fall 2005 / spring 2006

" e poE
TN

~a
“From atop St. John Hmpltai'l"a-wew

Tulsa Times, A Pictorial History: The Boom Years. Photographs ﬁo - ryl Ford Collection. Text by
Edited by Terrell Lester. quld Publishing: 1987. Western Prj Company. Tulsa, Oklahoma.

The Um\

gl W ey

o i ' AR
' . e - i ....||| T Hmhu" | il o AESORTVPRATTERLT

Ll



Acknowledgements

The Urban Design Studio would like to thank the

following project sponsors:

The Department of Housing and Urban Devel opment, Office of University Partnerships
The Honorable Tom Baker, District 4 Councilor, City of Tulsa
Petrick K. Treadway, Manager, Planning Division, Urban Devel opment Department

Urban Design Studio
University of Oklahoma
College of Architecture

Project Team:
Shawn Michadl Schaefer, AIA, NCARB, OUUDS Director

Yani Aller
Swaroop J. Bijjiga
Ed Sharrer

Ryon Stirling

Additional Student Support:
Marcus Fairless—Model Building

Table of Contents

Project Introduction..........cccevcvevevcieeeccieee e 3-8
PhOLO SUIVEY ... 9-20
A= 1001 0o [ SRR 21-37
PIrOCESS ... 38-40
Planning Game........c.cccoceveeeeiciee e, 41-43
Community WOrkshops.........ccceeeveeeiveeennne 44-68
Recommendations..........c.ccocvevveeeeivenenennn, 69-82
CONCIUSION ..o 83
RESOUICES.....ciiiiiiiiiieii e 384
APPENIX e 85-96

Disclaimer: “ The work that provided the basis for this publication
was supported by funding under Community Partnership Centers
Program with the U.S. Department of Housing and Urban Devel op-
ment, Office of University Partnerships. The author and publisher
are solely responsible for the accuracy of the statements and inter-
pretations contained in this publication. Such interpretations do
not necessarily reflect the views of the Government.”

OUUDS
Midtown Tulsa Redux



Thegenesisof thisproject grew out of the Urban Design Studio’s(OUUDS) Tracy Park/Gunboat Park neighborhood plan completedin
2005. That project, dong with previous OUUDS proj ects, had established a partnership to devel op community planning modelsfor Tulsa
between the Urban Design Sudio, Mr. Patrick K. Treadway, Manager of Planning and Economic Devel opment with the City of Tulsa's
Public Works and Devel opment Department, and the Honorable Tom Baker, District 4 City Councilor.

Recent conflictsintheredevel opment processin Midtown Tulsaprompted anumber of membersfrom local neighborhood associationsto
approach Councilor Baker to examinethe dynamicsof redevel opment in Midtown Tulsa. Inorder to study the conditionsin Midtown
Tulsa, aspecific study areawas chosen that wasfelt to represent avariety of Midtown-specific conditionsand where numerous
redevelopment projectswerealready occurring. It centered on theintersecting arterial streetsof 15th Street and UticaAvenue and the
surrounding square mile. Thebordersof thestudy areaare 11th Street to the north, 21t Street to the south, PeoriaAvenueto thewest and
LewisAvenuetotheeast. Thestudy areawasintended to provide afoundation for early research while providing the prospect to apply any
possiblerecommendationsto similar Midtown Tulsaneighborhoodsand commercial aress.

Thefour graduate studentsenrolled for the Midtown TulsaRedux studio project camefrom avariety of backgrounds. Yani Aller, aproject
manager with alocal architecturefirm, began her UDS coursework in the summer of 2005. Swaroop J. Bijjigacameto thestudiofrom
Indiainthefall of 2005 and holdsabachel or’sdegreein Architecture. Ed Sharrer ownshisown web design businessand began taking
classesat theUDSinthefall of 2004. Ryon Stirling joined the programin the spring of 2005 and | eft histeaching position to work for the
university whilecompleting hismaster’ sdegree.

UnliketheTracy Park/Gunboat Park neighborhood plan thisstudy isnot aMaster Plan. Thisprojectisnarrower initsscope, focusingon
the process of commercia and mixed-use redevel opment dong thearteria streetsin Midtown Tulsa. The students attended public meetings,
conducted interviews, and held community workshopsto compiledatarel ating to how the citizens of Tulsawould likeredevelopment to
occur adjacent to the numerous neighborhoodsthat define Midtown. Thehistoric charmand character of thisareaisuniqueand different
from other partsof the City and continuesto draw interest from the devel opment community. Asthose redevel opmentstake shape, it is
important that they relate, sustain, and benefit the vital neighborhood environmentsthat createthiscommunity.

Over thesummer of 2005, Councilor Baker assembled asteering panel consisting of representativesfrom nearby neighborhood associations
(Swan Lake, Yorktown, Gillette, and L ewiston Gardens), devel opersand businessownersfromthearea, aswell aspublic officials. Both
hospitalsinthe study area, St. John and Hillcrest, wereinvited to participate. They sent representativesto thefirst steering panel meeting,

but elected not to participate further. When the panel met with the studentsin August 2005, members suggested arepresentative beincluded
fromthe Tulsa Preservation Commission (TPC), aswell asane ghborhood representative from North Maple Ridge.

