TULSA METROPOLITAN AREA PLANNING

COMMISSION

Meeting No. 2783
December 5, 2018, 1:30 PM
175 East 2"d Street, 2" Level, One Technology Center
Tulsa City Council Chamber

CONSIDER, DISCUSS AND/OR TAKE ACTION ON:
Call to Order:

REPORTS:

Chairman's Report:

Work session Report: There will be a TMAPC work session on December 19, 2018 to
discuss Crosbie Heights Small Area Plan, Crosbie Heights Sector Plan and some
general City of Tulsa Zoning Code amendments.

Director's Report:

1. Minutes of November 7, 2018, Meeting No. 2781
2. Minutes of November 19, 2018, Meeting No. 2782

CONSENT AGENDA:

All matters under "Consent" are considered by the Planning Commission to be
routine and will be enacted by one motion. Any Planning Commission member
may, however, remove an item by request.

3. PUD-339-5 Ross McCallister/John Krauss (CD 8) Location: Northeast corner
of East 101t Street South and South Sheridan Road requesting a PUD Minor
Amendment to reduce the required parking




PUBLIC HEARINGS:

4. CPA-76, consider adoption of the Arena District Master Plan as an amendment
to the Downtown Area Master Plan.

5. CZ-481 Tork Investments (County) Location: North of the northwest corner of
West 1815t Street South and Highway 75 requesting rezoning from AG to CS

OTHER BUSINESS

6. Commissioners' Comments

ADJOURN
CD = Council District

NOTE: If you require special accommodation pursuant to the Americans with
Disabilities Act, please notify INCOG (918) 584-7526. Exhibits, Petitions, Pictures,
etc., presented to the Planning Commission may be received and deposited in
case files to be maintained at Land Development Services, INCOG.
Ringing/sound on all cell phones and pagers must be turned off during the
Planning Commission.

Visit our website at www.tmapc.org email address: esubmit@incog.org

TMAPC Mission Statement: The Mission of the Tulsa Metropolitan Area Planning
Commission (TMAPC) is to provide unbiased advice to the City Council and the County
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.


http://www.tmapc.org/
mailto:esubmit@incog.org

TMABC

Tusn palropolllon Ares

Plarnning Comimission

Case Number: PUD-339-5
Minor Amendment

Hearing Date: December 5, 2018

Case Report Prepared by:
Jay Hoyt

Owner and Applicant Information:
Applicant: Ross McCallister/John Kraus

Property Owner: 101 Sheridan Apartments,
LLC

Location Map:
{shown with City Council Districts)

Applicant Proposal:

Concept summary: PUD minor amendment
to reduce the minimum required parking to
364 spaces.

Gross Land Area: 7.63 acres

Location: NE/c E 1018t St S and S Sheridan
Rd

Lot1, Block 1 Sheridan Galleria

Zoning:
Existing Zoning: RM-1/CS/PUD-339

Proposed Zoning: No Change

Comprehensive Plan:
Land Use Map: Neighborhood Center
Growth and Stability Map: Growth

Staff Recommendation:
Staff recommends approval.

Staff Data:
TRS: 2383

City Council District: 8
Councilor Name: Phil Lakin

County Commission District: 3
Commissioner Name. Ron Peters
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December 5, 2018
SECTION I: PUD-339-5 Minor Amendment

STAFF RECOMMENDATION

Amendment Request:. Modify the PUD Development Standards to reduce the
minimum required parking for the apartment complex to 364 total spaces.

Currently, the development standards require a minimum of 404 spaces for the
complex. The complex was originally designed as an elderly housing facility with
a minimum of 370 spaces. The age requirement was subsequently eliminated via
amendment to the PUD after the complex was constructed. This amendment,
however increased the original minimum from 370 to 404. Over the years, some
of the spaces were modified and restriped which decreased the parking provided
below the 404 space threshold. The applicants have stated that 364 would be more
than enough to serve the existing dwellings and would only be 6 spaces below the
original 370 requirement.

Staff Comment: This request can be considered a Minor Amendment as outlined
by Section 30.010.1.2.¢(9) of the City of Tulsa Zoning Code.

“Changes in structure heights, building setbacks, yards, open
spaces, building coverage and lot widths or frontages, provided the
approved PUD development plan, the approved standards and the
character of the development are not substantially altered.”

Staff has reviewed the request and determined:

1) The requested amendment does not represent a significant departure from
the approved development standards in the PUD.

2) All remaining development standards defined in PUD-339 and subsequent
amendments shall remain in effect.

Exhibits included with staff recommendation:

INCOG zoning case map
INCOG aerial photo

INCOG aerial photo (enlarged)
Applicant Survey

With considerations listed above, staff recommends approval of the minor
amendment request to reduce the required parking to 364 total spaces.
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TMAPC Public Hearing Staff Report
December 5, 2018
CPA-76, Arena District Master Plan

Item for consideration: Adoption of the “Arena District Master Plan” as an amendment to the
Downtown Master Plan.

The Arena District is composed of a 30-block area on the west side of the Inner Dispersal Loop
(IDL); boundaries include railroad tracks to the north, Boulder Avenue to the east, 11th Street to
the south, and the railroad tracks along the west.

Related Plans: The Downtown Area Master Plan (DAMP), adopted by the Tulsa Metropolitan
Area Planning Commission in 2010 covers all lands within the IDL, some lands immediately
adjacent to the IDL, and Arkansas River connections from the IDL. The DAMP was adopted as an
amendment to the Tulsa Comprehensive Plan in 2010. The Tulsa Comprehensive Plan vision lays
out concepts for how a community will grow, adapt to changes, parts which should be preserved,
and how the City will look and feel over the next decades.

Background: The process for the planning effort was initiated when in 2016, Tulsans voted for an
extension of Vision 2025, which invested more than $800 million in public safety, public transit,
and economic development projects. Vision Tulsa includes $55 million for renovating the Cox
Business & Convention Center, focused on replacing a dated arena with 63,000 additional square
feet of exhibit space along an improved east entrance and plaza area. Approximately $500,000
of the $55 million was designated for crafting a Master Plan for the project area. Planning
principles applied in development of the ADMP include:

e broaden and strengthen District’s role in Tulsa economy by identifying strategies that
promote and foster redevelopment and growth;

e shrink perceived and real distances between the District and downtown and riverfront
neighborhoods

e reposition District from a limited-use area into a thriving destination reflecting Tulsa’s
cultural and historical livelihood

e uncover a distinct District Identity by telling a bold story through dynamic placemaking,
landmarks, messaging, and public art

e create an actionable plan that guides public & private sector investment and leads to
“early wins”

In February of 2018, the City of Tulsa engaged a consultant team, led by the planning and urban
design firm MKSK, to develop a Master Plan for the Arena District Master Plan (ADMP). The ADMP
is intended to serve as the vision for the City and its partners, helping guide future development

12.05.2018 CPA-76, Arena District Master Plan
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and improvements to the public realm in the Arena District. As part of the planning process, the
current state of the district was assessed, opportunities for public infrastructure investments and
private development evaluated, and phased roadmap for future decision making was developed.

The master plan provides guidance and a path forward to develop the project area based upon
its key assets:

e strengthen connectivity, both within the district and to neighboring downtown districts;

e develop a greater sense of place through unique development and branding; and

e facilitate growth opportunities complementing greater downtown Tulsa’s existing
economy while serving the unique clients of the BOK Arena and Cox Business Center
(CBCQ).

Process: The ADMP was developed by MKSK and their team of sub-consultant in coordination
with a Working Group (4 City staff), a Steering Committee (25 IDL hoteliers, SMG, developers,
Library, County, City and INCOG staff) and 80+ project stakeholders and community leaders. The
process was undertaken in five stages, (1) Initiate and Evaluate, (2) Engage, (3) Understand, (4)
Explore, (5) Consent.

The ADMP Steering Committee was formed by 25 community members who were invited to
serve by the Mayor’'s TMAPC designee, Local hoteliers, such as the Mayo and Aloft, Hyatt and
DoubleTree, SMG, entrepreneurs, land holders, realtors, and developers, along with City, County,
INCOG, and Chamber helped guide the planning team through the process. The Steering
Committee provided feedback and ideas, helping to ensure the plan reflected the values of the
Tulsa community.

Early in the process, the planning team interviewed around 80 different ADMP stakeholders over
two days to identify concerns and opportunities. The planning team conducted three public
workshops across the arc of the planning process to share work-to-date, have open discussions
with the community, and gather community feedback. A project website was developed and
maintained with links to surveys, project deliverables, and meeting notices.

Conformance with the Tulsa Comprehensive Plan:

1) Land Use Plan Map

Lands within the Arena District are designated in the Tulsa Comprehensive Plan Land Use
Map as “Downtown Core.”

Downtown Core is Tulsa’s most intense regional center of commerce, housing, culture
and entertainment. It is an urban environment of primarily high-density employment and
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mixed-use residential uses, complemented by regional-scale entertainment, conference,
tourism and educational institutions. Downtown core is primarily a pedestrian-oriented
area with generous sidewalks shaded by trees, in-town parks, open space, and plazas. The
area is a regional transit hub. New and refurbished buildings enhance the pedestrian
realm with ground-floor windows and storefronts that enliven the street. To support
downtown'’s lively and walkable urban character, automobile parking ideally is located
on-street and in structured garages, rather

than in surface parking lots.

Staff comments: The Arena District Master Plan will help guide the City of Tulsa and its
partners in improving the public realm and enabling private redevelopment within the
Downtown Core. The Arena District Master Plan provides actionable guidance for the City
and citizenry to move forward in developing the District based on the success of the BOK
Arena, Cox Business Center (CBC) conference center, Tulsa City-County Library, and
tourism. The plan provides methods to broaden and strengthen the District’s role in the
Tulsa economy by identifying strategies to promote and foster redevelopment and support
in-fill growth by shrinking perceived and real distances within the Arena District and
adjacent neighborhoods (including Tulsa Arts District, Crosbie Heights, Riverview, and the
River Parks Trail). Opportunities to improve transit, and the pedestrian experience are
contained throughout the plan. Recommendations included in the plan will help the City
and its partners reposition the District from a limited-use area into a thriving destination,
one that reflects Tulsa’s cultural and historical livelihood as the Comprehensive Plan
envisions for the Downtown Core.

2) Areas of Stability and Growth Map

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

A major goal is to increase economic activity in the area to benefit existing residents and
businesses, and where necessary, provide stimulus to redevelop. Areas of Growth
provide Tulsa with the opportunity to focus growth in a way that benefits the City as a
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whole. Development in these areas will provide housing choice and excellent access to
efficient forms of transportation including walking, biking, transit, and the automobile.

Staff comments: This master plan provides potential public infrastructure investments,
creates a system of developing engaging public spaces and streets, identifies opportunities
for private development, and provides a market-based and phased roadmap for future
decisions on residential development within the District, all of which would increase
economic activity in the designated area of growth.

The economic analysis in the plan was formulated using findings from a series of
conversations with downtown stakeholders, including developers and retailers, an
evaluation of third party socioeconomic and real estate market data for downtown Tulsa
along with the City and region, and comparisons to market and economic trends in peer
cities. The master plan documents the current state of the market and analyses potential
of residential, commercial, hotel and retail use development in the Arena District.

The Arena District Master Plan calls for investment in public realm enhancements,
additional civic improvements and private development. Catalytic public and private
projects are discussed along with long-term and near-term investments. The ADMP is
intended to provide a decision-making framework so the District evolves into a healthy
vital economic hub within the overall ecology of the IDL. The recommendations of the
Arena District Master Plan align with the intent of Areas of Growth, as discussed in the
City’s Comprehensive Plan.

3) Land Use Priorities

Land use decisions should be focused on improving the quality of life of all of Tulsa’s
citizens so Tulsans in all parts of the city benefit from future growth and development.

The Arena District in its’ current form largely serves as a civic district. Most of the Arena
District’s parcel land acreage (excluding right-of-way) is currently owned by public
institutions, such as the City of Tulsa, the State of Oklahoma, and the U.S. Federal
Government. Due to the prevalence of civic uses in the district, the City of Tulsa is the
single largest landowners in the Arena District. The City currently owns one third of parcel
land acreage within the study area boundary, including key properties in the heart of the
district. The Page-Belcher Federal Building and block is owned by General Services
Administration of the U.S. Federal Government. When totaled, public land owners control
58% of parcel land acreage in the district, though ownership ranged across multiple levels
of government and various agencies within the same institution.
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Civic uses are prevalent in the district’s central core around 5th Street Plaza, except for
Aloft Hotel property. Surrounding this civic core are various land uses that take on some
of the qualities and typologies of the neighborhoods surrounding the district.

Government buildings were constructed in the 1960’s as part of urban renewal, centered
around the elevated Civic Center Plaza. This includes the original Convention Center and
Assembly Hall, the City-County Library, City Hall (now Aloft Hotel), the Page-Belcher
Federal Building, and the Municipal Court Building. This large grouping of government
buildings creates a superblock adjacent to the south side of the BOK Center arena. Further
north, the BOK Center is surrounded on the north and west sides by legacy industrial and
warehouse buildings that take advantage of the railroad tracks and convenient highway
access. East of the BOK Center, parking lots and garages fill entire city blocks, though some
of these have seen recent commercial infill with the construction of the Hampton Inn and
Suites and the One Place office building.

The Arena District today draws more than 1.8 million people annually to experience
events, attend conferences and participate in the daily civic life of Downtown Tulsa.
While the district brings both local and visitors into the IDL, the Arena District does not
contribute not support the overall land use ecology of the IDL, as it potentially could.

Staff comments: The ADMP includes short term, intermediate, and long-term
recommendations to create a vibrant 18-hour comm unity for all of Tulsa. The plan calls
for additional residential uses to support retail and for civic spaces to improve the user
experience. The plan documents methods to provide residents, workers, and visitors
reason to frequent the District on a daily basis by providing basic amenities and needed
services. The plan calls for providing a retail and entertainment experience that attracts
people to the District before an event and stay afterward. It enables expansion of
convention center and hospitality uses, enhancing our competitiveness in the convention
market. The master plan creates a framework for s a wide mix of land uses to increase
day-to-day activity, while serving current and future parking needs efficiently and
effectively and allowing for new development and improved walkability. Upon
implementation, the Arena District will engage the Tulsa community through a series of
well-connected, activated open spaces and land uses. Recommendations within the
master plan envisions an Arena District for the benefit of all Tulsans.

4) Economic Priority
Retain industry clusters that are strong now, cultivate new clusters. Investment strategies
should support existing and emerging industry clusters. Support aggregation of
employers downtown. Downtown Tulsa is the core of the regional economy.
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The Arena District is home to destinations attracting Tulsans from the surrounding city,
state, and region. The BOK Center draws nationally-recognized entertainment acts
throughout the year, while the City-County Library offers a wide range of programming
for people of all ages and backgrounds daily. The Cox Business Center is Tulsa’s
convention center and event space hosting meetings and events throughout the year.
These three anchors draw in 1.8 Million visitors a year for concerts, conferences, events,
and library services and programming. The Arena District and its businesses and hotels
are thus heavily reliant on these anchors and their success, as is greater downtown.

There is documented economic market loss in this industry cluster, from conversations
with area stakeholders, it was discovered visitors coming into the district for events at the
BOK Center generally drive and find parking near the facility and tend to leave the district
shortly after the event. The CBC - while bringing in more than 347,000 conventioneers to
the area on an annual basis - also relies on entertainment clusters outside of the district,
such as the Blue Dome District, for restaurant and entertainment options. Consequently,
the district struggles to provide quick meal options around events and does not attract
visitors during non-event days and times. This is also due in part to a high concentration
of civic uses that are only active during the workweek office hours, with exception of the
City-County Library, attracting 2,000 users a day and open for much of the workday and
into the weekend, and offering valuable services and community gathering areas. It is also
home to a Starbucks which is a popular and in-demand third place in the area.

Voters passed a tax renewal package in 2016 that allocated $55 million to renovating and
expanding the Cox Business Center. This funding aims to assist Tulsa in remaining
competitive with peer cities for convention center venues and stimulate private
investment in the district and surrounding areas. While this initiative addresses the first
issue of meeting space, it does not address the second issue of enough full-service hotel
rooms under one roof. The studies indicate that the CBC needs 450-600 such rooms to
address the lost conventions and event business.

In a 20-year vision for Tulsa’s Arena District, it is critical to identify where such a full-
service hotel should be located. Furthermore, it is always prudent to consider where the
next potential expansion of convention center space can occur and reserve that space for
future competitiveness. There are several feasible sites for convention center expansion
and a new full-service hotel, including the Municipal Courts building site, the Page Belcher
Federal Building site, or the corner of 3rd Street and Houston Avenue (State of Oklahoma
parking lot) adjacent to the northwest corner of the CBC.
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Staff comments: The Arena District Master Plan aims to reposition the District so that land
within the project area contributes more effectively to the overall economic vitality of the
District. The projects described in the master plan will help the area evolve so the District
serves as a welcoming gateway district to Downtown Tulsa, improving the visitor
experience, enhance the success of the district’s destinations, create a livable and
desirable mixed-use neighborhood, activate and enliven the district, and increase and
enhance connectivity within the district and to the rest of downtown. Implementation of
recommendations contained within the ADMP will support economic development goals
as documented in the Comprehensive Plan.

5) Priorities, Recommendations, and Implementation Matrix

The ADMP describes an implementation framework that includes phasing, policy,
funding, and governance recommendations to achieve the vision for future development
and programming in the Arena District. This includes: financing mechanisms, both at the
district and priority action level; priority actions related to temporary activation, public
realm improvements, enhanced clean and safe and supportive service strategies; near
term development proposals, and longer-term catalytic site development, by the
following phases: Short-term: within 5-years; Intermediate-term: in 5-10 years; and Long-
term: in 10-15 years. With District-wide recommendations, focusing on: retail tenanting
and activation strategies; convention center hotel strategy; and governance plan.

One of the important goals of this Arena District Master Plan is identifying potential public
projects to help improve and transform the District. Many important public projects in
downtown Tulsa have been funded through such mechanisms as capital bonds (Vision
2025, Improve Our Tulsa), tax increment financing (TIF) Districts, and special assessments.

In the case of the Arena District, the City is awaiting this plan before establishing a TIF
District for this area. This includes important public infrastructure projects that could be
supported by resulting TIF revenues. At the same time, the City is preparing the next
round of Improve Tulsa bond projects for consideration by the community. Identified on
the opposite page are priority public projects recommended for future TIF, bond, and
capital expenditures to assist the Arena District in achieving the vision of this plan.

Staff comments: This implementation framework in the master plan aims to create an
actionable plan to guide public and private sector investment that will spur redevelopment
and transform the district into a mixed-use neighborhood that aligns with the goals of the
City’s Comprehensive Plan. Investments focus on programmed spaces in the public realm,
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public infrastructure, re-imagining publicly-owned buildings, and supporting catalytic

private development.

Conclusion: After reviewing the proposed Arena District Master Plan for conformance with the
Tulsa Comprehensive Plan, TMAPC Staff finds recommendations contained in the proposed plan
are consistent with and will further the vision of the Tulsa Comprehensive Plan.

Staff Recommendation: Staff recommends that TMAPC adopt the Arena District Master Plan as
an amendment to the Downtown Area Master Plan.

Attachments:

e Arena District Master Plan Comment Log
e Arena District Master Plan Final Report
e Arena District Master Plan Appendix | and Il
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ADMP COMMENT LOG

draft pg no. new pig na Comment Comment Author Respprie
FIndIng another location for the Denver Avenue Station will be difficult and These sre good points, though this page specifically refers to comments we received through
potentially undesireable - it’s a structure specifically designed to be a bus the various and public feedback listed on this page. We address thls [ssue
statlon. Hard to repurpose, and hard to move that infrastructure and quite |ater on in the report in both the Catalytic Change chapter and the Implementation chapter.
|22 37 hanastly the tocial burden 1 here gl [COT ED This was feedback so we will make that more clear in the final report.
29 43 'BOX Center" - should be BOK COT ED |Got it. Good catch,
Starbucks [s not a popular third place in that building. The library might be,
34 a8 but not the average user of that starbucks [COT ED Comment noted. Thank you.
Will there be any mentlon of homelessness In the area, especially at Plaza of
the Americas? Because doing anything to that area will cause issues. Jt'sa
nice, secluded area that you have to want to get to, so many homeless people Yes, this issue is discussed under section header A4 In the Implementation chapter. This was an
36 50 |camp there to be away from the rest of the people walking by. [COTED ihwn dlscussed with multiple
37 51 What are the unmarked parks? COTED This diagram has bean updated.
37 51 ‘The Opening 2019" - this is wrong: Gathering Place COTED Good catch. Label updated.
Missing the green space just west of the library that Is used for events etc. -
37 51 the A.R, and Marylouise Tandy Foundation Children's Garden COT ED Gotit. Thanks,
As someone who lives at Central Park and often walks this neighborhood / to
adjoining parts of downtown, | take issue with these time estimates. These
times may be possible with all green pedestrian crossing lights and some pep The wall circles In this diagram were unclear. These circles are intended to lllustrate walk time
in your step, but a more realistic number is higher. Anyone who can get from radlating outward from the Library as the center point. This diagram has been cleaned up and
fa1 55 the llbrary to Laffa in 10 minutes is a power walker or on a scooter, COT ED 15 hopelully mare Thanks lor pointing this out.
)f the Translt Center is redeveloped on the same block as the existing facllity, BRT integration
would take place there. If not then BRT can be integrated Into the district as approprlate. The
14 S8 How will the Arena district deal with BRT? -OT ED ADMP plan It fexibla,
In the future condition of 3rd that we are illustrating later in the plan and as shown (n the 2018
'Walkability Analysls, 3rd Street should undergo to make it a sigs street
'and we are suggesting that the portion of 3rd Street in front of the BOK be designed in a way to
48 62 No mention that 3rd street Is frequently blocked off due to events at the BOK [COT ED |enhance these events.
5th Street is belng referred to as a key link between the Arena Dlstrict and the CBD as discussed
in other areas of the report. Sth Street Is capped on the west by the new CBC entry and an
an 62 What is a signature connection? | don't think that means anything. COT ED is already y from Denver to Main Street.
Do we know who Is coming from the West? | am not sure it is very many
people, and of those few | am not sure how many could afford to enjoy a Out-of-town visltors are directed, through various map apps and programs, to enter the Arena
revitalized Arena District. Do we have numbers? | would like to know how District fram the weat, exiting olf of interitate 244, Local “visiton* would modt likehy enter the
48 62 many peaple are entering and fram which streets. COT ED dietrict from other areas, mostiy o
56 70 ek 44, not Lol 44 COT ED |Got it, Thanks.
Does this document provide a time line? Or some visual guide to the text in
56 70 this o 7 Specilically far the [COT ED Yes. Alimetraine for can be found in the
i3 the conventlion hotel sitached 1o the comvention center or have its own The Arena DIstrict Master Plan suggests it should be attached to the CBC and have additional
SB 72 space attattched? [COT ED Convention Center expansion integrated into the
59 73 Is the Tuisa club under construction? COT ED Addressed. Thanks.
60 74 There is no that there will be a grocery store ntown. |COT ED Moted.
Central Park Ce just opened a store / fresh food bar
{0 74 for revidenis lant menth, COT ED Addressed. Thanks,
74 24-25 You can't define & word by uning the word COT ED Addressed. Thanks.
5MG is the existing events and venue menager for the BOK and Cox Business Center. This was
Who is SMG? | know who it is, but it is never explained or defined In the noted in the i chapter, but since SMG [s mentloned [n the Catalytic
a8 jdocument, COT ED Profects chapter first we added that note earlier. Thank you for pointing this out,
89 Question, are Photo credits necessary? Or are all photos from the ? |COT ED |Noted. Thanks.
HR&A MMnds that the select service hotel market is saturated, and additlonal demand drivers
need to be In place for new hotels to succeed in Downtown Tulsa. The 2017 Crossroads
(Consulting Services report indlcates that a large full-service hotel or convention center hotel
can help Tulsa attract i Given il it and
imeeting dynamics In the state and nation, independent analysis of the potential for expanded
Reference to large hotel potentlal, but the previous pages of this document tonvention center activity will be nacessary to confirm that a convention center hotel can
|92 90 Jasy the market is saturated. /small COT ED Induce demanid that grows the market.
This Issue Is discussed in the existing condltions analysls under the "Transit" header. The
exlisting transit center has been identifled as a barrler to walkabllity on a key block, There is
also a negative perception of the block in regards to safety. Tulsa Translt is In the process of
[examlnlng how It serves the and may ine that multlple, smaller
translt hubs would better serve both downtown and the community. If this is the case, there
The possible relocation of the MTTA hub should be mentioned before - you imay be an opportunity to integrate the Denver Avenue Station into a new mixed-use
talk about the hub quite a bit with no context for change in the beginning of [development on this key Arana District site, or relocate to a more efficlent and impactful site In
100 hL] the document, COT ED downtown Tulia.
The ADMP is provides recommendations for the current transit center site that are flexlble
(based on transit center location declslons made by Tulsa Transit. Locatlon decisions will be
imade outside of the ADMP. The Nashvllle Music City Garage and Translt Center was used as a
for the site based on the transit center staying in Its
100 aa Any peer city r on future MTTA locatlon? COT ED current locatlon.




Resident of Central Park here - Plaza of the Americas is currently a homeless
at night. This plan makes no provisions for the large homeless
here ar any in the district, in relation to outdoors or the use
of the public library. The plaza is also isolated and difficult to get to because
of traffic, unless you jaywalk. Significant street improvements would be
needed to make it safe for pedestrlans, Also, people often drive the wrong
way up the small stretch of 7th and 8th, The spirit of this suggestion is right,

This fesie s diseiised under section headar A4 in the Implementation chaptar. This was an

108 114 but more critical thought is necesary. ' COT ED issue di: with multiple
How does Arena District plan to remedy homelessness problem at this This Issue {s discussed under section header A4 in the Implementation chapter, This was an
106 114 location? COT ED isvue diseuted with multiple y1akehalders.
(With proper lane/road reconfiguratlons, threre Is potentlal to slightly expand the slze of this
|Lo9 116 This park is smaller than you think, with a very sigaificant grade change, COT ED site,
If the housing analysis from the initial Market Analysis is what is being referred to, that is in the
What happened to the very cool analysis of housing downtown? That was Initial Market Analysis which is only in the final report. The full
very useful, and | swear | saw it in a previous draft. COT ED aysessment will appear in the Appendix of this report.
124 130 (Will this be called TIF | even though it's not in Downlown Master TIF, COT ED Text updated per our call with the City of Tulsa and the DCC,
There was a typo - two "TIF H" labels. One shold have been “TIF E." This has been addressed.
125 131 Map not correct, look at DT Master TIF map, COT ED Study area/TIF boundary have been updated, Thanks.
Route 66 runs along the south-east side of the master plan area at Denver
and 11" This should be addressed since it is a major connector from the
{downtown area to the river including the Cyrus Avery Plaza area, Interpretive
ag Center and Bridge. This plan is not noted in the plan review section. Lusls Mercadd, Planning  |We will add to plins revi Thank yeu,
it would be nice to see an urban design map graphic similar to the others in
the report that better show the location of surrounding neighborhood areas
Including Crosby Heights, Riverview and Brady Heights. Graphics for
important connective streets should cannect to these areas similar to Lhe one
[on page 77 but at a slightly farger scale. | would be able to use a graphic llke
Lhis to justify fulure street improvement connections with Engineering |Great point, We currently have this map included in the Appendix. It has been added to page
a4 Services. Luis Mercado, Planning |44 in the final repoit.
Boundaries were selected taking into consideration existing District and TIF boundaries, with
the goal of creating a cohesive neighborhood unit that, with some investment, could be
Info on how the boundaries where selecled based on Lhe urban fabric? Lvis Mercado, Planning [enhanced to better connect to adjacent Districts and the City as a whole,
The Cox Center Schematic is referring to the current renovation and new entry being
Cox Center schematic comes out of the DAMP plan there are two plans three on the east side of the Cox Business Center. These were looked at as two
28 a2 are noted/Cox Center Schematic is noted as one of three plans Luis Mercado, Planning_|sep Tiorts for this study.
That is a plan that was reviewed. It has been included in the list of reviewed plans on page 26
40 C ia) Walk Plan should also be considered Luis Mercado, Planning [wnd upon fn & matrix in the
Careful identifying gateway areas so that there are not a million gateway
areas noted everywhere especially due to the highway entrance, destination
districts program and district injtiati ians for
|lighting. banners, signage that are complementary to each other. Luis Mercado, Planning [Great peknl.
Wayfinding appropriately scaled and placed-not in the middle of the sidewalk {Luls Marcade, Planning [Great paint,
43 57 whal are the blue solid dob in the map thiry sra nat in the re!ami Luis Mercado, Planning |Those dots were incorrect carry-overs from a previous diagram. They have been fixed. Thanks.
62 [Key Connectivity Takeaways: Luis Mercado, Planning
[Denver Avenue is a main connector through the IDL from the Brady Heights
[Neighborhood to the Arkansas River. South of the IDL there is a highway
interchange an Denver and historic neighborhoods, Luis Mercado, Planning |Great point.
5™ Street directly connects this area to the heart of the downtown and is on
[Centennial Walk 3s indicated on the C Walk Plan Luis Mercado, Planning _|Great point.
(Gateways have primarlly been identilied as a serles of signature streels to address arrival for
visitors and locals. These include 3rd, 5th, and 6th Street east and west. And Denver and
Have gateways been clearly identified or agreed to or are gateways generally Boulder Avenue north and south, Obvlously the BOK and CBC structures serve as existing
where entrances to the IDL are? Luis Mercado, Planning |gateways to the Arena District specifically,
We focused on the Millennial cohort specifically because we have found around the country
The millennial cohort on pg 54-why this point of reference-others who may that growth in the 25-34 ion Is a i Indicator of i ion, with
68 want to move to the downtown? Luis Mercado, Planning [these young adults often driving urban growth.
Under retail needs “ The density of rooftops” -mixed-use buildings,
units, grocery store, other everyday services establishments etc...
B0 74 closer refe to Program on pg 61 Luis Mercado, Planning |Comment noted.
pg 72 "CBC Lawn” Cox Business Center Lawn? If so its not a lawn buta
neglected water feature with now undefined edges as stated previously in the "CBC Lawn" in this section is referring to the prop ition as in the
72 20 [document. Luis Mercado, Planning {Master Plan.
Pg 72 BOK Center Lawn/s or greenspace surrounding the building? — show on
20-21 pe 73 map for reference Luis Mercado, Planning {Area hiihh"hled In green argund the BOK Center.
SMG is the existing events and venue manager for the BOK and Cox Business Center. This was
iginally noted in the i ion chapter, but since SMG Is mentloned In the Catalytic
84 a8 g B4 who is SMG Luis Mercado, Planning |Projects chapter first we added that note earller, Thank you for polnting this out,
Showing a public street on the west side of the Renaissance Apartments. This This plan does not necessarily consider converting this street to a public street as a direct
s a private drive on private property. | know | live here, There is also a grade bt rather an 1 the idea that more north/fiouth cannections
change on the west edge of the private drive-no cost eslimate is provided for through the south residential/hotel block would provide better connectivity through the
123 129 this work on pg 123 Luis Mercado, Planning |district to the south neighborhoods.




First, with respect to the portion of “Phase 2A: Gain Site Control,” to “Find
new homes for tenants and secure the Page Belcher lock from the Federal
Government,” everyone needs Lo be aware that GSA holds a lease, with the
US Courts as a sub tenant, until March 31, 2024, with the option to extend for
an additional five {S) years, until March 31, 2029, The GSA and the federal
courts will be hard-pressed, without substantial assistance from the City and
elected federal officials, to obtain the necessary funding for construction, and
to construct, a new federal courthouse, or courthouse annex with the
necessary square footage {currently 191,505 rentable square feet) by March,
2029, This concern has been conveyed ta the City and to the Chamber in
numerous prior occasions, wilh the response being that a private developer
could build a federal courthouse in far less time on a fease/purchase basis.
But we have been told by GSA that such an approach is not permitted and is
unlikely to accur,

Judge Gregory Frizzell

Noted. Thank you.

Second, the bus station at 4th and Denver currently attracls

panhandlers, drug dealers, and vagrants, The prior owner of the Adams
Building at 403 S. Cheyenne told me he recently sold that bullding because of
the drug deals taking place adjacent to the building, In light of

these current problems, how would the proposed “transit center” at that
samne location address and reduce these undesirable activities in the Arena
Dlitries?

Judge Gregory Frizzell

A lot of the current safety issues around the Transit Center site are due to poor slte design, lack
of security, and lack of active uses in the sur blocks. A site with

security and active daily/evening users of the facility and surroudning blocks will help to reduce
any safety issues that may exlst. An increase in everyday pedestrain traffic provides "eyes on
the street” and has proven to be effective in reducing safety issues in areas such as this.

Overall, | think the plan is good. It provides a good balance of tourism, retail
and office potential.

Aaron Darden, Tulsa
Housing Authority

Thank you for the feedback.

Where | thought it missed was in promoting -even long-term — potential of
more mixed-use. With the desire to make this a new destination center for
downtown, adding more rooftops throughout the plan could aide in that
effort more quickly.

Aaron Darden, Tulsa
Housing Authority

All proposed buildings in the master plan recommendations, other than the Convention Center
expansion/hotel, are intended to be mixed-use developments with the use of upper floors
based on the market and location of

From a THA prospective, it would have been nice to have also seen the
inclusion of affordable and/or mixed income housing as a goal — particularly if
included within the mixed-use development. With most, if not all, of the new

being purely market rate, this would

have been the prime opportunlity to ensure affordable housing {60-120 ami)

within the downtown loop before the market increases 1o the point in which
s would not consider it.

Aaron Darden, Tulsa
Housing Autharity

Greal paint. Thonk you for the

| want to first start by saying after reading this | am very exciled for the Arena
District and look forward to being part of this plan.

Rick Bruder, Assistant
Fire Marshal

Thank you for the feedback,

After reviewing this plan | did not see any overall problems relating to Fire
Code issues. However keep in mind this is just a big picture view of the plan
and does not address specific issues. Once the specifics are presented the Fire
Department will work within the allowances of the code as we always do to
et to the overall desired plan through both the prescriptive and
performance based means of the Fire Code, Please feel free to cantact me if

there are any | can assist with.

