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Comprehensive Plan Text Amendments  
September 2, 2026 

Prepared by: Susan Miller/Jeremy Banes  

Item 
Discuss Comprehensive Plan text amendments to reflect the new Planning Commission and to 
document the Comprehensive Plan amendment process.    
 

Background 
The purpose of the proposed comprehensive plan amendments is to reflect the establishment 
of the new City of Tulsa Planning Commission and clarify the process for comprehensive plan 
amendments.  The comprehensive plan amendment process laid out in the attached document 
reflects much of the current process that was important to continue.  Also, clarification was 
added that the Planning Director, in addition to Planning Commission and City Council, can 
initiate comprehensive plan amendments.  Like the process to initiate amendments to the 
zoning code, the Planning Director limits their initiation to items that are administrative or 
clean-up in nature, such as the attached proposed amendments.   
 
As a reminder, once initiated, the process to amend comprehensive plan text includes a 
hearing by the Planning Commission to consider adoption of the amendment, followed by a 
Council Committee meeting for discussion, then a Council meeting to determine if the adopted 
amendment should be approved. The City Council may approve the plan in whole or in part or 
return the plan or any portion thereof to the Planning Commission for further consideration.  

 

Next Steps 
The proposed amendments will be brought to the Planning Commission for consideration on 
October 7, 2026. 



introduction 
 

What is a Comprehensive Plan? 
Oklahoma State Statutes enables cities, towns, 
counties, and metropolitan areas to develop 
and adopt comprehensive plans in order to 
accomplish several things: 
for the purpose of bringing about a coordinated 
physical development in accordance with the 
present and future needs of such area, 
to conserve the natural resources of the area, 
to ensure efficient expenditure of public funds, 
and 
to promote the health, safety, convenience, 
prosperity, and general welfare of the people of 
the area and the state. 

 
19 OK Stat § 19-863.7 (2014) 

 
This statutory guidance further identifies topics 
such as economic conditions, regionalism, 
residential density, transportation networks, 
environmental concerns, and context‑specific 
problems as being within the purview of the 
comprehensive plan. Each plan can incorporate 
approaches to these considerations in any 
number of ways, and the plan should be 
tailored to the respective community. This is 
accomplished through public engagement 
and input into the development of the 
comprehensive plan to establish a community 
vision for the future of land use decisions. 

When is an amendment to the 
Comprehensive Plan needed? 
The comprehensive plan Land Use Plan Map 
and text can be amended through a process that 
requires adoption by the Tulsa Metropolitan Area 
Planning Commission (TMAPC) approval 
by City Council. When a property owner wants 
to change the future use of their property to 
something that is not consistent with the Land 
Use Plan Map, the property owner can apply 
to change the Land Use Plan Map designation 
to have the Tulsa Metropolitan Area Planning 
Commission (TMAPC) and City Council 
determine if the requested change is 
appropriate. 
Tulsa Planning Office staff can also propose 
maps amendments to better align with the 
comprehensive plan or those that are corrective 
in nature. The other type of amendment is a 
change to the text within the comprehensive 
plan, which can modify recommendations or 
other content to align with priorities. 
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DEVELOPMENT REVIEW PROCESS OVERVIEW 
Development Review Introduction 
The City’s development review process is in place to ensure that the 
regulations of the zoning code and other applicable regulations are followed 
and that the goals of the comprehensive plan and other adopted guiding 
documents are realized. Over the next several pages, this section of the 
Development Review Guide will provide useful information for understanding 
the City’s development review process. 

Does The Current Zoning Permit The Proposed Use? 
When a property owner proposes a new use of existing construction or new 
construction on or development of a property, the first question to ask is 
“Does the current zoning permit the proposed use?” The answer to this 
question will determine what steps are needed to gain approval for a 
development application. Members of the public can check a property’s 
zoning classification by consulting the Zoning Map on the INCOG Tulsa 
Planning Office website. Permitted uses within the zoning classification are 
shown in the applicable Use Regulation table in the City of Tulsa Zoning Code. 

 

Zoning Clearance Review 
If after preliminarily assessing the existing zoning the proposed use 
appears to be permitted, then the next step is to submit the appropriate 
application to the Development Services Department’s Permit Center. 
There, staff will initiate a series of reviews. Normally, the first review 
conducted is a Zoning Clearance Review to determine whether the 
existing zoning of a project site permits the proposed use. If the existing 
zoning classification permits the proposed use, other reviews will be 
conducted before a Building Permit or a Certificate of Occupancy can be 
issued. If the Zoning Clearance Review concludes that the proposed use 
is not permitted by the existing zoning classification, an application to the 
Tulsa Metropolitan Area Planning Commission (TMAPC) for rezoning or to 
the City Board of Adjustment (BOA) for a special exception or variance, as 
appropriate, should be filed in the Tulsa Planning Office before permitting 
reviews can be continued. 
 
Working with the Tulsa Planning Office 
If the existing zoning classification of a property does not permit the 
proposed use, the Tulsa Planning Office can help to determine the best 
course of action to obtain zoning approvals. Before an application is made 
to the TMAPC Planning Commission or the BOA potential applicants will 
have the opportunity to meet with Tulsa Planning Office staff to determine 
the most appropriate path forward. 

 
Commission and Board Hearing Process 
Detailed descriptions of TMAPC the Planning Commission and 
BOA, as well as the types of applications they hear, can be found on 
pages 6‑9 in this guide. 

 
Many of the TMAPC Planning Commission or BOA application types can be 
administratively approved or can receive a final determination with that 
respective body after one public hearing. Rezoning applications are sent with 
a TMAPC Planning Commission recommendation for final approval by the 
Tulsa City Council. 

 
When an applicant files an application to TMAPC the Planning Commission, 
Tulsa Planning Office staff will prepare a staff report with a recommendation 
for approval or denial. When an application is made to the BOA, Tulsa 
Planning Office staff prepares a case report, outlining the facts of the case 
and all relevant information, but does not include a recommendation. 

 
Notice must be given of the hearing on an application to the TMAPC 
Planning Commission or BOA. For more information about noticing 
requirements, refer to pages 12‑13 of this guide. 

