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Detailed Staff Recommendation 
The applicant is proposing to rezone the subject properties from RMH, CS, AG, and RM-1 to MPD-9 to permit a 
mixed-use development.   
 
The subject property is a 30-acre site located on the east side of Riverside Parkway, east of the River Spirit Casino.  The 
proposed master planned development would accommodate a range of new uses and establish site development 
standards for buildings, landscaping, parking, signage, and outdoor lighting.   
 
The property is located within the “Arkansas River Corridor” and “Regional Center” land use designations.  Both 
designations anticipate a range of uses and encourage mixed-use development that is well-connected, walkable, and 
designed for pedestrian activity.  Development standards outlined below would be consistent with the land use 
designation at this location.   
 
Access to the proposed project would be derived from both South Lewis Avenue and Riverside Parkway and will 
provide a high level of connectivity throughout the project for both vehicle traffic and pedestrian activity.  The location 
between two primary traffic corridors and the site adjacency to the existing entertainment area to the west makes this 
a suitable location for higher density mixed-use development as proposed in the MPD.  
 
If approved, the applicant projects the outcome of the development to yield 800 new multifamily residential units and 
200,000 square feet of new commercial area.   
 
The site is located within the River Design Overlay, but due to the full development exceeding 20 acres, approval of an 
MPD will exempt the site from the overlay regulations.  The applicant has included development standards to ensure 
the MPD is consistent with the intent of the regulations in the River Design Overlay as required by the Tulsa Zoning 
Code.  
 
With consideration given to the factors listed herein, staff recommends approval of the application subject to the 
development standards outlined below. 
 
MPD-9 Development Standards 
PERMITTED USES: The following principal uses and those uses customarily accessory to the principal uses shall be 
permitted within MPD-9. 
 
Household Living: 
 Single household 
  Townhouse 
  Mixed-use building 
  Vertical mixed-use building 
 Two households on a single lot 
  Duplex 
  Mixed-use building 
  Vertical mixed-use building 
 Three or more households on a single lot 
  Multi-unit house 
  Apartment/Condo 
  Mixed-use building 
  Vertical mixed-use building 
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Public, Civic and Institutional Use Category: 
Day Care 
Governmental Service or Similar Functions 
Hospital 
Library or Cultural Exhibit 
Natural Resource Preservation 
Parks and Recreation 
Postal Services 
Safety Service 
School 
Utility and Public Services Facility, Minor 
Wireless Communication Facility 
Building or Tower-mounted Antenna  

 
Commercial Use Category: 

Animal Service 
Assembly and Entertainment (excluding Indoor and Outdoor Gun Clubs) 
Commercial Service  
Farmers Market 
Financial Services 
Lodging 
Office (excluding Plasma Center) 
Restaurant and Bars 
Retail Sales (excluding Medical Marijuana Dispensary) 
Studio, Artist or Instructional Service 

  
Agricultural Use Category: 
 Community Garden 
 
MAXIMUM BUILDING FLOOR AREA RATIO:    1.0 
 
MINIMUM BUILDING SETBACKS: 
 
From Riverside Parkway       10 Feet 
From South Lewis Avenue      10 Feet 
From internal streets and reserve areas     0 Feet 
From internal project and interior lot boundaries    0 Feet  
 
MAXIMUM BUILDING HEIGHT:      None 
 
BUILDING FACADES; GROUND FLOOR TRANSPARENCY: 
 
Building walls facing Riverside Parkway and South Lewis Avenue shall not contain uninterrupted, featureless wall 
surfaces exceeding 35 feet in either horizontal or vertical dimensions.  Articulation will be provided to create visual 
separation by incorporating, without limitation, different building materials, discernible shifts of wall color, 
transparency, openings, recesses, fenestration, or projections in facades.  Residential buildings are exempt from this 
requirement. 
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BUILDING COLORS, MATERIALS AND DESIGN: 
 
On residential buildings, vinyl siding and aluminum siding are prohibited.  Aluminum panels intended for commercial 
application are not included in this restriction. 
 
OFF-STREET PARKING AND LOADING AREAS; PARKING AREA DESIGN: 
 
Minimum parking requirements for each respective use shall be 50% of the minimum parking ratios established by 
Table 55-1 of the City of Tulsa Zoning Code.  Bicycle parking must be provided at a rate of at least 150% of the ratios 
established in Table 55-3 of the Tulsa Zoning Code. 
 
Except as set forth herein, parking lot landscaping shall comply with Section 65.050-D of the Tulsa Zoning Code. 
 
Riverside Parking Lot Landscape and Screening Requirements:   
Any surface parking lot which is located along the Project boundary adjacent to Riverside Parkway, and not separated 
by a building, shall be subject to the following minimum requirements: 
 
Perimeter Screening:  The perimeter of any surface parking lot facing Riverside Parkway shall be screened by one of 
the following methods: 
 

(a) A berm with a minimum height of 3 feet and a maximum slope of one vertical foot for every 4 horizontal 
feet.  The berm must be planted with coniferous and deciduous trees at a rate of at least one tree per 25 
linear feet of berm; or  

 
(b) A masonry wall with a minimum height of 2 feet and maximum height of 3 feet, with a minimum 5-foot 
landscaped buffer containing at least one tree per 25 linear feet located on the outside of the wall.   

 
Interior Parking Lot Landscaping: 
 

1. At least 50 square feet of interior parking lot landscape area must be provided for each parking space. 
2. Required interior parking lot landscape areas must include at least one (1) tree and two (2) shrubs per five 

(5) parking spaces, with complete ground cover if located within an island. 
3. All parking spaces must be within fifty feet (50’) of a tree. 

 
LANDSCAPING AND SCREENING:   
 
Each lot shall have a total landscaped area of at least 20% of the lot area. 
 
Riverside Parkway Landscaping Buffer Requirements: Along the boundary of the MPD facing Riverside Parkway, there 
shall be a minimum of one (1) canopy tree per every 25 linear feet and one (1) ornamental tree per every 50 linear feet 
(curb cuts not included).  Required canopy trees shall be at least ten (10) feet tall with a four (4) inch caliper at 
planting. 
 
