
TULSA METROPOLITAN AREA PLANNING COMMISSION
Meeting No. 2830

November 18,2020, l:00 PM
175 East 2nd Street, 2nd Level, One Technology Center

Tulsa City Council Chamber

The meeting will be held in the Tulsa City Council Chamber and by videoconferencing
and teleconferencing via GoToMeetinq. an online meeting and web conferencing tool

Members of the public may attend the meeting in the Tulsa City Council Chamber, but
are encouraged to attend and participate in the TMAPC meeting via videoconferencing
and teleconferencing by joining from a computer, tablet or smartphone using the
following link:

Members of the public can also dial in using their phone by dialing

United States: +1 (646) 749-3122

Participants must then enter the following Access Code: 421-681-325

CONSIDER, DISCUSS AND/OR TAKE ACTION ON:

Call to Order:

REPORTS:

Ghairman's Report:

Work session Report:

Director's Report:

1. Minutes of November 4,2020 Meeting No. 2829

CONSENT AGENDA

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

1

NONE



PUBLIC HEARINGS

2. PUD-498-C G. Brodv Glenn (CD 7) Location: West of the southwest corner of
East 71st Street South and South 101st Street EastAvenue requesting a PUD
Major Amendment (Withdrawn by applicant)

3. GooperVallev Estates (County) Minor Subdivision Plat, Location: South and west
of East 181st Street South and South Memorial Drive

4. 9100 Delaware (CD 2) Preliminary Plat, Location: West of the northwest corner of
East glstStreet South and South Delaware Avenue (Related to 9100 Delaware
Authorization for Accelerated Release of Building Permits)

5. 9100 Delaware (CD 2) Authorization for Accelerated Release of Building Permits
and Modification of Subdivision & Development Regulations to defer performance
guarantee requirements and dedications to final plat, Location: West of the
northwest corner of East 91st Street South and South Delaware Avenue (Related
to 9100 Delaware Preliminary Plat)

6. CPA-89 CBC Builds c/o AAB Enoineerino LLC (CD 9) Location: East of the
Northeast corner of East 36th Street South and South Peoria Avenue requesting
to amend the Land Use Map designation from Existing Neighborhood to Main
Street and amend the Areas of Stability and Growth Map from an Area of Stability
to an Area of Growth. (Related to Z-7571) (Continued from September 2,2020
and September 16,2020 and October 21,2020)

7. Z-757'l GBC Builds c/o AAB Enqineerinq LLG (CD 9) Location: East of the
Northeast corner of East 36th Street South and South Peoria Avenue requesting
rezoning from RS-3 to MX1-U-45 (related to CPA-89) (Continued from September
2,2020 and September 16,2020 to re-notice a modified request to 45' in height,
and October 21,2020)

L 2-7578 Auqust Wakat (CD 6) Location: East of the southeast corner of East
Admiral Place and South 225th East Avenue on the south side of Highway 412
requesting rezoning from AG to lH (Continued from October 21,2020)

9. 2-7583 Fernando Beiarano (CD 1) Location: Northeast corner of East 41st Street
North and North Columbia Avenue requesting rezoning from RS-3 to AG

10.CO-9 Planninq Desisn Group. KaW O'Meilia (CD 7) Location: North of the
northwest corner of East 88th Street South and South Mingo Road requesting
Corridor Development Plan

11.CPA-92 Consider adoption of the Plan 66 (Route 66 Master Plan update)
Executive Summary and Chapter 5-Recommendations as an amendment to the
Tulsa Comprehensive Plan.



12.TCCP-4 consider adoption of an amendment to the Comprehensive Plan of the
Tulsa Metropolitan Area for unincorporated areas within the unincorporated
areas of North Tulsa County, West Central Tulsa County and Turley.

OTHER BUSINESS

1 3. Gommissioners' Gomments

ADJOURN

CD = Council District

NOTE: lf you require special accommodation pursuant to the Americans with Disabilities Act,
please notify the Tulsa Planning Office at 918-584-7526. Exhibits, petitions, pictures, etc.,
presented to the Planning Commission may be received and deposited in case files to be
maintained Tulsa Planning Office at INCOG. All electronic devices must be silenced during the
Planning Commission meeting.

Visit our website at tulsaplanninq.orq email address. esubmit@incoq.orq

TMAPC Mission Statement: The Mission of the Tulsa Metropolitan Area Planning Commission
(TMAPC) is to provide unbiased advice to the City Council and the County Commissioners on
development and zoning matters, to provide a public forum that fosters public participation and
transparency in land development and planning, to adopt and maintain a comprehensive plan
for the metropolitan area, and to provide other planning, zoning and land division services that
promote the harmonious development of the Tulsa Metropolitan Area and enhance and
preserve the quality of life for the region's current and future residents.





*$ffi""aSawyer, Kim

From:
Sent:
To:
Subject:

Hoyt, Jay

Monday, November 9,2020 9:43 AM
Sawyer, Kim

FW: PUD49B (PUD-498-C)

Kim,

The applicant for major amendment PUD-498-C, scheduled to be on the 11/1-8 TMAPC agenda, wishes to withdraw their
application. See email from Jason Tankersley.

Thank you,

Jay Hoyt

From: Jason Tankersley Imailto:jasont@capllc.com]
Sent: Monday, November O9,2O2O 9:34 AM
To: Hoyt, Jay <JHoyt@incog.org>

Subject: Re: PUD498

Okay I guess we need to pull this request. Then I need to know what the timeline would be to do rezoning we would need to get

our building and use properly entitled/

Jason

From: Jay Hoyt <Jflgyl@inseg.og>
Date: Monday, November 9,2020 at 9:14 AM
To: JasonTankersley @>
Subject: RE: PUD498

Jason,

You'll need to let me know soon how you wish to proceed. We are drafting the staff reports for the LL/18 Planning Commission

meeting this week, so l'll need to know if the amendment case will be withdrawn or revised.

Thank you,

Jay Hoyt

From: Hoyt, Jay

Sent: Tuesday, November 03,2O2O 3:00 PM

To : J a so n Ta n ke rs ley <je5e$-@.capllc..co.m>

Subject: Re: PUD498

You can either modify the request to be within code limitations, submit for a more intense commercial underlying
zoning, or withdraw the request and ask for a refund. You'lljust need to let me know.

Thank you,

1 å



Jay Hoyt

Get Outlook for Android

From : Jaso n Ta n ke rsley <ig5g!.@!epl|c.com >

Sent: Tuesday, November 3,2O2O 2:45:2I PM

To: Hoyt, Jay <JHovt@incos.org>

Subject: Re: PUD498

So what do I do?

From: Jay Hoyt <JHoW@incog.org>

Date: Tuesday, November 3,2020 at 3:38 PM

To: J ason Tan kersley <ie¡on!.@gsp!!c.com.>

Subject: Re: PUD498

No. lt's scheduled for the 18th. Did you get my email from Friday concerning the floor area? The request is more to
than can be granted by the zoning code. The floor area ratio limit for the lot is .5 and can't be exceed.

Thank you,

Jay Hoyt

Get Outlook for Android

From : J a so n Ta n ke rs ley <j.asqlI-@!epll-c. co m >

Sent: Tuesday, November 3,2020 2:3L:38 PM

To: Hoyt, Jay <JHovt@incoq.ors>

Subject: PUD498

Jay

Has this application completed?

Jason

2 a^



TMre
Tulso Metropoliton Areo
Plonning Commission

Case : Gooper Valley Estates

Hearinq Date: November 18,2020

Case Report Prepared bv:

Nathan Foster

Owner and Applicant lnformation

Applicant: Drew Ary

Owner. Ron & Cathy Mulkey

Location Map:
(shown with County Commission
Districts)

;

t.J

.,.)

,/:

Applicant Proposal:

Minor Subdivision Plat

9lots, 1 block, 76.961 âcrês

Location: South and west of East 181st Street
South and South Memorial Drive

Zonins: AG (Agriculture) Staff Recommendation:

Staff recommends approval of the minor
subdivision plat

Countv Commission District: 3

Commissioner Name: Ron Peters

EXHIBITS: Site Map, Aerial, Plat Submittal

3ì



MINOR SUBDIVISION PLAT

Gooper Valley Estates - (County)
South and west of East 181't Street South and South Memorial Drive

This plat consists of 9 lots, 1 block on 76.96 + acres.

The TechnicalAdvisory Committee (TAC) met on November 5,2O20 and
provided the following comments:

''|. Zoning: Proposed lots conform to the requirements of the AG district.

2. Addressing: Addresses provided by INCOG must be shown on face of the final
plat.

3. Transportation & Traffic: Add limits of no access to South Memorial Drive on
final plat.

4. SewerMater: On-site sewage disposal. Water service to be provided by Rural
Water District #6. Any improvements to existing water lines must be approved
through the RWD.

5. Stormwater, Drainage, & Floodplain: Approved as submitted.

6. Utilities: Telephone, Electric, Gas, Cable, Pipeline, Others: All release
letters have been received. Oil & Gas certificate was submitted.

Staff recommends APPROVAL of the minor subdivision plat subject to the
conditions provided by TAC and the requirements of the Subdivisions
Regulations.

3^
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TMA(9
Tulso Metropoliton Areo
Plonning Commission

Case: 9100 Delaware (Related to 9100 Delaware
Authorization for Accelerated Release of Building
Permits)

Hearinq Date: November 1 8,2020

Case Report Prepared bv:

Nathan Foster

Owner and Applicant lnformation

Applicant: Wallace Engineering

Owner. Oak Properties, LLC

Location Map:
(shown with City Council Districts)

Applicant Proposal:

Preliminary Plat

1 lot, 1 block, 8.17 + acres

Location: West of the northwest corner of East 91't
Street South and South Delaware Avenue

Zoninq: MX2-V-U Staff Recommendation:

Staff recommends approval of the preliminary plat

Citv Council District: 2

Councilor Name Jeannie Cue

Countv Gommission District: 2

Commissioner Name: Karen Keith
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PRELIMINARY SUBDIVISION PLAT
9100 Delaware - (cD 2)
West of the northwest corner of East 91st Street South and South Delaware
Avenue

This plat consists of 1 lot, 1 block on 8.17 + acres.

The Technical Advisory Committee (TAC) met on November 5,2020 and
provided the following conditions:

'1. Zoning: The subject tract is zoned MX2-V-U. The proposed lot conforms to
the requirements of the zoning district.

2. Addressing: City of Tulsa addresses and street names must be assigned
and affixed to the face of the final plat along with an address disclaimer.

3. Transportation & Traffic: Corner clip dedication required at the
intersection of South Lewis Place and East 9lstStreet South. Access
limitations approved as submitted. Sidewalks will be required along street
frontages in conjunction with permits for any new buildings.

4. Sewer/Water: Easements must be provided as required to cover
existing/proposed public infrastructure. All easements are required to be
labeled and dimensioned on the face of the final plat. Perimeter easements
to be shown on the final plat as required by Development Services.

6. Engineering Graphics: Submit subdivision data control sheet with final plat
submittal. Remove contours on the final plat submittal. Add City of Tulsa
before Tulsa County in the plat subtitle. ln the location map, show all platted
boundaries in Section 17, label all other property as unplatted and label the
plat location as "project location" or "site". Under the basis of bearing
information, add 3501 after North Zone and provide a bearing angle shown
on the face of the plat.

7. Stormwater, Drainagê, & Floodplain: City of Tulsa Regulatory Floodplain
exists on the northern portion of the property. Overland drainage easement
will be required for any on-site floodplain. Any development proposed in the
future within the floodplain area will be required to comply with all city
floodplain ordinances and criteria.

8. Utilities: Telephone, Electric, Gas, Gable, Pipeline, Others: All utilities
indicated to serve the site must provide a release prior to final plat approval.
Provide a Certificate of Records Search from the Oklahoma Corporation
Commission to verify no oil & gas activity on the site.

Staff recommends APPROVAL of the preliminary subdivision plat subject to the
conditions provided by TAC and all other requirements of the Subdivision and
Development Regulations. City of Tulsa release letter including Development
Services, City Legal, and Engineering Services is required prior to final plat
approval.

q L
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PRELIMINARY PLAT
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CONCEPTUAL UTILITY LAYOUT
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TMAqg
Tulso Metropoliton Areo
Plonning Commission

Case: 9100 Delaware (Related to 9100 Delaware
Preliminary Plat)

Hearinq Date: November 18 ,2020

Case Report Prepared bv:

Nathan Foster

Owner and Applicant lnformation

Applicant. Wallace Engineering

Owner. Oak Properties, LLC

Location Map:
(shown with City Council Districts)

Applicant Proposal

Request for authorization to receive accelerated
release of building permits & modification of
Subdivision & Development Regulations to defer
required performance guarantee and dedications to
final plat

1 lot, 1 block, 8.17 + acres

Location. West of the northwest corner of East 91st
Street South and South Delaware Avenue

Zoninq: MX2-V-U Staff Recommendation:

Staff recommends approval of the authorization to
receive an accelerated release of a building permit and
the modification to the Subdivision & Development
Regulations

Gitv Council District: 2

Councilor Name: Jeannie Cue

Gountv Commission District: 2

Commissioner Name. Karen Keith

5r



ACCELERATED RELEASE OF BUILDING PERMIT

9100 Delaware- (CD 2)
West of the northwest corner of East 91st Street South and South Delaware Avenue

The subject property is required to obtain full compliance with the Subdivision &
Development Regulations due to a recently approved rezoning. The applicant has
requested that the Planning Commission authorize the City of Tulsa to issue building
permits prior to the filing of a final plat. The Subdivision & Development Regulations
require the approval of a preliminary plat prior to authorization for an accelerated
release of building permits. The preliminary plat has been submitted and reviewed by
the TechnicalAdvisory Committee and is being presented concurrently with this
request.

The plat includes the dedication of utility easements, access limitations, and additional
right-of-way dedications at the corner of East 91st Street South and South Lewis Place.
lmprovements to infrastructure on the site, primarily sanitary sewer, will be required
prior to the filing of the final plat in order to accommodate future development goals;
Existing buildings on site are already served by the required infrastructure and the
improvement of those buildings would not negatively impact the progress of the plat and
infrastructure as required.

The TechnicalAdvisory Committee met on November Sth and had no objections to the
authorization for accelerated release of building permits on the existing buildings.

lf approved, this authorization only removes the requirement that the final plat be filed
prior to building permits being issued. All other codes and requirements of the City of
Tulsa remain in place.

Modification to the Subdivision & Development Regulations:

The applicant has requested a modification to Section 10-110.6-8 and C that require the
dedication of all required ROW and easements and the submittal of a performance
guarantee for outstanding infrastructure. Due to the fact that the ROW dedications are
not being made for the purpose of any immediate infrastructure, staff supports a deferral
of this requirement so that the ROW can be dedicated by plat. Given that sidewalks are
the only required infrastructure and no main extensions or other improvements are
required for the existing buildings, staff also supports the deferral of performance
guarantee requirements to the final plat.

Staff recommends approval of the accelerated release of a building permit and the
requested modification with the following conditions:

1. lf an accelerated release is approved, no final inspection of buildings or
structures may occur, and no certificate of occupancy may be issued until a final
plat for the subject property has been approved and recorded.

2. Accelerated permits shall only be allowed for the existing structures shown on
the conceptual site plan to include interior remodeling, exterior improvements,
and accessory improvements.

5z
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Tulso Metropoliton Areo
Plonning Commission

Case Number: CPA-89
Comprehensive Plan Amendment
(related lo Z-7571)

Hearinq Date: November 18,2020
(Continued from September 2,2020, September

16,2020, & October 21,2020)

Case Report Prenared bv:

Jani Wertin

Owner and Applicant lnformation:

Applicant: CBC Builds c/o AAB Engineering, LLC

Property Owner: John E. and Harriet L. Vaughn

Location Map:
(shown with Gity Council Districts)

Applicant Proposal:

Land Use Map change from Existing
Neighborhood to Main Sfreef and
Areas of Stability & Growth Map change from an
Area of Stabilityto an Area of Growth

Tract Size: 0.48 + acres

Location: East of the Northeast corner of East 36th

Street South & South Peoria Avenue

Staff Reco mendation

Staff recommends approval of Main Sfreef and

Area of Growth designations

Comprehensive Plan:

Land Use Map
Existing: Existing Neighborhood
Proposed: Main Street

Stability and Growth Map
Existing: Area of Stability
Proposed: Area of Growth

Zoning
Existing Zoning: RS-3
Proposed Zoning: MX1-U-45

Gitv Council District: 9

Councilor Name: Ben Kimbro

Countv Commission District: 2

Commissioner Name: Karen Keith
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TMAPC Staff Report
cPA-89

Gomprehensive Plan Amendment

Property lnformation and Land use Request

The applicant has submitted this proposed Comprehensive Plan amendment (CPA-89)
with a concurrent rezoning request (2-7571) to request a change in both the Land Use

and the Growth and Stability designation of the subject property from Existing
Neighborhood to Main Streef and Area of Stability to Area of Growth. The concurrent
zoning request proposes MX1-U-40 from RS-3 for a mixed-use development.

Background

The Land Use and Area of Stability or Growth designations for the subject property were

made in 2010 with the adoption of the 2010 Tulsa Comprehensive Plan. At this time, the

subject property was assigned a Land Use designation of Existing Neighborhood and an

Area of Stability or Growth designation of Area of Growth. As there are no other plans

that cover this area that offer land use recommendations, the 2010 Tulsa Comprehensive

Plan solely provides guidance regarding land use for this area.

The site is currently made up of three separate parcels, each with a single-family

detached home. The proposed development will remove those homes and construct a

mixed-use building that includes commercial on the ground floor and residential units

above. The parcels abutting the subject property to the north and west are currently zoned

OL/PUD-718 and PI(CH, respectively, both carrying a Land Use Map designation of Main

Sfreef, as well as an Area of Growth and Stability Map designation of Area of Growth.

These parcels contain office space and townhomes to the north and a commercial strip

mall to the west. The parcel abutting the subject property to the south is zoned MX1-P-

U/RS-3 and carries both a Main Sfreef and Existing Neighborhood Land Use designation,

as well as both Area of Growth and Area of Stability designations due to the location of

both single-family detached homes and the Brookside Church. The Brookside Church is

zoned MX1-P-U and was rezoned as part of the City Council initiated rezoning

opportunities along the Bus Rapid Transit Corridor. The land use designation was

changed from Exrsting Neighborhood to Main Sfreef in 2019. Abutting to the east are

more RS-3 zoned parcels with single-family detached homes that carry a land use

designation of Existing Neighborhood and a growth designation of Area of Stability.

The Brookside lnfill Development Design Recommendations was a plan adopted in 2002

that generally provide design guidance for development along and on either side of South

Peoria Avenue immediately west of the subject property. The plan did not specifically

make any recommendations to this site.

bL



Existing Land Use and Growth Designations

An Existing Neighborhood land use designation was assigned to the area subject to the

amendment request at the time of the adoption of the Tulsa Comprehensive Plan in 2010:

"The Existing Residential Neighborhood category is intended to preserve and

enhance Tulsa's existing single-family neighborhoods. Development activities in
these areas should be limited to the rehabilitation, improvement or replacement of
existing homes, and small-scale infill projects, as permitted through clear and

objective setback, height, and other development standards of the zoning code. ln

cooperation with the existing community, the city should make improvements to
sidewalks, bicycle routes, and transit so residents can better access parks,

schools, churches, and other civic amenities."

When the Tulsa Comprehensive Plan was developed and adopted in 2010, the subject

tract was designated as an Area of Stability:

"The Areas of Stability includes approximately 75% of the city's total parcels.
Existing residential neighborhoods, where change is expected to be minimal, make
up a large proportion of the Areas of Stability. The ideal for the Areas of Stability
is to identify and maintain the valued character of an area while accommodating
the rehabilitation, improvement or replacement of existing homes, and small-scale
infill projects. The concept of stability and growth is specifically designed to
enhance the unique qualities of older neighborhoods that are looking for new ways
to preserve their character and quality of life. The concept of stability and growth
is specifically designed to enhance the unique qualities of older neighborhoods
that are looking for new ways to preserve their character and quality of life."

Proposed Land Use and Growth Designations (Tulsa Comprehensive Plan)

The applicant is proposing the Main Street land use designation for the subject property:

"Main Streets are Tulsa's classic linear centers. They are comprised of residential,
commercial, and entertainment uses along a transit-rich street usually two to four
lanes wide and includes much lower intensity residential neighborhoods situated
behind. Main Streets are pedestrian-oriented places with generous sidewalks,
storefronts on the ground floor of buildings, and street trees and other amenities.
Visitors from outside the surrounding neighborhoods can travelto Main Streets by
bike, transit, or car. Parking is provided on street, small private off street lots, or in
shared lots or structures."

The applicant is also proposing the Area of Growth, growth designation for the subject
property:

"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/3te.



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.

Areas of Growth are found throughout Tulsa. These areas have many different
characteristics but some of the more common traits are close proximity to or
abutting an arterial street, major employment and industrial areas, or areas of the
city with an abundance of vacant land. Also, several of the Areas of Growth are in
or near downtown. Areas of Growth provide Tulsa with the opportunity to focus
growth in a way that benefits the City as a whole. Development in these areas will
provide housing choice and excellent access to efficient forms of transportation
including walking, biking, transit, and the autombbile."

Zoning and Surrounding Uses

Locatio
n

Existing Existing Land
Zoning Use

Designation

Area of
Stability or

Growth

Existing Use

North OL/PUD-718 Main Street Area of Growth Offices and
Townhomes

South MX1-P-U / RS-
3

Main StreeU
Existing

Neighborhood

Area of Growth Brookside Church and
Single-family
Residential

East RS-3 Existing
Neighborhood

Area of
Stability

Single-family
Residential

West PI(CH Main Street Area of Growth Commercial Strip
Center

Appl icant's Justification

As part of the amendment application, the applicant is asked to justify their amendment
request. Specifically, they are asked to provide a written justification to address:

1. How conditions on the subject site have changed, as well as those on adjacent
properties and immediate area;

2. How changes have impacted the subject site to warrant the proposed
amendment; and;

3. How the proposed change will enhance the surrounding area and the City of
Tulsa.

"To Whom It May Concern,

We have made application to modify the comprehensive plan designation for three lots
along the North side of 36th Street and East of Peoria Avenue. We propose fo change
the designation of these lots form Existing Neighborhood to Main Street and from Area

Ò
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of Stability to Area of Growth as depicted on the attached exhibits. This modification is
submitted in conjunction with a request to change the zoning from RS-3 to MX1-U-45.

The three lots are currently used a single-family residence but are under contract for
purchase and redevelopment. As you can see on the exhibits these lots represent a
"leave out" from the normally rectangular area of main street designation. The eastern
boundary of this designation seerns to have followed the existing development pattens

regardless of the suitability of these areas for other use. Given that the parcels are
currently under contract for redevelopment this area warrants reconsideration as Main
Sfreef. The parcels are abutted by a multi-story apartment project to the north which is
contained in a PUD and PI(/CH zoning to the west. The areas south of 36th Sfreef
fronting this tract are zoned MXl-P-U. The surrounding development patterns supporf
th e req u e sted re-d e sig n ati on. "

Staff Summary & Recommendation

The applicant is currently requesting a Main Sfreef land use designation and growth

designation of Area of Growth, which are the current land use and growth designations
held by the parcels abutting this property to the north, south, and west. Main Streets are
typically comprised of residential, commercial, and entertainment uses along a transit-
rich street usually two to four lanes wide and includes much lower intensity residential
neighborhoods situated behind. They are also pedestrian-oriented places with generous

sidewalks, storefronts on the ground floor of buildings, and street trees and other
amenities.

Areas of Growth 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. Additionally, 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.

The Comprehensive Plan outlines the following criteria that was used to previously

identify areas of growth that can be used to identify new areas of growth:

-Underutilized land, especially surface parking lots or vacant buildings downtown or along
corridors
-Areas already undergoing positive change which is expected to continue
-Areas adjacent to transit and around transit stations, existing and planned

-Areas along corridors with frequent bus service that can accommodate development on

underutilized land
-Locations where appropriate infill development will promote shorter and less frequent
auto trips
-Areas with special opportunities such as where major public or private investments are
planned

b 5



While the subject property may not necessarily be underutilized as there are currently
houses on them, the property is close to Bus Rapid Transit (BRT) stops along Peoria
Avenue and the surrounding area has been undergoing positive change, offering special
opportunities with both existing and planned major public or private investments. Higher
density opportunities, such as this, are appropriate along BRT corridors.

The character of the abutting developments, the Go Plan's designation of this stretch of
36th Street as a suggested shared bike route and the subject property's proximity to Peoria
Avenue, which offers BRT access, the Main Sfreef land use designation and Area of
Growth, growth designation would appear to be an appropriate fit for this property and the
neighborhood and help create a more uniform boundary between the existing single-
family neighborhood and the Peoria Avenue commercial corridor.

Staff recommends approval of the Main Sfreef and Area of Growth designations.

(¿ ((
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Hearinq Date: November 18, 2020
(Staff Continuance from September 2,2020 Staff re-
notice September 16, 2020 for modified request to
45' in height)
(Applicant continuance from October 21,2020)

Case Number: 2-7571
(Related to CPA-89)TMre

Tulso Metropoliton Areo
Plonning Commission

Applicant. CBC Builds c/o AAB Engineering, LLC

Propertv Owner. John E. and Harriet L. Vaughn

Owner and Applicant lnformation

Dwayne Wilkerson

Case Report Preoared bv:

Proposed Use: All uses and building types that are
allowed in the MX1- U zoning classification with a
maximum building height of 45 feet.

Concept summary'. Redevelop property from existing
single-family homes to a mixed-use building.

Location: East of the Northeast corner of East 36th
Street South & South Peoria Avenue

Applicant Proposal

Present Use. Residential

Tract SZe: 0.48 + acres

Location Map:
(shown with City Council Districts)

6

Staff Recommendation:

Staff recommends approval.

Zoning:

Existing Zoning: RS-3

Proposed Zoning'. MX1 -U-45

Land Use Map: Existing Neighborhood
Proposed in CPA-89; Main Street

Stability and Growth Map'. Area of Stability
Proposed in CPA-89: Area of Growth

Comprehe ive Plan:

Councilor Name'. Ben Kimbro

Commissioner Name; Karen Keith

Citv Goun

Gountv Gomm ission District: 2

I District: 9Staff Data:

TRS: 9319
CZM. 47

1
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SECTION l: Z-757'l

DEVELOPMENT CONCEPT: The applicant is requesting to rezone the subject property from RS-3 to

MX1-U-45 to allow a mixed-use development. The applicant has also submitted a subsequent
Comprehensive Plan Amendment request to change the Land-use designation and the Growth and

Stabitity Designation from "Existing Neighborhood" to "Main Street" and "Area of Stability" to "Area of
Growth", respectively.

EXHIBITS:
INCOG Case map
INCOG Aerial (small scale)
INCOG Aerial (large scale)
Tulsa Comprehensive Plan Land Use Map
Tulsa Comprehensive Plan Areas of Stability and Growth Map
Applicant Exhibits: None included

DETAILED STAFF RECOMMENDATION :

The requested zoning is compatible with the properties north and west of the subject property however

it is not consistent with the existing neighborhood land use designation. The applicant has also submitted

an amendment to the land use map and growth and stability map in Tulsa's Comprehensive Plan. Staff

supports those changes and,

Establishing MX1-U (neighborhood mixed-use) zoning designation with a 45-foot maximum height
provides use limitations and design standards that are consistent with the abutting Main Street

designation and,

MX1-U building placement requirements will enhance the pedestrian nature of East 36th Street South

and establish a consistent corridor edge on the east side of the main street corridor and,

MX1-U is the least intensive mixed-use zoning district defined in the code and provides appropriate

design considerations for abutting adjacent residential uses and,

This designation, combined with the Urban character designation and the height limit of 45 feet, would

allow thiJproperty a greater variety of neighborhood compatible building types to choose from, while

increasing the walkability and access of the neighborhood to goods and services, and protecting

neighborhoods from objectionable uses therefore,

Staff recommends Approval of 2-7571to rezone property from RS-3 to MXl-U'45.

SECTION ll: Supporting Documentation

RELATIONS IP TO THE COMPREHE SIVE PLAN

Staff Summarv:

The applicant is currently requesting a Main Sfreef land use designation and growth designation
of Area of Growth, which are the current land use and growth designations held by the parcels

abutting this property to the north, south, and west. Main Streets are typically comprised of
residential, commercial, and entertainment uses along a transit-rich street usually two to four

lanes wide and includes much lower intensity residential neighborhoods situated behind. They

are also pedestrian-oriented places with generous sidewalks, storefronts on the ground floor of

1 'Lrrrr/72/2o2o



buildings, and street trees and other amenities. The MX1, Neighborhood Mixed-use district is
intended to accommodate small scale retail, service and dining uses that serve nearby residential
neighborhoods. The district also allows a variety of residential uses and building types. MX1
zoning is generally intended for application in areas designated by the comprehensive plan as
neighborhood centers, main streets and mixed-use corridors

Current Land Use Vision:

Land Use PIan map designation: Existing Neighborhood

The Existing Residential Neighborhood category is intended to preserve and enhance Tulsa's
existing single-family neighborhoods. Development activities in these areas should be limited to
the rehabilitation, improvement or replacement of existing homes, and small-scale infill projects,
as permitted through clear and objective setback, height, and other development standards of
the zoning code. In cooperation with the existing community, the city should make improvements
to sidewalks, bicycle routes, and transit so residents can better access parks, schools, churches,
and other civic amenities.

Areas of Stability and Growth designation. Area of Stability

The Areas of Stability includes approximately 75% of the city's total parcels. Existing residential
neighborhoods, where change is expected to be minimal, make up a large proportion of the Areas
of Stability. The ideal for the Areas of Stability is to identify and maintain the valued character of
an area while accommodating the rehabilitation, improvement or replacement of existing homes,
and small-scale infill projects. The concept of stability and growth is specifically designed to
enhance the unique qualities of older neighborhoods that are looking for new ways to preserve
their character and quality of life.

Proposed Land Use Vision as supported by staff in CPA-89

Staff supports the applicants request to consider a land use change from existing neighborhood
to a Main Street. Main Streets are Tulsa's classic linear centers. They are comprised of
residential, commercial, and entertainment uses along a transit-rich street usually two to four
lanes wide and includes lower intensity residential neighborhoods situated behind. Main Streets
are pedestrian-oriented places with generous sidewalks, storefronts on the ground floor of
buildings, and street trees and other amenities. Visitors from outside the surrounding
neighborhoods can travel to Main Streets by bike, transit, or car. Parking is provided on street,
small private off street lots, or in shared lots or structures.