 
Once a rezoning application has been filed, it will then be on the agenda of a 
TMAPC Planning Commission meeting, which will include a public hearing 
and discussion from the Commissioners. This results in a vote on whether to 
recommend approval of the case or not. If TMAPC the Planning Commission 
recommends approval, the case is sent to the City Council for final approval. 

 
The rezoning application appears on Council agendas three times. First, 
at a Council committee meeting, where Tulsa Planning Office staff gives 
and explains the TMAPC Planning Commission recommendation and 
consistency with policy and intent of the comprehensive plan. This 
appearance is only discussion between Councilors and staff with no vote 
or public comment. The next appearance is at the City Council meeting, 
where public input is heard. City Council votes either to approve the 
application, approve with modifications, or deny. In most cases the 
application needs a simple majority to pass. At the following City Council 
meeting the application appears again for Council adoption of an 
ordinance rezoning the property. 
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Decision 

 

 
Adoption 

 
Recommendation to 

City Council 

 
 

Historic Preservation Permit 
Special Exceptions* 

Variances 
Administrative Appeals 

Zoning Clearance Review 

 
Comprehensive Plan 

Amendments 

 

 
Public Notice 
Requirements 

   

Board of Adjustment 

 
TPC Decision 

City Council 
Approval 

If yes, continue to Permit 
Center (Development 

Services) 

Meet with TPO staff to determine next steps. 

Consultation on best zoning option, and 
appropriateness of project in a given context. 

Relevant Documents: 
Zoning Code 

Subdivision Regulations 
Comprehensive Plan 

Unified Design Guidelines 

Pre-Application Phase 

 
Building Permits 

Mechanical 
Architectural 

 
Electrical 
Fire Code Review 
Health 

ROW Permits 
Driveway 
Sidewalk 
Occupancy 

IDP Permits 
Water 
Sewer 
Stormwater 

 
Lot Line Adjustments 

Lot Splits 
Development Plan Conformance 

 
 

 

City Council 
Decision 

Tulsa Preservation Commission 

Complete application for TMAPC Planning Commission, BOA, or TPC 

 
 

Tulsa Metropolitan Area Planning Commission Planning Commission 

If no, continue to Tulsa 
Planning Office 

 
 
 

 
 

Recommended 
Community Engagement

 
 

*Rezonings and certain Special Exceptions require platting or a Subdivision Compliance Review. 
See 70.080-B in Title 42 (Tulsa Zoning Code) for a list of applicable Special Exceptions 

 

Further Review and Certificate of Occupancy 
After any necessary approval by the City Council, TMAPC Planning 
Commission, the BOA, or the Tulsa Preservation Commission, the 
Development Services Permitting staff can resume other development 
reviews. Staff will evaluate the details of engineering and architectural 
components of the application and issue a Letter of Deficiency (LOD) if 
revisions are needed for compliance with adopted codes. 

Once all necessary stages of the permitting and development review 
process have been satisfactorily completed, including building permit 
issuance and a final inspection, a Certificate of Occupancy will be issued 
to approved applications. This certificate indicates that the use is allowed, 
and that the structure is fit for occupancy and verifies compliance with all 
relevant codes. 

A property owner wants to 
do a development project 

on their property 

Identify the property (location, zoning, dimensions, etc.) 

  

Does your current zoning permit your proposed use? 
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Tulsa City Council 
The Tulsa City Council is the final decision‑maker on zoning map 
amendments (rezoning) and Zoning Code text amendments. Applications 
reviewed by Tulsa City Council: 

• Zoning Code Text Amendments 
• Zoning Map Amendments (rezoning), including Major 

Amendments of PUDs and of other Development Plans 
• Comprehensive Plan and Amendments 
• Subdivision Plats 

 

Tulsa Metropolitan Area Planning Commission (TMAPC)  
TMAPC’s mission is to provide unbiased advice to the Tulsa City Council and 
the Tulsa County Board of Commissioners on development and zoning 
matters; to provide a public forum that fosters public participation and 
transparency in land development and planning; to adopt and maintain a 
comprehensive plan for the metropolitan area; and to provide other planning, 
zoning, and land division services that promote the harmonious development 
of the Tulsa Metropolitan Area and enhance and preserve the quality of life 
for the region’s current and future residents. TMAPC is composed of 11 
members. 7 members are appointed by the City of Tulsa, and 4 members are 
appointed by Tulsa County.  
The Planning Commission adopts and maintains the comprehensive plan and 
other planning documents for the City of Tulsa; provides a public forum that 
fosters public participation and transparency in land development and 
planning; makes recommendations to City Council on ordinances and zoning 
matters; and provides other planning, zoning, and land division services that 
promote the harmonious development of the City of Tulsa and enhance and 
preserve the quality of life for current and future residents. It was created in 
2026 following the dissolution of TMAPC. 
Applications reviewed by TMAPC Planning Commission: 

• Zoning Map Amendments (rezoning), including Major 
Amendments of PUDs and of other Development Plans 

• Minor Amendments of PUDs and of other Development Plans 
• Zoning Code Text Amendments 
• Preliminary and Minor Subdivision Plats 
• Type 2 Lot Splits and Lot Line Adjustments 
• Accelerated Release of Building Permits 
• Modifications to Subdivision and Development Regulations 

• Change of Access on recorded subdivision plats 
• Comprehensive Plan Amendments 

▫ Text Amendments 
▫ Map Amendments 

Applications reviewed by staff on behalf of TMAPC Planning Commission: 
• Type 1 Lot Splits and Lot Line Adjustments 
• Exempt Land Divisions 
• Final Subdivision Plats 
• Subdivision & Development Regulations – Compliance Reviews 

 
City of Tulsa Board of Adjustment (BOA) 
The City of Tulsa Board of Adjustment is authorized to grant variances and 
special exceptions in accordance with the provisions of the Tulsa Zoning 
Code. The City BOA is composed of five members appointed by the Mayor. 