South Lewis Avenue Landscaping Buffer Requirements: Along the boundary of the MPD facing South Lewis Avenue, 
there shall be a minimum of one (1) canopy tree per every 30 linear feet (curb cuts not included).  Required canopy 
trees shall be at least ten (10) feet tall with a three (3) inch caliper at planting. 
 
The aforementioned buffer areas shall be at least 7 feet in width. 
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Riverside Parkway right-of-way landscaping: 
 
Subject to the approval of a license agreement with the City of Tulsa, within the right-of-way abutting the Project 
boundary along Riverside, a ten foot (10’) wide pedestrian trail and landscaping shall be installed as follows: 

1. One (1) canopy tree per 2000 square feet of area 
2. Two (2) understory trees per every 3000 square feet of area 
3. Native grasses planted to cover 15% of the total square footage 

 
A Project Conceptual Landscape Plan is attached as Exhibit “E” and a Riverside Conceptual Landscape Plan showing 
the combined landscaping and screening along Riverside is attached hereto as Exhibit “F”. 
 
 
 
SIGNAGE: 
 
Project signage erected or installed within fifty feet (50’) of and visible from the perimeter boundary of the Property 
shall be limited to the following:  
 
FREESTANDING SIGNS 
 
Sign Type A – Primary Gateway Development Identification Signs  
 
Maximum Number of Signs: 4 (2 vertical components, 2 horizontal components) 
 
Location and Design: Located at the two key entry points to the Project from Riverside Parkway, these primary gateway 
development identification signs will flank both sides of the entry intersection to form a welcoming “gateway” feature.  
There will be a vertical monument component (for visibility from a distance), and a horizontal monument component 
that will be visually anchored to the surrounding landscape. 
 
Content: The key wording components will be only the development’s identity and logo mark. 
 
Dimensions and Area:  
 Vertical component: 
  Max. Height:   14 feet 
  Max. Display Surface Area: 56 square feet  
 Horizontal component: 
  Max. Height:   7 feet 
  Max. Display Surface Area: 130 square feet 
 
Materials: Masonry and/or stone base with complements of painted aluminum panels and/or wood; letters may be 
acrylic faces with painted aluminum returns. 
 
Lighting: Internal and/or external ground-mounted illumination 
 
 
Sign Type B – Secondary Gateway Development Identification Signs 
 
Maximum Number of Signs: 6  
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Location and Design: Located asymmetrically on only one side of an entry to the Project along Riverside Parkway and 
South Lewis Avenue, to mark secondary arrival points to the Project. 
 
Content: The key wording components will be only the development’s identity and logo mark 
 
Dimensions and Area:  
  Max. Height:   10 feet 
  Max. Display Surface Area: 50 square feet 
 
Materials: Masonry and/or stone base with complements of painted aluminum panels and/or wood; letters may be 
acrylic faces with painted aluminum returns. 
 
Lighting: Internal and/or external ground-mounted illumination 
 
Sign Type C – Tenant Identity Freestanding Sign  
 
Maximum Number of Signs: 1  
  
Location and Design: Located adjacent to one of the key entries into the Project from Riverside Parkway. 
 
Content: The key wording components will be the development’s identity and logo mark, and a maximum of eight (8) 
tenant logos; tenant logos will be in one consistent color with one accent color permitted per tenant. 
   
Dimensions and Area:  
  Max. Height:   35 feet 
  Max. Display Surface Area: 350 square feet 
 
Materials: Masonry and/or stone base with painted aluminum tenant panels and push-thru acrylic letters; development 
identity letters may be acrylic faces with painted aluminum returns. 
 
Lighting: Internal 
 
There shall be no sign budget for Project signage that is located within and oriented to the interior of the Project and 
not located within the 50-foot perimeter.  Interior signage shall be subject to the following minimum requirements: 
  
WALL SIGNS 
 
 Maximum Area: 3 SF/linear foot of building wall 
 
 All wall signs shall be oriented to address the internal “high street”. 
 
DYNAMIC DISPLAYS, PROJECTING SIGNS, MARQUEE SIGNS, BLADE SIGNS 
 
Dynamic displays, projecting signs, marquee signs, and blade signs are permitted when oriented toward the internal 
“high street”.  Dynamic Display signs may not exceed a maximum display area of 50 square feet.  No dynamic display 
signs shall be permitted to address Riverside Parkway or South Lewis Avenue.   
 
OTHER SIGNS 
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Other signage throughout the Project, such as building identification signs, nameplates, pedestrian- and traffic-
directional signs, Project informational signs, and window signs shall be subject to the sign exemption provisions of 
Section 60.030 of the Tulsa Zoning Code. 
 
LIGHTING: 
 
All light standards, including building mounted, shall be hooded and directed downward and away from the 
boundaries of the Project.  Shielding of outdoor lighting shall be designed so as to prevent the light producing 
element or reflector of the light fixture from being visible to a person standing at ground level at the Project 
boundary.  Flood lights are prohibited.  Building-mounted neon lighting is only allowed when recessed or contained in 
a cap or architectural reveal. 
 
TRASH AND MECHANICAL AREAS: 
 
All trash areas shall be screened from public view in such a manner that the areas cannot be seen by persons standing 
at ground level. 
 
Dumpsters shall be screened by an opaque screening fence or wall of similar materials to the building with a minimum 
height of six feet (6’).  The doors shall be covered with an appropriate covering containing a minimum of 90% opacity 
of the gate frame. 
 
Ground-mounted mechanical equipment shall be screened from view of a public street by walls, fences, or vegetation.  
Screening must be at least as tall as the tallest part of the equipment required to be screened. 
 
