AGENDA
TULSA METROPOLITAN AREA PLANNING COMMISSION
Meeting No. 2783
December 5, 2018, 1:30 PM
175 East 2nd Street, 2nd 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
101st 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
181st 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.



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.



BOK
CENTER

COX
| BUSINESS
CENTER[S




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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STEERING FEEDBACK STAKEHOLDERS
COMMITTEE TULSA INTERVIEWED
MEETINGS SURVEYS

139

WORKSHOP WORKSHOP ONLINE SURVEY
ATTENDEES COMMENTS/ RESPONSES
IDEAS

(90K registered neighborhood Tulsa residents)

3 0 SOCIAL MEDIA PLATFORMS USED
= NextDoor

Facebook (8.5K followers)

URBAN H|KE Twitter (48.5K followers)
ATTENDEES Instagram (1.5K followers)




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

RESTAURANTS
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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
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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.



=+ 1, 8M V-|S|tors/Yr

BOK, CBC, & Library

—-Lha

ATTRACTIUNS +
DESTINATIONS + PARKING

| WM Destination
|| EEE Structured Parking

i Parking Lot
. | £Z3 Underground Structured Parking
—_. |
f = On-Street Parking NT
I I j ] il } |
g | I
( i Ii‘ Y T Jp—as - |
{ = = | 'I |4 ! |
| | ' [ Jf 5] |
| — ! | | |



Arena District Master Plan

[l
N

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.
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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.






Arena District Master Plan

[©))]
N

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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2010 - 2017 | Source: ESRI

Downtown City MSA

TULSA
' OKLAHOMA CITY



FIGURE 5.5 | MULTIFAMILY DELIVERIES (PERCENT GROWTH)
2009 - 2018 | Source: Costar
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+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.
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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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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
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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.
REDEVELOPMENT + TRANSIT INTEGRATION
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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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PUBLIC REALM PROJECTS
O

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 Str