FHlik Bruder, Assistant
Fire Marshal

Great, thank you for the

The entire Plan fails to identify / address the Tulsa County Courthouse located
at SO0 S, Denver. In my opinion, this is a large area of weakness for the Arena
District. | believe it would be very near sighted to adopt a Plan that doesn’t
Identify / address the Tulsa County Courthouse,

Michael Covey, TMAPC
Chair

We agree that this is a potential opportunity site. Currently we believe there is potential to
reuse the building in the near to intermmediate term. ARter other signature projects identified
in the plan are successfully completed, this site could be recommended for redevelopment.
Thank you for the cormment.

More specific strategies to accomplish vision illustrated in the document,
such as housing for exomple,

[Daniel Jeffries, INCOG

These strategies are all identified in the Phasing + chapter.
for example, is mentioned under "Determine Disposlition Strategy," under “Long Term

housing,

: housing was early on with
us in the Market Analysis chapter under Findings.”

A Guide to Small Area Planning"” was not a plan that was adopted by TMAPC
or City Council. It was an internal document created and presented to
TMAPC and maybe City Council, but no action was taken. | don't think it

26 827 40-41 belongs in this list. INCOG Addressed. Thanks.
Under Parking, | thought on-street spaces on timed meters only had
4 a8 enforcement until 5:00pm, rather than 8:00pm as stated in the draft. HIRCOG Addressed. Thanks.
These pages express the importance of urban design and the pedestrian
environment - however, there is nothing in the implementation strategy {p.
4246 149 122) to address this {such as adopt design guidelines, etc.) INCOG (We will add this Into the section. This was missing from the initial draft.
Under ExIsting Retail: Comparison Trade Area graphic, "G" WalMart
60 74 Supercenter - what is this? The only Waltart in that vicinity is in Bixby INCOG Thanks.
{We agree that 2nd Street is a very important connection into the district, though we believe
Plan ignores 2nd Street, despite a proposed mixe development at this that, in regards to the north portion of the district, 3rd Street should be considered the primary
location {2nd & Denver) and 2nd Street being the most direct connection in enst/west street due to the full east connectlon through the CBD and west connection to
General the Blue Dome District INCOG exiiting neighborhoods,
Agreed, This block is envisloned to be incorporated into the new linear park space along the
Triangular block between Cox Business Center and Doubletree needs to be east side of the CBC. This vision sees those Improvements extending from the west entry of the
73 21 improved to increase pedestrian safety and comfort, INCOKG BOK. along Civic Center Drive, to the DoubleTree and 7th Street.




Clvic Center Plaza appears to be centered in 5th Street - would ike to do
further coordination with MKSK on Jocation of how the beginnings / parts of
this plaza could be realized as part of Cox Business Center Vision Tulsa
remodel currently In design. Rerouting circulation in the plaza is challenging
with the current day constraints such as the Aloft hotel parking structures, 'We agree, and we have been coordinating with the design team and the city since the
which is not within our scope to rearrange. |deally the Vision Tulsa project beglnning of the project ta make sure our recommendation for the Civic Center Plaza allgns
part of the plaza would be a permanent and not temporary fix to the overall [with the current design and planning efforts taking place on the east side of the Cox Business
i 51 plaza design. [COT ENG, Mary Kell Center,
The Convention Center and Expansion + Full service hotel seems like a great
improvement to the Convention Center as a long-term solution. More plaza
Imrpovements to the Civic Center Commeons could be a part of this project
once it is funded or privately paid for {and the Police courts building with
‘E 6 lenants are relocated off site}, [COT ENG, Mary Kell i\!{eed. Thanks for the feedbackl
Greal questlon. Short-term activation of Civic Center Plaza does not necessarily require taking
up exlsting parking spaces, especially during work hours, If short-term activation ideas were
| like the short-term activiation of the Civic Center Plaza, but does it eliminate incorporated that would require parking spaces, those specific activities could take place on
most of the parking at Lhe Cox business Center entry level? If so, what is the the weekends or during off-hours. If a semi-permanent idea, suchasa porary
plan to take care of existing parking needs now for the Court house, pollce, bar, were incorporated then parking spaces removed would have to be replaced elsewhere if
114 136-137 Aloft and other groups in the area? [COT ENG, Mary Kell this lot generally has 100% occupancy,
Would like to see cost detall of $400K-650K upper deck and $850K-1M under
deck garage level for Civic Center Commons Temporary Activation - some of
lthese ideas might be able to be coordinated with Cox Business Center Vision We are currently working with the city to further develop these initial cost estimates. Thank
123 129 Tulsa remodel in the next 6 months of planning [COT ENG, Mary Kell you for the comment.
Libray attendance shoud be converted to yearly to match BOK Center and
1] &3 Convention Center - 730,000 [COT ED Got it, Thanks,
730,00 people per year in the library seems high though | have no proof. | am
nlso not sure how many of these people are contributing to the area and
35 49 adding to the vibrancy. [COT ED [Comment noted..
There is a green/plaza space between the Civic Center garage and the
Convention Center that is not identified on the map. There is grass, benches
37 51 and tha Sarah Morth moalc artwotk. COTED Got it. Thanks.
There is a navy colored line along Boulder between @nd & 3rd but the color
43 57 s not included on the key so | cannot tell what it means COTED Got it. Thanks.
There is a green/plaza space between the Civic Center garage and the
a3 57 (Convention Center that is not i on the map- COTED Got it. Thanks.
45 5% Shoutd the dovwnlown Trolly be identified on this mop? Just a thought. COT ED (W can add this to the map.
Population Growth Rate Chart - it would be nice to include the raw # in
54 8 addtion to the % so we can understand the scale, COTED | Addtnsed. Thanks,
Young Professional Growth Rate Chart - Does this really only inlcude
professionals or does it inlcude all people ages 25-34? if itis only
professionals in this age why are we excluding others, it seems like we should This chart includes all people aged 25-34, which we often shorthand as the Young Professional
54 1] want all young 25-34 vear olds. COTED Cohort. We wlll remove that shorthand to clarify this.
Please add the Reunion Building Is the sister praject to Adams and should also
55 o b done in 2019 - rental. proposed 80 units. ICOT ED els d, Thanks.
The Tulsa MSA is expected to grow by 11% by 2030, Should Downtown Tulsa grow at the same
rate, Downtown would expect to add only ~450 residents by 2030, Based on just the pipeline of
units slated to come online Downtown in the next few years, Downtown is positioned to grow
| am sure the costar 450 # for downtown residents by 2030 is correct based by more than its fair share of 11%, a i polntin { 'S
on their linear profection trend but | am not sure why this is included since it j y- This could ially be by writing "450: Projected new downtown
is clearly not the future based upon the residential demand and # of housing residents by 2030 if Downtown Tulsa only captured a share of MSA ion." If
55 &2 s alimadly in the pipdeing, ICOT ED this is not compelling, this entry could be deleted.
If you haven't, | would confirm with Elliot Nelson or Casey Stowe that they are
tonfrotable with the Santa Fe project reference to deals falling through and
56 70 the project being on hold. [COTED Addressec. Thanks.
57 71 (Dffice Pipeling, key list A - Harford building bitht here is no A on the map COT ED Addressed. Thanks,
€ Greenarch - the name is 21 N Greenwood Ave, 80,000 Sf Total, 64,000 SF
57 71 (DFfice as currenlty proposed. COTED Thanks,
There are 4 Walmart Supercenters and 4 Supertargets in Tulsa so | am not
sure why only 1 Supercetner is identified {G) and why it is identified at all.
60 74 Some of the others are [oser to downtown than the one identifed. COTED Thanks.
it is true that the bond will be in the $450mm range but anly $140mm or so is
vailable for nonstreet projects as | understand so the big number might be a
125 little misleading, COTED Text has been undated per our conversation with the City of Tulsa and the DCC.
The proposed TIF | is not acceptable if this boundary is for the increment
Brea. If it is for the project area It would work but | think it is still not the best
loption based upon the articulated need of the arena distrct plan. The
125 131 increment area must stay west of Denver Ave. COTED Text and graphic have been updated per our conversation with the City of Tulsa and the DCC.




The allow the full service hotel Lo move forward seems too spercific a
reccomendation and is advocating for 1 developer over others, | think this
should be toned down or acknowledge that the concept is good but many

133-134 141-142 other delails need Lo resolved/verfied before this can be a reality, COT ED Addressed, Thanks.
| am not confortable with the TIF TIF | bullet point in the vertical developemnt
funding portion. This should read "TIF | should have a similar funding
to the other D TIF's. Typically, 1/3 of the funds are
used for publlc projects and 2/3 of the funds are avaiable for private
assistance. In relation to i project might
expect to see 35%-58% of the ad valrom collections assuming the project
136 and 140 144 and 148 _|meets the reuirements of the adpoted project plan." LOT ED Updated.
| am not confortable with the TIF TIF | bullet point in the vertical development
funding portion. This shoud not dictate the lenght of the TIF or the cap and
this part of the sentence needs to be removed. The cap will be established
once we understand the private development expected to occur and the
136 and 140 144and 148 |public improwvements thal are needed, COT ED |Updated.
Retail Strategy - Is there a matirx of the reccomendations and who will be
responsible for them, Also, where the funding might come from to build this Please refer to the Governance Plan (p. 156-157) for current details on retail strategy
141 150 ldﬂ-liﬂﬂd!(llﬂmll‘? [COT ED and Yming.
Sales Tax Abatement - Please reword to Sales Tax Rebate, and remove the
word abalement. If you abate they never actually pay the sales tax and this
145 153 indicates they will pay and have a portion returned which is a rebate. [COT ED Yes, you are correct. We will modify, Thank you,
Several meetings have occurred recently where the BOK parking lot on The two sites highlighted on the "Convention Center Hotel Sites" map are the two sites
Denver has been presneted as an acceptable canvention center site by the recommended by the consultant team. There may be other acceptable sites for a Convention
147 155 CVB staff so if this is true it should be added to the map. £ot ED Center Hotel, but these are the hwo that the team see as preferred/priority sites.
Hopefully Mr. Kier or someone from Finaicne was a party to the discussion
about bond issuance for the convention hotel. On other prajects | have
worked on this method has beome quite challenging and nat the best source
147 155 of revenue based on input from Finance and their bond council, COT ED Tent updated per our call with the City of Tulsa and the DCC,
Governance - | think a specific Department should be idnetified ad the lead From our conversation, it sounds like and Ce Planning
148 156 faciltator of the Plan or | am afraid no one will own the efforts. COT ED liadership should weigh in on the question of ma; mant reapanilbility,
Implemetation, | am not sure what specifc role is intended for TDA but it
should be limited to acquistion of property, IT the COT folllows the same path Yes, It Is our the Tulsa i hority will be the i
for this TIF the Tulsa Industrial Authority will be the implementing agency, All for the new TiFs. Governance Plan text has been updated and Tulsa Industrial Autharity has
148/149 156/157 other COT incetives should be lead by COT staff, ICOT ED bieen added to the Governance Structure graphic. Does the TCIA have a logo?
Municipal Bonds - Language regarding GO Bonds and Sales needs correction
128 134 Similar to the language on 130 COT ED, Gary Hamer Text updated per our call with the City of Tulsa and tha DCC.
TS50 Fex - Has this been double chetknd and vorified that these fees would be
129 135 available for this use [COT ED, Gary Hamer Text has been updated per our conversation with the City of Tulsa and the DCC, Thanks.
There already is a comprehensive homeless prevention and oulreach
132 140 program. "A Way Home For Tulsa" . https://csctulsa.org/awhd COT ED, Gary Hamer Text updated per our call with the City of Tulsa and the DCC.
Municipal Bonds - Maybe should say Municipal Capital Programs. Paragraph
is unclear “after the anticipated 2019 proposal" is what voted on approved by
136 144 voters???? ICOT ED, Gary Hamer Text updated per our call with the City of Tulsa and the DCC.
Based on a conversation with Jim Coles, it is our understanding that the Downtown
Development and Redevelopment Fund is already an approved program. The fund is a 6-year
Is the and fund already an app |zero-interest revolving loan fund that has been str; in support of
140 148 prwam? What is the funding source? [COT ED, Gary Hamer projects.
Under Funding. The last sentence seems premature and speculation at best.
147 155 Bonds backed by what? [COT ED, Gary Hamer Text updated per our cail with the City of Tulsa and the DCC.

After review of the draft ADMP, we find fault with the numbers used by
MKSK and are in support of a revision based upon the count provided by the
Tulsa Chamber, | have attached a letter fram NAIOP Oklahoma which mare
specifically addresses this issue — we ask that this revision be made priar to
the ization of the ADMP,

Frisbie Lombardi, Nick

Lombardi

Per conversations with the City of Tulsa and the DCC, HR&A recelved consensus to move
forward with LEHD On the Map to calculate the number of jobs in Downtown Tulsa.

* Note, the retail program in the Arena District does not change as the number of workers in
the Arena District remains constant across the sources {approximately 8,500 workers in the
Arena District). Therefore, while the gap increases, the demand is for retail In other Downtown
neighborhoods.




The Page Belcher Federal Building is a National Register-listed
Midcentury Modern historic building. For the Feds to sell the
property in order for it to be demolished or reskinned, I'm
50% sure that will be an adverse effect under Section 106.
Even If you don't use federal dollars, it's still a federally
permitted undertaking on thelr end, You might want to
iconsult with the SHPO, As a listed historic bullding, a
[developer would also be eliglble to pursue historic tax credits
for a certified rehabilitation that retalns the historic character
of the building. It would be great if the historic context of the
ICivic Center could at least be considered.

Tulsa Architecture,
Amanda DeCort

|Comment noted,

Regarding our discussion earlier about the daytime population data in the
repart potentially being off, | got with the Tulsa Chamber's ecanamist today
and he was able to pull the correct number for daytime population for
Downtown Tulsa. His numbers reflect 8 Downtown Tulsa {Census Tract 25)
daytime population of 43,000+, Please see attached report.

[Rose Rock Develapment
Pariners, Sieven Watis

Per conversations with the City of Tulsa and the DCC, HR&A recelved consensus to move
forward with LEHD On the Map to calculate the number of jobs in Downtown Tulsa.

* Note, the retail program in the Arena District does not change as the number of workers in
the Arena District remains constant across the sources (approximately 8,500 workers in the
Arena District). Therefore, while the gap increases, the demand is for retail in other Downtown
neighbarhoods.

I've not worked directly with EMSI in the past. What's becaming more
standard in the industry is Local Employ and
Household Dynamics/On the Map, The attached report detalls employment
|numbers from 2015 (most recent data available) of about 32k, but has
limitations of not including federal workers or partnerships {law or finance,
traditionally). Are you able to ask HRA about their opinions on the validity of
On the Map for a project like this? | have a difficult time looking at the
attached email and believing the EMS) data to be correct when On the Map is
showlng higher for a smaller geographic area, If EMSI data is more recent,
{were there any major employment shifts or losses in Downtown since 20157

TDCC, Brian Kurtz

Per conversations with the City of Tulsa and the DCC, HR8A received consensus to move
forward with LEHD On the Map to calculate the number of jobs in Downtown Tulsa.

* Note, the retail program in the Arena District does not change as the number of workers in
the Arena District remains constant across the sources (approximately B,500 workers in the
Arena District). Therefore, while the gap increases, the demand is for retail in other Downtown

131 139 Remove relerente 1o PSA in the FSA ambassados program TDCC, Brian Kurtz Tent updated per our call with the City of Tulsa and the DCC.
Editorial Dlawen Wartick Addroried. Thank you for the comments.
Add figure Labels to graphics lamos MeHendry Addressed.,
Dne Commissioner requested that the “chess piece” maves be identified that
imust occur to free up the catalytic sites, TMAPC The final report has addressed this point through the Phasing + Khr_Lte'-
iDne Commissioner requested that an alternative for the Federal Building site Though this plan does recommed that the slte be redeveloped, on page 91 of the final report,
be considered that preserves the Page Belcher building. He expressed In addition to the aiternative concepts sectlon of the Appendix, there is an alternative that
concern in a plan that recommends tearing down a historlc building and that looks at a potential site layout if the decision is made to preserve the Page Belcher Federal
a1 It would be impossible to replace a building like this today. TMAPC Building.
One Commissioner stated that if the Municipal Courts building and Civic Plaza
are praoposed to be redeveloped, the plan should consider the
reuse/redevelopment of the County Courts building as well. He indicated that
it was the grouping of these buildings and their uses that makes this area We agree with this point and have illustrated the preservation of the County Courts building as
uninviting to Lhe community. TMAPC & potential reuse project after the of Civic Center Plaza,
One C stated that way should be an important part of We agree - This point is addressed In the final report, broadly within the Vision chapter (pages
18-19 +82-83 |improving the District. [TMAPC 18-19) and again in the Catalytlc Profects chapter {pages 82-83)
COT, Janine

Various grammar and typo edits.

VanValkenburgh

Addressed. Thanks.
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EXECUTIVE SUMMARY

The Tulsa community has a history of
making bold placemaking investments

in its city. These include the BOK Center,
the Guthrie Green, and the newly opened
Gathering Place. The BOK Center is one
of three investments, including the Cox
Business Center and the City-County
Library, that the city has made in the Arena
District. Despite these civic investments,
the Arena District remains fractured and
disconnected from the rest of downtown
and surrounding districts. Because of the
economic importance of these assets to
the Tulsa economy and visitor experience,
it is imperative that the condition of this
area be addressed.

The Vision contained in this Master Plan
proposes a series of strategic public
investments in building great downtown
streets, creating a series of signature

park and plaza spaces, and dismantling
and dividing an outmoded civic center
through a series of catalytic public-private
development opportunities. Because these
projects involve public streets, publicly-
controlled ground, and willing partners,
great transformations can be achieved
across the next 10+ years with focused and
aligned effort.

This plan creates a welcoming front

door for downtown and a place that will
introduce visitors to all that Tulsa has to
offer, encouraging them to explore the city.
It will activate existing assets and create

gathering spaces unique to the district

but attractive to Tulsans and visitors alike.
Improved street experiences will encourage
pedestrians to walk within the Arena
District and to the Central Business District.
Together these improvements will attract
private investment to create a mixed-use
neighborhood that is active 18-hours a day,
seven-days-a-week - full of residential,
restaurants, retail, parks, offices, and
unigue destinations.

Today Tulsans have a chance to remake
the Arena District and make it more a
part of the community’s identity. This plan
presents a guidebook of the strategic
table-setting investments and policies

to achieve this vision. It is designed to

be flexible and adaptive to respond to
the market and opportunities that are
presented, and phaseable across time to
ensure successful implementation.

What will successful pursuit of the Arena
District Master Plan result in? It will create
a world-class neighborhood, usher in a

new era of downtown investment and
growth, and represent the unique character
of Tulsa with authentic destinations and
experiences for both residents and visitors.
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THE CHALLENGE

THE ARENA DISTRICT TODAY

ONLY ACTIVE FROM 9 TO 5
FRAGMENTED
DISCONNECTED
AUTO-CENTRIC
SINGLE-USE

THE SOLUTION

THE FUTURE ARENA DISTRICT

18-HOUR LIFE & ACTIVATION
VIBRANT & ENERGETIC

WALKABLE & BIKABLE
LIVABLE

CONNECTED
WELCOMING

A DESTINATION
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THE IMPORTANCE OF THE
“ARENA DISTRICT”

The Arena District today draws more than
1.8 million people annually to experience
events, attend conferences and participate
in the daily civic life of Downtown Tulsa.
While the district brings people to
downtown, it does not contribute as fully
to the overall image of Tulsa as it should.

It is a district that is dominated by surface
parking lots (27% of the study area) and

a lack of public park space (3.5% of the
study area). It lacks the urban fabric that
could connect it to the rest of downtown
and adjacent districts. It does not have
enough activity to bring people to the
district before and after events. And it does
not adequately welcome visitors to the
district, downtown or Tulsa as a whole.

The Arena District Master Plan sets forth a
market-based vision for the Arena District
that complements the major attractions

in the district—the BOK Center, the COX
Business Center and the City-County
Library—with mixed-use infill development,
dynamic public plaza and park spaces,

and short-term activations. This new
18-hour neighborhood will serve visitors,
residents, and employees and act as a new,
welcoming gateway into Downtown Tulsa.

PROJECT PURPOSE

The Arena District Master Plan effort

will help guide the City of Tulsa and its
partners in improving the public realm
and enabling private redevelopment.

This master planning process assesses
the current state of the Arena District,
evaluates the potential of public
infrastructure investments, creates a
system of engaging public spaces and
streets, identifies opportunities for private
development, and provides a market-based
and phased roadmap for future decisions.

Launched in February of 2018, the plan
has been led by City of Tulsa staff, a
Steering Committee, project stakeholders
representing a spectrum of interests

and organizations, and members of the
Tulsa community. The interdisciplinary
planning team led by MKSK'’s planners and
landscape architects includes experts in
architecture, engineering, market analysis,
placemaking and identity.
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The master plan was guided by the following five principles:

BROADEN AND
STRENGTHEN THE
DISTRICT’S ROLE in the
Tulsa economy by identifying
strategies to reinforce the
visitor experience and
promote and foster growth
and development.

UNCOVER A DISTINCT
DISTRICT AND DOWNTOWN
IDENTITY by telling a bold
and authentic story through
dynamic placemaking,
landmarks, public art, and
messaging.

REPOSITION THE DISTRICT
from a limited-use area into
a thriving destination and
downtown neighborhood.

SHRINK PERCEIVED AND
REAL DISTANCES within
and between the District and
its downtown and riverfront
neighborhoods for residents,
workers, and visitors.
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PLAN to guide public and
private sector investment
that leads to “early wins” and
long-term prosperity.



HOW TO USE THIS
MASTER PLAN

Following the introductory planning
framework, the Arena District Master Plan
contains six primary chapters:

The Vision

Building from community input and
feedback, existing conditions analysis, and
market potential, the master plan puts
forth a vision for the future of the Arena
District. The Arena District can become a
welcoming gateway to downtown and the
City of Tulsa. Its transformation into an
18-hour neighborhood that is activated by
a mix of uses and connected seamlessly
to downtown, surrounding districts and
the riverfront will make it one of the most
dynamic neighborhoods in the city.

Community Engagement

As part of the Arena District Master Plan,
the planning team reached out to the
Tulsa community using various platforms,
including online and in-person methods
of interaction. Through roundtable
discussions, online surveys, and three
community visioning workshops, the plan
reflects a shared vision for the district
that encapsulates the wants and needs
of Tulsans. This section summarizes the
findings of this engagement effort.

Plan Alignment + Existing Conditions

Aligning ongoing, recent and past
planning efforts that impact the Arena
District was a critical component of initial
planning efforts. To complete this snapshot
of current issues and opportunities,

the planning team examined existing
conditions as they relate to how existing
land use and connectivity impact the

built environment of the district. This
established a baseline understanding of
the district that informed concept designs,
strategies and recommendations for the
master plan.

Market Analysis

The market and economic assessment
examined the current state of the market
and the future potential of residential,
commercial, hotel and retail uses in the
Arena District. The assessment draws upon
findings from a series of conversations
with downtown stakeholders including
developers and retailers; evaluation of
third party socioeconomic and real estate
market data for Downtown Tulsa along
with the city and region; and comparisons
to market and economic trends in peer
cities.

The Arena District

Success in the Arena District will require
investment in public realm enhancements,
additional civic improvements and private
development. This section describes
catalytic public and private projects

in greater detail and examines the
opportunity for both long-term and near-
term investments.

Phasing + Implementation

The investments required to implement
the Arena District Master Plan will involve
multiple public and private sector partners
and funding sources. This section examines
preliminary estimates of probable cost,
recommended phasing and the mix of
funding sources that can enable success

in the Arena District. This flexible tool is
designed to be opportunistic to respond to
community priorities and market demands.

15
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THE VISION

A Gateway to Downtown

The Arena District hosts more than 1.8
million visitors annually who participate in
events, concerts, conferences and civic life.
While successful in attracting visitors, the
Arena District can do a much better job of
being welcoming, inviting and engaging.
The master plan seeks to provide that
welcome, as well as make public spaces
and enable development that encourages
people to visit, stay and relax. An activated
district with a multitude of uses and
attractions will serve everyday visitors,
residents and employees as well as those
coming for special events, conferences and
celebrations. This 18-hour neighborhood
will require an influx of new residents to
live in the district beyond 9 to 5 and to
provide a population base that will support
the desired retail and entertainment uses
that will enliven the district. To ensure

its success, the Arena District must be
seamlessly connected to both the core

of downtown and surrounding districts
and neighborhoods. A more walkable
downtown starts with improving the
pedestrian scale of the Arena District.

Based on community and stakeholder
guidance, the planning team identified
these four essential elements for Tulsa’s
Arena District Vision:

Welcome
1: Welcoming Visitors and
Tulsans and introducing them

to what downtown has to offer.

2 : This is the gateway to
downtown.

Activate

1: Make spaces more vibrant
and inviting for people.

2 : Invite activity in buildings/
attractions to spill outside and
enliven the city.

Live

1: Create a robust downtown
neighborhood where people
live and call home.

2 : Build a place with a mix of
uses that creates an 18-hour
day of activity.

Connect

1: Fully integrate the district
into downtown.

2 : Make downtown amazingly
walkable with an inviting and
safe walking experience.
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WELCOME

Although the BOK Center, Library, and Cox
Business Center provide consistent activity,
there is a lack of distinct identity and
cohesive connectivity to other vibrant and
revitalized districts in the CBD. It has also
been identified that the entry experience
into the CBD is lacking — there is no true
front door to welcome visitors to the city.
Given its location adjacent to highways
and railroad infrastructure, the entry arrival
experience and connectivity to other
vibrant downtown districts is also of key
concern.

WEL- COME

/ welkem /

The Arena District Master Plan, through
the following design concepts, public
realm enhancement strategies and
recommendations, addresses these issues
and concerns. The civic identity of the
Arena District will come to life through

a network of connected typologies,
narratives, and local amenities that will:

« Create a best-in-class visitor and entry
arrival experience

« Connect and welcome local, regional,
and international visitors to unique
downtown Tulsa amenities, attractions
and districts

« Engage visitors in an authentic Tulsa
experience rooted in history, culture,
art, and placemaking

1: Welcoming Visitors and Tulsans

and introducing them to what =  Provide an authentic Tulsa experience—
downtown has to offer.

Arena District Master Plan

)
@)

2 : This is the gateway to downtown.,

Informed by physical audit findings,
stakeholder and community engagement
workshops, FeedbackTulsa.org surveys,
and outcomes of the 2016 Resonance
Report, the planning team has identified
the challenges as well as the key
opportunities to strengthen the place
identity of the Arena District, create
opportunities for connection, and establish
a best-in-class visitor arrival experience.
Tulsans see an opportunity to build

a vibrant neighborhood identity and
regional destination that engages visitors,
attracts talent, and generates economic
development. Because of its location,

the Arena District has the opportunity to
serve as the gateway for Downtown Tulsa,
connecting and welcoming regional and
international visitors into downtown and
the region.

building upon—but not infringing upon
the success of existing districts

The diagram on the following page
illustrates the opportunity to position the
Arena District as a “gateway” to downtown
Tulsa. The civic identity of the Arena
District is framed around the concept

of this area serving as a “front door” —
welcoming local, regional, and international
visitors into downtown.
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ACTIVATE

Investment in great public spaces has
proven to create catalytic change in urban
districts. Investment in these spaces shows
developers, potential users and residents
that the city is committed to improving the
quality of life in the area.

A current lack of contributing buildings,
active ground-floors, and private
investment in the district means that the
public realm must take the early role of
activating the district. The public realm has
the responsibility of creating an inviting
and welcoming experience for visitors,
current residents and future employers and
residents that the area may attract.

There is opportunity in the Arena District
to revitalize or reimagine existing public
spaces and create new signature spaces
within the redevelopment of underutilized
sites. These include the CBC lawn and
edges, Civic Center Plaza, the Plaza of

the Americas, the BOK Center lawn &
plazas and the Page Belcher Federal
Building block. Plaza of the Americas and
the BOK Center lawn and plazas provide
opportunities for early park revitalization
projects to serve as gateways and anchor
points for the north and south portions of
the district. Civic Center Drive, the Page
Belcher Federal Building block, and Civic
Center Plaza are potential intermediate and
long-term projects that should occur as
part of future redevelopment of those sites.

These investments will provide the
opportunity to activate, connect, and
incentivize future development in the
district. Additional details and long-term
recommendations for these spaces are
expanded upon in the following chapter.
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CONNECT

Of foremost importance to the success of
this district is establishing stronger physical
connections to the Central Business District
(CBD). Today there are largely mediocre
street environments, parking lots and
underdeveloped spaces that separate the
active areas of the district from the core of
Downtown.

Building on the analysis and
recommendations from previous planning
efforts, this plan recommends a series of
signature streets that form the backbone
of the Arena District. Investments in
these streets are paramount to improve
the overall pedestrian experience. These
streets are the most public-facing, acting
as key arrival gateways, critical pedestrian
linkages, and serving as connections to
other districts and neighborhoods.

Running east/west, 3rd, 5th, and 6th
Streets have potential to be signature
streets connecting the district to the

CBD. Improvements already made to 5th
Street help to encourage walkability, but
more needs to be done to accentuate the
connection to the CBC and to activate the
buildings and uses along the corridor to
enable greater pedestrian activity. Sixth
Street is also critical as an entrance to the
district, as well as serving visitors to the
CBC and existing residents to the south.
In addition to serving as BOK Center
frontage, 3rd Street connects across to
the Crosbie Heights neighborhood on the
west, and to the Blue Dome District on the
east, making it one of the few streets that
actually traverses the district.

Running north/south, Denver and Boulder
Avenues should serve as enhanced green
corridors through the district, connecting
to the Tulsa Arts District to the north and
Riverview Neighborhood to the south.

Focusing on the core of the district

and creating strong connections to
downtown through the east-west street
and streetscape improvements as well
as private mixed-use development
along Denver Avenue will create a more

successful district. With this energy,
investment and improved connections
to the surrounding neighborhoods and
districts will follow.

All other streets in the district should

be considered primary streets with
streetscape enhancements, improved
mobility options and road diets when
necessary. These include modifications
in street geometry, intersections and
widths to enhance walkability and
pedestrian safety. Doing so will create

a street grid within the district that will
encourage pedestrian activity, support
mixed-use development and shorten the
walkability gap between the district and its
surrounding neighborhoods.
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LIVE

For a district to thrive and become a
vibrant neighborhood where people live,
work, and play, it is vital that there is a
focus on activation of the neighborhood
18-hours a day. This means creating

an environment for daytime users
(employment and visitors) and evening /
weekend users (residents and visitors)
through a dynamic public realm, a variety
of building uses, and active ground
floors along major corridors and key
intersections.

Enhancing the public realm can be
accomplished not only through revitalized
and new park spaces, but also through
considerations to building form. New
development should be built up to the
street and at an appropriate context-based
scale. Surface parking should be masked or
hidden in the rear of development sites and
parking structures should have enhanced
facades when visible.

In addition, a healthy mix of employment,
retail, and residential uses is an important
ingredient to a vibrant neighborhood.
Active ground floors should be the primary
focus of new development in the district,
allowing for flexibility of uses on the
upper floors of buildings. This allows for
opportunities for less and more efficient
parking in the district through shared
parking facilities and also keeps an active
flow of people and energy throughout the
district 18-hours a day.
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COMMUNITY ENGAGEMENT
SUMMARY + RESULTS




My vision for the Arena District is:

A more vibrant neighborhood with

a variety of services for people both
during special events at the arena and in
between.”

COMMUNITY ENGAGEMENT
SUMMARY & RESULTS

ENGAGEMENT OVERVIEW

A key part of a successful planis a

robust community engagement process
focused on meaningful conversations

with project stakeholders and area
residents, employees and visitors. As

part of the Arena District Master Plan,

the planning team reached out to the
Tulsa community using various platforms,
including online and in-person methods of
communication and interaction. Through
roundtable discussions, online surveys,
and community visioning workshops, this
plan reflects a shared vision for the district
that encapsulates the wants and needs of
Tulsans.

The following pages summarize the
engagement performed during this
process, and includes general findings and
themes from our conversations, activities,
and meetings. This encompasses findings
from five steering committee meetings,
multiple roundtable discussions with
project stakeholders, the three Community
Workshops, and three online surveys
through Feedback Tulsa. The planning
team synthesized this information as a
guiding framework for the development of
the master plan vision.

Arena District Master Plan
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(90K registered neighborhood Tulsa residents)
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MY VISION FOR THE
ARENA DISTRICT IS...

VISION
STATEMENTS

Through an online survey on Feedback
Tulsa and at the first Community Visioning
Workshop, Tulsans were asked to complete
the phrase “My Vision for the Arena District
is...” These vision statements, some of which
are shown below, helped guide initial design
concepts and ideas. The visions largely re-
imagined the Arena District as a mixed-use
neighborhood that is well-connected to
Downtown Tulsa and surrounding districts.

Connections between the arena
and business center to local venues,
restaurants, bars and the other
districts and importantly, the river...”

Walkability for locals and visitors
to see sites, dine, stay, and live.
Connections to other communities.”

Friendly to tourists but also spaces
usable to folks who live here all year.”

Develop a district that is easy to
traverse during events and provides
appealing options for dining.”

A citywide gathering in the area that
supports vendors, food trucks and
small businesses.”

Re-open superblock to promote
connectivity. Better connections,
especially between the convention
center and BOK Arena, and a re-
imagined Civic Center Plaza.”

An active district with its own
identity/personality that connects
with adjacent neighborhoods.”

DISTRICT STRENGTHS,
WEAKNESSES &
PRIORITIZATION

During the initial stages of the planning
process, Tulsans were asked to help the
planning team better understand the
district through various activities and
questions. Through an online survey
administered on Feedback Tulsa, and at
the first Community Visioning workshop,
exercises focused on identifying district
strengths, weaknesses, and priorities. The
results are summarized in the maps on the
following page, with key take-aways listed
below.

WHAT ARE THE STRENGTHS? WHAT IS
WORKING WELL?

The BOK Center and the City-County
Library were considered the top strengths
in the district. The BOK Center was
lauded for its high-quality events, whereas
the library was noted to have excellent
programming. The Cox Business Center
and area hotels were identified as strong
assets that help make this district a
destination.