Staff also supports the applicants request to consider a change to the existing Area of Stability to
an 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.

Areas of Growth are found throughout Tulsa. These areas have many different characteristics
but some of the more common traits are close proximity to or abutting an arterial street, major
employment and industrial areas, or areas of the city with an abundance of vacant land. Also,
several of the Areas of Growth are in or near downtown. Areas of Growth provide Tulsa with the

1,3
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opportunity to focus growth in a way that benefits the City as a whole. Development in these
areas will provide housing choice and excellent access to efficient forms of transportation
including walking, biking, transit, and the automobile."

Transportation Vision. This site is not included in the City Council initiated MX zoning initiative

Maior Sfreef and HighwavÌlan: None that affect site redeve lopment

Trail System Master Plan Considerations'. The Go Plan recommends East 36th Street South from
Riverside Drive to South Hudson Avenue as bike path with shared lane markings, which runs along the
southern portion of the subject property.

SmallArea Plan:
Much of the area immediately west of this site is included in the Brookside lnfill Development Design
Recommendation plan and was adopted in 2002. The plan and has not been amended. This site is not
directly affected by the concepts illustrated in that plan.

Special District Considerations. There are no special districts that require consideration in this area

Historic Preservation Overlay: There are no historic preservation overlays that require consideration in
this area.

DESCRIPTION OF EXISTING CONDITIONS:

Staff Summarv:

The site is currently made up of three separate parcels, each with a single-family detached home
to be demolished and replaced a mixed-use building that includes commercial on the ground floor
and apartments up above. Across the street from the subject property to the south are single-
family detached homes and the Brookside Church, which was recently re-zoned fo MX-1-P-U.
As part of that request, the land use designation was amended from Existing Neighborhood to
Main Streef on the residential lot immediately east of the church. To the north of the subject
property, there is an office space and townhomes, to the west there is a popular commercial strip
center which offer a variety of services to the neighborhood, and to the east there are more single-
family detached homes.

7q
Figure 1. Street view from directly south of the property facing north
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Figure 2. Street view from the front of the property, facing south
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Figure 3. Street view from directly south of the property facing east

Figure 4. Street view from the front of the property looking west.

Environmental Considerations: There are no environmental considerations that would affect site re-
development.

Streets

''3ffi¡gffi
\ 

'tf i**i{

Exist. Access MSHP Desiqn MSHP RA/t/ Exist. # Lanes

E. 36th St. S. Residential Collector 60ft 2 lanes
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Utilities:

The subject tract has municipalwater and sewer available

Su rround inq Properties:

OL/PUD-718 Mainstreet Area of Growth
Mainstreet/ Existing

Neiqhborhood
Area of GrowthMX-1-P-U/RS-3

RS-3 Existinq Neiqhborhood Area of Stabilitv
Mainstreet Area of GrowthPIICH

Location Existing Existing Land Use
Zoni Desi nation

Area of Stability
or Growth

Existing Use

North Offices and Townhomes
South Brookside Church and

Si le-fami Residential
East Si le-fami Residential
West Commercial Stri Center

SEGTION lll: Relevant Zoning History

ZONING ORDINANCE: Ordinance number 1 1838 dated June 26, 1970 established zoning for the
subject property.

Subject Property:

BOA-12466 Februarv 1983: The Board of Adjustment denied a Specral Exception to permit a
duplex in an RS-3 District, a Variance of the lot area from 9,000 square feet to 7,000 square feet
and a Variance of the frontage from 75' to 50', on property located at 1333 East 36th Street.

BOA-12422 Januarv 1983: The Board of Adjustment approved a Variance of the frontage
requirement in an RS-3 district from 60'to 50'to permit a lot split, on property located at 1333
East 36th Street.

Surrounding Property:

Z-7478|CPA-83 June 2019l' All concurred in approval of a request for rezoning a 2.14+ acre
tract of land from RS-3/CH to MX-1-P-U for a church and a Comprehensive Plan Amendmentto
change the Land Use designation from Existing Neighborhood to Main Street, on property located
at the southeast corner of East 36th Street South and South Peoria Avenue.

2-7345 Julv 2016: All concurred in approval of a request for rezoning a .51+ acre tract of land
from OL to CH for a restaurant with an accessory bar, on property located east of the southeast
corner of East 5th Street South and South Peoria Avenue.

PUD-718 September 2005: All concurred in approval of a proposed Planned Unit Development
on a .641 acre tract of land for offices and townhomes, on property located east of the southeast
corner of East 35th Place South and South Peoria Avenue.

2-6960 November 2004:. All concurred in approval of a request for rezoning a .32+ acre tract
of land from RS-3 to OL for an Office, on property located east of the southeast corner of East
35th Place and South Peoria Avenue.

I.tq
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Z-6944 Julv 2004: All concurred in approval of a request for rezoning a .32+ acre tract of land
from RS-3 to OL for an Office, on property located east of the southeast corner of 35th Place and
South Peoria Avenue.

BOA-17728 June 1997: The Board of Adjustment approved a Special Exception to permit
school use on the subject tract, finding that the school has existed for 50 years, on property
located at the northwest corner of 36th Place and Rockford.

2-6334 November 1991: All concurred in approval of a requestfor rezoning a.16+ acretract
of land from RS-3 to CH for a commercial building, on property located east of the northeast
corner of East 36th Street and South Peoria Avenue.

2-6324 October 1991: All concurred in approval of a request for rezoning a .32+ acre tract of
land from RS-3 to OL for an office, on property located 1325 East 25th Place.

Z-6326IPUD-474 October 1991: All concurred in approval of a request to rezone a 1+ acre tract
of land from OL to CS and approval of a proposed Planned Unit Development for mini-storage,
on property located east of the southeast corner of South Peoria Avenue and East 58th Street.

2-6003 December 1984: All concurred in approval of a request for rezoning a .2+ acre tract of
land from RS-3 to CH for commercial/office, on property located west of the southwest corner of
35th Place and Peoria Avenue.

B0A-07436 May 1972: The Board of Adjustment approved a Special Exception to permit
parking use for employees and customers, with the restrictions that the lot not be used for retail
operations, on property located at 1315 East 36th Street.

8oA-06400 Auqust 1967: The Board of Adjustment approved a Special Exception to permit
establishing off-street parking for church use in a U-1C district, subject to the parking
requirements of the Board, on property located at 1331 East 36th Place.

BOA-03878 Auqust 1962: The Board of Adjustment granted permission to allow church uses,
on property located at Lot 7, Peorian Addition and Lots 4,6-8, Block 1, Peorian Second Addition

BOA-02164 October 1950: The Board of Adjustment granted permission to allow a church, on
property located at Lots I and 9, Peorian Addition.

BOA-01902 April 1947: The Board of Adjustment approved a request for permission to erect
an outdoor type electric substation, on property located at E-58' of W-65' of Lot 5, and N-40.87'
of E-58' of W-65' of Lot 6, Block 3, Peoria Gardens Addition.

BOA-01606 Julv 1943: The Board of Adjustment granted permission to allow a church, on
property located at Lots 10 and I 1 , Peorian Addition

11
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Sawyer, Kim

From:
Sent:
To:
Subject:

Judy Wyatt <jwt64@cox.net>

Friday, August 21,2020 2:15 PM

esubmit
Case # Z-7571

FtLt c0Pr

Good Afternoon,

l'm writing in reference to Case #2-7571. which is set for Public Hearing on9-2-20 at 1:00 PM

ln speaking with over 30 neighbors within the close, general area of the property identified to be reviewed for
rezoning (Case #Z-757t1, all opinions are a resounding NO. We do not want this Current Toning, Residential Single

Family, changed. This is our neighborhood and we are already managing LOTS of traffic from Peoria to Lewis on 36th

Street. Since 36th street was widened several years ago, we now live on a race track. Neighbors, visitors to our
neighborhood, frequently comment on the level of traffic on 36th street. How dangerous it is. Our neighborhood is a

great mixof youngcouples, families, singles, seniors. Retired and working. 95% of the residents have a dogor
dogs. We all walk them when weather accommodating; however, some have had to alter their usual route because

oftheamountandspeedoftrafficon36thstreet. Someofourneighborshavedisabilitiesandvirtually,risktheirlives
to walk in our neighborhood. Side streets off 36th are also overrun with traffic. People unable to get out of
driveways, safely.

I am very opposed to ANY alteration in the current Zoning---Residential Single-family. Leave it as it is. We purchased

homes in this neighborhood expecting lt would ALWAYS be a Residential Single Family Zone. We don't want it
altered. We don't want ANYTHING that will be dumping more traffic on 36th street and through our other
neighborhood streets.

l'm not sure what else the citizens need to do, how they can convey to the TMAPC, City Councilors, Mayor, etc-----We
do NOT want this neighborhood altered from Residential Single Family Home identification. I do plan to be present at
the Public Hearing on 9-2-20. lt has come to this. Citizens in the midst of a pandemic feel it critical for us to be
phvsicallv present vs listen on phone call or watch streaming.

Please let me know if you need more information. Thank you

A Concerned Citizen,

Judy Wyatt Trickey
3488 South Zunis Avenue
Tulsa, OK 74L05-2727
9L8-770-L790
Jwt64@cox.net

1
4
71



tllt tiuå] W

pETtnoN To DENy zoN¡NG cHANGE FoR pRopERw oN NE coRNER oF 36rH STREET AND

SOUTH PEORIA AVE. CASE NUMBERS CPA-89 AND 2.7571.

A notice to change the zoning for the above described real estate under the case numbers

described above has been filed þy Applicant CBC Builders c/o AAB Engineering LLC. (918-514-

42831. The proposed zoning would change the zoning from single family use to MX-1-U-40 which

allows "mixed use urban-40 ft. height l¡m¡t." This would disrupt the ne¡ghborhood where we

have all purchased homes in a single family neighborhood and DO NOT WANT to have a multi-

family "Main Streef' land use in our neighborhood. Hearing to be held on 9-2-20 at 1:00 PM at

Tulsa City Hall, CounselChambers, t75E.2nd St., Tulsa, OK.

TMAPC, Dwayne Wilkerson 9L8-579-9475 or 918-584-7526 for questions. Submitted byContact
Randy F

X
rancis, property owner of L335 East 36th Street, Tulsa OK

7 /8 .2t¿o -q 8&2
-13

We, the undersigned own or lease homes in the area to be affected by the above described

requested zoning change and are AGAINST ANY ZONING CHANGES.
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FILT COPY
Sawyer, Kim

FW:2-7571

From:
Sent:
To:
Subject:

Wilkerson, Dwayne

Tuesday, November 10,2020 7:54 AM
Kim

Dwayne Wilkerson, ASLA, PLA

Principal Planner I Current Planning
Tulsa Planning Office
2 W. 2nd St., 8th Floor I Tulsa, OK 74IO3
918.579.9475
dwilkerson@incog.org

-----Original Message-----
From: Jake Reid <JakeR@dktire.com>

Sent: Tuesday, November tO,2O2O 7:16 AM
To: Wilkerson, Dwayne <DWilkerson@incog.org>
Subject: 2-7571

To whom it may concern,
I am part of the neighborhood on Brookside. My address is 3645 S. Trenton Ave, Tulsa OK 74L05. I believe the loft set up on 36th
Street would be great for the neighborhood. I believe it would help keep the neighborhood young and growing. Brookside is a

key piece to the young and upcoming individuals in our city. I hope this note finds you well.

Thank you,

Jake Reid

L l,f J



FILE COPT
Sawyer, Kim

From:
Sent:
To:
Subject:

Wilkerson, Dwayne

Tuesday, November 10,2020 7:55 AM
Kim

Dwoyne Wilkerson, ASLA, PIA
Principol Plonner I Current Plonning
Tulso Plonning Office
2W.2nd St., Bth Floor I Tulso, OK 74103

18.579.9475

TULSÄ
DTANNING OfFICE

From: Courtney Coffey <courtneyckime@gmail.com>
Sent: Monday, November9,2O2O 8:00 PM

To: Wil kerso n, Dwayne < DWil ke rso n @ i ncog.org>
Subject: Z-7571

To Whom it May Concern:

Please let the record show that I support the developments that are proposed by CBC Builds on
36th street. Part of the reason my family and I moved to the Brookside area was to enjoy the energy
that comes from progress. We were happy to pay a premium for our house to be close to the
bustling amen¡t¡es that the Brookside area has to offer, and very much look fonryard to new and
exc¡ting growth that will take place as our children grow up here. Please do not allow the vocal
protestat¡ons of a few hinder or extinguish the enjoyment of many.

Thank you for your time,

Courtney Coffey

Get Outlook for iOS

1 -/ ,1(
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Sawyer, Kim

From:
Sent:
To:
Subject:

TULSA

Wilkerson, Dwayne

Tuesday, November 10,2020 7:58 AM
S Kim

Case

Dwoyne Wilkerson, ASIA, PLA
Principol Plonner I Cunent Plonning
Tulso Plonning Office
2tN.2nd Sl.,8th Floor I Tulso, OK 74103

18.579.9475

Our futuæ
T RT fIERE

PTANNING OFTlcE

From: Brian Donahue <bdonahue644@live.com>
Sent: Monday, November9,2O2O 1:38 PM

To: Wilkerson, Dwayne <DWilkerson@incog.org>
Subject: CaseT-757L

Mr. Wilkerson,

Just want to pass along my support for this project. My family and I live down the street and feel this development would be a

major improvement over the older rental houses that currently exist on the site. Not sure why this would be an issue due to the
fact you already have 3-story condo units to the developments immediate north.

Feel free to call me if you would like to discuss any further

Thank you

Brian Donahue
1536 E. 35th Place

Tulsa, OK 74105
(9L81633-2827
bdonahue644@live.com

1
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Tulso Metropoliton
Plonning Comm rssro

o
n

Case Number: 2-7578

Hearinq Date: November 18, 2020
(continuance request granted for Neighborhood
from 10.21.2020)

Gase Report Prepared bv:

Dwayne Wilkerson

Owner and Applicant lnformation:

Applicant: August Wakat

Property Owner. August Wakat

Location Map
(shown with Council Districts)

Applicant Proposal:

Present Use: Salvage Yard

Proposed Use: Salvage Yard and all other uses
allowed by right in an Industrial district.

Concept summary: The site was annexed into the
City Limits of Tulsa with AG designation and has
never been changed. The site appears to be used
as a light industrial area.

Tract Size: 5.86 + acres

Location: This site is in Wagoner County but in the
City Limits of Tulsa and located East of the
Southeast corner of East Admiral Place & South
225th East Avenue on the south side of Highway
412.

Zoninq:

Existing Zoning: AG

Proposed Zoning: lH

Comprehensive Plan:

Land Use Map: Employment

Stability and Growth Map: Area of Growth

Staff Recommendation:

Staff recommends approval of lL zoning but
denial of lH zoning.

Staff Data:

TRS: 9504

Citv Gouncil District: 6

Councilor Name: Connie Dodson

Waqoner Countv Gommission District:

Commissioner Name; James Hanning

8,7
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SECTION l: 2-7578

DEVELOPMENT CONCEPT:
The applicant submitted a request for lH zoníng to bring the salvage operations into conformance with
the Tulsa Zoning Code. Establish AG zoning for the site during the 2001 annexation process.

EXHIBITS:
INCOG Case map

' INCOG Aerial (small scale)
INCOG Aerial (large scale)
HistoricalAerial maps

1 990
2001
2018 close view
2018 distant view

Tulsa Comprehensive Plan Land Use Map
Tulsa Comprehensive Plan Areas of Stability and Growth Map
Applicant Exhibits:

None included

DETAILED STAFF RECOMMENDATION:

The subject tract and surrounding properties are located within an Employment Land Use designation
in the City of Tulsa Comprehensive plan. The site was annexed into the city with AG zoning and is not
part of a small area plan that might provide additional guidance and,

The uses allowed in the requested lH zoning along with normal supplemental regulations is not
consistent with the anticipated land use in the area and,

Uses allowed in lL zoning district along with normal supplemental regulations are compatible with the
surrounding proximate properties and,

Staff recommends approval of 2-7578 to rezone property from AG to lL to allow a long list of permitted
uses that are not available to the property owner today but recommends denial of lH zoning as
requested by the applicant. The salvage business will remain a non-conforming use.

SECTION ll: Supporting Documentation

RELATIONSHIP TO THE COMPREHENSIVE PLAN:

Staff Summarv: lndustrial zoning categoríes are generally consistent with employment land
use desrþnation. The Tulsa Comprehensive plan does not provide clear guidance for locating
heavy industrialuses.

Land Use Vision:

Land Use Plan map designation'. Employment

Employment areas contain office, warehousing, light manufacturing, and high tech uses such
as clean manufacturing or information technology. Sometimes big-box retail or warehouse
retail clubs are found in these areas. These areas are distinguished from mixed-use centers in
that they have few residences and typically have more extensive commercial activity.

$-ö'z-
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Employment areas require access to major arterials or interstates. Those areas, with
manufacturing and warehousing uses must be able to accommodate extensive truck traffic, and
rail in some instances. Due to the special transportation requirements of these districts,
attention to design, screening and open space buffering is necessary when employment
districts are near other distrícts that include moderate residential use.

Areas of Stability and Growth designation: Area 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.

Areas of Growth are found throughout Tulsa. These areas have many different characteristics
but some of the more common traits are proximity to or abutting an arterial street, major
employment and industrial areas, or areas of the city with an abundance of vacant land. Also,
several of the Areas of Growth are in or near downtown. Areas of Growth provide Tulsa with the
opportunity to focus growth in a way that benefits the City as a whole. Development in these
areas will provide housing choice and excellent access to efficíent forms of transportation
including walking, biking, transit, and the automobile."

Transportation Vision :

Major Sfreef and Highway PIan: None

Trail System Master Plan Considerations: None

SmallArea Plan: None

Special District Considerations: Prior to the adoption of the Tulsa Comprehensive Plan a resolution
adopting a comprehensive plan for the Town of Faír Oaks was adopted in 1998. This area was
included in that comprehensive plan and the current land use designations are generally reflected in
the current land use maps.

DESCRIPTION OF EXISTING CONDITIONS:

Staff Summary: The site is an existing salvage operation. Much of the surrounding property
was a coal strip mine. Redevelopment will require salvage and strip míne mitigation.

Environmental Considerations: Redevelopment and expanded uses of this site will require some
environmental mitigation.

83
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Streets:

Exist. Access MSHP Desiqn MSHP RA¡|/ Exist. # Lanes

East Admiral Place Secondary Arterial 100 feet 2

Utilitíes:

The subject tract has municípal water service'available

Su rround inq Properties:

Location Existing Zoning Existing Land Use
Designation

Area of Stability
or Growth

Existing Use

North NA NA NA Vacant
East AG Emplovment Growth Vacant

South AG Emolovment Growth Vacant
West AG Emplovment Growth Vacant

SECTION lll: Relevant Zoning History

ZONING ORDINANCE: Ordinance number 20244 dated November 20,2001 established zoning for
the subject property.

No records could be found for the subject property or properties within 300 ft of the subject property
other than the ordinance above which annexed this property (as well as many others into the City of
Tulsa's corporate limits from Wagoner County)

Wagoner County was subsequently contacted to see if they had any records for this property prior to
its annexation into the City of Tulsa or if they could point staff in the direction of who to else to contact,
but staff never received a response.

The applicant has provided a letter from the Wagoner Metro Area Planning Commission dated May
171h,2010 regarding the non-conforming status of his business/use.

It should be noted all properties included in this ordinance were zoned AG prior to their annexation into
the City of Tulsa's corporate limits and remained AG upon their annexation.

10121120201:00 PM
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ÐEVELOPMENT CONCEPT:

I am submllting a request for lH zoning to bring the salvage operations into conformance with

the correct Tulsa Zoning Code.

Recornmendation:

The subject tract and surrounding properties are located within an employment land use

designation ín the City of Tulsa" The site ìiras annexed into the City of Tulsa incorrectly with

the AG zoning November 20, 2001.

The salvage yard was eslablished in 1951 by Ellic Pigeuy who drove a Studebaker from

California, broke down here in Catoosa. He then rented the properly from Florence Minisiki

and started selling parts off the car. ln 1994, Henry Winn purchased the property and starled

Plainview Salvage lnc. ln 2A02,1, AugustWakat, purchased Plainview Salvage lnc. which is

still an active corporation.

The salvage yard has been here for 70 years, along with the surrounding COAL STRIP

MtNtNG PITS. According to the Cþ of Tulsa Seclion 15.020 and section 40.190 salvage yards

are classilied lH {lndustrialHeavy). Thersfore the recommendation of TMAPC bv Dewavne

W¡lkerson ig or¡tside the ouldellneg set forth bv the Cltv of Tulsa Zonlnq Code Est. Julv

lrt 1970. The documentatlon orovided is the Cltv of Tulaa Zonlna Code,

The uses allowed in the requesled lH zonlng, along with normalsupplemental

regulations, ARE consístent wilh the anticipated land use according to:

3lPage
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Section 1.100E: Zoni nq of Annexed Land.

1.100"8 Zoning of Annexcrl Lanrl: Whe n land is annexed or otherwise hrought into thc zônln8

iurisdiction of the clty. it may be elasslfied ln the AG district or assigned another zoninS

classification based on the comprehensive plan. exlstlng land uses. any apDllcable annexation

agreement and other relevant considerations.

Uses allowed in lL (lndustrial Light) zoning district, along with normalsupplemental

regulations are NOT compatible with salvaqe vard uss accordino to Cltv of Tulsa Zoninq

Code Section 15.020 located on paoe 15-6.

l, August Wakat, obiect to the recommendalion of approval ol2-7578 to rezone

properg from AG to lL. According to Cþ of Tulsa ordinance Section 15.010, lL is the

incorrect zoninq for salvaqe vard use.

Land Use Vision

Land use Plan Mao Deslqnation: Emolovment

Employment areas are Heavy lndustrialand light manufacturing. Examples: M&M Truck

Salvage, DT Wrecking (Building Demolition), McNabb CoalStrip Mines Est.1929.

Zoníng ordinance 2A244 dated November 20,z}CIl established zoning incorrectly for

the subject property. The aerial photo clearly establishes 23610 E. Admiral Pl. is not farm land

(see exhibit TMAPC f 990).

4lPage
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Clearly you can see two separate salvage operations in use; Plainview Salvage lnc. @

23610 East Aclmiral Pl. and Green Country Salvage @?37SA E Admiral Pl. (see TMAPC

Exhibit 2001)" , r

Oklahoma Statute Title l1 .21.103.9.2.

A copy of the notice of annexation shall be mailed by first-class mail to all owners of property

to be annexed as shown by lhe current yeafs ownership rolls in the office of the county
lreasurer and to all owners of property abutting any public right-of-way that forms the boundary
of the territory proposed to be annexed and to the Sales and Use Tax Division of the
Oklahoma Tax Commission; provided that the nolice of annexation shall be mailed by certified
mail to every person who owns a parcel of land of five (5) acres or more used for agrícultural
purposes.

No records can be found for the subjec{ property in regards to notice by First Class Mail.

No records can be found for the subject property within 300fi of the subject property

other than the municipalwater service available (use wellwater).

Wagoner County has been collecting taxes on the Corporation Plainview Salvage

before annexation for many years to date (see exhibit form 1120 1998).

Letter from Wagoner County stating business been established more than 30 years (see

exhibit TMAPC 9.8).

It should be noted this property is zoned inconectly from date Oct. 20, 2001. Allhough

cunen¡y recommended to be rezoned again incorrectly, stated above according to City of

Tulsa Ordnances' and State of Oklahoma Statues. l, August Wakat, request my said properg

be zoned correclly accordingly to the ordnances of City of Tulsa and State of Oklahoma

Statues.

5lPage

y tr





rTd.' E,|p¡rt tnrtr al âel Ñlr
ü,çr:útg¡a|'rlr¡fú¡¡l¡øarú
Á.f plof!*ï ttú

F.Í
tln m0

t-¡-J o
l* ,'b; I t410

23610 E Adminl PI

'g.Lo





ru,* 112A
> lnrtructlong lra

For crh¡drr 'lSl8 or lrx
Chock â:Â

1 ffir#rllr n
2 Pm¡lhoktrnoc¡ rr

(rttrdr Sctr Flt)- . . . -[J
3

E Chock boxes:

)

t).Êr,ùñã!l! 0l itr tnruty ln!ómri flw¿ruc $trylcr

U.S" Corporation lncome Tax Return 1 998
Src lnslrucllom tor Brductlon Act Notlcr. lfìli re

19 O[€ fk]. ¡11r'Ot?J

'- û0 nûl rih or in üth

trfa''r. !o lqa.t

73-r5117
Þrr ltupanùrd

tL/0v97
foìd Åirlr {n *rnrßüñ}

36 28

2.8 844
¿62 141

66

t7a,
66 873

7

2 4

609

Í!d

7

I
i¡

ot
s

5
D.
Eå
Dn
u^
aLr, lïrr!
oÅ
NT
så

H3g
¿
EO

ü
Iltot;Tonu
UCctTIl0OrIs
I

ï
A
x

A
N
o

P
A
Y
il
E
t{
T
s

Slgn
Heru

Peid
Ptepartr'g
Use'OntY

lÈ

Inc
n nrtnælfoor.)

3bh lP Codr

7,1015

Ntm¡

ff

a

lvtP

l¡Jrrbr., St..L rld Ílodn ot

l0Eplctso
pdnt or
typr

Uc¡ IRS
l¡bd.
Olhcrwþ.

Cbanqa of âddrsssFlnal rab.¡m (Ðlnilal rairn g,
ls
2

3

4
ß

6

7

I
I

10

1l

8 Capital Eain nct rncomo (attach Sdttd¡lc D Form I l20D ,.
9 Nct galn or {oss) from Fonn 4797,Pcflll. lhs l8 (atbch Fonn {Vgn ..',..

10 Ohr inæmr {w in¡¡r¡ctioîr - rtbh æhdrb} 
" 
laleS. tax..C¡.ed t"t

c Bal¡ncs

4 0lvldends {S$edulo C, ltne lÐ

l'l lotrl lnEomc. Add llnas 3 ¡0

I r 0nu mqpl¡ ot s¡læ b Lr$ rutüm & âlþrãncrg

2 Cost ol goods sold iSchedJe A, llna 8)

3 Gross proñÌ, Subfact llna 2 from llnt !c.. . .. ...,

5 interest ... .. .

6 Gross rsnß ...
7 Gross royalües

12 31.24
13 44
11 7,1

t5
16 ti
17 6
t8
l9

nb
n
23 6,74
24
25

6 4(
n
28 -35,60

29c

13 Satarlcs ånd rrsEts (ìcss ønploytncnl cradl8)

14 Repairs æd mainþmnco

19 Charilaðlâ ænùlbuüoË (sra ffirxüoæ for l09t Utilþüon) '

ã L¡ss deprccla$an ddmcd on SüÊú.dt A and cbslttlarc on rc[¡n
2, A¿pþtcn
23 Aóarlisirq
24 Pcnslan. proltt-sñrrlr€' ctc' drls. . . 

" 
.

Êmployac bcrulit progfül;. . .. .. '.. " "...
0Þ el¡cttqr! (rltd¡ rHuþ) ' 

gct.ffig.0Êdrç$pm Slaþmpnt.... '
fstrl d.dt¡s{ont Add þ!s 12 Èrd¡$ 26. .'.. . .' . . . "
I¡¡¡òL ¡ncoíË btût! trl o9rdft h¡¡ Údudiþ sd tpci¡ll dcdwtbor Subbæl

Lðs: r f{êt opcrattrç loss dld;cüon (src fcluctions)

¡ Ta¡ depoc¡bd witr Føm 7W ' " '

I Cra<lit for * paü m rsxtttiäittd caplbl gafÉ (atkh Fdm 2439) " " " '
gCrcditforfcdtrtlÞlonl{¡alc(atbdrForntll$)'Scclnsfuctlons

3tEgümatcc!bxpâfdty(3€tf}¡hjcüof!¡).ür¡dt|fForm2220l¡atlrÔad''

c La¡ lfs r¡luld aPflxd br æ Fonn {166 9,

g
:tr
36

owadüd3l ãñomttnlcfoflobl llrus $,lhúsrndl¡t ürIt lsøld¡¡a llnrTs
smomtcnler0tlotâl 3tlines ovrrpúidandürc lt,&rlîAtlkË lstî IrwOwrpaymmt

R¡lundrdtilf,Ít35liñtanounl

12 Compansaüon ot olficcrs (Schati¡lt llnr

?9cfrcrr¡.lïvß

2û 0¿pr¡ci¡tion (atbtfr Fom a564

7
Bd>

32

n

lln?Cbd¡cüor¡sb

ll TurHr lrcorna. St.ôtacl üe
31 TEt¡ltu (SOed.da J,W 14

? Prrnøt¡: rä$M."
b læ8 esttmatÊd bx PâYrn¿nts

linc 27 lrom lin¡ ll ,

l3 Bsddcbts... ....
16 Ren¡s

17 Taxes æd llcenscs

l8 lnta¡est

8
25

n
28

B

30

¡n

:?h
:ß
34

iË
36

t\r,

rnolcv¡d fii
Clr¡ct ll
¡rll,

a9n3l99
Orlr

Ptmx¿/t .
SIOrrù tt )

ci

lrovt

Ft'nr'¡

)
r0 en

IAA

æt^:h Fot,n tIZ} ,qqg

ec¡oâl¿ llrtúi!¡,

Ïiür

f'zu



I

1

I
I
I

t,

Tn*fe
y"23



SALE CONFIRMATION QUESTIONNAIRE
SANDY HODGEg

WAGONER County ¡dr¡s¡cor
307 E CHEROKEE

WAGONER, OK 7U87.
(9r8) ¿t66{0ll

-rVþ'

rB¡28/?019

Åccount
Sook/Page
Sale Date
SchoolDístrict

WAKAT, AUGUSTJ

2378A EADMIRAL PL

CATOOSAOK 74015-

73CI000882
2521 -226
u11n016
s0R2

ATTENTf ON
TAX EXEMPT ENTITIES

PLEASE CQNTACT THIS OFFICE

918-485 -2367

)ur records indicate a deed was filed on 08fl8f2019 on your property described belor¡, rellecüng a sele prba for $256,0m.
lour cooperation in completing thls sales quesüonnalrc w¡ll aåeiai ln inaitng ã fali ãnO equtu¡iãappraisãt ot yourproùrty. tt
¡ou have any questions pleasã do not hesibg to callour ol'fiæ.