Roof-mounted mechanical equipment shall be screened in one of the following ways: 
 

1. A parapet along the building facades that is at least as tall as the tallest part of the equipment; 
 
2. A screening fence or wall around the equipment that is at least as tall as the tallest part of the equipment; 

or 
 
3. An equipment setback from roof edges by at least three feet (3’) for each one foot of equipment height. 

 
NO OUTSIDE STORAGE: 
 
There shall be no outside storage of recycling material, trash or similar materials outside of a screened receptacle.  
Truck trailers and shipping containers shall not be used for storage.  This section shall not apply to construction 
activities. 
 
ACCESS AND CIRCULATION: 
PROJECT INGRESS/EGRESS: 
 
Primary points of access shall be located on Riverside Parkway and South Lewis Avenue.   
 
INTERIOR ACCESS DRIVES: 
 
The internal “high street” and connecting internal access drives shall be established through mutual access easements 
and shall connect to the ingress/egress points of the overall Project.  Interior access drives will be private and 
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designed and constructed in accordance with the design requirements of the International Fire Code (IFC) for fire 
apparatus access. 
 
A Conceptual Access and Circulation Plan is attached hereto as Exhibit “G”. 
TRAIL AND SIDEWALK CONNECTIVITY: 
 
An internal trail and sidewalk system will be incorporated along the “high street” to provide internal connectivity 
throughout the Project.  Public sidewalks will be installed along Riverside Parkway and South Lewis Avenue.  Trail 
connection points will be provided to connect with the River Trails system.  A traffic signal will be installed on 
Riverside Parkway, subject to the approval of the City of Tulsa. 
 
A Conceptual Trails and Connectivity Plan is attached hereto as Exhibit “H”. 
 
ISSUANCE OF BUILDING PERMITS: 
 
No building permit may be issued and no building or development may occur until covenants necessary to reasonably 
ensure continued compliance with the approved development plan are recorded in the Tulsa County Clerk’s office.  
Such covenants may be established in a subdivision plat or by separate instrument.  The City of Tulsa must be made a 
beneficiary of the covenants pertaining to such matters as location of uses, height of structure, setbacks, screening, 
and access.  Such covenants must provide that the City of Tulsa may enforce compliance of the covenants, and further 
provide that amendment of the covenants requires approval by the Tulsa Metropolitan Area Planning Commission 
(TMAPC) and the filing of record of a written amendment to covenants, endorsed by the TMAPC. 
 
Further, no building permit may be issued for any building within the Project until a Zoning Clearance Permit for the 
lot has been submitted to the Development Administrator for the City of Tulsa and approved as being in compliance 
with the approved MPD Development Standards. 
 
EFFECTIVE DATE: 
 
This MPD-9 shall be subject to the Master Planned Development provisions of the City of Tulsa Zoning Code as such 
provisions exist on the date this MPD-9 is adopted by the Tulsa City Council.  All references herein to provisions of the 
Tulsa Zoning Code shall be those provisions as they exist on the date of adoption of MPD-9, or as MPD-9 may be 
subsequently amended. 
 
 
Comprehensive Plan Considerations 
Land Use Plan 
The subject property is designated as part of the Arkansas River Corridor and a Regional Center. Arkansas River 
Corridor comprises a mix of uses – residential, commercial, recreation, and entertainment – that are well connected 
and primarily designed for the pedestrian. 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 adjacent thriving neighborhoods by providing appropriate transitions and connections 
to the Arkansas River.  
 
Regional Centers are defined by existing regional trip generators, in contrast to Local Centers. These centers should 
be the most connected land use pockets outside of downtown for public transit access and high‑capacity arterial 
streets. New regional trip generators should be permitted in the area with special consideration given to 
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transportation access and circulation. Regional trip generators include universities, malls, large medical campuses, 
casinos, big‑box shopping centers, and very large churches. 
 
 

Surrounding Properties: 
Location Existing Zoning/Overlay Existing Land Use Designation Existing Use 
North AG & RM-1 Arkansas River Corridor & 

Regional Center 
Vacant 

East CS Regional Center Commercial 
South CS & AG-R Arkansas River Corridor & Parks 

and Open Space 
Commercial 

West AG-R N/A Riverside Pkwy 
 
Small Area Plans  
The subject property is not located within any adopted small area plans. 

Development Era 
The subject property is in an area developed during the Late Automobile Era (1950s-present), which has grown since 
the mainstreaming of automobile-centric lifestyles, with a high degree of separation between residential and 
nonresidential uses, and low levels of street connectivity. In these areas, transportation is nearly exclusively 
concentrated on the mile-by-mile arterial grid, and major streets are often both transportation corridors and 
destination corridors, which can lead to traffic congestion. Nonresidential uses are predominantly located at the 
intersections of major arterial streets. Priorities in these areas include commercial revitalization, placemaking, 
community gathering opportunities, conservation of natural areas, a high degree of privacy, one-stop shopping, and 
commuting routes. 

Transportation 
Major Street & Highway Plan: S Lewis Ave is designated as Secondary Arterial and Riverside Parkway is designated as 
a Parkway. 

Comprehensive Plan Street Designation: N/A 

Transit: Three stops of the MetroLink’s Lewis Route are available along S Lewis Ave and Riverside Pkwy to the East and 
West of subject properties. 

Existing Bike/Ped Facilities: The River Parks Trail is available across the street on the West side of Riverside Pkwy. There 
are no existing sidewalks along the East side of Riverside Pkwy or the West side of S Lewis Ave. 

Planned Bike/Ped Facilities: Sidewalks are planned along all streets in the City of Tulsa. 

 
Environmental Considerations 
Flood Area: The subject properties fall within a FEMA 100-year floodplain on their Eastern side. 

Tree Canopy Coverage: The subject properties have a canopy coverage of 19%. Preserving the limited existing canopy 
should be encouraged, as well as measures to increase the canopy through landscaping. Street-lining trees in 
particular should be encouraged to spread the benefit of the tree canopy to the pedestrian realm.  
 
Parks & Open Space: N/A 
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Zoning History 
Ordinance 11828, dated June 26, 1970, established zoning for the subject property. 
 