WHAT ARE THE WEAKNESSES? WHAT IS
NOT WORKING WELL?

The Denver Avenue Transit Station was
identified as one of the top weaknesses
due to a perceived lack of safety. Some
suggested civic uses, such as those in the
Page-Belcher Federal Building, be moved
elsewhere in the city and the buildings
and/or sites reimagined. Existing open
spaces, such as Plaza of the Americas and
5th Street/Civic Plaza were highlighted as
weaknesses due to a lack of green spaces.

WHAT ARE THE PRIORITIES? WHERE
SHOULD WE FOCUS OUR EFFORTS?

Many locations identified as weaknesses
are also considered priorities due to
their opportunity for redevelopment or
enhancement, such as the Page-Belcher
Federal Building, Civic Center Plaza and
the Denver Avenue Station.
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WHAT PEOPLE LIKE
ABOUT THE DISTRICT

The district has great anchors and
institutions: The BOK Center was
recognized as the district’s greatest asset
since it attracts nationally-recognized

acts and brings in visitors from across

the region, followed by the City-County
Library, which was commended for its
great programming and recent renovation.

The District has interesting things to see
and visit: Respondents mentioned the
high-quality architecture in the district and
its surrounding area, as well as the many
restaurants, bars, and cafes that are already

301wl Lo ond e Tho Coo BI 7SN

WHAY ARE 3 THINGS YOU LIKE ABDUT THE ARENA DISTRICT? e

_:zﬂ.,.fi'-’.”;.*éﬁ'.',‘m in the area. Its proximity to the river was
i3 |br0ry also listed as an asset.
ok - A1OOUsks
o e M The district is relatively easy to access

and find parking: Because of its location
on downtown’s western edge, the district
is easily accessed from nearby freeways.
Once in the district, respondents found
that it was relatively easy to find available
parking, especially for those willing to walk
a block from their destination.

WHAT ARE 3 THINGS YOU LIKE ABOUT
THE DISTRICT?

CENTRAL
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Figure 34
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WHAT PEOPLE WOULD
LIKE TO SEE CHANGED
OR IMPROVED

The district needs more things to do:
Respondents suggested the addition of
more restaurants, bars, and retail in the
district, as well as mixed-use residential.
Though many enjoy events at the BOK
Center, they wish there was more to do
before and after events.

The district should be better connected
to downtown: Respondents would like a
less auto-centric district that has walkable
streets, smaller blocks, and is more easily
accessible from downtown. Denver Avenue
was mentioned as a barrier that inhibits
walkability between the district and the
rest of downtown.

The district needs to be safer and
friendlier for pedestrians: Through better
lighting and public spaces designed for
people, the district could become one that
is more welcoming to pedestrians. The
homeless population, paired with streets

devoid of non-vehicular activity, perpetuate

a perception that the district is not safe or
inviting.

WOULD YOU CURRENTLY CONSIDER
WALKING BETWEEN THE ARENA
DISTRICT AND DOWNTOWN/CBD?

Results from Workshop 2 & Feedback Tulsa

Yes, but it wouldn't

be comfortable.”

Maybe. It’s not
a great walk.”

\Depends..usually thereis
~_nothing to look at or purchase.”|

WHAT ARE 3 THINGS YOU WOULD LIKE TO SEE
CHANGED OR IMPROVED IN THE DISTRICT?

‘Parking and lee

RESTAURANTS

MORE THINGS TO
DO & SEE

Cells
PEOPLE
' N SPACE

‘Lack of mixed ‘Fecderal hutlcding

LISE Areas (Store onverted ta
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STREETS &
CONNECTIVITY

When asked to react to the draft concepts
for street improvements, which included
improved sidewalks, more street trees,
and an enhanced pedestrian realm,

100% of respondents noted that these
improvements would make them feel
more comfortable walking in the district.
Community members were asked what
other improvements would enhance transit,
bikability, and walkability in downtown.
Though most answers focused on
improvements to the right of way, a third
of all answers recommended placemaking
improvements and new infill development
as contributing to a walkable district.

Suggested improvements to the right of
way focused on enhancing the pedestrian
experience, from more street trees to
better lighting in the evenings, in addition
to encouraging multimodal streets with
bicycle infrastructure. Responses related
to placemaking aimed at improving the
district’s connectivity though gateways
and better signage/wayfinding, and
establishing a district identity though
public art. Many suggested that a lack of
active ground-floors and the prevalence
of surface parking lots negatively affected
walkability. As such, infill development

on the identified opportunity sites was
suggested as a strategy to improve
walkability.

CATALYTIC
OPPORTUNITY SITES

Prior to the development of the final
master plan vision, draft concepts
illustrated potential development options
for various sites in the district, such as the
Page-Belcher Building, Civic Center Plaza,
and the Bank of Oklahoma Surface Lot
on Denver Avenue and 2nd Street. These
concepts included enhancements to open
spaces in addition to potential adaptive-
reuse, mixed-use and hotel developments.

In both online surveys and the second
community workshop, Tulsans a
overwhelmingly supported redevelopment
of the three identified sites, noting that
activating the core of the district is a
positive improvement. When asked if a
mixed-use environment would encourage
them to spend more time in the district,
most of those surveyed responded
affirmatively and commented that

the district needs this type of 18-hour
activation. A clear majority of respondents
also shared that transforming the Arena
District into a mixed-use neighborhood
would encourage more people to live in the
district.



PARK
SPACES

A significant portion of the draft concepts
and strategies centered around creating
high-quality gathering spaces in the Arena
District. These spaces, ranging from short-
term activation of existing park and plaza
spaces to a long-term re-imagining of
public spaces in the district, aim to activate
and energize the district while fostering
future development.

Tulsans attending community workshops
and visiting Feedback Tulsa were asked
which types of park space improvements
they would like to see in the district.

Close to three-guarters of respondents
prioritized creating an activated public
space around the BOK Center and
improving Civic Center Plaza, with many
suggesting seasonal events capitalizing on
the visitors already drawn into the district
by the BOK Center and the CBC. When
asked which activities or spaces would
draw people into the area, responses noted
that the Arena District would benefit from
more things to do beyond events at the
BOK Center. The most popular activation
strategy was additional programming and
spaces for people to gather, followed by a
farmer’s market and pop-up retail.

DO YOU SEE VALUE IN
CONCENTRATING INVESTMENTS IN
THE ARENA DISTRICT?

Results from Workshop 2 & Feedback Tulsa

820/0 of those surveyed

either agree or somewhat
agree with concentrating
investments in the district

CONSIDER THE FOLLOWING

(Ordered by most to least mentioned)

1. The Arena District as a gateway
2. Think about our Return on Investment
3. Capitalize on initial investments to
incentivize future growth

WHAT PUBLIC SPACE IMPROVEMENTS
WOULD YOU LIKE TO SEE HAPPEN IN
THIS DISTRICT?

Rasults from Workshop 2 & Feedback Tulsa

79% B

IMPROVED CIVIC
CENTER PLAZA

ACTIVATED PUBLIC
SPACE AROQUND THE
BOK CENTER

NEW
SIGNATURE &

LINEAR PARK R,
STREETS

5
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WHAT WE HEARD:
SUMMARY

Through online surveys, three public
workshops, stakeholder roundtables, and
one-on-one conversations with downtown
experts, the planning team has identified
the following key take-aways:

Reposition the district as a welcoming
gateway to Downtown Tulsa

» Due to its location within downtown,
the district is often an unwelcoming first
impression of Downtown Tulsa for visitors
entering the area

« Connectivity to surrounding
neighborhoods and districts is poor
due to auto-centric streets, superblock
development patterns, railroad tracks,
highways, and other impediments to
walkability.

« The district has the potential to have a
meaningful and convenient connection to
the riverfront.

Improve the perception of safety through
activation of streets & better lighting.

* The lack of people walking along streets
and in public spaces makes the district
feel isolated and unsafe. Adding ground-
level uses would help activate the district.

» Lighting is poor throughout the district,
which makes streets feel unsafe at night.

Develop a distinct sense of identity for
the district that is complementary to
surrounding districts.

* The district lacks a cohesive identity,
with many Tulsans identifying the area as
only the BOK Center and its immediate
surroundings, and not as a true district or
neighborhood.

* The Arena District should strive to
develop a unique sense of place that is
complementary to surrounding districts.

* The district has the potential to become
a destination for all Tulsans, and provide
a true neighborhood character outside of
special events.

The district needs better parks and open
spaces with amenities and gathering
areas.

* There is a need for more and higher-
quality open space in the district, such as
a new signature park that can host events
of all sizes and serve as a catalyst for
neighborhood development.

» Currently a perceived “"weakness,”
an improved Civic Center Plaza was
prioritized by the community as the top
open space enhancement needed in the
district.

» Plaza of the Americas should be re-
imagined as a high-quality open space.

Activate the BOK Center during non-
event hours and enhance its surrounding
open spaces.

+ The BOK Center is one of the Arena
District’s top “strengths” due to its great
offering of concerts and events, and
the number of visitors it brings into the
district.

« During non-event days, the BOK Center
block feels inactive and lacks people and
energy. Activation and programming is
needed in this area.

» The district should build on the success
of the BOK Center to attract more
restaurants, bars and retail to the area.

* There is potential for infill mixed-use
development on the BOK Center block
and the surrounding opportunity sites.

Focus on mixed-use & infill development
in opportunity sites within the district’s
core.

* New infill development should focus on
mixed-use with active ground-level uses
and residential on upper stories.

* There is a need for more restaurants,
bars, retail and neighborhood services
so the district can become a livable
neighborhood.

« The surface parking lots around the
district were identified as “priorities” for
infill development.



Re-think the Page-Belcher Building Site

« The Page-Belcher was identified as both
a top “weakness” and the top “priority”
for the district.

« The long-term redevelopment of this
site may hinge on finding an alternative
location for the building’s current
tenants.

Re-imagine the Denver Avenue Station
site into a mixed-use development

« The current station contributes to a
perceived lack of safety in the Arena
District.

» The city and MTTA should consider
finding a more suitable location
elsewhere in downtown for the Denver
Avenue Station.

» There is potential for mixed-use
redevelopment on this site.

Expand the Cox Business Center & build a
full-service hotel.

« The CBC will need to be expanded
by 300,000 to 400,000 square feet
to continue to stay competitive with
facilities in peer cities.

« There is potential for a full-service hotel
with room block capabilities and meeting
facilities to attract new conferences.

Implement the plan

e The master plan should result in an
actionable and implementable plan that
builds on current successes and has buy-
in from stakeholders, city leadership, and
the community.
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PLAN ALIGNMENT + ANALYSIS

PLANS REVIEWED

In order to understand and align previous
planning efforts, this chapter includes

an analysis of past studies that have
recommendations important to the Arena
District. This analysis identifies common
themes within these plans, as well as
potential improvements that are directly
relevant to creating a Master Plan for the
Arena District. As seen on the list below,
included in this review are plans adopted
by the city, regional studies as well as
private efforts.

2016 Tulsa's Future 1l

2014 The Quality of Life Report

2005 Route 66 Master Plan

Varies Arena District Plans

0000000000000 0

2013 Complete Streets Procedural Manual

2010 Downtown Area Master Plan

2005 Centennial Walk Master Plan

This chapter provides a summary of
common themes found in the studied
plans listed below. An in-depth look at

the most relevant planning efforts, along
with a matrix that highlights major themes
that emerged from a review of all plans, is
included in the appendix to this document.
The matrix identifies recommendations
that are most pertinent to the Arena
District, and how different plans address
similar issues and opportunities.

2017 Cox Convention and Business Center Plans
2017 Downtown Walkability Analysis

2016 Tulsa Comprehensive Plan (PLANITULSA)
2016 Downtown Area Master Plan Progress Report

2016 Destination Tulsa 2025 Development Strategy (Resonance Report)

2015 The Tulsa Region Bicycle and Pedestrian Master Plan (Go Plan)

2011 City of Tulsa Downtown Streetscape Master Plan

C - City

CH - Chamber
IN - INCOG

P - Private
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COMMON THEMES

The plans studied through this alignment
document recognize Downtown Tulsa and
the Arena District’s regional importance,
significant anchors, and opportunity for
additional development. Nonetheless,
various reports also acknowledge several
obstacles faced by downtown, such

as an isolated convention center, large
federal uses, swaths of surface parking,

a lack of ground-level retail, superblock
developments, and poor connectivity.

As a result, the plans consistently advocate
for a vibrant downtown with “complete
streets,” better and more comprehensive
bicycle facilities, additional mixed-use
development with ground-level retail, and

two-way streets that encourage walkability.

These recommendations affect all of
downtown, and aim to better connect

the Arena District and its anchors and
institutions with the rest of downtown and
surrounding neighborhoods.

The Arena District has already been
subject to various studies of both public
and private interests. The most relevant
studies, shown in the graphic to the right,
are the Downtown Area Master Plan, BOK
Center Master Plan, and the Cox Business
Center Schematic. These three plans share
common goals in how to strengthen the
Arena District and better position it within
downtown. improving streets and open
spaces are common threads throughout
these studies, focusing on 5th Street Plaza,
open spaces around the BOK Center,

and streetscapes along 3rd Street and
Denver Avenue. The studies also identify
opportunities for infill development, both
mixed-use, convention-related and hotel,
and the adaptive-reuse of large civic
buildings.

2010

DOWNTOWN AREA
MASTER PLAN

Improving outdoor space around
BOK Center

Hall of Fame development in NE
Corner of BOK Center Block

Mixed-use Infill around BOK Center

Relocating government uses for
adaptive-reuse of Post-Office &
other civic buildings

Streetscape enhancements
Hotel Expansions & new hotels
Cox Business Center Expansion

Sth Street Plaza Improvements



BOK CENTER
MASTER PLAN

Outdoor Improvements around BOK
Center and temporary activation

Restaurant development in NE Corner of
BOK Center Block

Mixed-use Infill around BOK Center

Adaptive Re-use of Post-Office

Streetscape enhancements

Hotel around BOK Center/CBC

5th Street Pedestrian Mall

2017

COX BUSINESS CENTER
SCHEMATIC

Cox Business Center Entry Expansion &
Ballroom Renovation

Sth Street Plaza Improvements

45
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EXISTING CONDITIONS

ANALYSIS

INTRODUCTION

Organized around land use and
connectivity, this existing conditions
analysis examines the effect of current
uses and transportation infrastructure
on the built environment. This baseline
understanding of the district informed
the concept designs, strategies and
recommendations that aim to create a
true 18-hour neighborhood and to better
connect the district with downtown and
other surrounding neighborhoods.

The land use analysis includes a summary
of the district’s hotels and destinations,
revealing a district rich in entertainment
and hospitality options, yet lacking in

the services and amenities needed for a
livable neighborhood. The infrastructure
needed to sustain these current uses
manifests itself through existing parking,
which occupies a large portion of the
district’s land area and interrupts the
pedestrian experience within the district
and at gateways. Unlike access to parking,
which is plentiful and accessible from all
parts of the district, park and plaza spaces
are scattered and disconnected from
their surroundings. Many of these spaces,
such as Civic Center Plaza and Plaza of
the Americas, are uncomfortable and not
conducive for public gatherings.

Through conversations with stakeholders
and members of the Tulsa community, a
common thread quickly emerged - the
Arena District is not a walkable part of
downtown. The connectivity analysis
highlights the reasons and issues that
contribute to the district’s lack of walkable
streets, from an overall district-level
perspective to a street-level perspective.

At the macro level, issues affecting

the entire district, such as superblock
development patterns, disconnected
streets, transit access, and street
directionality, contribute to auto-centric
streets and inactive ground-level uses. At a
micro level, current pedestrian conditions,
such as missing sidewalks, lack of
pedestrian crossings, and poor pedestrian
amenities, result in streets that are not
conducive to a vibrant pedestrian realm.
Together, these forces affect how people
visiting the district decide to move through
its streets, and lead to a perception that
the district is best traveled using an
automobile. In addition, its location along
downtown’s northwest edge, framed by
two highways, results in physical and
topographical barriers between the district
and the Arkansas River corridor’s trail and
open space network. Addressing these
connectivity issues can ensure that the
Arena District seamlessly integrates with
the downtown street grid and provides
opportunities for riverfront access.
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LAND USE

The Arena District is largely a civic and
commercial district. A majority of the
Arena District’s parcel land acreage
(excluding right-of-way) is currently owned
by public institutions, such as the City of
Tulsa, the State of Oklahoma, and the U.S.
Federal Government. Due to the prevalence
of civic uses in the district, the City of Tulsa
is the single largest landowner in the Arena
District. The city currently owns one third
of parcel land acreage within the study
area boundary, including key properties in
the heart of the district. The Page-Belcher
Federal Building and block is owned by the
United States Postal Service. When totaled,
public land owners control 58% of the
parcel land acreage in the district, though
ownership ranged across multiple levels of
government and various agencies within
the same institution.

Civic uses are prevalent in the district’s
central core around 5th Street Plaza, with
the exception of the Aloft Hotel property.
Surrounding this civic core are various land
uses that take on some of the qualities

and typologies of the neighborhoods that
surround the district.

Government buildings were constructed

in the 1960’s as part of urban renewal,
centered around the elevated Civic Center
Plaza. This includes the original Convention
Center and Assembly Hall, the City-
County Library, City Hall (now Aloft Hotel),
the Page-Belcher Federal Building, and

the Municipal Court Building. This large
grouping of government buildings creates
a superblock adjacent to the south side of
the BOK Center arena. The BOK Center is
surrounded on the north and west sides by
legacy industrial and warehouse buildings
that take advantage of the railroad tracks
and convenient highway access. East of the
BOK Center, parking lots and garages fill
entire city blocks, though some of these
have seen recent commercial infill with

the construction of the Hampton Inn and
Suites and the One Place office building.

South of 7th Street, the district takes

on a different character altogether as
residential uses fill the majority of a 24-
acre superblock. In this block, the Central
Park Condominiums, Renaissance Uptown,
and Riverbend Gardens contain most of
the Arena District’s existing residential
units. These three developments are
nonetheless suburban in nature, featuring
large setbacks from the street, surface
parking along the edges, and inward-
facing residential units facing private
courtyards. At the intersection of 7th
Street and Houston Avenue, two hotels
take advantage of the close proximity to
the Cox Business Center (CBC), though
these do not activate the pedestrian
environment and instead consist of blank
ground-floor facades. In addition, the
Double Tree connects to the CBC through
an elevated walkway across 6th and 7th
Streets. These features do not promote an
inviting pedestrian environment and do not
encourage visitors to explore the district.

On the eastern side of the district, the
blocks between Denver and Boulder
Avenues have traits more in line with the
downtown districts east of the Arena
District. These blocks, which are sized
as standard 320’ by 320’ urban blocks
following the downtown street grid, are
mixed-use and contain office, civic, retail
and residential uses. However, on the
northern and southern sides, structured
and surface parking fill entire city blocks.
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ATTRACTIONS +
DESTINATIONS

The Arena District is home to destinations
attracting Tulsans and visitors from the
surrounding city, state, and region. For
instance, the BOK Center draws nationally-
recognized entertainment acts throughout
the year, while the City-County Library
offers a wide range of programming for
people of all ages and backgrounds cn a
daily basis. Meanwhile, the Cox Business
Center (CBQC) is Tulsa’s convention center
and event space hosting meetings and
events throughout the year. These three
anchors draw in 1.8 million visitors a year
for concerts, conferences, events, and
library services and programming. The
Arena District and its businesses and hotels
are thus heavily reliant on these anchors
and their success, as is greater downtown.

There is market loss however. Based on
conversations with area stakeholders,
visitors coming into the district for events
at the BOK Center generally drive and
find parking near the facility, and tend to
leave the district shortly after the event.
The CBC, while bringing in more than
347000 conventioners to the area on an
annual basis, also relies on entertainment
clusters outside of the district, such as
the Blue Dome District, for restaurant and
entertainment options. Conseqguently,

the district struggles to provide quick
meal options around events and does not
attract visitors during non-event days and
times. This is also due in part to a high
concentration of civic uses that are only
active during the workweek office hours,
with the exception of the City-County
Library. The latter attracts 2,000 users a
day and is open for much of the workday
and into the weekend, and offers valuable
services and community gathering areas.
It is also home to a Starbucks which is a
popular and in-demand third place in the
area.

PARKING

Visitors, residents and employees in the
Arena District have multiple options when
deciding where to park. These options are
often within a block of major destinations
or where they work or live, and vary
between on-street parking, surface lots,
and garages. For downtown visitors, the
Tulsa Parking Authority has garages with
public parking, two of which are located
within the district boundary. In addition,
the Arena District has 383 on-street
parking spaces, concentrated along the
east side of the district. Most on-street
spaces are currently along Cheyenne
Avenue and Boulder Avenue and the east-
west streets between these two corridors.
On-street spaces are currently on timed
meters, enforced Monday to Friday

(8:00 AM - 5:00 PM), and unenforced on
Sundays and holidays.

Structured parking is available throughout
the entire district, with garages containing
daily public parking, monthly parking, and
private parking. Operated by the Tulsa
Parking Authority, the Civic Center Parkade
and the 100 West Garage provide public
parking near the BOK Center, CBC, and

the Page-Belcher Federal Building. Other
garages with daily parking include the City-
County Library Garage and the ONEOK
Garage. In September of 2017, a 500-space
parking garage was proposed by the city
for the southeastern corner of Fourth and
Main Streets, including 3,000 square feet
for restaurant space. This garage will be
within four to five blocks of the CBC and
the BOK Center.

Surface parking lots are scattered
throughout the entire Arena District,
representing barriers to walkability and
interruptions in the urban fabric. The 2,803
surface spaces in the district are generally
privately-owned, with many available for
daily or event paid parking. These surface
lots are often located near important
intersections, destinations, and gateways,
holding potential redevelopment sites.
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PARK + PLAZA SPACE

Only about 6 acres (or 3.5%) of the 165-
acre Arena District is dedicated to green
space in the form of parks or plazas.

The minimal green space currently in

the district is generally uninviting and
inhospitable, detracting from the overall
experience for residents and visitors alike.

The most centrally-located open space in
the District is Civic Center Plaza, which
begins at the terminus of 5th Street toward
the Cox Business Center (CBC) entrance.
The plaza, which is expected to undergo
renovations as part of CBC improvements,
allows for a pedestrian connection
between Denver Avenue and the CBC, with
direct access to the City-County Library
and the Aloft Hotel. The current plaza lacks
green space and shade, is inadequately
activated by nearby institutions, and feels
disconnected to surrounding buildings.

Further south at the fork of 7th and 8th
streets, the Plaza of the Americas is an
urban plaza reminiscent of 1970’s urban
design that features concrete seating

and retaining walls. Though located at

a significant gateway into the district,

the partially-sunken plaza feels isolated
from its urban surroundings and does not
properly welcome visitors into the district.

Though not public parks, private green
spaces throughout the district provide
some gathering areas for the community.
For instance, the landscaped greens and
plazas around the BOK Center are actively
used before and after events. As well, the
recently-renovated private plaza fronting
the ONEOK Building includes trees,
benches, and planting areas.

Qutside the district boundary, several
public parks provide high-quality urban
greens that feature seating areas, lawns,
and public art, such as H.A. Chapman
Green at Main and 6th Street, which hosts
regular events and public art installations.
North of the district in the Tulsa Arts

District, Guthrie Green is a great example
of a modern downtown green space that
serves as a catalytic driver of development.
Opened in 2012 on a former commercial
lot, Guthrie Green includes a performance
space fronted by a by a large flexible lawn.
The park is continuously activated through
public events of all sizes, from small fitness
gatherings to larger concerts and movies.




¥ 4

- 8.5% of study area is park + plaza space
(public & private)

. 1'. - \\
A \
Z‘\ Center of the
' ¥ \l Universe
I i 0 0
| |
i {)
]
1] ¢
_' \
fi f AL / ) 1\ { Wllllams \X' e
w M . o g | Green
- 0 == TN 7\ it = ;f‘i-'- ‘f"\ \ W e
| o . = IWATN I,L/..a' : B — \"j \ .Cha man
l J / Mosaic + CBC PRET==WE =\ q Plza : g =
cH f | Outdoor Space - \ e g \'\’ \es 2
Charles Page g1y \ : ; 3, A o cox Plaza §
. t ¥
-~ \\3 ‘ - .',"T_ "\
’__ > ] _,/\\;"‘vf‘"\
e iGek WS TS
N\ ¥ 1) B g s
i - i\ L\ Marylouise
NP Plaza of the [l ! _ '\\ Tandy
\© AS1Cas /g ) 8 Foundation
T : \ i\ _\;..-—"" Children’s
D5\ o

e |
~
.
C:?
SeiB
\1
Ja
—_——
Fi

5. Lrﬁ_‘_‘;:‘q, Hi
o O
: ﬂ ,’ | L ‘I_,'__j'l--:', ’I
= yoN o ) B

1 Private
= Public [\'1\

I} I 1 | il i
| - | |1
. t o e s .
. . . : _
=1 ! 11 (| | | |
PRTS  Gathering [l [ I' || 58
' Place ) =} / | , [4
I I | H I I |

| / | I i i



Arena District Master Plan

ol
N

INFRASTRUCTURE

Aside from a few stormwater issues located
at the edges of the study area boundary,
the primary infrastructure concern identified
during the course of the Arena District
Master Plan involves the condition of the
Civic Center Plaza and parking garage
structure. Wallace Engineering—which is a
part of the planning team—has studied the
condition of the plaza and garage in the
past. For this master plan they performed

a follow up visual assessment to develop
recommendations on how to move forward
with this critical piece of public space and
parking infrastructure that is located in the
center of the district.

The Civic Center Plaza was constructed
around 1964, making the reinforced
concrete structure about 54 years

old. Between 1999 and 2004, Wallace
Engineering performed material and
chloride ion tests, conducted visual
condition surveys, and designed and
observed limited structural repairs for
several portions of the existing City of
Tulsa side of the Civic Center Plaza and the
parking garage below it. This work was not
done for the Tulsa County side of the Civic
Center Plaza and parking garage below it.

Based on those tests, surveys and structural
repairs, as well as our recent discussions
and observations regarding this project, the
planning team has the following comments
and concerns about the current structural
condition and the remaining useful life of
the structure:

1. Past testing in 2000 indicated very
high chloride ion content in the existing
concrete slabs, beams and columns at all
levels of the plaza and garage. The high
levels of chloride were caused by many
years of using deicing salts on the plaza
and the surrounding streets and sidewalks
during freezing weather. The combination
of carbonization, high chloride content
and water has caused years of corrosicon
in the steel mesh and rebar reinforcing
in this structure. For example, testing in
2000 found chloride ion content in the
concrete structure ranging from 1.92

2. The existing parking garage and plaza

were repaired based on available funds
and emergency priorities. Funds were
not available for all of the repairs or
protective coatings recommended by
Wallace Engineering in 2000. At the time,
it was estimated that $16,200,000 was
needed for repairs to allow the structure
to continue functioning safely for 10 to 20
more years. That was 18 years ago. To the
best of the planning team’s knowledge,
only about $3,000,000 to $4,000,000
was available for the repairs that were
actually done from 2001 to 2004.
Because of the limited funds available,
only emergency repairs on areas with
major spalls, cracks, visible corrosion

and highly dilapidated slabs were
implemented.

. Since the emergency repairs described

in item 2 above were completed, Fifth
Street was extended across the top of
the Civic Center Plaza to allow access

to the new Aloft Hotel for fire trucks

and to allow better access to all of the
buildings in the complex. Steel beams
and columns were added to the bottom
of the existing concrete structure to
increase the capacity of the deck to carry
fire trucks. The planning team does not
know what, if anything, was done beyond
the strengthened area under the street
to seal, protect and repair the corroded
reinforcing steel and carbonated concrete
that still has very high chloride content.

. As part of this master plan, the planning

team visually assessed the parking area
and made some preliminary observations
of the current condition of the structure.
Based on these observations, there

are large areas where netting has

been installed to catch falling pieces

of concrete. There are many new

areas of cracking, including some with
efflorescent salts dripping through the
cracks and forming stalactites hanging
from the concrete. There are also several
areas with spalled concrete and obvious
steel rebar and mesh corrosion.

pounds per cubic yard of concrete to
12.62 pounds per cubic yard. Any chloride
ion content above 1.2 pounds per cubic
yard is known to cause corrosion in the
reinforcing steel.

Based on these recent observations, along
with previous experience discussed above
regarding testing, surveying and repairing
parts of this plaza and garage, it seems
probable that a large portion of the plaza
and garage are in very poor condition and
may be very near the end of its useful life.
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BLOCK SIZE +
WALKABILITY

A key ingredient to success in any urban
neighborhood is walkability. Walkability
generally consists of two aspects: 1)
Pedestrian scale, walkable block sizes
that feel comfortable and safe, and 2)
Amenities and destinations that people
want to walk to.

Tulsa is fortunate enough to have great
pedestrian scale, walkable block sizes
throughout the CBD (320 ft. x 320 ft.).
This size allows for continuous active

and intriguing ground-floor uses without
creating an unreasonable amount of street
Crossings.

An important step in connecting the
blocks west of Denver Avenue to the rest
of downtown is creating that same type
of pedestrian friendly block size, which
does not necessarily require new vehicular
connections. Currently, the area west of
Denver Avenue mostly consists of large
superblocks where walkability is hindered
by large structures, private or fenced-in
land, or large surface parking lots.

Along Denver Avenue, between Ist and

3rd Streets, the BOK Center occupies
about 50% of a 490,000 SF block with no
activated spaces around the block edges.
Also along Denver Avenue, between 3rd
and 6th Streets, a large superblock exists
consisting almost entirely of civic uses

and a 310,000 SF convention center along
Houston Avenue. This block has limited
pedestrian access points, various structural
grade changes, limited wayfinding, and

a fence around the large Page Belcher
Federa! Building block. A large, 960,000
SF superblock makes up the south end of
the district, containing hotel and residential
uses. This block feels private in nature and
does not provide any logical pedestrian
access points between Denver and
Houston Avenue.

The north, west, and south edges of the
district are confined by Interstate 244,
Highway 75, and the existing rail line. This

existing infrastructure currently creates

a physical and psychological barrier
between the district and the surrounding
neighborhoods. Charles Page Boulevard
provides the only pedestrian access point
between the district and the Crosbie
Heights neighborhood to the west, though
this connection lacks active street frontage
uses within the district and leads to a long
vehicular bridge under Interstate 244.
Houston Avenue and Southwest Boulevard
provide the only access points from the
district to the Riverview Neighborhood

to the south. These connections are
unactivated and don’t feel safe or inviting
to people walking or biking.

It is important to begin breaking these
blocks up to extend the walkable,
pedestrian friendly grid from the CBD into
the district. This will establish the base for
a walkable neighborhood and allow for
more opportunities to activate the district
through ground-floor uses and public open
space.

The second element of a walkable urban
neighborhood, is providing destinations
and amenities that people want to walk to.
This includes destinations and amenities
for both visitors and local residents. Using
the library as a central reference point,
users in the district can walk to the core
of the CBD in 5-minutes, and the adjacent
Tulsa Arts & Blue Dome Districts are a
10-minute walk away.

The Tulsa Arts District and Blue Dome
District are thriving urban neighborhoods
in downtown Tulsa that offer unique
experiences not found in the Arena District.
Due to a lack of walkable connectivity

in the current condition, it is easier for
visitors to drive to these destination
neighborhoods. The Arena District has an
opportunity to tie into these areas while
still serving as its own neighborhood with
large entertainment draws and points of
interest.
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PEDESTRIAN CONDITIONS

Unlike driving, the pedestrian experience

is highly influenced by the environment

on and adjacent to sidewalks. When
people walk, they are in the elements and
moving more slowly - comfort, safety,

and details matter. Improving pedestrian
connectivity is a critical goal of this plan,
so it is important to understand the current
pedestrian experience within the District.

Obvious things that make the pedestrian
experience better and safer are level
sidewalks in good condition, sidewalks

that are wide enough for two couples to
pass each other, clearly marked crosswalks,
and pedestrian scale street lighting and
building lighting. Street trees are also an
important component of complete streets
and even more important in sunny, hot
environments like Tulsa. Having shade trees
regularly spaced either along the curb
edge or behind the sidewalk makes walking
and or waiting outside tolerable. They are
shady in the summer, have color in the
autumn, and are bare in the winter to let
sun shine through to warm walkers in the
cold. Where trees are not possible, shade
structures, canopies, and even building
shadows should be considered.

The built environment is also critical to
the pedestrian experience. People are
willing to walk further when the walking
experience is interesting and enjoyable.
This means walking next to buildings that
have storefronts, as well as windows, doors,
and entryways. It means areas of outdoor
seating, plazas, and public art. Things

that detract and discourage walkability
are blank walls, surface parking lots, tall
fencing, and empty or inactive buildings.
Wayfinding and signage that indicates
places of interest and destinations,
including walkable distances, are very
helpful in promoting walking. More people
walking on the streets provides a more
interesting experience for everyone.

In the Arena District, there are a number
of streets that have one side of the street
or one half of a block that is inviting to
the pedestrian, but then the experience

is interrupted by a non-inviting stretch

of the block. The best sections are close
to the downtown, where many of the
historic buildings exist. In many areas of
the District, surface parking breaks up the
pedestrian experience. There is almost no
street that offers a complete pedestrian
environment on both sides of the street
for its length through the District. The
closest is 5th Street from the Library east
to downtown, where new city investment
has provided wide sidewalks, lighting,
landscaping, and high quality materials
along blocks with active buildings and
plazas.

While the CBC is an important destination,
much of the convention center consists of
blank walls or a parking structure wall that
do not encourage or invite pedestrians. The
best area is the new northwest addition
along 3rd Street, where the glass facade
and landscaping make the structure
welcoming. Similarly, the BOK Center is
aesthetically pleasing and has wide and
inviting sidewalks and plazas, but the
trees and earth berms are more of an
architectural element and do not serve as
street trees that shade the sidewalks along
the streets.

A
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TRANSIT

The Arena District is currently served by 24
bus lines operated by Metropolitan Tulsa
Transit Authority (Tulsa Transit), and is
home to the Denver Avenue Station - the
system’s central hub. Transit coverage in
the district is inconsistent, with the eastern
section of the district having a greater
number of bus lines and stops than the
western portion.