Account
730000882 o+'t *. 1 5 A lReîöF',-i¡N-r'-gE¡ñõffi îitl{ÃcreF uf õæ'

C COMM FROM THE NW CORNER OF SD TRACT ONA BEARING OF S 01 DEO 352û
" E A D|ST OF 283. f 3' TO pOB - N 88 DEG 45.34. E A D|ST OF 660.91' T
O A PT ON THE EAST LINE OF THE W 10.14 AC OF SAID L-l .$OI DEG 322
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REAUEST FOR AGTION: ORDINANCE
4þ

AGENDA FOR: MAYOR COUNCIL AUTHORITY: DATE: October 26,2AO1
Tulsa City Clerk's Office: 596-751A or 596-7514

COñTACT NAME: Michaet Romío

TELEPHONE: s1 8-596_771 7

BA or CT #:

PLANNING DISTRICT:

cOUNCIL OISTRICT:-_

be ance (

DATE: lC- -

FOR INFORMATION çCNIACT:
DË,P.ARTMENT: LEGAL

ADDRESS: 200 Civie Center Room 316

ORÐINANCE TYPE: AMENDING PREVIOUS ORDINANCE

AMENDMENT OF ORD#:

ZONING #:

TRO TITLE:_ TRO SUBTTTLE _
PUD#:_ PROP/NON-PROP: pSSID #:

upon Mayor requested the pfepare
documents to annex the Ïown of Fair Oaks. Accordingly, we have prepared the necessary Consent to Annexation and secured its executio¡

by Fair Oaks Ranch, L.L.C., and also have prepared the attached annexatíon ordinance.

response to a

GftÐINÂNCE NO.IÒL,il,4

by we
record in the offices of the Tulsa County ãnd Wagoner County Clerk.

FOR CITY GOUNCIL OFFICE USE ONLY: @l-
coMMlrrEE: ltF f\ coMMlTrËE oate6¡: / l- ô. a I
HEARING DATË: ^ìÉ SECOND AGENDA DATE: -ò

ffi
DATE RECEIVED:

FIRSTAGÊNDA DATEi

APPROVED:

lo-? l¿a I
ffi#ewl

/ / Õ

X X

proved By
Council On

j:ri: i -'

Ap
City

ilol, 0 I 200t

BUDG APPROVEI) BY lr¡ír'r'/OR
CITY ()F TULSA

Ì"TJ¡IDING SOT]RCE: N/A Nov I 3 2û0t

REQUEST FORACTION: AII îtems Council àe

BOARDAPPROVAL:
MAYOR,AL APPROVAL:

OTHER:

CITYATTORNEYAP
DEPARTMENT HEAD APPROVAL:

2 /
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(Published in the Tulsa Daily Commerce
&.

2001.)

ORDINANCE NO. 4rl
AN ORDiNANCE ACCEPTING, ADDING AND ANNEXING
TO TT{E CITY OF TULSA, OKLAHOMA, A TRACT OF LAND
AS DESCRIBED BELOW PROVIDING TF{AT FROM AND
AFTER THE EFFECTI\¡E DATE OF THIS ORDINANCE ALL
OF SAID REAL ESTATE SHALL BE A PART OF TITE CIry
OF TULSA" OKLAT{OMA, AND ALL PERSONS RESIDING
THEREIN AND ALL PROPERTY SITUATED THEREON
SHALL BE SIIBJECT TO THE JI'RISDICTON, CONTROL,
LA\MS AND ORDINANCES OF TFIE CITY OF TULSA,
OKLAT{OTIA, IN ALL RESPECTS AND PARTiCIILARS. 

J

wHEREAS,-ol tl"fl d^v ,t Ã{n¿nb'2001, rhe ciry council of Tulsa, oktahoma,
at its regularly scheduled meeting did by its motion vote to annex into the corporate city liiaits oi
the City of Tuls4 Oklahoma, certain tracts of land described herein below in Sãction t; an¿

WTIEREAS, a majority of the u"r", *ã owned by the Fair Oaks Ranch, L.L.C., which said
orvrer has formally executed a Consent to A¡nexation; and

WIIEREAS, urder the laws made and provided by the state of Oklahoma in such cases, it
aPPears said land he¡ein below described may be lawfully annexed to tle Cif of Tulsa and
henceforth, for all purposes, considered a part of said City; and

WHEREAS, an 
-accutate 

map of the area for which annexation is sougüt has been filed
with the City Council ofthe City of Tulsa; and

WHEREAS, the adding and annexing of said tacts or parcels of land a¡e for the benefit of
all parties concerned.

BE IT ORDAINED BY THE CITY OF TULSA;

Section 1' That the land lying in Tulsa County and W'agoner County and more
particularly described in attached Exhibit "4", be a¡d the sarne are hereby a¡nexed io and added.
to the City of Tuisa" Oklahoma, and the corporate limits of said Cify d, and a¡e herby hereby
et'cended to include the above-described territory.

r>1
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Section2- That from and afterthe effective date of this oldinance the reai estate ín Section 1
hgreof ¡hall be a part of the City of Tulsa, oklahoma, and all persons residing t6"r"ir. *à nr"n"",situated therein shall be and are hereby decla¡ed. to be subject io the jurisdiction, control, låw, uod
ordinar¡ces of the city of Tulsa, oklahoma, in aU respects and particula¡s.

Section 3- That the above-described properfy shall be part of Council District Six (6) of the
City of Tulsa, Oklahoma.

' Section 4' That the zoning classification in Tulsa Cor:nty and 'lVagoner Co,nty for .the
above-described properly was AG and shall bc zoned AG in the Ctty ofîr¡ha, Oktahom¿.

Section5' That there be filed in the office of the County Clerk of Tulsa County and in the
oftìce of the County Clerk of Wagoner County, Oklahom4 a true and correct copy of this ordina¡rce,
together with an accurate map of the territory hereby a¡nexed.

ADOPTED by the Cowrcil lt0v 0 B 2001
D?le

of the Council

OFFICE OF THE MAYOR

Received by the Mayor at
Date

M. Susan Savage, Mayor

By
Secretary

APPROVED by the Mayor of the City of Tulsa, Oklahoma:
Date

at _.

APPROVED by the Mayor of the Ciry of Tuts4 Okiahoma: Nov I 3 200t

ltme

Time

at 0900 Datc

2
3"">/
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Mayor

,/h,,/J/(;
City Clerk

APPROVED:
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'Annexation to Tulsa

TownshÍp 19 North, Range 14 EasÉ, Tulsa County, OkXahoma

Sectron i

The East 100 feet of the SE ,i; SE % aad
The East 100 feer of the sE % NE y¿sEY4

Section 12

The East 100 feet

Sechon 13

The East 100 feet

&3c



Ännexation to Tulsa

Township 19 North, Range 15 East, \ilagoner County, Oklahoma

Section 3

Section 4

All of Section 4

Section 5

Section 6

Section 7

Section I

A1l of Section 8

Section 9

A1l of Section 9

All of Section 3, less and except the following described kacts, to-wit:
a.- The East 70 feet of the SE %NE % and

The-East 70 feet oflot 1 and
The East 70 feet of Lot I and
The East 70 feet of the North 70 feet of the NE % SE %

b. The South 70 feet of the SE % and
The South 70 feet of the East 70 feet of thE SE % SW %

All of Section 5, less and except the following described tracts, to-wit:.
N%SWl%arñ
The SE % SW Y¿an¡rl
The W Yz of LotZ and,

Lot 3 and
Lot 4

The SE % and
The S Yz of Lot 10 and

Lot 11 and
The SE 7+ SW % a¡rd,

The S %ñE V4 SW %

All of Section 7

83r



Section 10

Section 14

section 15

Section 16

Section 17

All of Section 17

Section 18

All of Section 18

NW %; S Yz, (Allof Section l0 except NE %), less and except the foliowing
Described tracts, to-wit
a.. The East 70 feet of the NW'% and

The East 70 feet of the SE Y<, and
The East 70 feet of the North 70 feet of the NE % 51¡/ %

b. The North 70 feet of the SE %

The SW % of Section 14, less and except the following described tracts, to-wit:
a. The East 7A feet of the SW % and
b. The North 7A fee't of the SYi-%

All of Section 15, less and except the following described tracts, to-wit:
a- The Norfh 10 feet of theN 7z and

The South l0 feet of the S %
b. The North 7A feet of the East 70 feet of the NE /. SE % and

Tire East 7A feú of the NE %

All of Section 16, less and except the following described tracts, to-wit:
a. The South 10 feet ofthe NE % and

The North 10 feet of the SE % and
The West 10 feet of theN"W %, SE %
The West 10 feet of the N'\ry' %, SW yn, SE % and
The East 10 feet of the NE %, SW % and
The East 10 feet of the NE %, SEy4, SlV % and
The South 10 feet of the East l0 feet ofthe NW ll

b. The S Yz of theSW Y4, SE 7¿ and
The S Yzof theSEY4,SW %

8.3>.-



Section 20

The NE %

Section 21

Section 22

Section 23

All of SectionZL,less and except the following described kacts, to-wit:
a. The N %NE % NW Y+ and
b. The N % NW Y4NE Y^

Ail of Section22,less and except the following described tract, to-wit:
a. The East 125 feet of the South 125 feet of the SE %

The V/ Yz,less and except the following described tracts, to-wit:
a- The East 70 feet of the NVf %
b. The East I25 feet of the South 50 feet of the NVI % and

. The East 125 feet of the SW % and
The South 125 feet of the SW %

r33





Tulso Metropolitqn Areo
Plonning Commission

TM
Hearinq Date: November 18, 2020

Case Number: 2-7583

Case Report Prepared bv:

Dwayne Wilkerson

Owner and Applicant Information:

Applicant: Fernando Bejarano

Property Owner. Martha Oropeza & lsidro ltleza

Location Map:

{

I
f

,þ

ty Districts)(shown with Ci Council
'r1' t

{

I

¡z-¡tL:-

I

Applicant Proposal:

Present Use: Vacant

Proposed Use: Agriculture

Concept summary'.

Tract Size: 2.5 + acres

Location: Northeast corner of East 41st Street North
& North Columbia Avenue. (West of Highway 75 at
41st Street North)

Zoninq:

Existing Zoning: RS-3

Proposed Zoning: AG

Comprehensive Plan:

Land Use Map: Existing Neighborhood

Stability and Growth Map: Area of Growth

Staff Recommendation:

Staff recommends approval.

Staff Data:

TRS: 0317
CZM: 22

Citv Council District: I
Councilor Name'. Vanessa Hall-Harper

Countv Commission District: I
Commissioner'Name: Stan Sallee

t
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SECTION l: 2-7583

DEVELOPMENT CONCEPT: The subject property is zoned RS-3 but has never been developed.
The property abuts a large area in northwest Tulsa that is zoned AG is unlikely to see residential
developed as a new neighborhood. The applicant seeks to rezone to AG to allow all agriculture uses
until an opportunity for future development when the property can be appropriately zoned.

EXHIBITS:
INCOG Case map
INCOG Aerial (small scale)
INCOG Aerial (large scale)
Tulsa Comprehensive Plan Land Use Map
Tulsa Comprehensive Plan Areas of Stability and Growth Map
Applicant Exhibits:

None included

DETAILED STAFF RECOMMENDATION:

Use allowed in an AG dístrict allow very low-density residential and other uses and serves as a holding
zone pending an orderly transition to a more urban development that can be efficiently served by
public facilities and services are generally compatible with the surrounding uses and,

Uses allowed in the AG district are consistent with the anticipated future development of surrounding
properties and,

lnfrastructure for streets and utilities is sufficient for uses anticipated and there are no known
environmental concerns for redevelopment of this property in an AG district,

The requested AG zoning will support redevelopment of the existing buildings on the property
therefore,

Staff recommends Approval of z-7sgg to rezone property from Rs-3 to AG.

SECTION ll: Supporting Documentation

RELATIONSHIP TO THE COMPREHENSIVE PLAN:

Staff Summary: AG zoníng is typically used a holding pattern zoning for property in the City
that also can be used for very low-density residential uses. Anticipated future development will
require rezoning as supported by the Existing Neighborhood land use designation.

Land Use Vision:

Land Use Plan map desígnation: Existing Neighborhood

The Existing Neighborhood category is intended to preserve and enhance Tulsa's existing single
family neighborhoods. Development activities in these areas should be limited to the rehabilitation,
improvement or replacement of existing homes, and small-scale infill projects, as permitted through
clear and objective setback, height, and other development standards of the zoning code. ln
cooperation with the existing community, the city should make improvements to sidewalks, bicycle
routes, and transit so residents can better access parks, schools, churches, and other civic amenities.

9L
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Areas of Stability and Growth designation'. Area of Growth

The purpose of Areas of Growth is to dírect 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.

Areas of Growth are found throughout Tulsa. These areas have many different characteristics but
some of the more common traits are proximity to or abutting an arterial street, major employment and
industrial areas, or areas of the city with an abundance of vacant land. Also, several of the Areas of
Growth are in or near downtown. Areas of Growth provide Tulsa with the opportunity to focus growth in
a way that benefits the City as a whole. Development in these areas will provide housing choice and
excellent access to efficient forms of transportation including walking, biking, transit, and the
automobile."

Transportation Vision :

Major Sfreef and Highway PIan: None

Trail System Master Plan Considerations: None

SmallArea Plan: None

Sneci al District Considerations None

Historic Preservation Overlay: None

DESCRIPTION OF EXISTING CONDITIONS:

Staff Summaru: The site has never been developed as a resrdential use and is on the edge of
the Tulsa City Limits.

Environmental Considerations: None that affect AG zoning or future rezoning considerations for
neig hborhood development.

Streets:

Exist. Access MSHP Desiqn MSHP RA¡ú Exist. # Lanes

East 41st Street North Residential Collector 60 feet 2

Utilities:

The subject tract has municipal water and sewer available

Surrou ndinq Properties:

q 3
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Location Existing Zoning Existing Land Use
Desiqnation

Area of Stability
or Growth

Existing Use

North RS-3 Existing
Neiqhborhood

Growth Single family

East CS Existing
Neiqhborhood

Growth Commercial (auto
repair)

South RS-3 Existing
Neíqhborhood

Growth School
Traice Academv

West AG New Neighborhood Growth Large lot Single family
home

SECTION lll: Relevant Zoning History

ZONING ORDINANCE: Ordinance number 11802 dated June 26,1970 established zoning for the
subject property.

Subject Property:

No Relevant History.

Surrounding Property:

80A-13645 Julv 1985: The Board of Adjustment approved a Specral Exception to permit a
head start program in Lindsey Elementary School in an RS-3 zoned district, subject to the
program working with the Tulsa Public School System and the number of students being limited
to 70, on property located at2740 East 41st Street North.

80A-06235 March 1969: The Board of Adjustment determined that the use is a legal non-
conforming approved an Exception to permit a 30,000 square foot addítion to an existing
school in a U-1C district, on property located at the southwest corner of Delaware and 41't
Street North.

BOA-02849 June 1956: The Board of Adjustment granted the First Baptist Church permission
to use the E % of SE y4, SE %, NW To, of Section 17-10-13 for church purposes.

1111812020 1:00 PM

q.q
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SUBJECT TRACT
LAND USE PLAN

EXISTING NEIGHBORHOOD

Land Use Plan Categories

! Downtown

f Downtown Neighborhood

I uain street

Mixed-Use Conidor

f negional Center

! Town Center

! NelgnuorhoodCenter

f employment

New Neighborhood

Existing Neighborhood

I earlandOpenSpace

I R*ansas RiverCorridor
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TMre
Tulso Metropolilon Areo
Plonning Commission

Gase Number: CO-g

Hearing Date: November 18, 2020

Case Report Prepared bv:

Dwayne Wilkerson

Owner and Appl nt lnformation

Applicant: Katy O'Meilia

Property Owner. James & Deborah Conklin

Location Map:
(shown with City Gouncil Districts)

3

6

I

7

I io

Applicant Proposal:

Present Use. Single-family Residential

Proposed Use. Office, Medical, Seniorliving, and
Commercial

Concept summary:

Tract Size: '19.59 + acres

Location. North of the northwest corner of East 88th
Street South & South Mingo Road

Zoninq:

Existing Zoning. AG

Proposed Zoning: CO-g

Comprehensive Plan:

Land Use Map'. New Neighborhood

Stability and Growth Map'. Area of Growth

Staff Recommendation:

Staff recommends approval.

Staff Data:

TRS
CZl,l

831 3
53

Citv Council District: 7

Councilor Name'. Lori Decter Wright

Countv Gomm ission District: 3

Commissioner Name: Ron Peters

I I
REVTSED !r/12/2020



SECTION I: CO-9

APPLICANTS DEVELOPMENT CONCEPT:

8600 S. Mingo is a t 2}-acre parcel of land located on the west side of S. Mingo Road mid-
block between 81st Street and 9'1't Street. The property is bounded on the north by
Meadowbrook Golf Course, S. Mingo Rd. on the east, agricultural land to the south, and a
combination of floodplain and the Shadow Ridge Estates neighborhood to the west.

Current development patterns in the projects immediate area include suburban style
apartments located on the east side of S. Mingo Rd., single-family residential at the
southwest corner of the project site, and undeveloped agricultural and golf course
properties. North of the project site at the E. 81st Street and S. Mingo Rd intersection is a
mix of commercial strip style development, fast food establishments, a hotel, and
professional offices. East of the intersection adjacent to Highway 64 is the Tulsa
Community College Southeast Campus. South of the project site at the E. 91st St. and S.

Mingo Rd. intersection includes undeveloped agricultural land planned for medical
development and a gas station located on the southeast corner. Just east of the
intersection is the Hillcrest Hospital's South campus, The Utica Park Clinic, a hotel,
professional offices, and the St. Francis Hospital South Campus. Existing zoning patterns
between 81st and glstalong S. Mingo Rd. included a mix of corridor zoning, several PUD's,
Office, commercial, multi-family, and two tracts of RS-3 residential zoning.

The 8600 S. Mingo Rd. rezoning application is a proposed Corridor Overlay Zoning District
consisting of Mixed-Use, Residential, Retail, Restaurant, Office, Professional Medical
Offices, and Senior/Assisted Living facilities. These proposed land uses are consistent with
existing and planned development patterns within the project area.

The Corridor Overlay development area is proposed to be served by a combination of
public and private streets. The developments main entrance will be from S. Mingo Road.
A centrally located public street is envisioned to run through the site with future public street
connection points that allow north and south bound vehicular access from the project site.

A significant amount of Tulsa Regulatory Floodplain bisects the site. The taller, more
intense land uses are planned to occur east of the floodplain, with the tallest buildings being
allowed along the S. Mingo Rd. frontage. Less intense office and senior living uses are
planned for areas west of the floodplain. These development tracts limit height and require
greater setbacks and screening where adjacent to the existing single-family neighborhood
in the southwest corner of the site.

Open space in the form of detention ponds, plazas, streetscapes, and parks are planned
for the site. The open space will be dispersed throughout the project site and will serve as
amenity space for future development.

REVTSED r1"/!2/2O2O
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EXHIBITS:
INCOG Case map
INCOG Aerial (small scale)
INCOG Aerial (large scale)
Tulsa Comprehensive Plan Land Use Map
Tulsa Comprehensive Plan Areas of Stability and Growth Map
Applicant Exhibits:

Concept exhibit
Development Area plan exhibit
Neighborhood Engagement summary

DETAILED STAFF RECOMMENDATION:

Uses and development standards outlined in CO-9 are consistent with the new
neighborhood land use designation in the Tulsa Comprehensive Plan and,

Permitted Uses, building types and supplemental standards outlined in CO-9 are
consistent with the provisions of the Corridor chapter of the Tulsa Zoning Code and,

Anticipated development as allowed in CO-9 is consistent with the development
pattern in this area of Tulsa and,

The development plan provides appropriate internal vehicular circulation system
that is consistent goals of the Corridor chapter of the Tulsa Zoning Code and,

The corridor development plan is a unified treatment of the development possibilities
of the project site and,

The development plan has provided adequate consideration for the existing
environmental conditions specifically as it relates to the storm water drainage on the
site and provided some level of protection for wildlife habitat on the western edge of
the site and,

The applicant has met with many of the surrounding property owners and has had
meaningful neighborhood engagement therefore,

Staff recommends Approval of CO-9 to rezone property from AG to CO-9 as outlined
in Section ll below.

SECTION Il: CORRIDOR DEVELOPMENT PLAN

1 Development Area A Standards

Gross Land Area: +l- 10 acres

REvtsED r!/!2/2O2O
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A. Permitted Use Categories, Subcategories, and Specific Uses for

Development Area A

Residential - Limited to subcategories and building types below.
. Household Living - [Single, Two, Three or more households on single lot]

Residential uses may be permitted only in the following building types.

o Mixed-use building

o Vertical mixed-use building

Group Living - Limited to the following specific uses
o Assisted Living

o Community Group Home

o Elderly/RetirementCenter
o Life Care Retirement Center

Public, Givic, and lnstitutional - Limited to all specific uses included in the

subcategories identified in listed below:

o Government services

o Hospital

o Parks and Recreation

o Natural Resource Preservation

o Safety Services

Commercial - Limited to all specific uses included in the subcategories identified

in the Tulsa Zoning Code listed below:

o Financial services

o Lodging - limited to specific hotel use

o Office
o Restaurants and bars

o Retail Sales

o Studio, Artist, or lnstructional Services

B. Lot & building Regulations for Development Area A

Maximum Building Goverage 75o/o ol net lot area

Minimum lot size 43,560 square feet

Open space per dwelling unit 600 square feet per
unit on the lot where
the dwelling unit is

located.
Minimum Building Setbacks (feet)

From the north boundary 30

REVTSED !r/72/202O
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From the east boundary / S. Mingo Rd 10

From the south boundary 30

From the west boundary / Floodplain 0

lnternal lot lines 0

Maximum Building Height (stories/feet)

Any building within 200 feet of the Mingo
Road planned riqht of way.

Unlimited

Remainder of Development Area 75',

C. Minimum Off-Street Parking & Bicycle Parking Spaces Requirements

Parking standards shall apply as required by Chapter 55 of the Tulsa
Zoning Code.

2. Development Area B Standards

Gross Area:

A. Permitted Use Categories, Subcategories, and Specific Uses for

Development Area B

Group Living - limited to specific uses below
o Assisted Living

o Community Group Home

o Elderly/Retirement Center
o Life Care Retirement Center

Commercial- Limited to all specific uses included in the subcategories

identified in the Tulsa Zoning Code listed below:

o Office

+/- 3.88 acres

REVTSED 7r/L2/2O2O
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B. Lot & building Regulations for development area B

Maximum Buildinq Goveraqe 40o/o of net lot area
Minimum Lot Area 43,560 square feet
Open space per dwelling unit 600 square feet

per unit on the lot
where the dwelling

unit is located.
Minimum Building Perimeter
Setbacks (feet)

From the north boundary 30
From the east boundary / Floodplain 0

From the south boundary 20
From the west boundary 30

Maximum Building Height (feet)
Building or any part of a building within
200 feet of the west edge of the
development area

2 stories / 30'

Building or any part of a building further
than 200 feet from the west edge of the
development area.

3 stories / 40'

C. Minimum Off-Street Parking & Bicycle Parking Spaces Requirements

Parking standards shall apply as required by Chapter 55 of the Tulsa Zoning
Code.

3. Development Area C Standards

Gross Area:

A. Permitted Use Categories, Subcategories, and Specific Uses for

Development Area C

Group Living - limited to specific uses below
o Assisted Living

o Community GrouP Home

o Elderly/Retirement Center
o Life Care Retirement Center

Commercial - Limited to subcategories below
o Light Office

+l- 2.95 acres

REVTSED !r/72/2O2O
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B. Lot & building Regulations for development area C

Minimum Building Coverage 40o/o of net land area
Minimum Lot Area 43,560 square feet
Open space per dwelling unit 600 square feet per

unit on the lot where
the dwelling unit is

located.
Minimum Building Perimeter
Setbacks (feet)

From the north boundary 30
From the east boundary / Floodplain 0

20
100

2 stories/ 30'*
* Second floor windows facing west are prohibited

G. Minimum Off-Street Parking & Bicycle Parking Spaces Requirements

Parking standards shall apply as required by Chapter 55 of the Tulsa Zoning
Code.

4. General Provisions for all three develooment areas-

A. All the applicable supplemental regulations referenced in table 25-4 of the
Tulsa zoning code for use in a CO zoning district apply.

B. Landscape & Screening Requirements

o All required landscaping shall be installed and irrigated in accordance with the
provisions of the Landscape Chapter 65 of the Tulsa Zoning Code.

o A portion of the southwest corner of Development Area C contains Tulsa

Regulatory Floodplain. The portion of the southwest corner abutting existing

single-family homes where future stormwater detention is not required, shall

maintain the existing tree canopy that falls within the required 1OO-foot building

setback.
o A min. 6 ft. tall opaque screening fence shall be constructed and maintained by

the property owner's association along the entire length of on the site's western
property line.

. Fencing locating in the project areas southwest corner shall be designed to

REVTSEÐ !!/72/2O2O
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satisfy the Tulsa Regulatory Floodplain regulations.

. ln addition to the landscape requirements in the Tulsa Zoning Code,

Development Area C additional screening shall also be provided by planting

evergreen trees within a 3O-foot-wide landscape buffer along the west

boundary of Area C. Said evergreen trees must meet or exceed the minimum

tree size outlined in the Tulsa Zoning Code for a large tree at the time of
planting. Trees shall be planted in a line or grouped so not more than 40 feet

of spacing exist between trees.

Parking considerations

. The ground floor of parking structures must be screened from view of abutting
public sidewalks by a liner building and/or landscape screening. The street-

facing façade of parking structures must be oriented horizontally (maintain a

horizontal line) on all street-facing facades, so that the sloping nature of
parking floors is not repeated on the exterior façade.

. Surface parking lots and all vehicular use areas abutting public or private

streets must satisfy the provisions for a street frontage buffer in the Tulsa

zoning code.

C. Access, Circulation and Lot Frontage

. The Corridor Development plan will have a maximum of two access points to

S. Mingo Rd.

o The development will consist of both public and private streets. At a minimum,

the public streets will connect vehicular traffic from the S. Mingo Rd. entrance,

through the development, and provide both a public stub out street to the north

of the property and to the south of the property (See Exhibit F: Street

Diagram).

o The north and the south stub out locations depicted on the

conceptual site plan are proposed locations. Final locations

shall be determined during the subdivision compliance plan

phase of development.

o North and South stub outs shall be public streets and

accommodate future development.

o Lots are not required to have frontage on a public or private

street however provisions for vehicular and pedestrian access

REVTSED 7r/r2/2O2O
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to any public or private street must be provided on the

subdivision plat.

Sidewalks shall be constructed on both sides of public and private streets as

defined in the Tulsa Subdivision and Development Regulations.

D. Open Space (Stormwater & Drainage, noted as a floodplain area on the
concept plan)

. Large areas of open space are illustrated on the conceptual plan and will be

maintained by a property owners association established as defined in the

subdivision regulations. The open space shall be for the common benefit of

the property owners in the development plan area.

E. Signage

. All signage within the 3600 Mingo CO District shall comply with Corridor District

signage standards required in the City of Tulsa Zoning Code Chapter 60.090-

c.
. CO District signage regulations with the additional limitations as follows.

o lnternally llluminated wall signage on any west facing wall is prohibited.

o Dynamic display signage is prohibited

o All free-standing signage shall be monument style signage.

F. Lighting

o All development within the 3600 Mingo CO Overlay District shall comply with

City of Tulsa Chapter 67 Outdoor Lighting regulations.

o Exterior lighting shall be limited to shielded fixtures designed to direct light

downward and away from adjoining and nearby residential properties, provided

that decorative lighting directed from ground level toward a building shall be

permitted. Shielding shall be further designed to prevent the light producing

element or reflector of the light from being visible to a person standing within a

residential district.

G. Trash, Mechanical, and Equipment Areas

. All trash, mechanical, and equipment areas (including utility service

transformers, pedestals, or other equipment provided by franchise utility

REVTSED 77/r2/2O2O
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providers), including building mounted shall be screened from public view in

such a manner that such areas cannot be seen by person standing at ground

level.

Trash dumpsters shall be screened by masonry construction with solid material

doors and conform to the screening provisions outlined in Section 65.070 of the

Zoning Code

H. Site Plan Review
o No building permit shall be issued until a detailed site plan has been submitted

to the TMAPC and approved as following the mandatory development plan

provisions of the Tulsa Zoning Code.

SECTION lll: Supporting Documentation

RELATIONSHIP TO THE OMPREHENSIVE PLAN:

Staff Summary: CO-9 supporfs a wide range of residenfial uses as normally
contemplated in the new neighborhood vision and it a/so includes
opportunities for a broader range of uses including office and residential uses
closer to Mingo.

Land Use Vision:

Land Use Plan map designation: New Neighborhood

The New Neighborhood residential building block is comprised of a plan category
by the same name. lt is intended for new communities developed on vacant land.

These neighborhoods are comprised primarily of single-family homes on a range of
lot sizes but can include townhouses and low-rise apartments or condominiums.
These areas should be designed to meet high standards of internal and external
connectivity and shall be paired with an existing or New Neighborhood or Town
Center.

Areas of Stability and Growth designation: Area 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
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Areas of Growth are found throughout Tulsa. These areas have many different
characteristics but some of the more common traits are proximity to or abutting an
arterial street, major employment and industrial areas, or areas of the city with an
abundance of vacant land. Also, several of the Areas of Growth are in or near
downtown. Areas of Growth provide Tulsa with the opportunity to focus growth in a
way that benefits the City as a whole. Development in these areas will provide
housing choice and excellent access to efficient forms of transportation including
walking, biking, transit, and the automobile."

Transportation Vision :

Major Sfreef and Highway Plan

Trail System Master Plan Considerations: None

SmallArea Plan: None

Soecial District Consiclerations: None

Historic Preservation Overlay: None

DESCRIPTION OF EXISTING CONDITIONS:

Staff Summarv: The site is undeveloped except a single-family home and
accessory structures.

Environmental Considerations: The significant environmental concern on this site
is storm water drainage and possible regulatory floodplain considerations.

Streets:

Utilities:

The subject tract has municipalwater and sewer available

Exist. Access MSHP Desiqn MSHP RA¡t/ Exist. # Lanes

South Mingo Rd Secondary Arterial 100 feet 2
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Location Existing
Zoning

Existing Land
Use

Designation

Area of
Stability or

Growth

Existing Use

North AG Park and Open
space

Growth Golf course / country club

East CO/PUD-
559

Regional Center Growth Multi Family

South AG New
Neiqhborhood

Growth Undeveloped

West RS-3 /
PUD298

Existing
neighborhood

Stability Single Family residential
and open space with flood

plain

Surrou nd inq Properties

SECTION lV: Relevant Zoning History

ZONING ORDINANCE: Ordinance number 11829 dated June 26, 1970
established zoning for the subject property.