Councilor Baker described the nexusof thisproject asan opportunity “to study theinterface between historic neighborhoodsand
commercia redevelopment along arteria streetsin Midtown Tulsa.” TheAugust meeting brought the studentsand the steering panel together
to produce the goalsand objectivesfor the project and establish thework schedule. Generally, thefall semester wasdivided into two
sections, with thefirst focused on research and the second dedi cated to devel oping and producing an urban planning gameto be used during
community workshops. The spring semester wasalso split into two sections, thefirst hosting the community workshops and the second
devoted to compiling al research dataand producing thefinal study document.

Introduction

The student team standing on Cherry Sreet. Pictured, left to right:
Ed Sharrer, Svaroop J. Bijjiga, Yani Aller, Ryon Sirling.
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Steering Panel

A steering panel consisting of neighborhood leaders, businessowners, redl
estate devel opersand city officia swas created to provide history and datafor
the study, to assist in organi zing meetings and other communicationsand to
ensuredifferent perspectivesareincluded and listened tointhe project. The
steering panel did not deci de substantiveissues concerning theproject nor
didit decideor edit the content of the project’sfindingswhichissolely the
work of the University of OklahomaUrban Design Studio. The steering panel
met approximately once per month to review the project’s progressand plan
futureactivities.

N —
Members of the Seering Pandl discuss the goals and objectives of the project.
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Examine the interface between historic neighborhoods and commercial
redevelopment along arterial streets in Midtown Tulsa.

Bring together divergent groups in the city development process to
increase dialogue, share ideas, build trust and identify problems.

Study a pilot area centered on 15th Street and Utica Avenue to better
understand the development patterns, physical constraints and
community characteristics of the issue.

Conduct workshops to discover how to make redevelopment better,
create a clear vision and foster consensus.

Examine the current development and regulatory process and possibly
recommend reforms to planning and zoning methods, public policy and
private development practices.

Develop a model which might benefit the city as a whole by suggesting
a new development pattern incorporating the concerns of citizens,
developers, and city officials.

Goals and Objectives

Membersof the steering pand and the project team met on September 10, 2005
to formulate the goal sand objectivesfor the project. Each member wasasked to
statetheir goadsand opinions. Thelist to theleft isan attempt to summarize the
extensive conversation that occurred.

Project team members Ryon Sirling (seated) and Ed Sharrer work with
the steering panel.
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Research Process

To better appreciate the development process, the students attended
numerous public meetingsincluding the City Council, TulsaMetropolitan
Planning Commission, Board of Adjustment, Tulsa Preservation
Commission (TPC), Midtown Coalition of Neighborhoods, Lewiston
Garden Neighborhood Association/ Indian Nation Council of Government
(INCOG) public meeting, Tulsa Utility Authority, and the City of Tulsa,
Technical Advisory Committee. They conducted interviews with staff
from INCOG (Dane Matthews and Delise Tomlinson), Public Works
(Paul Zachary), TPC (Jim Turner), a neighborhood association president
(Carol Lambert), commercia developers (John and Chris Bumgarner),
and aresidential developer (Amanda Daily). These interviews offered
insights and raised awareness of the perceptions and realities that exist
regarding the development processin Tulsa.

Photo Survey

Theinitial research continued by walking through the study areato
survey the existing urban conditions. The study areawas then
photographed, documenting the conditionsfound at intersections,
commercial-residential transitions, arterial streetscapes, and typical
homes in the neighborhoods. Panoramic shots were taken at major
intersectionsto compare commercial development patterns, building
heights, and signage. Photos that led to further inquiriesincluded those
that showed the transitions between commercial and residential
development, paying close attention to parking areas, landscape buffers,
service entrances, and screening walls. From the photos taken along the
arterial streets, the students could identify that the majority of uses are
commercia in nature; though they had not always been, evidenced by the
conversion of single-family homesinto businesses. This photo survey
depicts the present conditions in the study area and the pattern of
development.

Mapping Inventory

The students also incorporated newly learned Geographic Information
System (GIS) skills and created various maps in Arclnfo to describe the
study area. Data was compiled from the City of Tulsa Engineering
Graphics Department, university archives, U.S. Census Bureau data,
INCOG, and other historical resources to create a database from which
an inventory could be developed. These maps included importing a
composite of Sanborn Fire Insurance maps which offered a historic view
of the development patterns of a growing Tulsafrom 1915 to 1926.
Other maps used data from INCOG and the Tulsa Comprehensive Plan

to produce lots and blocks, land use, zoning, and special districts maps.
Those maps could then be compared to the actual planning model used
for the area to see how closely the development pattern followed the
model. Additionally, the students analyzed U.S. Census data to compare
the study areato the rest of the City of Tulsa. Multiple demographic
characteristics were evaluated to offer some statistical background
information. Buildings were traced from aerial photosin AutoCad and
then analyzed to create a mass/void summary, parking, and pedestrian
circulation maps. Alsoin AutoCad, contour lines at two foot intervals
were linked to develop a topographical map for an awareness of
drainage issues and the potential effect of the expressway.

