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2011 ECONOMIC SUMMARY  
WITH FORECASTS FOR 2011-2015
The Tulsa MSA comprises seven counties: Creek, 

Okmulgee, Osage, Pawnee, Rogers, Tulsa and Wagoner, 

whose aggregate population is estimated to be 946,223 

or 25.0 percent of the population of the state of 

Oklahoma. The gross product or value of all goods and 

services produced in the seven-county MSA is estimated 

to be $41.9 billion (constant dollars in 201 1) 30.9 percent 

of the Oklahoma economy.

Tulsa’s major industries are aerospace, including 

aerospace manufacturing and aviation; health 

care; energy; machinery and electrical equipment 

manufacturing and transportation; distribution and 

logistics. Several clusters, or groups of companies 

within industries that buy or sell to each other in 

the manufacture of goods for export from the area, 

have disproportionately large concentrations of 

employment relative to the U.S. concentrations 

and are positioned to grow within the Tulsa MSA: 

Aerospace parts manufacturing is 129 percent more 

concentrated in the Tulsa MSA than in the U.S.; oil and 

gas production and machinery manufacturing, eight 

times more concentrated; and pump and compressor 

manufacturing, 15.8 times more concentrated. 

Tulsa’s concentration of fabricated metal product 

manufacturing is three times the U.S. concentration, but 

its heat-exchanger manufacturing sub-cluster is 43.3 

times more concentrated than at the U.S. level. General 

qualities that attract new companies to grow these 

clusters and others to Tulsa are a sound infrastructure, 

a cost of doing business that is 15 percent below the 

U.S. average and a cost of living that is 10 percent 

below the U.S. average. The strong concentrations of 

employment in these Tulsa-area clusters indicate that 

likely the Tulsa-area clusters are important to their 

respective industries nationwide and that they certainly 

are important locally.

Tulsa’s infrastructure for business includes the Port 

of Catoosa, an inland port that makes bulk shipping 

to and from coastal ports accessible and economical, 

and two central networks for broadband interconnect. 

Manpower recently ranked the city with the fifth best 

employment outlook in the nation for first quarter 2012. 

In 2012, the Brookings Institute named Tulsa one of the 

top 100 metros amoung the leading world economies.

Tulsa’s economic growth in 2008 and 2009 

slowed along with the U.S. economy based on growth 

in employment and gross product, and Tulsa, like the 

rest of the nation, contracted in 2009, losing 28,000 

jobs. Persistently high oil prices and firming natural 

gas prices allowed the Tulsa economy to come out of 

recession with the rest of the country. Because the Tulsa 

economy never contracted as much as the U.S. economy 

as a whole,  Tulsa was positioned in 2011 to grow faster 

than the U.S. in both employment and the production of 

goods and services. With its cost of doing business at 15 

percent under the U.S. average due to low rent, energy 

costs and taxes, Tulsa continued in 2011 to be a prime 

location for industry prospects looking to relocate or 

expand at a steady pace. In 2012, Tulsa’s gross product 

of goods and services should grow 3.3 percent to $43.3 

billion. Employment should grow by 2.1 percent as global 

growth occurs and Tulsa businesses continue to add 

permanent jobs as they did throughout 2011.
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Gross Product
Tulsa MSA gross product, the value of all goods and services produced in Tulsa, is estimated to be $41.9 billion (adjusted for 

inflation) in 2011, up 3.1 percent from 2010. From business-cycle trough to trough (2003 to 2009), Tulsa’s gross product grew 

one percent: half the rate of Oklahoma, but twice the rate of the nation. Tulsa’s disproportionately high concentration of 

manufacturing kept growth relative to the state down with recessions that hit manufacturing appreciably hard, but steady 

growth in manufacturing shipments and sales began in the last half of 2010 persisted throughout 2011. 

gross product 
projections
In 2012, growth in Tulsa’s gross product 

will be 3.3 percent, surpassing projected 

growth of 3.1 percent in Oklahoma 

and 2.7 percent in the U.S. Tulsa gross 

product will grow at an average annual 

growth rate of 3.8 percent for years 2012 

through 2016 as consumer and business 

confidence builds and new jobs are 

created. Caveats for strong growth are 

the sovereign debt issues in Europe and 

election-year uncertainty in the U.S.