Subject Property:

No Relevant History

Surrounding Property:

CO-8 March 2019: All concurred in approval of a request for a Corridor
Development Plan on a 29.83+ acre tract of land for healthcare (Veterans
Administration Clinic)/mixed-use, on property located at the northeast corner
or East 91st Street South and South Mingo Road.

GO-6 Mav 2018: All concurred in approval of a request for a Corridor
Development Plan on a 5.12+ acre tract of land for a skilled nursing facility,
on property located at the northwest corner of East 88th Street South and
South 101st East Avenue.

Z-7003IPUD-721 Januarv 2006: All concurred in approval of a request to
rezone a 40+ acre tract of land from AG to CS/OL/RS-3 and approval of a
proposed Planned Unit Development for commercial, office, and residential,
on property located south of the southwest corner of East 71st Street South
and South Yale Avenue.

PUD-559/Z-5888-SP-1 Mav 1997: All concurred in approval of a proposed
Planned Unit Development Corridor Development Plan on a 111.34+ acre
tract of land for multi-family and office, as modified by staff and the Planning

REVTSED ß/72/2O2O
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Commission, on property located north and east of East glst Street South
and South Mingo Road.

PUD-298 December 1982: All concurred in approvalof a proposed Planned
Unit Development on a 120+ acre tract of land for residential and multi-family,
on property located 91"t Street and South 91't East Avenue.

111412020 1:00 PM
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PROJECT MEETINGS SUMMARY

Prior to filing for the rezoning, the Bó00 S. Mingo project/consulting teom met
digitolly with Councilwomon Wright ond residenis of the Shodow Ridge Estotes
neighborhood on vorious occosions to tolk through concerns regording the
proposed zoning chonge. Councilwomon Wright took the leod on scheduling,
focilitoting, ond medioting the discussions with the neighbors. Through these
meetings ond conversotions, the neighborhood ond property owner were oble to
reoch consensus on certoin reguloting items thot the proposed development ond
Corridor Overloy rezoning opplicotion would incorporote into the opplicotion in
order to mitigote their concerns. Below is o list of the dote ond times of oll digitol
meetíngs conducted, qs well os the meetíngs notes from the finql meeting held thot
includes specific ogreed upon items thot will be ploced in the Corridor Overloy
Rezoning Applicotion thot is filed for the project.

Meelinq Dole & Times

l. July 30, 2020 @ l0:00 qm held vio Go-to-Meeting
o. This meeting wos to introduce our teom to Councilwomon Wright ond

tell her obout the proposed rezoning opplicotion. Allsubsequent
meetings were conducted with the councilwomon ond neighbors
together.

2. Septemb er 9, 2020 @ I :00 pm held vio Go-to-Meeting
3. October 1,2020 @ 4:00 pm held vio Go-to-meeting

5314 SOUïH YALE AVENUE r SÌE 510 ¡ ïULSA, OK74135 r T 918.628.1255 ¡ WWW.PLANNINGDESIGNGROUP.COM
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MEETING NOTES

Re 8ó00 S. Mingo Rezoning - Neighborhood Meeling
Broken Arrow, OK

Dote: lO/l/2020

Atlendees: Koty O'Meilio: PDG, Plonning/Zoning Consultont
Jim Burchom: Owner Rep
Dwoyne Wilkerson: INCOG
Councilwomon Wright: City of Tulso
Approximotely 8-l 0 neighbors

Proiecl Overview ond Discussion
PDG begon by giving on overview of the chonges to the site plon lhot hos occurred since lhe
losi lime we spoke with the neighbors. Those chonges included:

. Cleor delineolion of lhe Tulso Regulolory Floodploin on the site
¡ Modificolions to Development Areo B ond C to remove buildings from the floodploin

oreo.
. lncorporoting proposed oreos for delention ponds thot must be locoted outsíde of the

regulotory floodploin oreo.
. Moking il cleor lhot Development Areo A eost of the floodploin does include residentiol

uses thol ore port of o mixed-use building. Residentiol use could occur in eilher o verticol
or horizontol mixed-use poltern.

Below ore specific height ond uses thot were presenled during lhe meeling:
Development Areq A

o Height tor buildings thot fronl Mingo Rd. ore governed by porking. lf buildings wonl fo
build lqller thon they will hove to ulilize porking goroges. Olherwise, lhey will be limited 1o

o height in which they con meel the porking requiremenls through surfoce porking lots.
r The remoinder of Development Areo A hos o moxímum height of ó stories.
o Areo A ollows for the following uses:

. Household Livinçr- lSingle, Two, Three or more households on sinole lotl Limiled to soecÍfic
uses below

o Mixed-use building
o Verticol mixed-use building

¡ Group Livino - limîted to specific uses below
o Assisled Living

o Community Group Home
o Elderly/RetiremenlCenter
o Life Core Retiremenl Center

. Public, Civic. ond lnslitulionol- Llmited to subcotegories below
o Government services

o Hospitol
o Porks ond Recreolíon
o Noturol Resource Preservotion
o Sofety Services

5314 SOUTH YALE AVENUE r STE 510 r TULSA. OK 74135 r T 918.628.1255 r WWW.PLANNINGDESIGNGROUP.COM
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a Commerciol- Limited to subcolegories below
o Finonciolservices

, o Lodging - limited lo specîfic holel use

o Office
o RestoÙronts ond bors

o RetoilSoles
o Studio, Arlist. or lnstructionolServices

Development Areo B

o Heighl for Developmenl Areo B is limited lo 5 stories
¡ Areo B ollows for lhe following uses:
r Residentiol- Limited to subcoteqories below

o Household Living -Limited to specific uses below
. Singlejomily
. Potio house
. Duplex
. Townhouse
. Coltoge house developmenl
. Mixed-use building or Verticol mixed-use building - No oportmenl units ore

permitled
. Group Livinq - limited lo specific uses below

o Assisted LivÍng

o Community Group Home
o Elderly/RetirementCenter
o Life Core Retirement Center

. Public, Civic, ond lnstilutionol- Limiled to subcotegories below
o Government services

o Porks ond Recreolion
o Noturol Resource Preservotion
o Sofety Services

o Commerciol- Limited to subcotegories below
o Finonciolservices
o Office
o Restouronts

o RetoilSoles
o Studio, Artist, or lnstructionolServices

Developmenl Areo C
r Height for Developmenl Areo C is copped of 35'/3 stories
¡ Areo C ollows for the following uses:

o Household Livinq -Limifed to specific uses below
. Singlejomily

' Potio house
. Duplex
. Townhouse

' Cottoge house development

5314 SOUTH YALE AVENUE r STE 510 ¡ TULSA, OK74135 r T 918.628.1255 r WWW.PLANNINGDESIGNGROUP.COM
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. Mixed-use building or Verlicol mixed-use building - No oportment uniis ore
permitted

Group Living - limited lo specific uses below
. Assisted Living
. Community Group Home
. Elderly/RetirementCenter
. Life Core Relirement Cenler

Public, Civic, ond lnslilutionol- Limited to subcolegories below
. Government services
. Porks ond Recreotion
. Noturol Resource Preservotion
. Sofely Services

Commerciol- Limited lo subcoleqories below
. Finonciolservices
. Office
. Restouronts
. RefoilSoles
. Studio, Artist, or lnstructionolServices

o

o

Feedbock from Neiqhborhood

l. 5 slory height ollowed for in Development Areo B wos o concern. While there ís exisling tree
conopy locoted between the Shodow Ridge lots locoled of the properties southwest corner,
lhe tree conopy is mostly deciduous so mony months ouf of the yeor they will hove on
unobslrucled view onto lhe project site.

2. They like the ideo of the evergreen screening but osked if the requirement could creole o
denser screening hedge. The current requirement colls for o evergreen lree per 50 feet of
lineor fence line.

3. 3 story height in Development Areo C wos o concern. Hoving modern sfyle office or mixed-
use buildings wos o concern. lt wos suggested thot orchiteclurol regulotions be put in ploce,
so fulure development looks like residentiolstyle office buildings.

4. Commerciol uses where o concern for Development Trock B ond C. A police officer thol
lives in the neighborhood commented thot this lype of developmenl situoted ot the bock of
o twenty ocre lot creotes on unseen pockel fhot tends to leove odjoining neighborhoods
more open to people coming over fences inlo bockyords unseen.

5. Residentiol uses such os townhomes where o concern becouse lhe neighbors where likely to
be stuck looking of the bock of goroges ond there would be octivity on lhe sile oll the time.
Whereqs office uses only gei utilized during lhe doy ond not on weekends.

6. Lights from commerciol or office buildings shiníng inlo existing residenls' homes wos o
concern.

7. Fencing olong the west property line wos requested.
8. Slormwoler ond flooding ore o mojor concern.

o. INCOG sloff ond PDG exploined thot ony new development will hove to meet
rigorous stormwoter requirements prior to being issued ony building permils.

b. New development is nol ollowed to dischorge directly onto neighboring properlies
ond lhe dischorge from the site con be no higher thot whot current conditions ollow
for.

c. INCOG stoff reloyed thot Tulso hos some of lhe most shingenl slormwoler ond
droinoge regulotions ín fhe country.

d. Currenl flooding ond droinoge problems could be coused by blockoges to woler
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flow further upstreom. Also. regulolions fhot were in ploce 20-30 yeors ogo when
neíghborhood wos built moy not hove required enough or proper droinoge
requirements thol ore now not sufficient or funclioning very well.

L Wildlife displocement wos o concern. Councilwomon Wright hos reoched out lo determine
whot if onything con be outside of zoning to help mitigote this concern.

Consensus for Movinq Fonvord wilh lhe Applicolion
l. Owner hos ogreed lo limit Development Trocts C lo o moximum of two stories. Design of

lhe building sholl limit second story windows where possible from directly focing
residentiol uses locoted in the soulhwest corner of the trocl.

2. Owner hos ogreed lo limit 50% / holl of Developmenl Troct B thot is closest to the wesl
properly line to 2 stories moximum while the olher 50% of the troct lhol is locoted closer
lo lhe floodploin on the eost con hove on ollowed moximum height of 3 stories.

3. Owner hos ogreed 1o only ollow for lighl office ond group/ senior living style residentiol
uses in Development Trocts B ond C.

4. Owner hos ogreed to requíre o ó' tollscreening fence olong lhe wesl property line. Note
thot fencing in the southwest corner of the site moy or moy not be ollowed bosed on
tloodploin regulolions ond will be deemed ollowoble by the Cily of Tulso during lhe site
plon ond permilting stoge of development.

5. Owner hos ogreed to require o vegetotive evergreen screen olong the west properly
line. I lree per every 40lineor feet of fence sholl be required. Trees moy be spoced os
needed or plonted in groups.

6. Owner hos ogreed to wrile in lighling slondord lhot will mitigole glore ond directionol
lighting from shining into exisling homes.

7. Owner hos ogreed to include o 100' building selbock in lhe southwesl corner of
Development Troct C so mony of lhe existing lrees con be preserved.

B. Development Trock A thot is locoted eost of the floodploin is oppropriote for more
intense development such os medicol, office. commerciol, ond mixed-use wilh o
residentiolcomponenl. Building heights fronTing Mingo Rd. sholl be governed by porking
requirements while the remoining portions of Development Trock A sholl be limited to ó
slories.

9. The Owner is nol comfortoble plocing orchitecturolstyle reguloiions into the opplicotion.
This is very limiting when trying to morket office trocks for sole. ln oddition, orchileclurol
sfyle is subjective ond whot some think os good or oppropriote moy not be ogreed upon
by others. INCOG stoff olso expressed concerns obout zoning over stepping into requiring
specific styles of orchiteclure.

Nesl Steps Discussed
. Rezoning opplicotion will be submilted on Oclober 8.
. Applicotion will orrive of Plonning Commission on November lBm

40ùà
10/1/2020

Koly O'Meilio, RLA, LEED AP
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TULSA TMAPC Public Heoring Sloff Reporl
November 18,2020

Plon óó - Route óó Moster Plon (CPA-92)PLANNING OFFICE

Prepored by Poulino Boezo, pboezo@incog.orq, 918.579.9 447

llem
Consider odoption of the Plon ó6 Executive Summory ond Chopter 5, Recommendotions, os on
omendment lo the Tulso Comprehensive Plon.

Bockground
Over the post l5 yeors since the originol Route óó Enhoncements ond Promolion Moster Plon of

Development (2005) wos releosed, severolinitiotives hove been implemented, occounting for o

list of successes. Lost yeor, o Moster Plon updote wos commissioned to the Tulso Plonning Office

by the City of Tulso ond the Rouie óó Commission to coniinue working ond improving on

previous recom mendotions.

The updoie, Plon óó, envisions the route os o ploce thot will drow locols ond visitors io celebrote

its heritoge significonce. Tulso's 2005 Route óó Moster Plon wos bosed on on inlensive progrom

thot pumped economic development through copitol improvement investment. Plon óó focuses

on leveroging post projeci implemenlotion to encouroge privote investmenl, preservotion.

promotion ond celebrotion of ihe route, ond to coter to o more diverse crowd. Under Plon óó's

vision, Route óó in Tulso will continue to become on ottroclive destinotion; o source of

employment lhoi fovors economic growth ond opportuniiy creotion; ond o londmork for Tulso.

plon óó focuses on 4 moin gools: Preservotion, Revitolizotion, Connection ond Celebrotion. Stoff

reseorched cose studies ond posf efforts olong the Route; did doto onolysis ond mopping to

identify ossets ond compore before ond ofler conditions during lhe post l5 yeors; compiled o list

of projects implemenied ond their impoct; conducted on oulreoch process thot included o

workshop meeting with o Steering Commiltee, one-on-one interviews with subject moiter experts,

o business ond culture roundloble, lounched o public survey thoi gothered over 1000 responses;

ond drofted finolrecommendolions ond o lisÌ of implementolion resources.

Stoff presented the droft plon to the Plonning Commission ot on October 21, 2020 Work Session.

Stoff hos olso worked with ond provided periodic updotes to the Route óó Commission during the

process. Plon óó presented of the Route óó Commission's November 10,2020 meeiing ond

received o recommendotion of opprovolto corry forword through lhe Plonning Commission ond

City Council process.

Comprehensive Plqn Conformqnce
Plon óó is in conformonce with the following Priorities, Gools, ond Actions of the Tulso

Comprehensive Plon:

Poge 1 of 2
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TULSA TMAPC Public Heoring Sloff Report
November 18,2020

Plon óó - Route óó Mosier Plon (CPA-92)PLANNING OFFICE

PRESERVAITON ond REVIT ALIZAIION: Stobilize
ond odoptively reuse while investing in new
construction for businesses ond housing
includino mixed-use developmenls.

LAND USE: For new ond existing businesses
ond for residentiol neighborhoods, including
mixed-use developments.

CONNECI: Multi-modol tronsportotion olong
Rt 6ó ond vio Route óó ond other Tulso

destinotions.

IRANSPORIAIION: A wide voriety multi-modol
choices to reoch destinotions.

REV rT ALIZAIION ond CEIEßRAIE: I nvestment
into commerciol ond residentiol property;
creote public spoces enjoyed by residents
ond tourists.

ECONOMTC DEVELOP MENI: Expond
opportunity ond improve quolity of life

REVIT ALIZAIION: Encouro ge privote
investment to olso keep obulting
neiohborhoods off ordoble.

HOUSING: Provide o ronge of housing types
ond prices.

CELEBRATE: Provide public open spoces olong
Route óó, which creote outdoor opportunities
for events ond diversity of culture.

PARKS, IRAtLS ond OPEN SPACES: Accessible
public spoces connected to residentiol
neiohborhoods.

Slqff Recommendol¡on
Stoff recommends thoi TMAPC odopt Plon 66 Executive Summory ond Chopter 5-

Recommendotions os on omendment to the Tulso Comprehensive Plon.

Allochmenl:
Plon óó, Tulso's Roule óó Moster Plon

Pqge 2of 2
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Adoption Information
The Executive Summary and Chapter 5 - Recommendations
will be considered for adoption by Tulsa Metropolitan Area
Planning Commission and approval by Tulsa City Council.

Effective:

For questions, contact:
Paulina Baeza, Senior Planner
pbaeza@incog.org

Dennis Whitaker, Planner
dwhitaker@incog.org

Tulsa Planning Office
2W 2nd St.,8th Floor
Tulsa, OK 74IO3
91.8.584.7526

tulsaplanning. org



Table of Contents
Acknowledgments L

Executive Summary .......4
lntroduction
Background
Purpose Statement....
Vision

Chapter 1 - Background

5
5
7
7

I
9

Tulsa's Previous Route 66 Master Plan (2005)
Other Studies and Plans.....
Case Study...

Ghapter 2 - Existing Gonditions
The Evolution of Route 66
Revital ization Opportu n ities

Route 66 History..........
10
10
12

L4
15
75
77
18
19

22

24
25
28
29
37
37
37

38
39
43
48

52
53
55
57
59
6I

Economic Development.
Connectivity.

Route 66 Projects

Ghapter 3 - Successes.............
The Route 66 Master Plan (2005).
Route 66 Corridor Districts (2005)
Vision 2025 Project Highlights.....
Non-Capital Projects
Other Successes since 2005............

- Additional Resources....

Ghapter 4 - Methodology..........
Methodology
Outreach Process........
Prioritized Target Areas

Ghapter 5 - Recommendations
Goal 1: Preserve 66.
Goal2: Revitalize 66

Goal 4; Celebrate 66
Prioritized lnitiatives & Specific Route 66 Projects

Maps and Figures
Map 1- Route 66 Revitalization Opportunities
Table 1- Demographics
Table 2 - Economic Development
Table 3 - Top lndustry Sectors.
Map 2 - Route 66 Connectivity
Table 4 - Culture & Recreation
Map 3 - 2005 Corridor Districts 27
Map 4 - Highlighted Vision 2025 Projects 30
Figure 1- Future Growth Potential and lndicators 39
Map 5 - Density of Landmarks.................... ..........40
Map 6 - Density of Land Use Opportunities, and

Connectivity and Housing ......................41
Map 7 - Composite Density 42
Figure 2 - Survey Respondents by Age Group 45
Figure 3 - Survey Respondents by Zip Code Tier........................45
Map 8 - Survey Response..... ...........46
Figure 10 - Top Strategies for Each Goal 47
Figure 11 - Target Area Preferences by Outreach 49

16
17
18
18
20

............27

:--
rl



Acknowledgments
Tulsa Planning Office
Project Lead

. Paulina Baeza, Senior Planner

Project Team

. Dennis Whitaker, Planner

. Ty Simmons, Principal GIS Analyst

. Nathan Foster, Senior Planner

. Emily Scott, Assistant Planner

. Daniel Jeffries, Senior Planner

Contributors

. Susan Miller, Director

. Travis Hulse, Principal Planner

. Jed Porter, Historic Preservation Planner

. Luisa Krug, Destination District Manager

. Samiul Haque, lntern

Plan 66 Sponsors and Contributors
. Tally's Good Food Café

. Lobeck Taylor Family Foundation

. Tulsa Planning Office

. Route 66 Commission

Plan 66 Advisory Committee
. Ken Busby, Chair, Route 66 Commission and

Chair, Route 66 Finance Committee

. Rhys Martin, Past Chair, Route 66 Commission,
and President, Oklahoma State Route 66
Association

. Brandi Ball, Executive Director, Route 66 Main
Street and Member, Route 66 Commission

. Walter Faber, Route 66 Property Owner and
CFO, J.D. Young

. Jessica Jackson, Executive Director, Kendall
Whittier Main Street and Member, Route 66
Commission

. Brian Kurtz, Executive Director, Downtown
Coordinating Council

. Vanessa Masucci, Vice President of Sales,
VisitTulsa

. Aaron Meeks, Route 66 business owner,
and Chair, Route 66 Commission Economic
Development Comm¡ttee

. Spencer Mitchell, Mayor, Office of Economic
Development

. Meredith Peebles, COO, Lobeck Taylor Family
Foundation, representing Route 66 Business
Owner

. Larry Wofford, Chair of Entrepreneurial Studies,
University of Tulsa

Subject Matter Expert Interviewees
. Jesse Boudiette, President and Owner of

Propeller Communications, Route 66 Business

. Amy Smith, Co-Owner of Soul City, Route 66
Business

. Amanda DeCort, Executive Director, Tulsa
Foundation for Arch itectu re

. Rhys Martin, Chair, Route 66 Commission

. Liann Alfaro, Marketing and Plann¡ng Director,
Tulsa Transit

. Jane Ziegler, Bicycle and Pedestrian Coordinator,
INCOG

. Aaron Meek, Owner & Operato¡ M Development,
Route 66 Business

TULSA O!ñ'''
PL XÌIIXG OFFICS LobeckToylor

a\ 7



Round Table Diversity Discussion
. Tally and Angela Alame, Owners,

Tally's Good Food Café

. Zechariah Harjo, Project Development
Coordinator, Muscogee Creek Nation

. Mattie Bledsoe-Hayes, Owner,
OK Style Bar-B-Que

. Darrell and Tamika Knox, Owner,
Sweet Lisa's Restaurant

. Trent Morrow, Ziegler Art Supplies (Cherokee
Nation Tribal member)

. Travis Owens, Director, Cultural Tourism
& Community Relations, Cherokee Nation
Business

. Geraldo Romero, Owner, Romero's Auto Center

. Esteban Torres, Owner, Key Plus Properties

. Francisco Trevino, Executive Director,
Casa de la Cultura

. Sharla Walker, Owner, Evelyn's Restaurant

. Larry Wofford, Davis D. Bovaird Endowed Chair
of Entrepreneurial Studies, University of Tulsa

. Ricco Wright, Owner, Black Wall Street Gallery

Route 66 Commiss¡on
. District 2 - Councilor Jeannie Cue

. District 3 - Councilor Christa Patrick

. District 4 - Councilor l\ara J. McKee

. District 5 - Councilor Cass Fahler

. District 6 - Councilor Connie Dodson

. Ken Busby, Executive Director, Route 66 Alliance

. Amanda DeCort, Executive Director,
Tulsa Foundation for Architecture

. Nick Doctor, Chief of Community Development
and Policy, City of Tulsa

. Samantha Extance, Events Coordinator,
Mother Road Market

. Christine Hamner, Executive Director,
Route 66 Main Street

. Ray Hoyt, President, VisitÏulsa

. Jessica Jackson, Executive Director,
Kendall Whittier Main Street

. Kian Kamas, Chief of Economic Development,
City of Tulsa

. Karen Keith, Tulsa County Commissioner,
District 2

. Luisa Krug, Destination Districts Manager,
Tulsa Planning Office

. Linda Fitzgerald, President, Route 66 Village

. Rhys Martin, President,
Oklahoma Route 66 Association

. Julie Miner, Economic Development Planner,
INCOG

. Susan Neal, Vice President for Public Affairs,
University of Tulsa, and Executive Director of
Gilcrease Museum

. Lisa Wakefield, Owner, Jenkins & Company

Goal Subject Matter Expert lnterviews
Goal 1 - Preserve the Route

. Amanda DeCort, Executive Director, Tulsa
Fou ndation for Architecture

Goal 2 - Revitalize the Route

. Aaron Meek, Owner, Group M Development

Goal 3 - Connect the Route

. Ja ne Ziegler, Bicycl e-Pedestri a n Coord i nator,
INCOG

. Liann Alfaro, Planning and Marketing Director,
Tulsa Transit

Goal 4 - Celebrate the Route

. Jesse Boudiette, Owner, Propeller

. Amy Smith, Artist & Entrepreneur

Photography Credits
. Daniel Jeffries, Senior Planner,

Tulsa Planning Office

. Dennis Whitaker, Planner,
Tulsa Planning Office

. Jessica Jackson, Executive Director,
Kendall Whittier Main Street

. Nathan Foster, Senior Planner,
Tulsa Planning Office

. Rhys Martin, President,
Oklahoma Route 66 Association

. Samantha Extance, Events Coordinator,
Mother Road Market

2



-- 
Route 66 Risr'ng Sculpture at Admiral Place and Mingo Road

oa. 5



Executive Summary

IJ

Hò
aT

4



Route 66 Shield on the East Gateway

lntroduction
The previous Route 66 Master Plan, completed in
December 2OO5, viewed Route 66 as a corridor
filled with opportunity. Route 66 has international
appeal, as travelers from around the globe flock
to the Route to experience a bit of American road
trip magic, but the 2005 plan also identified a
generational divide. Route 66 enthusiasts of
the Baby Boomer and earlier generations share
memories of the road and recognize its place in
American heritage, but younger generations had
no ties to ¡t. During the 15 years since the original
plan, several initiatives have been implemented.
The Route has come back to life, and younger
generations are fully participating in its revival.

Plan 66's vision of a redeveloped Route 66 honors
the history of Tulsa and caters to both Tulsans and
visitors. Providing for younger generations means
combining past, present and future in the same
place. A renewed Route 66 will offer a variety of
experiences to people of different ages, cultures,
and backgrounds, while sustaining what exists
and encouraging economic development.

Plan 66 envisions the Route as a place that
draws both locals and visitors. Today, Tulsa's
30 miles of Route 66 still provide a car-centric
experience. Development patterns are shifting,
and to continue its renaissance, the corridor
needs to adapt to multiple scales, multi-modal
transportation options, and pedestrian comforts.
ln addition, the corridor should be accessible to
other parts of the city, connect landmarks and
destinations, and provide guests with the chance
to explore more of what Tulsa has to offer.

Route 66 is still largely untapped in Tulsa. Other
cities in the country have taken advantage of it
as an attraction; until relatively recently, Tulsa
had not taken advantage of that opportun¡ty. With
proper guidance, Route 66 in Tulsa will continue
to become an attractive destination for visitors
and locals; a source of employment that favors
economic growth and opportunity creation; and a
thriving landmark.

Background
Voters' approval of the Vision 2025 funding
package in 2OO3, and the creation of the Route
66 Master Plan in 2005, which directed those
funds earmarked for projects along Route 66,
indicated that local residents were ready to realize
the Route's substantial, untapped potential by
investing public dollars. Leaders believed public
i nvestment promoti ng thematic con nectivity a long
Tulsa's alignments of Route 66 would attract the
attention of entrepreneurs and private investment,
leading to a substantial return on the public
investment. A revitalized corridor would become
a vibrant component of Tulsa's overall economy,
preserve its rich heritage and elevate Tulsa's
prominence as a destination for Route 66 tourism.

To accomplish the initial goal of heightening
the recognition of Route 66, public investments
were planned for the years 2OO5-2O22, bringing
capital projects across nearly 30 local miles
of Route 66. To create a platform for the next
phase of enhancements and development,
broader recommendations for non-capital actions
offered further support for the development
and establishment of Route 66 as a vibrant
commercial and residential corridor.

Leaders also believed that to support the Route
long-term and encourage private investment, an
authentic and visible recognition of the intrinsic
value of Route 66's heritage was needed. As other
commercial districts would become fully occupied,
perha ps susta i n ing h igher costs, entrepreneu rs
would seek the next area to invest or reinvest;
Route 66 would be poised for that opportun¡ty.

To support a broader partnership and framework
for private investment, non-capital objectives
were also developed. Conveying Route 66's
living heritage and making it relevant to younger
generations, the Master Plan directed future
thinking toward partnerships, other funding
mechanisms, an oversight commission or
authority, and the use of local zoning provisions to
facilitate each phase of Route 66's growth.

CJ
tr

Tulsa's 2OO5 Route 66 Master Plan
was based on an intensive program
that pumped economic develoPment
i nvestments th rough ca pita I projects.
Changes were made. and benefits were
reaped. Nowadays, new demands have
originated from the process and passing
of time. A more diverse crowd must be
catered and included in the evolution of
the route.

The focus of Plan 66 will rely on
celebrati ng past project implementation
along the corridor, creating non-capital
i nfrastructure to encou rage private
ventures. and supporting emerging
businesses. attractions. and future
capital investment

Community and entrepreneurs, we
need you to partner and rise.

Executive Summary
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Vision 2025 capital projects are nearing full implementation, with many successes, including:

$r

. lmmediately in 2003, $15,000,000 of Vision
2025 funds were dedicated to Route 66
revitalization for Master Plan Capital Projects,
attracting a commitment from the National
Route 66 Federation, which held its 2O04
lnternational Route 66 Festival in Tulsa.

. Local funds were combined with a grant of
$400,000 from the Oklahoma Centennial
Commission to construct Avery Centennial
Plaza, the Route 66 Skywalk, and the East
Meets West sculpture. Local businesses
readily incorporated the Route 66 Skywalk into
television and print media advertisements;
likewise, East Meets West became the icon
of the first annual Route 66 Marathon and its
finishers' medals.

. The Oklahoma Centennial Commission also
provided a $400,000 grant to the Red Fork
Centennial Derrick at the Route 66 Historical
Village. The lmprove our Tulsa bond package
designated an additional $550,000 toward the
development of the tourist center at the Village.

. Local funds were utilized as a 2oo/o match to
obtain a $385,000 grant from the Oklahoma
Scenic Byways Program to create the Cultural
Crossroads streetscape project at 11th Street
and Yale Avenue. This project includes bronze
plaques telling the history of the surrounding
neighborhood, elementary school and early
commercial development. Seating areas with
themed elements were added, a "Tulsa Route
66" town clock was installed, and concrete
emblems representing the eight states of Route
66 were installed in the intersection crosswalks.

. The Vision Tulsa funding package provided
$3,O0O,0O0 for the development of a train
depot at the Route 66 Historical Village, and
an additional $3,356,000 for beautification of
the corridor. The additional funds may also be
utilized for maintaining and marketing Vision
2025-funded capital projects.

As theorized, four commercial districts
along Route 66 have emerged, two of which
are official Main Street programs. New
entrepreneurs or existing businesses are
reinvesting in buildings that were formerly
underutilized or vacant, land uses are
transitioning, and new construction has
occurred. The recent opening and dedication
of a privately-funded retail shop and kitschy
space cowboy statue, Buck Atom, has seen
visitors from around the globe, including
tourists from Australia, Brazil, Canada, Croatia,
Czech Republic, Germany, Hungary, England,
France, ltaly, New Zealand, Poland, Spain, and
Switzerland.

. An Executive Order by Mayor Dewey Bartlett
created a Route 66 Commission, and voters
have approved additional capital and non-
capital funding for the Commission to
administer and for the further development of
the Route 66 Historical Village, operated at no
cost to the City of Tulsa by Route 66 Village, lnc.