Applications reviewed by BOA: 
• Variances of zoning code requirements 
• Special Exceptions authorized in the zoning code 

Applications reviewed by staff on behalf of BOA: 
• Administrative Adjustments as authorized by the zoning code 

 
Tulsa Preservation Commission 
The Tulsa Preservation Commission promotes Tulsa’s welfare through the 
preservation and protection of historic resources. The commission is 
composed of eleven members who have demonstrated an interest in 
historic preservation. The Preservation Commission reviews and approves 
applications for Historic Preservation Permits, as required by the Tulsa 
Zoning Code for properties located in Historic Preservation Overlay Districts. 
Projects requiring review include, exterior alterations, additions, new 
construction, and demolition of buildings. The Preservation Commission also 
reviews zoning map amendments that establish or change the boundaries of 
HP Overlay Districts. This process includes a public hearing, and 
recommendations are sent to TMAPC the Planning Commission for review 
and then to the Tulsa City Council for a final decision. 

Applications reviewed by Tulsa Preservation Commission:  
• Historic Preservation Permit  
• Zoning Map Amendments that establish or change the boundaries of 

HP Overlay Districts 
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OVERVIEW OF APPLICATION TYPES 
Applications reviewed by the TMAPC Planning Commission: 
Rezonings, also known as Zoning Map Amendments, change the zoning 

classification of a property and are adopted by ordinance. Staff reviews 
and makes recommendations on rezoning requests to the TMAPC 
Planning Commission who will then make a final recommendation to the 
Tulsa City Council. If approved, a new ordinance will be published that 
changes the official zoning map. The rezoning process typically takes 
~120 days. Applicants should expect to pay fees to initiate the 
application, and those costs can be found at tulsaplanning.org. 
Owner‑initiated rezoning may include adoption of a development plan, 
which is mandatory in some instances and voluntary in others (Optional 
Development Plan). 

Preliminary Subdivision Plats 
A subdivision plat is required by statute when a tract is divided into 5 or 

more lots. New right of way and easements are dedicated to the 
public by means of the plat, and access management is addressed. A 
preliminary plat must be reviewed and approved by the TMAPC 
Planning Commission for compliance with the Tulsa Metropolitan Area 
Subdivision and 
Development Regulations. Preliminary plats are first reviewed by the 
Technical Advisory Committee, which include representatives of the 
following: 

• Tulsa Planning Office 
• City of Tulsa Development Services Department 
• City of Tulsa Public Works Department 
• Private utility companies 
• Tulsa Airports Improvement Trust 
• Neighboring Communities 

Following review by the Technical Advisory Committee, a set of 
conditions and required revisions is provided to the TMAPC Planning 
Commission to be incorporated in its approval of the preliminary plat. 

Authorizations for Accelerated Release of Building Permits in conjunction 
with property required to be platted. 
When a property is required to be platted certain permits may not be 

issued until the plat is complete. Applicants may request an 
accelerated release of building permits while the plat is being 
processed if components of the plat are not required to meet 
other code requirements and development needs. Applications for 
accelerated release of building permits are reviewed by the 

Technical Advisory Committee and may only be submitted in conjunction 
with, or following approval of, a preliminary subdivision plat. 

Modifications to Subdivision and Development Regulations 
If a project faces a unique circumstance or demonstrates an inability to 

meet certain criteria of the Subdivision & Development Regulations, a 
modification to the regulations may be applied for. Applications for 
modification are reviewed by the Technical Advisory Committee before 
a hearing by the TMAPC Planning Commission. 

Change of Access on recorded subdivision plats. 
Access restrictions are frequently imposed by plats. If a previously platted site 

is being redeveloped and revisions to the existing access are needed, 
applicants must request a change to platted limits of access. Change of 
Access applications must be reviewed and approved by the City Traffic 
Engineer before being submitted to the Tulsa Metropolitan Area Planning 
Commission for final approval. 

Comprehensive Plan Amendments     
Text Amendments  
Text amendments are necessary on occasion if there is a need to 
change a goal, strategy, or action language in the comprehensive plan. 
Text amendments are initiated by either the Planning Director, TMAPC 
Planning Commission or the City Council. The process to amend 
comprehensive plan text includes a hearing by the TMAPC Planning 
Commission to consider adoption of the amendment, followed by a 
Council Committee meeting for discussion, then a Council meeting to 
determine if the adopted amendment should be approved. The City 
Council may approve the plan in whole or in part, or return the plan or 
any portion thereof to the Planning Commission for further 
consideration. 

Land Use Map Amendments 
Land Use Map amendments are necessary if a development proposal is 
inconsistent with the map designation. Land Use Map amendments can 
be initiated by either the affected property owner, TMAPC Planning 
Commission, or City Council. The process to amend a map designation 
includes a hearing by the TMAPC Planning Commission to consider 
adoption of the amendment, followed by a Council Committee meeting for 
discussion, then a Council meeting to determine if the adopted 
amendment should be approved. The City Council may approve the plan 
in whole or in part, or return the plan or any portion thereof to the 
Planning Commission for further consideration.
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Lot Line Adjustments 
Lot line adjustments are used to combine multiple, existing abutting lots 

into a single lot. They can also be used to alter a single boundary 
between or reconfigure the shapes of existing abutting lots given 
that more lots are not created than the number of lots that existed 
before the adjustment. New lots created as the result of a lot 
line adjustment must conform to all zoning requirements and 
requirements of the Subdivision and Development Regulations. 
Lot line adjustments requiring no modification of the Subdivision 
and Development Regulations or action of the BOA are reviewed 
and can be administratively approved by the Tulsa Planning Office. 
Lot line adjustments requiring modification of the Subdivision and 
Development Regulations or action of the BOA are reviewed and 
approved by the TMAPC Planning Commission. Applications are also 
reviewed by applicable City departments. 

Lot Splits 
Lot splits are land divisions of platted or unplatted property that result 

in the creation of no more than 4 lots, including the parent tract 
and any remainder tracts. New lots created as the result of a lot 
split must conform to all zoning requirements and requirements of 
the Subdivision & Development Regulations. Lot splits requiring no 
modification of the Subdivision and Development Regulations or 
action by the BOA are reviewed and can be administratively approved 
by the Tulsa Planning Office. Lot splits requiring modification of the 
Subdivision and Development Regulations or action of the BOA are 
reviewed and approved by the TMAPC Planning Commission. 
Applications are also reviewed by applicable City Departments. 