Gross Product Growth Rates 2006-2011*,  
forecast 2012

gross metro product

projections

Tulsa MSA
Annual Avg 

Growth OK
Annual Avg 

Growth U.S.
Annual Avg 

Growth

2011* 41,900,770,000 3.1% 137,855,100,000 4.7% 13,318,215,000,000 1.8%

2012 43,272,370,000 3.3% 142,185,600,000 3.1% 13,537,245,000,000 1.6%

2012-2016 3.8% 3.4% 2.7%

*2011 is estimated.

Year Tulsa MSA growth rate OK growth rate U.S. growth rate

2003 $35,519,000,000 -1.8% $114,895,000,000 0.5% $11,836,425,000,000 2.5%

2004 $36,673,000,000 3.2% $118,236,000,000 2.9% $12,246,925,000,000 3.5%

2005 $37,567,000,000 2.4% $118,272,000,000 0.0% $12,622,950,000,000 3.1%

2006 $39,773,000,000 5.9% $124,637,000,000 5.4% $12,958,475,000,000 2.7%

2007 $40,692,000,000 2.3% $128,189,000,000 2.8% $13,206,375,000,000 1.9%

2008 $42,054,000,000 3.3% $131,943,000,000 2.9% $13,161,925,000,000 -0.3%

2009 $40,883,000,000 -2.8% $130,614,000,000 -1.0% $12,703,125,000,000 -3.5%

2010 $40,650,000,000 -0.6% $131,666,000,000 0.8% $13,087,975,000,000 3.0%

2011* $41,900,770,000 3.1% $137,855,100,000 4.7% $13,318,215,000,000 1.8%

*2011 is estimated.
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WAGE AND SALARY EMPLOYMENT
Wage and salary employment in the seven-county Tulsa MSA grew by 1.8 percent in 2011, to 412.8 thousand, at the heels of 

the state’s growth of 2.0 percent. Tulsa and Oklahoma have not lagged the rest of the country on the way up in the business 

cycle, but have matched growth across the country greatly due to petroleum energy prices that remained firm throughout the 

economic recovery. Employment began noticeable growth in the last part of 2010 which has become stronger at the end of 

2011 as perceived business risks have abated.

WAGE AND SALARY PROJECTIONS
Employment in the Tulsa MSA was up by more than 

7,200 jobs in 2011, up 1.8 percent from 2010. Oklahoma 

employment grew slightly faster, at 2.0 percent; the nation’s 

employment grew half as fast as Tulsa and the state, at 1.0 

percent. In the five years 2012-2016, Tulsa-area employment 

is expected to grow at an average annual rate of 2.7 percent, 

with new jobs following capital spending by area industries, 

including construction, manufacturing, business and 

professional services and education and health services. 

Over the five-year forecast period, Tulsa employment growth 

will surpass the state and the nation, which  will grow 2.0 

percent and 1.6 percent, respectively. 

Wage & salary Employment Average  
Annual Growth Projections, 2012-2016

Total Wage & Salary Employment

projections

Tulsa MSA
Annual Avg 

Growth OK
Annual Avg 

Growth U.S.
Annual Avg 

Growth

2011* 412,845 1.8% 1,556,736 2.0% 131,070,392 1.0%

2012 421,325 2.1% 1,584,499 1.8% 132,204,750 0.9%

2012-2016 2.7% 2.0% 1.6%

*2011 is estimated. 
source: Bureau of Economic Analysis, OSU Center for Applied Economic Research, Tulsa Metro Chamber.

Year TMSA Change OK Change U.S. Change

2003 390,919 -2.9% 1,445,336 -1.9% 129,996,000 -0.3%

2004 393,057 0.5% 1,461,436 1.1% 131,419,167 1.1%

2005 406,370 3.4% 1,499,438 2.6% 133,694,083 1.7%

2006 419,209 3.2% 1,540,014 2.7% 136,091,500 1.8%

2007 427,532 2.0% 1,568,548 1.9% 137,587,250 1.1%

2008 433,112 1.3% 1,592,745 1.5% 136,778,083 -0.6%

2009 413,010 -4.6% 1,542,072 -3.2% 130,788,833 -4.4%

2010 405,611 -1.8% 1,526,197 -1.0% 129,822,167 -0.7%

2011* 412,845 1.8% 1,556,736 2.0% 131,070,392 1.0%
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INDUSTRY MIX EMPLOYMENT
In the five-year period ended with 2011, Tulsa-area mining and leisure & hospitality were the only two industries to show positive 

annual average growth. Mining employment grew at 3.1 percent; leisure & hospitality, 0.4%. Tulsa’s target sectors of mining, 

manufacturing, transportation, business & professional services and education & health services aggregately lost 6,800 jobs 

primarily due to large job losses in 2009 and 2010. Tulsa grew strongly and made up that loss in one year, gaining more than 

7,200 jobs across all sectors in 2011. 