The Denver Avenue Station has served as

a major hub and transfer point since its
opening in 1998. As the largest of two hubs
in the network, the station serves transit
riders for much of the day and evening and
contains indoor and outdoor facilities. Its
location within downtown is at a transition
point between the Deco District and the
Arena District. Currently, the station and

its immediate surroundings create a barrier
in walkability between both districts. This
is due to both the station’s layout within
the block, as well as a perception of safety
surrounding the station, as expressed

by stakeholders and public meeting
attendants. The lack of an ability to secure
the station during the overnight hours
creates legitimate operational and security
issues.

Aside from lines converging at the Denver
Avenue Station, most bus stops in the
district are located along the eastern
portion of the study area closest to the

Deco District, except for bus stops on
Denver Avenue, West 3rd Street and
West 7th Street. Destinations within the
district, such as the BOK Center, Cox
Business Center, and the City-County
Library are well served with transit stops
within a walkable distance, but are not
interconnected well as they are located
on bus lines into and out of downtown
rather than on a circulator route around
downtown that links them all.

Future additions to the transit network
include the Peoria Avenue Bus Rapid
Transit (BRT), which is funded in part by
Vision Tulsa and is scheduled to begin
operating in 2019. This line is expected to
serve 1in 7 Tulsa residents living within

a 10-minute walk of the Peoria Avenue
corridor, and will connect the Arena District
with approximately one-fifth of Tulsa’s jobs.
In addition to this service improvement,
Tulsa Transit is also in the process of
examining how it serves the community
and may determine that operating multiple,
smaller transit hubs would better serve
both downtown and the community. If this
is the case, there may be an opportunity to
integrate the Denver Avenue Station into

a new mixed-use development on this key
Arena District site, or relocate to a more
efficient and impactful site in downtown
Tulsa (See page 92).
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KEY LAND USE
TAKEAWAYS

The Arena District study area is
divided between starkly different
groups of land use areas that do not
relate well with each other.

» At the heart is a civic core on large
blocks, though even these uses do not
relate well with each other ranging from
visitor oriented (BOK, CBC, Library) to
largely insulated/protected government
uses (post office, courts, state offices).

» Downtown commercial uses on regular-
sized blocks lie to the east.

» Unconnected residential development
of various scales lies on a superblock to
the south.

» Original industrial uses lie to the north
along the railroad tracks.

» Generally surface parking lots separate
the civic core from downtown and the
residential superblock.

Reposition sites to more effectively
contribute to the District.

» The Page Belcher Federal Building
is oversized and underutilized for its
location.

» The Oklahoma State Building is
underutilized and isolated.

» Surface parking lots break up the
vitality of the District, but parking must
be addressed with new development.

» The 5th Street Civic Center Plaza must
be more of an asset.

» The Plaza of Americas is not successful
in its current form.

» The Denver Avenue Transit Center
generates a negative atmosphere at
times that detracts from surrounding
uses - this needs to be addressed.

Flexible, attractive, usable green civic
space is lacking in the District.

» Attractively designed and landscaped
civic space is a fundamental asset for
successful districts.

» Strategic placement of such space can
enhance existing uses and catalyze new
investment.

Design guidelines and project
review are critical to protecting /
securing needed public investment
and ensuring private development is
contributing to the overall vision of
the District.

» Significant public investment is needed
within the District.

» This public investment should be
protected and catalyzed by appropriate
private investment.

» To ensure this is achieved, design
guidelines/standards are necessary with
accompanied oversight, review and
approval.

» Public-private partnerships will be
needed to realize the Arena District
Master Plan.

Create a vibrant 18-hour neighborhood
that:

» Adds residential uses to support retail
and civic spaces that also serve the
visitor experience;

» Gives residents, workers, and visitors
a reason to frequent the district on
a daily basis by providing desired
amenities and needed services;

» Provides a retail and entertainment
experience that attracts people to come
to the district before an event and stay
afterward;

» Enables the expansion of convention
center and hospitality uses to enhance
competitiveness;

» Offers a wide mix of uses to increase
day-to-day activity;

» Serves current and future parking needs
efficiently and effectively while allowing
for new development and improved
walkability; and

» Engages the community through a
series of well-connected, activated
open spaces.
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KEY CONNECTIVITY
TAKEAWAYS

The superblocks create critical streets
of emphasis that must be well-
designed within the study area

» Denver Avenue is the primary north-
south street and edge to the downtown
street grid.

» 3rd Street and 6th Streets are the
primary east-west streets.

» 5th Street is a signature connection.

The IDL freeway system and railroad
tracks create barriers between
neighborhoods and downtown.
(Overcome the RR/freeway barrier -
make connections seamless)

» There are few connections across
the IDL between the District and
the Crosbie Heights (1 underpass) &
Riverview (2 underpasses, 1 overpass)
neighborhoods and these connections
are not inviting to people walking or
biking.

» There are three connections between
the District and the north, two at-grade
crossings and one underpass - none of
which are inviting for people walking or
biking.

» Reduce these as barriers and make the
connections more seamless between
the district and the riverfront and
adjacent neighborhoods.

Bring the CBD to the district and the
district to the CBD by:

» Break down the superblocks to re-
establish the street grid.

Build streets for people and
emphasize the pedestrian experience.
This means creating streets that:

» Are inviting, safe, and comfortable for
pedestrians with wide level sidewalks,
street trees for shade and aesthetics,
pedestrian-scale lighting, active and
interesting building fronts, fewer and
screened surface parking lots

» Are inviting and safe for people riding
bikes, including the incorporation of
bike lanes and cycle tracks; and

» Pedestrian-scale wayfinding.

» Having great streets that serve as linear
parks will improve connectivity, break
down the scale of the District, and help
tie the different land uses together.

Improve the desirability and

success of uses within the district

by incorporating on-street parking,
identifying publicly-available parking
(& times), consolidating parking into
structures, and improving wayfinding.

There is little sense of arrival to the
district, and to downtown from the
west.

» The arrival experience is important
considering the visitor destinations
located within the District.

» Gateways must be strengthened.

» Streets and buildings along gateway
entries need to be improved (i.e.
signature streets and fewer blank walls).

Enhance transit access to improve
connectivity between the Arena
District and surrounding districts and
de-emphasize the reliance on vehicles
for trips.

» An important goal is connecting the
hospitality, event, and convention
destinations with the existing Tulsa
entertainment districts (Tulsa Arts, Blue
Dome, Greenwood) to the benefit of all.

» The Gathering Place will be a main
attraction and providing transit access
from the District will aid the hospitality
and convention industry and provide
additional connectivity to the River.

» Transit stops should serve the hotel
locations as well as the BOK and COX.
This service may consist of a downtown
circulator and/or specialized shuttle
service.
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MARKET ANALYSIS

PROCESS

The Arena District is an eclectic
neighborhood within Downtown Tulsa

that the city hopes to position as a vibrant
entertainment district and mixed-use
neighborhood. The District has experienced
recent investments sparked by the passage
of a public funding package - most notably
the 19,000 seat multi-purpose arena the
BOK Center - yet it faces structural barriers
that prevent it from realizing the organic
growth occurring in other downtown
districts.

This market and economic assessment
identifies demand drivers and offers
guidance on the feasibility of different real
estate uses within the Arena District. The
assessment draws upon findings from a
series of conversations with downtown
stakeholders including developers

and retailers; evaluation of third party
socioeconomic and real estate market data
for Downtown Tulsa along with the city and
region; and comparisons to market and
economic trends in peer cities.

STUDY AREA

The assessment examined socioeconomic
and market conditions at both the local
and regional level to develop a contextual
understanding of the competitiveness of

Downtown Tulsa and the Arena District.
The primary study area is Downtown Tulsa,
defined to encompass the majority of the
area within the Inner-Dispersal Loop (IDL).
Select data is also collected for the Arena
District. To frame market dynamics relevant
to downtown, our analysis also includes
comparisons to the city and the Tulsa MSA.

PEER CITIES ANALYSIS

To further contextualize socioceconomic
and real estate trends relevant to
Downtown Tulsa, the analysis includes
comparisons to a set of peer cities,
which are aspirational in the sense that
each is located in a metropolitan area
larger than the Tulsa region. These cities
provide a benchmark against which to
measure Tulsa’s existing conditions, and
key metrics in Tulsa are compared to this
peer city group to better understand
Tulsa’s competitive positioning and provide
context for Tulsa’s ongoing downtown
revitalization.

KANSAS CITY INDIANAPOLIS
OKLAHOMA CITY LOUISVILLE
FORT WORTH CINCINNATI
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RESIDENTIAL FINDINGS

Population Growth: Downtown Tulsa has
grown at a slower rate than both the City
and the MSA. The number of 25-34 year
olds in Downtown Tulsa has similarly grown
at a slower rate than in both the City and
the MSA, which contrasts with trends

in other cities experiencing downtown
activation like Oklahoma City. These trends
highlight that for many potential residents,
the current value proposition of downtown
living does not justify the higher cost.

Rental Market: The rental market in
Downtown Tulsa is enjoying moderate
growth, led by adaptive re-use and
conversion opportunities. While Tulsa had
limited downtown multifamily rental stock
prior to 2012, the multifamily growth rate
of 67% in the past decade is aligned with
growth rates in peer cities. The pipeline

is even more robust with over 1,000 units
proposed or under construction, indicating
downtown may be reaching an inflection
point in its trajectory.

Arena District Opportunity: The strategic
provision of multifamily residential units

in the Arena District could provide a key
activating element for the district. While
residential development requires subsidy
to pencil, the value that multifamily
housing brings, namely new residents and
rooftops, is vital to the success of retail and
overall district vitality.

Developers indicate that providing
workforce housing should be a top priority
for further revitalizing Downtown Tulsa.
Offering smaller units that are more
affordable is an important strategy for
providing urban living options at price
points that are attainable for would-be
downtown residents including young
workers in entry-level jobs and workers in
the service-sector. There is an additional
opportunity to deliver a residential product
to meet the needs of the residents and
fellows at Oklahoma State University
Medical Center, which is located just south
of the District. There are 11 residency
programs and 9 fellowship programs at

the medical center that train more than
150 residents on an annual basis. These
types of tenants tend to prefer to live
close to where they work to cut down on
their commute time given their constantly
fluctuating schedules with early mornings
and late nights.

FIGURE 5.3 | POPULATION GROWTH RATE
2010 - 2017 | Source: ESRI
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FIGURE 5.5 | MULTIFAMILY DELIVERIES (PERCENT GROWTH)
2009 - 2018 | Source: Costar
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Figure 56

+110K

Projected increase in
population in Tulsa
MSA (2018-2030)

TULSA

450

Projected new
downtown residents
by 2030 based on
downtown capturing
a consistent share of
MSA population

* Projection assumes 1.5 residents per unit.

53l

Kansas Cincinnati

City

1,065

Residential units
in the downtown
pipeline

CONDO, PROPOSED

RENTAL, PROPOSED

20%

Fort Louisville
Worth

A | Davenport Urban Lofts - 2019, 24 Units

RENTAL, UNDER CONSTRUCTION
B | Flats on Archer - 2018, 62 Units
C | The Adams Building - 2019, 93 Units

D | Reunion Building - 2019, 80 Units

E | 220 E. 2nd Street - 2019, 240 Units
F | 111 Greenwood - 2019, 55 Units
G | The View - 2020, 220 Units

H | Santa Fe Square - 2020, 291 Units

1,600

Projected new
downtown residents
associated with
multifamily pipeline*
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32,000+

Jobs in Downtown Tulsa

of downtown workers are in
with average annual
salaries of 380K+

0.89%

annual job growth rate in
Downtown Tulsa

industrie
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OFFICE FINDINGS

Jobs: Job growth is a
fundamental indicator of
the potential for future
office development, and
jobs are growing at a
slower pace in the State
of Oklahoma and the
Tulsa MSA compared

to the United States.
Jobs in downtown have
similarly grown at a
slower pace

than the nation, but
recently have fared well
compared to the State
and MSA. Employment in
Downtown Tulsa

is concentrated in
knowledge industries
with a base of high
paying jobs, mostly in
energy-related fields.

Market Performance: The Downtown Tulsa
office market has been oversupplied,
leading to limited growth over the last
decade. These conditions are similar

to many of Tulsa’s peers, which have

also generally experienced less office
development relative to residential
development. Since 2009, five office
buildings comprising 3% of downtown’s
total office space were delivered, with four
buildings having converted to other uses.
In addition, rents in Downtown Tulsa do

not command a premium over suburban
locations, where new construction does not
necessarily reguire structured parking.

As a result of the stagnant market,

there are limited pipeline commercial
developments in Downtown Tulsa, all
located in the Greenwood or Blue Dome
Districts. These projects are moving
forward only after anchor tenants are
secured, and some, such as Ross Group’s
development on Block 44, are able

to achieve pricing significantly above
prevailing market rents due to amenities
like ballpark views and brand new space.
Other pipeline projects are seeking
anchor tenants before proceeding with
construction.

Arena District Opportunity: Office
development likely represents a longer
term opportunity for incorporation into
the Arena District, after the District’s
mixed-use character and amenity base are
established. Future office development
will likely require committed anchor
tenants and/or a stronger emphasis on
new product types, such as entrepreneurial
and co-working spaces that add a new
dimension to the downtown offering and
are aligned with nationwide trends toward
flexible space for both established and
nascent companies.

FIGURE 5.7 | JOB GROWTH INDEXED TO 2010 EMPLOYMENT LEVELS
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FIGURE 5.8 | OFFICE DELIVERIES (SF) FIGURE 5.9 | OFFICE DELIVERIES (% GROWTH)
2009-2018 | Source: Costar 2009-2018 | Source: Costar
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FIGURE 5.17 | OFFICE RENTAL RATES ($/PSF) - ALL CLASSES
2009 - 2018 | Source: Costar
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OFFICE, PIPELINE

A | The Hartford Building - 2018, 74K SF

B | Development of Block 44 - 2019, 100K SF
C | 21N Greenwood Ave - 2019, 64K SF

D | Santa Fe Square - 2020 (est.), 100K SF

Figure 512
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HOTEL FINDINGS

FIGURE 5.13 | DOWNTOWN DEMAND (ROOM

o NIGHTS SOLD)
Stagnant Market: Ten hotels containing 2012-2017 | Source: STR

nearly 1,850 rooms are located in
Downtown Tulsa. Approximately 40% of

th i ih £10 Fairfield Aloft & Best
ese rooms came online over the pas Inn Hampton Western
years. Despite this pace of new hotel room Delivers Inn Deliver Delivers

deliveries, there has been minimal growth
in room nights sold since 2014. In addition,

revenue per available room (RevPAR) has 400
flattened out while the occupancy rate has -
declined over the past few years. While S00K
these indicators suggest that the market
is oversupplied, six new projects are in the 2%
pipeline.

100K

Abundance of Select Service Hotels:
Downtown Tulsa has a large presence of
select service hotels that have catered to 2012 2013 2014 2015 2016 2017
an event-driven market. Given this robust
existing supply and four additional select
service properties in the pipeline, the
market is likely saturated for this product
type. Future hotel offerings that should be
explored include alternative products that
are currently lacking in the market, such as

FIGURE 5.14 | YEAR-OVER-YEAR, DOWNTOWN
REVPAR & OCCUPANCY RATE
2012-2017 | Source: STR
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Arena District Opportunity: One missing 60%
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around such an offering in the Arena $140

District. Given increasingly competitive
convention and meeting dynamics in the $100
state and nation, independent analysis of
the potential for expanded convention
center activity will be necessary to $2
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$60

e}

City

=
-
7]
=2
<

Fort Worth
Louisville
Mobile
Memphis
Oklahoma
Albuquerque
Wichita

Des Moines
Little Rock
TULSA



DOWNTOWN SNAPSHOT

Downtown Tulsa’s hotel market has
experienced a wave of new development
since 2009, more than doubling the number
of hotels. As a result of this new product
coming online, the total stock of hotel rooms
increased by approximately 40% from 1,136
rooms to 1,845 rooms. All of these newer
hotels, with the exception of The Mayo

Hotel in 2009, are select service options.

By contrast, downtown’s larger full-service
options - the Hyatt Regency, DoubleTree

by Hilton, and Holiday Inn - are each several
decades old. Almost all of the hotels are
located within walking distance to the BOK
and Cox Centers, which are draws for tourists
from Oklahoma and surrounding states.

BOK
CENTER

H

OX BUS.
CENTER

CONVENTION CENTER
EXPANSION

As of 2018, $7.5 billion in convention
center expansion is currently
underway or proposed in major US
markets. Many of these markets

are leading national destination
locations for conventions and leisure
travelers. In addition, Oklahoma City’s
new convention center, currently
under construction, poses direct
competition to convention center
upgrades and associated hotel
development in the Arena District.

LOUISVILLE

$207 million

ORLANDO

OKLAHOMA CITY

New build convention
center, $194 million

Renovation and expansion

PIPELINE

While indicators suggest that the market
is oversupplied, six new projects are in
the pipeline: three hotels comprising

325 rooms are under construction while
another three hotels have been proposed.
Similar to the recent product that has
been delivered in Downtown Tulsa, many
of these projects are smaller select service
hotels, which add additional national
brands to downtown but do not address
the perceived need for large hotel room
blocks to accommodate conventions.

BOUTIQUE HOTELS

A | The Mayo Hotel - 2009 renovation, 102 rooms

B | Ambassador Hotel - 1999 renovation, 55 rooms

FULL SERVICE HOTELS

C | DoubleTree by Hilton - 1982, 417 rooms

D | Holiday Inn City Center - 1970, 220 rooms
E | Hyatt Regency Tulsa - 1978, 444 rooms

ELECT SERVICE HQTELS

Aloft Downtown - 2013, 180 rooms

Best Western Plus - 2015, 79 rooms
Hampton inn & Suites - 2013, 125 rooms
Fairfield Inn & Suites - 2012, 104 rooms
Courtyard Tulsa Downtown - 2010, 119 rooms

b e 1M PIDELIN NSy

Residence Inn Tulsa Downtown - 117 rooms
Holiday Inn Express - 115 rooms
Hotel Indigo - 93 rooms

Tulsa Club - 98 rooms

Hilton Garden Inn

HOTELS IN PIPELINE, PROPOSED
5|
6 | Hyatt Place Hotel

MIAMI

Expansion of existing
facility, $620 million

SEATTLE

Proposed addition to
existing facility, $1.6 billion

KANSAS CITY

Convention Center Hotel
Expansion, $320 million

FORT LAUDERDALE

Expansion project + anchor
hotel, $550 million

Expansion of existing
facility, $500 million

DENVER

Expansion and redesign of
facility, $233 million

LAS VEGAS

Expansion of existing
facility, $860 million
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RETAIL FINDINGS

Existing and Proposed Retail; Existing
inventory in Downtown Tulsa is clustered
in a few emerging restaurant and nightlife
districts, including the Blue Dome, Arts,
and Greenwood Districts. Innovative and
funky retail, such as The Boxyard, which
opened in 2016 and utilizes a new model
of small retail floorplates in cool space, has
begun to catalyze the return of retail to
downtown with the introduction of hard
and soft goods. The proposed Santa Fe
Square project and grocery store should
further help enhance retail in downtown,
and create a walkable retail experience.
Finally, Central Park Condominiums opened
a convenience store/fresh food bar for
residents in 2018.

Retail Needs: There is no concentrated
shopping district in Downtown Tulsa,

and national and regional chains are
concentrated in shopping centers and
districts in South Tulsa. Further, there is a
lack of convenience services for downtown
residents, workers, and visitors. To date,
the density of rooftops and activity in
Downtown Tulsa has not justified a more
significant retail presence.

Arena District Opportunity: Retail space
in the Arena District could distinguish
itself from other downtown retail clusters
by providing a collection of convenience
retail offerings meeting basic everyday
needs along with a food and beverage
component potentially including a food
hall.

EXISTING RETAIL

A | Cherry Street Shopping District

B | Utica Square - 350K SF

C | Peoria Avenue Shopping District

D | Tulsa Promenade - 926K SF

E | Tulsa Hills Shopping Center - 1.2M SF

F | Woodland Hills Mall - 1.2M SF

G | Forest Trails Shopping Center - 1.4M SF

EXISTING RETAIL: ARENA DISTRICT

EXISTING RETAIL:
DOWNTOWN TULSA

Popular
nightlife
spots with
restaurants
and bars

ARENA
DISTRICT The Boxyard:

hub of retail and
F&B housed in 29
shipping containers

Figure 517

EXISTING RETAIL:
SOUTH TULSA

DOWNTOWN

TULSA

A

B
C

D
E
F
G

Figure 518



FIGURE 5.19 | CAPTURABLE SPENDING POTENTIAL

(/] g —_—
5% 5 5 38
L w o

o) - e 8 £ 3 - £ g < g =

£ 2s5¢ 52 o 5% 9 _E

53 " 2ESQ E & $Eg 2LE

£ o o ax a € E 2% g ae

(-3 R >0 3 =0 T8 S o2 2

=7 wn o ITZw b a] <z wn L 0on

Convenience Goods $37,860,000 $350 108,000 3,000 108,000 15,000
Grocery $6,660,000 $500 13,000 30,000 0

Food & Beverage $10,040,000 $500 20,000 5,000 20,000 20,000
Comparison Goods $5,930,000 $500 12,000 50,000 0]

TOTAL, ALL RETAIL $60,490,000 153,000 128,000 35,000

PROGRAM
RECOMMENDATIONS

FOOD & BEVERAGE OUTLETS

The Arena District can support up to
20,000 SF of food and beverage space,
some of which can be positioned as a food
hall to leverage existing strengths and
entice visitors to dine at vendors’ brick
and mortar stores. Additional food and
beverage offerings beyond this amount
will require building true critical mass that
attracts suburban residents to the District.

CONVENIENCE GOODS & SERVICES
Approximately 15,000 SF of convenience
retail and services can be supported in
the Arena District, based on the unmet
demand of residents, workers, and visitors.
Per conversations with developers, this
retail could include a pharmacy and other
service-related retail storefronts, such

as banks and gyms, in centrally located,
accessible areas.
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KEY MARKET ANALYSIS
TAKEAWAYS

RESIDENTIAL

The market continues to grow, but
economics remain challenging even in
more established downtown area districts.
A near-term focus on amenities and
safety will enable critical mass in discrete
locations. Without place-based strategies,
market demand is low.

COMMERCIAL OFFICE

Anchor tenants and subsidy will likely

be necessary to catalyze activity in the
Arena District. Building connections to
existing downtown activity centers is
important. There is longer term commercial
opportunity in the district as part of mixed
use development.

HOTEL

The market lacks support for additional
select service hotel development without
inducing additional demand, which can
involve the creation of a vibrant district
and convention center + hotel investment.

RETAIL

Retail is a critical component of place-
making in the district, with distinctive
food and beverage and convenience
offerings adding infrastructure supportive
of both residents and tourists. Retail

and restaurants in strategic areas is an
important part of the district.

OVERALL IMPLICATIONS
FOR THE DISTRICT

A highly amenitized environment will be
needed to capture and induce demand

Subsidy will be necessary to advance

most, if not all, product types in the near
term.

Concentrate investment to achieve
critical mass in a dispersed environment.

Focus investment on locations that
strengthen connections to existing
amenities to maximize impact.
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THE ARENA DISTRICT

While the 20-year vision for the Tulsa
Arena District highlights the amazing
transformation that can be achieved here,
it will be accomplished incrementally,
project by project. This section highlights
discrete projects that compose the Vision
and describes each in more detail -
including what they are to accomplish and
why they are important to the district and
downtown.

Generally, efforts to improve the Arena
District can be divided into four categories:
1) Vertical Development (i.e. buildings and
structures), 2) Parks, Plazas, and Green
Spaces, 3) Streets and Connections, and

4) Public Policies. The first three categories
consist of projects, both public and private,
that are reviewed in this chapter. The
recommended policies are described more
fully in the Implementation chapter.

The projects described in this section
seek to make this a welcoming gateway
district to Downtown Tulsa, improve the
visitor experience, enhance the success of
the district’s destinations, create a livable
and desirable mixed-use neighborhood,
activate and enliven the district, and
increase and enhance connectivity within
the district and to the rest of downtown.

This is accomplished through creating
signature and walkable streets, establishing
a network of interconnected green spaces,
encouraging appropriate and contributing
private redevelopment, and prioritizing
catalytic investment areas as part of a
district-wide strategy.

We will begin by highlighting the three
recommended signature public-private
projects, including the Page Belcher
Federal Building block, the Tulsa Municipal
Courts block, and the Denver Avenue
Transit Center block. This will be followed
by recommended priority catalytic park
spaces and street enhancement projects.
Park spaces include the BOK Center and
COX Business Center grounds, the Civic
Center Plaza, and the Plaza of Americas.
The priority streets include Denver Avenue,
3rd Street, 5th Street, 6th Street, and
Boulder Avenue.

In addition, private owners of surface
parking lots are encouraged to redevelop
them into contributing mixed-use
developments that are aligned with the
vision of this plan.



Figure 6.7
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IDENTITY INTEGRATION:
FROM HIGHWAY TO
HALLWAY"™

The recommended projects described

in this chapter should contribute to the
overall identity of the Arena District. From
“Highway-to-Hallway,” the Arena District
should welcome visitors into Downtown
Tulsa with a best-in-class gateway arrival
experience that seamlessly connects users
to an eclectic mix of walkable, friendly, and
vibrant downtown districts. Wayfinding,
interpretive art, and placemaking create

a sense of place and should provide an
authentic local Tulsa experience.

This begins with a comprehensive multi-
modal wayfinding system that uses themed
signage—from the gateway arrival scale all

the way through regulatory, processional,
directional and identification. This not only
lets visitors know when they have entered
the Arena District, but it also provides
orientation and guidance to destinations
and parking, making the user experience
seamless and understandable. This
experience extends to those arriving on
foot or walking through the district, making
it clear where they are and providing
information that makes it comfortable to
be in the Arena District.

The identity of destinations within the
district is already evident through signage
on the BOK Center and the Cox Business

@ HIGHWAY

e

¢ ARRIVAL

=1

€ STREETS ) PARKI

ﬁﬁé 8o A & $o

s lﬁ

Highway Bridge Arrival Moments

Activation

Figure 6.2

Processional Vehicular Parking
Directionals  Identificatior

Regulatory
Signage Elements



Center, but the overall identity of the Pedestrian streets and passages in the

district could be extended to building Arena District connect with a city-wide
architecture through the activation of network, themed with interpretive heritage
facades on existing buildings and garages signage, art and placemaking

through lighting, murals and other public that educates about Tulsa’s past, present,
art features. Doing so provides visible, and future. This system builds upon

vertical elements that reinforce the Arena the existing Centennial Walk to include
District as a gateway to downtown. The additional path connections into all

design and activation of the interconnected downtown districts/neighborhoods themed
system of public spaces recommended to tell the story of place.

in the master plan also include public art,
as well as interactive and play elements

and pop-up experiences that make these
spaces unique attractors to the Arena @ Wayfinding

District. @ Placemaking & Public Art

@® Gateway Arrival Features

NG € ARCHITECTURE (@) PARKS ¢) CONNECTORS

A o A fo & oo A

%w M o 1@ s

Fagade Murals Sculpture Interactive & Play Pop-Up Gateway Art
1 Activation Experiences

Ped Interpretive
& Directional Elements
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TRANSIT CENTER BLOCK.
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The highlighted street, park, and public+private
developments have been identified as recommended
projects for city focus to spur investment in the
District. These include the CBC lawn/edges, the Civic
Center Plaza, and the Plaza of Americas; Denver
Avenue, 3rd Street, 5th Street, 6th Street, and
Boulder Avenue; and the BOK Center lawn & plazas;
the Municipal Courts block, the Transit Center site,
and the Page Belcher Federal Building block. These
investments will provide the opportunity to activate,
connect, and incentivize development in the district.
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PAGE BELCHER FEDERAL
BUILDING REDEVELOPMENT

SIGNATURE PROJECTS

O
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Convention Center Expansion + Full-Service
Hotel

Page Belcher Federal Building
Redevelopment

Transit Center Block Redevelopment
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CONVENTION CENTER
EXPANSION + FULL-
SERVICE HOTEL

The Cox Business Center (CBC) brings
almost 350,000 visitors each year to
downtown, many whom are from out-of-
town visiting the CBC for conventions and
events. According to the Lost Business
Report commissioned by Visit Tulsa,

the city has lost a significant amount of
revenue due to large conventions booking
elsewhere as a result of two major issues:
1) insufficient space in the Cox Business
Center (21%); or 2) insufficient number/
block of hotel rooms under one roof (43%).

Voters passed a tax renewal package

in 2016 that allocated $55 million to
renovating and expanding the Cox
Business Center. This funding aims to assist
Tulsa in remaining competitive with peer
cities for convention center venues and
stimulate private investment in the district
and surrounding areas. While this initiative
addresses the first issue of meeting space,
it does not address the second issue of
enough full-service hotel rooms under one
roof. The studies indicate that the CBC
needs 450-600 such rooms to address the
lost conventions and event business.

In a 20-year vision for Tulsa’s Arena
District, it is critical to identify where

such a full-service hotel should be

located. Furthermore, it is always prudent
to consider where the next potential
expansion of convention center space can
occur and reserve that space for future
competitiveness. There are several feasible
sites for convention center expansion

and a new full-service hotel, including the
Municipal Courts building site, the Page
Belcher Federal Building site, or the corner
of 3rd Street and Houston Avenue (State
of Oklahoma parking lot) adjacent to the
northwest corner of the CBC.

After consideration of multiple conceptual
options, as illustrated on the following
page, this plan suggests that the existing
Municipal Courts building site at the

corner of Civic Center Drive and 6th
Street is the preferred location for both
convention center expansion and a new,
full-service hotel to support current and
future CBC conventions. Redevelopment
of this site could allow for additional
convention center space on the lower
floors connecting directly to the existing
CBC meeting space. The hotel could be
built above this space and also connect
directly to the convention center, a distinct
advantage of this site. Furthermore, this
site is owned by the city and the Municipal
Courts building is outdated and in need of
major renovations, if not reaching the end
of its purposeful life.

Redeveloping this site in conjunction with a
major user, such as a large-scale hotel and
the CBC, could allow for an opportunity
to rebuild the Civic Center Plaza as a
great public space and new front door to
both the Convention Center and the new
hotel (described in the following pages).
The Municipal Courts building occupies

a key site for potential intermediate term
revitalization of the area surrounding the
Civic Center Plaza located in the heart of
the district.

A full-service hotel with more than 450
rooms and additional convention space of
60,000-100,000 sqguare feet (depending
on number of floors) adjacent to a new
signature public space would allow Tulsa
to continue to compete with its peer cities
in an extremely competitive convention
environment.

The illustration on the following page
identifies how a potential site plan could
layout for redevelopment of the block.
Recommended implementation steps

and phasing for land acquisition and
redevelopment are expanded upon in the
implementation and phasing section of the
report.
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PAGE BELCHER
FEDERAL BUILDING SITE
REDEVELOPMENT

The Page Belcher Federal Building is
located on a critical block in the core of
the district. The site is bordered by 3rd
Street to the north, 4th Street to the south,
Civic Center Drive to the west and Denver
Avenue to the east. The block containing
the Page Belcher Federal Building is +700
feet east to west and +300 feet north to
south surrounded by fenced-in surface
parking, creating a massive, impenetrable
superblock separating the core of

the district from the BOK Center and
surrounding uses.

There has been on-going community
discussion about the future of the Page
Belcher Building — whether to rehabilitate
and renovate it or redevelop the site.
During the public engagement portion of
this plan, the community ranked the Page
Belcher block as the top weakness and the
top opportunity of the entire district.

After consideration of multiple conceptual
options, as illustrated on the following
page, this plan recommends that the

site be redeveloped to break down

the superblock, support a mix of uses,
and make the area more walkable and
connected — which are fundamental
objectives of this plan. This block provides
an opportunity to connect the Civic Center
Plaza directly with the BOK Center. Re-
dividing this superblock block back into
two development blocks would allow for
a more standard urban, pedestrian scale
block size and re-establish an important
north-south connection through the
district.

There should be a mix of uses developed
on the site with active ground floors along
3rd Street and Denver Avenue. The west
side of this site should be considered as an
alternate location for CBC expansion and a
new, full-service hotel. A direct connection
into the main entry of the CBC is lacking,
however, but the site is adjacent to the

existing CBC parking garage and has an
important presence along 3rd Street.

Alternatively, there is potential on the west
side of the site for residential users to share
parking within the CBC parking garage and
the grade change around this site allows
for easier access to underground parking
to serve potential office, residential, and
retail users.

There is also potential to invest in a
signature park along Denver Avenue to
support redevelopment on this block

and surrounding blocks. Such a park
nicely frames the City-County Library and
BOK Center along Denver Avenue and
extends park and event connectivity to
an enhanced BOK south lawn. The park
would encourage additional first-floor
retail along the park frontage of the new
building, providing additional services for
the growing neighborhood.

In addition to a realigned Frisco Avenue/
Civic Center Drive, there is also potential to
reduce the width of 4th Street along this
block to create a more pedestrian-oriented
space that strengthens the connections
within the core of the district.

The illustration on the following page
highlights how a potential site plan

could layout for redevelopment of the
Federal Building block. Recommended
implementation steps and phasing for land
acquisition and redevelopment are detailed
in the implementation and phasing section
of this report.

Regardless of the fate of the Page Belcher
Building, a priority for the City of Tulsa
should be to find new, desirable homes for
the existing federal tenants (federal courts
and post office) and secure this large,
underutilized site from the United States
Postal Service so it can contribute more to
the district.
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TRANSIT CENTER BLOCK
REDEVELOPMENT +
TRANSIT INTEGRATION

During the public engagement portion
of this plan, the community ranked the
Denver Transit Station as one of the

top weaknesses of the entire district.
Upon further discussion, respondents
often stated that they were not opposed
to transit downtown, but felt that the
activities occurring around the transit
center — both real and perceived —
negatively affected the entire district.

From this plan’s perspective, transit is

a critical component of successful 21st
Century downtowns. However, this transit
center site is underdeveloped for such a
critical location within the district along
Denver Avenue between 3rd and 4th
Streets. With the improvements proposed
by this plan to the surrounding blocks, this
is a prime location for activating the core
of the neighborhood in a way that ties the
Arena District east-west to downtown and
north-to-south along Denver Avenue.