Game Design and Model Construction

The next step was to design and construct the gaming models. It was
important to create a model that was abstract in nature to represent
Midtown Tulsaas awhole and avoid identifying specific

properties. It had been noted that at public
meetings when specific homes or
developments were discussed,
participants focused on their

properties, instead of > , o e,
examining - B Pt 7
development < NG ."'3 :

The students
designed three
models built to a scale of
1:30 or where 1” equal 30'.
Thiswould allow the model to show
the pattern of devel opment (building massing, planning, and parking
issues). By using a 36" by 78" door as the base for the gameboards it
would provide enough space for twenty or more participants to engagein
the game playing at one time. The majority of the game pieces were
created from acrylic in block representations of single family homes,
multi-family residential, commercial, and structured parking pieces. The
latter three could be layered to create multi-story buildings. Additional
pieces for the development tool-kit included markers and an eraser, push
pins, round stickers, cardstock parking pieces, bass wood screening
walls, a straight edge, and architectural scale. A more detailed

Methodology

explanation of the game design isincluded in the gameplaying section of
this document.

Community Workshops

Four community workshops were scheduled for the spring semester. The
first three workshops served the neighborhood residents, business
owners/real estate developers, and public officials, respectively, and met
on consecutive Saturdays. The fourth workshop was to be a consensus
meeting inviting back all of the earlier participantsto learn of the areas of
consensus among the three groups and play a modified version of the
game to help clarify specific issues.

Analysis and Bookmaking

Thelast part of the project entailed compiling all the data from the
development process research, photo survey, mapping inventory, game
design/model construction, and community workshops together to begin
organizing aportfolio that could then be proofed, reviewed, and revised to
create the final Midtown Tulsa Redux document. This process included
summarizing the community workshops then using that datato
incorporate the earlier research into recommendations and topics for
further study. Illustrations and technical drawings were completed to
enhance the readers understanding by providing a graphical
representation along with the text. The final document would then be
availablein aprinted and bound 11" by 17" format and also published on-
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Apartment, NE corner, 13th & St. Louis

——_

Singlefamily home, S. St Louis ' ' Singlefamily hoe, 1233 S. St. Louis
+ ISFT

Looking east from St

. LouisAvenue Tulsa Family Medicine Cntr., OU

Northwest Quadrant

11™ Street — 15™ Street, Peoria Avenue — Utica Avenue

TheNorth West Quadrant, liesnorth of the Cherry Street (15th) and west of UticaAvenue. Thisquadrant has
singlefamily homes, mostly inthe American Craftsman style and afew inthe Tudor style. Some gpartmentsare
contemporary but most single owner homesdate back to the 1920s. Barren streetswith limited sdewalksarea
common feature of thisareawith exceptions. Thisquadrant hasthelargest minority population with morethan
30% inmany blocks. Thereisaheavy concentration of rental housing with morethan 75% of all occupied
housing unitsfor leased.

Underpa§ Broken Arrow Expressway, St. Louis Avenue
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B.A. Expwy. off-ramp (Ieft), 14th

1916 E. 14th St. (visible in photo at.lélf{) Larger homes, 14th Place (XanthusPl.)

Northeast Quadrant

11" Street — 15™ Street, Utica Avenue — Lewis Avenue

Thetwo most prominent features of the areaarethe Broken Arrow Expressway which cutsthrough the area
fromwest to east, and severa large medical buildingsand parking garages of Hillcrest Medical Center. The
major neighborhood “feeder” street running east-west is 13th Street, whichisgenerousinwidth. Thereareno
north-south through streets. Thehousing stock isprimarily small, single-family bungalowsin the Craftsman style,
dating to the 1910s and 1920s, although there are some examples of larger, two-story homes, especially along
14th Placeand also Terrace Drive. Thereare apartment buildings scattered throughout the area, aswell aslarge
vacant lotsto the east of themedical center property.

E. side, parking ramp, 12th St. & Wheel

Al hs.- —
ing Apts. across Wheeling from ramp at left
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2125E. 17th Place 1912 S. Yorktown

Southeast Quadrant

15% Street — 215t Street, Utica Avenue — Lewis Avenue

The Southeast Quadrant, liesjust north of 21 street and east of UticaAvenue. It iscomprised of mainly two
historical neighborhoods: Gilletteand Yorktown. Both of these neighborhoods offersavariety of housing mainly
builtinthe 1920s-1930s. Their architectural stylesinclude Craftsman bungal ows, tudors, ranch and somerecent
infill homesdemonstrate newer architecturd trendslike French Country. In additionto the singlefamily housing,
thisareaalso includes schools and commercial along the major arterial streets. Overall, thisareacould be
described asan active pedestrian community in which maturetreesand beautiful yards create asense of place.