INDUSTRY MIX EMPLOYMENT PROJECTIONS
Through 2016, the target sectors of mining, manufacturing, transportation, business & professional services and education & 

health services are expected to add 42,600 jobs, growing at an average annual rate of 4.1 percent. These new target-sector 

jobs will account for 72 percent of 58,800 jobs to be added across all sectors of the Tulsa-area economy through 2016.

Job Growth by Industry, Tulsa MSA 201w through 2016

Tulsa MSA Growth in Employment by Industry, 2005-2010
Forecasted Growth 2011-2015

source: Tulsa Metro Chamber, Oklahoma State University, Moody's Economy.com

2006 2011*
annual growth  

2007-2011 2016
annual growth 

2012-2016

construction 21.56 21.16 -0.4% 28.59 6.2%

mining 6.11 7.11 3.1% 7.42 0.9%

manufacturing 49.40 47.90 -0.6% 62.82 5.6%

wholesale 17.63 15.26 -2.8% 16.90 2.1%

retail 44.55 44.41 -0.1% 47.18 1.2%

transportation, warehousing 18.20 17.07 -1.3% 18.57 1.7%

    air transportation 7.51 7.16 -0.8% 6.93 -0.7%

information 10.07 8.13 -4.2% 7.93 -0.5%

financial activities 25.43 22.77 -2.2% 21.97 -0.7%

business & professional svc 61.22 56.73 -1.5% 72.89 5.1%

education & health svc 61.84 61.15 -0.2% 70.83 3.0%

leisure & hospitality 36.42 37.07 0.4% 38.71 0.9%

government 52.48 53.74 0.5% 57.46 1.3%

*2011 values estimated. 

government
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education & health svc
business & professional svc

finance & insurance
information

air transportation
transportation, warehousing

retail
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mining

construction
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UNEMPLOYMENT
The economic recovery will continue throughout the forecast period, but will not be accompanied early on by a declining 

unemployment rate. In recovery, the labor force rises as new prospective workers and former workers return to the job market. 

These persons are temporarily added to the rolls of the unemployed and the unemployment rate increases. Jobs are created 

and filled and more persons come into the labor force looking for work. This behavior will occur in Tulsa, the state and the 

nation through 2014, when the growth in the labor force will begin to slow. Labor supply will catch up with job creation and 

unemployment rates below four percent will exist for Tulsa and Oklahoma. At the national level, the unemployment rate will  

drop below 7 percent.

UNEMPLOYMENT PROJECTIONs
The Tulsa MSA unemployment rate should average 6.5 percent in 2012, unchanged from 2011, and begin declining significantly in 

2014 as the recovery matures and growth in the labor force slows. Growth in the labor force participation rate, a measure of the 

labor force as a percent of population, will slow throughout the 2012-2016 forecast period.

Unemployment Rate with estimate for 2011,  
forecasts for 2012, 2016

Unemployment Rate

Year Tulsa MSA OK U.S.

2002 5.0% 4.8% 5.8%

2003 6.1% 5.6% 6.0%

2004 5.1% 5.0% 5.5%

2005 4.4% 4.5% 5.1%

2006 4.0% 4.1% 4.6%

2007 3.9% 4.1% 4.6%

2008 3.7% 3.7% 5.8%

2009 7.1% 6.6% 9.3%

2010 7.9% 7.1% 9.6%

2011* 6.5% 5.8% 9.1%

2012 6.5% 5.8% 9.2%

2013 6.2% 5.6% 9.0%

2014 5.3% 5.0% 8.2%

2015 4.4% 4.3% 7.4%

2016 3.8% 3.9% 6.9%

* 2011 estimated.					   
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source: Oklahoma Employment Security Commission, OSU Center for Applied Economic Research.
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LABOR FORCE
Labor force is defined as the sum of persons who are 18 years old or older who are working and those persons who are not 

currently working but who are actively seeking work. The Tulsa-area labor force declined by 1.9 percent in 2011 because 1) 

displaced workers took jobs elsewhere in a growing national economy, and 2) the expanding economy has exposed skills gaps, 

meaning that many persons seeking employment found themselves ill-equipped to perform the work required in the jobs to 

be filled and consequently left the labor force. As more types of jobs open in a growing economy, these persons will be able to 

enter the labor force and find work. In the long run, training and the workplace must work in tandem to retain workers.