At the same time, the Metropolitan Tulsa
Transit Authority (MTTA) has indicated that
the current Denver Avenue transit facility
is inefficient and does not effectively

meet their current needs. There have

been discussions as to whether the
current transit hub system should be

more decentralized. Furthermore, there

is current city funding allocated for use
toward transit improvements, including
potentially an updated transit center. For
these reasons, the MTTA and the City

of Tulsa should determine the preferred
future system and hub location(s) for
transit and whether this location should be
repurposed.

After consideration of multiple conceptual
options, as illustrated on the following
page, this plan recommends that the transit
center site be redeveloped as a mixed-

use, multi-story development that would
include a public garage and a new transit
center and multi-modal hub on the first

floor. Such a development would provide
comfortable conditioned space, amenities,
and security for patrons of Tulsa Transit
and the MTTA. This is the type of modern
facility that riders deserve and could
make transit more attractive to Tulsans,
particularly with the planned addition of
new Bus Rapid Transit (BRT) routes.

The illustration on the opposite page
highlights how a potential site plan could
layout for redevelopment of the block.

The public garage should be designed

and sized to support redevelopment

on this block and surrounding blocks.
Redevelopment of surrounding surface
parking lots by private owners will further
stitch the urban fabric of the Arena District
back together with downtown.

If relocating the transit station is
determined to be the best solution for the
system as a whole, this site becomes full
infill, mixed-use development. Regardless,
it is critically important to create
transparent and activated first floors along
Denver Avenue and 3rd Street.

Recommended implementation steps

and phasing for land acquisition and
redevelopment are detailed in the
implementation and phasing section of this

report.
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BOK Center in the Park
Convention Center Linear Park
Civic Center Commons

Denver Avenue Park

Plaza of the Americas Enhancement
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BOK CENTER IN THE
PARK

Today, the BOK Center is one of the
primary attractions downtown and draws
almost one million visitors each year.
Designed by world-renown architect Cesar
Pelli, the BOK Center is a prominent icon
of Tulsa and the Arena District. It serves as
an architectural gateway on the west side
of the IDL and makes an important first
impression for new visitors arriving in the
district. While the arena sits prominently
on a grass hillock, the surrounding lawn
and plazas are vacant and empty during
the majority of time when events are not
occurring there. Herein lies an important
opportunity — an underutilized, but
critically located district asset.

This plan envisions the BOK Center
located in a park — a new destination
park surrounding the BOK Center and
anchored along 3rd Street. This park
would activate the neighborhood and
downtown with innovative programming
and activities that encourage residents,
workers, conventioneers, and tourists alike
to congregate during non-event days,
enlivening the surrounding area. This
park would also serve event attendees
both before and after an event — all
while celebrating and highlighting the
magnificent BOK Center itself.

Investing in such a well-designed park
space is not only an achievable and logical
early initiative for the city, it has a ready
operational partner in SMG, the current
events and venue manager for the BOK
and CBC. Such a project would signal to
developers that the city is committed to
investing in catalytic change within the
district.

i)

Facade Activation
(Projection)

Pop-Up Experiences

Design elements of this space should
include making the corners and entry
points at 1st Street and along 3rd Street,
as well as the lawn spaces between, more
flexible and inviting so that they can

not only accommodate crowds during
events, but also function as activated and
programmed public space that draws
people to the district on non-event days.
The design of this space should focus on
pedestrian scale elements such as seating,
shade, lighting, and careful consideration
of grading, ramps, and event spaces. Such
elements would not take away from the
BOK's iconic architecture.

Energizing this lawn could be
accomplished through a variety of strategic
interventions, including adult playground/
swings, lawn games, interactive historic

& cultural markers, public art & music
installations, seasonal live music, and
concessions. The desired level of activation
and impact should be determined

through close collaboration with SMG,

and potentially with Visit Tulsa and other
tourism and event interests, including
possibly a community process, to ensure
that design concepts meet community
needs, build upon existing resources,

and serve as an amenity and anchor for
revitalization of the Arena District.

Improving the public realm space
surrounding the BOK Center and creating
a downtown park amenity can serve as an
early win for the city and is an achievable
short term project that would begin to add
programmed activity to the neighborhood.

all Nt

Gateway Art Pedestrian Interpretive +
Directional Elements
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CONVENTION CENTER
LINEAR PARK

In July 2018, the COX Business Center,
Tulsa’s convention center, began to
undergo $55 million in renovations

and improvements to enhance its
competitiveness. These improvements
include a new ballroom/multi-purpose
space that will become the largest flexible
space in the State of Oklahoma, a new
glass entrance on the east side of the
facility including an improved drop-off
along Civic Center Drive, new meeting
spaces, and possible retrofits of existing
meeting rooms, common areas, and an
upgraded kitchen for event food service.

These improvements are based on the 2017
Crossroads Consulting Services report that
outlined limitations of existing facilities
and opportunities for renovated/expanded
facilities from a market perspective. One
area that was not addressed was outdoor
space and a contextual environment.
Increasingly, convention center
improvements nationally are including
attractive and inviting outdoor spaces
adjacent to the facility’s meeting spaces.
These range from small outdoor seating,
eating, breakout, and relaxation spaces to
fully activated parks.

This plan envisions an opportunity for

the COX Business Center and the city

to expand on the convention center
improvements and the new east side entry
by creating a linear park fronting Civic
Center Drive and 6th Street along the
entire east and south faces of the CBC.
Rather than a grass lawn (6th Street) and
wide street and concrete sidewalk, an
amenitized plaza, park, and seating space
will provide areas of outdoor respite for
conventioneers and incentivize event goers
to walk to surrounding streets. It will also
help draw visitors to the new primary

entrance both walking and for drop-off/
pick-up (an important consideration in the
age of Uber and autonomous vehicles).
This is another way to turn a forgotten and
underutilized space into an asset for the
district and the CBC.

Improvements along Civic Center Drive
could happen in phases as sites east of the
CBC redevelop and Civic Center Drive is
able to realign to provide a more efficient,
two-way connection from 6th Street to
3rd Street, and an improved pedestrian
connection from the DoubleTree Hotel
north to the BOK Center. Streetscape

and outdoor space improvements can
continue along the 6th Street face of the
CBC to serve as a visual gateway to visitors
entering downtown from Interstate 244.

A linear park along Civic Center Drive is a
placemaking opportunity to welcome the
almost 350,000 visitors per year to the
COX Business Center and an opportunity
to educate visitors about Tulsa and the
other districts within the IDL. Design
elements should include wide walkways,
seating, landscape dividers, planters,
pedestrian scale lighting, public art, and
murals and architectural lighting along
the CBC facade and parking garage. The
corridor can be integrated into a themed,
city-wide network of interpretive heritage
signage, art, and placemaking that
educates about Tulsa’s past, present, and
future.

As with the BOK Center Lawn, the city
should work with SMG as the operating
entity for this new, welcoming public space.

il By

Murals Gateway Art Pedestrian Interpretive +
Directional Elements
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CIVIC CENTER COMMONS

As described in the Existing Conditions
Analysis section of the report, Civic
Center Plaza is in poor condition and

in need of major repairs and complete
replacement in most areas. From a design
and pedestrian standpoint, the space is
inefficient, uninviting and lacks amenities
and programming. It is not a welcoming
front door for visitors of the CBC.

It is possible to rebuild the plaza in a
similar manner to its current design, but

a reimagined Civic Center Plaza could
serve as a catalyst for future neighborhood
development. Concurrent with the
redevelopment of the Municipal Courts
block, the Civic Center Commons could
serve as a new front door to the CBC, new
development, and existing users around
the space.

Civic Center Commons needs to continue
to serve the access needs of existing
users, including the City-County Library
and Aloft hotel, but could contribute to
enhancement of the Aloft site in the short
term or future redevelopment in the long
term. A revamped Civic Center Plaza could
incentivize improvements to the existing
buildings and blocks adjacent to the
plaza through reuse, redevelopment, or
enhancement of existing uses.

Civic Center Commons is the linchpin
between the core of the CBD and the new
front door to the CBC. Improvements are
already underway to the 5th Street corridor
and Civic Center Commons is the signature
space needed to complete the 5th Street
promenade from the CBC to Main Street.

In addition to the sites adjacent to Civic
Center Commons, a completed 5th

Street promenade would incentivize infill
development east of Denver Avenue along
both sides of 5th Street.

Within the district, Civic Center Commons
would serve as the heart of the public
realm, providing a vital connection to all
new and existing public spaces north/
south through the neighborhood. The
commons would provide great space for
daytime employees and evening residents
from the adjacent blocks, as well as a
large, centralized gathering space for
programmed events.

Multiple design opportunities exist for this
space due to an existing grade change
with Denver Avenue being the high point
sloping down to Civic Center Drive. A
redesighed hardscape plaza along Denver
Avenue should continue to allow both
pedestrian and vehicular access to the
City-County Library and garage. The library
is a great contributing user in the district
from a use and aesthetic standpoint, so
care should be put into creating a new
southern entry space for the existing
building. The lower space along Civic
Center Drive should provide opportunities
for formal gathering and programmed
events, with both lawn and hardscape
areas. Pedestrian scale seating, lighting,
plantings and shade should be provided
throughout the space. With the potential
for a high user count there could also be
opportunities for temporary installations
during large events.

Some existing parking could be rebuilt
underneath with additional parking built
into redevelopments on adjacent blocks.

i@ )

Gateway Art  Pedestrian/Bike Interpretive
+ Directional Elements

Interactive Play Pop-Up Experiences
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DENVER AVENUE PARK

Due to the large scale of the block, the
redevelopment of the Page Belcher Federal
Building site would create the opportunity
to add new park space to a district that
currently contains only 3.5% public park
space.

The size of the block, bordered by 3rd
Street, Denver Avenue, 4th Street, and
Civic Center Drive, allows for flexibility’

in both location and size of new park
space within the development, while still
providing an ample amount of space for
desirable redevelopment. Coinciding with
the idea of a centralized, north-south
public access corridor through the block,
new park space could be designed in a
linear fashion along 3rd Street or in a large,
more traditional manner along Denver
Avenue.

Framed by the active ground floors of a
redeveloped Page Belcher Federal Building
site and new mixed-use redevelopment

on the existing transit center block, this
plan suggests that there is an opportunity
to create a new, signature park space
along Denver Avenue. This park would
help anchor the prime Denver Avenue/3rd
Street intersection while visually and
physically connecting the BOK Center with
the City-County Library.

The space, activated throughout the day
and evenings by employees and residents
of the neighborhood, could serve as a
major neighborhood amenity during non-
event days and provide pre and post-event
spillover space from the BOK Center and

Interactive Play

Pop-Up Experiences

surrounding, revitalized park.

A new Denver Avenue Park could
contribute to filling the gap of park
space within the Arena District while
being additive to the enhancement of
Denver Avenue as a primary connector
between the Arena District and existing
neighborhoods to the north and south.

Design elements of this new park would
include pedestrian scale lighting, seating,
shade, and a wide north-south walkway
in front of the new building that provides
outdoor dining space for restaurants
located there. The signature park could
include a programmed hardscape plaza
with shade trees, tables, and chairs; a
restaurant; a gathering lawn; and a well-
designed children’s playground that
provides synergy with the adjacent City-
County Library and growing residential
neighborhood envisioned in the district.
There are also opportunities for pop-up
experiences, signature art, and interactive
play features such as a splash pad.

Signature Art  Pedestrian Interpretive +
Directional Elements
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PLAZA OF THE AMERICAS

The existing Plaza of the Americas along
Denver Avenue is a large, barren hardscape
plaza secluded between overly-wide

7th and 8th Streets. The existing space

is outdated, unkempt, uninviting, and
unprogrammed. It does not properly serve
the adjacent south residential area of the
district. Furthermore, the name of the park
represents a corporate donation related to
a long-removed statue of Simon Bolivar. As
a result, the park does not have meaning
to current Tulsans and is seeking a new
purpose.

During the public engagement portion of
this plan, the community identified the
Plaza of Americas as both a key weakness
and a potential opportunity for the district.
This plan seeks to create a mixed-use,
18-hour neighborhood that activates the
district, and this park is located in the heart
of what could be a vibrant, connected
residential neighborhood anchoring the
southern end of this district along Denver
Avenue.

This plan recommends that the existing
Plaza of the Americas space be redesigned
into a gateway park that serves the needs
of the existing and future residents living
on the adjacent blocks. It has the potential
to be a primary connection between the
existing residents south of 8th Street and a
future mixed-use core to the north.

This park could be renamed something
more authentic to Tulsa and its history and
aspirations.

7th and 8th Streets should be considered
for road diets (lane reductions) to allow
for additional on-street parking around the
plaza and a slight expansion of the plaza
where possible. This allows for visitors and
overnight parking in the neighborhood.

In addition to integrating existing residents
with future residents this space also has
the ability to serve as a primary gateway
for visitors heading east into the CBD
from 1-244 or north into the district along
Denver Avenue. As such, design elements
could include gateway art or a sculptural
element. To make the park more attractive
to urban residents, a dog park could be
incorporated, as well as interactive play
areas, lawn and gathering spaces, and
pedestrian scale lighting, seating, and
shade trees and structures.

e 'y . jj&%

Sculpture Pedestrian Interpretive +
Directional Elements






=
-
1l

-

L
e

- ¢
a
\:
g
O

NEW SHARED
PARKING GARAGE

.
k - -,
h v a
. % om T
=5y T
. L " {
' 1
o, - :
TN 4B
I
¥

OPPORTUNITY FOR
PUBLIC ART ELEMENT




NEW RESIDENTIAL g, .
DEVELOPMENT ~ 3

,._‘_.!,‘“-_ e

3 ;’fjih N

) ACTIVE PLAY AREA + -
" GATHERING SPACES B

2

iV b A

Bt



o
=
=
=
=T
o
L
=
=
L
(=
=
58]
O g
=
y << |
T e
=
L

EET NS ]

.F.. i

2

7TH STREET o
e R T P P UL PP

- |

EQ» W.Ucﬁ&dcm..f




9NUDAY J9AUDQ

1994Ss Y19
apeuawoid 122418 Yis

jod41S pig
S123rodd SNOILDIANNOD + S1334d1S

1S o
tz

~ 13IYIS HIG 40
INIWIINVHNE GINNILNOD




Arena District Master Plan

120

STREETS + CONNECTIONS

One of the defining characteristics of
vibrant downtowns and districts are great
streets. Streets are the public realm -
where people travel and explore a place,
whether by transit, vehicle, bike, or foot.
How streets appear and function - are
they safe, comfortable, and inviting? - says
a lot about how a community values the
people using the streets and the places
located along them. To welcome people to
the Arena District and to Downtown Tulsa,
great streets are a necessity.

What makes a great street? Great streets
are designed for people. They should be
designed to accommodate all modes,
but great streets start by emphasizing
the pedestrian. This means designing

for people walking on sidewalks and
crossing at intersections. They should be
safe - including pedestrian-scale lighting;
they should be comfortable - with wide
sidewalks, street furnishings, and shade
from street trees; and they should be
inviting and interesting - with active and
transparent first floors, outdoor seating,
and pedestrian-scale details and aesthetic
materials.

Great streets demonstrate the city’s
confidence in and support of a place

- sending physical, psychological, and
market signals to the community that
Tulsa is dedicated to its success. The

city’s investment in the Arena District’s
streets and public spaces directly supports
existing civic assets and sets the stage for

additional private development investment.

When transforming a place, streets are a
good place for the city to begin, because
the city controls what streets look like
and how they function. The City of Tulsa
is already working on improving its
downtown street system with multiple
efforts, including the recently completed
Downtown Walkability Analysis (2017).
This plan strongly supports these efforts
and recommends enhancing downtown
streets. This is a long-term effort, requiring
resources and dedication. The Arena
District Master Plan prioritizes improving

Denver Avenue as the primary north-south
spine, as well as 3rd Street and 6th Street
as primary east-west connectors that help
bind the Arena District and downtown
together. The 5th Street promenade is
critically important as a complete street
with pedestrian emphasis to link both
ends of downtown, including the new front
door to the convention center, with the
downtown core and Main Street. Boulder
Avenue is an important connector for foot
traffic between the Arena District and the
Tulsa Arts District. Finally, 2nd Street and
4th Streets are important pending ODOT
and City improvements to st Street and
the freeway ramp system (see following

pages).
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ODOT OPPORTUNITIES

There are a number of opportunities to
work with the Oklahoma Department of
Transportation to improve connectivity,
multi-modal safety, accessibility, and
gateways to the Arena District Study Area.
This includes the potential to improve
access into downtown from Interstate

244 and reducing the overall impact of
automobiles in the district, while providing
for a stronger gateway. Other opportunities
exist to enhance the bridge crossing from
3rd Street to Charles Page Boulevard,

the S. Houston Avenue underpass

and interchange, and the Southwest
Boulevard/S. Lawton Avenue intersection
with W. 7th Street with improved
pedestrian and bike connectivity to
surrounding neighborhoods, the Centennial
Plaza/Route 66 and access to the River
Parks Trail.

1-244 Ramp Realignment

Originally, the ramps to and from
downtown to 1-244 connected to the
one-way street pairs of W. 1st Street and
W. 2nd Street. The 1-244 exit ramp to
downtown connected to 2nd Street one-
way east-bound, and one-way west-bound
1st Street connected to the on-ramp to
[-244. When the BOK Center was built,
2nd Street was disconnected to make the
site large enough for the Arena. The result
is that traffic exiting 1-244 to downtown
now takes the orphaned part of 2nd Street
and turns south onto Frisco Avenue and
then either turns on 3rd Street or takes
the path of least resistance and follows
Frisco Avenue around the curve to W. 4th
Street, which is one-way east-bound into
downtown.

This has created several impacts to the
Arena District and downtown. First, it has
created a substantial curve and wide 4th
Street road section by the COX Business
Center Garage and Federal Building that
is unappealing for people walking in the
area. It has also limited the potential of the
mix of buildings west of the BOK Center
with the high-speed ramp dividing them.
Perhaps most importantly to downtown,
this arrangement directs heavy traffic
through the heart of downtown, rather
than on 1st and 2nd Streets as originally
designed.
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Potentially Realigned I-244 Ramp System
Figure 6.33

From a physical arrangement and
downtown-functionality point-of-view, 1st
Street serves as the major vehicular access
to and from downtown’s parking system.
Structured parking lots and surface lots line
the BNSF railroad tracks on both sides. This
is a good location for parking reservoirs,
because they back up to the railroad
tracks. We believe there is an opportunity
for the City to convert Ist Street into a two-
way street that is designed to primarily
serve vehicles coming to and leaving from
downtown parking. This will allow 2nd
Street to develop more fully as a mixed
use, multimodal street.

An enabling project for this to occur is the
realignment of the ODOT 1-244 east-bound
exit ramp from its current landing spot

on W. 2nd Street to W. Ist Street. Such a
reconfiguration would likely require some
additional ROW from the cold storage site
along its west and north sides, with the
new exit ramp landing at Frisco Avenue.
This would direct traffic to the parking
garages rather than into the heart of
downtown and allow 4th Street to undergo
a road-diet, because traffic there would
drop. Such a transformation of 4th Street
would help facilitate the catalytic re-
imagining of the Federal Building site and
improve the experience of visitors to the
Cox Business Center.



Connectivity to the Neighborhood and
Riverfront

An important concern of numerous
community and stakeholder participants
in this planning process is improved
connectivity between the Arena District,
surrounding neighborhoods, and the
Arkansas River. This need is heightened
by the investments made to the Route

66 Centennial Plaza, the potential bike/
ped bridge connections to the west

bank, and the opening of one of Tulsa’s
new crown jewels - the Gathering Place.
Providing safe, inviting connections from
the Arena District for people walking,
jogging, biking, and exploring is critical.
Such connectivity is essential for attracting
residents to the Arena District and is an
increasingly important amenity to provide
to convention visitors.

Today the IDL and related vehicular-
oriented infrastructure create a significant
divide. Houston Avenue is a natural
connection between the Arena District
and the riverfront because it weaves
through the neighborhoods south of US
75. This makes it attractive to pedestrians
and is not as intimidating as S. Denver
Avenue or Southwest Boulevard. Part of
improving this experience is improving the
built environment along Houston Avenue
north of 11th Street. But equally important
is creating a safer and more inviting
underpass crossing experience between
11th and 12th Streets. This should involve
working with ODOT to add pedestrian-
scale lighting through this area, improved/
wider sidewalks (ideally behind the bridge
support columns by benching back the
retaining walls), improved crossings,
landscape/street trees, and gateway design
improvements.

Similarly, an improved pedestrian/bicycle
experience along Southwest Boulevard
would be a major improvement. Today, a
sidewalk is threaded along the east side
of the street against the curb. However,
the community has already invested in
the start of a multi-use path extending

north from the Route 66 Centennial Plaza
that stops just short of the terminus of
12th Street. Working with ODOT to extend
this path north along the west side of
Southwest Boulevard, through the existing
ROW greenspace, will greatly improve

this experience for walkers, joggers, and
bicyclists. Again, enhancements such

as pedestrian-scale lighting, improved
crossings, landscape/street trees, and
gateways should all be part of the design.
This will be a complementary improvement
to extending the Newblock Park Trail north
to Heavy Traffic Way.

Finally, the connection between Crosbie
Heights and the Arena District should

be improved. Enhanced lighting and
landscaping along with better pedestrian
and bicycle facilities would give the
neighborhood better access to both the
Arena District and Downtown Tulsa.

Figure 6.34

Potential Riverfront + Trail Connections
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TULSA ARENA DISTRICT
MASTER PLAN PROJECTS

A. SIGNATURE PROJECT PUBLIC-PRIVATE
INVESTMENT

A1 Convention Center Expansion + Full-
Service Hotel.

A2 Page Belcher Federal Building
Redevelopment.

A3 Transit Center Block Redevelopment +
Transit Center Integration.

B. PUBLIC REALM INVESTMENT

B1 BOK Center in the Park.
B2 Convention Center Linear Park.
B3 Civic Center Commons Reimagining.

B4 New Denver & 3rd Park to anchor new
mixed-use development.

B5 Enhanced Plaza of the Americas Park
to support south residential area.

C. STREETS + CONNECTIONS
INVESTMENT

C1 3rd Street Enhancement.

C2 5th Street Promenade.

C3 6th Street Enhancement.

C4 Denver Avenue Enhancement.
C5 Boulder Avenue Enhancement.

D. OKLAHOMA DEPARTMENT OF
TRANSPORTATION (ODOT)
INVESTMENT

D1 Realigned I-244 ramps and st Street
2-Way Conversion,

D2 Southwest Boulevard Enhancement to
Route 66.

E. POTENTIAL PRIVATE INVESTMENT
AS A RESULT OF PUBLIC CATALYTIC
INVESTMENTS
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IMPLEMENTATION STRATEGY

INTRODUCTION

This section describes an implementation
framework that includes phasing, policy,
funding, and governance recommendations
to achieve the vision for future
development and programming in the
Arena District.

This includes:

 Financing mechanisms, both at the
district and priority action level.

« Priority actions related to temporary
activation, public realm improvements,
enhanced clean and safe and
supportive service strategies, near term
development proposals, and longer
term catalytic site development, by the
following phases:

Short-term: within 5-years;
Intermediate-term: in 5-10 years; and
Long-term: in 10-15 years.
« District-wide recommendations,
focusing on:

Retail tenanting and activation
strategies;

A convention center hotel strategy;
and

A governance plan.

RECOMMENDATIONS FOR
PUBLIC PROJECTS

One of the important goals of this Arena
District Master Plan is identifying potential
public projects that would help improve
and transform this district. Many important
public projects in Downtown Tulsa have
been funded through such mechanisms

as Capital Bonds (Vision 2025, Improve
Our Tulsa), Tax Increment Financing (TIF)
Districts, and special assessments.

In the case of the Arena District, the City
is awaiting this plan before establishing

a TIF District for this area. This includes
important public infrastructure projects
that could be supported by resulting

TIF revenues. At the same time, the City
is preparing the next round of Improve
Our Tulsa projects for consideration

by the community. Identified on the
opposite page are priority public projects
recommended for future TIF, bond, and
capital expenditures to assist the Arena
District in achieving the vision of this plan.
These projects have been described more
fully in preceding sections.

The estimates of probable preliminary cost
ranges (“cost estimates”) on the opposite
page were calculated in 2018 dollars.
Escalation for project year has not been
included.



PROJECT

PROJECT AREA*

PRELIMINARY ESTIMATE
OF PROBABLE COSTS**

NOTES

At a conceptual level, project budget provided is a total project cost; including engineering, design, and construction of the

infrastructure, utilities, and all landscape and hardscape site amenities for the project in 2018 dollars.

STREETS
A. Denver Street 3170 LF $6.5-9.5M Does not include roadbed or
Streetscape ' (@$2-3k/LF) significant utility relocation.
B. 3rd Street 3.000 LF $6-9M Does not include roadbed or
Streetscape s (@$2-3k/LF) significant utility relocation.
C. Boulder Avenue 5700 LF $5.5-8M Does not include roadbed or
Streetscape 4 (@%$2-3k/LF) significant utility relocation
D1. 6th Street 2,400 LF $3.5-6M )
Does not include roadbed or
D2. 7th Street 2,800 LF $4-7M significant utility relocation
D3. 8th Street 950 LF $1.5-2.5M Cost calculated at $1.5-2.5/LF.
D4. Houston Ave. 1,050 LF $1.5-3M
€. Gox Business $5.57.5M pork Lo
Center Linear 73,000 SF +$1.5M For Public Art  gesired amount and type of
Park (@3$75-100/SF) art.
Includes minor architectural
F. Civic Center $12-16M Eomponent
Commons 134,000 SF ;
. ' . _ Does not include
Reconstruction (@$90-120/SF) demolition or any potential
reconstructed parking
i Includes landscape
G. BOK Center 167,700 SF $10-12M enhancement costs for
Park (@$70-100/SF east+west edges
H. New Denver $6-7.5M .
=/. includes restaurant building
IS\:ri:‘:eP;rird 42,600 SF (@ £90-120, /SF) and water feature
Includes road dieting.
I. Plaza of the $3.5-4.5M P‘?rk Public art included as a line
Americas 92,000 SF +$IM For Public Art  jtem and can vary based on
Reconstruction (@$25-35/SF) desired amount and type of

art.

* Refer to Figure A for project extents

“* The estimates of probable preliminary cost ranges (“cost estimates”) on this page were calculated in 2018 dollars. Escalation for project

year has not been included.

Figure 71
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THIS PLAN ENVISIONS A
TAX INCREMENT DISTRICT
IN'ORDER TO PROVIDE A
FUNDING MECHANISM FOR
PUBLIC IMPROVEMENTS
AND DEVELOPMENT GAP
FINANGING IN THE ARENA
DISTRICT TOINCENTIVIZE
DESIRED PROJECTS.

FINANCING
MECHANISMS

All recommendations within this
implementation framework plan are
predicated on the assumption that

tax increment financing (TIF), capital
funding programs such as a municipal
bond issuance akin to Improve Our Tulsa
and Vision 2025 or an extension of the
City’s Third Penny Sales tax, and the

fee collected through the Tulsa Stadium
Improvement District are the primary
public funding mechanisms to deliver
public improvements and provide gap
financing to priority projects in the district.

First and foremost, this plan envisions that
a new Tax Increment Financing project and
increment area be proposed, established,
and enacted by City Council in order to
provide an enhanced funding mechanism
for public improvements and development
gap financing in the Arena District. Tax
increment from increased property
values, however, will only start to accrue
following completion of other district

level or catalytic investments, suggesting
it may take years to generate funds that
can be deployed for improvements. Tax
increment generated in other Downtown
Districts within the current Project Area
(TIFs “A” through “H") can be deployed
within the Arena District. However,

there are other calls on tax increment
generated in these districts, and it could
be difficult to leverage these funds to
support the Arena District. TIF C, which is
immediately adjacent to the Arena District
and could experience direct benefits

from investments made in the District, is
the existing TIF District for which there
could be a particularly strong rationale

for utilizing a portion of tax increment
generated to support the Arena District.



TIF "A"

Figure 72

In the meantime, the reauthorization of
the City’s capital program is anticipated to
include $427 million in general obligation
bonds for street repairs throughout the
City* and $160 million from an extension of
the Third Penny Sales Tax for other capital
projects.

STA FE SQUARE

- EXCLUDED

PROPOSED NEW TIF PROJECT
AREA AND DISTRICT

EXISTING TIF DISTRICTS

AN

In addition, the city can consider leveraging
the special assessment revenues associated
with the Tulsa Stadium improvement
District (TSID), which expires in 2039 and
is comprised of properties located within
the Inner Dispersal Loop (IDL), to fund
near-term improvements. These properties
are assessed an additional charge with

a portion of the TSID fee paying bonds

on the ONEOK Field. The other portion
collected from this charge, which is
managed by the Downtown Coordinating
Council, generates approximately $1 million
annually for downtown improvements and
pays for services such as maintenance,
marketing, and management of
improvements. However, at its current

rate, the Downtown Coordinating Council
(DCCQC) is challenged to provide its current
obligations and meet existing expectations.

* An advantage of funding capital improvements through long-term municipal financing is that general obligation
bonds are backed by the full faith and credit of the city, resulting in lower interest rates. Additionally, a reserve fund
or capitalized interest is not required (as would be for a revenue bond), resuiting in a lower bond principal.
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PRIORITY
RECOMMENDATIONS

This implementation framework aims to
create an actionable plan to guide public
and private sector investment that will
spur redevelopment and transform the
district into a mixed-use neighborhood that
complements surrounding neighborhoods
and serves as a gateway to downtown.
Investments should focus on programmed
spaces in the public realm, public
infrastructure, re-imagining publicly-owned
buildings, and supporting catalytic private
development.

These investments should be generally be
phased in around the core of the district,
focusing around 3rd Street and Denver
Avenue to leverage the existing strength
of the BOK Center and current private
development interest in the northern
portion of the District as well as in the
vicinity of the Cox Business Center to
leverage the investment in the renovation
and expansion of the CBC and build upon
this district asset.

SHORT-TERM RECOMMENDATIONS
(0-5YEARS)

Activate the BOK Center Lawn.
Renovate the Cox Business Center.

Implement streetscaping and
wayfinding improvements.

Enhance the district’s clean and safe
program.

Encourage the private development of
soft sites to create a node of activity
surrounding 3rd Street and Denver
Avenue.

INTERMEDIATE-TERM
RECOMMENDATIONS
(5-10 YEARS):

Complete the build-out of parcels
south of 4th Street that will further
establish the core of the Arena
District and transform it into a
vibrant entertainment and mixed-use
neighborhood.

Design a revitalized Civic Center Plaza
that ties into the convention center’s
new entrance.

LONG-TERM RECOMMENDATIONS
(10 - 15 YEARS):

Redevelop the Page Belcher Federal
Building block and the Denver Avenue
Transit Station site to form a new
mixed-use center of gravity in the
Arena District.

Create a new sighature destination
park that fronts Denver Avenue
and incentivizes private mixed-use
redevelopment and first-floor retail
activation.
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SHORT-TERM

RECOMMENDATIONS
(O -5 YEARS)

These recommendations guide public

and private sector investments in “early
wins” and set the stage for long-term
revitalization by building upon the strength
of the BOK Center and relying on public-
private partnerships. These steps include:

@ Activating the BOK Center Lawn;

Renovating the Cox Business Center
and activating the Civic Center
Plaza;

Improving the public realm through
streetscaping and wayfinding;

@ Enhancing the City's clean and safe
strategies; and

Leveraging existing development
proposals.
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Al. ACTIVATE THE BOK CENTER LAWN

Funding

The final intensity of programming and
desired character of the BOK lawn will
impact both the upfront capital costs and
the ongoing operations and maintenance.
Several avenues for funding are available
for both costs.

Capital Cost Funding

The cost to construct the BOK Center Lawn
should fall within an order of magnitude

of the $1.4 million construction cost of the
2.7-acre Lawn on D in Boston. Potential
funding sources include funding from the
upcoming bond package and developer or
corporate/philanthropic contributions.
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These potential funding streams are further
detailed below:

« Capital Programs - Park capital
improvements could be dedicated as part
of the anticipated reauthorization of the
City’s Third Penny Sales Tax.

e Corporate Grants and Individual
Philanthropic Contributions - Capital
improvements could also be funded by
grants from downtown businesses and
interested residents. SMG, as the existing
events and venue manager for the BOK
Center and the Cox Business Center,
should be engaged early to discuss
a public-private partnership. Bank of
Oklahoma should also be engaged in
naming rights discussions.

« Developer Contributions - The two
parking lots east of the BOK Center
could contribute to park improvements
as part of the negotiation for their
approval. A developer may not be
deterred by such a contribution to the
extent that a revitalized park will serve as
an anchor that enhances the value of the
surrounding real estate.*

-
.~"' -
M

Operational Cost Funding

Nationwide, park operations and
maintenance budgets vary widely due

to differences in park size, location, the
intensity of programming, the quality of
landscape maintenance, and the proportion
of naturalized space contained within the
park. For example, Boston’s Lawn on D has
spent $3.2 million in operational costs over
2.5 years, with expenditures split between
project management, public art, public
relations, production, and events while
Fountain Square in Cincinnati spends $1.2
million annually on programming, which
includes ice rink operations, equipment,
event expenses, seasonal staffing, and food
and beverage. Broad ranges of funding
mechanisms exist to operate urban open
spaces, running along a spectrum from
direct public contributions to private
funding.

Different funding mechanisms are better
suited depending on the open space’s
governing entity. Based on SMG’s role as
the existing events and venue manager

for the BOK Center, the planning team
recommends that the city explore the
potential for SMG to serve as the park’s
operator, managing day-to-day operations.

*In Oklahoma City, parks development fees are only charged for residential development. The fee is determined by
multiplying the total building square footage (excluding porches, garages and patios) by 37 cents.
Source: https.//www.okc.gov/departments/deve/opment—services/deve/opment-/mpact—fees
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This approach would capitalize on
synergies with its programming for the
BOK Center and Cox Business Center. SMG
could receive oversight from Tulsa’s Park
and Recreation Department, but would be
responsible for programming, fundraising,
planning, and capital maintenance. Given
this governance structure, relevant funding
streams, in order of priority, are listed
below:

» Contributed Income - Revenue in the
form of corporate event sponsorship,
experiential marketing, and individual
philanthropy could be a key funding
source. With SMG as operating
partner and their experience in
event management, marketing, and
development, they are well positioned to
leverage this revenue source.