Looking soijth, 17th & Yorktown
il

B : :
Tree lined street in Yorktown
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1724 S. Quaker

[T
1350 E. 19th (For Rent)

Apartments, 18th and_ Peoria - Swan Lake, 1543 Swan Lake Drive

gy

ST i .
Swan Lakefrom bridge looking NE

Apartents. 17th and Quaker 1711 S. Quaker . - Christ theKing/Marquette Playground View looking South at' 16th & Quincy

Southwest Quadrant

15™ Street — 215t Street, Peoria Avenue — Utica Avenue

The Southwest Quadrant, liesjust south of Cherry Street (15th) and west of UticaAvenue. Itiscomprised of the
Historic Swan L ake neighborhood, which offersavariety of housing stylesincluding Craftsman bungal ows,

tudors, and foursquares. In additionto thesinglefamily housing stock, thisareaa so includes numerous multi- OUUD S
family apartments. Many of the homesdate back to the 1920swith some more contemporary offeringsaswell. '
Themature landscapes shaped by thetree-lined streets, abundant sidewalks, accessto Cherry Street retailers

and Swan L akeitsalf helpto definethisareaof thecity. M idtOWﬂ TUISa Red ux
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Looking north on Troost Avenue Chelsea Gallery, 1639 E. 15th St.

Parking Iot. at-lléth & Rockford Ave.

Sidewalk by Marquette School L ooking east from Marquette School Looking North on Rockford Ave. Looking east on Cherry Street

Cherry Street

15™ Street, Peoria Avenue — Utica Avenue

The prominent features of thisstreet are 1) Storefrontsbuilt right up to the property lines, 2) Lotsfilled up with
thebuilt structure, 3) On street parking for many businesses, 4) Discontinuous sidewalks, 5) Signage, parking
meters, and decorativefixturesonthesidewalk 6) Thewidth of thesidewalk isquite narrow at many places, for
example by Marquette School, allowing only oneor two personstowalk on it comfortably. The Cherry Street
Association webpage asksusto “ Stroll the sidewalks of thishistoric shopping district inthe heart of Tulsa.”

Spot-Not Car Wash, 1511 E. 15th St.

OuUD
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However, in most instancesthe sidewal ks are not adequateto get areal feel of the historic shopping district. M | dtown Tu Isa Red UuXx



Law Offices, 1861 E. 15th

s, 1723 E. 15th ¢, 1440 S. Terrace Dr.

=

—

15th Steet @ Terrace Drive, looking west

1855 |

ci'l:' W Tulsa |

AINANCED CAT SCAN IMAGING

sa, 1855 E. 15th

Walgreens, 1440 S. Lewis AAA Oklahorﬁa, 15th &‘Terrace Drive

Amir"s sian Impdrts 2204 E. 15th

T

15t Street

Utica Avenue — Lewis Avenue

Thearealocated between UticaAvenue and L ewisAvenue on 15th Street, iscomprised of residenceswhich
have been converted into business. Generoussidewalks, maturetreesand large setbacks are evidencethat this
areawas part of asomewhat affluent neighborhood at one point. Some of the architectural characteristics
reflectedinthisareainclude: Tudor, Colonid, Revival, etc. Also, avariety of newer commercid infill projectslike
theAAA building and the under-construction projectslocated on the southwest corner of 15th and Uticawhich
will have M editerranean characteristicsexist. Another landmark isthe German American Society, onceachurch,
located on the north side of 15th Street.

Insurance agent, 15th & Yorktown Facials’Massage, 15th & Yorktown
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17th Pl. and Utica

1617 S. Utica HealthSouth-1631 S. Utica

oRdls 1 : L —l I

Nelson’s Photography studio, 1708 S. Utica

Park areain front of F&M at 21st. Parking Structure W. of Utica at 20th Uticalooking N. at 19th Uticalookin S. at 19th

3

1756 S. Utica.

Utica Avenue

15™ Street — 215t Street

The UticaAvenue corridor from 15th to 21st Street isanchored on the southern end by the St. John Medical
Center complex and the F& M building and parking structure. Thenorthernend at 15th Street, the midpoint of

our study, could be described asabanking nodewith Stillwater National onthewestern corner and therecently OUUD S
completed Arvest on the eastern corner. In the valley between thelandmarks, set homestransitioned into offices,
aninfill restaurant, an apartment building, and afew empty lotswhere homesonce stood.

The University of Oklnhoma brban Design Studio
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gf.

Greent;élt, 1300 bl oék, looking north

1419 S. Utica (east side)

T A iz S [
Two duplexes, 13th & Utica (west side) Benedict Park, 12th & Utica (west side) Interior of Benedict Park, west of Utica

Utica Avenue

11" Street — 15" Street

The Uticacorridor between 11th and 15th Streetsis, effectively, divided into two sectionsby the Broken Arrow
Expressway overpass. North of the overpassistheHillcrest Medical Center complex running aong both sidesof
Uticawith the exception of First Lutheran Church, Benedict Park, two duplexes (all onthewest side of Utica)
and approximately 1/2 block of greenbelt (both sides of Utica). South of the overpass, the corridor contains
officeusesof varying intengty (including two vacant properties) and two convenience storeson opposite corners
of theintersection at 15th Street. Parking buffersof varying sizesand paving conditionsseparateresidentia and
commercial propertieson both sidesof Utica.

