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Tulsa's Cool
Office Spaces



2019 saw big changes to the downtown Tulsa office 
landscape. Vast Bank is completing their new $34m, 
100,000 sq. ft. building across from ONEOK Field 
including roof top in the raw Vu (sushi), ground floor 
Osteria (Italian), and French Hen Bistro & Wine Bar. 
WPX Energy broke ground on their 11-story, 260,000 
sq. ft. building on the former Spaghetti Warehouse 
site. The development features a public plaza to the 
west and a public pathway through the middle of the 
campus connecting Guthrie Green in the Arts District 
and John Hope Franklin Reconciliation Park.   

These users and tenants are looking for new creative 
space that provides collaboration and dynamics 
to attract the new workforce of 2020. This article 
showcases some of the coolest and best designed office 
spaces delivered in Tulsa in the past two years. We dive 
into each space to find out how it came to be, what 
makes it special, and how it fulfills the needs of the 
company. We also report on the office market statistics 
including the largest deals and active requirements 
locally. For more information about us, check out our 
team tenant representation bio on page 20.



SThe design of the Signal Factory studio was created with the 
ultimate goal of designing a space that’s fun, interesting, and 
complementary to the type of work they do. As a group of artists 
and creative types, working and playing in an open, funky but 
functional space was critical. Clean lines, simple but modern 
materials, and functional layout were all important in the process. 
Signal Factory does many different types of work in the office, from 
design and animation to film shoots, so flexibility is important. The 
overall “impression factor” for clients and friends also played an 
important role. They don’t pretend to be too corporate or stuffy, but 
at the same time have to be professional, so the conference room 
is playful but facilitates video conferences around the world, as well 
as large client and team meetings on-site. 

The space was initially stripped to the bare bones, polishing 
the one-hundred-year-old concrete floors, exposing the 
concrete support beams, as well as opening the ceiling all the 
way to the concrete deck. This provided a wide-open palette 
to work with, and at the same time provided a cool open loft 
feel that you’d typically only find in much larger cities. Signal 
Factory does work nationwide, so having a space that can 
compete and be on par with studios in larger markets is a 
plus. Overall style is a mix of minimalist clean with touches of 
mid-century modern, and a touch of playful quirkiness. A large 
neon flying pig is featured prominently on one column, while 
chalk and dry erase walls, vintage cameras, funky chairs, and 
even a drawing robot grace other area of the space. 



Jackson Technical wanted to design a space that fostered the firm’s 
culture of collaboration and that also reflected their role in the IT 
industry.  The design, featuring a mix of glass and Kalwall paneling, 
mimics the different types of equipment typically found in data center 
server racking.  The use of exposed metal columns and glass give 
the structure a high-tech look, while brick accents allow the building 
to blend well with the neighboring buildings.  Outdoor space was 
also important, as each level is tiered to provide patio space on each 
floor.  The design has earned multiple awards from the AIA Eastern 

Oklahoma Chapter including the peer-reviewed Honor Citation 
Award and the People’s Choice Award.  

Jackson Technical provides clients with computer support, IT 
consulting services, network security & protection services, disaster 
recovery & backup, and data center & cloud hosting services.  
The building was designed by The McIntosh Group and built by 
Thompson Construction. 



8Located on the South edge of the Broken Arrow expressway 
in the Cherry Street district, sits an outstanding example 
of an adaptive reuse building.  Formerly the City of Tulsa 
Fire Station No. 8, this project at 1400 South Trenton is the 
creative work of architect James Boswell.

Built in 1925, the original 2,000 square foot red brick 
structure housed a fire truck and five-man crew. This was 
the last Tulsa fire station to stable horses. In 2010, James 
P. Boswell, AIA and his development partner, David Clark 
of Station 8, won a Tulsa Development Authority RFP and 
converted the building to office space.

The building has wonderful views of downtown 
Tulsa with a glass second floor, which is slightly 
set back from the existing masonry walls as it 
rises from the original one-story building. The 
reception area has polished concrete floors, 
exposed brick walls and a floating stair with 
old and new post-oak timber treads. Hanging 
above the staircase wall is a pristine ’72 BMW 
motorcycle.