* Earned Income - Revenues from food
and beverage concessions, private
events, and other leases could be used to
support the Lawn’s operations.

» Baseline City Parks Funding - An
increase in the existing Parks Department
budget could provide the foundation of
the BOK Center Lawn'’s operation and
maintenance budget. The increase should
reflect the quality of design and required
maintenance at the BOK Center Lawn.

* Other Support - The Downtown
Coordinating Council can forge additional
private partnerships to increase its
revenue streams and capacity to fund
programming costs.
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Short-Term / Temporary Activation
Temporary enhancements can be

made to the existing plaza and lawn, as
illustrated above, to allow for year-round
programmed activities to further activate
the district. Through a reimagining of the
grounds around the BOK, the park can
be a platform for performances, local
food and beverage pop-up activations,
experiential art installations and passive
public space for visitors and Tulsans.
Seasonal programming experiences

can extend into the streets, connecting
seasonal programming along 3rd Street
and extending beyond through the city’s
public assets.

BOK LAWN: SUMMARY OF KEY
RECOMMENDATIONS

Target municipal bonds and corporate
grants to cover the capital costs of the
BOK Center Lawn.

Recruit SMG to serve as the operating

entity of the BOK Center Lawn.

Pursue contributed income and earned
income strategies while relying on
in-kind city contributions such as
landscape management to cover
operational expenses.
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A2. RENOVATE THE COX BUSINESS
CENTER & CIVIC CENTER PLAZA
ACTIVATION

Funding

Funding has already been secured for the
capital renovations to the Cox Business
Center. As part of Vision Tulsa, $55 million
has been allocated to expand the current
convention center and create the Arena
District Master Plan.

Different funding streams are available
for the ongoing maintenance of the
proposed linear park and Civic Center
activation. These funding sources, which
are similar to the sources listed for the
BOK Center Lawn, include contributed
income from corporate sponsorships and/
or Cox Business Center memberships,
earned income from events on-site, and
City funding in the form of either in-kind
services or monetary contributions.

Short-Term / Temporary Activation

The portion of the Civic Center Plaza in
front of the Municipal Courts building and
former City Hall was not improved as part
of the City-County Library improvements,
nor will it be substantially improved as
part of the upcoming Cox Business Center
renovations and new entrance. A Civic
Center Plaza activation here would help
improve and enliven this leftover area

COX BUSINESS CENTER: SUMMARY OF
KEY RECOMMENDATIONS

Cohtinue to advance Cox Business
Center renovations utilizing Vision Tulsa
funds.

Recruit SMG to serve as the operating
entity of the Cox Business Center Linear
Park.

Pursue contributed income and earned
income while relying on in-kind city
contributions to cover operational
expenses,

during the interim pending the necessary
full reconstruction/reimagining of this
section of the Civic Center Plaza.

Through adaptive reuse of the plaza, as
shown on the following page, activation
elements such as creative/interactive art
installations for children and adults, unique
local food and beverage offerings, public
space programming and integration of
greenery will bring new life to the plaza,
encouraging visitors and Tulsans to pause
and spend time in the public space. These
placemaking or activation strategies not
only are a rebirth to public spaces, but
they also become incubator space for up-
incoming vendors within Tulsa, giving them
a low cost opportunity, before becoming

a potential brick and mortar tenant in the
district. These activations can change

and evolve seasonally in how they are
programmed to make for a four-season
experience.
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ESTABLISH A VIBRANT
PEDESTRIAN REALM THAT

CANBEGIN TO FOSTER A
NEIGHBORHOOD IDENTITY

A3. IMPROVE THE PUBLIC REALM

Targeting Locations for Public Realm
Improvements

Improvements should focus first on existing
strengths such as Third Street and Denver
Avenue, and then on projects that have

the greatest potential to transform the
neighborhood:

« Improvements along Denver Avenue will
increase accessibility to existing retail
fronting the BOK Center and raise the
market value of the soft sites that are
primed for development.

« Similar enhancements along Third Street
and Fifth Street will better establish the
connection to Downtown and Blue Dome
District, and further enliven the BOK
Center & CBC outdoor spaces, creating
an environment for workers and visitors
to gather in the Arena District after work
and events, rather than going home.

+ Upgrades to Boulder Avenue will create
a key connection between the Arena
District and other thriving neighborhoods
in the city including the Tulsa Arts and
Greenwood Districts.

Funding

Tulsa is well positioned to finance
streetscape and other transportation-
related improvements through its capital
programs. As described in the Financing

Mechanisms section above, GO bonds and
an extension of the Third Penny Sales tax
are the city’s primary funding mechanisms
to support street repairs and improvements.
Through the Fix Our Streets program, Tulsa
voters approved approximately $450 million
in GO bonds and Third Penny Sales Tax
funds in 2008, all of which was dedicated
to street projects. In 2013, voters passed
the Improve Our Tulsa bond package, which
included issuance of $355 million in GO
bonds for street and bridge improvements
and a $565 million extension of the Third
Penny Sales Tax, of which $270 million went
to fund street and transportation projects.
Combined, these sources have spurred the
upgrades of over 200 projects.

PUBLIC REALM: SUMMARY OF KEY
RECOMMENDATIONS

Direct streetscape and wayfinding
improvements to Denver Avenue
and Third Street to improve walking
conditions in the district.

Implement streetscaping on Boulder
Avenue to build a connection to the
thriving Arts District.

Finance these improvements through
the proposed 2019 bond issuance.




A4. ENHANCE CLEAN & SAFE
STRATEGIES AND SUPPORTIVE SERVICES

Public safety is another major concern in
the Arena District. These perceptions of
safety issues lead residents and visitors to
drive from Downtown to the Doubletree
and/or the Cox Business Center rather than
walking, further exacerbating the Arena
District’s isolation.

Today, the City of Tulsa sweeps its arterial
streets eight (8) times a year and curbed
residential streets (4) four times a year

to improve the aesthetic value and keep
the streets clear of trash and debris. For
Downtown, the City of Tulsa established
the four-member Downtown Tulsa Public
Safety Ambassador (PSA) Program in 2011
to: 1) communicate and educate owners
and merchants about safety best practices,
2) reduce or eliminate sites that individuals
use to house inappropriate activity, and 3)
discourage loitering through PSA presence.

In addition, Tulsans are focusing efforts

on supportive services, to meet the needs
of a diverse population working to break
the cycles of homelessness, addiction,

and criminal recidivism. These efforts

can assist the transient population in the
Arena District. For example, the University
of Tulsa in partnership with the Anne and
Henry Arrow Foundation recently released
a report on mental health and provided
four goals to assist residents with mental
ilinesses. Tulsa opinion-makers are rallying
around the report's findings, but the City
faces an uphill battle with mental health
budget cuts at the State level. Furthermore,
while the City oversees public safety
measures, efforts are handled by individual
agencies such as the Fire Department

and the Police Department. As a result,
coordinating clean and safe efforts with
supportive services will be necessary to
address safety concerns and ensure that
public spaces feel safe for all.

Develop Framework for Clean and Safe
and Supportive Services

To entice more residents, workers, and
visitors, the Arena District needs vibrant,
inviting, and well cared-for public spaces.
The city can take the following steps to
ensure the safety and cleanliness of the
Arena District:

o Create a public safety commission.
As requested by stakeholders, a Public
Safety Commission could champion
public safety policies. They could
serve as an advisor to the Downtown
Coordinating Council on all budgetary
and policy matters concerning public
safety, including matters related to the
police department, fire department, and
emergency medical services department.
Such a committee would reinforce
to private developers that the city is
actively working to mitigate barriers to
downtown’s vitality, which could spur
additional private investment.

« Increase police presence and/or expand
the ambassador program. With a law
enforcement presence, residents and
tourists know they can easily find and
rely on authorities who are dedicated
to service, crime prevention, and law
enforcement. An expanded ambassador
program can serve also be leveraged
to deter criminal activity in addition
to meeting with business owners to
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+ Pilot “Healthy Places” place-based
initiatives. As identified in the 100
Resilient Cities report, the City can
consider piloting the “Healthy Places”
initiative in the Arena District, which aims
to accelerate coordinated investments
to address housing affordability,
placemaking, walkability, transit access,
food access, crime, and economic and
workforce development in high-need
neighborhoods with strong community
involvement.

Funding

A few City and private sources exist
to fund Clean and Safe policies and
- supportive services:

e The TSID - Many Downtown Business
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discuss issues, assisting mental health
organizations in making contact with
transient residents who may require
assistance, and providing public relations
and tourism materials.

Prioritize cleanliness. A focus on
cleanliness will improve the Arena
District’s appearance and enhance
perceptions of public safety. Efforts
should include additional sidewalk
sweeping days; trash and debris removal;
power-washing sidewalks; landscaping
and tree planting; mid-block lighting;
gum and sticker removal; and doggie bag
station installation and maintenance.

Strengthen A Way Home for Tulsa
(AWHA4T), the City’s comprehensive
homeless outreach program. A Way
Home for Tulsa is a collective impact
of 24 voting organizations that exists
to plan and implement strategies

that support a system of outreach,
engagement, assessment, prevention,
and evaluation for those experiencing
homelessness, or those persons at risk
of homelessness within Tulsa City and
County. Bolstering this program can
further minimize perceptions of safety
issues

Improvement Districts (BIDs) prioritize
Clean and Safe policies and contribute

a significant portion of their budgets to
funding these services. The Downtown
Coordinating Council should consider
allocating additional funds from the TSID
fee and/or increase the fee to improve
the cleanliness and safety of Downtown
Tulsa and the Arena District.

Philanthropic Sponsors - To cover other
costs, the City can explore partnerships
with foundations specializing in
homelessness and mental health such as
the Anne and Henry Zarrow Foundation
to garner funding to design and deploy
pilot programs.

CLEAN AND SAFE STRATEGIES AND
SUPPORTIVE SERVICES: SUMMARY OF
KEY RECOMMENDATIONS

Improve clean and safe policies to
address the safety perception issues and
entice private developers to the district.
The city should consider forming a

new Public Safety Commission to lead
coordinated efforts.

Explore allocating funding from the
TSID special assessment and pursue
funding from foundations and others in
the philanthropic community. Leverage
as much state funding as possible to
develop mental health and homeless
programs.
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AS5. LEVERAGE NEAR-TERM
DEVELOPMENT PROPOSALS

Opportunities exist to convert two surface
parking lots adjacent to the BOK Center
into mixed-use vertical developments. The
first site, located at the block between Tst
and 2nd Streets and Denver and Cheyenne
Avenues, could become a mixed-use
entertainment development which requires
special permission for development. The
second site at the corner of 3rd Street and
Denver Avenue has plans that call for a full-
service hotel that would include a bar and
restaurant and limited conference room
space.

..\ \ =

Confirm Development Vision

Building upon the strength of the BOK
Center that attracts workers, residents,
and tourists alike, development on

these sites should enliven the district
through improved perceptions of safety
for pedestrians from infill development,
increased density, first-floor and corner
activation, and new amenities. To capitalize
on these opportunities, development

must complement the vision and existing
conditions of the Arena District, and should
be thoroughly reviewed by the City of
Tulsa’s Development Services Department
prior to approval of the project.

. NEAR-TERM DEVELOPMENT SITES
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A mixed-use entertainment development
in the Arena District would be the first

of its kind in Downtown Tulsa. These
types of developments tend to internalize
programming that results in limiting rather
than enhancing street level activity, so

it is important that the city leverage its
approval granting power to require active
ground floor uses that are accessible from
Denver Avenue.

The full-service hotel would add a
differentiated product to downtown’s hotel
market. With five out of the 10 existing
hotels, and four out of the six hotels in

the pipeline, offering select services, the
market has stagnated in recent years.
Demand and revenue per available room
have flattened since 2014 while occupancy
has fallen. A full-service hotel though could
become the flagship hotel for the Cox
Business Center until a decision is made on
a dedicated convention center hotel, as the
next closest full-service hotels, DoubleTree
by Hilton and Hyatt Regency, can only
reserve a limited number of their rooms for
group room blocks.

Determine Development Framework

A coordinated strategy to expedite
development on these sites adjacent

to the BOK Center will enable Tulsa to
revitalize the Arena District by maximizing
land proceeds and future tax revenues,
attracting additional businesses and
conventions to Downtown Tulsa, and
adding vibrancy and amenities to the
Downtown. In addition, near-term private
development will begin to generate
revenue for the newly enacted TIF through
an enhanced property tax base supported
by these improvements.

NEAR-TERM DEVELOPMENT
PROPOSALS: SUMMARY OF KEY
RECOMMENDATIONS

Leverage the permitting approval
process to require a significant Denver
Avenue-fronting retail space as part of a
mixed-use entertainment project on the
superblock between 1st and 2nd Streets
and Denver and Cheyenne Avenues.

Pursue redevelopment of the surface
parking lot on the corner of 3rd Street
and Denver Avenue. Combined, these
private investments will increase the tax
base and generate revenue through the
TIF to be used for other projects.
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INTERMEDIATE-TERM

RECOMMENDATIONS
(5-10 YEARS)

The recommendations for intermediate-
term implementation guide public and
private sector investment that will further
establish the core of the Arena District and
transform it into a vibrant entertainment
neighborhood set up for long-term
success. Priority actions during this phase*
include:

Designing a reimagined Civic Center
@ Commons; and

Completing the build-out and public
realm improvements of other parcels
south of 4th Street.

* Note, this plan is designed to be flexible
to respond to opportunities that arise and
changing priorities. Deterioration of Civic
Center Plaza or municipal buildings and/
or prioritization of a full-service convention
center hotel could advance these
recommendations to the short term.
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SITE REDEVELOPMENT

Given the challenging infrastructure
coupled with the existing public uses

that would need to be relocated,
redevelopment in the “southern” portion of
the Arena District core should be targeted
as intermediate-term opportunities.

This approach will allow the TIF to
generate revenue that can then be used
for infrastructure and gap financing. It

will also allow the district’s real estate
market to expand, at which point more
targeted recommendations based on

the demand for different uses can be
explored. For example, office development
is not recommended in the near term
given an oversupplied market, but it may
become feasible in time and with changing
perceptions of the desirability of the
district.
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A REIMAGINED CIVIG
GENTER COMMONS

WILL ENLIVEN THE
NEIGHBORHOOD

B1. Reimagined Civic Center Commons
and Public Realm Improvements

Similar to the proposed BOK Center Lawn,
the Cox Business Center Linear Park, and
the signature park on the current Page
Belcher site, a reimagined Civic Center
Commons will enliven the neighborhood
through a new public open space for
residents, workers, tourists, and convention
goers to congregate. As with the other
parks, the Commons must be innovatively
programmed to ensure successful
activation.

To minimize disruption to the
neighborhood and maximize efficiencies,
construction on the Commons should
occur concurrently with the development
of the 5th Street Promenade and 6th Street
as a secondary East/West Connector.
These public realm improvements will
further improve the pedestrian experience
that bolster activation, and provide more
accessible connections to downtown that
will allow the Arena District to fulfill its goal
of serving as a gateway to downtown.

Build-Out of Development Parcels

The later phases of the Arena District
Master Plan will be the build out of
remaining soft sites and the redevelopment
of other lots in the “southern” portion of
the District core. As the city controls most
of these sites, Tulsa is well positioned to
exert its influence through a similar 2-step
RFQ and RFP process described above and
steer new development to align with its
vision. Current proposals call for an office
project with a Food Hall along Denver
Avenue between 4th and 5th Streets and
the conversion of the Aloft into a signature
office building supported by a re-imagined
Civic Center Commons, but the highest
and best use should be reconsidered in the
future as the market matures.

Infrastructure Funding

Because of challenging existing
infrastructure in the Arena District core, the
most appropriate funding sources to tackle
these improvements include:

» Capital Programs - The City should
target funding through either GO bonds
or the Third Penny Sales Tax once the
2019 proposal is approved by voters.

e Proposed TIF - The Arena District’s
TIF should have a similar funding
methodology to the other Downtown
TIFs. Typically, one-third of the funds are
used for public projects and two-thirds
are available for private development
assistance. In relation to individual
projects, developers might expect
to see 35%-58% of the ad valorem
collections assuming the project meets
the requirements of the adopted project
plan.

Vertical Development Funding

Similar to funding for the catalytic sites,
sources exist should subsidy be necessary
to encourage the preferred proposals.
These sources include:

* The City of Tulsa’s new TIF can serve as a
public-private financing tool that would
be repaid by incremental property tax
from development. Typically, one-third
of TIF funds are used for public projects
and two-thirds are available for private
development assistance.

* The Downtown Development and
Redevelopment Fund that supports
quality development proposals with a
clearly delineated development plan.

SITE REDEVELOPMENT: SUMMARY OF
KEY RECOMMENDATIONS

Redevelopment and revitalization of the
Southern portion of the Arena District

should be prioritized only when the
market begins to mature. Leverage

the TIF to cover costs associated with
significant infrastructure improvements
and facilitate desired development,
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LONG-TERM

RECOMMENDATIONS
(10 - 15 YEARS)

The recommendations for long-term
implementation focus on private and
public sector investment that catalyzes the
district’s activation. Priority actions during
this phase aim to transform underutilized
public properties on superblocks that
hinder the district’s ability to connect
seamlessly with downtown into a positively
contributing new mixed-use center of
gravity with ground-floor activation. These
recommendations include:

Redeveloping the Page Belcher
@ Building block and the Denver
Avenue Transit Station site; and

Creating a signature park on the
current Page Belcher lot fronting
Denver Avenue.
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C1& C2. CATALYTIC SITE
REDEVELOPMENT: PAGE BELCHER
BUILDING, DENVER AVENUE TRANSIT
STATION, NEW SIGNATURE PARK

Catalytic sites can be leveraged to facilitate
large-scale investment in concentrated,
walkable urban areas. This layout presents
an opportunity to leverage existing
momentum from private development

to redevelop the Page Belcher Federal
Building block and the Denver Avenue
Transit Station — two sites which have
been perceived as a hurdle to establishing
a vibrant Arena District — to create a new
mixed-use core.
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« The Page Belcher Building. Development
recommendations call for the removal
of the Page Belcher Building in favor of
residential product on top of ground floor
retail with an adjacent signature park.
Residential is a compatible use given its
proximity to retail and entertainment
near the BOK Center, and the proposed
signature park on site. Given the timeline
for development which will not begin
until at least 2024 when the GSA lease
expires, the current Downtown pipeline
of nearly 1,000 residential units will be
absorbed. Development at the Page
Belcher site, however, is centered on the
premise that the United States Postal
Service will relinguish control of the Page
Belcher Building once the GSA lease
expires, adding a layer of complexity.

» The Denver Avenue Transit Station.
Development at the Denver Avenue
Transit Station, which would include an
operational Transit Station on the ground
floor, can occur in step with development
at the Page Belcher Building although
development will be dependent on
the maturity of the market. Prior to
redevelopment, the Denver Avenue
Transit Station should undergo near-term
aesthetic improvements to address safety
concerns.

» The Signature Park. Signature parks
create a brand value for Downtown
attracting residents, workers, and tourists
who in turn activate the surrounding
area. In addition, signature parks
generate quantifiable economic benefits
from increases in the value of existing
real estate assets, new real estate
development, and new visitor spending
as well as non-monetary benefits such
as neighborhood connectivity and
mobility, public health, and environmental
benefits.

Determine Development Framework
Development of federally-owned and
City-owned parcels in the Arena District
represents a significant opportunity that
will require a wide variety of actions. Some
of these tasks include planning, financing
and executing entitlements, in addition to
vertical development. In the redevelopment
of publicly-owned land, the public sector’s
level of responsibility and control in each
role will be tied to its disposition strategy.
The city can, for instance, phase the
disposition of its parcels in a sequential
strategy to individual developers, or can
arrange a single disposition to a Master
Developer to undertake the entire project.

Disposing of the blocks in phases to
individual developers will allow the
City greater control in the timing of



development and provide greater flexibility
in shifting the program of subsequent sites
as circumstances change over time. This
strategy would enable a more significant
return on the land after initial parcels are
redeveloped and land values increase in
the surrounding area. In this scenario, the
city is effectively acting as the Master
Developer for the district.

Alternatively, coordinating disposition

of municipal and privately-owned land

to a Master Developer, offers potential
advantages in that it would greatly
incentivize the development partner to
contribute to improving the public realm
and infrastructure of the Arena District.
Also, the transition of all parcels at once
better entices a developer to engage in

an emerging market by providing greater
control over longer term development
outcomes, and thus a stake in the upside.
On the other hand, both the Page Belcher
site and Transit Center will be projects

of significant complexity which could

be deterrent to a master developer. One
opportunity to make the Page Belcher site
more appealing to development partners
is to pair the redevelopment opportunity in
the Arena District with the opportunity to
deliver a new federal facility for relocated
workers from the Page Belcher Building.
The city can help identify alternate sites for
this facility in advance of the disposition
process.

SIGNATURE PARKS CREATE A

BRAND VALUE FOR DOWNTOWN
ATTRACTING RESIDENTS
WORKERS, AND TOURISTS

Regardless of a final decision on

process, the city should engage a non-
profit development authority to lead

the disposition process with private
developers. The benefit of having a non-
profit development authority, such as the
Tulsa Development Authority or the Tulsa
industrial Authority, take the lead is that
these entities engage in these transactions
as part of their core functions, have greater
flexibility, and can move faster than the city
itself.

Determine Disposition Strategy

The city must then determine the method
for disposing the coordinated parcels.

It is recommended that Tulsa engage

in a 2-stage Reqguest for Qualifications
(RFQ) and Request for Proposals (RFP)
process to engage private developers for
development of the parcels.

This design allows the city to set clear
expectations for the character of
development in the Arena District, in
addition to formulating a public-private
development structure. Through this
process, the city is also able to outline
capital improvement funding requirements
for the signature park to ensure that the
development contributes to the funding of
park infrastructure.
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A high-quality RFP process should begin
with a Request for Qualifications (RFQ)
that establishes clear criteria for evaluation
and selection of a development partner,
and should include the following key
components;

+ A detailed summary of the project
outlining progress to date as well as
site-specific information and other key
development considerations;

» Clear delineation of the city’s
development goals and guidelines for the
site, including programming, workforce
housing, historic preservation, and open
space preferences;

+ Submission requirements including each
development team’s past experience
with public-sector partnerships, and
mixed-used development; key personnel
experience and availability; financial
position of the team; and initial thoughts
on building program mix of uses,
coordination with the BOK Center and
Cox Business Center, and integration of
public space.

» A solicitation schedule;

» Information on the evaluation criteria
and selection process and next steps for
shortlisted teams; and

» Other requirements and respondent
instructions.

Once a short-list has been determined
from respondents to the RFQ, a Request
for Proposals (RFP) should be released
including the following key components:

» Clear development guidelines outlining
the City of Tulsa’s preferred financial
structure and other goals for the site,;

e Submission requirements focused on
development proposals that provide a
development concept, a phasing plan, a
live financial pro forma, and a financial
plan;

» Information on the selection process and
key scoring criteria; and

« Other requirements and respondent
instructions.

Funding

While the market should begin to improve
with the build out of existing proposed
and approved projects, additional subsidy
will most likely be required to achieve

the desired proposals for both the Page
Belcher and Denver Avenue Transit Station
site. Subsidies can come from the following
funding sources:

* Proposed TIF - The City of Tulsa’s
new TIF can serve as a public-private
financing tool that would be repaid
by incremental property tax from
development. Typically, one-third of
TIF funds are used for public projects
and two-thirds are available for private
development assistance.

 The Downtown Development and
Redevelopment Fund - This fund is
a 6-year zero-interest revolving loan
used to support quality development
proposals with a clearly delineated
development plan.

CATALYTIC SITE REDEVELOPMENT:
SUMMARY OF KEY RECOMMENDATIONS

Coordinate the disposal of municipal and
privately-owned land to development
partner(s) capable of executing critical

mixed-use development projects in the
core of the Arena District,

Pursue a 2-stage RFQ and RFP process
to identify the appropriate developer for
catalytic revitalization.




DISTRICT WIDE
RECOMMENDATIONS

These location-specific priorities must be
supplemented by districtwide strategies
to truly transform the Arena District into
a gateway for downtown. These district
strategies include:

¢ A set of urban design guidelines to
ensure that new private development
adds value to existing civic assets and
protects planned community investments
in the public realm;

+ A retail and tenanting strategy to
strengthen the competitiveness of
retail in Downtown Tulsa through
targeted investment tools and strategic
recruitment;

« A convention center hotel strategy,
to address the fact that Tulsa is losing
conventions due to its dispersed hotel
stock; and

« A governance plan to provide a formal
structure with clear direction for
implementing the District’s Master Plan.

URBAN DESIGN GUIDELINES

The Arena District Master Plan
recommends significant community
investment in the public realm to
complement existing civic assets and
incentivize private development. This
private development must consider and
respond to the Cox Business Center, the
BOK Center and the City-County Library
and match the high level of urban design
for the proposed streetscape, park and
plaza spaces. Urban Design Guidelines
should be established early on to protect
current and future community investment
and to guide appropriate private
development of adjacent buildings and
sites. It is worth noting that while this is

a critical need for the Arena District, it is
likely equally true for much of downtown.

The guidelines should cover general urban
design elements that are desired as part
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Appropriate S5cale + Massing

Parking Internal to Blocks

of a development program. These should

address, but not be limited to:

» Building program and use

» Building scale and massing

» Building architecture and character

« Transparency and active ground floors

- Interaction with the public realm and
streets

» Access and service

» Parking location and design

These guidelines should be established and
adopted by the Tulsa Metropolitan Area
Planning Commission as part of an early
implementation item of this plan.
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20,000

Square Feet
FOOD & BEVERAGE
OPPORTUNITY

TENANTING CRITERIA

Appeal to a wide customer base
Focus on mid- to upper-range concepts

Include an experienced owner/management team

15,000

Square Feet
CONVMENIENCE GOODS &
SERVICES OPPORTUNITY

Form a mix of locally established operators and national market makers

RETAIL STRATEGY

Retail can quickly bolster a neighborhood
and activate the streetscape, creating
cascading benefits for residents ranging
from access to healthy food and
convenient services to increased property
values and safer streets. New retail projects
can also facilitate further public and private
development by improving the perception
of an area, and provide entrepreneurship
opportunities and create jobs for local
residents.

To date, retail is limited in the Arena
District with food and beverage (F&B)
establishments as the only visible retail
storefronts. Retail is slightly more
diversified in the rest of downtown with
innovative new concepts such as The
Boxyard serving as a catalyst for the return
of hard and soft goods to downtown.

Any new retail in the Arena District must
complement this existing retail rather than
compete with it and should be developed
in conjunction with targeted streetscape
improvements to create connections that
further activate adjacent neighborhoods.

Understanding the Context

To understand what types of retail will
contribute to the revitalization of the
Arena District, it is important to identify
the retail customers. Demand for retail
will derive from the following four
consumer groups: (1) 515,000 residents
within a 20-minute drive from Downtown
Tulsa, (2) 32,000 workers in Downtown
Tulsa, (3) 190,000 total annual visitors
including conventioneers, and (4) 45,000
new residents, workers, and visitors. The
growing segments of these residents and
workers include students aged 20-24,
millennials, and empty nesters, so retail
must be catered to these user groups.

A deeper dive into market dynamics
indicates that Downtown Tulsa could
hypothetically support over 150,000
square feet of retail. Because the
minimum concentration for some of these
retail types is larger than the amount

of square feet supported, some retail
typologies would likely not be feasible

in Downtown Tulsa or the Arena District.
As a result, the planning team estimates
that there is 128,000 square feet of retail
demand in Downtown Tulsa consisting of
unmet potential for convenience goods
throughout Downtown and F&B specifically
within the Arena District.



Tenanting Recommendations

It is estimated that the Arena District can
support approximately 35,000 square feet
of retail programming: 15,000 square feet
of convenience goods and 20,000 square
feet of F&B. For this retail to be successful,
it must:

* Appeal to a wide customer base (at
least two of the three primary groups of
residents, workers, and event/convention
attendees);

» Be first-to-market in Tulsa or at least in
downtown;

« Focus on mid-to-upper range concepts
(no discount stores or luxury brands);

« Include an experienced owner/
management team; and

» Collectively form a mix of locally
established operators and national
market makers with strong customer
loyalty.

Given these characteristics and the existing
unmet retail demand, the planning team
recommends that the retail program in the
Arena District consist of five categories:

« Convenience Services. Convenience
offerings that provide for everyday
essentials, including a pharmacy and
banking services.

Dining/Entertainment. Entertainment
venue with a restaurant component
and a beer garden. Entertainment
should include live music, multiple
high-definition TVs, and games such as
virtual golf, skee ball, air hockey, and a
mechanical bull.

¢ Food Hall. Food hall with multiple
vendors within the same footprint to
leverage existing food and beverage
strengths. These vendors should primarily
include local vendors that have existing
brick and mortar stores or food trucks in
other neighborhoods around Downtown
in order to entice food hall visitors to
dine at their other locations.

o Full-Service Restaurant. A restaurant
that attracts patrons of all ages, including
families with young children, to capture
BOK Center attendees.

« Future Infill Concept. Retail for
remaining storefronts in future
development once anchors are

established. Infill concept can either
be large-format, small-format, or a mix
depending on the demand.

Additional information on each category is
listed below:

Convenience Services:

The biggest gap in retail in Downtown
Tulsa is for convenience goods and
services, with no existing convenience
goods and services in the Arena District.
Opening this type of retail will make the
area more attractive for residents and

can draw event goers at the Cox Business
Center. Types of convenience goods to
pursue include convenience stores (e.g.,
CVS, Walgreens, etc.), and other service-
related retail storefronts such as banks and
gyms. To capitalize on this unmet demand,
convenience retail should:

« Include 5,000 - 10,000 square feet of
ground floor space for a convenience
store/pharmacy

» Contain smaller footprints for other
service-related retail storefronts such as
banks and gyms/yoga studios

+ Be located near residential development

Dining/Entertainment:

This component of the retail program is
key to creating a vibrant entertainment
district. The goal with this concept is to
encourage BOK Center attendees to come
before an event or remain after one has
concluded. The experience should be
unique to the area to encourage patrons to
return even when no event is happening.
Potential tenants include Dave and Busters
and Alamo Draft House and should adhere
to the following criteria:

» 10,000 square feet of ground floor space

* Include a restaurant/indoor bar open for
lunch and dinner (10 hours a day) and a
beer garden

- Be a comfortable place for all ages and
should not focus on low price points,
student discounts, or low-quality décor

* Present a mix of games and activities
with demonstrated staying power or
otherwise offer a variety of flexible,
popular activities

« Consider hosting live music with a mix of
local and national acts
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Food Hall:

Food halls complement event centers as
each draws foot traffic that can increase
sales at the other place. The benefit of a
food hall in the Arena District is two-fold:
first, it can attract Tulsans to the area prior
to or after an event at the BOK Center by
offering a quick bite to eat of beloved local
restaurants, and second, it provides visitors
with a first taste of local options and then
encourages them to dine at other locations
of preferred concepts. For the food hall to
be most successful, it should:

» Emphasize design to elevate the
experience beyond a grab-and-go

e Create a destination complete with
an experiential hook and interactive
atmosphere

« Predominantly feature local vendors

« Remain open all day to attract =workers
for breakfast and lunch, and residents
and event goers for dinner

* Include seating

MIARCELLA'S

Full-Service Restaurant

An all-ages, family-friendly restaurant is
necessary to provide options and appeal
to the broad audiences that come to the
Arena District for events at the BOK Center.
For this retail to be successful, it should:

» Be open for lunch and dinner
* Include a play-area for children

« Offer both kid-friendly options and more
refined food

« Offer a combination of local craft beer,
artisanal cocktails, and wine

Future Infill Concept

As the market matures, there will be
additional opportunities to complement
the anchor retailers and provide a more
robust retail offering. When the market is
ready, targeted retail opportunities include:

» National chains with strong customer
loyalty and “it” factor

» Local tenants to represent the best of the
greater Tulsa area

» Brands that have synergies with
established anchor tenants

» Incubator space to attract iocal
businesses in their infancy



Targeting Locations

Retail in the Arena District should be
located to capitalize on existing strengths.
As a result, retail is best suited along 3rd
Street and Denver Avenue in the near term
as both face the BOK Center, expanding
to Boulder Avenue over time as infill
opportunities become a reality.

Retail is also dependent on the timing

of the build-out in the Arena District.
Therefore, the most immediate opportunity
is at the mixed-use entertainment
development as the city has leverage to
negotiate retail. At this site, the city should
target a ground floor entertainment venue
and full-service restaurant that is visible
from Denver Avenue. As additional mixed-
use development opportunities come
online, the city should target convenience
retail, a food hall, and other infill retail
opportunities based on remaining unmet
demand.

Retail Incentives

To encourage the development and attract
the desired tenants that will transform the
Arena District into Tulsa’s entertainment
district, the city must retool its existing
retail incentives to encourage Downtown
retail. Rather than focus exclusively on
large, new-to-market tenants, the retail
incentive can be positioned to provide
up-front support to local businesses

and restaurants in Downtown Tulsa.

The incentive could take several forms,
including:

* Fee Waivers or Reductions. Waiving or
reducing building or permit fees, which
requires no direct outlay of funds and is
used as a signal of the city’s desire for
economic development.

+ Sales Tax Rebate. For this incentive, a
city typically agrees to rebate a portion
of sales taxes collected for a specified
number of years.

« Tenant Upfit Grants. Providing funding
support for initial tenant improvements
needed to create compelling retail and
restaurant spaces.