Medical park, 1200 block, Utica(east side)

NW corner, 15th & Utica, looking south NE corner, 15th & Utica, looking east

16

Parking ramp, SW corner, 11th & Utica
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Dumpster in back corner of commercial property adjacent to houses, north side of 15th St.
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Parking lot/fence/pl anting_on south side of 14th Pl., east of UticaAve.

-

Parking lot entrance adjacent to 1740 Wheeling Ave.

Transitions

Conditions where commercial and residential properties meet.

Theabove photos of transitional areas between neighborhoods and office or commercia devel opment depict
someof thecurrent parking and zoning regulations. Theregulationswhich arelistedinthezoning code, stipulate
minimum parking, screening, and landscaping requirements. It alsoincludeslimitson signageandlighting. In
addition, if property happensto beaplanned unit development (PUD) additional specificationsmay be applied.
All of thesefactorsaffect both how theland isused and can create or destroy the cohesiveness of the community.

Two-level parking garage (Ieff) féces ébértrhmts (riéht) |n 1200 bl ockWheeI i né Ave
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Transitions

Conditions where commercial and residential properties meet.

Theperceived parking needsof retail establishmentsduring peak operating hoursaswell asthe requirements
giveninthe zoning code haslead to therazing of singlefamily homesfor parking lotsin our study area. Somelots
arenot even paved and arein violation of the current standard. The battlefor parking spacein front of theabove
gpartment building, next to the old Lincoln School retail areahaslead to spray painting of thebrick wall infront of
thebuilding. A few of the merchantsare sharing aparking lot now requiring apass codeto leave.

Apar_tments at 1515 S. Quaker with spray-painted “Private Parking” sign.

OuUD
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Panoramics

A view along 15th Street and its major nodes

The street scapes shown in these photographswere taken a ong 15th Street. Cherry Street representsa

uniquedistrict inwhich resdential, commercial, schools, and other usesoccur within afew feet of each other.
Because of itspopularity, trafficisabundant in thisarea. However, unlike many similar streetsin Tulsa, asense OUUD S

of pedestrianlifeexigts, providing pathswhich creste thefabric of thisdistrict. TRE
Midtown Tulsa Redux
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21st Street and UticaAvenue Panoramic View

o HENEES

|

View

Panoramics

A view along 21th Street and its major nodes

The street panoramic views shown weretaken aong 21st Street. Thismajor commercial corridor shows
examplesof myriad architectural types. Along Uticaand 21t Street oneisableto observe high density and
hightraffic. OUUD S
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Aerial photography provided by City of Tulsa, Department of
Public Works, Engineering GraphicsDivision.

21

Aerial Photography

Interpretation of agria photography of thestudy arearevea san extensively
built out environment with complete civicinfrastructure and little open space.
Swan Lake and Benedict Park are small parksin the area, but Woodward
Park, alarge urban park, isjust out of theframeto the southwest. The photo-
graphsrevea amatureurbanforest, especialy intheresidentia areas. Two
large megastructures, Hillcrest Medical Center and St. John Medical Center
areapparent. The Broken Arrow Expressway isamajor linear structure and
barrier crossing the photograph east to west. The Union Pecific Railroad clips
the northeast corner of thesite.

il ; 5

P - >
P P Y ! : !
Aerial photography provided by Google Earth: 2005, Google, Inc.
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Survey data from the City of Tulsa, Department of
Public Works, Engineering Graphics Division.
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Topography

Hypsography and Drainage

Thetopography of the study arearangesfrom ahigh point of 784 feet above
sealevel at the eastern end of the Broken Arrow Expressway to alow point
of 686 feet above sealevel located near the southwest corner acrossthe
street from Woodward Park. Two parallel ridges run from southwest to
northeast andjoinin aplateau in the northeast quadrant of thearea. A shal-
low valley iscrested between theridgeswhere Swan L ake hasbeen dammed.
TheBrokenArrow Expressway formsabarrier whichisaraised embank-
ment on the east end and atrench on the west end.

Drainageof theareaisgenerally good anditisnot considered aflood hazard
except for localized street flooding during heavy rainfalls. Land north of the
expressway generaly drainsto the northwest and ispart of the Elm Creek
Watershed. Land south of the expressway generally drainsto the south,
either to the southwest in the aforementioned valley or to the southeast to-
ward the intersection of LewisAvenue and 21st Street and is part of the
Crow Creek Watershed. The entire area is part of the City of Tulsa
stormwater system and isequipped with underground storm sewers.
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Climatic data obtained fromthe climatic record book webpage
last updated on July 6, 2004 and maintained by the National
Weather Service - Tulsa Office at: http://mww.srh.noaa.gov/
tulsa/climate/tulrecbook.html.
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Ray Hoke, Jr. FAIA, Editor, John Wiley and Sons, New
York:2000.
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Climate Summary

“ The city of Tulsa lies along the Arkansas River at an elevation of 700
feet above sea level. The surrounding terrain is gently rolling.