LABOR FORCE PROJECTIONS
The Tulsa-area labor force in 2012 will decline slightly (-0.3 percent) 

from 2011 as previously unemployed workers who are still looking 

(and in the labor force) both absorb jobs in an expanding economy 

and leave the labor force due to mismatched skills. The prospects for 

new job creation from 2012 to 2016 are good as companies make new 

capital investment as reflected in the forecast for 6.2-percent annual 

growth in construction employment through 2016. The labor force 

should grow at an average annual rate of 0.55 percent in years 2012 

through 2016. Over the same period, population should grow more 

rapidly than the labor force, as reflected in a decline in the labor-force 

participation rate from 46.0 percent in 2012 to 43.7 percent in 2016.

Labor Force Average Annual  
Growth Projections, 2012-2016

labor force

projections

Tulsa MSA
Annual Avg 

Growth OK
Annual Avg 

Growth U.S.
Annual Avg 

Growth

2011* 430,135 -1.9% 1,734,574 -1.1% 153,893,000 -0.1%

2012 428,706 -0.3% 1,740,111 0.3% 153,591,800 -0.2%

2012-2016 0.55% 0.47% 0.94%

* 2011 values estimated..					   
source: Oklahoma Employment Security Commission,  OSU Center for Applied Economic Research.

Year Tulsa MSA growth rate OK growth rate U.S. growth rate

2001 443,371 0.7% 1,676,228 0.9% 143,734,000 0.8%

2002 445,822 0.6% 1,683,095 0.4% 145,125,350 1.0%

2003 442,728 -0.7% 1,693,945 0.6% 146,499,500 0.9%

2004 438,047 -1.1% 1,689,601 -0.3% 147,379,583 0.6%

2005 443,336 1.2% 1,705,391 0.9% 149,289,167 1.3%

2006 444,648 0.3% 1,721,112 0.9% 151,408,833 1.4%

2007 441,227 -0.8% 1,736,459 0.9% 153,125,500 1.1%

2008 439,926 -0.3% 1,738,880 0.1% 154,330,667 0.8%

2009 438,646 -0.3% 1,752,790 0.8% 154,205,750 -0.1%

2010 438,490 -0.0% 1,754,739 0.1% 153,893,000 -0.2%

2011* 430,135 -1.9% 1,734,574 -1.1% 153,591,800 -0.2%

source: Oklahoma Employment Security  
Commission, OSU Center for Applied  
Economic Research.
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POPULATION
The Tulsa MSA population grew 1.6  percent in 2011 to 946,223, up from 940,027 in 2010. Based on data collected in surveys by 

the Bureau of the Census and estimates by Economy.com, Tulsa experienced a net in-migration into the Tulsa MSA in 2010 of  

4,923 persons, of which 25 percent were foreign immigrants.

POPULATION GROWTH 
PROJECTIONs
For the forecast years of 2012-2016, the Tulsa 

MSA population should grow at an average 

annual rate of 1.3 percent, surpassing the 

Oklahoma forecasted rate of 0.9 percent. The 

U.S. population growth rate is forecasted to 

average 1.0 percent annually for years 2011-2016.

 Population Average  
Annual Growth, 2012-2016 

projections

Tulsa MSA
Annual Avg 

Growth OK
Annual Avg 

Growth U.S.
Annual Avg 

Growth

2011* 946,223 1.6% 3,791,508 3,791,508 313,838,293 1.0%

2012 956,454 1.4% 3,826,761 3,826,761 316,875,404 1.0%

2012-2016 1.3% 1.0% 1.0%

source: Bureau of the Census, OSU Center for Applied Economic Research.