Exempt Land Divisions 
Pursuant to state statutes, certain land divisions do not require a 

subdivision plat or lot split approval and are exempt from the 
subdivision and lot split procedures found in the Subdivision & 
Development Regulations. Exempt Land Divisions are those land 
divisions in which all lots to be created are more than 5 acres in area 
and no more than 4 lots are being created, including the parent tract 
and any remainder tracts. Exempt Land Divisions are reviewed and 
administratively approved by the Tulsa Planning Office. 

Final Subdivision Plats 
Final plats are submitted following the approval of a preliminary plat. 

Final plats must reflect any requirements determined at the time 
of preliminary plat review and must receive final approval from all 
relevant parties prior to administrative approval by TMAPC Planning 
Commission staff and forwarding to the City Council for approval. 

Subdivision & Development Regulations – Compliance Reviews 
The Tulsa Zoning Code requires compliance with the Subdivision and 

Development Regulations for properties that have been rezoned by 
the property owner and for specific uses identified in Section 70.080 
of the Code. For properties already in compliance either by previous 
platting or other instruments, a compliance review can be requested 
as an alternative to the plat process. Compliance Reviews are 
reviewed and administratively approved by the Tulsa Planning Office. 

Applications reviewed by BOA: 
Variances of zoning code requirements 
A Variance is a grant of relief from strict compliance with the regulations 

of the Tulsa Zoning Code. The intent of a variance is to alleviate 
unnecessary hardships or practical difficulties caused by strict 
enforcement of the code. Variances are not intended to provide relief 
for inconveniences or financial burdens. 

Special Exceptions authorized in the zoning code 
A Special Exception is a grant of permission for a particular use 

or development feature authorized by regulations of the Tulsa 
Zoning Code if approved by the Board of Adjustment. The Board of 
Adjustment must find that the requested Special Exception would be 
in harmony with the spirit and intent of the zoning code, and it will 
not be injurious to the neighborhood or otherwise detrimental to the 
public welfare. 

Appeals of decisions of administrative officials or the Tulsa Preservation 
Commission 
Appeals to the Board of Adjustment of administrative decisions may be 

filed by any person who alleges errors in determinations made by staff 
in the administration, interpretation, or enforcement of the zoning 
code. Appeals from decisions of the Tulsa Preservation Commission 
may also be made to the Board of Adjustment. 
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RELEVANT CODES AND PLANNING DOCUMENTS 
Several documents regulate and guide development in Tulsa. These include 
codes, regulations, policies, and plan recommendations, all of which work 
together to realize the community’s vision for land use development. City 
of Tulsa and Tulsa Planning Office staff will refer to all of these documents 
during different stages of the development review process. 

 
 
 
 
 
 
 
 
 
 
 

 
Document Description 

 

 

 

State statute enables cities, towns, and counties to develop and adopt non‑regulatory comprehensive plans to 
achieve long‑term planning goals related to land use, government operations, and capital improvements. All land 
use decisions made by staff, TMAPC Planning Commission, BOA, or City Council should conform to the guidance 
outlined in the comprehensive plan. The Land Use Plan Map identifies what Land Use Designation is assigned to 
each property in the city, and the characteristics of those classifications should inform the determination of 
appropriateness. Other associated maps may provide additional contextual consideration to be evaluated for 
each application to modify the zoning code. Where there is a discrepancy between the comprehensive plan and 
the desired result of an applicant, amendments to the plan may be pursued to change the Land Use Plan Map or 
other components of the plan to be congruent with the desired change. Comprehensive Plan 

 

 

 
 

 
Small area plans (SAPs) have been developed and adopted by the City of Tulsa as amendments to the 
comprehensive plan. These SAPs have recommendations that are specific to a defined boundary within the city 
limits but use the same land use classifications when recommending changes to the Land Use Plan Map. Policy 
recommendations from SAPs are considered in addition to policy recommendations from the comprehensive plan 
and allow for decision‑making that is tailored to the desires of the residents of the bounded SAP area. 

Small Area Plans 

Statute 
State‑level laws passed by the legislature. 

Ordinance/Codes 
City‑level laws passed by the City Council. 
Regulation/Standard 
Rules adopted by appointed authorities and City departments, including 
design standards. 
Policy/Procedure 
An established way of conducting business within City departments. 
Plan Recommendation 
A recommended action adopted by TMAPC Planning Commission and 
affirmed by City Council 
in order to change ordinances, regulations, or policies. 
Guideline 
Voluntary supplemental guidance for regulations, policies, and 
procedures. 
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Document Description 
 

 

 
 
 
The Tulsa Zoning Code (Title 42 of the Municipal Code) is adopted as an ordinance and used for the purpose of 
protecting and promoting the public health, safety, and general welfare. It is the primary tool for implementing the 
policies and goals of the comprehensive plan and other relevant adopted plans of the City. All properties within the 
city limits of Tulsa have a zoning designation that relates to the use and form of the structures on that property. A 
building or structure may not be erected, located, moved, reconstructed, extended, or structurally altered except as 
allowed by this zoning code. 

Zoning Code 

 

 
 
 
The Subdivision & Development Regulations is adopted as a regulation was adopted by the Tulsa Metropolitan Area 
Planning Commission to regulate the division of land in the City limits and ensure that newly created lots comply 
with all requirements of the Tulsa Zoning Code and are served by essential utilities and infrastructure for the 
purposes of being developed. Design criteria as well as review and approval procedures are major components of 
the adopted set of regulations. 

Subdivision Regulations 

 
Unified Design Guidelines The Unified Design Guidelines are the basis on which the Tulsa Preservation Commission and its staff review HP 

Permits. The guidelines offer a set of standards for the treatment of historic properties within HP Overlay Districts. 

 

 
Infrastructure Design 

Regulations 
(Engineering Standards) 

This manual of standards serves as a guide for the successful completion of infrastructure improvements 
constructed in the public Right‑of‑Way, easements, and other areas of interest to the City of Tulsa. It is intended for 
use by anyone involved in the infrastructure development process required for constructing improvements within 
the city. This ensures that all public improvements are constructed to City Standards, durable, dependable, orderly, 
sustainable, maintainable, do not jeopardize the public safety and welfare, and do not unduly increase development 
costs. This manual includes all privately funded and constructed infrastructures that will become public property 
upon formal acceptance by the City. 