RETAIL
INCENTIVES

THE CITY SHOULD RETOOL ITS
RETAIL INCENTIVE PROGRAM TO
CATALYZE DOWNTOWN RETAIL

FEE WAIVERS OR
REDUCTIONS

SALES TAX
REBATE

TENANT UPHIT
GRANTS
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CONVENTION CENTER
HOTEL STRATEGY

Downtown Tulsa’s hotel market has
experienced a wave of new development
since 2009, increasing the hotel room
stock by approximately 40%. Hotel rooms
sold also increased by approximately

40% since 2012, yet the biggest jump
took place between 2012 and 2014 with
minimal growth since. Similarly, revenue
per available room (RevPAR) increased by
nearly 30% since 2012, but the majority of
this increase had occurred by 2014. Since
then, RevPAR has grown only 5%. Belying
this trend, occupancy increased each year
from 2012-2014, but has since declined,
falling to 61% in 2017. The falling occupancy
rate in particular indicates that the market
is becoming saturated.

Evidence from other markets indicate that
it is possible to absorb a convention hotel
without sacrificing overall occupancy,
provided convention business increases

in tandem. However, given increasingly
competitive convention and meeting
dynamics in the state and nation,
independent analysis of the potential for
expanded convention center activity will
be necessary to confirm that a convention
hotel can induce additional demand that
grows the market.

Targeting Locations for Convention
Center Hotel Development

Should the independent analysis confirm
the feasibility and profitability of a
convention center hotel based on the city’s
preferred level of investment, the city
should target the following two locations
for development, in order of priority:

¢) site1- The block immediately to
~ the South of the Aloft Hotel. This

site is city-controlled and can be
targeted for a later intervention
providing the city with additional
time to develop a comprehensive
strategy for convention center
upgrades in conjunction with
the delivery of this new hotel. In
addition, the city could include funds
for the development of this hotel
in a future bond issuance, giving it
more time to understand the full
financial needs of the hotel, but this
site would require the relocation of
existing users to new facilities.

Site 2 - The block immediately to
@ the North of the Aloft Hotel. This
site's main advantage comes from
its centralized location between
the Convention Center and the
BOK Center, which would further
contribute to the new core of the
Arena District. This site, however, will
not be ready for redevelopment until
at least 2024 when the GSA’s lease
in the Pager Belcher Federal Building
expires. The city would then need to
include funds for development in a
future bond issuance, which could
potentially lead to the site sitting
empty for a few years while funding
and then a developer is secured.
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Funding

The financing gap for a convention center
hotel will most likely total more than $50
million based on financing of successful
convention center hotels in aspirational
and peer cities. There are a variety of
avenues to cover this gap and fund the
development of a convention center
hotel. For example, the Convention Center
Authority in Nashville provided the hotel
operator with $128 million from tourism
taxes over 20 years while the City of
Indianapolis covered 13% of construction
costs in exchange for a percentage of
future profit. For a convention center
hotel in Tulsa, the City has a diverse set
of financing tools including TIF districts,
GO bonds, and property tax abatements
among others. Given the significant size of
the potential gap, Tulsa should explore a
revenue bond as one potential source.
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CONVENTION CENTER HOTEL:
SUMMARY OF KEY RECOMMENDATIONS

Analyze the potential for expanded
convention center activity to confirm
that a convention hotel can induce
additional demand that grows the
market.

Target the block that currently houses

the Tulsa Police Department and
Municipal Court for a convention center
hotel since the site is City-controlled so
it can be targeted for a later intervention
once the City has a clear strategy for
Convention Center and other upgrades.

Fund a convention center hotel through
a bond issuance.

ﬁ CONVENTION CENTER HOTEL SITES
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GOVERNANCE PLAN

The City of Tulsa should take the lead in
facilitating the development and growth of
the Arena District.

Governance Framework

The planning team identified the key
responsibilities necessary to foster
transformation that achieves the goals for
the district.

The planning team also identified the
multiple public, private, and institutional
entities within the IDL and the Arena
District that are well-positioned to
participate in the implementation of these
roles and responsibilities. In addition to
the city, core stakeholders include the
Downtown Coordinating Council, the
Tulsa Development Authority, SMG, Visit
Tulsa and the Tulsa Industrial Authority.
Coordinated participation and support
from these entities will be instrumental to
ensure the district’s future success.

Governance Recommendation
Mobilization of the appropriate partners
and resources to undertake these
responsibilities requires a governance
structure for implementation that
accomplishes the following goals:

+« Maximize Resources by Leveraging
Existing Capacities: Where possible,
avoid duplicating strong capacities that
exist within established public or private
entities.

* Achieve Both Accountability and
Focus: Provide collaborative decision
making, along with clear lines of focused
leadership to executive responsibilities to
ensure that growth of the Arena District
does not come at the expense of another
neighborhood.

* Secure Diverse Funding Streams: Secure
creative public and private funding
mechanisms from new and existing
sources.

* Support Brand and Ecosystem
Development: Maintain a high-quality
brand attractive to the private sector,
conventioneers, and residents and
provide supportive resources that are
essential to drive growth.

This plan recommends that the City of
Tulsa manage implementation of the
Arena District Master Plan in coordination
with contributing partners such as SMG
and the Downtown Coordinating Council,
as seen in the graphic in the following
page. This structure is advantageous

as the city is able to secure public
funding commitments, apply institutional
knowledge, and engage and leverage the
existing capacity of essential local partners.



ARENA DISTRICT NEEDS

REAL ESTATE
DEVELOPMENT

Developing a mix of uses
that supports the needs
of the Arena District and
considers public and
private site control

Land Use & Planning

Program guidance (density & mix of uses)

Phasing (timing of development opportunities)

Infrastructure Financing

Capital funding/financing
Construction (open space, streets)
Vertical Development Funding

Incentives

VISION
IMPLEMENTATION

Implementing a
sustainable vision for
the master plan requires
coordination with the
broader public

Ongoing Management & Stewardship
Vision stewardship
Programming of open space
Routine maintenance
Special events

Public safety

Operating funding

Revenue generation
Marketing & Branding
District brand development
District marketing

Employer, resident, and tourist recruitment

RECOMMENDED GOVERNANCE STRUCTURE

@ Tulsa

A S Ko fovoy

! !

VISION
IMPLEMENTATION

Vislon Advocacy

Publlc Pragramming

@IUJSE' Infrastructure Financing of Open Space

@TUIS(\ Vertical Development Funding

............. m Building Development

Figure 712

Operating Funding

ot

Marketing and Branding
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INTRODUCTION

PURPOSE OF THIS
DOCUMENT

This series of assessments catalogs the
planning team’s additional analysis and
observations of existing conditions and
presents a framework for preliminary
concepts and strategies. We have been
guided through this process by input from
the Working Group, Steering Committee,
stakeholders, and the general public.

There are six sections:
01 Plan Alignment

02 Economic Assessment
Summarizes the findings and
recommendations from the real estate
market analysis.

03 ldentity Assessment

Reviews the existing identity within the
study area and surrounding downtown
districts to provide a direction for the future
positioning of the Arena District.

04 Land Use Assessment

Examines the existing land use conditions,
highlights key opportunities and
recommends future land uses to support a
more active Arena District.

05 Connections Assessment

Evaluates the current pedestrian, vehicular
and transit environment and suggests
methods for improving district-level
connectivity, walkability and multi-
modality.

06 Preliminary Concepts and Strategies
The assessments above contribute to
preliminary concepts and strategies that
form a framework for the potential physical
improvements within the Arena District.

Taken together, these assessments address
the five planning principles identified at
the start of this Master Plan and set the
stage for the next phase of work that will
explore these concepts, strategies and
recommendations in greater detail.
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ABOUT THIS PLAN

The Arena District Master Plan effort will
help guide the City and its partners in
developing improvements to the District’s
public realm. This master planning
process will assess the current state of
the District, evaluate the potential of
public infrastructure investments, identify
opportunities for private development,
and provide a phased roadmap for future
decisions.

Launched in February of 2018, the plan
is led by a City of Tulsa staff, members
of the Tulsa community, and a consultant
team. The study is being undertaken

in coordination with a Working Group,

a Steering Committee and project
stakeholders representing a spectrum of
interests and organizations.

PROJECT SCHEDULE

As seen in the graphic below, this planning
effort will be completed within 8 months.
The process is divided into five tasks, and
includes three public workshops open to
the Tulsa community.

During each task, the planning team will
meet with the Steering Committee to
provide updates and gather feedback on
next steps.

KICK-OFF STEERING COMMITTEE
MEETING MEETING #1 &
STAKEHOILDER MEETINGS

TASK 1 | INITIATE & EVALUATE

FEBRUARY - APRIL

Arena District Data
Tour/Audit  Collection



COMMUNITY

VISIONING WORKSHOP #1
STEERING COMMITTEE
MEETIHG #2

TASK 3 | UNDERSTAND

MARCH - JUNE

Preliminary Concep,
& Strategies

STEERING COMMUNITY
MMIT WORKSHOP #2

COMMUNITY
REVIEW OPEN
HOUSE #3

(o] o
TASK 4 | EXPLORE TASK5 | CONSENT
MAY - AUGUST JUNE - SEPTEMBER
Preferred Design Review & Implementation
Concepts Alternatives Approval Funding
& Costs Phasing

FINAL PLAN,

Costs

™
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2010 DOWNTOWN AREA
MASTER PLAN

Undertaken in 2010 as a collaboration
between the City of Tulsa and the Tulsa
Comprehensive Plan effort (PLANITULSA),
the Downtown Area Master Plan is a small-
area plan that aims to revitalize Downtown
Tulsa and better connect it to the river
and the region. The plan studied all areas
within the “Inner Dispersal Loop” (IDL)
and its surrounding edges with nearby
neighborhoods. The ADMP boundary falls
within this area of study, as seen in the
map on the following page.

The plan’s major recommendations include
one-way to two-way conversions of all
downtown streets, creating pedestrian-
friendly environments and encouraging
mixed-use development. The plan
recommended moving civic uses out of
the Arena District into a new development
north of the BOK Center, anchored by a
transit center. This relocation was viewed
as setting the stage for the potential
adaptive-reuse of several Arena District

buildings, such as the Page Belcher Federal

Building. In addition, the plan envisioned
an expanded Cox Business Center with

an enhanced 5th Street Plaza. The plan
suggested a Hall of Fame building on the
northeast corner of the BOK Center block,
located near various sites suitable for
mixed-use development.

Justice Center, Transit Station, Frisco Bridge and
Archer Street to 2nd Street connection

Federal Building adaptive-reuse & 6-story hotel
with parking lot

Building adaptive-reuse for convention center
exhibit hall

5th Street Plaza expansion, new hotel, library
adaptive-reuse & convention center expansion

Hall of Fame Facility at the BOK Center
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BOK CENTER MASTER
PLAN

The BOK Center engaged an architectural
firm to create a private master planning
effort for the city blocks immediately
surrounding the arena. The resulting vision
included both short-term and long-term
strategies for activating and revitalizing
portions of the Arena District.

Short-term improvements focused on
temporary activation of the open spaces
surrounding the BOK Center, such as a
winter ice rink, summer outdoor concerts,
and a splash pad. Long-term improvements
included both streetscape enhancements
and new development. As seen in the

map on the following page, the BOK
Center Master Plan proposed pedestrian
malls for 5th and 3rd Streets, as well as
streetscape and intersection improvements
for various Arena District Streets. The plan
recommended an adaptive-reuse of the
Federal Building with a hotel expansion,
new commercial development northeast

of the BOK Center, and a new restaurant
located on the northeast corner of the BOK
Center block.

3rd Street Pedestrian Mall

Hotel addition and Federal Building adaptive-
reuse

Potential restaurant
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COX BUSINESS CENTER
IMPROVEMENTS

The 2017 Schematic Design Facility
Modernization Program is a private
planning effort undertaken by the Cox
Business Center in an effort to renovate its
facilities and make Tulsa more competitive
with other Tier Il convention cities. The
proposals illustrated in the map located
on the following page aim to update the
1960’s facility and better integrate it with
its surroundings.

Interior renovations include a new 41,000
square foot ballroom, the largest of its
kind in Oklahoma. Exterior improvements
will transform the 5th Street-facing facade
of the facility by creating a street-grade
entry with enhanced pedestrian access
to an improved 5th Street Plaza. The new
entry and pedestrian ramps will require
restricting vehicular access to the north
side of the Municipal Court Building from
Civic Center Drive.

|

Facility modernization: Building interior
renovation

R e R e

Facility modernization: New entryway
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IMPROVE OUR TULSA:
STREET IMPROVEMENTS

Improve our Tulsa is a $625 million tax
package approved by Tulsa voters in 2014
as an extension of the 2008 Fix Our Streets
package. Improvements to downtown
streets, as shown in the map on the
following page, focus on pedestrian safety
and enhancing vehicular travel through the
conversion of one-way roads to two-way
travel. The Capital Improvements Projects
through this package recommend two-
way conversion for 5th Street, Cheyenne
Avenue, and Boulder Avenue. In 2018,
enhancements to 5th Street west of Denver
Avenue added safety bollards, pedestrian
crossings, and access to parking. The Centennial Walk Marker
planned two-way conversions for Boulder
Avenue and Cheyenne Avenue begin in
2018 and 2020, respectively.

Also included in the map is the two-mile
route for the Centennial Walk, an initiative
from Vision 2025 connecting downtown
institutions through historical markers
and wayfinding elements. Planning for the
Centennial Walk dates to 2003, when it
was awarded $10.4 million of funding.

Existing Conditions: Cheyenne Avenue

Arena District Master Plan
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CAPITAL
IMPROVEMENTS:
BICYCLE FACILITIES

The Arkansas River is home to an
interconnected trail network along both
sides of the river. Though a 10-minute
bicycle ride separates the river trails from
the Arena District, existing facilities make
this trip inadeguate and cumbersome.

As seen in the map on the following page,
planned bicycle facilities for downtown
will better connect downtown riders with
nearby trails, the river, and surrounding
neighborhoods. These bicycle facility
improvements are part of IDS Capital
Improvement Projects.

The proposed facilities for downtown
streets were first identified in the 2015
GoPlan, a bicycle and pedestrian master
plan for the Tulsa Region. This plan
identified potential facilities along Boulder
Avenue, 3rd Street, 6th Street, 10th/12th
Streets, Archer Street, and improved
connections to the river. The proposed
facilities will enhance both east-west and
north-south travel through downtown,
connecting trails that currently end at
downtown's edges.

Arkansas River and trail south of downtown

u—_“ —_

" an — - T

Y S et v R
Arkansas River with BOK Center in background



CAPITAL IMPROVEMENTS:
BICYCLE FACILITIES

m m Proposed Bike Lane - IDL Capital Improvements
m== Bike Lane
= Bikeway N’I\

Figure A-16
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2017 WALKABILITY
ANALYSIS

The 2017 Downtown Walkability

Analysis is a comprehensive study

that aims to identify pedestrian and

bicycle improvements for downtown
streets. In addition to downtown-wide
recommendations addressing pedestrian
enhancements, such as improved
crosswalks, lighting and ground-level active
uses, the study provides a wide array of
potential street typologies.

Like other previous planning efforts

for downtown, the walkability analysis
recommends converting one-way streets
to two-way travel, and removing all one-
way pairs within downtown. With Boulder
and Cheyenne Avenue already planned

to revert to two-way travel, the plan
recommends going further and making all
east-west streets two-way.

In addition to directionality, the walkability
study looked at whether downtown streets
are overbuilt for the amount of vehicles
they carry on average. The results conclude
that several downtown streets have more
lanes than needed by current average
annual daily traffic (AADT) numbers. The
study thus recommends potential street
sections, a portion of which are shown to
the right and in the following page, better
suited to encourage a pedestrian-friendly
environment. Proposed street sections
generally right-size the roadway to add
street trees, widen sidewalks, add bicycle
infrastructure, include on-street parking
and reduce travel lane widths to 10 feet.

48-ADDP-1W

sth Street Between Boulder Avenue and
Denver Avenue

55-(P)DRMDD(P)

Denver Avenue Between st Street and 7th
Street

48-ADDP-1W

Pty o ot Toren o iy G

8th Street Between Denver Avenue and
Boulder Avenue
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2017 WALKABILITY
ANALYSIS CONTINUED

Building on recommendations for

bicycle facilities by the 2015 Go Plan,

the walkability analysis establishes a
downtown-wide network of bike lanes

and cycletracks. The potential facilities

are designed for bicyclist safety and
enjoyment, and are part of a potential
downtown network that allows for both
east-west and north-south travel spanning
all of the downtown area. The addition of
these facilities within current rights-of-way
follow the right-sizing of downtown streets
by re-allocating parts of the roadway to
bicyclists when the street is overbuilt for
current AADT. The proposed network is
shown on the map located in the following
page, with corresponding street sections
showing these facilities on this page.

70-ABDDBA

L] . 1
= I — - )

. =i =

- B L

6th Street From Civic Center Drive, East to
Elwood Avenue

56-BDDMDB

ie_ —sﬁ

S AR Claaes Temn s [V e

6th Street Between 7th Street and Civic Center
Drive

53-BPDDPB

i&fq b - - .‘1
| ﬁs-_isi

11th Street Between Denver Avenue and
Boulder Avenue

67-PDDMTDBB

’-_ _eﬁ

Houston Avenue Between 3rd and 4th Street

67-BDDMDPB

¢ ﬁeﬂ ﬁﬂeﬁ ?

Houston Avenue Between 4th anol 7th Street

54-8DDDDB

hat g vy 1wy - aqay (SN

Heavy Traffic Way Between Houston Avenue
and Lawton Avenue
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ALIGNMENT MATRIX

(CBC expansion or the need for a full-
service hotel), general items that need to
be considered as district master planning
commences (transit, parking, streetscape
improvements, connectivity), and potential
new development.

The following matrix identifies
recommendations from each plan and
study that are important to the Arena
District and highlights those that are
directly relevant. Some of these themes
address specific improvements for
buildings and facilities within the district

ADOPTED PLANS

VISION PROJECTS

2016

Tulsa
Comprehensive
Plan

s )
GO Tulsa

Reglonal
Bicycle and
Pedestrian
Master Plan

Five goa_ls of

2017

Downtown
Walkability
Analysis

Peoria Avenue
BRT Land Use

2017

Cox Business

Center Market
and Program
Assessment

2017

Cox Business
Center
Schematic
Design Facility

the plan: (1)
Implement
& maintain
network of
Enable pedestrian
=l adaptive reuse and bike
E and historic facilities, (2) Provides
Ml preservation of Improve safety specific
S8l buildings that & security for recommended
z are currently all users, (3) design
2 vacant; increase local improvements
% Desighate bike and ped for multiple
8 Nat'l Register mode share  cross sections
= districts, enlarge goals, (4) throughout
o TIF area; Offer Develop public  downtown,
a7 tax abatements education including the
O on historic campaigns Arena District
bidgs. and programs,
(5) Make Tulsa
a recognized
walk and
bike friendly
‘community, (6)
Pursue funding — I =
Renovated
Wepities | CECwillke
insufficient SO
meeting and tp the NIl
e District Ma_ster
s Plan; Design
G under one roof
e as a challenge; g Ve
5 to the CBC
&} Recommends to create an
0 adding square moroved
3 feet (40k-100k P
e sf) to the CBC entrange/ped
e welllns experience
loading docks o0 Sth AT
and creating Creation of a
(— plaza/garden
o outside the
new entrance
Figure A-11



General Downtown Planning

Arena District

CIP
2017

' 2017/2018 City of !
{Tulsa Engineering |

Streets Projects |
|

2014

The Quality of
Life Report

[ Directly Relevant to the Study Area

REPORTS + ANALYSIS

2015 !
\
|

2015

Destination
Tulsa2025
Development
Strategy Report

Tulsa’s Future Il
Analysis

Recommends
implementing
a downtown
Tulsa strategic
action plan to
further positive
perceptions of
downtown’s
resurgence

Improve center
city planning &
development

Recommends
fostering

Downtown/Arena

Entertainment
District

OF NOTE

2009 2013

Downtown Tulsa
Wayfinding and
Signage Design

BOK Center
Master Plan

Standards Manual

= alli~l
Prioritize Proposed
vehicular and improvements
pedestrian to BOK Center
directional and surrounding
sighage site, including
within “Super Convention
Destinations,”  Center expansion,
which includes decorative
the Convention paving,
Center, BOK streetscape
Center, and improvements,
Performing Arts and a pedestrian
Center mall.
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General Downtown Planning

Arena District

2016

Tulsa
Comprehensive
Plan

Enable
adaptive reuse
and historic
preservation of
buildings that
are currently
vacant,
Designate
Nat’l Register
districts, enlarge
TIF area; Offer
tax abatements
on historic
bldgs

ADOPTED PLANS

r
I
I
| Downtown
I

Streetscape
‘ Master Plan

2015

GO Tulsa
Regional
Bicycle and
Pedestrian
Master Plan

|
ife
|
|
|

Five goals of
the plan: (1)
implement
& maintain
network of
pedestrian
and bike
facilities, (2)
Improve safety
& security for
all users, (3)
Increase local
bike and ped
mode share
goals, (4)
Develop public
education
campaigns
and programs,
(5) Make Tulsa
a recognized
walk and
bike friendly
community, (6)
Pursue funding

‘ Downtown

i
2017 2017 l 2017
| Cox Business

Peoria Avenue | - b
e HegranEy | A
and Program

Framework
Assessment

Walkability
Analysis

|
l
|
\
|

Provides
specific
recommended
design
improvements
for multiple
cross sections

throughout

downtown,
including the
Arena District

Identifies
insufficient
meeting and
event space
under one roof
as a challenge;
Recommends
adding square
feet (40k-100k
sf) to the CBC
as well as
loading docks
and creating
improved
entrance

VISION PROJECTS

2017

Cox Business
Center
Schematic
Design Facility

Renovated
CBC will be
connected
to the Arena
District Master
Plan; Design
Improvements
to the CBC
to create an
improved
entrance/ped
experience
on 5th Ave;
Creation of a
plaza/garden
outside the
new entrance



[ Directly Relevant to the Study Area

cIip REPORTS + ANALYSIS OF NOTE
2017 2014 2015 . 2015 2009 2013

Destination Downtown Tulsa
The Quality of Tulsa2025 Tulsa's Future Il | Wayfinding and BOK Center
Life Report Development Analysis | Signage Design Master Plan

2017/2018 City of |
Tulsa Engineering
Streets Projects

General Downtown Planning

Arena District

| Strategy Report

Improve center
city planning &
development

Recommends
fostering
Downtown/Arena
Entertainment
District

Recommends
implementing
a downtown
Tulsa strategic
action plan to
further positive
perceptions of
downtown'’s
resurgence

‘Standards Manual

T R T

Prioritize
vehicular and
pedestrian
directional
sighage
within “Super
Destinations,”
which includes
the Convention
Center, BOK
Center, and
Performing Arts
Center

Proposed
improvements
to BOK Center

and surrounding
site, including
Convention

Center expansion,

decorative
paving,
streetscape
improvements,
and a pedestrian
mall
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ADOPTED PLANS | VISION PROJECTS

i1

| 2017 | 2017 . 2017 | 2017

2016 i 2011 | 2015

| GO Tulsa

Tulsa Downtown l Reglonal | Downtown Peoria Avenue
Comprehensive | Streetscape Bicycle and | Walkability BRT Land Use
Plan Master Plan Pedestrian | Analysis | Framework |

| Master Plan |

| — EEa

Five goals of

Cox Business | Cox Business
‘ Center Market Center
and Program Schematic
Assessment | Design Facility

the plan: (1)
Implement
& maintain
network of
Enable pedestrian
2l adaptive reuse and bike
g and historic facilities, (2) Provides
oWl preservation of Improve safety specific
QC buildings that & security for recommended
2 are currently all users, (3) design
2 vacant; Increase local improvements
z Designate bike and ped for multiple
‘éj Nat’l Register mode share  cross sections
= districts, enlarge' goals, (4) throughout
ol TIF area; Offer Develop public  downtown,
Tl tax abatements education including the
D on historic campaigns Arena District
bldgs. and programs,

(5) Make Tulsa
a recognized
walk and
bike friendly
community, (6)
Pursue funding

Renovated

|dentifies CBC will be

) . connected
insufficient

to the Arena

meeting and District Master

event space

e Plan; Design
o under one roof
= e = EllEmEE Improvements
& * tothe CBC
8) Recommends
. to create an
© adding square p
- improved
v feet (40k-100k ey -
< sf) to the CBC A
s welllas experience
on 5th Ave;

loading docks

and creating
improved
entrance

Creation of a
plaza/garden
outside the
new entrance
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Arena Distric

CiP
2017

|

2017/2018 City of |

Tulsa Engineering|
Streets Projects ‘

The Quality of

[0 Directly Relevant to the Study Area

REPORTS + ANALYSIS

2014 2015

Destination
Tulsa2025
Development
Strategy Report

Life Report

Improve center
city planning &
development

Recommends
fostering
Downtown/Arena
Entertainment
District

2015

Tulsa’s Future [l

Analysis

Recommends
implementing
a downtown
Tulsa strategic
action plan to
further positive
perceptions of
downtown’s
resurgence

OF NOTE
2009 2013

Downtown Tulsa

wayfinding and
| Signage Design
‘Standards Manual |

Prioritize
vehicular and
pedestrian
directional
sighage
within “Super
Destinations,”
which includes
the Convention
Center, BOK
Center, and
Performing Arts
Center

BOK Center
Master Plan

Proposed
improvements
to BOK Center

and surrounding
site, including
Convention
Center expansion, ,
decorative
paving,
streetscape
improvements,
and a pedestrian
mall.



ADOPTED PLANS
2016 2011 ‘ [

‘ VISION PROJECTS
2015 1h 2017 | 2017 | 2017 2017
GO Tulsa | | |
Regional Downtown | Peoria Avenue
Bicycle and Walkability | BRT Land Use
Pedestrian Analysis Framework

Cox Business
Center
Schematic

Cox Business

Center Market

| and Program
Assessment

Tulsa Downtown
Comprehensive | Streetscape
Plan Master Plan

General Downtown Planning

Arena District
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Enable
adaptive reuse
and historic
preservation of
buildings that
are currently
vacant;
Designate
Nat'l Register
districts, enlarge
TIF area; Offer
tax abatements
on historic
bldgs.

Master Plan

Five goals of
the plan: (1)
Implement
& maintain
network of
pedestrian

and bike

facilities, (2)

Improve safety

& security for
all users, (3)

Increase local

bike and ped
mode share

goals, (4)
Develop public

education

campaigns
and programs,

. (5) Make Tulsa

a recognized
walk and
bike friendly
community, (6)
Pursue funding .

Provides
specific
recommended
design
improvements
for multiple
cross sections
throughout
downtown,
including the
Arena District

Design Facility

e

Renovated
cemitee | cecmille
) e connected
insufficient

meeting and
event space
under one roof
as a challenge;
Recommends
adding square
feet (40k-100k
sf) to the CBC
as well as
loading docks
and creating
improved
entrance

to the Arena
District Master
Plan; Design
Improvements
to the CBC
to create an
improved
entrance/ped
experience
on 5th Ave;
Creation of a
plaza/garden
outside the
new entrance



[ Directly Relevant to the Study Area

CIP | REPORTS + ANALYSIS OF NOTE
2017 2014 2015 [ 2015 2009 | 2013

Destination Downtown Tulsa
The Quality of Tulsa2025 Tulsa’s Future Il | Wayfinding and BOK Center
Life Report Development Analysis I Signage Design Master Plan
Strategy Report i Standards Manual

| 2017/2018 City of |

| Tulsa Engineering !
Streets Projects |

Recommends
implementing
a downtown
Tulsa strategic
action plan to
further positive
perceptions of
downtown’s
resurgence

Improve center
city planning &
development

General Downtown Planning

—

Prioritize Proposed
vehicular and improvements
pedestrian to BOK Center
© Recommends directional and surrounding
= " signage site, including
v fostering e Y :
a) e e A within “Super Convention
© . | Destinations,”  Center expansion,
; Entertainment e B i
@ District which includes decorative
< the Convention paving,
Center, BOK streetscape
Center, and improvements,
Performing Arts and a pedestrian
Center mall.
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EXECUTIVE SUMMARY

PROCESS

The Arena District is an eclectic
neighborhood within Downtown Tulsa that
the City hopes to position as a vibrant
entertainment district and mixed-use
neighborhood. The District has experienced
recent investments sparked by the passage
of a public funding package - most notably
the 19,000 seat multi-purpose arena the
BOK Center - yet it faces structural barriers
that prevent it from realizing the organic
growth occurring in other downtown
districts.

This market and economic assessment
identifies demand drivers and offers
guidance on the feasibility of different real
estate uses within the Arena District, with
a particular focus on retail opportunities.
The assessment draws upon findings from
a series of conversations with Downtown
stakeholders including developers

and retailers; evaluation of third party
socioeconomic and real estate market data
for Downtown Tulsa along with the city and
region; and comparisons to market and
economic trends in peer cities.

As the project moves forward into the
Explore - Concepts & Strategies phase,

Initiate &

Evaluate

HR&A will recommend the types of retail
and entertainment tenants that can help
the District develop a compelling niche
and identity; evaluate development
opportunities for catalytic sites; and
produce an implementation strategy for
activating the Arena District that both
articulates potential funding sources for
key initiatives and identifies the roles and
responsibilities required to advance short-
and long-term strategies.

STUDY AREA

HR&A examined socioeconomic and
market conditions at both the local and
regional level to develop a contextual
understanding of the competitiveness of
Downtown Tulsa and the Arena District.
The primary study area is Downtown Tulsa,
defined to encompass the majority of the
area within the Inner-Dispersal Loop (IDL).
Select data is also collected for the Arena
District. To frame market dynamics relevant
to Downtown, our analysis also includes
comparisons to the City and the Tulsa MSA.

Engage 4 Understand Explore Consent
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RESIDENTIAL + OFFICE
FINDINGS

RESIDENTIAL

Population Growth: Downtown Tulsa has
grown at a slower rate than both the City
and the MSA in recent years. Moreover,
counter to trends in many American cities
the millennial cohort in Downtown Tulsa
is growing slower than in the broader City
and MSA slower growth rate compared to
the City and MSA. These trends highlight
that for many potential residents, the
current value proposition of downtown
living does not justify the higher cost.

Rental Market: The rental market in
Downtown Tulsa is enjoying moderate
growth, led by adaptive re-use and
conversion opportunities. While Tulsa had
limited downtown multifamily rental stock
prior to 2012, the multifamily growth rate
of 67% in the past decade is aligned with
growth rates in peer cities. The pipeline is
even more robust with nearly 1,000 units
proposed or under construction, indicating
Downtown may be reaching an inflection
point in its trajectory.

Arena District Opportunity: The strategic
provision of multifamily residential units

in the Arena District could provide a key
activating element for the district. While
residential development requires subsidy
to pencil, the value that multifamily
housing brings, namely new residents and
rooftop space, is vital to the success of
retail and overall district vitality. Offering
smaller units that are more affordable

is an important strategy for providing
urban living options at price points that
are attainable for would-be Downtown
residents including young workers in
entry-level jobs and workers in the service-
sector. Developers indicate that providing
workforce housing should be a top priority
for further revitalizing Downtown Tulsa.

OFFICE

Jobs: Job growth is a fundamental
indicator of the potential for future office
development, and jobs are growing at a
slower pace in the State of Oklahoma and
the Tulsa MSA compared to the United
States. Jobs in Downtown have similarly
grown at a slower pace than the nation, but
recently have fared well compared to the
State and MSA. Employment in Downtown
Tulsa is concentrated in knowledge
industries with a base of high paying jobs,
mostly in energy-related fields.

Market Performance: The Downtown Tulsa
office market has been oversupplied,
leading to limited growth over the last
decade. These conditions are similar

to many of Tulsa’s peers, which have

also generally experienced less office
development relative to residential
development. Since 2009, five office
buildings comprising 3% of Downtown'’s
total office space were delivered, with four
buildings having converted to other uses.
In addition, rents in Downtown Tulsa do
not command a premium over suburban
locations, where new construction does not
necessarily require structured parking.

Arena District Opportunity: Office
development likely represents a longer
term opportunity for incorporation into
the Arena District, after the District’s
mixed-use character and amenity base are
established.



HOTEL + RETAIL
FINDINGS

HOTEL

Stagnhant Market: Ten hotels containing
nearly 1,850 rooms are located in
Downtown Tulsa. Approximately 40% of
these rooms came online over the past 10
years. Despite this pace of new hotel room
deliveries, there has been minimal growth
in room nights sold since 2014. In addition,
revenue per available room (RevPAR) has
flattened out while the occupancy rate has
declined over the past few years. While
these indicators suggest that the market
is oversupplied, six new projects are in the
pipeline.

Abundance of Select Service Hotels:
Downtown Tulsa has a large presence of
select service hotels that have catered to
an event-driven market. Given this robust
existing supply and four additional select
service properties in the pipeline, the
market is likely saturated for this product
type. Future hotel offerings that should
be explored should include alternative
products that are currently lacking in the
market, such as full-service hotels or a
convention center hotel.

Arena District Opportunity: One missing
product to earnestly consider is a large
convention center hotel. As experienced
in other cities, convention center hotels
have the capacity to revitalize a market
and spur development if there is a business
case to grow convention and meeting
booking in tandem. The experience of
other markets indicates that a compelling
urban environment is key to the success
of convention centers and hotels, so
significant investments in place-making
efforts will be critical to facilitate success
around such an offering in the Arena
District.

RETAIL

Existing and Proposed Retail: Existing
inventory in Downtown Tulsa is clustered
in a few emerging restaurant and nightlife
districts, including the Blue Dome, Arts,
and Greenwood Districts. Innovative and
funky retail, such as The Boxyard, which
opened in 2016 and utilizes a new model
of small retail floorplates in cool space, has
begun to catalyze the return of retail to
downtown with the introduction of hard
and soft goods. The proposed Santa Fe
Square project and grocery store should
further help enhance retail in Downtown,
and create a walkable retail experience.

Retail Needs: There is no concentrated
shopping district in Downtown Tulsa,

and national and regional chains are
concentrated in shopping centers and
districts in South Tulsa. Further, there is a
lack of convenience services for Downtown
residents, workers, and visitors. To date,
the density of rooftops and activity in
Downtown Tulsa has not justified a more
significant retail presence.