Boswells architectural studio occupies most of 
the lower level which is a very open, interactive 
space with a wall of files and reference materials 
at the west end. Access to this space is through 
two massive surface-mounted steel sliding fire 
doors salvaged from a previous project. Further 
back on the first floor is an open conference room, a small 
break room and restrooms which are shared by the two 
tenants.

Station8, Clark’s branding/advertising agency occupies 
the upper level with dramatic downtown views through the 
aluminum and glass glazing systems.    This level has a 
large balcony.   

The original limestone building parapet plaque sites above 
the front door and still reads Fire Station No. 8.



HBancFirst Insurance Services, Inc. (BFINS) is an independent 
insurance agency with offices in 6 Oklahoma locations.  
They are a wholly owned subsidiary of BancFirst Corp. BFINS 
has been a presence in the Tulsa insurance market since 
2004.   BFINS outgrew its space and made the decision to 
relocate its Tulsa office to 220 East 8th Street. They liked the 
location being downtown but not the core which allowed for 
a private parking lot and room for growth.  

The decision to specifically relocate to the new location came 
from the desire to have an open floor plan with a modern feel 
but that also allowed for individual privacy to transact business.  
The renovated space is an innovative design that brings the old 
world into the modern age.    

The building was originally constructed in 1925 and served as 
the Chick Norton Buick Dealership. KMO renovated the building 
in 2005 for office use.  After the architectural and design phase 
was complete, the actual construction took four months.



CCCCLocated in the Blue Dome District at 111 South Elgin 
Avenue, the office for Industrial Developers of Oklahoma.    
This building is the cornerstone of the Santa Fe mixed use 
development site North of the new Indigo Hotel. In 1903, 
this site served the Blue Dome District for the Midland 
Valley Railroad. When Midland moved North, Santa Fe 
Railroad built this two-story building in 1915 serving as a 
freight depot. The developers preserved the history of this 
brick building by incorporating the train depot theme into 
the building. Their design was intended to make the space 
feel more like going home rather than traditional office 
space. The interior offices have glass walls, custom built-in 
cabinets, wood floors, large TV monitors, classic tile walls 
and fixtures. The second floor opens to the entry below 
with a glass balcony and outdoor patio with wonderful 
downtown views.   

KDQ Design & Oklahoma Commercial Construction



As a full-service innovation company, Gitwit helps a variety 
of global and national clients rapidly move digital products, 
content, and strategies from discovery to execution. In 2017, 
after 7 years of renting office spaces in the Arts District, 
Gitwit finally found a rare opportunity to purchase a more 
permanent home in a neighborhood they have deep roots 
in. With a unique business model that requires a capacity 
for “deep work,” Gitwit set out to design a space to suit their 
innovation-focused working style.

To foster a collaborative working environment but still provide 
private focus areas, Gitwit bucked the open office trend 
and opted for a spirited layout that is grouped into three 
neighborhoods where everyone has a door. Each employee 
is welcome to customize their own space to their taste with 
plants, furniture, and lighting. Outside of personalized offices, 
there are meeting rooms with floor-to-ceiling whiteboard walls 
for brainstorming, communal areas featuring Tulsa design 
work and branding, plus local beer and kombucha on tap. 
Gitwit broke away from corporate workplace norms and 
customized a home that demands creativity.



After 80 years of business in Tulsa, FW Murphy wanted to 
design a building that incorporates a sense of their past, 
the energy and enthusiasm of the present, and the ability 
to adapt to change in the future.  They had a relatively 
small footprint to work with, so the incorporation of large 
windows and transparent glass walls throughout the space 
was paramount. The office is arranged into smaller cross-
functional team spaces with open areas and seating to 
inspire meaningful interaction, relationship building, and 
collaboration - the same concepts that have been the 
foundation of FW Murphy’s success.