. ln addition, a zon¡ng overlay was created along
the alignments of Route 66. Approved by
Mayor G.T. Bynum and the Tulsa City Council,
the overlay district defined a corridor for which
zoning provisions could be implemented, the
first being a highly successful neon sign grant
program, which has resulted in many new or
restored neon signs lining the Route throughout
Tulsa.

Buck Atom Cosmic Curious Sculpture on 11th Street

Route 66 Shield at the Route 66 Historical village

Executive Summary
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The Welcome Center at the Route 66 Historical Village

Public, private, and non-profit organizations are
working together with strong support from local
citizens and elected officials to create a unique
identity for Tulsa's stretch of Route 66 that will
serve residents, business owners, and tourists.
Tulsa's Route 66 projects coincide with other
revitalization efforts that are transforming Tulsa
into a major destination c¡ty along the Route.

Previous funding has primarily been allocated
toward capital projects. The 2OO5 Master Plan
focused on preservation, enhancements, and
promotion, and created non-capital goals. These
have largely been realized, including the creation
the Commission, a Tax lncrement Finance (TlF)

District, and a zoning overlay district.

With the capital goals of the Master Plan
accomplished, and the supporting framework
in place, private investment has flourished.
Some of the goals in Plan 66 focus on practices
that support further private investment and
the creation of a defined, vibrant corridor that
is enjoyed by locals and tourists as both a
dest¡nation and a bridge to other surrounding
Tulsa treasures.

Purpose Statement
Plan 66 aims to:
. Highlight the historic significance of Route 66 in

Tulsa by identifying elements that contribute to
its past, present, and future legacy.

. Acknowledge past successes from project
implementation along the corridor, and promote
future investment.

. lmprove opportunities for visitors and Tulsa
residents of all ages to explore along the Route.

. Develop strategies for supporting established
businesses while encouraging further growth,
and contribute to a diverse, sustainable
economy.

. Support Route 66's potential to create a thriving
tourism industry.

. Create recommendations for the built
environment to assist with branding, marketing,
mobility, public perception, preservation, and
new conditions.

Vision
f f Route 66 ls an accesslble, lnclusive, and
diverse symbo¡ of oppoÉunlty rooted in and
mot¡vated by heiltage for allTulsans and
visltors. ll

7

Revitalize the Roule by transforrrtlrg il tnlo
a world r;iass. nrultt-generatiortal
destrnatrorr that olfers a vafletV
of opportLrnrties for locals antl
vrsrlors to erplore ald for local
busrness to [hflve.

Plan 66's Goals
Preserve the Roule s lristortc slgntficance

and unrqueness through
interventrons thaT reflecl tls
rrreanirrg. prt.rtect 11 . arrd rrrake ì1

trnreless.

Connect the Roule by prornottng
rnultt rnodal Ìransporiatiorl
allernatrves and the
irlrplenrentation of tnf rastructu re
[hal acconrnrodates all systerrts
along the Route.

Celebrate the Roule antl ¡rosttton tlre
corrtdor as a t-iestlnation thal
draws drverse locals and
visitors to celebrate ils historic
signtficarrce an<1 enloy a vartety
6f g¡pe¡¡6,¡ 'çg5
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East Meets West Sculpture at Avery Centennial Plaza
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The Green Book helped Black travelers move across the
country safely by listing restaurants, fill¡ng stat¡ons, hotels,
motels, recreat¡on areas and more types of businesses that
would serve black people. lts motto, "Carry your Green Book
with you-you may need ¡t" serves as a reminder of the racism
and v¡olence blacks still faced across the nation. For a map of
locations featured in the Green Book, visit the National Parks

(-_- Servi ce website: ncptt. n ps.govl rt66 / gr e en-bo ok/

Route 66 History
Beginning in Ch¡cago and stretching more than
2,000 miles to Santa Monica, California, Route 6,6

travels through eight states and three time zones.
The brainchild of Cyrus Avery, a Tulsan, the Route
rose to significance during the Great Depression
as a way west for Dust Bowl migrants determined
to find a better life in California. By the end of
World War ll, the Route had become a major
transportation corridor. The automobile culture of
the 1950s and 1960s in the US transformed the
Route into a vacation corridor filled with motels,
diners, and unique attractions that catered to
families traveling for leisure. This is the era for
which the Route is most fondly remembered.

The Route was not a refuge for all people,
however; it was often dangerous for Black
Americans to traverse. Black people were excluded
from most white-owned businesses, including
restaurants, hotels, filllng statlons, and recreation
areas, and faced humiliation and violence. ln time,
travel guides were developed to help black people
move safely across the country. The most popular
guide directing black travelers to businesses that
were willing to serve them was the Green Book.

ln 1956, upon adoption of the Federal Aid
Highway Act and implementation of the lnterstate
Highway System, Route 66 began its descent
as a federal highway. Route 66 was officially
decommissioned as a federal highway in 1985,
but had already gained an iconic status in popular
culture through movies, television, and music. The
popularity and attraction to Route 66 has been
ongoing since.

Alignments
There are more than 400 miles of Route 66
in Oklahoma, and in recent years, the historic
highway has emerged as one of the state's
greatest assets. ln Tulsa, there are 28 miles of the
historic Route along two separate alignments, the
most of any single city in Oklahoma.

From east to west, the Route enters the city limits
of Tulsa on South 193rd East Avenue, and tracks

south to l-1th Street. lt follows 11th Street west
through a sparsely-populated area of the city
consisting primarily of agriculture and homes with
a few remnants of the Route 66 heyday including
the KVOO radio stat¡on and several motor courts.
The Route continues west on 11th until eventually
enteringthe more urbanized area of the city.

From 19261o 1932, Admiral Place (then known
as Federal Drive) from 193rd East Ave was not
constructed west to Mingo Road;therefore, the
alignment went south to East 11th Street and
then north on Mingo Road to Admiral Place.
The intersection of Admiral and Mingo became
a primary destination along the route and was
highlighted by the presence of the traffic circle and
the Cyrus Avery motor court. The Route continued
west along Admiral Place until reaching Lewis
Aven ue near the Kenda I l-Wh ittier neigh borhood.
Upon reaching Lewis, some experts and locals
believe the Route jogged south to Admiral
Boulevard and continued into downtown.

After passing through downtown, the Route heads
out on Southwest Boulevard until reaching the city
limits at South 37th West Avenue.

Properties along the Route in Tulsa consist of a
diverse set of uses, architecture, and landmarks
that provide a major opportunity for visitors and
locals alike. The many evolutions of Route 66 can
be witnessed on the different al¡gnments.

It has been said that Tulsa is the place where
east meets west. Travelers making the trip from
Chicago to Santa Monica, or vice versa, will
witness the landscape of the country begin to
physically change as they make their way through
Tulsa and northeast Oklahoma.

Today, there are millions of Route 66 enthusiasts
and clubs worldwide. People travel from near and
far to experience the nostalgic feelings the Route
provides. Route 66 communities are working
harder than ever to revitalize and reinvent their
portion of the historic road. As the heart of the
Route, Tulsa has more opportunity than most to
become a major destination city along Route 66.

1
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Tulsa's Previous Route 66
Master Plan (2005)
Beginning in 2OO2, local stakeholders had a
vision to revitalize Route 66 in Tulsa and create a
world-class tou rist desti nation. The sta keholders
developed a set of objectives and priorities that
were pitched to local officials as part of the lead-
up to Vision 2025 allocations.

ln 2003, voters in the City of Tulsa approved the
"Route 66 Enhancements and Promotion Proiect"
as one of thirty-two projects included in the Vision
2025 package. The project sought to bring more
attention to Route 66 as an asset for the City,
and allocated funding for enhancements to better
highlight the Route and educate the public about
its significance. After funds were allocated, a
master planning effort was undertaken in order to
identify the priority projects and areas on which
the funds were to be spent.

The Route 66 Master Plan, adopted in 2005,
identified a list of priority projects to be
implemented in three phases. The plan's
recom mendations ra nged f rom physica I projects
along the Route such as streetscaping, public art,
and gateways, to more administrative initiatives
including the establishment of a Route 66
Commission and new marketing and engagement
efforts. The strategies and actions in the plan
were developed through market research and
a rcnge of engagement exercises that included
design professionals, Route 66 experts, local
officials, and the public.

The great successes achieved by the initial plan
are indicative of the overwhelming support for
Route 66 in Tulsa. Now, 15 years later, the goal

is to build on those successes and continue to
enhance Route 66 for visitors and locals through
Plan 66.

Other Studies and Plans
ln addition to the Route 66 Master Plan, there
have been several other related studies and
efforts undertaken in the past 15 years. These
efforts were conducted not only by local officials,
but also by university students, local design
professionals, and partner municipalities.

Oklahoma Travel lmpacts 201:0-201:6
(2Ot7l
Oklahoma Department of Tourism and Recreation

A comprehensive analysis of tourism and travel in
Oklahoma from 2010 to 2016 presents a stable
state tourism industry capable of generating
roughly $410 for each Oklahoma household.
Statelevel outcomes from tourism include:

. Total Direct Travel spending of $8.5 billion
annually

. $6.5 billion in non-transportation visitor
spending, an average annual increase of 3.5o/o

. Total visitor spending steadily increased on

average 2.4o/o per lear
. Local and state tax revenues of $627 million:

$259 million local (an increase of 5.1%), and
$368 million state (an increase of 4.3o/o)

. Direct travel-generated employment of 100,O0O,
with an average annual increase of 2.5o/o

As part of the second largest metropolitan area in
the state, Tulsa County experiences a significant
share of visitors and tourism revenue generated by

a variety of destinations and attractions.

The tourism market in Tulsa County ¡s strong,
showing steady growth and a $1.34 billion
industry.

. $43.4 million in local tax revenue in the county

. $305 million in direct employment earnings
gained across 12,806 jobs primarily in
the accommodations, food services, and
enterta¡nment sectors

. 8.4 million overn¡ght visitors

ln recent years. the exact aligrtntertt
of the historic Route lust east of
cJowntown tras been disputed. Historic
nìaps on file with tlre National Park
Service indicate the Route followed
Second Street between downtown
and Lewis Avenue. Contpartrrg
the development patterns of the
two routes rndicates that Adrniral
Boulevard. with cornrnercia I

development and service stations.
would rnake rnore sense than the
Second Street alignmenl. Though
thal streel is very wi<Je. it is largely
populated with detacherJ hornes.

Chapter 1: Background
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Route 66 Economic lmpact Study

Route 66 Str¡ng of Pearls for lulsa outreach event at the
Lobeck Taylor Family Foundation

Route 66 Economic lmpact Study
(z01jll
Rutgers, the State UniversíA of New Jersey, in
collaboration with the National Park Serv¡ce, the
Route 66 Corridor Preservat¡on Program, and World
Monument Fund. Funded by Amer¡can Express.

While sometimes difficult to discern, the economic
effects of Route 66 tourism and development
create rippling effects for communities located
along the Route. The Mother Road's economic
benefits are long rooted in the hospitality,
entertainment, and transportation-related
services. As the road ages and preservation
efforts strengthen, the Route's credibility as a
historical landmark and attraction have grown.

When pinpointing economic effects of Route 66,
tiers of effects are measured at the local, state,
and national levels. Although difficult to dissect
measures that have a multiplier effect on several
areas from the role as a corridor and thoroughfare,
local effects should be analyzed and include
qualitative measures like heritage, ident¡ty, arts,
and culture.

According to the latest analysis on the Route's
economic effects, annual direct economic activity
generated along the entirety of the Route was
$132 million in 2OIt. The study also quantified
"multiplier benefits" from the Route and found
economic ripple effects totaling $262 million. This
activity is considered responsible for net gains
of employmenlof 2,4OIiobs, and roughly $37
million in public tax revenue. The analysis also
found the Route's economic benefits can stretch
further when coupled with other preservation or
reinvestment efforts, including the Main Street
Program and the National Scenic Byways Program;
both can concentrate investment effects for local
areas.

Route 66: A String of Pearls (2015)
Un¡versw of Oklahoma College of Arch¡tecture;
studentled coll aborative project.

The Route 66: A String of Pearls project was
launched by the University of Oklahoma Urban
Design Studio to discover ways for changing the
negative perceptions of 11th Street (Route 66)
through interventions in the built environment.
Visualizing Route 66 as a destination for tourism,
the project aimed to create a connected,
accessible environment where people engage in

com merce and commu nity activities.

The segment from Peoria Avenue to Yale Avenue
was identified as the University Segment in the
Route 66 Master Plan. Students selected this
area to recommend projects or redevelopment
concepts.

This project used several instruments for
collection and analysis of data, including
community engagement, research, and creative
approaches. A student design competition focused
on the desires of the community. Seven teams
developed a proposal for arterial intersections
alongthe corridor, including Peoria, Utica, Lewis,

Delaware, Harvard, Pittsburgh and Yale Avenues.
The resulting designs were showcased in a public
eventthat attracted a broad audience.

Students also created a set of street design
tools through a Complete Streets Workshop.
The workshop was assisted by renowned urban
planner Gil Peñalosa.

Final conclusions found that Route 66 is an
untapped resource for generating revenue,
tourism, and recognition for Tulsa. Route 66
tourism is an opportunity to make Tulsa a must-
see destination on Route 66. The designs that
were produced by the University of Oklahoma are
proof of what Route 66 in Tulsa could become,
and what it could accomplish toward these goals.

{
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The Route 66 Expetience (2003-2OLL}
Vision 2025

The idea for the Route 66 Experience, a future
tourist destination, came out of the 2OO5 plan
process. The attraction seeks to provide a themed
opportunity for tourism, dining, retail, and office
space grounded in the Route's historical identity.

The Route 66 Experience project seeks to
deliver a curated attraction designed to be
enjoyed for longer durations of t¡me than
existing interpretative and information-based
Route attractions. The Experience's location
in Tulsa reinforces the second largest tourism
market in the state, as a destination benefiting
from numerous nearby attractions including
an aquarium, zoo, theaters, and six major art
museums.

Beyond operating as a destination for visitors, the
Experience's location in Tulsa will benefit local
residents and the area's economy. lts mixed-use
nature of combining hospitality, retail, and office
space will allow the project to provide desirable
services and destinations for tourists and locals
alike.

A feasibility study conducted in 2O11 by

ConsultEcon and PSA-Dewberry for the City of
Tulsa estimated annual attendance could be
28,000-54,00O with a mid-range estimate of
41,OOO. Primary income sources for the attraction
include ticket sales, facility rentals, retail, and
lease revenues.

Gase Study
City of Albuquerque Route 66 Action
Plan (2O14)
City of Albuquerque, New Mexico

Albuquerque's Action Plan for the original
urbanized alignment, Central Avenue, creates
strategies to improve, enhance, and celebrate
that segment of Route 66. The Plan's intent is to
inform and to direct City efforts that affect Central
Avenue, and provide guidance to other local plans.

The Action Plan outlines goals, policies and
actions to be taken throughout the corridor
and at specific nodes for pedestrian-oriented
projects, urban enhancements, and catalytic
redevelopment projects. For implementation
purposes, the Plan focuses actions within ten
established neighborhood districts to foster nodes
of activity along the Central Avenue corridor.

The plan is divided into four main sections,
comprising:

. An introduction, with overview, back$round,
strategy summary, and planning process,

. Goals and policies, outlined under five main
a reas, i ncl udi ng historica I legacy, i nf rastructu re

and transportation, public spaces, economic
investment, promotion, and tourism,

. lmplementation, which focuses on corridor-wide
efforts, and special projects for activity nodes
and centers.

. FundinÉ opportunities, including prioritization
and partnerships.

Albuquerque's planning process, reaching more
than 3,000 people, resulted in the ranking of
actions, activities and projects, and strategies
to maximize city resources. Flexibility was also
built in to allow for actions and projects to be
implemented as funds and opportunities become
available.

Route 66 Actior Plan

Albuquerque Route 66 Act¡on Plan

The Albuquerque Action Plan identified both,
corridor-wide efforts and special projects:

. Corridor-wide efforts incl ude preservation,
façade and streetscape projects, public safety,
enhanced transportation, public art, and
elements that attract businesses, marketing,
and business incentives. Efforts are part
of a long-term investment strategy to be
implemented with other projects and efforts
identified by City departments.

. Special projects proposed along 10 identified
activity nodes on Route 66 are vital for creating
an experience through the development of
pedestrian plazas with Route 66 features,
micro visitor centers, event venues, museums,
lodging, and public events and activities.
Some specialized projects are identified in the
existing Sector Development and Metropolitan
Redevelopment Plans, and some are new
projects intended to enhance the Route 66
experience.

A third component developed as part of the Plan

is the Route 66 Amenity Kit and Streetscape
Guidelines. These tools were developed to respond
to the unique conditions of each neighborhood
and district along Route 66.
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The Evolution of Route 66
The current state of the Mother Road in
Tulsa reflects that of an everchanglng
natlon. Slnce 2005, when the prevlous Tulsa
Route 66 Master Plan was adopted, there
have been notlceable demographlc and
economlc changes along the Route. The
makeup of the populatlon has changed, and
fobs and buslnesses have lncreased.

Over the past 15 years, certain sections of the
Route have come to life, reflecting public and
private investment, which in turn has spurred
more interest and investment. These include
the Red Fork and Crystal City area; the Meadow
Gold District, which covers Peoria Avenue to Utica
Avenue, with development extending all the way
east to Yale Avenue; Kendall-Whittier; and Route
66 Main Street (Southwest Boulevard).

The Route has also benefited from the growth
happening downtown, particularly in the Blue
Dome District and the East Village.

The very nature of the street itself is also
undergoing change, with bike lanes being installed
and the number of driving lanes being reduced.
Soon, there will be a new Bus Rapid Transit (BRT)

system traversing a section ofthe route.

Certain segments of the Route have momentum
and the future looks bright; however, not all
segments of the Route have witnessed significant
change since 2005. This is particularly true for
the undeveloped rural stretches in East Tulsa, as
well as certain sect¡ons of 11th Street, Admiral
Boulevard, and Southwest Boulevard that have
been relatively stable but without significant
private investment. Businesses in these areas
would likely benefit from capitalizing on the Route
66 brand as well as from programs and incentives
that are available. Awareness of these programs
is key.

This chapter includes findings related to the
current state of the route in Tulsa. Ïopics related
to demographics, economic development, cultural
and recreational amenities, connectivity, land use,
revitalization opportunities, as well as notable
findings, are highlighted to give a better p¡cture of
the Route 66 of today.

Revita lization Opportu n ities
Since 2005, much of Route 66 has benefited
from various initiatives, programs, and resources
to help spur revitalization. One such resource
is the Route 66 zoning overlay, which provides
for unique opportunities specific to the corridor.
The first application of the overlay was a signage
allowance that enables property owners along the
Route to have signs larger than normally allowed
if they include a certain amount of neon in the
design. The overlay boundary, which extends 3O0
feet from the street in e¡ther direction, ¡ncluding
an additional 300 feet at intersections, covers the
entire Route, with the exception of the segments
within downtown.

ln addition to zoning opportunities, the City
provides a grant program for property owners
to help offset the cost of any new neon signs.
The neon sign grant provides a 50% match up
to $10,000 if at least 25o/o of lhe sign's area is
external neon or LED tubing. Preference is given to
signs where the business name is outlined.

Another resource available for the area near
11th Street and Lewis Avenue is the 11th and
Lewis Corridor Project Plan and supporting Tax
lncrement Financing (TlF) districts. The project
plan area extends along 11th Street from the east
leg of the lnner Dispersal Loop (lDL) to Evanston
Avenue, and along Lewis Avenue from Archer
Street to 16th Street. The two TIF districts are
located at the ¡ntersection of 11th Street and
Lewis Avenue. lncremental tax revenues generated
within the two increment districts are used to pay

the public cost of projects within the project plan
area.

Portions of the Route that are within downtown
also stand to benefit from TIF districts. The entirety
of downtown is within the Downtown Project Area
that is supported by the numerous TlFs that are
located downtown. The Route runs through or
adjacent to the Cathedral District TlF, the East End
TlF, the Performing Arts Center TlF, and the Santa
Fe Square TlF.

An additional new economic development tool,
Opportunity Zones, could also benefit certain
sections of the Route. Nineteen opportunity
zones have been designated within the City of
Tulsa, seven of which are adjacent to or have
the Route running through them. Opportunity
Zones are census tracts containing economically
distressed communities, and certain tax
incentives are available to developers who invest
new capital within these designated zones. These
incentives could spur rehabilitation and economic
development in these areas.

There are also historic preservation programs
geared toward preserving historic assets. The
State Historic Preservation Office (SHPO) can
identify buildings or districts likely to be eligible for
the National Register of Historic Places. Current
state and federal tax laws provide incentives for
the rehabilitation of historic and older buildings,
offering combined tax credits of up to 4Oo/ofor
com mercia I properties.

Certain segments of the route also benefit
from being designated Main Street programs.
Southwest Boulevard from the Arkansas River to
33rd West Avenue is within the Route 66 Main
Street Program, and the area around Whittier
Square at Admiral Boulevard and Lewis Avenue is

within the Kendall Whittier Main Street Program.
Tulsa's Main Street model includes a direct
annual subsidy, allowing program efforts to be
more focused on building partnerships, leveraging
resources, and fundraising for economic
development purposes.
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Table 1- Demographics

Demograph¡cs 2005 2019 Change

The information conta¡ned in Table 7 includes the area with¡n a
half mile of Route 66's current alîgnment ¡n Tulsa.

7
qr
p

-301(0.04%)
+1pt
-1 Pt

67,7L4
5Io/o

49o/o

32.6

62,015
5jo/o

5O%o

32.6

Population
Male
Female
Median Age

o

rl
Demographics

-8 pt
+8 pt
+5 pt
+1 pt
+1 pt

+1pt

59o/o

23Vo

2Io/o

7Oo/o

8o/o

2o/o

67%
I5o/o

760/o

9o/o

7o/o

Io/o

White
Hispanic/Latinx
Other / Two or more
Black
American lndian
Asian, Hawaiian, or Pacific
lslander

aa

îî
Race & Ethnicity

+977 (3.7o/o\

-o.o3
-5 pt
+6 pt
-1 pt

+$5,704 (19%)

Automobiles
+1 pt
-1 pt
-1 Pt

27,r72
2.27
38o/o

39%o

230/o

$35,861

I2o/o

44o/o

44o/o

26,I95
2.30
43o/o

33o/o

24%o

$30,157

77o/o

45o/o

44o/o

Total Households
People per Household

Married
Never Married

Divorced or Widowed
Median Household lncome

Zero Vehicles
One Vehicle
Two or more Vehicles

ao

m\
HouseholdsKey Facts

. Whrle the po¡-rulation within a half nlile
of the Roule has remainecl steady at
around 62.()()(.) over the past 15 years.
the r-nakeup of that popttlation has
changed: t.t has beconre rTrore diverse.

. The share of white residents has
cJeclineci while nrinorities have
increased. ln particular. the nuntber of
Hispanicr'Latinx residents has increaseci
the nrosl . growirtg by 8 percentage
poirrts.

. Householr1 occupancy rates have also
seen a change. with rnore people
renting now than in the past.

. Medran househol<l irrcorre and per
capiìa irrcorne have also irrcreased.
likely reflecting. in part a1 least. the
increase tn educational atlainntent.

-2 pr
+3 pt

+94,746 (27%)
+3 pt

-3 pt

630/o

94%
$22,292

49o/o

5to/o

650/o

9!o/o

$77,546
46Vo

54o/o

Age 16+ in Labor Force

Employed
Per Capita lncome
Blue Collar
White Collar

o
a¡È

Workforce

+685 (2.3%)

-1 pt
-2pt
+2 pt
+1 pt

31,O46
88o/o

45o/o

55o/o

!2%

30,361
89o/o

47o/o

53o/o

7Io/o

Units
Occupied
Owner-Occupied
Renter-Occupied
Vacant

,ô

Housing

-1 pt
-1 pt
+2 pt
+1 pt
+1 pt

37o/o

23o/o

8o/o

73o/o

6%

32o/o

24o/o

60/o

I2o/o

5o/o

High School Diploma
Some College
Associate Degree
Bachelor Degree
Graduate Degree

f9
Education
(AAes 25+)
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Economic Development
Table 2 - Economic Development

Withîn 33O feet of Route 66

Table 3 - Top lndustry Sectors

2005 20L9 Ghange

þ
t-r!

+25 (34-7o/o)

+3 (I2o/o)

+22 (46.80/o)

97

2a

69

72

25

47

Total Restaurants

Fast Food

Full Service
X
Dining

. While the population along the Route
has rernained steady. there has been an
8'l., increase in jobs.

. Half of the jobs along the Route
are located in downlown. Other
concentrations of jobrs include West
23rd Street to the wesl of Southwest
Blvcl/US Highway 75: Hillcrest Hospital:
the University of Tulsa: and beginning irt

2009. the Hard Rock Hotel and Casino.

. There has been a shitl in the major
ernploymenl sectors since 2O05. with
the share of jobs in healthcare and
social assistance rnoving f rorn third to
first place. edging out manufacturing.

. The number of business estal¡lishrnents
adjacenl to the Route has also
increased, tront around 1.2O0 to more
thar 1.500.

. Of note. there has been a 35"/.' increase
in the number of restaurants along the
Route since 2005. many of which are
locally owned.

. There has also been an increase in

hotels along the Route. fronr 13 to 17

. The Rouîe's car culture has rtot
charrged. Automotive anrj related
busìnesses are still prevalent. incluciirtg
automobile parts and accessory
stores. used car lots. anci gasolineT'
convenience stores.

Key Facts

+4 (30.8%)7713Hotelsþd
LodÉ¡nE

+288 (23.2%)
+36 (13.8%)
+L3 (19.7o/o)

-29 (36.3Vo\
+4 (!6.70/o)

-2 (6.7V")

7,524
296
81
51
2a
28

r,240
260
68
80
24
30

Total Businesses
Retailers
Used Car Dealers

Auto Repair
Auto Parts,/ Accessories
Convenience Store / Gasoline

Businesses

Total Jobs 59 64,030 +4,825 IVo)

29 or 729 12,243 +554 (4.7o/o)

-1,301(3.5%\

55 or older 15,436 +5,572 (56

Month Earn

$ or less 14 8,010 -1,504 (15
-5,27r (L9.9%"\

+11,600 (50.1%)

36,311_

27,27r
34,749

37,61-2

26,542
23,149

30-54

$1,251- $3,333
$3.334 or more

ILI
Employment

20L9
7r.9%

70.2o/o

8.5o/o

7.9o/o

6.5o/o

Healthcare & Social Assistance

Manufacturing

Professiona l, Scientific, &
Technical Services
Administration & Support,
Waste Management & Remediation
Accommodation & Food Services

2005
tI.3o/o

10.4o/o

IO.3o/o

7.9o/o

7.Lo/o

Manufacturing
Professiona l, Scientific, &
Technical Services

Healthcare & Social Assistance

Finance & lnsurance

Public Administration

1)

2)

3)

4)

5)
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Route 66 by the Meadow Gold Sign

An AERO Bus

- 
Bike Lanes and Sidewalk Ramps on Route 66

Gonnectivity
Portions of the Route have been included in
transportation plans since 2005, including the
Fast Forward Regional Transit System P/an,
adopted in 2otI; the Go Plan - Tulsa's Regional
Bicycle and Pedestr'ian Master P/an, adopted
in 2015; and Connected 2045, the long range
transportation plan for the Tulsa area, adopted in

2017. These plans call for various non-automobile
modes of transportation along the Route, as well
as street widening for certain sections.

Recent transit planning efforts have targeted
a segment of 11th Street for a new bus rapid
transit (BRT) route. More than half of Route 66
in Tulsa is currently served by Tulsa Transit, with
a bus running along Southwest Boulevard from
downtown to Union Avenue, a bus running along
11th Street from downtown to 129th East Avenue,
and a bus running along Admiral Place from
Pittsburgh Avenue to Mingo Road.

ln terms of non-motorized transportation
options, the GO Plan calls for on-street bicycle
infrastructure, such as bike lanes and sharrows,
for Southwest Boulevard and 11th Street.
Sharrows are painted arrows that indicate bikes
and automobiles may share the same lane.

Recent street projects on 11th Street have
resulted in road diets and bike lanes being
installed between Utica Avenue and Sheridan
Road and between 89th EastAvenue and Mingo
Road, with more to come soon. These and future
road diets and bike lane installations can slow
down traffc, making it safer and more comfortable
to walk along, while boosting sales at adjacent
businesses. The section of 11th Street from Utica
Avenue to Lewis Avenue, for example, has been
reconfigured to two driving lanes, a center turn
lane, and two bike lanes with a painted buffer
separating the driving lane from the bike lane.
Much of the urbanized portions of 11th Street and
Southwest Boulevard will likely witness similar
treatments in the future.

The GO P/an also addresses the pedestrian realm
along Route 66. The plan identified gaps in the
sidewalk network, where there are no sidewalks
present on either side of an arterial street. Most of
the urbanized extents ofthe Route have sidewalks,
except for roughly 6 miles that were identified as
having sidewalk gaps. Since the adoption of the
plan in 2015, the City has constructed nearly 2
miles of new sidewalks. The rural sections of the
Route were also identified as having sidewalk gaps
and will likely remain so until they are developed.

ln January 2O2O,lhe City of Tulsa adopted
an ordinance creating a fee-in-lieu program
for sidewalks in areas that meet certain
requirements. This allows property owners in
areas designated "non-critical" to pay a fee
instead of constructing a sidewalk on their
property. The money collected is then focused on
sidewalk construction in areas deemed "critical",
such as areas with high pedestrian foot traffic, and
areas around schools. This also addresses the
concern of building sidewalks that do not connect
to a larger sidewalk network nearby and that
are unlikely to connect to one in the foreseeable
future.

Connected 2O45 recommends three miles of the
Route be widened from two lanes to four lanes by
2045:
. Mingo Rd between Admiral Pl and 11th St
. 11th St from 129th E Ave to 145th E Ave
. 193rd E Ave from Admiral Pl to 11th St

The plan recommends maintainingthe current
number of lanes for the rest of the Route.
Add¡tionally, the plan calls for widening certain
streets that interest the Route, namely West 4Lst
Street, which intersects Southwest Boulevard in
Red Fork; S 145th EastAvenue; and S 193rd East
Avenue, both of which intersect 11th Street.

No additional higihway access points are
recommended in Connected 2045.

qr
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John Hope Franklin Reconciliation Park

TU's Skelly Field at H.A. Chapman Stadium along Route 66 has

drawn crowds since it opened in 1930

Route 66 Historical Village, Train Depot Under Construction

Gulture and Recreation
Table 4 - Culture and Recreation

Facilit¡es within one half mìle of the Route

Gonstruction
Since 2005, the Route has seen many
construction and remodeling projects. Within
330 feet of the Route, 265 commercial/industrial
properties have been built or remodeled.

ln addition to the commercial construction activity,
415 residential properties have been built or
remodeled within a half mile of the Route.