Exhibits 
Case map 
Aerial (small scale) 
Aerial (large scale) 
Tulsa Comprehensive Plan Land Use Map 
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I. DEVELOPMENT STATEMENT 
 
 The Master Planned Development (“MPD”) is a special Zoning District authorized by 
Chapter 25, Section 25.070 of the City of Tulsa Zoning Code (the “Code”), to accommodate 
development that would be difficult or impossible to carry out under otherwise applicable zoning 
regulations.  An MPD establishes the regulatory framework, including permitted uses, 
development standards and design guidelines, for a particular project (the “Development 
Standards”), while providing greater public benefits than could be achieved using conventional 
zoning regulations.   
 
 An MPD may include background information and narrative discussion, including purpose 
and intent statements that are intended to illustrate the overall character and vision for the project.  
Such statements, unless expressly part of the Development Standards, are not regulatory and are 
not requirements to be enforced by the City of Tulsa. 
 
 The Development Standards apply to all property within the MPD project boundaries.  The 
Development Standards supersede and replace all applicable City of Tulsa zoning regulations.  If 
there is a conflict between the Development Standards and the Code, the Development Standards 
shall apply.     
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II. DEVELOPMENT CONCEPT 
 
The proposed Riverline Master Planned Development is located on approximately 29 acres 

bounded on the east by South Lewis Avenue and on the west by Riverside Parkway, generally 
between East 87th Street and East 91st Street (the “Project”).  Immediately northwest of the Project 
and on the west side of Riverside Parkway are the River Spirit Casino and Arkansas River.   
 

Exhibit “A” is an Aerial Photograph showing the location of the Project. 
 
The purpose of this MPD is to create a regulatory framework for a comprehensive mixed-

use development along Riverside Parkway that is planned for approximately 800 multi-family 
units and over 200,000 square feet of high-quality commercial space.  Building locations, building 
design and overall layout will be refined as the Project develops, using arrangement, massing, and 
design elements that establish a quality, livable, pedestrian-friendly environment.  The 
Development Standards establish land use entitlements, flexibility, and design expectations to 
encourage and attract future uses and ensure compatibility within the Arkansas River Corridor. 

 
The MPD provides a framework for a well-planned, cohesive Project that offers a variety 

of housing types and sizes and commercial buildings, using mixed-use development patterns where 
residential, commercial, employment, and open spaces are located in close proximity to one 
another.  As shown on Exhibit “B”, Existing Zoning, the site is currently zoned RMH 
(Residential Manufactured Housing), AG (Agricultural), and CS (Commercial Shopping) and is 
located within the RDO-3 (River Design Overlay).  The purpose of this request is to rezone the 
Project area as a Master Planned Development to facilitate flexible zoning for this unique, large-
scale mixed-use development within the Arkansas Riverside Corridor, while accommodating the 
unique site which the Joe Creek Channel runs through and which has two arterial frontages.  
See Exhibit “C”, Proposed Zoning.   
 

The Project will have access to South Lewis Avenue and Riverside Parkway.  Within the 
Project boundary, drive-aisles, parking areas, and sidewalks will be designed to accommodate safe 
and efficient motorized and non-motorized travel.  Right-of-way will be dedicated, as necessary, 
to comply with the Tulsa City-County Major Street and Highway Plan.  As a contiguous area of 
more than 20 acres, the Project will be exempt from the regulations of the RDO-3 District.  
However, the Project design and Development Standards support the intent of RDO by 
establishing a lively, people-oriented destination in direct proximity to the River Parks.  When 
complete, the Project will revitalize this unused land and establish the area as a destination that 
will attract both residents and visitors to the south end of the Arkansas River Corridor. 

 
The Conceptual Site Plan for the Project is shown on Exhibit “D”.   
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III. MPD STATEMENT OF INTENT 

In accordance with Section 25.070-A of the Code, this MPD accommodates the 
development of Riverline, which would be impossible to carry out under otherwise applicable 
zoning regulations, while remaining consistent with the City’s adopted plans and providing greater 
public benefits than could be achieved with conventional zoning, by promoting the following: 
 
A variety in housing types and sizes to accommodate households of all ages, sizes, incomes 
and lifestyle choices.  
 

The Project proposes a variety of housing types, including mixed-use midrise apartment 
buildings, townhome-style walk-ups and garden-style walk-ups.  Each housing type offers 
studio, 1-, 2-, and 3- bedroom units ranging between 600 square feet and 1500 square feet.  At 
Project completion, if built as planned, nearly 800 new units will be added to Tulsa’s housing 
stock. 
 

Compact, mixed-use development patterns where residential, commercial, employment, 
civic, and open space areas are located in close proximity to one another.  
 

Riverline proposes a mixture of multifamily residential, office, commercial, retail and 
restaurant uses that engage both Riverside Parkway and South Lewis Avenue.  There will be a 
centralized “high street” connecting the entire length of the development, creating a pedestrian-
oriented environment with intermingled public spaces.  The retail continuity and restaurant 
activity create a “high street” feel across the Project’s various zones and spaces.  
 

A transportation network designed to accommodate safe and efficient motorized and non-
motorized travel; Direct, safe and convenient non-motorized travel routes within the 
boundaries of the development site, as well as connections to abutting properties.  
 

The Project will have numerous access points onto Riverside Parkway and South Lewis 
Avenue.  There will also be a private, shared drive running north and south and east and west 
through the Project to create a spine for auto activity.  This drive will facilitate the traffic that 
will then feed the individual lots.  The Project will also have an extensive pedestrian network 
throughout to ensure easily walkable pedestrian paths to and from all parts of Riverline.   
 
A new traffic signal on Riverside Parkway is proposed as part of this Project to provide safe 
turning movement.  The new signal will also provide a protected pedestrian path from the 
Project to the River Parks trail system and the River Spirit Casino. 
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Buildings and other improvements that, by their arrangement, massing, design, character 
and site design elements, establish a quality, livable environment.  
 