At latitude 36 degrees, Tulsa is far enough north to escape the long
periods of heat in summer, yet far enough south to miss the extreme
cold of winter. Theinfluence of warmmoist air fromthe Gulf of Mexico
is often noted, due to the high humidity, but the climate is essentially
continental characterized by rapid changes in temperature. Generally
the winter months are mild. Temperatures occasionally fall below zero
but only last a very short time. Temperatures of 100 degrees or higher
are often experienced fromlate July to early September, but are usually
accompanied by low relative humidity and a good southerly breeze. The
fall season is long with a great number of pleasant, sunny days and
cool, bracing nights.

Rainfall is ample for most agricultural pursuits and is distributed
favorably throughout the year. Spring is the wettest season, having an
abundance of rain in the form of showers and thunder storms.

The steady rains of fall area contrast to the spring and summer showers
and provide a good supply of moisture and more ideal conditions for
the growth of winter grainsand pastures. The greatest amounts of snow
arereceived in January and early March. The snowisusually light and
only remains on the ground for brief periods.

The average date of the last 32 degree temperature occurrenceis late
March and the average date of the first 32 degree occurrenceis early
November. The average growing season is 216 days.

The Tulsa area is occasionally subjected to large hail and violent
windstorms which occur mostly during the spring and early summer,
although occurrences have been noted throughout the year.

Prevailing surface winds are southerly during most of the year. Heavy
fogs areinfrequent. Sunshine is abundant.”

Climatological Overview quoted from the National Weather Service
Tulsa Office webpage: http://www.srh.noaa.gov/tulsa/climate/

Midtown Tulsa Redux
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Development History

Sanborn Fire Insurance Maps

The Sanborn Company created detailed fireinsurance rate mapsfor Tulsa
and many other cities between 1867 and 1970. Themap below isthe only
map availablein 1915. It indicatesthat at that timeonly asmall portion of the
northwest quadrant of the study area had been devel oped, primarily with
singlefamily dwellings. Thelarge composite at theleft showsthat by 1926
SF PG R e i\ Pl PE theentire areahad rapidly devel oped with most of thefeaturestill found

5 TP P R f‘%_]@@aﬁﬁa today, including: Swan Lake, Hillcrest Medical Center, St. John Mediical
_ §l|‘” ”H«J ﬁ 5308 B ek ,?1. f_‘a“; Center, Cherry Street Shopping District, Christ the King Church, Lincoln

e

SRR s N e [ ' School, Barnard School, and the many housing devel opments.
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1915

1926

Sanborn Fire Insurance Rate Map, Sheet 42, Tulsa, Oklahoma,
created in 1915. Obtained from the Sanborn Map Company,
Sanborn Library LLC through Proquest Information and
Learning Company at its website: http://sanborn.umi.com.

OUUDS
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Sanborn Fire Insurance Rate Map composite created from sheets: .
251,252,253,254,255,256,257,258,259,260,261,262,263,264,265,266,267,268,288,293,294,295,296,and 298 of Volume 2, Tulsa, M IdtOWI"I TU |Sa REd UX
Oklahoma, created between 1915 and 1926, with a revision in 1962. Obtained from the Sanborn Map Company, Sanborn Library

LLC through Proquest Information and Learning Company at its website: http://sanborn.umi.com.
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Land Divisions
Subdivision Additions

The blocksformed by the subdivision additionsgenerally form agrid of
regularly shaped blocksinadightly irregular structuredepending onthe se-
quenceof how the additionswere platted. Theexceptionstothegridinclude
the Swan Lakeimpoundment, the cul-de-sac addition of Bungal ow Court
and the dead-end Bell McNeal Addition, which was probably aremnant
from previous surrounding additions. Thesize of additionsranged greatly
from4lotsintheMary E. Kennedy Addition to 367 lotsin the Orcutt Addi-
tion, with most of the small additions clustered in the southwest quadrant.
Many of the additionsare named after large landownersthat subdivided
theirland.

Street right-of-waysrangefrom 50" to 80" with most streetshaving a60’

right-of-way. Blocksinthe Orchard, Bellview, Forest Park, and portions of
Orcutt Additionshave 15’ to 20" alleys. Most streetsform part of thegrid
system and do not appear to be originaly planned asahierarchy. The streets
arestraight except for afew exceptions. UticaAvenue makesan awkward
jog at 17th Placewheretheright-of-way doesnot align. Swan Driveforms
an organic path around thelake. The Broken Arrow Expressway brokethe
street and block pattern when it was built with 13th Place and 14th Street
NOW Serving as serviceroads.

OUUDS
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Land Divisions

Lots and Blocks

Thisareaof the City of Tulsawas subdivided and devel oped chiefly ashous-
ing between 1910 and 1930. The northwest quadrant devel oped first, being
the closest to downtown. Most lotswere 50" wide by 140" deep with some
of thelotsin the northwest quadrant having 25’ widths, allowing buildingsto
be built on one, two or morelots. The small residential lotshaverequired
land consolidation by many of thearea sinstitutionsand later commercial
developments. L otsare assembled in blocksranging from roughly16to 24
lots. Interestingly, the blockswest of UticaAvenue generally havethelot
frontage on the avenues running north to south and the blocks east of Utica
Avenue havethelot frontage on the streets running east to west.