 
Major Street & Highway Plan 

The Major Street and Highway plan identifies the major street and highway classifications within the City of Tulsa 
for the purposes of right‑of‑way requirements and proposed design. The plan makes recommendations on street 
design pertaining to lane widths, sidewalk widths, bike lanes, street trees, and other right‑of‑way improvements. 
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ENGAGEMENT EXPECTATIONS 
Recommended Neighbor Engagement 
The Tulsa Zoning Code requires that notice be given of the hearing on 
certain applications, and the type of notice required varies according to 
the application to be considered. Communication between the applicant 
and surrounding property owners and residents is not required but is 
highly recommended. 

 
The Tulsa Zoning Code encourages applicants to engage the neighboring 
property owners and residents and provides: 

 
1. Neighbor communications are encouraged by the board of 

adjustment, planning commission and city council to help: 

• educate applicants and neighbors about one another’s 
interests; 

• resolve issues in a manner that respects those interests; and 

• identify unresolved issues before initiation of formal public 
hearings. 

2. Applicants are encouraged to submit a summary of their neighbor 
communication activities at or before the first required public 
hearing. The recommended content of such summaries is as 
follows: 
• Efforts to notify neighbors about the proposal (how and when 

notification occurred, and who was notified); 

• How information about the proposal was shared with 
neighbors (mailings, workshops, meetings, open houses, 
fliers, door‑to‑door handouts, etc.); 

• Who was involved in the discussions; 
• Suggestions and concerns raised by neighbors; and 
• What specific changes (if any) were considered and/or made 

as a result of the neighbor communications. 
Although communication with neighbors is not required, many cases 
have been delayed late in the approval process to permit the neighbors 
to meet with the applicant to learn about the proposed project and 
to provide feedback to the applicant on the possible impact to the 
community. Applicants should use their best judgment to determine how 

 

 
much engagement is needed to adequately communicate intent, and to 
generate local buy‑in on the proposed project. 
Engagement is recommended to occur prior to entering the development 
review process, as well as after discussions with the Tulsa Planning Office 
staff. See the diagram on page 5 for more information. 

Required Notice 
Tulsa Planning Office Staff are required by ordinance to provide notice 
of pending cases. The requirements differ by the type of case. Details of 
notice requirements are outlined in the table on page 13. 

Newspaper Notice 
A notice of public hearing for a TMAPC Planning Commission or BOA 
agenda item is published in the Tulsa World. This notice includes the 
case number, applicant name and contact information, action 
requested, location of the subject property, legal description, current 
and proposed zoning, links to the application and associated zoning 
categories, and information about how and when to attend the public 
hearing or to leave comments in lieu of in‑person participation. 
Mailed Notice 
A notice of public hearing for a TMAPC Planning Commission or 
BOA agenda is mailed to property owners surrounding the 
location of a development 
application. The notice radius depends on the type of application, and 
will either be only to adjacent neighbors or to neighbors within a 300’ 
radius of the property line. This notice includes all of the details that 
are included in the Newspaper Notice with the addition of a site map. 
Posted Notice 
All meeting agendas for TMAPC Planning Commission are physically 
posted at City Hall in a visible location on the exterior of the 
building on 2nd St. It is also required that information regarding the 
pending case is posted on a sign on the property. 

 
In addition to these three notices, Tulsa Planning Office notifies 
neighborhood associations adjacent to a proposed development, and 
all agendas are shared on the Tulsa Planning Office website and social 
media accounts. 
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NOTICE REQUIREMENTS 

Acting Body Action Type Newspaper 
Notice Mailed Notice, Radius Posted 

Notice 
Days in 

Advance 

TMAPC 
Planning 

Commission 

Zoning Map Amendments (including major amendments to PUDs 
and development plans) Yes Yes, 300’ Yes 20 

TMAPC 
Planning 

Commission 

Minor Amendment to Development Plans No Yes, 300’ No 20 

TMAPC 
Planning 

Commission 

Comprehensive Plan Amendment Yes Yes, 300’* Yes* 15 

TMAPC 
Planning 

Commission 

Preliminary Plat No Yes, Adjacent Neighbors No 10 

TMAPC 
Planning 

Commission 

Minor Subdivision Plat No Yes, Adjacent Neighbors No 10 

BOA Variances Yes Yes, 300’ No 10 

BOA Special Exceptions Yes Yes, 300’ Yes** 10 

BOA Minor Special Exceptions No Yes, Adjacent Neighbors No 10 

BOA Administrative Adjustment No Yes, Adjacent Neighbors No 10 

*If concurrent with a rezoning application 
**Only Special Exceptions involving a use require a posted notice. 
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growth, with a significant natural shift towards 
infill development, the opportunity to align land 
use decisions and fiscal responsibility has never 
been more within reach. 

 

Since the adoption of planitulsa in 2010, there 
have been significant changes in the structure 
and processes of land use regulation. In 2019 
the Tulsa Planning Office was established at 
INCOG to bring together the “Current Planning” 
function of development review and the “Long 
Range Planning” function focused on plan 
development and implementation. Prior to this 
merger the Long Range Planning function was a 
part of the City of Tulsa, while the Current 
Planning function has been housed at INCOG 
since the 1970s. Now that the two offices have 
been combined into one, plans can be more 
closely developed in coordination with the staff 
that implement plan recommendations through 
land use regulation. This unification provides 
provided a more consistent approach to 
developing recommendations to the Tulsa 
Metropolitan Area Planning Commission and 
the City of Tulsa Board of Adjustment for 
informed land use decision making. 

 

 
Effective land use planning balances the interests of private property owners, the broader community vision, the 
preservation of historic places, and the conservation of natural resources. 

Looking Forward 
Land use decisions are only as effective as the 
scope of the impacts evaluated through the 
development review processes utilized by the 
City. Residents routinely express concerns over 
the impact new development will have on things 
like traffic, flooding, the impact on wildlife and 
habitat, neighborhood characteristics, and many 
other things. Ensuring that land use decisions 
are made based on the consideration of these 
concerns, fiscal and economic policy, as well 
as health and equity considerations can help 
improve the quality of life for all residents of 
Tulsa. 