KKT Architects and Highgate Construction



Founded in 2007, Dynamic Audio is celebrating ten 
years as a leader in Home Audio and Automation.  
Located in a newly constructed building located at 
the Southeast corner of 16th and Boston at 601 
S. Boston Avenue. This structure has eye catching 
architecture with concrete, steel, decorative metal 
and wood exterior. Having a corner location, this 
building is within walking distance to the 18th and 
Boston area featuring American Solera, Mercury 
Lounge and Burnco BBQ.    

The interior features polished concrete floors, open 
metal deck ceiling, custom lighting and spiral 
ductwork. Dynamic Audio displays some of the home 
audio equipment that can light the room up! The 
office restroom has a concrete sink and tile walls.



Major Market Trends

• Several large office projects underway in the central business district (CBD).

• The 100,000 – sq. ft. Vast Bank Building is underway near the Greenwood District, 

which is estimated to be complete in early 2020. 

• The new WPX 260,000 sq. ft. office building is under construction in the Tulsa Arts 

District.  

• Open creative floorplans remain a hot commodity in the Tulsa market, motivating many 

landlords to upgrade for their spaces in order to attract the next wave of new industries to the 

Tulsa area. 

• Businesses are getting more creative and efficient with open spaces; many prospective 

tenants are seeking more collaborative work spaces that provide modern amenities. 

• Vacancies have largely remained flat during 2019, declining by less than a single basis point 

over the first half of the year. Absorption remains in positive territory, though demand has 

weakened in recent months. Further volatility in the oil industry could bring a wave of energy 

company consolidation, which would likely raise vacancy rates in oil & gas markets like 

Tulsa, Oklahoma City, and Houston.

• Unemployment for the Tulsa metro in 2019 ended at 3.3% and remained below the 

recent historical average. Office-using employment accounted for a moderate share 

of recent job growth. Though hiring was flat in the Financial Activities sector, the 

Professional & Business Services sector has added over 3,000 jobs since the year began 

(according to the Bureau of Labor Statistics).

OFFICE QUICK FACTS

Submarket
Total 

Leasable 
(SF)

Total 
Vacant 

(SF)

Vacancy 
(%)

Asking Rate 
Gross Avg. 

Annual

2019 
YTD Net 

Absorption

CBD 11,316,993 1,507,844 12.2 $17.25 19,000

Uptown 1,314,468 53,893 4.1 $14.75 (22,674)

Midtown 2,136,183 179,439 8.4 $15.15 43,138

East 3,353,322 462,758 13.8 $13.55 (11,264)

North 1,322,886 423,323 32.0 $14.95 (4,819)

Southwest 489,500 47,492 9.7 $18.50 4,054

South 9,551,264 1,805,188 18.9 $16.75 (16,589)

Total 29,484,616 4,479,937 14.2 $15.84 10,846

Submarket Availability

With over 50 years of combined experience, our team is focused on 
providing services to corporate users of office space. We consistently save 
our clients ±15% when expanding, contracting, or acquiring new space. If 
you would like to learn more about what we do, you can find us at 
goo.gl/QTVfym

National Vacancy 
Similar Markets

Austin 10.7

Nashville 10.1

St. Louis 11.0

Denver 14.3

Kansas City 12.9

Tulsa 14.2

Phoenix 15.0

Columbus 14.5

Chicago 11.7

Oklahoma City 17.1

Houston 19.3

Dallas 20.3

*National Average 12.1
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TULSA

Major Lease/Sale Transactions

• Group RMC (Portfolio) – 1,022,727 SF 

Sale – Undisclosed

• Geophysical Resource Center – 180,992 SF 

Sale – $27,000,000

• Cityplex Towers – 100,000 SF  

Lease – Undisclosed

• 1 Williams Center – 67,975 SF 

Lease – Undisclosed

• Vast Bank Building – 40,000 SF  

Lease – Casillas Petroleum

Largest Tenants in the Market

• Undisclosed – 60,000 SF – CBRE

• Undisclosed – 50,000 SF – CBRE

• Undisclosed – 40,000 SF – N/A
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