North - South Block East- West Block

OUUDS
Midtown Tulsa Redux



27

S — ) | B = = =N TR T — T - % o IF ESL B e 5 )

Legibility Analysis

K Orenard Nl Tulsa Comprehensive Plan
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In Image of the City, Kevin Lynch introduces a method to analyze the visual quality or legibility of the city by identifying and OUUD S
mapping landmarks, nodes, paths, edges and districts. Applying this technique to the pilot study area of Midtown Tulsa NG T
reveals that the area closely resembles the prototypical district planning concept illustrated in the Comprehensive Plan with .

agrid of arterial street paths and major intersection nodes. Four residential districts occupy each quadrant, with the north- M |dtown Tu Isa Red UX
ern quadrants split by the edge of the Broken Arrow Expressway. Hillcrest and S. John Medical Centers are major land-
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Zoning Map

Themgority of zoning for thestudy areaiscategorized asresidentid, primarily
RS3 and RM2. Along most of the arterial streets the zoning changesto a
commercial or office designation. An attempt has been madeto buffer the
residential lotsfrom direct contact with commercia devel opment through the
useof officelots. Along with thelot zoning it isimportant to remember that
much of thisareafallsunder various specia districtsfound inthe Comprehen-
svePlan, Historic Preservation, and Planned Unit Devel opments.

B commercial High Intensity
Bl commercial Shopping
B ndustrial Light

B ndustrial Moderate

Bl Office High Intensity

I Office Low Intensity

B Office Medium Intensity
Bl Office Medium-High Intensity
B Parking

Residential Duplex
Residential Multi-Family 2
Residential Single-Family 3
Residential Single-Family 4
Residential Townhouse
Limits

The Universily of Oklshoma Urban Desipn Studio
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Land Use

Land use candiffer from zoning because of specia exceptions, grandfathered
lots, and undevel oped sites. Thisland use mapillustratesthelotsin the study
area, color coded based onthe American Planning A ssociation guidelinesfor
common activities. Residential housing has been divided into two sections,
single-family and multi-family. Schools, hospitals, rdigiousingitutions, andthe
parking areas associated with their use are categorized as social institutions.
Commercid activitiesincludeall shopping, business, or traderelated activities.
A smal areaof indudtrid activity till existsnear therailroad inthenortheastern
section of the map. Interestingly, Hillcrest Medical Center isestablished on
both the east and west sides of UticaAvenue, while &. John Medical Center
development hasfocused on the east side dueto the necessity to build more
urban, vertical additions.

Bl Vass Assembly
B Ccommercial Activities
B ndustrial Activities
Leisure Activities

- Natural Resources
Parking

Residential Activities
Residential Multi-Family
- Social Institutions

. Unclassifiable
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Comprehenswe Plan Spec:|al Dlstrlcts Planned Unit Development Overlay Zonlng . . .
| o T W o g Special Districts
4 R EE Y : 3 5 1
5!"?-;_ il IE g;l.—g'i-ﬂug
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R e I Planning and Zoning
pRAEHERPRHR D S s (e : . . : :
_ Hallelth ez e Sl o —— The City of TulsaComprehensive Plan and Zoning Ordinance define and
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- . HEH AR }'m%%'?'-.‘* B '.'1 ‘ adjacent planning districts. Theareanorth of the Broken Arrow Expressway
G ropdee ‘:..:L..‘; 2 4= = '“ ?_;...' = b -"*':‘-' ;_-:__*{_ s isin Planning Didtrict 4 and the areasouth of the Broken Arrow Expressway
“’i.’lr!:,"': = e -" (U TS| o] rwse=] S .. . .
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AR E,-...; R o R R 0 | s _:;2;';!_':'3-“ )8 | ARk Thestudy areaincludespartsof threespecial planning ditricts: theHill crest
: |"',:::" i S H R 2'}; P P &gl Medical Center Special District, the St. John and Utica Square Special Dis-
'n "':'_“;?L;;' S S R | i '.,,'-'1-—.-- SO gl trict and the Cherry Street Planning District. The Cherry Street Districtis
J';;""'h':‘"":..“:;.: Sl e . I;‘!—'ﬁ.“——‘:;f—...‘:—".: . W 'l_ PERE further divided into seven sub-districts. Sub-district A includesthemedium
Lot '""""'";'.: - ML e LS intensity commercial shopping areaaong 15th Street west of UticaAvenue.

Sub-digtrict B includesthelight intensity officedigtrict east of UticaAvenue.
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O O LT e Sub-districts E and G include commercia property and activity nodes. Sub-
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. . — higher intensity uses.
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Peoria Avenue

11th Street

Census Tract 34

15th Street

Census Tract 33

21st Street

Lewis Avenue

Population

Population Density per Sq. Mile
Housing Units

Housing Units per Sq. Mile
Occupied Units
Occupancy Rate

Rental Units

Owner Occupied Units
Ownership Rate

Median Household Income
Median Gross Rent
Median Value

Population

Population Density per Sq. Mile
Housing Units

Housing Units per Sqg. Mile
Occupied Units
Occupancy Rate

Rental Units

Owner Occupied Units
Ownership Rate

Median Household Income
Median Gross Rent
Median Value

Population

Population Density per Sq. Mile
Housing Units

Housing Units per Sqg. Mile
Occupied Units
Occupancy Rate

Rental Units

Owner Occupied Units
Ownership Rate

Median Household Income
Median Gross Rent
Median Value

City of Tulsa
1990 Census 2000 Census Difference
367,302 393,051 25,749
2,135 1,985 -150
176,211 179,405 3,194
890 815 -75
165,447 165,743 10,296
88% 92% 4%
68,687 73,509 4,822
86,760 92,234 5,474
56% 56% 0%
25,708 35,316 9,608
358 511 153
60,000 81,900 21,900