The way land uses are designated in the 
comprehensive plan has significant implications 
for what development is permissible in a 
given area of the city. Designations that lack 
specificity can cause confusion among different 
stakeholders as to what the “plan” is for an 
area, but designations that are too specific may 
restrict reasonable growth. Striking a balance is 
important for informed and consistent decision 
making for land use changes and development. 

 
The update to planitulsa has led to a simplified 
list of land use designations and introduced 
the concept of the Development Era Map. 

What planning decisions are best for suburban 
edges of the community are not necessarily 
the right approach for areas of the city near 
downtown. That is the goal of the Development 
Era Map – to provide guidance on what types 
of development are most appropriate given the 
surrounding physical context. 

 
Changes to the Land Use Designation system 
include the following. Downtown Neighborhood, 
Existing Neighborhood, and New Neighborhood 
have been combined into one “Neighborhood” 
designation, and distinctions are made for 
neighborhoods based on their Development 7.12



ID Action Required Action Type Involved Parties 

 
LU 2.3 Cross‑train reviewers in different aspects of review to maintain service in the 

absence of other reviewers or during times of attrition. 

 
Strategy 

 
Development Services 

 
LU 2.3.1 

Establish professional development opportunities based on best management 
practices for public agencies to cross‑train plan reviewers and ensure 
consistency and continuity of service among reviewers. 

 
Policy 

 
Development Services 

 
LU 2.4 Encourage early and ongoing communication between the development 

community and the public. 

 
Strategy 

 
Multiple 

 
LU 2.4.1 Provide guidance for contacting and engaging with neighborhood level 

organizations and groups. 

 
Policy Tulsa Planning Office 

Development Services 

 
LU 2.4.2 Encourage meetings between developers and residents to identify and address 

issues prior to the official submittal of projects for approval. 

 
Policy 

 
Tulsa Planning Office 

 
LU 2.4.3 

 
Work to outline expectations for public outreach required for a development 
project. 

 
Partnership 

Tulsa Planning Office 
City Council 

TMAPC Planning 
Commission 

LU 3 Economic development is facilitated at the neighborhood, city, and regional scales. 

 
LU 3.1 Strategically leverage public infrastructure, land, and investments to support 

and spur economic development. 

 
Strategy 

 
Multiple 

 
LU 3.1.1 Implement strategic investments in broadband infrastructure to expand local 

economic development capacity. 

 
Capital 

 
TAEO 

 
LU 3.1.2 Establish a clear and navigable program for the lease of publicly‑owned facilities 

or sites. 

 
Program Asset Management 

TAEO 

 
 

LU 3.1.3 

 
Encourage Tulsa Development Authority to channel underutilized land and 
assets under their ownership into employment and commercial use through 
site assembly, rehabilitation, remediation, and retrofitting. 

 
 

Program 

TAEO 
Community Development 

Tulsa Planning Office 
Public Works 
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RELEVANT CITY DEPARTMENTS, PROGRAMS, PLANS, AND EXTERNAL ORGANIZATIONS 
Neighborhood Toolkit ‑ A toolkit created by the Tulsa Planning Office that 
offers information on how to organize a neighborhood, launch projects, 
celebrate with neighborhood events, access resources, and more. 
Oklahoma Department of Transportation (ODOT) ‑ A State of Oklahoma 
transportation department that seeks to provide safe, economical, 
and effective transportation networks for the people, commerce and 
communities in Oklahoma. 
Planning Commission ‑ A City of Tulsa commission that adopts plans, 
approves subdivisions and makes recommendations for zoning requests 
and ordinances. It was created in 2026 following the dissolution of 
TMAPC. 
Public Works Department ‑ A department of the City of Tulsa that is 
responsible for planning, directing and coordinating the construction 
and maintenance of streets and public facilities, managing all related 
engineering services, and maintaining stormwater systems. 
Recommended and Prohibited Tree Species List ‑ A guide for which species 
of trees satisfy the tree planting requirement of the Tulsa Zoning Code. 
Resilient Tulsa Strategy ‑ A planning report created by the Mayor’s Office of 
Resilience & Equity in 2018 to outline approaches to enhance Tulsa’s 
resilience to social and environmental shocks and stressors. 
Subdivision and Development Regulations ‑ A set of regulations governing 
the design, improvement, creation of subdivisions and additional 
developments. 
Tulsa Authority for Economic Opportunity (TAEO) ‑ The merger of five public 
entities to create a single, independent organization to lead the City of 
Tulsa’s community and economic development efforts. 
Tulsa City-County Library ‑ A government entity serving Tulsa County that 
strives to promote lifelong learning and literacy in all forms. 
Tulsa Development Authority (TDA) ‑ A City of Tulsa authority that partners 
with the Tulsa Authority for Economic Opportunity (TAEO) to revitalize areas 
and encourage private and public reinvestment to support economic growth. 
Tulsa Fire Department ‑ A department of the City of Tulsa that provides fire 
safety and paramedic services to Tulsa residents. 
 
 
 
 
 
 

Tulsa Metropolitan Area Planning Commission (TMAPC) ‑ A joint city‑county 
commission that adopted plans, approved subdivisions and made makes 
recommendations for zoning requests, plans, and ordinances for the City of 
Tulsa and unincorporated areas of Tulsa County. It was dissolved in 2026.  
Tulsa Parks ‑ A department of the City of Tulsa that aims to create, provide, 
and preserve quality parks and recreation opportunities that meet 
community needs for the health and wellbeing and for all Tulsans. 
Tulsa Planning Office ‑ A division of the Department of City Experience that 
administers the zoning and planning process for the City of Tulsa. 