Arena District Opportunity: Retail space
in the Arena District could distinguish
itself from other Downtown retail clusters
by providing a collection of convenience
retail offerings meeting basic everyday
needs along with a food and beverage
component potentially including a food
hall.
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PEER CITIES ANALYSIS

To further contextualize socioeconomic
and real estate trends relevant to
Downtown Tulsa, our analysis includes
comparisons to a set of peer cities, which
are aspirational in the sense that each is
located in a metropolitan area larger than
the Tulsa region. These cities provide a
benchmark against which to measure
Tulsa’s existing conditions, and key metrics
in Tulsa are compared to this peer city
group throughout the briefing book to
better understand Tulsa’s competitive
positioning and provide context for Tulsa’s
ongoing Downtown revitalization.

Oklahoma City

Indianapolis

Cincinnati




RESIDENTIAL




Arena District Master Plan

194

POPULATION GROWTH

Downtown Tulsa’s population is growing
at a somewhat slower rate than both

the City and the MSA. Since 2010, the
population has grown by 6%, equivalent
to a 0.86% annual growth rate, placing
Downtown on par with the United States
as a whole. According to 2017 population
estimates from ESRI Business Analyst,
4,200 residents live Downtown compared
to 420,000 in the City and over one million
in the MSA. The Arena District, by virtue
of having a lower initial base population
and absorbing two new residential
projects since 2010, grew at the fastest
rate of any of the studied geographies at
13%. The Arena District comprises 25%

of Downtown’s population with just over
1,000 residents.

YOUNG ADULT
POPULATION GROWTH

The young professional cohort has similarly
grown at a slower rate in Downtown Tulsa
than in both the City and the MSA, which
contrasts with growth trends seen in
Oklahoma City - a city that is undergoing
recent Downtown activation. Conversations
with developers highlight that for many
potential residents, the current amenity
base in Downtown Tulsa is insufficient

to justify the “urlban premium” on cost

of living downtown compared to the
suburbs. These findings indicate that while
Downtown Tulsa is growing, it has not
reached its full potential as a residential
destination for cohorts that are typically
drawn to downtown living options.

FIGURE A-2.3 | 2010-2017 Population Growth Rate
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FIGURE A-2.4 | 2010-2017 Young Professional Cohort
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MEDIAN INCOME

Higher-income areas in Tulsa are
concentrated south of Downtown. The
median household income in Downtown
Tulsa is only $35,000, substantially lower
than the nation’s median household income
of approximately $60,000, and also lower
than the City’s median household income
of $43,000. Just south of Downtown,

the median household income jumps

to over $50,000, rising up to $160,000

in the Maple Ridge, Woodward Park,

and Bryn Mawr neighborhoods. The

per capita income in Downtown Tulsa is
approximately $28,700, close to the City’s
overall per capita income of $29,200. This
smaller disparity in per capita incomes
reflects that the majority of households

in Downtown Tulsa are one person
households, in contrast to the City as a
whole.

Median Household Income, 2016

| : < $25k
AN $25k to $40k
—~ I8 $40k to $50k
B $50k to $65k
=l $65k to $85k
B $85k to $125k
I > $125k

Figure A-2.5

Where Downtown Tulsa Employees Live,
2015
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Source: US Census Bureau, Longitudinal Househaold-Employer Dynamics

WHERE DOWNTOWN
EMPLOYEES LIVE

Few employees working Downtown also
live there, indicating a need to enhance
Downtown as an appealing residential
destination. Downtown Tulsa has a daytime
worker population of nearly 28,000 people
employed in the area, yet only 1% of these
employees (approximately 300 people)
reside within the area. The plurality of
workers commute from the City of Tulsa
(43% of employees) with 10% coming

from Broken Arrow. The remaining 47%

of employees commute from across the
region and beyond.

$35K

Median Household Income in Downtown
Tulsa

$43K

Median Household income in the City of Tulsa

Up to $160K

Median Household Income in South Tulsa

27,500+

Jobs in Downtown Tulsa

%

1%

of Downtown Tulsa's 27,500 employees also
live Downtown
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MARKET OVERVIEW

Prior to 2012, Downtown Tulsa did not
have a significant stock of multifamily
residential product, with only about 990
units Downtown. Since then, the market
has delivered 665 units to this small base
of existing housing, growing steadily to
nearly 1,650 units in 37 buildings. Not all of
this new product has been fully absorbed

FIGURE A-2.7 | Multifamily Activity, All Classes
300
250

200

Number of Units
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Source: Costar

RENTAL OVERVIEW:
DOWNTOWN

Most of the recently delivered apartment
buildings in Downtown Tulsa are the result
of adaptive reuse rather than new-build,
ground-up development. Moving forward,
this dynamic may shift as developers
indicate that there are fewer remaining
opportunities for conversions. For the most
competitive product, multifamily rents
tend to range between $1.30 to $1.70 per
square foot, but can go as low as under
$1.00 per square foot, even for recently

./.‘ ¥ o
150 / e 5%
100 e T i
: Hu &
g = - = E - 5%

though. As a result, the vacancy rate has
increased to around 15% for the past two
years, a further indication that Downtown
has not reached its full potential as a living
destination. Developers have shared that
this finding is the result of Downtown’s
relatively high cost of living that is
prohibitive for some would-be-residents.

25%

20%

Vacancy

0%
2014 2015 2016 2017 2018
YTD)

=mDeliveries = Net Absorption ==Vacancy

delivered product. Smaller units offered
at lower price points are in especially high
demand, as they can be affordable to a
single person working on an entry or mid-
level salary. Yet even at the higher end of
this rent range, rents can be insufficient
for the financial feasibility of new ground-
up residential product in Downtown Tulsa
given rising construction costs, and many
of these projects have required subsidy in
order to move forward.

PR
., ':—f'
9., Q-
m.‘
® 9
Figure A-28

Source: Costar, Apartments com, Tulsa World, Trulia

Palace Building Apts. (2017, renovation)
60 Units, Avg. Rent = $1.52 PSF

The Meridia (2017, renovation)
93 Units, Avg, Rent - $1,65 PSF




There is a clear dominance of one

and two bedroom units in Downtown
Tulsa, with studios that cater to non-
family populations increasing as part of

proportion of recent development projects.

Only two of the recent eight deliveries

for which data was available had any

three bedroom units (Y Lofts and The
Meridia). The average square footage of
units in Downtown multifamily projects

is trending downwards, with all projects
since 2015 delivering units at an average of

Multifamily Inventory by Number of

less than 1,000 square feet. These smaller
units come at a more affordable price
point for residents and can help improve
the feasibility of projects by accelerating
lease-up. For instance, the reported asking
rents for studios and one-bedrooms at
the Palace Building are $935 to $950 per
month, price points that are more palatable
for many renters seeking a Downtown
living experience. The project reports
having no vacant units.

Figurc A-29

Bedrooms

Total AvgUnit o 0 18R 28R 3BR

Units (SF)
Riverbend Gardens (2012) 40 1129SF 0% 0% 100% 0%
Metro @ Brady Arts (2012) 75 1039 5F 0% 47% 53% 0%
GreenArch Apts (2013) 70 1018 SF 29% 17% 54% 0%
Edge - East Village (2015) 161 887 SF 0% 80% 20% 0%
The Meridia (2017) 93 909 SF 0% 83% 9% 8%
Y Lofts (2017) 79 993 SF 0% 25% 51% 24%
Palace Building (2017) 60 669 SF 20% 57% 13% 0%
= Studios ®1BR 2BR »3BR Flats on Archer (2018) 62 939SF 0% 7% 29% 0%

Source: Costar

RENTAL OVERVIEW:
ARENA DISTRICT

The renovation of The Mayo Hotel into a
luxury hotel and apartment complex in
2009 kickstarted the revitalization of the
residential market in the Arena District,
which currently includes 364 multifamily
rental units across 5 buildings. Since 2012,
two additional residential conversions have
come online adding 97 units at an average
price of $1.10 PSF, a rate that is lower than

The Y Lofts
79 Units (2017) = Reno
Avg. Rent $1.20 PSE

4
Blair Apartments
40 Units (1992) = Reno
Avg. Rent - $0.84 PSE

e
e
i o B K
Hewgley Terrace
150 Units (1970) .
Assisted Senior Living Figure A-21

Source: Costar, Tulsa World, Mayo Residences, Apartments com

other renovated buildings in Downtown.
Prior to these recent additions, there was
no new construction since 1992 and the
overall multifamily market in the Arena
District remains limited with the assisted
senior living facility in the Southwest
corner of the District housing nearly half of
all units.

18 Units (20125 = Reno
Avg, Rent - $0.64 PSF

The Mayo Residences
77 Units (2009 Reno
Avg. Rent « $1 43 PSE
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MEDICAL CENTER
HOUSING OPPORTUNITY

There could be an opportunity to deliver

a residential product in the Arena District
to meet the needs of the residents and
fellows at Oklahoma State University
(OSU) Medical Center, which is located just
south of the District. There are 11 residency
programs and 9 fellowship programs at
OSE Medical Center that train more than
150 residents on an annual basis. These
types of tenants tend to prefer to live
close to where they work to cut down on

Frgure A-212

CONDO OVERVIEW:
DOWNTOWN

The condo market in Downtown Tulsa is
small in comparison to the rental market
with only two existing developments.
Tulsa’s first condo complex, located in

the Arena District, offers over 400 units
ranging from studio to two-bedroom
units with sales prices - $50,000 for

a studio up to $126,000 for a two-
bedroom unit - in line with the Tulsa-wide

CERigure A-213

v Bogrcer'Gostar, Apartments com, Tulsa World, Trulia

their commute time given their constantly
fluctuating schedules with early mornings
and late nights. There are many examples
of multifamily projects around the country
that have intentionally located adjacent to
teaching hospitals, which market and price
their units to attract students, residents,
and fellows. One example is Trinity
Commons in Durham, North Carolina,
which delivered top-of-market units across
the street from Duke University Hospital.

Oklahoma State University Medical Center
trains 150+ residents and fellows each yeatr

median home value. The newer condo
development (Urban8 Condos) is angling
toward attracting families by providing
3-bedroom units, a product type previously
nonexistent in Downtown Tulsa, but sales
have been slow and prices were dropped
from $900,000 for the four story, three-
bedroom fully-customizable townhome to
as low as $650,000.

~ g L e
entral Park Cond



PEER CITY MULTIFAMILY
DELIVERIES

Downtown Tulsa's multifamily market lags
behind most of its larger peers in terms

of nominal deliveries in the past decade.
Tulsa has delivered more units than only
Downtown Louisville, and its 665 delivered
units are less than 30% of the total number
of units delivered in Downtown Kansas City
(2,719) and Downtown Indianapolis (2,463).
Tulsa also trails nearby Oklahoma City,
delivering only about a third of the product
that Downtown Oklahoma City has brought
online within the past 10 years (1,825 units).

Deliveries in Downtown Tulsa, however,
represent a significant percentage increase

FIGURE A-2.14 | Multifamily Deliveries (Units),

2009-2018
3,000
2,719
2,500 2368
2,000 1,825
1,500
1,000
500
0
Kansas City Indianapolis Oklahoma City

for Tulsa since its base downtown housing
stock was low relative to the other
downtowns prior to 2009. Downtown
Tulsa’s multifamily stock has grown 67%
over the past decade, a percentage
higher than all peers except Downtown

Indianapolis and Downtown Oklahoma City.

This growth has enabled Downtown Tulsa’s
housing stock to reach nearly 1,650 units,

a number that is generally less than half

of the number of downtown multifamily
units across Tulsa’s peer cities, highlighting
that Tulsa has the potential to absorb more
residential product as Downtown Tulsa
becomes more amenity-rich.

1185

883
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I 57

Cincinnati Fort Worth | Tulsa Louisville

FIGURE A-2.15 | Multifamily Deliveries (Percent Growth),

2009-2018
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PEER CITY REGIONAL
POPULATION GROWTH

While the Tulsa MSA is not the fastest
growing MSA among its peers, it is keeping
pace with many, growing by 8% since 2010.
The fact that many of these aspirational
cities have experienced only moderate
overall regional growth, but substantial

FIGURE A-2.16 | 2010-2017 Population Growth
by MSA
16%

14% 13%
13%
12%
10%
8%
8%
6%
4%
2%
0%
Fort Worth Oklahoma City Indianapolis
2017 Population 7.3M 1.4M 2.0M
Source: ESRI

The recent residential growth in Downtown
Tulsa is expected to continue with six

new residential developments in the
pipeline, totaling 985 units. Should all of
these products deliver, Downtown Tulsa’s
multifamily inventory would increase

by 67%. One new project is slated to
deliver within the Arena District: The

Flats on Archer i
2018, 62 Units /‘.
1.' ..l
0

220 E 2" Street
2019, 240 umts

The Adams Building
2019, 53 units

gl A-2i7

Source: Costar

recent downtown multifamily deliveries,
highlights that a city such as Tulsa with
similar moderate regional growth can
support additional downtown investment
with the right strategies and tools to grow
population.

8%
6%
5%
4%
Tulsa Kansas City Louisville Cincinnati
1.0M 21M 1.3M 2.2M

Adams Building renovation, which will
introduce 93 new units in 2019. The
delivery of the full pipeline may saturate
the Downtown market in the near term,
but these deliveries will help build further
critical mass and add crucial rooftops
that can support additional retail in the
intermediate-term.

The View
2020, 220 Units

111 Greenwood
2019, 55 Unite

tan rm

@ Condo, Proposed

Santa Fe Square
2020, 291 Units

v—ta

@ Rental, Proposed

@ Rental, Under Construction



PROJECTED
POPULATION GROWTH

The Tulsa MSA is expected to grow by 11%
between 2018 and 2030. Should Downtown
Tulsa grow at the same rate, Downtown
would expect to add approximately 450
residents by 2030 as 4,226 residents
currently live Downtown. Based on just
the pipeline of 985 units slated to come
online Downtown in the next few years,
Downtown is positioned to grow by much
more than its fair share of 11%. If 1.5 people
were to live in each unit, the IDL would
see an addition of nearly 1,500 residents,
highlighting a potential inflection point in
Downtown’s trajectory.

Source: Oklahoma Department of Commerce - “Oklahoma State and County
Population Projections Through 2075" (2012)
* Assumes 15 people per unit

+110K

Projected increase in population in Tulsa
MSA (2018-2030)

985

Residential units in the Downtown
pipeline

450

Projected new Downtown residents by
2030 based on Downtown capturing a
consistent share of MSA population

1,477

Projected new Downtown residents
associated with multifamily pipeline*
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RESIDENTIAL KEY
FINDINGS & IMPLICATIONS

LIMITED POPULATION GROWTH

Recently, Downtown Tulsa’s population
has grown at a slower rate than the
City and MSA, but Downtown was
starting from a very low population
basis. Downtown Tulsa’s rate of
multifamily apartment growth has been
comparable to aspirational peer cities.

nd

ROBUST PIPELINE

Over 900 residential units are slated to
come online within the next few years,
which could help substantially increase
the population of Downtown Tulsa.

=

FOCUS ON ADAPTIVE REUSE

Most multifamily development has
occurred as a result of conversions of
historic stock as opposed to ground-up
development, but there are dwindling
opportunities for conversions.

=

LIMITED FOR-SALE DEVELOPMENT

Condo construction has been limited to
date in Downtown Tulsa, with only one
small project in recent years.

The City should focus on adding
general amenities for urban living and
further improving perceptions of safety
in Downtown Tulsa to attract potential
new residents. Subsidies for workforce
housing, which could be located in the
Arena District as an activating element,
should also be considered.

These deliveries will help build further
critical mass and add rooftops that
can support additional retail. Future
residential in the Arena District could
be timed to deliver after the majority
of this pipeline so as to avoid direct
competition and allow for place-
making investments and amenities to
be put in place.

Developers indicate that it is difficult
to make ground-up development
financially feasible at currently
achievable rents of $1.70 per square
foot on the high end. Delivering
smaller unit typologies in addition to
providing targeted subsidies will likely
be required to catalyze new multifamily
development in the Arena District.

The development of for-sale products
that are currently scarce within
Downtown Tulsa, like townhomes,
should be considered in appropriate
locations in the Arena District as the
market continues to mature.




OFFICE




Arena District Master Plan

N

JOB GROWTH

Job growth is a fundamental indicator

of the potential for future commercial
development, and jobs are growing at

a slower pace in the State of Oklahoma
and the Tulsa MSA compared to the
United States. Overall US job growth has
increased 11% since 2010, while it has only

FIGURE A-2.18 | Job Growth Indexed to 2010
Employment Levels, 2010-2017
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DOWNTOWN EMPLOYMENT
COMPOSITION

Employment in Downtown Tulsa is
concentrated in knowledge industries with
high average wages, such as Professional
Services with an average income of
$86,000 and Finance and Insurance with
an average income of $84,000. While
knowledge industries comprise a large

increased 6% in the Tulsa MSA and 4% in
the State of Oklahoma. Jobs in Downtown
have similarly grown at a slower pace
than the nation, but recently have faired
well compared to the State and MSA,
experiencing an uptick in jobs in 2017.

2016

2014 2015 2017

Tulsa MSA Downtown Tulsa

share of total employment, energy-related
industries are the highest paying, with
average wages of upwards of $170,000.
Employees in these sectors represent
significant retail spending potential in
addition to future targets for downtown
residential product.

FIGURE A-2.19 | Employment Share Industry (2017)
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$86,000
$20.000
$84,000
$39,000
$52,000
$31.000
$170.000
$106,000
$70,000
$47,000
$61,000
$87,000
$55,000
$24,000
$32,000
$138,000
$75.000
$70,000
$33,000

Wages

32,000+

Jobs in Downtown Tulsa

42%

of Downtown workers are in industries with
average annual salaries of $80K+

0.89%

annual job growth rate in Downtown Tulsa



MARKET OVERVIEW

The Downtown Tulsa office market has
been oversupplied, leading to limited
growth over the last decade. Since 2009,
five office buildings comprising 3% of
Downtown’s total office space were
delivered, with the majority of space
coming online in 2013 with 300,000
square feet at One Place Tower. During

FIGURE A-2.21 | Office Activity, All Classes
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DOWNTOWN SNAPSHOT

The Downtown skyline is dominated by
high-rise office buildings punctuated

by the 52-story BOK Tower. Downtown
Tulsa has nearly 13 million square feet
of office space, although less than half
of this space is comprised of Class A
product. Most of these buildings were
delivered between 1950-1980 with some
undergoing renovations over the past

Bok Tower
ulsa Federal Building 1374 1 SF

1917, 154K SF

One Place Tower
2013, 300K SF

the same time, four office buildings were
converted to other uses. As the new space
was absorbed and other space was taken
offline, vacancy fell from its high of 17.0% in
2009 to a stabilized rate of 10.5%. This rate,
however, is still fairly high and indicates
limited opportunities for new speculative
office product.
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S —— 14%
e 12% A
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— : 10% >
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two decades. Rents range from $15-$19
PSF for Class A and B spaces with newer
deliveries commanding the highest rents.
Unlike the majority of Downtown with
large skyscrapers, the Arena District is
dominated by lower-scale public office
buildings, such as the Page Belcher Federal
Building.

One Technology Center
2001

Qs SF

Williams Center Tower I}

1598 (reno. ), 456K S

Williams Center Tower |

1998 (feno )

515K SF ace Tower

) PSF

One Technology Center
$18-%21 PSFE

First Place Tower

1995 (reno.)

525K SF

The Sun Building
2009 (reno.), 251K SF

Beacon Building

ONEOK Plaza
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1923, 115K SF

First Place tower
$15 PSF
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MARKET OVERVIEW: SOUTH
TULSA

While Downtown Tulsa offers an urban
setting for companies, there are suburban
office nodes accessibly located along
major thoroughfares, primarily south of
Downtown close to the City's highest
income residential areas. These office
nodes range from medical campuses

Figure A-223
RENTS

Further highlighting the competitiveness
of non-Downtown office districts, office
rents in the City of Tulsa as a whole have
been greater on a per square foot basis
than in Downtown Tulsa every year since
20009, although Downtown has some of
the highest quality buildings in the MSA.
This finding demonstrates that there is no
general “urban premium” for office space

$16.00
$15.50
$15.00
$14.50
$14.00
$13.50
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$11.50
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Source: Costar

Figure A-2.24

to medium-scale office parks and

contain mostly Class B and C buildings.
Competitive buildings in these submarkets
achieve rents in line with Downtown Tulsa,
indicating that South Tulsa’s office market
is just as strong as Downtown’s market.

Bell 11l Medtcal Building,
$18 PSF

Executive Center |, IBC Towal
$16.50 $16.00

in Downtown, as office nodes outside

of Downtown offer excellent access

to wealthy suburban neighborhoods.
Moreover, the value of a Downtown
location is diminished by the need to

also pay for parking at many buildings.
Parking comes at an additional expense
that typically ranges between $75-$125 per
space per month.

2014 2015 2016 2017 2018
Downtown



PEER CITY OFFICE
DELIVERIES & COMPARISON

Tulsa and many of its peer cities have
experienced moderate downtown
commercial deliveries in recent years.
Four peer cities in addition to Tulsa have
delivered less than 1M square feet in
nominal office space in their downtowns,
with only Oklahoma City and Cincinnati
delivering greater than 1M square feet. This
finding reflects that the recovery of the
office market has generally been slower
than the downtown residential market

in many cities coming out of the Great
Recession.

This sluggish pace of office delivery has
resulted in single-digit or negative growth

FIGURE A-2.25 | Office Deliveries (SF),
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As a result of the stagnant market,

there are limited pipeline commercial
developments in Downtown Tulsa, all
located in the Greenwood or Blue Dome
Districts. These projects are moving
forward only after anchor tenants are
secured, and some, such as Ross Group’s
development on Lot 44, are able to achieve
pricing significantly above prevailing

GreenArch (2019)
: 60K SF

in office space in the past decade in each
peer city except for Oklahoma City. Kansas
City and Indianapolis experienced negative
growth indicating that while new office
space came online over the past 10 years,
other space was demolished or converted.
Tulsa has experienced almost no growth

in the office market when factoring in

the conversion of space. These findings,
juxtaposed against the strong growth of
the multifamily residential market in the
majority of these peer cities, highlight

the critical role that adding residents and
amenities has played in spurring downtown
revitalization nationwide in the past
decade.

FIGURE A-226 | Office Deliveries (Percent
Growth), 2009-2018
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market rents due to amenities like ballpark
views and brand new space. Other
pipeline projects, however, like the office
component of Santa Fe Square are on hold
as potential deals for office tenants have
fallen through and new anchor tenants
must be secured before proceeding with
construction.

R ' . 4
.’/’/f/ The Hartford Building (2018)

............

Figure A-227

Source. Caostar

/4K SF

Development of Block 44 (2019)
100K SF

Santa Fe Square (2020 est.)
100K SF
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OFFICE KEY FINDINGS &
IMPLICATIONS

OVERSUPPLIED MARKET

Downtown Tulsa’s office market has
been oversupplied for much of the
past decade. Moderate absorption
and conversion of space has helped to
bring down vacancy, although it still
remains above 10.5%.

Future office development will likely
require committed anchor tenants
and/or a stronger emphasis on new
product types, such as entrepreneurial
and co-working spaces that add a new
dimension to the downtown offering
and are alighed with nationwide
trends towards flexible space for both
established and nascent companies.

LOW PREVAILING RENTS

Downtown Tulsa has not commanded
higher office rents than South Tulsa,
and currently prevailing market rents
in the high teens to low twenties per
square foot are not at a level that
would justify new construction.

The City would likely need to subsidize
new office development in the Arena
District in order to make it feasible for
a developer to undertake in the near-to
intermediate-term.

PREMIUM FOR MIX OF USES &
AMENITIES

The amenity-rich Greenwood and Blue
Dome districts are the only Downtown
districts with an office pipeline, with
anticipated rents for new product
significantly above market averages for
Downtown,

Office uses likely represent a longer-
term opportunity for the Arena District
as it becomes a mixed-use destination
with amenities. Growing the number
of visitors likely represents a stronger
opportunity to build a day-time
population in the District in the short-
term.
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TOTAL DOWNTOWN
REVENUE & DEMAND

Hotel rooms sold have increased by 41%
since 2012. The biggest jump (nearly

90% of this increase) took place between
2012-2014 in parallel with delivery of

the Fairfield Inn, Aloft and Hampton Inn,
with hotel rooms sold increasing from
288,000 in 2012 to 393,000 in 2014. This
trend indicates that unmet demand that
existed at the time of the delivery of these
hotels was absorbed. Since then, there has
been minimal growth in room nights sold,
despite the addition of the Best Western,
with room nights sold only jumping to
406,000 by 2017.

Similarly, revenue per available room
(RevPAR) has increased by nearly 30%

FIGURE A-2.28 | Total Downtown Demand
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PEER MARKET
COMPARISON

Tulsa’s overall hotel market also lags
behind Visit Tulsa’s peer cities in terms of
RevPAR. These cities contain some overlap
with the aspirational peer set identified

by the City. According to Crossroads
Consulting Services, these cities all have
convention centers that typically compete
with Tulsa for conventions, tradeshows,
and meetings. Compared to these cities,
Tulsa’s market-wide (as opposed to just
Downtown) hotel market ranks last in
terms of RevPAR for the most recent

since 2012, but the majority of this increase
happened between 2012-2014. Since then,
RevPar has grown only 5%. Belying this
trend, occupancy increased each year
from 2012-2014, but has since declined,
falling to 61% in 2017. Average Daily Rate
(ADR) has increased each year since 2012,
which prevented the erosion of RevPAR
as occupancy began to decline in 2015.
The falling occupancy rate in particular
indicates that the market is becoming
saturated, which has been confirmed by
existing hoteliers who fear that any new
project will continue to cannibalize the
existing market absent the addition of
significant new demand drivers.

FIGURE A-2.29 | Year-Over-Year Comparison,
Downtown RevPAR & Occupancy Rate
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month at $46.67, well below the average of
$69.33 for the peer set. Tulsa ranks last in
terms of ADR at $78.19 and third to last in
terms of occupancy with a rate of 59.7%,
indicating a relative lack of strength in the
Tulsa hotel market.

FIGURE A-2.31 | Market-Wide RevPAR,
March 2018
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DOWNTOWN SNAPSHOT

Downtown Tulsa’s hotel market has
experienced a wave of new development
since 2009, more than doubling the
number of hotels. As a result of this new
product coming online, the total stock of
hotel rooms increased by approximately
40% from 1,136 rooms to 1,845 rooms. All of
these newer hotels, with the exception of
The Mayo Hotel in 2009, are select service

The Mayo Hotel

(2009 - reno,)

53 oy

(1978)
444 rooms

DoubleTree by Hilton
(1982)
417 rooms

Ambassadar Hotel Tulsa

(1999

. Full Sefect

.Bouthue Service " Service

Figure A-2.32
PIPELINE

While indicators suggest that the market
is oversupplied, six new projects are in
the pipeline: three hotels comprising

325 rooms are under construction while
another three hotels have been proposed.
Similar to the recent product that has

Source STR

Hotel Indigo
r 1

Holiday Inn Express

Tulsa Club
98 rooms

Residence Inn Tulsa
Downtown

Hilton Garden Inn

Source Tulsa World . Under Construction

Figure A-233

Hyatt Regency Tulsa

Holiday Inn City Center
(1970)
220 rooms

Hyatt Place Hotel

options. By contrast, Downtown’s larger
full-service options - the Hyatt Regency,
DoubleTree by Hilton, and Holiday Inn - are
each several decades old. Almost all of the
hotels are located within walking distance
to the BOK and Cox Centers, which are
draws for tourists from Oklahoma and
surrounding states.

’ .. 1
| 1
ri A4

M F Tt

Tuls: Aloft Downtown

DoubleTree hy Hilton

Hampton inn & Suites

eno.) Holiday Inn City Center

BOK Center / Cox Center

been delivered in Downtown Tulsa, many
of these projects are smaller select service
hotels, which add additional national
brands to Downtown but do not address
the perceived need for large hotel room
blocks to accommodate conventions.

Hotel Indiga

[l Proposed
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CONVENTION CENTER
EXPANSION

As of 2018, $7.5 billion in convention
center expansion is currently underway
or proposed in major US markets. Many
of these markets are leading national
destination locations for conventions and
leisure travelers. In addition, Oklahoma

Oklahoma City Miami
New build convention center Expansion of existing facility
$194 million $620 million
Louisville Fort Lauderdale
Renovation and expansion Expansion project + anchor hotel
$207 million $550 million
Orlando Denver
Expansion of existing facility Expansion and redesign of facility
$500 million $233 million

NASHVILLE OMNI HOTEL

The 2013 opening of the Omni Hotel, the
city’s largest hotel, enabled Nashville to
enhance its convention business. This
outcome has been a boon to both the
tourism industry and the hotel industry
as demand for hotel rooms has remained
high despite the major influx of supply.
Nashville’s Omni Hotel has helped the
Music City Center flourish, and catalyzed
development in Nashville’s SoBro district,
an area once dominated by empty

Omni Nashyilie Hotel

Date Opened: September 2013

Total Rooms: 800 rooms

Funding; Omni financed the construction; however,
the Convention Center Authority is providing Omni
with $128 million from tourism taxes over 20 years

Couree Downtown Nassville Omni Hotel, CBRE Hotel Report (2015), The Tennessean,
MNaghuille Musie City Center Authority Reports, Nashville Downtown Partnership
Annual Report, Nashvilte Business Journal

City's new convention center, currently
under construction, poses direct
competition to convention center upgrades
and associated hotel development in the
Arena District.

Seattle Los Angeles
Proposed addition to existing facility Proposed expansion + anchor hotel
$1.6 billion $1.2 billion
San Francisco Kansas City
Rebuild of existing facility Convention Center Hotel Expansion
$500 million $320 million
Las Vegas San Diego
Expansion of ex!sF|ng facility Proposed addition to existing facility
$860 million e
$685 million

buildings and streets. Today, trendy
hotels, bars, restaurants, and retail outlets
populate the district with 64 retailers
announcing openings in 2017 (a 56%
increase from 2016). The total economic
impact of the Music City Center & Omni
Hotel to the City of Nashville since 2013 is
estimated to be $1.5 billion.

+70%

Increase in Nashville tourism visitation between 2008 to 2017

+43%

Increase in hotel room nights sold in 2014, the first year of
operations

+38%

Increase in convention attendance in 2014, the first year of
operations

+4%

Increase in occupancy rate from 2013 to 2014, indicating the
spike in inventory after the Omni opened was absorbed

5,000+

Hotel rooms under construction in Nashville as of January 2018

Source: JW Marriott inghanapolis, indyStar, HVS Indanapolis Hotel Markeat Ropart
(2007), Visit tndy Anriual Report (2017), Downtown Indy; Source: Shoraton Phoenix
Downtown, The Repubilic, CHM Warnick Phoenix Holtal Market Report, KJZZ -
Arizona NPR Affiliate, HVS Phoenix Hotel Report (2008)



JW MARRIOTT INDIANAPOLIS

Boosted by the success of the 2012 Super
Bowl and the $275 million expansion to its
existing convention center, Indianapolis’
1,005-room JW Marriott helped reignite
the downtown hotel market. Prior to 2011,
the hotel market was reeling from the
aftermath of the Great Recession. Since
the opening, the market has recovered
substantially with occupancy on the rise
and 11 new projects with 2,500 new rooms

i o B

W Marnott Indianapolis

Date Opened: February 2011
Total Rooms: 1,005 rooms

Funding: Indy provided 13% of construction costs
($60M) in exchange for a percentage of future
profit

SHERATON GRAND PHOENIX

In part-a victim of the financial crisis,
the Sheraton Grand Phoenix (formerly
the Sheraton Downtown Phoenix) did
not catalyze the same level of benefit
in response to the City’s investment in
the hotel that was experienced in both
Nashville and Indianapolis. Immediately
upon opening in the midst of the Great
Recession, hotel occupancy rates in
the region plummeted and Phoenix’s

atan Grand Phosnx

Date Opened: September 2008
Total Rooms: 1,000 rooms

Funding: The City of Phoenix spent $350 million of
taxpayer money to fund the construction of the
Sheraton Phoenix Downtown

in the pipeline. In addition, the delivery of
the JW Marriott spurred the redesign of
Georgia Street into a shared space with
one lane of traffic in each direction to
host the City’s outdoor events. Downtown
Indianapolis is now flourishing as the
mixed-use center of the region with
approximately 500 eating and drinking
establishments and retail businesses.

+24%

Increase in annual economic impact from visitors and
convention attendees since the JW Marriott opened

+14%

Increase in convention attendance during the first five
years of operations

+39%
Increase in hotel room nights booked during the first five
years of operations
+11%

Increase in occupancy rate from 2011 to 2016, indicating
the market absorbed the spike in inventory

1.2M+

Square feet of commercial space will be added to the
Downtown District

convention bookings decreased
significantly. After years of fewer bookings,
the convention and tourism market

began to recover in 2015, but it was too
late for the City to be willing to continue
to operate the hotel. In early 2018, after
operating the hotel at a loss for nearly

a decade, the City sold the hotel to a
private owner for $255 million, costing the
taxpayers an estimated $87 million.

-55%

Decrease in hotel room nights sold in the first four years of
the Sheraton’s operations

-62%

Decrease in convention attendance in the first four years
of the Sheraton’s operations

7%

Decrease in occupancy rate from 2008 to 2009, indicating
the market struggled to absorb the influx of supply

+43%

Increase in hotel room nights sold from 2014-2016,
coupled with a similar increase in convention attendance

32

New retailers, anchored by a large mixed-use project within
walking distance of the hotel, slated for delivery in 2019
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HOTEL KEY FINDINGS &
IMPLICATIONS

STAGNANT MARKET

Most metrics indicate a sluggish hotel
market. Although ADR is increasing,
demand and RevPAR have flattened
since 2014, and occupancy is falling.

These metrics suggest that the
potential for traditional hotel products
is limited in the near- to intermediate-
term. These trends will be important to
consider in determining the mix of uses
to encourage in the Arena District.

FOCUS ON SELECT SERVICE

Five out of the 10 existing hotels, and
four out of the six hotels in the pipeline,
offer select services. The prevalence of
this hotel typology does not meet the
needs of the Cox Business Center for
large room blocks.

The select service hotel market is likely
to become increasingly competitive

in the coming years without a boost

in demand to meet supply gains.
Incentivizing additional select service
hotel product in the Arena District
could weaken existing hotels in the
market.

FEAR OF CANNIBALIZATION

Hoteliers are concerned that a
convention center hotel would reduce
viability of existing hotels. Evidence
from other markets indicates it is