The heart of the Project is the vibrant, central high street, anchored at midpoint by an urban 
plaza.  Various sized buildings are planned to line this central street, creating an intimate and 
inviting “high street” experience.  Buildings will be oriented close to the curb of the main 
street, creating shaded walkways with overhead canopies.  Continuous street trees and 
landscaping offer comfortable places to linger.  The majority of the central street’s length, lined 
with primary building facades and patio space, ensures a continuous and engaging pedestrian 
experience.  The building massing features confident, simple forms enhanced by clean, modern 
detailing, with a material palette that offers a fresh interpretation of timeless elements - cut 
limestone, brick, stucco, metal panels, and warm wood accents. At the Project’s center lies a 
programmable open space, an adaptable area that can host markets, performances, outdoor 
dining, or community events, supported by various seating, shade elements, and pockets of 
greenery.   

 
Incorporation of open space amenities and natural resource features into the development 
design.  
 

Open space and park plazas will be designed with dynamic and intentional building forms and 
shade structures to provide experiential variety and environmental comfort for outdoor dining, 
farmer’s markets, live music and other community-oriented activities.  Extensive street tree 
planting and landscaping will line Riverside Parkway, extending the lushness of the Arkansas 
River across the Riverside Parkway thoroughfare. 

 
Sustainable development practices. 
 

The Project utilizes practical, common-sense sustainability by focusing on choices that reduce 
environmental impact, lower long-term operating costs, and improve community value.  
Thoughtful site planning retains natural features where feasible.  Efficient building orientation 
minimizes infrastructure needs, incorporating code or better building envelope and mechanical 
systems.  Preference is given to local and/or durable materials, native landscape, and smart 
waste management practices. 

 
Low-impact development (LID) and best management practices for managing stormwater. 
 

Smart Controls for irrigation, lighting, and HVAC will be incorporated into the Project to keep 
water usage and energy usage reasonable.  A maintenance plan (e.g., filter changes, seasonal 
irrigation adjustments, plant care) will be implemented that supports long-term sustainability.  
Native and climate-adapted landscaping palettes will be utilized to minimize water usage and 
maintenance.   
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Strategically located shade trees will be planted to reduce the heat island effect and improve 
pedestrian comfort.  Bike infrastructure and trail connectivity, as well as a shared parking 
strategy, will reduce total paved area and connect the development to the adjacent Riverside 
trail system, promoting alternate methods of mobility. 

 
Flexibility and creativity in responding to changing social, economic, and market conditions. 
 

Riverline will be constructed in multiple phases.  Phasing this large mixed-use development 
inherently allows the Project to adapt to changing social, economic, and market conditions 
over time.  By building in sequential stages, the developer can adjust the mix of uses, building 
types, and public amenities based on actual demand and observed community needs, rather 
than fixed assumptions made at the outset.  This MPD lays the framework and infrastructure 
that allows blocks, streets, and building programs to evolve while supporting innovative 
solutions as conditions may change and opportunities may arise.  This adaptability enables 
the Project to respond to shifts in economic cycles and evolving best practices in design.  The 
strategy is to ensure that each phase remains viable, context-appropriate, and aligned with 
long-term developer and community goals, resulting in a development that is market-
responsive, and capable of delivering lasting public value. 

 
Based on the foregoing: 
 

1. The MPD is consistent with the Comprehensive Plan designations of Arkansas 
River Corridor and Regional Center and the embodies the spirit of the River District Overlay.  The 
Project brings high quality development, enhancing the River Corridor as a lively, people-oriented 
destination and connecting nearly 35 acres of under-utilized land to both South Lewis Avenue and 
the River Parks Trail systems. 

 
2. The Project complies with the MPD district provisions of Section 25.070, as 

outlined above. 
 
3. The Project brings significant public benefits that could not be achieved with 

conventional zoning.  The cohesive design brings a main-street-style promoting pedestrian activity 
and a sense of community in an area that is currently characterized by the vehicle-centric Riverside 
Parkway. 

 
4. The MPD imposes carefully tailored development standards designed to protect and 

enhance surrounding properties, future residents, and the public.  
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IV. DEVELOPMENT STANDARDS 
 
LAND AREA: 
 
 Gross: 1,278,311.76 Square Feet  29.35 Acres 
 
PERMITTED USES:  The following principal uses and those uses customarily accessory to the 
principal uses shall be permitted within MPD-9. 
 

Household Living: 
 Single household 
 Two households on a single lot 
 Three or more households on a single lot 
 
Public, Civic and Institutional Use Category: 

Day Care 
Governmental Service or Similar Functions 
Hospital 
Library or Cultural Exhibit 
Natural Resource Preservation 
Parks and Recreation 
Postal Services 
Safety Service 
School 
Utility and Public Services Facility, Minor 
Wireless Communication Facility 

Building or Tower-mounted Antenna  
 
Commercial Use Category: 

Animal Service 
Assembly and Entertainment (excluding Indoor and Outdoor Gun Clubs) 
Commercial Service  
Farmers Market 
Financial Services 
Lodging 
Office (excluding Plasma Center) 
Parking, Non-Accessory 
Restaurant and Bars 
Retail Sales (excluding Medical Marijuana Dispensary) 
Studio, Artist or Instructional Service 

  
 Agricultural Use Category: 

 Community Garden 
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MAXIMUM BUILDING FLOOR AREA RATIO:    1.0 
 
MINIMUM BUILDING SETBACKS: 
 

From Riverside Parkway      10 Feet 
From South Lewis Avenue      10 Feet 
From internal streets and reserve areas    0 Feet 
From internal project and interior lot boundaries   0 Feet  

 
MAXIMUM BUILDING HEIGHT:       None 
 
BUILDING FACADES; GROUND FLOOR TRANSPARENCY: 
 

Building walls facing Riverside Parkway and South Lewis Avenue shall not contain 
uninterrupted, featureless wall surfaces exceeding 35 feet in either horizontal or vertical 
dimension.  Articulation will be provided to create visual separation by incorporating, 
without limitation, different building materials, discernible shifts of wall color, 
transparency, openings, recesses, fenestration, or projections in facades.  Residential 
buildings are exempt from this requirement. 
 