Tulsa Police Department ‑ A department of the City of Tulsa that provides law 
enforcement and safety services to Tulsa residents. 
Tulsa Port of Catoosa/Tulsa Port of Inola ‑ An inland multi‑modal shipping 
complex and 2000‑acre industrial park located at the head of navigation for 
the McClellan‑Kerr Arkansas River Navigation System. 
Tulsa Preservation Commission ‑ The Tulsa Preservation Commission runs 
the City of Tulsa’s historic preservation program through the preservation 
and protection of Tulsa’s many historic resources. 
Tulsa Transit (MTTA) ‑ The public transit system operating buses and 
paratransit for Tulsa metropolitan area. 
Up With Trees ‑ An organization that plants trees and promotes the 
preservation of tree canopy in Tulsa. 
Vibrant Neighborhoods Partnership (VNP) ‑ The Department of City 
Experience’s community‑driven program to holistically improve neighborhood 
infrastructure and enjoyment through targeted public support and service 
delivery in collaboration with neighborhood residents. 
Water & Sewer Department ‑ A department of the City of Tulsa that manages, 
operates, and maintains the City’s water and wastewater systems. 
Zoning Clearance Review/Permit ‑ A review by the City of Tulsa that may 
result in a permit that affirms that an applicant’s desired land use is 
appropriate given the zoning of the applicant’s property.
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https://tulsaplanning.org/neighborhoods/toolkit/
https://oklahoma.gov/odot.html
https://oklahoma.gov/odot.html
http://tulsaplanning.org/plans/Tulsa-Recommended-Prohibited-Species.pdf
https://www.cityoftulsa.org/government/resilient-tulsa/
http://tulsaplanning.org/plans/Tulsa-Subdivision-Development-Regulations.pdf
https://partnertulsa.org/
https://www.tulsalibrary.org/
https://partnertulsa.org/
https://www.cityoftulsa.org/government/departments/fire/
https://tulsaplanning.org/boards-commissions/planning-commission/
https://www.cityoftulsa.org/government/departments/park-and-recreation/
https://tulsaplanning.org/
https://www.cityoftulsa.org/government/departments/police/
https://tulsaports.com/
https://tulsapreservationcommission.org/
https://tulsatransit.org/
https://upwithtrees.org/
http://tulsaplanning.org/vnp/#%3A%7E%3Atext%3DThe%20Vibrant%20Neighborhoods%20Partnership%20is%2Cin%20collaboration%20with%20neighborhood%20residents
https://www.cityoftulsa.org/government/departments/water-and-sewer/


 
 
 

RELEVANT CITY DEPARTMENTS, PROGRAMS, PLANS, AND EXTERNAL ORGANIZATIONS 
918 Day - A local holiday created as a way for Tulsans and people across 
Green Country to celebrate all the great things about the 918 area code, 
including local small businesses. 
CitiVoice Index – A survey conducted in Tulsa by the City of Tulsa in 
partnership with Gallup to evaluate a variety of sentiments towards 
government. 
City of Tulsa Board of Adjustment (BOA) – An appointed City of Tulsa 
Board that hears and acts on applications related to the Tulsa Zoning Code, 
including variances, special exceptions, and appeals of administrative 
decisions. 
Communications Department – A department of the City of Tulsa that aims 
to facilitate open and accountable access to city government for the citizens 
of Tulsa and assist in communicating the prioritized initiatives set by the 
administration and all other City departments. 
Community Development Division ‑ A division of the Department of City 
Experience that administers community and economic development 
programs and initiatives, supporting residents in creating economically 
viable and sustainable communities through neighborhood partnerships, 
housing programs, and community development initiatives. 
Community Response Team (CRT) – A co‑responder model for 911 mental 
health calls with collaboration between Tulsa Police Department, Tulsa Fire 
Department, Family and Children Services (F&CS), and Community Outreach 
Psychiatric Emergency Services (COPES). 
Customer Care Center (311) – The central point of contact for the City 
of Tulsa providing responses to citizens’ requests for information and 
assistance with services and programs. 
Development Services Department ‑ A department of the City of Tulsa 
that promotes safety, livability, and economic growth through efficient and 
collaborative application of building and development codes. 
Disaster Preparedness Resource Guide – A guide for Tulsa residents to 
be prepared during natural disasters that includes checklists, planning 
templates, and insurance guidance. 
Equality Indicators – An annual report created through partnership between 
the City of Tulsa and the Community Service Council to measure and track 
disparities among subgroups of Tulsans over time. 
INCOG Area Agency on Aging – The INCOG Area Agency on Aging provides 
a range of options that allows older adults to choose the home and 
community‑based services and living arrangements that suit them best. 

Information Technology Department ‑ A department of the City of Tulsa that 
manages and provides for all of the technology needs of City departments. 
Leadership Tulsa – A Tulsa organization that provides leadership training 
and connects their members to positions of leadership in the community. 
Municipal Courts ‑ A court of record, authorized under City Ordinance and 
jurisdiction in the City of Tulsa that is responsible for misdemeanor traffic, 
parking, and criminal offenses, as well as code violations for health, fire, 
animal, and zoning violations. 
New Tulsans Initiative – A City of Tulsa program that promotes social 
cohesion and shared prosperity by providing services and information to 
assist Tulsa’s immigrant populations. 
Office of Performance Strategy and Innovation (OPSI) – A City of Tulsa 
office that utilizes data to enhance and streamline City service distribution to 
residents. 
Office of Resilience & Equity ‑ An office within the Department of City 
Experience that works to achieve equality for all Tulsans through partnership 
building, education, cultural awareness, and advocacy. 
Oklahomans for Equality (OkEq) – A local non‑profit organization that seeks 
equal rights for LGBTQ+ individuals and families through intersectional 
advocacy, education, programs, alliances, and the operation of the Dennis R. 
Neill Equality Center. 
Planning Commission ‑ A City of Tulsa commission that adopts plans, 
approves subdivisions and makes recommendations for zoning requests and 
ordinances. It was created in 2026 following the dissolution of TMAPC. 
Public Works Department ‑ A department of the City of Tulsa that is 
responsible for planning, directing and coordinating the construction 
and maintenance of streets and public facilities, managing all related 
engineering services, and maintaining stormwater systems. 
Resilient Tulsa Strategy – A planning report created by the Mayor’s Office 
of Resilience & Equity in 2018 to outline approaches to enhance Tulsa’s 
resilience to social and environmental shocks and stressors. 
Serve Tulsans Program – A volunteer‑based City of Tulsa initiative that seeks 
to build up and coordinate local human capital in an effort to address the 
public problems. The hope is that by encouraging community members to 
join together in meaningful projects they will create lasting relationships, 
positively affect their neighborhoods and the city as a whole. 
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https://www.tulsago.com/experience/events/918-day
https://www.cityoftulsa.org/media/9389/gallup_tulsa_citivoice_2018_final-report2.pdf
https://tulsaplanning.org/boards-commissions/city-of-tulsa-board-of-adjustment/
https://www.cityoftulsa.org/government/departments/communications/
https://mhaok.org/community-response-team
https://www.cityoftulsa.org/government/departments/customer-care-center/
https://www.cityoftulsa.org/government/departments/development-services/
https://www.cityoftulsa.org/government/resilient-tulsa/disaster-preparedness/
https://csctulsa.org/tulsaei/
http://www.incog.org/agency_on_aging/aaa_main.html
https://leadershiptulsa.org/
https://www.cityoftulsa.org/government/departments/municipal-court/
https://www.cityoftulsa.org/new-tulsans/
https://www.okeq.org/
https://oklahoma.gov/odot.html
https://www.cityoftulsa.org/government/resilient-tulsa/
https://www.cityoftulsa.org/serve-tulsans/about/about-serve-tulsans