Within 330 feet of the Route, approximately l-50
properties remain vacant, which represent 130
acres of opportunity.

Change

+5 (13.2o/o)

+9 (7.9o/")

+ 18 (95%)
+73 (2!7o/o)

+2 (66.70/ol

+t (25o/o\

+2 (5Oo/o)

+4

20L9

43

472

4

37
19
5
5
2
6

4

2005

38

463

4

19
6
3
4
2
4

0

Total Parks

Park Land Area (Acres)

Recreation Centers

Total Venues
Event Centers
Sporting Venues
Live Performance Venues
Movie Theaters
Screens

Museums

A
Parks

;r---
Venues

-uul
Museums

Key Facts
. The cultural and recreationalofferings

near the Route have flourisÌred over
rhe pasr 15 yc¿15. Fot¡r new nìLlsetlllìs
have openetl and five rrew parks have
been cleveloped. acldrrrg rtne âcre> oi
parklarìd wrthirr a halt-rntle of the Rou.te

. Two new major evenL',sportlrìg verìues
have opened: the BOK Cenler and
( )NEUK Field.

. New arl galleries ancl landrlarks have
emerged, addtng to the already-rich
offerrngs ot Roule 66 in Tulsa.

. Four neu/ rTìt.rseur¡s l¡ave opened since
2(l(15 includtng the Woodie Guthrie
Center. Henrv Zarrow Cerrter tor Arl &
Educatron. Route ô6 Village. ancl the
Ou.tsrders House Museu m.
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Route 66 Projects
Vision 2025 sales tax program allocated
$l-5,000,000 to Route 66 projects in 2005. Ïhe
program included 22 projecl proposals, and 20 of
those projects have been completed.

Four Artworks
Howard Park
Sue Bland
East Meets West
Route 66 Rising at Avery Traffic Circle

Four Landmatk Destinations
East Gateway
West Gateway
Avery Park Southwest
Avery Centennial Plaza & Skywalk

Th ree Preservation Projects
Meadow Gold Sign
Historic Bridge
Avery grandchildren raw film
Other projects in concept development

Two Property Acquisitions &
Gonstruction Projects

Route 66 Village
Future site of Route 66 Experience

Flve Streetscape Projects
Southwest Boulevard, Red Fork
11th St & Yale Ave
11th St, 89th E Ave to Garnett
Southwest Bouleva rd, Arkansas River

to West 23rd Street
Planters

Two Slgnage Projects
Nationally recognized brown Route 66

markers and overhead traffic signal
mast arm signage

lnformational road signs

Budget
Remaining Balance

Preservation 5515,000
Programs under concept, zoning, legal revievl and
development

Operating Reserve
Cont¡ngency for remain ing projects

s46,000

Project Reserve 52,500,000
For public projects for the Route 66 Experience

Balance s3,o61,ooo

Route 66 S¡gnage and C¡rcle Cinema in Kendall-Whittier

:
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l

Route 66 Historical Village Sign
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Notable Findings
Research and public outreach performed
underscore several qualities, issues and assets of
Route 66 in Tulsa.

. Route 66 as a national destination contlnues
to attract vlsltors from all over the world.
Tourists enjoy the experience of driving along
the Route. The addition of attractions and
businesses has recorded visitors from across
the nation and many countries; however, more
attractions and businesses are desired to both
increase the number of visitors and to offer
experiences for overnight staYs.

. Four commercial dlstricts along Route 66
have emerged. These include the Red Fork/
Crystal City District;the Meadow Gold District,
which covers Peoria Avenue to Utica Avenue,
with development extending all the way
east to Yale Avenue; and two districts wh¡ch
are home to official Main Street programs:
Kendall-whittier, and Route 66 Main Street
(Southwest Boulevard).

. Route 66 passes through four addltlonal
distllcts ln the Downtown Tulsa area. These
include Blue Dome, Cathedral, East Village and
Deco Districts.

. Desplte the presence of unlque distrlcts along
the corrldor, most of them don't capltallze on
or promote belng located along Route 66.

. Close to $23 mllllon has been lnvested ln
capltal prolect along Route 66 slnce the
adoptlon of the 2005 Route 66 Master Plan.

. Several underutlllzed and vacant propertles
are present, poslng an opportunlty for
retrofittlng and redeveloPment.

. Automotive and car related businesses are
still predomlnant along the route. From car lots
and repair shops, to gasoline/service stations
and used car lots, Route 66 concentrates
several car-centric businesses that echo the
Route's historic focus; however, a few of these
are slowly being converted to other uses,
including restaurants, retail, shops and even
housing.

. A total of 3O hotels and motels are located
wlthin 600 feet of the conidor. A few of
these sites are considered historic Route 66
structures, including the Campbell Hotel, built in
1927, and the Desert Hills Motel, built in 1953.

. The corridor's conf¡guratlon ls mainly
carorlented. The development pattern along
parts of the Route is suburban in nature, with
changing characteristics between arterial
intersections, ranging from a mix of on-street
businesses, warehouses and automotive
venues, to strip malls, fast food joints, hospitals,
industry and a University. Commercial and
industrial uses are predominant. Though older
segments are more oriented toward pedestrians
in an older Main Street style with buildings
abutting sidewal ks, more pedestrian-oriented
areas are needed.

. Route 66 ls getting a Bus Rapld Translt Route.
The new Route 66 Bus Rapid Transit (BRT) route
will run from East Tulsa to Downtown along a
portion of E. 11th Street, intersecting with the
existing BRT route along Peoria Avenue.

. Catalyst prolects from private lnvestment
have been implemented. Examples include the
Mother Road Market by the Lobeck Taylor Family
Foundation; Tally's multiple businesses at the
intersection of 11th Street and Yale Avenue;
and Buck Atom's Cosmic Curios on 66, which
includes the new iconic 21-foot-tall sculpture of
Buck Atom, a Route 66-themed space cowboy,
among others.

. There is a need to acknowledge past
successes flom project implementation along
the corridor to promote investment.

. At leastfive successful local businesses have
relocated to Route 66 or have opened second
locations, including Joseph Geirek Art Gallery,
Jenkins and Company Home Furnishings,
Burnett's Flowers, and Flo's Burger Diner.

. The corridor offers immediate access to
Tulsa's reg¡onal blcycle and pedestfan
network, including the River Parks Trails. A cycle
track, bike lanes, and a signed route are also
planned to fully cover the Route.

. The Eugene Field neighborhood on Route
66 in west Tulsa received a $30 milllon
revitallzation grant from the U,S, Department
of Housing and Urban DeveloPment.

. Progtams and incentlves have been
designated and implemented along Route
66, including Tax lncrement Financing (TlF),

Opportu n ity Zones, historic preservation
programs, a neon s¡gn grant program, and
surrou ndi ng Historic Preservation Districts.

þ
\
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The prev¡ous Route 66 Master Plan

The Route 66
Enhancements and
Promotion Master Plan of
Development (2005)
ln 2003, a county-wide sales tax initiative, Vision
2025, was approved by voters to fund capital
projects and support economic development.
Believing that Tulsa's alignment of Route 66
was an untapped resource, a grassroots effort
of business and non-profit organization leaders
partnered with the City of Tulsa's planning staff to
quantify the potential return on investment from
tour¡sm if Route 66 was revitalized.

To direct the new funding toward preservation
and revitalization efforts, the mayor's office
created a Design Recommendation Committee.
The Committee included business owners,
leaders of non-profit organizations, citizens, and
three elected members of the City Council. The
Committee also featured a professional consulting
team of engineers, architects, historians and
landscape architects. City engineering and
planníng staff coordinated the team's efforts.

The Committee's efforts resulted in the Route
66 Enhancements and Promotion Master Plan
of Development, which included a marketing
strategy, and a project implementation plan list of
capital projects and non-capital recommendations
for near term and long-range implementation.

The entire budget of $15 million was allocated
in the project list. The Vision 2025 Oversight
Committee, the Board of Tulsa County
Commissioners, and the Tulsa Mayor approved the
Master Plan, including the project implementation
plan in December 2005.

Goals and Objectives
Achieving the overarching goals to preserve and
promote the historic h¡ghway within the Tulsa
city limits began with market research to guide
the master planning outcomes. ldentifying and
understanding the marketing components to
enhance preservation and revitalization efforts
were essential tasks for directing public resources.

The allocation of resources was informed
by how Tulsa was perceived by a variety of
audiences, including regional residents, emerging
demographics, and heritage tourists. A premise
to the marketing efforts was that Route 66 is
a living, vibrant road, not just a snapshot in
time. Designing for its relevance to current and
emerging demographics was a critical component
for preservation and economic development.

Feedback was obtained through three methods:

. lnterviews with nationally-known Route 66
enth usiasts were insightfu I for understa ndi ng
historical assets and for knowing the current
audience that was being reached.

. Site visits to two cities revealed best practices
from metropolitan areas that do well in tourism
Cincinnati, Ohio, which has a river incorporated
into its tour¡sm efforts, and Albuquerque, New
Mexico, a destination city with an emphasis on
Route 66 tourism.

. lnterviews with prospective tourists from Tulsa,
Oklahoma City, Fort Smith, Wichita, Dallas and
St. Louis provided direct input about Route 66
tourism and perceptions of Tulsa.

One guiding strategy from the market research
stressed the importance of implementing capital
projects designed to reflect the Route 66 Era, a
time period that spans from the beginnings of the
Mother Road's construction in the 1920s, to the
boom of the automobile in the 1950s and 1960s,
but with an influence of progress that would
appeal to both the Baby Boomers and subsequent
generations.

A little piece of History

A PowerPoint presentation for the Visicln

2025 Oversight Comnrittee hrghlighted
the opportunity to both preserve antl
bring ecorrornic revitalization to Tulsa s

historic htghway.

At the end of [he presentatton.

1950 s-style car hops on roller skates
canre into the rrreeting roorrt holtling
serving trays with chocolate malls for
each of the conrnrittee nrenrbers. A line
ìtenr lor $15.OO0.OO0 was included in the
ballot and voters passed the initiative!
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A successful example of this is the Route
66 Skywalk and Avery Centennial Plaza.
Post-Baby Boomer generations have incorporated
the Skywalk into jogg¡ng routines, oftentimes
stopping to enjoy the views. Bicyclists stop on
the Plaza to enjoy East Meets West and read the
commemorative plaques. ln addition, younger
generations have adapted the European tradition
of "love locks" fastened to the Skywalk's mesh
accessory. ln addition, many businesses have
included the Skywalk in their advertisements.

Project Evaluation Griteria
To allocate the $15,000,000 of Vision 2025
funds, the following criteria were utilized for all the
ideas that were considered:

1. Cost of construction versus outcomes
. Potential to inspire and impress
. Potential to attract Route 66 visitors
. Potential to attract repeat visitors (local and

regional)

2. Need for operation and management (costs)

3. Potential to attract private investment or
funding from other sources

4. Synergy with community or Vision projects

5. Complimentary to exist¡ng land use plans

6. lncludes interactive components or activity
(supports engagement beyond the windshield)

7. Supports and/or celebrates historic elements
along the Route

8. Supports positioning of Tulsa as a bridge
between east and west

9. Relevance to marketing research:
. Appeals to Route 66 enthus¡asts

' Appeals to area residents
. APPeals to v¡sitors

' APPeal to families

' Appeal to the under-3S crowd
. Cool factor (would capture the imagination

of locals or tourists)

10. Potential to st¡mulate additional development

Outcomes would include stabilizing historic assets,
implementing capital projects to support private
investment and economic development, and
elevating Tulsa's stature before the national and
international tourism industry as a destination for
heritage tourism.

Twenty-two capital projects were identified, and
for which resources were allocated.

. Twenty of the capital projects are specifically
identified on page 9-2 of the Master Plan.

. Two capital projects began before the formal
conclusion of the Master Plan process, and
are included in project list, as line item #23 for
Encumbered/Spent.

Non-capital recommendations were identified
to further facilitate preservation and economic
development, and to assure sustainability of the
efforts undertaken.

Non-capital resources víewed as complementary
to the goals and objectives of preservation
and economic development were addressed,
and included identifying other funds, a
recommendation to consider zoning code
changes, and creating a Route 66 commission or
authority to oversee the long-range development
and sustainability of these efforts.

Cyrus Avery Memorial Bridge Gate

Public Outreach Process
To facilitate the development of the Master
Plan's implementation project list in an open
format, members of the Route 66 Design
Recommendation Comm ittee communicated
routinely with their constituents. Two public
meetings were held to present the project list,
one in East Tulsa and one in West Tulsa, where
community members were able to view and
discuss each concept.

The meetings resulted in area residents accepting
the project list and concept illustrations with
one remark: revise the designs of the East and
West Gateways to mirror Tulsa's past Art Deco
architecture. That preference was carried out by
morphingthe design with Zig Zagand Streamline
influences of Art Deco architecture and adding
thematic Route 66 l¡ghted shields.

I

{
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About thls nap:
This map portrays the n'ne drstricts idenl¡fred in the 2005 Route 66
Master Plan. Each d¡srrict was identified based on its unique and/or
recognizable characteristics wilh the intent that each would develop
its om identity and thus creâte ã "string of pearls" along the roule lo
further preservation and economic developmenl
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Map 3 - 2005 Corridor Districts
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Gorridor Districts (2005)
A concept to identify unique or recognizable
segments of the Route 66 corridor was achieved
through dividing segments of the Route into
nine districts. The opportunity for each district to
develop its identity and create a "string of pearls"
along Route 66 alignments furthers the goals of
preservation and economic development.

1. East Rural District. Entering Tulsa from the
east, the landscape is much as it was during
the early years of Route 66. Agricultural
land uses are intact, and a few remaining
original representations of pre-World War ll
tourist cabin architecture provide a realistic
perspect¡ve of the transition from rural to urban
development.

2. Mingo Valley District. Tourists will see first-
hand how Tulsa's built environment expanded
and changed land uses as development
transitioned d u ring the middle-to-latter
half of the previous century. Modern
commercial building practices emerged
along the highway's landscape, especially as
construction materials, design and zoning
code requirements were updated, shiftin$ the
building distance from the highway.

3. The Admiral District. Celebrating the original
7926-L932 alignment, this district includes
examples of Plains Commercial architecture
and the former site of Cyrus Avery's tourist
court. The al¡gnment journeyed westward to
Kendal l-Wh ittier a nd con nected i nto downtown.
Alongthe way, businesses opened and served
residents and tourists. This segment includes
the tribal boundary lines between the Cherokee
and the Muscogee (Creek) Nations. Tulsa's
revitalization of Route 66 inspired artist Eric
F. Garcia's iconic 90' by 30' sculpture Route
66 R¡s¡ng, installed ín 2019 on the former site
of Avery's tour¡st court at the intersection of
Admiral Place and Mingo Road.

4. University District. ln 1907, the University of
Tulsa moved to Sixth and Delaware, and quickly
expanded to 11th Street, which later became
Route 66. William Skelly, an early oil ¡ndustry
leader, provided much of the funding for the
university's football stadium built along 11th
Street in 1930. Renovations have occurred
over the years, and the stadium still generates
a thriving crowd of football fans. The stadium,
renovated and renamed in 2O0Z is an
architectural asset and icon along 11th Street.

5. Kendall Whittier Disttict. With blocks of
significant 1920s and 1930s architecture,
Tulsa's first suburban commercial area is also
home to Tulsa's longest-operating cinema. The
Kendall Whittier Historic District is becoming
a haven for startups, restaurants, art studios,
and a community of ethnic, cultural, and
generational diversity. The District is listed
on the National Register of Historic Places
and is a recognized Oklahoma Department of
Commerce Main Street.

6. Downtown District. The alignment of Route
66 through downtown Tulsa is a journey into
the Art Deco architectural style popular when
Tulsa became known as "The Oil Capital of the
World". Once hosting presidents and corporate
leaders, the central business district was an
oasis of culture in the emerging Southwest.
Now downtown's historic districts along
Route 66 are finding relevance in fulfilling
the needs of Tulsa's current demographics,
which focus on urban experiences that include
art, shops, food, loft living, work, sports, and
entertainment.

7. Refinery District. Oil refining continues to
be ¡mportant to Tulsa. Through a series of
acquisitions, Tulsa's original refineries are now
owned by one corporation providing capital
investments, jobs, and phila nth ropic donations
to the efforts of local non-profits.

8. Red Fork District. Seizing upon the remaining
architecture of an early oil boom community,
the district's desire for economic development
and architectural preservation still prevails.
This area was a catalyst for Route 66 to
become a recognized Oklahoma Department
of Commerce Main Street from the west
bank of the Arkansas River to the Crystal City
Shopping Center. Red Fork continues to attract
entrepreneurs for food, business and art.

9. Grystal C¡ty. Originally the site of an
amusement park and dance hall with unique
architectural features, Crystal City also housed
one of the largest wooden roller coasters of
¡ts time. Suffering the effects of changing
demographics and then a devastating fire, the
site was later reinvented into a mid-century
shopping center, and is again transforming into
a revitalized commercial center.

Chapter 3: Successes 2A
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Cyrus Avery Centenn¡al Plaza

1. Cyrus Avery Gentennlal P|aza

Location: 1250 Southwest Boulevard, on the east
bank ofthe Arkansas River

Description: The Plaza, flanked by the flags of
the eight states of Route 66, hosts the East
Meets West bronze sculpture; the Route 66
Skywalk pedestrian bridge offers a panoramic
view of the sculpture, the downtown skyline,
the Cyrus Avery Route 66 Memorial Bridge,
the Arkansas River, and a century-old oil
refinery that helped make Tulsa the one-time
Oil Capital of the World. Tourists may enjoy
walking, jogg¡ng or biking the River Parks trails
along the Arkansas River.

Status: Complete

Outcome: Historic and commemorative features
provide an opportunity for heritage tourism
and recreation for tourists, guests of
downtown convention events, business
travelers, residents, and visitors to downtown
food, art, and entertainment districts.

Partners or lnvolved Parties in lmplementation:
Oklahoma Centennial Commission; Vision
2025 funds were enhanced by a $400,000
grant.

Conceptual Renderings - Route 66 Experience

2. Route 66 Experience (Future Project)

Location: A two-acre site on the hilltop located at
7249 S. Riverside Drive

Description: The concept for a Route 66
interpretive center includes both static and
interactive displays, thematic commercial
amenities for tourists, and indoor-outdoor
programmable space. The site was acquired
for its location on Route 66, proximity to
downtown, views of the historic bridge and
Arkansas River, and centrality to the east and
west flow of motoring tourists.

Status: Concept development and additional
fund raising are ongoing.

Outcome: The Route 66 Experience will help
establish Tulsa as a Route 66 destination city
and become a launching point from which
many of Tulsa's Route 66 attractions may be
enjoyed.

Partners or lnvolved Parties in lmplementation:
To be determined

Avery Plaza Southwest Neon Sign Park

3. Avery Plaza Southwest

Location: West approach to Cyrus Avery Route 66
Memorial Bridge

Description: The Avery Southwest Plaza is a
neon s¡gn park that includes replicas of three
neon signs that commemorate the defining
decades of Route 66 motor courts: The Oil
Capital Motel, the Tulsa Auto Court and the
Will Rogers Motel. Each sign is twenty-one
feet tall, lighted with neon and sited within
specially designed landscaping, con nections
to the River Parks Trails and views of the river
and downtown Tulsa skyline.

Status: Complete

Outcome: The Plaza is an ideal site for photos with
the neon signs, the downtown skyline and the
historic bridge in the background. Tourists
experience the artistic flair which was popular
with the construction of the 1950's neon
motel signs along Route 66.
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Cyrus Avery Memorial Bridge

4. Cyrus Avery Memorial Route 66 Bridge
Stabillzation

Location: Spanning the Arkansas River along the
original Route 66 alignment

Description: The bridge, with its iconic Art
Deco architecture, is listed on the National
Register of Historic Places. The construction
was innovative at the time, using reinforced
concrete with eighteen arches to stretch a
quarter mile across the Arkansas River. lt
became the justification Cyrus Avery gave to
federal authorities to align the new highway
through Tulsa in 1926. Although closed
to traffic and pedestrian use, the bridge
was stabilized in hopes of revitalizing it for
recreational and commercial uses in the
future.

Status: Complete

Outcome: From the heights of the nearby Route
66 Skywalk, looking across the quarter
mile-long bridge provides tourists an
imaginary experience of the early decades
when travelers journeyed east to Chicago and
west to Santa Monica in pursuit of dreams,
or traveling for business or leisure along
America's Main Street.

East End Gateway

5. East and West Gateways

Locations:
East Gateway: Ll707 E 11th Street
West Gateway: 4261- Southwest Boulevard

Description: Serving as a grand welcome for
tourists approaching Tulsa from all points
west of Chicago or east of Santa Monica,
each gateway is nearly 35 feet tall and arches
over nearly twenty feet to the centerline of
the road. Motorists drive underneath the
gateway and a neon-style lighted Tulsa Route
66 Shield. A smaller feature on the outbound
lane serves to thank tourists for having visited
Tulsa.

Status: Complete

Outcome: Motorists are greeted with a sweeping
architectural welcome to Tulsa, reminiscent of
the StreamlineandZigzagArt Deco style of
architecture that was popular in Tulsa when
Route 66 was launched in !926.

Historic lnformation Sign and Map along the Route

6. Information Road Signs

Locations: Along Tulsa's two Route 66 Alignments

Description: Tulsa had many businesses and
neighborhoods that characterized the early
years of travel experience along America's
Main Street. Tulsa's two Route 66 alignments
include thirty thematic signs installed in the
sidewalk at locations that represent Tulsa's
history. lncluded are tributes to aviation
heroes Amelia Earhart and Charles Lindberg,
who flew into an airport abutting Route 66;
the wolf Robe Hunt Trading Posu the Negro
Motorist Green Book, and the cemetery of
the Father of Route 66, Cyrus Stevens Avery.
Signs include narrative and most also display
historic images.

Status: Complete

Outcome: Tourists experience pieces of Tulsa's
history and the Route's history through
commemorative plaques complete with maps,
stories, and photos.
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Red Fork D¡strict on Southwest Boulevard

7. Route 66 Streetscape Enhancements
7.1. Red Fork Main Street - Streetscape

Location: The block of 4067- 4O85 Southwest
Boulevard

Description: The block includes the remaining
early commercial architecture of west Tulsa

from when development first began after the
discovery of oil. Tourists get a glimpse into
the past of the area that served residents,
travelers and oil field workers. lllustrating
the point that Route 66 is still relevant,
an aviation services company located its
main office in a portion of the historic
buildings, along with an art gallery and other
professional services. Across the street is a
railroad-themed restaurant and adjacent art
studio.

Status: Complete

Outcome: Although a small area, tourists stroll
along the sidewalks in front of the remaining
Plains Commercial a rchitecture storefronts
that were built when oil was discovered, to
visit retail, food or art establishments.

^ 
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Sign Board at the M¡ngo Road intersection

7.2.E.11th Street - Streetscape

Location: 11th Street, from 89th East Avenue to
Garnett Road

Description: This segment is a tree-lined
boulevard with "Tulsa Route 66" banners,
a large, themed wayfinding sign, and an
interpretive plaza. At the Mingo Road
intersection of the 1926-1932 alignment and
the final Route 66 al¡gnment, a streamline
architectural sign board directs motorists
to the two alignments, Route 66 R¡sing,
and the plaza, which includes kiosks and
bronze plaques telling local stories, and a
map of Route 66 Vision 2025 projects. The
site overlooks a one-and-a-half-mile linear
greenway with water features, walkingtrails,
and picnic areas.

Status: Complete

Outcome: ln an area that developed after the
height of Route 66's popularity, tourists can
enjoy the entry ¡nto or out of Tulsa along a

tree-lined boulevard with Route 66 banners.
The wayfinding map and informational bronze
plaques tell Tulsa's story as tourists take the
opportunity to get out of their cars and walk
along the greenway and recreational trails.

Route 66 Sidewalk stamp

7.3. Streetscape along Southwest Boulevard

Location: Arkansas River to West 23rd Street

Description: Tulsa began growing rapidly in
the early 19O0s after the discovery of oil,
and when refineries were built west of the
Arkansas river. This segment of Route 66 was
vital to connect¡ng the nearby oil refineries to
downtown, where civic and oil industry leaders
were collaborating to develop Tulsa into an
economic and cultural center.

Status: Complete

Outcome: Motorists experience the transition
between the oil industry that made Tulsa a
wealthy and international ly-famous center
of oil production, and the architecture of
downtown's historic buildings, many of which
were built as headquarters for oil companies
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Streetscape Amenities at the 11th Street and Yale Avenue
lntersect¡on

7-4- LLlh Street and Yale Avenue lntersection

Location: The four corners and crosswalks

Description: "Cultural Crossroads" features
fou r intersection crosswal ks displaying the
emblems of each state Route 66 traverses,
and a Route 66 shield is embedded in
the center of the intersection. On two
streetscaped corners are bronze plaques
with photos and stories of the surrounding
neighborhood's early days; one corner has
a "Tulsa Route 66" clock. Stories include
the abutting neighborhood of Tudor Revival
homes and its park, listed on the National
Register of Historic places; and a school
where students deposited donated metal for
World War ll efforts. An early corner shopping
center, the area is still commercially vibrant,
and is near Expo Square, home of the Golden
Driller and the Pavilion, an Art Deco gem.

Status: Complete

Outcome: Streetscape provides tourists with
a broad experience into the lives of area
residents between the 1920s and 1950s.

Partners or lnvolved PaÉies in lmplementation:
Vision 2025 funds were enhanced by a

$385,000 Oklahoma Scenic Byways Program
grant.

Route 66 Planter

7.5. Route 66 Planters

Location: Forty-six planters are located within the
right-of-way along the Route 66 corridor

Description: Designed and fabricated by a local
company located on Route 66, each concrete
planter has a Route 66 shield and receives
a fall and spring floral planting, adding a
unifying and unique feature to the Route.

Status: Complete

Outcome: Beautification and consistent,
identifiable streetsca ping

Landscape around West Gateway

7.6. Streetscaping on Southwest Boulevard

Location: West 27th Street to 33rd West Avenue

Description: A plaza was constructed around the
West Gateway. Kiosks with bronze plaques tell
stories of West Tulsa history from the time of
lndian Territory to present. A mosaic art piece
installed on the plaza is described on page
36. The Plaza and West Gateway are entry
points to Tulsa from the west and are placed
in front of the Crystal City Shopping Center.
This streetscaping project provides visual
improvements to the sidewalk including an
18" concrete border and Route 66 shields.

Status: Complete

Outcome: Streetscaping, pedestrian movement,
and Route 66 symbolism
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Meadow Gold Neon Sign

8. Meadow Gold Neon Sign

Location: 1324 Easl 11th Street

Description: The restored 1940s Meadow Gold

neon sign comprises two 40' by 20' panels

that travelers can view from the east or the
west while driving on Route 66. Rescued from
demolition and moved one mile west from
its original location, the sign was installed
upon a new Plains Commercial-style pavilion

that includes kiosks with bronze plaques

commemorating the property's history, and
the h¡story of neon and the Meadow Gold

sign.

Status: Complete

Outcome: The legacy neon sign sparked
reinvestment and beautification into
early Route 66 buildings, now a thriving
entrepreneurial commercial district that
includes art, dining, and placemaking.

Partners or lnvolved Parties in lmplementation:
Tulsa Foundation for Architecture, the
Oklahoma State Route 66 Association, Claude
Federal Neon Sign Company, the National
Park Service Route 66 Corridor Preservation
Grant Program ($15,000 enhanced Vision
2025 funds); land was donated by Markham
Ferell.

Survey Plan Map

9. Southwest Boulevard Property Acquisition

Location: 3770 Southwest Boulevard

Description: A two-acre site acquired for the
installation of the restored Meteor 4500
train engine and tender, which carried
passengers from Kansas City to a downtown
Tulsa intersection on the original Route 66
alignment.

Status: Complete

Outcome: Created a space for the development
and expansion of the Route 66 Historical
Village.

Partners or involved in implementation: Vision
2025 funds were enhanced by efforts and
donations of the Southwest Tulsa Chamber
of Commerce, Townwest Sertoma, Southwest
Tulsa Historical Society and Save the Frisco
Engine for Tulsa, lnc.

Restored Train and Replica Oil Derrick at the Route 66 Village

10. Route 66 Historical Village

Location: 3770 Southwest Boulevard

Description: The Route 66 Historical Village is
home to restored train cars, a replica 154-foot
oil derrick, and a 1920s-style Phillips 66
tourist center. Under construction is a replica
train depot.

Status: Ongoing

Outcome: The Historical Village includes a
h istorica I ly-accu rate restoration of tra i n ca rs

and a replica of an early, iconic Phillips 66
gas station serving as a tourist center. The
Historical Village is also a future site of Route
66 Train Depot currently under construction.
When complete, the Depot will be used for
special events and community gatherings.

Partners or lnvolved Parties in lmplementation:
Vision 2025 funds were enhanced by a

$400,000 Oklahoma Centennial grant for the
derrick, and many donations and volunteer
hours managed by the Route 66 Historical
Village lnc., which oversees operations,
maintenance, and ongoing development.
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Route 66 by the Meadow Gold S¡gn

11. Histodcal/ Peatl Preservatlon

Location : Corridor-wide

Description: Recognizing the vulnerability of
historic assets over time, Vision 2O25
funds were allocated for preservation and
restoration of Tulsa's "Route 66 Pearls". To

date, funds have aided in the preservation
and restoration of the Meadow Gold sign,
and filmed six hours of interviews with three
grandchildren of Cyrus Stevens Avery, the
Tulsan who created Route 66.

Status: Ongo¡ng

Outcome: Preservation and documentation,
beautification, Route 66 landmark creation,
and oral histories.

Route 66 Signage at the Mingo Greenway

12. Route Signage

Location: Multiple major intersections.
Freestanding s¡gnage, and signage located
on overhead traffic signal mast arms, on both
alignments of Route 66.

Descriptlon: Recognizing the value for tourists
to easily identify the Route 66 alignments,
specially-designed green overhead signs
were created and installed on the traffic
signal mast arms throughout the city's
major intersections, branding streets with a
recognized historic Route 66 symbol.

Status: lnstallation is ongoing as traffic signal
mast arms are upgraded.

Outcome: Tourist feedback requested that
wayfinding signs be installed to more easily
identify how to travel the corridor. Overhead
signage identifies both the street name, block
number, and Route 66 designation.