BUILDING COLORS, MATERIALS AND DESIGN: 
 

On residential buildings, vinyl siding and aluminum siding are prohibited.  Aluminum 
panels intended for commercial application are not included in this restriction. 

 
OFF-STREET PARKING AND LOADING AREAS; PARKING AREA DESIGN: 
 

Minimum parking requirements for each respective use shall be 50% of the minimum 
parking ratios established by Table 55-1 of the City of Tulsa Zoning Code.  Bicycle parking 
must be provided at a rate of at least 150% of the ratios established in Table 55-3 of the 
Tulsa Zoning Code. 

 
Except as set forth herein, parking lot landscaping shall comply with Section 65.050-D of 
the Tulsa Zoning Code. 
 
Riverside Parking Lot Landscape and Screening Requirements:  Any surface parking 
lot which is located along the Project boundary adjacent to Riverside Parkway, and not 
separated by a building, shall be subject to the following minimum requirements: 
 
Perimeter Screening:  The perimeter of any surface parking lot facing Riverside Parkway 
shall be screened by one of the following methods: 
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(a) A berm with a minimum height of 3 feet and a maximum slope of one vertical 
foot for every 4 horizontal feet.  The berm must be planted with coniferous and 
deciduous trees at a rate of at least one tree per 25 linear feet of berm; or  
 
(b) A masonry wall with a minimum height of 2 feet and maximum height of 3 feet, 
with a minimum 5-foot landscaped buffer containing at least one tree per 25 linear 
feet located on the outside of the wall.   

 
Interior Parking Lot Landscaping: 
 
1. At least 50 square feet of interior parking lot landscape area must be provided for each 

parking space. 
2. Required interior parking lot landscape areas must include at least one (1) tree and two 

(2) shrubs per five (5) parking spaces, with complete ground cover if located within an 
island. 

3. All parking spaces must be within fifty feet (50’) of a tree. 

LANDSCAPING AND SCREENING:   
 
 Each lot shall have a total landscaped area of at least 20% of the lot area. 
 

Riverside Parkway Landscaping Buffer Requirements:  Along the boundary of the MPD 
facing Riverside Parkway, there shall be a minimum of one (1) canopy tree per every 25 
linear feet and one (1) ornamental tree per every 50 linear feet (curb cuts not included).  
Required canopy trees shall be at least ten (10) feet tall with a four (4) inch caliper at 
planting. 
 
South Lewis Avenue Landscaping Buffer Requirements:  Along the boundary of the MPD 
facing South Lewis Avenue, there shall be a minimum of one (1) canopy tree per every 30 
linear feet (curb cuts not included).  Required canopy trees shall be at least ten (10) feet 
tall with a three (3) inch caliper at planting. 
 
The aforementioned buffer areas shall be at least 7 feet in width. 
 
Riverside Parkway right-of-way landscaping: 
 
Subject to the approval of a license agreement with the City of Tulsa, within the right-of-
way abutting the Project boundary along Riverside, a ten foot (10’) wide pedestrian trail 
and landscaping shall be installed as follows: 
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1. One (1) canopy tree per every 2000 square feet of area 
2. Two (2) understory trees per every 3000 square feet of area 
3. Native grasses planted to cover 15% of the total square footage 

A Project Conceptual Landscape Plan is attached as Exhibit “E” and a Riverside 
Conceptual Landscape Plan showing the combined landscaping and screening along 
Riverside is attached hereto as Exhibit “F”. 

 
SIGNAGE: 
 
Project signage erected or installed within fifty feet (50’) of and visible from the perimeter 
boundary of the Property shall be limited to the following:  
 

FREESTANDING SIGNS 
 
Sign Type A – Primary Gateway Development Identification Signs  
 
 Maximum Number of Signs: 4 (2 vertical components, 2 horizontal components) 
 

Location and Design: Located at the two key entry points to the Project from 
Riverside Parkway, these primary gateway development identification signs will 
flank both sides of the entry intersection to form a welcoming “gateway” feature.  
There will be a vertical monument component (for visibility from a distance), and 
a horizontal monument component that will be visually anchored to the surrounding 
landscape. 
 
Content: The key wording components will be only the development’s identity and 
logo mark. 

 
Dimensions and Area:  
 Vertical component: 
  Max. Height:   14 feet 
  Max. Display Surface Area: 56 square feet  
 Horizontal component: 
  Max. Height:   7 feet 
  Max. Display Surface Area: 130 square feet 
 
Materials: Masonry and/or stone base with complements of painted aluminum 
panels and/or wood; letters may be acrylic faces with painted aluminum returns. 
 

 Lighting: Internal and/or external ground-mounted illumination 
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Sign Type B – Secondary Gateway Development Identification Signs 
 
 Maximum Number of Signs: 6  
 

Location and Design: Located asymmetrically on only one side of an entry to the 
Project along Riverside Parkway and South Lewis Avenue, to mark secondary 
arrival points to the Project. 
 
Content: The key wording components will be only the development’s identity and 
logo mark 

 
 Dimensions and Area:  
  Max. Height:   10 feet 
  Max. Display Surface Area: 50 square feet 
 

Materials: Masonry and/or stone base with complements of painted aluminum 
panels and/or wood; letters may be acrylic faces with painted aluminum returns. 
 

 Lighting: Internal and/or external ground-mounted illumination 
 
Sign Type C – Tenant Identity Freestanding Sign  
 
 Maximum Number of Signs: 1  
  

Location and Design: Located adjacent to one of the key entries into the Project 
from Riverside Parkway. 
 
Content: The key wording components will be the development’s identity and logo 
mark, and a maximum of eight (8) tenant logos; tenant logos will be in one 
consistent color with one accent color permitted per tenant. 

   
  Dimensions and Area:  

  Max. Height:   35 feet 
  Max. Display Surface Area: 350 square feet 
 

Materials: Masonry and/or stone base with painted aluminum tenant panels and 
push-thru acrylic letters; development identity letters may be acrylic faces with 
painted aluminum returns. 
 