Population Growth

Year Tulsa MSA Change OK Change U.S. Change

1999 854,631 1.4% 3,437,147 0.9% 279,731,222 1.1%

2000 861,369 0.8% 3,454,365 0.5% 282,789,582 1.1%

2001 867,602 0.7% 3,467,100 0.4% 285,693,979 1.0%

2002 874,844 0.8% 3,489,080 0.6% 288,472,298 1.0%

2003 877,577 0.3% 3,504,892 0.5% 291,177,555 0.9%

2004 878,004 0.0% 3,525,233 0.6% 293,846,386 0.9%

2005 882,861 0.6% 3,548,597 0.7% 296,573,851 0.9%

2006 894,011 1.3% 3,594,090 1.3% 299,421,725 1.0%

2007 906,441 1.4% 3,634,349 1.1% 302,392,832 1.0%

2008 916,525 1.1% 3,668,976 1.0% 305,169,130 0.9%

2009 929,824 1.5% 3,717,572 1.3% 307,842,079 0.9%

2010 940,027 1.1% 3,761,702 1.2% 310,834,306 1.0%

2011* 946,223 1.6% 3,791,508 0.8% 313,838,293 1.0%

0.0%

0.5%

1.0%

1.5%

U.S.OKTulsa MSA

source: Bureau of the Census, Oklahoma State University
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PER CAPITA INCOME
Real (inflation-adjusted) per capita income in the Tulsa MSA rose 5.1 percent in 2011, up from growth of 1.1 percent in 2010. The 

economy began strong growth in 2011 and hiring was evident in each quarter of the year. The need to increase labor and the 

ability to see lower-risk conditions effected new hiring and income growth followed.

PER CAPITA INCOME 
PROJECTIONs
Real per capita income in the Tulsa MSA is expected to 

grow at 4.3 percent in 2012 and at an average annual 

rate of 4.9 percent for the five-year period 2012 through 

2016. Income will grow with employment growth, and 

employment growth will be attributable to increased 

business spending that will occur as the world economy 

progresses in the current expansion. Long-term-capital 

and labor expansion among Tulsa industries will occur 

through 2016 steadily as energy prices remain firm and 

Tulsa industries show steady, demand-driven growth. 

Tulsa will lead the state in income growth in the next 

five years.

Per Capita Income Average Annual Growth 
Projections, 2012-2016 

projections
Tulsa 

 County
Annual Avg 

Growth
Tulsa  

MSA
Annual Avg 

Growth OK
Annual Avg 

Growth U.S.
Annual Avg 

Growth

2011* 47,687 5.1% 42,861 5.1% 37,355 5.5% 41,387 4.0%

2012 48,704 2.1% 44,716 4.3% 38,685 3.6% 42,270 2.1%

2012-2016 4.5% 4.9% 4.8% 3.4%

*2011-2016 values are forecasted					   
source: Bureau of Economic Analysis, OSU Center for Applied Economic Research, Tulsa Metro Chamber

Real Per Capita Income

Year Tulsa Co. Change Tulsa MSA Change OK Change U.S. Change

2003 33,880 0.7% 30,237 30,237 26,862 2.6% 32,208 2.5%

2004 36,973 9.1% 32,590 32,590 28,702 6.9% 33,818 5.0%

2005 39,577 7.0% 34,812 34,812 30,333 5.7% 35,357 4.6%

2006 43,864 10.8% 38,470 38,470 33,040 8.9% 37,633 6.4%

2007 44,281 1.0% 39,466 39,466 34,328 3.9% 39,393 4.7%

2008 47,472 7.2% 42,100 42,100 37,690 9.8% 40,830 3.6%

2009 44,912 -5.4% 40,367 40,367 34,004 -9.8% 38,754 -5.1%

2010 45,386 1.1% 40,793 40,793 35,396 4.1% 39,807 2.7%

2011* 47,687 5.1% 42,861 42,861 37,355 5.5% 41,387 4.0%

2.8%

3.4%

3.9%

4.5%

5.0%

U.S.OKTulsa MSATulsa Co.

source: Bureau of Economic Analysis, OSU Center for 
Applied Economic Research.
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AVERAGE WEEKLY EARNINGS  
IN MANUFACTURING
Average weekly earnings from manufacturing increased by 3.3 percent in 2011, a year in which Tulsa MSA manufacturing 

productivity peaked and more hiring occurred to meet growing demand for product. Earnings grew to retain productive 

workers who remained after significant layoffs 12 to 18 months earlier. 

AVERAGE WEEKLY EARNINGS IN 
MANUFACTURING FORECAST
Average weekly earnings in manufacturing in the Tulsa 

MSA are forecasted to grow at an average annual rate of 1.4 

percent in years 2021 through 2016. A growing, permanent 

manufacturing work force to meet growing product sales 

requirements in 2012 through 2016 will allow for a 39-to-

40-hour work week in 2012. Productivity growth will be 

tempered as the number of permanent manufacturing 

workers increases.