Route 66 Rísing Sculpture

13. Route 66 Artwork

13.1. Avery Traffic Glrcle/Route 66 Rísing

Location: Within the traffic circle intersection of
Admiral Place and Mingo Road, the original
L926-1932 Route 66 alignment.

Description: Nearly 30' by 9O', the installation
is at the former site of Cyrus Avery's tourist
court, which included a gas station, cabins,
and the English lnn restaurant. The metal
scu I ptu re i ncorporates colors identified with
Route 66: grey for the highway pavement,
brown for the national historic markers, and
aquamarine for the popular two-tone color
of many 1950s automobiles. The sculpture,
capped by a traditional shield emblem
and the word lulsa, rises from the ground,
symbolizing the resurgence of Route 66.

Status: Complete

Outcome: This unique and inspirational sculpture
emphasizes how current generations value
the history of Route 66 and are contributing
their enthusiasm to the ongoing revival of
America's Main Street.

Partners or involved part¡es in implementation:
Eric F. Garcia, art¡st
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The Floating Hanger

1Í1.2 Sue Bland Oll Well Gommemorative
Artwork - Floating Hanger

Location: 4216 Southwest Boulevard

Description: This circular mosaic by artist Eileen
Gay is a colorful artwork commemorating
the progression of dinosaurs to oil and of
transportation from horse and buggy to rail
and automobile. The circular form is tandem
to a replica piece of oil rig equipment and is
positioned so that tourists look through it onto
the Gateway and abutting rail line.

Status: Complete

Outcome: The colorful and circular mosaic has a
diameter allowing tourists to stand inside for a
kitschy and colorful selfie opportunity.

Partners or lnvolved Parties in lmplementation:
Eileen Gay, artist

Howard Park Stone Sculptures

1Íì.3 Howard Park Artworks

Location: 2510 Southwest Boulevard

Descfption: Three lndiana limestone obelisks
were hand-chiseled to illustrate Tulsa's
beginning modes of transportation, Native
American presence, early industries, and Art
Deco and cultural themes. Tribal greetings
ín the languages of the Cherokee, Muscogee
(Creek) and Osage Nations greet tourists
with the phrase, "Hello, how are you?,"
presented in tribal script and English phonetic
pronunciation. The history of Southwest
Tulsa's rail, oil and cattle history, along with
Tulsa's cultural features, such as Tulsa's
Western Swing music, are represented.

Status: Complete

Outcome: Tourists experience the diverse and rich
culture that made Tulsa a center of business,
art, and entertainment.

Partners or Involved Parties in lmplementation
Patrick Sullivan, artist; Sharon Sullivan, art
consultant, and Jayson Warnock, graphic
artist

14. (Xher Route 66 Prolects lmplemented
before the release of the 2OO5 Route 66 Master
Plan:

1. A Master Plan to guide preservation,
revitalization and the promotion of Route 66
tourism through capital projects and policy
mechanisms.

2. East Meets West, a 20,000-pound cast
bronze artwork by Robert Summers. An oil
rig wagon pulled by two horses leaving the
oil fields and crossing the bridge encounters
Cyrus Avery and his family traveling west from
downtown in an automobile. The frightened
horses rear up as Mr. Avery shields his family.

3. Brown Histodc Route Markers were installed
on both Route 66 alignments, providing
tou rists with freq uent wayfi nd i ng identification

Status: Complete

Outcome: The Master Plan guided capital
projects, marketing, the pursuit of additional
funding, and the impetus for zoning changes
to create a defined Overlay District, Neon Sign
Grants, and the designation of a Route 66
Commission. More than 90% of the capital
projects in the Plan have been implemented.

East Meets West memorializes the Avery
family and the contribution of oil field workers,
whose hard work assured Tulsa's place in
history, leaving a rich legacy of architecture
and philanthropy.

Partners or involved parties in implementation
. Master Plan: Dewberry Engineering & Design,

Howel I Vancu ren La ndsca pe Architects,
Littlefield Marketing, and historians Michael
Wallis and Guy Logsdon

. East Meets West: Robert Summers, artist;
Deep in the Heart Foundry; The City of Tulsa's
Traffic Operations Division fabricated and
installed the historic marker signs
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Other Successes Since
2005
. The Tulsa altgrrrrterrts of Route 66 are

further identified with therrnal plastic
roadway

. The Route 66 Marathon was created
by a 5011c.t3 norr profit which chose to
use inrages of the "East Meets West'
sculpture as its inaugural logo for the
multi level rnedals awarded.

. The Route 66 Skywalk ts a frequent
marketing brand for private business
advertrsements a ncl Tulsa promotiona I

rnaterials.

. Two lVlain Street Programs were created
serving two segments of Route 66
alignmerrls.

. Fclur commercial areas have grown
organically through the private
investnrenl of entrepreneurs: Blue
Dorne Districl Kendall Whittler. Crystal
City, Red Fork. anci Meadow Gold.

. The Roule 66 Corrlrnisslon was created
by rnayoral executive orcier.

. An Overlay Zortirrg District was created.
and a Neon Sign Grant Prograrn was
irnplerrrented as a berrefil of the Overlay
Dist nct.

. Businesses and properly owrlers are
investrrrg in untlerutilized properties:
sonle relocating f rorr other areas of the
city to locate their business specifically
on Route 66.

. Tulsa Fire Departrnent renatrted a
facllrty 'Sration 66 al 14333 E. 11th
Street.

=+v

Non-Capital Projects
1. Route 66 Village Welcome Center

Location : 37 70 Southwest Bouleva rd

Description: A replica 1920s and 1930s
Phillips 66 masonry ïudor Revival-style
gasoline station. Themat¡cally accurate
including replica gas pumps, lhe 72O
square foot station serves as a tourist
welcome center.

Status: Complete
Outcome: Originally designed to arch itectura I ly

become a part of the neighborhood, this
style of gas station was most notable in
the Route's early decades. Tourists will
have a rare and close-up experience with a
design style for which few originals remain.

Partners: Route 66 Village, lnc.

2. Land acquisition for the Route 66 Village
Location: 3770 Southwest Boulevard
Description: Add itional two-acre contiguous

tract
Status: Purchase Completed
Outcome: For future development of amenities
Partners: Route 66 Village, lnc.

3. Entryway Neon Sign for the Route 66 Village
Location : 3770 Southwest Bou levard
Description: A 1950s-style replica neon sign
Status: Complete
Outcome: Adding to the thematic character

of the site's transportation, oil and
Route 66 focus, the sign adds a popular
representation of the popular, kitschy
design style.

Funding: lmprove Our ïulsa
Partners: Route 66 Village, lnc.

4. Route 66 Train Depot
Location : 3770 Southwest Bou levard
Description: A replica 1920s to 1930s train

depot
Status: Ground was broken in 2O2O
Outcome: The 5,563 square foot facility with

catering kitchen can host community,
educational and private events. An
additional parking lot will have 66 parking
spaces.

Partners: Route 66 Village, lnc.

Additional Resources
. Donation of land: Markham Ferrell for the

Meadow Gold sign and Pavilion.

. lmprove Our Tulsa: $550,000 for the Route 66
Tourist Center.

. Oklahoma Centennial Grantfor Red Fork
Derrick: $400,000

. Oklahoma Centennial Grant for Avery
Centennial Plaza: $400,000

. Oklahoma Scenic Byway Grant for "Cultural
Crossroads": $385,0O0
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Methodology
Strategic Planning is a data-oriented process that directs the allocation of programs and services toward
specific areas where funds and other resources are most needed, can be readily utilized, and are most likely
to achieve sustainable success in alignment with City priorities.

For this plan, strategic planning was used to ldentify target areas or portions of Tulsa's Route 66
corridor to prioiltize for funding allocation and strategy implementation, that contain:

Figure 1- Future Growth Potential lndicator Weights

Concentration of assets, growth, and
development potential

Throughout the Route's history, the mother road
has been a symbol of entrepreneurship and small
business. America's Ma¡n Street has naturally
given rise to private and public market investment
and development, and recognizing existing assets
is pivotal to identifying the potential for preserving
the Route's legacy and spurring future growth and
opportunity.

The strategic planning model identified the
following assets as indicators of future growth
potential:

a) Land Use, which includes hotels, restaurants
and retail establishments

b) Opportunities, which includes TIF districts,
Opportunity Zones, Historic Districts, and Main
Street programs

c) Connectiv¡ty, represented by highway access
points, bus stops, sidewalks, and existing and
future bicycle and pedestrian infrastructure

d) Housing, represented by residential uses
including apartments, condominiums,
duplexes, and single-family homes

Proximity to capital project investments and
landmarks

Thanks to voter-approved funding packages,
almost all the projects recommended in the 2005
plan have been built. These landmarks, public art,
a nd streetsca pi n g projects represent com m u n ity
support and the local legacy ofthe Route.

The strategic planning model incorporated these
investments through an additional landmark
indicator consisting of average daily visits to key
destinations and attractions within 3 miles of
Route 66 from January 2018 through April 2019.

To further assess the potent¡al for these groups
of indicators, they were weighted based on their
ability to influence future growth, as can be seen
in FiSure 1 on this page, and Map 7 on page 42.

The process of dividing portions of the local
Route into smaller segments for analysis is a
continuation of the 2005 plan process which
used "districts" to organize the Route. ln the
previous plan, nine distinct districts were identified
based on their existing local context to guide
future investments and organize branding and
identity. Plan 66 continued these efforts and used
enhanced data analysis and outreach to update
the division of the Route into target areas.

The indicators chosen for the strategic planning
process merged the efforts of the past with
detailed local context, and formed a framework for
assess¡ng the potent¡al of future implementation
and actions along the Route. When mapped, the
indicators formed hotspots or concentrations,
and interventions were more easily assessed in
accordance with their ability to be significant.

rt
Landmarks

Connectivty

Land Use &
Opportunities

Housing&

5til

€
G-

Future
Growth

Potential

Planning Approach
The analvsis for thr.-s plar was grounded in the
use of Strategic Planning. an approach lhat
rdenlrfjes polrcy reconrfilendatrons through the
nlergrrìg of quantilatrve and qualrlatrve dala
indrcators. The strategrr: plannrng procress

created a frarnework for drscussing. rrto<leltng.
and vrsronrng lhe Route 66 s tuture through
TLrls¿

Burldrng ott thrs f rarrework wrth drverse
outreach results. pnortres and conrr¡untty
designed drrectrons for lhe Roule were able to
be tdentrfied.

The holspots lhat enrerged fronr tne strategrc
plarinrng process helped rllurntnate future
poterìtral along the Route. and provtded a

strong franrework to gurde arìd assess the
corìrrnurìrty s owr perceptron about that
lra nsfofi ratrona I cha nge.

Parred wtth a robLrst outrea(ìn process. these
hotspots fornted a foundatrcrn able to evolve
Into the collaboralrve rde¡trficatron of Plan
66's target areas.
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Strategic Plannin$
Denslty of Land Use, Opportunities, Connectivfty, and Housing
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Map 7 - Composite Density, includ¡ng Landmarks, Land Use, Opportunities, Connectivity, and Housing
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Advisory Committee Workshop Discussion

A team presents their ideas at Advisory Comm¡ttee Workshop

Workshop participants

The Plan 66 team conducted four levels of
distinct outreach, including:

a) An advisory committee workshop for local
stakeholders

b) A business and cultural diversity roundtable
discussion

c) One-on-one interviews with subject matter
experts; and

d) A wide-reaching public survey

Each component of engagement was des¡gned to
capture specific opportunit¡es for feedback and
commentary on what the future of Tulsa's Route
66 should look like. ln addition, staff engaged
with the Route 66 Commission, the Mayor's
Office of Economic Development, the Tulsa

Metropolitan Area Pla nning Commission (TMAPC)'

and City Council committees to support Plan 66's
development, review, and adoption process.

Outreach Process
The Mother Road is a symbol of collaboration, partnership, and commun¡ty, with many diverse participants

contributing to the vibrancy and energy of the Route. Through outreach and engagement with a broad

spectrum of the Route's community members, unique perspectives and valuable insight were captured in

the planning process.

a) Advisory Committee WorkshoP

At the onset of the outreach process, 12 advisory
committee members participated in a workshop
at Mother Road Market. A diverse group of local
policy leaders, Route 66 travel and tourism
advocates, and local business owners participated
in a day of activities designed to identify strategies
for realizing the four foundational goals of Plan

66, as well as assist in the prioritization of
implementation actions and target areas.

The day-long workshop held in January 2O2O

included:
. lnformative presentat¡ons on the history,

process, and opportunities for Plan 66

. Small group sessions to brainstorm
opportunities and obstacles for the hotspots
identified in the strategic planning process, as
well as to identify potentlal new hotspots

. VotinÉ on priorities for implementation activities
and funding

Participants of the workshop identified roughly
30 unique initiatives to accomplish the four
foundational goals of Plan 66, ranging from capital
¡nvestment strategies to ideas on how to celebrate
the Route annually. Some of the most popular
ideas among attendees include:

. Develop and grow a Tulsa-specific brand for its
stretch of Route 66

. Work to incentivize future local investment

. Preserve local cultural resources related to the
Route; and

. Coordinate business and property appearance
enhancement programs for local businesss and
property owners
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Roundtable Participants

b) Business and Cultural Diversity
Roundtable

ln order to better understand the unique
perspectives of diverse business owners along the
Route, the project team facilitated a roundtable
discussion with people who represented a variety
of interests in Route 66. Topics of discussion
were curated to identify the potential for planning
to support existing local business owners, as
well as the potential to spur business growth.
The planning team also sought to understand
how business support can and should differ
for different businesses based on the unique
backgrounds and histories of the attending
entrepreneurs.

The roundtable was held in March 2020 at Tally's
Good Food Café. A range of opportunities were
identified by the 11 participants, and the most
common themes included :

. Education and outreach

. Municipal communications and information
streamlining

. MarketinÉ and tourism connection; and

. Social cohesion support

Roundtable Presentation

c) One-on-One lnterviews
Taking a deeper dive on policy topics, from
February to March of 2020, the team identified
subject matter experts who could contribute
valuable perspective and context on strategies
under each of this plan's four foundational
goals. Local professionals working in tourism,
transportation, h istoric preservation, a nd
development weighed in on the past successes of
the Route 66 Master Plan and how Plan 66 could
create significant change along the Route.

Providing detail, identifying resources, and
illuminating the potential for future partnerships,
these one-on-one conversations guided the
creation of policy language with input focusing on:

. Potential partnerships for planning coordination

. ldeas and tips on expanding marketing and
branding

. Areas of interest and concern for transportation
and multi-modal access; and

. Potential sources of revenue for community-led
implementation

One-on-One lnterview
lnsightful Quotes
. 'Best way ts plann ed events -

rrtarketing alone wc¡n 't be the draw...
food. rrtusir:. and entertainntent even¡s
will brrng people to the Route. "

. 'Storefrorrfs r¡eed to be c/ose to the
stree¡ w¡th parktng in the t¡ack...thts
he/ps accessittility ancl fhe buses as
well."

. "Help pr¡vate trusrnesses irtcrease thet¡
participation in historic preservation."

. 'AnythtnÊ we do to fix up 4dniral Blvd.
or 17th St. l-s good for Tulsa - nol /us¿
preservation - lt s good for evervone.'

. The more neon we get, the betler.
That's what rhe people are there lo see
they're corning to see that iconic Rot"¡te

66. "

. 'Have an untbrella organization for
Route 66 r¡rerchants, then have distrrcts
withìn il to promote visltlrrg Iulsa s
Rcrute 66 and enjoy all the drstrlc¡s.'

Chapter 4: Methodology 44



{'
?

d) Public Survey

The widest form of outreach conducted to elicit
perspectives on the future potential ofthe Route
came from a public survey launched in June
2020. Dispersed digitally through the Tulsa
Planning Office and its partners' networks, the
survey sought feedback and comments on
the draft initiatives developed throughout the
process. Originally, the team had planned two
public meetings to be held on the East and
West alignments of the route. Due to the global

COVID-l-g pandemic and to ensure public safety,
the team transitioned to digital platforms for
public feedback.

Through the survey, participants were asked to
weigh in on draft strategies and assisted the
planning team with prioritizing specific initiatives
to achieve the goals of the plan. Participants
also identified preferences for target area
concentrations, as well as priorities for how
funding should be allocated.

F¡gure 2 - Survey Respondents by Age Group

More than 1,000 community members
participated in the online survey, and unique
responses were captured from each state the
historic Route runs through. Almost half the
responses, roughly 46%, came from Tulsans
living either on the Route or within one mile.
Respondents represented a broad age range, with
a roughly even spread of adults from ages 24-56+
weighing in on the survey, showing the importance
of the Mother Road across generations.

Results from the survey showed public
preferences for how to accomplish the goals of
the plan, and respondents were asked to choose
their top three choices for which actions to pursue
to preserve, revitalize, connect, and celebrate the
Route in Tulsa.

lret 5
5-10 miles
from Route

Target Area ldentification at the Workshop 1

Target Area ldentìfication at the Workshop 2

Target Area ldentification at the Roundtable

Baby Boomers
Age 56 t

3Oo/o

Millennials
Age 24 39

34o/o

Gen Z
Age 8 23

9o/o

Tier 1
Roule 66 runs

thr()ugh the ZIP Code

35Vo

All Others

60/o

Tier 6

2

lrerJ
1 3 ¡lrles

frorr Roule

20o/o

Tier 4
3-5 mrles

fronì Route

L3o/o

(.¡
ù
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Results by Goal
Goal 1: Preserve

Respondents favored actions that contributed to the direct protection and
restoration of existing historical and heritage sites along both alignments
of the Route.

Two of the top three actions focus on identifying, preserving, and restor¡ng
potential historic buildings and signage alongthe Route. The second most
common response was to encourage businesses and artists to locate
along the corridor.

Goal2: Revitalize

Respondents indicated a strong desire to target funding resources toward
projects that make the corridor more inviting, appeal¡ng, and comfortable.

Recognizing that pedestrian-friendly infrastructure and development
increases the comfort and appeal of the Route, it is no surprise that the
top action for this category was to make the Route more comfortable to
walk along.

Seeing the opportunity to create a continuous frontage and fill in existing
gaps, the second recommended action was to redevelop vacant or
underutilized properties. Finally, responses indicate a strong desire to
invest in incentives that would help businesses improve their visual
appearance as a way to make the Route more appealing.

Goal 3: Connect

Perspectives on transportation issues along the Route favor interventions
that support people who walk.

Making sidewalks wider, more comfortable, and more accessible, and
enhancing crossing points, crosswalks, and signals took the first and third
spots, respectively, while connecting to existing transportaion networks
came came in second.

Goal 4: Gelebrate

A strong public desire for increased art and visual aids, as well as direct
support to local businesses continued to carry priority as a way to
celebrate the Route.

The top two priorities indicate a desire to see more art and wayfinding and
to develop resources like grants to business beautification, while the third
priority was to work on creating a welcoming environment.

Creating a Route 66 where everyone feels welcome echoes its initial role
as America's Main Street: a symbol of gathering, social interaction, and
community as diverse as its participants.

Figure 10 - Top Strategies for Each Goal

II
I

I
I
I

Goal 1, Preserve

Restore Historic Buildings and Signage

Encourage businesses and artists
to locate on the corridor

ldentify and preserve potential assets

Goal 2, Revitalize

Make ¡t more comfortable to walk
alongthe Route

Redevelop vacant or
underutil¡zed propert¡es

Use incentives to assist businesses
improve their buildings and signs

Goal 3, Connect

Make sidewalks wider, comfortable,
and accessible

Connect to existing transportation
networks

Enhance crossing points, crosswalks,
and signals

Goal 4, Celebrate

lmplement wayfinding and art
at key sites

Create grants to help bus¡ness owners
with street and bu¡lding enhancements

Create a welcoming environment
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Prioritized Target Areas
Although all segments of Tulsa's Route 66
alignments are a priority for investment, the
process of identifying and prioritizing the Route's
target areas was significantly influenced by the
four outreach processes conducted throughout
the planning process. Participants in each of the
engagement activities were asked to identify their
personal priorities for where to invest and focus
planning efforts for the implementation phase of
Plan 66.

Target area preferences were as unique as the
stakeholders who participated in the process, with
each group identifying a diverse range of potent¡al

from the identified areas. For example, subject
matter experts largely favored established areas
of the Route including downtown and the Meadow
Gold area along 11th Street, while business
owners attending the roundtable and advocates
attending the workshop placed more emphasis on

some of the further out portions of the Route, like
the Eastern Frontier and the Admiral Traffic Circle
on the original alignment.

Results from the four stages of target area
feedback and ranking identified the following
locations as the target areas primed for significant
investment and change along the Route:

Area #1: Meadow Gold and University of Tulsa
The stretch of the Route from Peoria to Yale

emerged early from the planning process as a
target area with concentrated assets and growth
potential. Housing many of the Route's latest icons
including the restored Meadow Gold neon sign,
the Buck Atom statue, and multiple developments
centered on 11th & Lewis, the opportunity of this
area was particularly evident to participants. They

identified this area as a site for concentrated
efforts and funding due to its central location, the
availability of new and existing businesses, and
capitalizing on public investments including the
forthcoming Bus Rapid Transit line and the Tax
lncrement Finance District.

A¡ea #2: East Meets West: Downtown Tulsa
As the center ofthe regional economy, the
downtown area provides a dense mix of residents,
businesses, and anchor institutions including
cultu ra I centers, u niversities, m un icipa I services,
and urban parks and gathering spaces. lt is also
bisected by the historic Route. Opportunity in the
priority target area was felt from the presence of
existing events and public gatherings, as well as
the availability of vacant lots and large parking lots
primed for redevelopment. Proximity to heritage
Route sites including the Cyrus Avery Memorial
Bridge and the historic Vickery Phillips 66 Éas
station was also recognized as an opportunity to
tie downtown's recent success more closely to its
historic roots and influence from the Route.

Area #3 : Kendall-Whittier
The Kendall-Whittier area is strategically located
along the historic alignment of the Route. An
independent cinema, resta u rants, a rt ga I ler¡es,

and a large public plaza hosting local farmers
markets and entertainment are a few of the
attractions nestled among locally-owned
businesses. Community members who prioritized
th¡s area felt there was opportunity for growth,

including walkability, based on the area's small
businesses and proximity to other hotspots
like downtown and 11th Street and Lewis.
Respondents also noted neighborhood pride and
the diversity of the area's residents and business
owners as a unique asset.

A¡ea #4: Route 66 Main Street
The western segment of the Route in Tulsa runs
southwest after crossing the Arkansas River and
passes through the Route 66 Main Street area,
which includes Red Fork and Crystal City. Local
investments on this stretch include the West
Gateway Arch and the Route 66 Historical V¡llage.
Educational and interpretative opportunities
were considered prime for increased attention
and growth that could elevate the Route's story
through the area.

Buck Atom Cosm¡c Curious Sculpture in the Meadow Gold area

Cyrus Avery Memorial Bridge and Downtown Tulsa

-(4
t^

The public parking lot in Kendall-Whittier features art, bike
racks, and a brick structure that mimics histor¡c bu¡ldings
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Area #5: Eastern Frontier
While farther from the hustle and bustle of
downtown, the eastern stretch the Route in Tulsa

is a gateway for westbound travelers of Route
66. With investments including the East Gateway
and the recently-renamed Fire Station 66 paying

homage to the Mother Road, the Eastern Frontier
was an area identified for future potential growth.

Its proximity to neighboring landmarks like the
Blue Whale in Catoosa and its connection to
highway systems were also noted.

Area #6: Mingo Traffic Citcle
Occupying a landmark locat¡on along the or¡ginal
alignment of the Route through Tulsa and the
previous site of Cyrus Avery's travel stop, the
Mingo Traffic Circle at Admiral Boulevard is
now home to a new symbol of the Route's local
resurgence. The larger-than-life Route 66 R,s,ng
sculpture in the middle of the four-lane traffic
circle has unlocked opportunity for this historically
overlooked portion of the Route. Community
members viewed the area as poised to welcome
new and diverse businesses, and the sculpture
as an asset that could be capitalized to retell the
story and educate visitors and Tulsans on the
transformative power of the Mother Road.

Meadow Gold / Downtown Kendall Wh¡ttier Southwest
TU Area Boulevard

Figure 11 - Target Area Preferences by Outreach Format
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Advisory Committee

Local Business Owners

Subject Matter Experts

Public Survey

*Publîc survey respondents
were allowed to select uP to
three choices.

Mingo
Traff¡c Circle

o/o

56.57

53.08

49.24

47.23

37.99

34.80

34.09

33.06

32.85

25.05

Responses

552

517

480

460

370

339

332

322

320

244

lnitiatives

Revitalize areas where Route 66 projects and development are already happening
by promoting increased density and infill.

Preserve identity cultural resources like Smaller architectural features and signage.

Create a Tulsa Route 66-specific Streetscape Toolkit.

Coordinate and support capital investment through incentives, matching grants'

and creation of a central hub for information and ideas.

lmprove accessibility in target areas to better connect the Route to the city's
transportation network of bikes, trails, and transit.

Develop corridor-wide branding.

Preserve heritage assets and historic structures.

Create "Welcome to Tulsa" attraction or landmark cn the east end of the Route

Create a dedicated pos¡tion or Staff to oversee Route 66 project implementation

support and implement educational and informational resources for a spectrum of
audience members.

Prioritized Investments

ln addrt¡or to developlng corrtdor wtde

stralegres and lnltlatlves and prlorltlzlng targel
areas to corìcerìtrate resol-rrces arrd support.
spectfirr and tat;ltcal actlons ând proJeots were
developed a¡d ranked.

Evolvrng frorl slrategtc planntrlg arralysts

mergecl wtth the qualltatlve resuits of varled
publrr; engagefilent. a set of prrorrtlzed
pr()ects for inrplerrtentatlon of Plan 66 were
createo. ln the publtc survey. responderrts
were asked lo rank the tdeas through a

burlgetary exerc:ise where they had terl dollars
and had to c;hoose how to spend rt-
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Target Areas

. Area 3.: Meadow Gold & University of Tulsa

Area 2: East Meets West Downtown Tulsa
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Southwest Blvd- Property
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Tally's Good Food Café, at the intersection of 11th Street and Yale Avenue
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Goal 1
Preserve 66
Hig,hlig,ht the Route's
historic significance
and uniqueness through
interventions that reflect
its meanin{,, protect it, and
make ít timeless.
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Strategy 1.1
Presele Route 66's historic buildin$s hy
identiÍying remainin!, assets, prcframmin!,
development, and coordinating with
property owners,

Action 1.1.1 ldentify and pursue incentives to
encourage rehabilitation and preservation of
historic assets in and around the Route.

Action 1.1.2 Adopt regulations to prevent the
demolition of contributing and potentially
eligible resources.

Action 1.1.3 Utilize current surveys to identify
eligible resources for the National Register
of Historic Places and advance toward the
nominat¡on of Route 66.

Action 1.1.4 Adopt design and use provisions
within the Route 66 Overlay, to promote
compatible new development.

Action 1.1.5 Engage with and educate property
owners on opportunities related to preserving
and revitalizing historic assets.

Action 1.1.6 Encourage co-location of
complementary uses, and promote interest
and investment in the preservation of historic
assets.

Strategy 1.2
Preserve and protect Route 66's ñlbtoríc
s¡gnaee as a symbol of the conidor's unique
identity throuth ptogtamming, zonint, and
coordination with private si{n owners.

Action 1.2.1 Encourage the creation of a Route
66 historic signage inventory.

Action 1.2.2 Ensure code provisions are in place
to regulate and allow for appropriate signage.

Action 1.2.3 Continue to fund the Neon Sign
Grant Program and explore alternative funding
opportunities to assist in the preservation of
historic signage.

Strategy 1.3
Honor tñe Route's historÍc role and Tulsa
Iegacy, while provìdín$ experiences that
catet to diverse cultures and generat¡ons.

Action 1.3.1 Develop strategies to attract a
diverse set of entrepreneurs, and encourage
them to preserve the Route's cultural legacy
th rough their investment.

Action 1.3,2 lntegrate elements of Route 66's
historic legacy, such as architectural features
and signage, into updated public infrastructure
including kiosks, benches, planters, landscape,
bus shelters, bins, and light poles.

Action 1.3.3 Leverage historic preservation
funding and resources as a tool for
revitalization along historically disinvested
portions of the Route, such as the original
Admiral Boulevard alignment.

Action 1.3.4 Encourage a diverse set of uses
along the corridor to attract tourists, foster arts
and culture, and promote the Route, including
lodging and hospitality services.

Action 1.3.5 Develop asset inventories and adopt
guidelines that cater to their maintenance.

Action 1.3.6 Promote public art and new signage
that reflects the Route 66 theme.

Action 1.3.7 Coordinate with entities focused on
historic preservation to expand marketing and
messaging.

Action 1.3.8 Recognize local Green Book sites
for motorists of color and designate them for
historic preservation.
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Goal 2
Revitalize 66
Transform Tulsa's Route
66 into a world-class,
multi-Senerational
destination offerin$
o ppo rtunities for visitors
to explore and for local
businesses to thrive.
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Strategy 2.1
EncouraSe pedestrian-oilented development
by implementing,elements of the CiA's
Complete Streets Policy and existínS,
planning documents.

Action 2.1.1 Encourage development built up to
the right-of-way to mirror historical built form
and promote parking behind buildings.

Action 2.7..2Enhance the Route through higher
density, infill, and mixed-use development.

Action 2.1,3 Redevelop vacant or underutilized
lots into green spaces and public use spaces
where appropriate.

Action 2.1.4 lncrease designated park¡ng spaces
for micro-mobility including bicycles and
e-scooters.

Action 2.1.5 Provide permitting and development
incentives to encourage retrofitting and new
construction.

Action 2.1.6 Develop and maintain a public
inventory of underutilized and vacant land to
promote and inform future development.

Action 2.1.7 Promote the implementation of
local adopted plans and ongoing initiatives
that cover portions of Route 66 and its
surroundings, such as Small Area Plans and
the Destination Districts Program.

Action 2.1.8 Adopt design standards for vehicle
sales and service businesses.

Strategy 2.2
Support established ôusinesses and
encourage further coordÎnated economÍc
ercwth.

Action 2.2.1 ldentify funding to support capital
investments for businesses and property
owners, such as matching grants, fee waivers,
and low-interest loan programs.

Action 2.2.2ldenlify funding to assist businesses
in their operations, such as matching grants,
fee waivers, and low-interest loan programs.

Action 2,2.3 Collaborate with existing business
networks, associations, and entrepreneurs to
develop strategies to promote Route 66 and
attract a diversity of new ventures.