 Lighting: Internal 
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There shall be no sign budget for Project signage that is located within and oriented to the interior 
of the Project and not located within the 50-foot perimeter.  Interior signage shall be subject to the 
following minimum requirements: 

  
WALL SIGNS 
 
 Maximum Area: 3 SF/linear foot of building wall 

 
 All wall signs shall be oriented to address the internal “high street”. 
 
DYNAMIC DISPLAYS, PROJECTING SIGNS, MARQUEE SIGNS, BLADE SIGNS 
 

Dynamic displays, projecting signs, marquee signs, and blade signs are permitted 
when oriented toward the internal “high street”.  Dynamic Display signs may not 
exceed a maximum display area of 50 square feet.  No dynamic display signs shall 
be permitted to address Riverside Parkway or South Lewis Avenue.   

 
OTHER SIGNS 
 

Other signage throughout the Project, such as building identification signs, 
nameplates, pedestrian- and traffic-directional signs, Project informational signs, 
and window signs shall be subject to the sign exemption provisions of Section 
60.030 of the Tulsa Zoning Code. 

 
LIGHTING: 
 

All light standards, including building mounted, shall be hooded and directed downward 
and away from the boundaries of the Project.  Shielding of outdoor lighting shall be 
designed so as to prevent the light producing element or reflector of the light fixture from 
being visible to a person standing at ground level at the Project boundary.  Flood lights are 
prohibited.  Building-mounted neon lighting is only allowed when recessed or contained 
in a cap or architectural reveal. 

 
TRASH AND MECHANICAL AREAS: 
 

All trash areas shall be screened from public view in such a manner that the areas cannot 
be seen by persons standing at ground level. 

 
Dumpsters shall be screened by an opaque screening fence or wall of similar materials to 
the building with a minimum height of six feet (6’).  The doors shall be covered with an 
appropriate covering containing a minimum of 90% opacity of the gate frame. 
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Ground-mounted mechanical equipment shall be screened from view of a public street by 
walls, fences, or vegetation.  Screening must be at least as tall as the tallest part of the 
equipment required to be screened. 
 
Roof-mounted mechanical equipment shall be screened in one of the following ways: 
 

1. A parapet along the building facades that is at least as tall as the tallest part 
of the equipment; 
 

2. A screening fence or wall around the equipment that is at least as tall as the 
tallest part of the equipment; or 
 

3. An equipment setback from roof edges by at least three feet (3’) for each 
one foot of equipment height. 

NO OUTSIDE STORAGE: 
 

There shall be no outside storage of recycling material, trash or similar materials outside 
of a screened receptacle.  Truck trailers and shipping containers shall not be used for 
storage.  This section shall not apply to construction activities. 

 
V. ACCESS AND CIRCULATION: 

 
PROJECT INGRESS/EGRESS: 

 
Primary points of access shall be located on Riverside Parkway and South Lewis Avenue.   
 

INTERIOR ACCESS DRIVES: 
 
The internal “high street” and connecting internal access drives shall be established through 
mutual access easements and shall connect to the ingress/egress points of the overall 
Project.  Interior access drives will be private and designed and constructed in accordance 
with the design requirements of the International Fire Code (IFC) for fire apparatus access. 
 
A Conceptual Access and Circulation Plan is attached hereto as Exhibit “G”. 
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TRAIL AND SIDEWALK CONNECTIVITY: 
 
An internal trail and sidewalk system will be incorporated along the “high street” to provide 
internal connectivity throughout the Project.  Public sidewalks will be installed along 
Riverside Parkway and South Lewis Avenue.  Trail connection points will be provided to 
connect with the River Trails system.  A traffic signal will be installed on Riverside 
Parkway, subject to the approval of the City of Tulsa. 
 
A Conceptual Trails and Connectivity Plan is attached hereto as Exhibit “H”. 

 
ISSUANCE OF BUILDING PERMITS: 
 

No building permit may be issued and no building or development may occur until 
covenants necessary to reasonably ensure continued compliance with the approved 
development plan are recorded in the Tulsa County Clerk’s office.  Such covenants may 
be established in a subdivision plat or by separate instrument.  The City of Tulsa must be 
made a beneficiary of the covenants pertaining to such matters as location of uses, height 
of structure, setbacks, screening, and access.  Such covenants must provide that the City of 
Tulsa may enforce compliance of the covenants, and further provide that amendment of 
the covenants requires approval by the Tulsa Metropolitan Area Planning Commission 
(TMAPC) and the filing of record of a written amendment to covenants, endorsed by the 
TMAPC. 

 
Further, no building permit may be issued for any building within the Project until a Zoning 
Clearance Permit for the lot has been submitted to the Development Administrator for the 
City of Tulsa and approved as being in compliance with the approved MPD Development 
Standards. 

 
EFFECTIVE DATE: 
 

This MPD-9 shall be subject to the Master Planned Development provisions of the City of 
Tulsa Zoning Code as such provisions exist on the date this MPD-9 is adopted by the Tulsa 
City Council.  All references herein to provisions of the Tulsa Zoning Code shall be those 
provisions as they exist on the date of adoption of MPD-9, or as MPD-9 may be 
subsequently amended. 