Average Weekly Earnings,  
Manufacturing Average Annual Growth 

Projections, 2012-2016

Average Weekly Earnings in Manufacturing

projections

Tulsa MSA
Annual Avg 

Growth OK
Annual Avg 

Growth U.S.
Annual Avg 

Growth

2011* 795.13 3.3% 613.21 1.4% 784.02 2.5%

2012 806.36 1.4% 618.38 0.8% 793.68 1.2%

2012-2016 1.4% 1.7% 1.5%

*2011 values estimated. 			 
source: Oklahoma Employment Security Commission, Tulsa Metro Chamber

Year Tulsa MSA growth rate OK growth rate U.S. growth rate

2002 610.74 -4.1% 553.11 2.8% 618.75 4.0%

2003 652.26 6.8% 555.31 0.4% 635.99 2.8%

2004 695.10 6.6% 576.72 3.9% 658.49 3.5%

2005 719.50 3.5% 573.66 -0.5% 673.30 2.2%

2006 698.48 -2.9% 589.32 2.7% 691.02 2.6%

2007 732.09 4.8% 579.49 -1.7% 711.56 3.0%

2008 726.25 -0.8% 608.76 5.1% 724.46 1.8%

2009 767.72 5.7% 597.78 -1.8% 726.12 0.2%

2010 769.41 0.2% 604.73 1.2% 765.08 5.4%

2011* 795.13 3.3% 613.21 1.4% 784.02 2.5%

1.3%

1.4%

1.5%

1.6%

1.7%

U.S.OKTulsa MSA

source: Oklahoma Employment Security Commission, 
Oklahoma State University, Tulsa Metro Chamber
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RETAIL SALES
Consistently high levels of income in Tulsa always bode well for Tulsa and cushion the fall in sharp recession. Retail 

employment levels remain steady relative to other economic sectors in downturns. A notable aberration is the 10.1-percent 

decline in retail sales in 2009 when Tulsa was fully in recession. Tulsa retail sales grew 6.2 percent in 2011. In 2011, the 

Oklahoma retail industry grew 3.4 percent; and Tulsa City, 6.3 percent. Tulsa City’s growth in 2011 matches the Tulsa metro 

area, perhaps reflecting new capital investment in retail and entertainment properties.

RETAIL SALES PROJECTIONs
Retail sales in 2012 in Tulsa City are expected to grow by 2.9 

percent from 2011; for the Tulsa MSA, by 4.0 percent. Business 

investment expenditures, hiring and personal income are expected 

to expand throughout the 2012-2016 forecast period and retail 

spending is expected to grow accordingly. Average annual growth 

through 2016 should be 4.8 percent for the Tulsa MSA and 4.0 

percent for the City of Tulsa; for the state and the nation, 5.0 

percent and 4.5 percent, respectively.

Retail Sales Average Annual 
Growth Projections 2012-2016

Retail Sales

Year Tulsa City Change TMSA Change Oklahoma Change U.S. Change

2003 $4,451,623,134 -2.0% $6,687,301,996 -0.2% $24,983,152,892 2.0% $3,617,964,000,000 4.3%

2004 $4,602,396,637 3.4% $7,044,411,676 5.3% $26,789,101,151 7.2% $3,841,464,000,000 6.2%

2005 $4,780,968,488 3.9% $7,373,408,804 4.7% $28,256,532,389 5.5% $4,091,337,000,000 6.5%

2006 $5,011,300,516 4.8% $7,859,946,443 6.6% $30,200,974,749 6.9% $4,310,458,000,000 5.4%

2007 $5,344,519,755 6.6% $8,508,176,388 8.2% $32,155,493,020 6.5% $4,454,439,000,000 3.3%

2008 $5,641,906,018 5.6% $9,036,006,352 6.2% $34,265,166,688 6.6% $4,401,327,000,000 -1.2%

2009 $5,022,151,042 -11.0% $8,121,675,236 -10.1% $31,221,263,901 -8.9% $4,093,193,000,000 -7.0%

2010 $5,165,640,445 2.9% $8,466,736,005 4.2% $32,769,062,457 5.4% $4,354,153,000,000 6.4%

2011* $5,493,593,307 6.3% $8,991,988,602 6.2% $32,769,062,457 3.4% $4,676,749,500,000 7.4%

1.5%

3.0%

4.5%

6.0%

0.0%
U.S.OKTulsa MSATulsa City

source: Center for Management and Economic Research, 
OSU Center for Applied Economic Research, Tulsa Metro 
Chamber.

projections

City of 
Tulsa

Tulsa City 
Annual Avg 

Growth
Tulsa  

MSA

Tulsa MSA 
Annual Avg 

Growth OK

Oklahoma 
Annual Avg 

Growth U.S. 