Action 2.2.4 lmprove anchor areas at each end
of the Route by making them more visible,
identifiable, and welcoming.

Action 2.2.5 Assist businesses and property
owners through the creation of a centralized
hub of information for entrepreneurs that
includes permitt¡ng, cap¡tal and operational
funding opportunities, a nd partnership ideas.

Action 2.1.6 Promote and highl¡ght existing
businesses as opportunities to attract new
development.

Action 2.2.7 Encourage the co-location of
compatible businesses, specifica lly retail,
food and beverage, around existing tourist
attractions and landmarks.

Action 2.2.8 Encourage the implementation of
economic development designations, such as
Business lmprovement Districts, Destination
Districts, or Tax-lncrement Finance Districts to
spur growth along the Route, including non-
target areas.

Strategy 2.3
Promote public space investrnent to
increase safety and accommodate
recreation, events, and entertaÍnment,

Action 2.3.1 lnvest in streetscape design and
infrastructure; include elements such as street
furniture, lighting, buried utility lines, and
landscaping.

Action 2.3.2 Create public-private partnerships for
maintenance and development of green space,
parks, venues and vendor-ready spaces.

Action 2.3.3 Adopt Crime Prevention through
Environmental Design (CPTED) strategies for
new development.

Action 2.3.4 Develop seasonal and cultural
opportunities for programming, such as
festivals, open markets, and other special
events.

Action 2.3.5 Support the implementation of Route
66 thematic experiences, such as museums,
visitor centers, galleries, lodging, dining, retail,
and roadside attractions.

Action 2.3.6 lncrease education on safety, and
promote alternative uses of the public right-
of-way, including sidewalks, streets and open
spaces.

Action 2.3.7 Launch community polic¡ng
efforts and partner with the City to address
homelessness and systemic poverty along the
Route.

b
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Goal 3
Gonnect 66
Improve accessib ility by
promoting multÍ-modal
transportatio n alte rn atÍves
and the implementation
of infrastructure that
accommodates all systems
along, the Route.
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Strategy 3.1
Make Route 66 a brid$e that connects
to other Tulsa landmarks and
destínations.

Action 3.1.1 Connect the corridor to other existing
multi-modal networks, including bicycle and
pedestrian systems, transit, and routes for
tourism.

Action 3.1.2 Collaborate with surrounding
neighborhoods to find opportunities to improve
accessibility and connect to the Route.

Action 3.1.3 Promote tourism transit along
the Route and throughout the City, such as
shuttles, bicycle and motorcycle tourism,
wa lking tours, streetca rs, recreational
vehicle amenities, and other programming
opportunities.

Action 3.1,4 Encourage partnerships between
local businesses and destinations outside
Route 66 to promote it as a Tulsa attraction.

Action 3.1.5 Partner with localtourism agencies
and organizations to promote Route 66 and its
su rrou nd ing destinations.

Strategy 3.2
Promote multi-modal use, safety, and
access along, the Route.

Action 3.2.1 Prioritize pedestrians by
implementing comfortable sidewalks, more
crossing points, ADA-accessible infrastructure,
reducing curb cuts, and traffic calming
strategies to improve safety and visibility,
especially in denser commercial areas and/or
areas with high rates of pedestrian- or bicycle-
related collisions.

Action 3.2.2 Continue to evaluate, amend,
and/or implement bicycle and pedestrian
infrastructure recommendations from the GO

Plan.

Action 3.2.3 Align with the recommendations
included in Tulsa's Mobility lnnovation Strategy
to accommodate alternative modes of
transportation and technologies when planning
for new development.

Action 3.2.4 Promote Tulsa Transit through
a mobile app, increased signage, and/or
advertising.

Action 3.2.5 ldentify and engage groups with
vested interests in safe street accessibility, like
area schools, senior communities, hospitals,
local businesses, nonprofits, service providers,
and residents.

Action 3.2.6 Promote local street safety
campaigns, such as Walk Bike Tulsa.

Strategy 3.3
Consider Plan 66's recommendations in
implementation of c¡ty and rcg¡on-wide
transportation plans and prciects
through collabotation w¡th internal
decision-makers,

Action 3.3.1 Finalize implementation of the Bus
Rapid Transit Route and encourage appropriate
transit-oriented development.

Action 3.3.2 I dentify tra nsportation projects
that provide opportunities for connections
to the Route, such as transit hubs, bicycle
and pedestrian networks, railroad crossing
enhancements, and major street connections.

Action 3.3.3 Align transportation projects with
recommendations included in Small Area
Plans that cover portions of the corridor and its
surroundings.

Action 3.3.4 Continuously monitor, maintain,
and enhance the roadway and its surrounding
neighborhood streets.

Action 3.3.5 Coordinate and cooperate with
surrounding communities on Route 66
activities and in ¡tiatives.
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Celebrate 66
Position the Route as a
destination that draws
diverse locals and visitors
to celebrate its historic
si!,nificance and enjoy a
variety of experíences.

Goal 4
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Strategy 4.1
Prcmote a sense of place alont,the Route
with a cohesive streetscape identity.

Action 4.1.1 Develop Route 66-specific
streetscape design guidelines, and support
their implementation through subsidies, grants,
and partnerships with private entities.

Action 4,1.2 Launch a street tree and landscaping
program for the corridor, and build partnerships
for its implementation and maintenance.

Action 4,1.3 Create a Route 66 Executive Director
position or staff to oversee projects and
coordinate efforts.

Action 4.1.4 Launch and identify funding for
creative public art initiatives that highlight key

sites on the Route, such as gateways, public
spaces, and other destinations.

Action 4.1.6 Coordinate Route and neighborhood
clean-up initiatives.

Strategy 4.2
Encoura(e existin!, hubs, districts, and
centers alonÊ,the conídor to incorporate
the Route 66 tñeme into their mafuetÍnS,
and brandin{,

Action 4.2.7, Engage with su rrou nd i ng
neighborhoods to integrate context-sensitive
gateways and identity as they connect to the
Route.

Action 4.2.2Explore opportunities to enhance the
Route 66 Overlay to highlight and support the
unique identities of districts, centers and hubs.

Action 4.2.3 Encourage hubs, districts, and
centers to identify and promote their unique
characteristics as a component of the Route,
and establish a network for them to coordinate
programming in and around Route 66.

Strategy 4.3
Update Tulsa's Route 66 brandinf, and
marketin!,sfiategy to make it more
welcom in S, and attractive.

Action 4.3.1 Launch a public outreach campaign
to brand Tulsa's Route 66 and incorporate
results into banners, wayf¡nd¡ng signage,
markers, information kiosks, and other
marketing materials.

Action 4.3.2 Use digital media to market the
Route, such as creating a website, apps, social
media accounts, and other technological
resources.

Action 4.3.3 Develop i nterpretive experiences
by incorporating Route 66 elements including
public art, walking tours, landmarks, and
interactive pieces at key locations along the
Route.

Action 4.3.4 Collaborate with businesses and
organizations to promote investment and
tourism. Approach potential partners such as
Main Street programs, district chairs, business
associations, and foundations to work on
specific initiatives.

Action 4.3.5 Partner with local organizations and
businesses to host and implement special
events and regular activities to attract more
visitors.

Action 4.3.6 Partner w¡th state, national and
international tou rism-oriented organizations
and media to promote Tulsa's Route 66
alignments.

Action 4.3.7 Launch a recognition program that
h igh I ights com pl eted projects a n d i nvestments
along the Route.

Strategy 4.4
Support and implement educatÍonal and
historical information resouÍces fargeþd to
a spectrum of audience members.

Action 4,4.1 Work with local schools to expand
primary students' exposure and understanding
of the Route's historical significance.

Action 4.4.2 Collaborate with local colleges,
u niversities, and historical organizations to
establish a "Research Hub" dedicated to
researchingthe Route's historical rolê and local
significance.

Action 4.4.3 Work with local cultural preservation
organizations to understand and share a wider
diversity of the Route's history, including area
tribes, African American, and Latin American
h¡story.

Action 4.4.4 Consider the history of Route 66 as
a resource that assists in addressing inequities
through strategic planning and policy.

Action 4.4.5 Develop entertainment and
technology opportunit¡es focused on educating
the youth about Route 66.
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Strategy 4.5
Achnowled$e past successes from proiect
implementation alont the corridor to
continue to encourcge furthet investment.

Action 4.5.1 Encourage private investment around
areas were capital projects and programs have
been or are being implemented, and build
partnerships to collaborate on new initiatives.

Action 4.6.2 Publish an implementation status
report annually that includes performance
evaluation based on indicators, and promote it
through different outlets.

Action 4.7.3 Expand the implementation of the
Neon Sign Grant Program through increased
funding and other methods.

Strategy 4.6
Coordinate with iocal troups and networks
to improve and promote accessibility for a
diversity of communitY members'

Action 4.6.1 Exercise inclusive engagement to
understand and incorporate the needs of a
diverse community of stakeholders.

Action 4.6.2 Develop promotional materials that
incorporate multiple languages to ensure the
information is accessible to all.

Action 4.6.3 Continuously build partnerships
with key stakeholder entities across sectors to
secure the implementation of Plan 66.

Prioritized lnitiatives & Specific Route 66 Projects
The following actions were identified through public outreach as initial efforts
to implement from Plan 66's recommendation, in prioritized order:

1,. Revitalize areas where Route 66 projects and development are already happening.
Acticns could inctude pollcles that encourage more mixed-use development and creating
partnerships with buslness and property owners.

2. Promote the preservation of cultural resources. May include smaller architectural
features and orig¡nal Route 66 signage.

3. Create a Tulsa Route 66-specific Streetscape Toolkit and support its implementation.
The lootkit could tnclude guidelines for façades, public art. street furn¡ture (trash bins.

benches. bike racks). p/anters, street/rghts, stÉnale' and banners.

4. Coordinate with and support businesses, property owners, entrepreneurs and other
existing programs and opportunities. Actlons could include incentlves. match¡ng grants,

and the creation of a central hut¡ for information and ideas.

5. lmp'ove accessibility in target areas to connect the Route to the city's transportation
network. Actlons could include road diets, Bus Rapid Transit, sldewa/ks. btke tnfrastructure,

safety features /ike crosswalks. reduced speed /irnlts, and traff¡c stgnals'

6. Develop corridor-wide branding to promote to a variety of audiences and encourage
further development. Use different venues to promote the Route, includin4!a webslte, apps,

social media. and interacttve resources.

7. Preserve heritage assets that exist along the Route. Proiects could include starting work

on the Cyrus Avery Route 66 Memorial Brrdge and other maior historic structures along Route

66.

8. Create "Welcome to Tulsa" attractions on the east end of the Route in Tulsa. May

include new development. landmarks, and other proiects.

g. Create a dedicated, paid position or staff to oversee Route 66 project implementation.
Responsibilities coutd include carrying out Plan 66 initiatives. operations, and coordinating
effa,ts.

10. Support and implement educational and informational resources for a spectrum of
audience members. Actions coutd include collaboratin{ with local schoo/s and cultural
preservation orËjanizations, as well aS the estab/¡shrnenÍ of a "research hub".
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I m plementation Resou rces
The following are public and private resources that may be utilized toward the implementation of the actions outlined in Plan 66 (as of December 2020)

t

ô

1. Public Funding AIIocated for
Route 66

a) 2006 Sales Tax Extension, a temporary
voter-a pproved th i rd-pen ny sa les tax extension
to fund capital projects and economic
development activities.

$4,653,968 allocated for the future Route 66
Experience, a multi-faceted facility that will
include an interpretive center and a diverse
array of commercial amenities and services to
attract locals and tourists.

. Who can apply? The manner of
¡mplementation and beginning date are to be
determined.

b) Vision 2O25, a series of four propositions to
temporar¡ly increase Tulsa County's sales tax
rate by $0.01 in order to fund capital projects
and provide economic development incentives
It was approved in 20O3. Funds remain for:

$2,500,000 allocated for the future Route 66
Experience.

. Who can apply? The manner of
implementation are to be determined.

$500,000 allocated for local Route 66
Preservation efforts. El igi ble projects cou ld

include the preservation of architecture or
living histories. The Route 66 Commission's
Preservation and Design Committee
evaluates prospective projects and makes
recommendations to the Mayor.

. Who can apply? Public announcements will
occur as programs develop.

c) Vision Tulsa, a temporary 0.6% tax extension of
the original Vision 2025 initiative approved by
Tulsa County voters.

$3,600,000 allocated for Route 66
Bea utification efforts. Ava i la ble i ncrem enta I ly

over thirteen years, funds may be used for
capital projects, economic development, or
preservation. The Route 66 Commission and
its committees make recommendations to the
Mayor's Office for approving projects. Programs
derived from the initiative include:

. Thematic Streetscape lnstallation, including
streetscape features along the corridor
to ass¡st in the identification of unique
commercial areas. Examples include Route
66 shields embedded in the pavement, and
themed banners and lighting.

. The Neon Sign Grant Program, to st¡mulate
the pedestrian realm and to enhance the
tourist experience, promotes the installation
of exter¡or signage containing no less than
25o/o neon or LED llghting within the Route 66
Overlay District. Matching grants of 50% up to
$ 10,000 strengthen economic development
and revitalization.

. Future Façade Grant Program' which will
envision supporting the preservation and
adaptive reuse of buildings constructed and
utilized during the early era of Route 66.
The program could offer zero interest loans
or matching grants for the rehabilitation of
façades facing the arterial Route alignment.
This program could work in tandem with other
incentives such as Historic Tax Credits.

. Marketing and Promotion, current efforts
include VisitTulsa actively promoting Tulsa
Route 66 nationally and internationally, and
advertisements promoting Tulsa are featured
in state and national publications. The Route
66 Commission manages a Facebook page
and consults with businesses to find new
ways to market the corridor.

. How ale plojects selected for these
programs? The Route 66 Commission will
announce and recommend projects to the
Mayor during its routine public meetings.

d) Tax lncrement Finance Districts (TlF). To

support economic development within a

designated decli ning geogra phic boundary,
state statute allows ad valorem and sales tax
revenues to be captured above the current
amounts for a specific time period. lncrements
above those base rates are used for public
infrastructure projects to attract private
investment.

. Route 66 has two TIF areas: 11th Street
Between Peoria Avenue and Delaware Street,
and on Lewis Avenue between Apache Street
and 11th Street; and downtown near 2nd
Street and Elgin Avenue, the original 1926-
1932 alignment. Construction for the first
project begins in 2O2L

. Who can apply? Local municipalities or taxing
entities

e) The Gity of Tulsa General Fund, the City of
Tulsa's principal operating fund, which comes
from sales and use taxes. Funds are allocated
for staffing to support overall local Route 66
revitalization efforts. The Mayor's Office and the
City Council approve all general fund budget
expenses.

. Two of Tulsa's Main Street programs include
a portion of Route 66: Route 66 Main Street,
and Kendall Whittier Ma¡n Street. The City's
annual allocations supplement private
resources and volunteer in-kind efforts for
revitalization and economic development.

. Who can apply? Prospective Tulsa Main
Street Programs
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2. Public lnitiatives

2.l-Local, State and Federal Funding

a) Gity of Tulsa Capital lmprovement Program
(ClP). Annually, city departments submit
projects for inclusion in the unfunded Capital
lmprovement Project list. Projects are then
selected by the Mayor and Council for inclusion
in a voter initiative for funding through bonds
and sales tax revenue.

. Who can apply? Primarily for infrastructure
and economic development projects identified
by citizens and elected officials.

. Learn more: cityoftulsa.orglgovernment/
capital-programs

b) City of Tulsa Destination District Program,
a revitalization initiative intended to assist
in the creation vibrant places. lts goals are
to stimulate economic development, foster
authentic cultural expression, develop civic
pride, and deepen the connections to places
that will allow Tulsa to retain talent, attract
residents, and increase tourism.

. Who can app¡y? Locations with diversity and
density of uses, building stock, development
patterns, a sense of ident¡ty, committed
stakeholders, and desire for growth.

. Learn more: tulsaplanning.org

c) Gity of Tulsa Brownfield Assessment &
Revolving Loan Program is available through
September 2022 and focuses on the Route
66 corridorto conduct Phase I and Phase ll
assessments and develop cleanup planning. A
Revolving Loan Fund can then be used to clean
up affected sites.
. Who can apply? Private or non-profit

commercial or industrial property owners

. Lealn mole:
cityoftu lsa.orglecon om ic-devel opm ent

d) The Gommercial Revitalization Strategy is a
$3,450,000 program administered by the City
ofTulsa and funded through the voter-approved
Vision Tulsa sales tax package in 2016. ïhe
strategy prom otes tra nsit-oriented reta i I a nd
commercial corridors, and supports retailers
of all sizes. Resources within the Commercial
Revitalization Strategy applicable to Route 66
include the following:

. Retail Development and Redevelopment
Fund, which is geographically-bound to
properties along planned Bus Rapid Transit
(BRT) lines to encourage development of
commercial property alongthe routes, via
$1,500,000 available in Revolving Loan
Funds.

. The Development Fee Waiver Program
encourages redevelopment of unproductive
retail properties by reducing the costs
associated with rehabilitation along planned
BRT lines, via $100,000 available in fee
waivers.

. Start-Up Guides, which will allow potential
business owners to access a comprehensive
guide to permits, licenses, and registrations
needed to operate specific businesses within
the City.

. Suppoft local entrepreneurship through
micro-loans crowdfunded through
community partner, a program that will be
offered exclusively to commercial, retail, and
restaurant businesses.

. Who can apply? Property owners, business
owners, and entrepreneu rs

. Leafn mole:
c ityoftu lsa.orgleconom ic-development

e) Federal and State Rehabilitation lnvestment
Tax Credit (RITC) for Historic Preservation
offers both a federal and a state income tax
credit equal lo 2Oo/o each (40%) of the project's
qual ified rehabilitation expenses available for
income-producing properties. Al I properties
must be listed in or eligible for the National
Reg¡ster of Historic Places, either individually
or as part of a National Register Historic
District. Project work must meet the Secretary
of the lnterior's Standards for Rehabilitation.
Examples may include revitalization of vacant,
underutilized, or dilapidated but historic
non-residential properties that can be reused
and add to local economic vitality.
. Who can apply? Private (and in some cases

nonprofit) com mercial property owners

. Leatn mote:
okhistory.orglsh poltaxcredits.htm or
nps.govltps/tax-i ncentives. htm

f) Federal and State Transportation Grants
and Programs. The US Department of
Transportation provides grants to assist in
building and maintaining fast, safe, efficient,
accessible, and convenient tra nsportation
systems. Funding is available for planning and
enhancement of roads, bicycle and pedestrian
infrastructu re, a nd tra nsit.

. Who can apply? Grants require matching
funds, and are often solicited by Metropolitan
Pla nn ing Organizations ( MPOs), m un icipalities
and counties.

. Lealn more: transportation.gov/grants
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g) Resilience and Recovery Fund, a partnership
between TEDC (Tulsa Economic Development
Corporation) and the City of Tulsa dedicates
$1,100,000 in funds for zero-interest loans to
provide financial assistance to small business
owners. Applicants must have fewer than 50
full-time equivalent employees, have 2019
revenues that did not exceed $5,000,000, and
have experienced a decrease in revenue of at
least 25%.

. Who can apply? Small business owners and
entrepreneurs affected by COVID-19

. Leafn mole:
cityoftu lsa.orgleconom ic-development

h) U.S. Small Business Administration Economic
lnjury Disaster Loans are low-interest federal
disaster loans offered to local small businesses
suffering substantial economic injury. Loans
may be used to pay fixed debts, payroll,
accounts payable, and other bills. The interest
rate is 3.75% for small businesses without
credit available elsewhere, and 2.75o/ofor
nonprofits. Businesses with credit elsewhere are
not eligible.

. Who can apply? Small business owners and
entrepreneurs affected by COVID-19

. Lealn more:
cityoftu lsa.orgleconom ic-development

i) Oklahoma Arts Council offers match¡ng grants
to support the development of the arts, to
create, perform, or attend arts activities, and
raise public awareness about the value of the
arts to the economic, educational, and cultural

life.

. Who can apply? 501(cX3) nonprofit
organizations; city, county, and tribal
governments; K-12 public schools; charter
schools; pr¡vate, non-religious schools;
universities; and public libraries

. Learn more: arts.ok.gov

j) Oklahoma Department of Commerce
Main Street Program promotes historic
preservation, downtown revita I ization efforts,
and economic stimulation to restore the core
assets of communities and enhance quality
of life. Services include access to national
resources, ranging from team visits, one-on-one
opportunities with consultants, and community
analysis retail reports.

. Who can apply? Community stakeholders are
subject to criteria set by the National Main
Street Center.

. Lealn more: okcommerce.gov

k) Oklahoma Historical Soclety (OHS) offers
grants such as the Oklahoma Heritage
Preservation Grant Program, which sets aside
$500,000 to award grants ranging from $50O
to $2O,O0O. The grants are specific to four
categories : col lections, exh ibits, progra ms, a n d
capacity building.
. Who can apply? Municipal, county or tribal

governments, and not-for-profit historical
organizations

. Learn more: okh istory.orglabout/grants

l) Tulsa Economic Development Corporation
(TEDC) seeks to create economic vitality in
communities by encouraging small business
growth. TEDC offers direct loans, such as
recovery loans, small business loans, micro
loans and SBA 504 loans, and participates
with other financial institutions on small
business projects thatfall short of conventional
lending standards, ranging from $5,O00 to
$10,000,000 using public and private funds.
TEDC also includes the SBU (Small Business
University) program which provides real world
training and technical assistance.

. Who can apply? Small business owners and
entrepreneurs

. Learn more : tedcnet.com/ progra m s/ lear ning/
small-busi ness-un iversity

m) Tulsa Preservation Commission administers
Tulsa's historic preservation program and
components of the zoning code's historic overlay
districts. lt is a resource that can connect non-
profits and property owners to several incentives
to invest in historic buildings. lncentives include:

. Fire Suppression Grant, through the Perm¡t
Center, helps property owners meet fire
suppression requirements.

. International Existing Building Code enables
historic structures to meet certain code
requirement more easily.

. Tax Incentive Districts are available in parts
ofthe central business districts.

. Grants may be available through the National
Trust for Historic Preservation, the Save
America's Treasures program, and the
National Park Service.

. Who can apply? Private or non-profit property
owners

. Learn more: okhistory.org/ aboul/grants
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2.2 Financi ng Oppoft u nities
a) Business lmprovement Districts (BlD)

are public-private partnerships in which
property owners pay an assessment for the
maintenance, development, and promotion of
their commercial district. Supplemental services
may include maintenance and sanitation;
pu bl ic safety; ma rketi ng; ca pita I i m provements;
and landscaping and beautification. BlDs are
regulated by the oklahoma state lmprovement
DistrictAct, and managed by a business
association.
. Who can apply? Creating a new BID requires

a community-driven approach by property
owners, business owners, interested
stakeholders, and support, and approval from
the Ïulsa City Council.

. Learn mole:
cityoftu lsa.orgleconom ic-developm ent

b) Tax lncrement Financing (TlF). The Oklahoma
Local Development Act (7992) allows local
governments to establish Tax lncrement
Financing (TlF) Districts, a development tool
that allows cities to use a portion of property
taxes and sales tax generated within the
district to invest in the district's infrastructure,
incentivizing private investment and encouraging
economic growth.

. Who can apply? The Local Development
Act authorizes cities in Oklahoma to use TlF.

Tulsa's City Council approves TIF Districts by
creating a new ordinance to define the district
and the management of the funds.

. Lealn more:
cityoftu lsa.orgleconom ic-devel opm ent

2.3 Tulsa Planning Office Resources

a) Sidewalk Café, Tables & Chairs, & Parklet
Programs. Specia I provisions were esta bl ish ed
to provide opportunities for business owners to
provide outdoor spaces that will contribute to
the business economically and invigorate the
pedestrian realm. Programs (with the exclusion
of the ïables & Chairs Program), have temporary
elements, in which applicants may self-certify
to use on a provisional basis of 120 days in
order to help them determine whether or not
they want to proceed with the more permanent
structures.

. Who can apply? Eligible business owners

. Learn more: tulsaplanning.orglrow

b) The Gommercial Toolklt supports businesses
and commercial districts who want to get
organized and tackle projects together, but
might not be organized enough to participate in
the Destination Districts program. The Toolkit
offers information on organizing a business
association, beautification, addressing code
issues, fundraising, resources, and more.

. Who can apply? The Commercial Toolkit ¡s a
free resource available to all.

. Learn mole:
tu lsaplan n ing.orglddltool kit

c) The Ne¡ghborhood Toolkit supports proactive
residents who want to work together to make
their neighborhoods vibrant, connected, safer,
and strong. The Toolkit offers information on
how to organize the neighborhood, launch
projects, celebrate with events, and access
resources.

. Who can apply? The Neighborhood Toolkit is
a free resource available to all.

. Leatn mole:
tu lsaplan ning.orglneigh borhoods/tool kit

d) Zoning Overlay Districts can be applied to
a select geography of properties in order to
modify underlying zoning requirements and
establish unique regulations based on context
and character. Overlays can remove and/or add
regulations that are not otherwise covered by
base zoning districts.

. Who can apply? Overlays can be applied
for by private property owners or initiated by
the City Council or Tulsa Metropolitan Area
Planning Commission. Overlays require a
minimum of 10 contiguous properties to be
included to be considered for adoption.

. Lealn more: tulsaplanning.org

e) Zoning Programs can be initiated by Tulsa City
Council to incentivize private property owners
to rezone their property zoning districts and
accomplish plan goals. For example, for the Bus
Rapid Transit corridor along Peoria, fees were
waived for eligible property owners to rezone
properties to mixed-use to encourage transit-
oriented development.

. Who can apply? Eligible participants will be
defined at the time the program is initiated.

. Lealn more: tulsaplanning.org

65 Chapter 5: Recommendations



3. Nonprofit and Foundation Funding
a) Local and Non-Local Resources. Various

funding opportunit¡es can be found through
nonprofits organizations and businesses.
Support may come in the shaPe of
programming, urban interventions, promotion,
and training, among others.

. Who can apply? Requirements vary from
one organization to other. More information
available at their websites.

. Examples of local grants, Tulsa's Young
Professionals (TYPROS) Make Tulsa Awesome
Grants, and Tulsa Health Department's
Pathways to Health grants

. Examples of non-local grants. American
Automobile Association (AAA), Main Street
America Program, and national endowments
and foundations that support economíc
development, the arts, and historic
preservation.
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TULSA TMAPC Public Heoring Stotf Reporl
November 18,2O2O

Tulso Counly Comprehensive Lond Use PlonPLANN¡NG OFFIGE

Prepored by Robi Jones, rjones@incog.oro ,918.579.9472

llem
TCCP-4 consider odoption of on omendment to the Tulso County Comprehensive Lond Use Plon

for unincorporoted oreos wilhin the unincorporoled oreos of North Tulso CounTy, West Centrol
Tulso County ond Turley.

Bockground

Comprehensive Lond Use Mops of the unincorporoted oreos in North Tulso Couniy, West Centrol
Tulso County ond Turley hove been prepored for odopiion. On November 18,2020, TMAPC will
be osked to odopt these mops into the Tulso County Comprehensive Lond Use Plon.

The Tulso County Comprehensive Plon will serve os o guide to decision mokers when determining
Lond Use decisions in these unincorporoted oreos of Tulso County. The following unincorporoled
oreos within the fenceline of these municipolities were odopted by Tulso Metropoliton Areo
Plonning Commission on June 19,2019 ond opproved by Tulso County Commission on August 15,

20.l9: Bixby, Glenpool, Jenks, Owosso, ond Skiotook (TCCP-I). Additionolly, the unincorporoted
oreos within the fenceline of the following municipolities were odopted by Tulso Metropoliton Areo
Plonning Commission on August 2l , 2Ol9 ond opproved by Tulso County Commission on
September9,2019: Collinsville ond Sperry (TCCP-2). On October7,2020, the unincorporoted oreos
within lhe fencelines of Broken Arrow ond Sond Springs olong with the unincorporoted oreos in

South Tulso County ond Keystone oreo (TCCP-3) were odopted by Tulso Metropoliton Areo
Plonning Commission ond were opproved by Tulso County Commission on October 26,2020.

The oreo we ore colling North Tulso Counly wos previously o port of the North Tulso Couniy
Comprehensive Plon 1980-2000. The plon hos been revised to better reflect current growth trends
ond lond uses.

The oreo we ore colling West CentrolTulso County wos previously included in severol District Plons:

District 8 (197 6), District I (197 6) ond District l0 ( I 97ó). Other portions of the plon oreo were never
included in the Tulso County Metropoliton Areo Comprehensive Plon.

The oreo we ore colling Turley wos previously port of the District 24Plon (1976) ond Ìhe North Tulso

County Comprehensive Plon l980-2000. This oreo includes the communily of Turley.

All oreos hove received public input into the desired Lond Use Plon ihrough communily surveys,
Community AdvisoryTeom input, o public meeting wos held in Turley, ond o virtuol public meeling
wos held in the West Centrol Tulso oreo. These finol lhree plons will complele the Tulso County
Comprehensive Lond Use Plon.

Sloff Recommendol¡on
Stoff recommends thot TMAPC odopl on omendment to the Comprehensive Plon of the Tulso

Metropoliton Areo for the unincorporoted oreos of Tulso County referred to os North Tulso Counly.
West CentrolTulso County, ond Turley.

Attochment(s)
Exhib¡t l: North Tulso County Lond Use Mop
Exh¡b¡t 2: West CentrolTulso County Lond Use Mop
Exhibit 3: Turley Lond Use Mop

Pooe I of4
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TULSA TMAPC Public Heoring Stoff Report
November lB,2020

Tulso County Comprehensive Lond Use PlonPLÂNNING OFF¡CE

Exhibit I
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Tulso County Comprehensive Lond Use PlonPLÂNNING OFFICE

3lslSlS

ldh s

È ¿¡*st s

Wasi cêôbsl TulÊs Couñly

ïul8â Counly Boundary

I Rurãl commercial

I PârtG âd opèn spâæ

I euoløsemrPuolrc

f lndustnal

/..//J Ftoodptàtñ

t:]
t_i

ô

Lêgend

Fulure L¡nd Uaa

cñF-ÉK /

West Gentral Tulsa County - Future Land Use

Exhibil 2

3of4

2 W 2nd St, 8th Floor I Tulso, OK 74103 | 918.584.7526 I www.incog.org

þ.s



TULSA TMAPC Public Heoring Sloff Report
November 1B,2O2O

Tulso County Comprehensive Lond Use PlonPLÄNNING OFFICE
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