 
SCHEDULE OF DEVELOPMENT: 

 
The development of the Project is planned to begin after approval of the planning and 
development and platting requirements. 
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VI. PROJECT LEGAL DESCRIPTION: 
 
A TRACT OF LAND THAT IS A PART OF GOVERNMENT LOT TWO (2) OF SECTION 
SEVENTEEN (17), TOWNSHIP EIGHTEEN (18) NORTH, RANGE THIRTEEN (13) EAST OF 
THE INDIAN BASE AND MERIDIAN, TULSA COUNTY, STATE OF OKLAHOMA, 
ACCORDING TO THE U.S. GOVERNMENT SURVEY THEREOF, MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE SOUTHWEST CORNER OF LOT ONE (1), SOUTHERN VILLA 
MOBILE PARK, FILED AS PLAT #2775; THENCE ALONG THE SOUTHERLY LINE OF 
SAID LOT ONE (1) OF BLOCK ONE (1), SOUTHERN VILLA MOBILE PARK, N88°36'43"E 
A DISTANCE OF 37.28 FEET TO A POINT; THENCE ALONG A CURVE TO THE LEFT 
FOR TRACT C-1 OF JOURNAL ENTRY OF JUDGEMENT FOR CASE NO. CJ-96-00710, 
RECORDED IN BOOK 6173, PAGE 469, AT THE OFFICE OF THE TULSA COUNTY 
CLERK, HAVING A RADIUS OF 2,764.79 FEET, AN ARC LENGTH OF 474.00 FEET, A 
CENTRAL ANGLE OF 09°49'22", A CHORD BEARING OF S40°47'23"E, AND A CHORD 
LENGTH OF 473.42 FEET; THENCE CONTINUING ALONG TRACT C-1, S45°42'07"E A 
DISTANCE OF 39.12 FEET; THENCE CONTINUING ALONG TRACT C-1, N88°19'29"E A 
DISTANCE OF 190.89 FEET; THENCE CONTINUING ALONG TRACT C-1, N01°33'01"W A 
DISTANCE OF 392.85 FEET TO A POINT THAT IS A DISTANCE OF 25.05 FEET FROM 
THE SOUTHEAST CORNER OF LOT ONE (1), SOUTHERN VILLA MOBILE PARK; 
THENCE N05°03'34"W A DISTANCE OF 98.72 FEET; THENCE N11°54'31"W A DISTANCE 
OF 24.70 FEET; THENCE ALONG THE SOUTHERLY LINE OF LOT ONE (1) OF BLOCK 
ONE, LEWIS CENTER WEST, FILED AS PLAT #4210, THENCE S88°32'35"W A DISTANCE 
OF 219.21 FEET; THENCE ALONG THE WESTERLY LINE OF LOT ONE (1) OF BLOCK 
ONE (1), LEWIS CENTER WEST; THENCE N15°46'16"W A DISTANCE OF 540.00 FEET; 
THENCE N24°02'23"W A DISTANCE OF 15.91 FEET TO THE SOUTHWEST CORNER OF 
LOT THREE (3) OF BLOCK TWO (2), SOUTHERN VILLA MOBILE PARK AMENDED, 
FILED AS PLAT #3530; THENCE ALONG THE WESTERLY LINE OF SAID LOT THREE 
(3) OF BLOCK TWO (2), THENCE N26°39'52”W A DISTANCE OF 140.71 FEET TO THE 
NORTHWEST CORNER OF SAID LOT THREE (3), BLOCK TWO (2); THENCE ALONG 
THE NORTHERLY LINE OF LOT THREE (3) OF BLOCK TWO (2), SOUTHERN VILLA 
MOBILE PARK AMENDED, THENCE N63°19'58"E A DISTANCE OF 200.00 FEET TO THE 
NORTHEAST CORNER OF LOT THREE (3) OF BLOCK TWO (2); THENCE ALONG THE 
EASTERLY LINE OF SOUTH VILLA MOBILE PARK AMENDED, N26°39'52"W A 
DISTANCE OF 1006.25 FEET TO THE NORTHEASTERLY CORNER OF LOT ONE (1) OF 
BLOCK ONE (1), SOUTHERN VILLA MOBILE PARK AMENDED; THENCE N88°41'55"E 
A DISTANCE OF 55.33 FEET; THENCE N26°39'52"W A DISTANCE OF 209.00 FEET; 
THENCE S88°41'55”W A DISTANCE OF 147.23 FEET; THENCE S01°19'37"E A DISTANCE 
OF 188.86 FEET; THENCE N64°38'53"W A DISTANCE OF 86.63 FEET; THENCE 
S88°41'55"W A DISTANCE OF 225.21 FEET TO NORTHWEST CORNER OF LOT ONE (1) 
OF BLOCK ONE (1), SOUTHERN VILLA MOBILE PARK; THENCE ALONG THE 
WESTERLY LINE OF LOT ONE (1) OF BLOCK ONE (1), SOUTHERN VILLA MOBILE 
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PARK, THENCE S00°57'09"E A DISTANCE OF 734.59 FEET; THENCE S32°54'09"E A 
DISTANCE OF 990.00 FEET; THENCE S22°56'15"E A DISTANCE OF 262.22 FEET TO THE 
POINT OF BEGINNING. 
 
AREA CONTAINS 28.736 ACRES, MORE OR LESS. 
 
AND 
 
PART OF LOT FOUR (4), BLOCK ONE (1), RIVERBEND ADDITION, AN ADDITION TO 
THE CITY OF TULSA, TULSA COUNTY, STATE OF OKLAHOMA, ACCORDING TO THE 
RECORDED PLAT THEREOF, MORE PARTICULARLY DESCRIBED AS FOLLOWS, TO-
WIT: 

COMMENCING (P.O.C.) AT THE NORTHWEST CORNER OF LOT ONE (1), BLOCK ONE 
(1), SOUTHERN VILLA MOBILE PARK; THENCE S00°57'09"E ALONG WEST LINE OF 
SAID LOT ONE (1) FOR A DISTANCE OF 162.34 FEET TO THE POINT OF BEGINNING 
(P.O.B.); THENCE CONTINUING S00°57'09"E ALONG SAID WEST LINE FOR A 
DISTANCE OF 359.29 FEET; THENCE N25°28'10"W FOR A DISTANCE OF 207.26 
FEET; THENCE N00°57'09"W AND PARALLEL TO SAID WEST LINE FOR A DISTANCE 
OF 259.48 FEET; THENCE S45°02'51"E FOR A DISTANCE OF 123.60 FEET TO THE 
POINT OF BEGINNING (P.O.B.).  

SAID TRACT CONTAINING 0.61 ACRES, MORE OR LESS. 
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