MSA increased
4.4% from 2000 to 2007. The fastest growing sectors
during this period were Educational Services, Natural
Resources and Mining, and Administration, Support,
and Waste Management Services. The information
sector (Broadcasting, Publishing, and Data Processing)
experienced the largest decline in employment.

The Tulsa Metro Chamber of Commerce, in collaboration
with the City of Tulsa and other regional partners, has
completed an analysis of key industry clusters. The most
recent analysis was conducted by Market Street Services,
Inc., and the results were