U.S.  
Annual Avg 

Growth

2011* 5,493,593,307 6.3% 8,991,988,602 6.2% 33,888,037,832 3.4% 4,676,749,500,000 7.4%

2012 5,651,906,232 2.9% 9,353,125,164 4.0% 35,167,431,909 3.8% 4,859,984,750,000 3.9%

2012-2016 4.0% 4.8% 5.0% 4.5%

*2011 values estimated.					   
source: Center for Management and Economic Research, OSU Center for Applied Economic Research, Tulsa Metro Chamber
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RESIDENTIAL REAL ESTATE
The residential real estate market in the Tulsa MSA in 2011 declined in total permits issued and value of permits by 12.7 percent 

and 4.3 percent, respectively, as home sales slowed and inventory accumulated in 2010. Inventories remain much higher than 

what is preferred for a balanced market, but the housing market adjusted in an orderly manner to the economic slowdown as 

prices remained relatively firm to the rest of the country. In Tulsa the year-end median price for a single-family home in 2011 

was 3.0 percent lower than in 2010; in the U.S., 4.7 percent lower.

Value of Single-family Residential 
Permits ($million) Tulsa MSA, 2010-2011 

and 2012-2016 Forecasts

New Single-family Residential Building Permits, Tulsa MSA

projections
Permits* Annual Avg Growth Value of Permits* Annual Avg Growth

2011* 1,957 -12.7% 371.7 -4.3%

2012 1,724 -11.9% 332.1 -10.7%

2012-2016 3.4% 5.4%

*2011 values are estimates.
source: Bureau of the Census, OSU Center for Applied Economic Research, Moody's Economy.com, Tulsa Metro Chamber

Year
no. residential 

 building permits* growth Value ($million) growth

2004 4,432 645.720

2005 5,058 14.1% 773.802 19.8%

2006 4,830 -4.5% 775.646 0.2%

2007 4,449 -7.9% 746.524 -3.8%

2008 2,868 -35.5% 493.340 -33.9%

2009 2,680 -6.6% 466.284 -5.5%

2010 2,241 -16.4% 388.403 -16.7%

2011* 1,957 -12.7% 371.750 -4.3%

0

100

200

300

400

500

2016201520142013201220112010

source: Bureau of the Census, OSU Center for Applied 
Economic Research, Tulsa Metro Chamber
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NON-RESIDENTIAL REAL ESTATE
The value of new non-residential contracts in the Tulsa MSA declined in 2011 by 6.2 percent, to $667.4 million. Activity is 

strong at the beginning of 2012 in the non-residential construction market. The decline in contracts awarded in 2011 reflects 

dampened activity relative to the flurry of new contracts that were awarded in 2010. A forecast for 6.2 percent annual growth 

in construction employment through 2016 indicates that investments are being put in place for future income and revenue 

growth that reflect investors’ expectation that the Tulsa economy will grow in both the near- and long-term.

NON-RESIDENTIAL REAL ESTATE PROJECTIONS
New non-residential construction is expected to grow 1.4 percent in 2012 and 6.2 percent over the five-year forecast 

period 2012-2016.

Non-residential Real Estate Construction  
Contracts Awarded, Tulsa MSA

projections
Non-residential Permit Value ($million) Annual Avg Growth

2011 667.4 -6.2%

2012 676.6 1.4%

2012-2016 6.2%

source: McGraw-Hill, OSU Center for Applied Economic Research, Tulsa Metro Chamber

Year
Non-residential Contract 

Value ($million) Change

2003 442.6 -6.4%

2004 444.3 0.4%

2005 658.0 48.1%

2006 747.1 13.5%

2007 677.7 -9.3%

2008 756.1 11.6%

2009 625.5 -17.3%

2010 711.5 13.7%

2011 667.4 -6.2%