 
 
 

RELEVANT CITY DEPARTMENTS, PROGRAMS, PLANS, AND EXTERNAL ORGANIZATIONS 
Title 5 Commissions – A collective term for the following City of Tulsa 
Commissions: Human Rights Commission; Greater Tulsa Area African-
American Affairs Commission; Greater Tulsa Area Indian Affairs 
Commission; Greater Tulsa Area Hispanic/Latinx Affairs Commission; and 
the Mayor’s Commission on the Status of Women. 

Tulsa Fire Department ‑ A department of the City of Tulsa that provides fire 
safety and paramedic services to Tulsa residents. 

 

Tulsa Metropolitan Area Planning Commission (TMAPC) ‑ A joint city‑county 
commission that adopted plans, approved subdivisions and made makes 
recommendations for zoning requests, plans, and ordinances for the City of 
Tulsa and unincorporated areas of Tulsa County. It was dissolved in 2026.   
Tulsa Parks - A department of the City of Tulsa that aims to create, 
provide, an preserve quality parks and recreation opportunities that meet 
community needs for the health and wellbeing and for all Tulsans. 
Tulsa Planning Office – A division of the Department of City Experience that 
administers the zoning and planning process for the City of Tulsa. 
Tulsa Police Department ‑ A department of the City of Tulsa that provides 
law enforcement and safety services to Tulsa residents. 
Tulsa Transit (MTTA) – The public transit system operating buses and 
paratransit for Tulsa metropolitan area. 
Tulsa YWCA – The Young Women’s Christian Association is a nonprofit 
organization with a focus on empowerment, leadership, and rights of women, 
young women, and girls in more than 100 countries. 
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https://www.cityoftulsa.org/government/departments/resilience-and-equity/commissions/
https://www.cityoftulsa.org/government/departments/fire/
https://tulsaplanning.org/boards-commissions/planning-commission/
https://tulsaplanning.org/
https://www.cityoftulsa.org/government/departments/police/
https://tulsatransit.org/
https://www.ywcatulsa.org/


 

chapter 8 
INTRODUCTION 
Existing Parks in Tulsa 

parks and recreation 
The parks systems in Tulsa set it apart from 
other cities in Oklahoma. Whether managed by 
the City of Tulsa Parks, Culture, and Recreation 
Department, the River Parks Authority, the Tulsa 
County Parks Department, or any of the private 
and non‑profit entities managing parks in the 
city, the quality of our parks has led to a local 
culture that highly values these places. The 
coordination among all of these parks entities is 
critical for continued success. 

 

For the City of Tulsa, the parks and recreation 
function is commonly known as “Tulsa Parks”. 
Tulsa Parks manages 135 parks covering 
roughly 6,553 acres. This includes the 
Redbud Valley Nature Preserve, two specialty 
centers, and six community centers with 
various amenities, including fitness facilities, 

 
 
 
 

 
Tulsa Parks staff take care of existing facilities, manage vegetation, and provide programming to children and 
adults alike. 

gymnasiums, art studio space, and meeting 
rooms. There are 57 miles of walking trails, two 
skate parks, three dog parks, and five swimming 
pools. In addition, there are 227 sports fields 
(132 diamond fields and 95 rectangular fields), 
99 playgrounds, 94 tennis courts, 65 basketball 
courts (29 full courts and 36 half courts), 8 
outdoor pickleball courts, 13 water playgrounds, 
18 splash pads, 96 picnic shelters, 4 golf 
courses, and 8 disc golf courses. All of these 
amenities come with capital, maintenance, and 
operational costs to ensure the high quality park 
experience desired by residents. 

 
Tulsa County Parks Department manages seven 
parks, one of which is within the city limits of 

Tulsa, as well as two community centers and 
several sections of the regional trails network. 
Other parks within the city limits of Tulsa not 
managed by the City include Guthrie Green, John 
Hope Franklin Reconciliation Park, and private 
parks within subdivisions that are managed by 
the local homeowners association. 

 
The River Parks Authority (RPA) operates a 
public park system, known as River Parks, along 
the banks of the Arkansas River in Tulsa. RPA is 
governed by a seven‑member Board of Trustees, 
with three City of Tulsa appointees, three Tulsa 
County appointees, and one Tulsa Metropolitan 
Area Planning Commission (TMAPC) appointee. 
River Parks includes over 1,200 acres of land 

that is leased or owned by RPA. RPA and the City 
signed a new, 50‑year lease at the end of 2017 
for all City‑owned land that is operated as part 
of River Parks. River Parks’ defining feature is 
its extensive, multi‑use recreational trail system, 
complemented by parking lots, restrooms, 
furnished rest stops, playgrounds, and an 
extensive collection of outdoor sculptures. Other 
focal points of the park include Zink Dam and 
Lake, 41st Street Plaza, River West Festival Park, 
and the Turkey Mountain Urban Wilderness. 
Public operating dollars are supplemented by 
significant private funds in the form of grants, 
operating reimbursements, and transfers 
from the River Parks Foundation, the private 
fundraising arm of RPA. Since its inception, over 
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