Census Tract 33
1990 Census 2000 Census Difference

2,447 2,223 -224
4,894 4,446 -448
1,391 1,272 -119
2,782 2,544 -238
1,196 1,155 -41

86% 91% 5%
612 619 7
584 536 48

49% 46% 2%

24,882 36,059 11,177

347 538 191
71,700 106,100 34,400

Census Tract 34
1990 Census 2000 Census Difference

2,274 2,413 139
4,548 4,826 278
1,624 1,482 -142
3,248 2,964 -284
1,195 1,330 135
74% 90% 16%
871 1,020 149
324 310 -14
27% 23% -4%
16,219 24,456 8,237
286 424 138
43,500 61,900 18,400

% Change

7%
7%
2%
-8%
7%
5%
7%
6%
0%
37%
43%
37%

% Change

-9%
-9%
-9%
-9%
-3%

6%

1%
-8%
-5%
45%
55%
48%

% Change

6%
60/(_\
-9%
-9%
1%
22%
17%
-4%
-14%
51%
48%
42%

All data from the United Sates Census: 1990 - Summary Tape SF3 and 2000
Summary File SF3, sampled data at census tract level.
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Demographics

Census Tract Data

TheMidtown Tulsapilot study areaprimarily consistsof two censustracts,
numbers 33 and 34. Tract 33 islocated south of 15th Street and tract 34is
located north of 15th Street. City of Tulsasummary datais provided for
compari son purposes.

Census Tract 33 Analysis

The datasuggeststhat whilethe popul ation of thetract has decreased over
theten year sample period, thetract till hasalmost 2.5 timesthe popul ation
density and number of housing unitsthanthecity average. Thetract hasseen
significant increases of household income, median grossrent and median
property value, outperforming the city’sincreasesin the sametimeframe.
Thenumber of housing unitshas decreased by amost ten percent, with al of
thelossin owner occupied units, whilerenta unitsremaining steady. Even
with theloss of housing unitsand the decrease of population, occupancy
rateshaveincreased to near the citywide average.

Census Tract 34 Analysis

Liketract 33, censustract 34 isadense urban areathat has seen significant
improvementsin median household income, median grossrent and median
property value, dthough thistract wasand remainssignificantly poorer. Tract
34 asolost amost ten percent of itshousing units, possibly to hospital ex-
pansion, but its popul ation increased by six percent. To accommodatethe
growth, the occupancy rate soared from 74% to 90% with asignificant in-
creaseinrental units. Thisdistrict hashalf the home ownership rate of its
southern neighbor.

OUUDS
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Population Density

Minority Population
Y L [

Demographics

Census Block Data

Population Density

TheMidtown Tulsapilot study areahasan overall population density of
4,636 persons per square mile, which ismuch higher thanthecity of Tulsa
average of 1,985 personsper square mile. The northwest quadrant appears
to have the highest density, whilethe southeast quadrant the lowest. High
density pocketsare gpparent where concentrations of multi-family housing

Persons per Square Mile ¢ .

i Minority Population
<2,500
<10%

2,501 - 5,000 S arelocated, which occursinall quadrants except the southeast.
1 5,001 -7,500 200:_30‘){
I 7501 - 10,000 — 00 ’ . ) .
I - 10.000 . oo Minority Population

Eighty percent of residentsin the study areaarewhite compared to an aver-

Feet

A A 2000 O LT T age of seventy-three percent citywide. Of the 960 minority residents, 296

500 1.000 2,000

areAfrican-American, 255 are Native-American, 244 are Hispanic and 51

) areAsian, with therest classified as other. The northwest quadrant hasthe

Rental Housin g largest minority popul ation with morethan 30%in many blocks. The south-

east quadrant hasthe smallest minority population with lessthan 10%in
many blocks.

Age

The median age north of 15th Street is31.3 years, whilethe median age
south of 15th Street is37.3 years, compared to the Tulsa median age of
34.1years. Blocksinthehistoric districtsof Swan Lakeand Gillettearethe
oldest with median ageshigher than 45 years.

Rental Housing
Rental Housing Unks Theareanorth of 15th Street and west of UticaAvenue hasaheavy concen-

MedinAge i tration of rental housing. Infact, morethan 75% of al occupied housing
I -45 vears — Ez; ] :zc’:’ unitsarelease units. Areas near Swan L ake and in the southeast quadrant
- 35 - 45 Years - 75% . .

M . are predominantly owner occupied.

<25 Years No Data

o 1] 500 1,000 2.|10F§at o o 500 1,000 Z-Ug:e' OUUD S
All data from the United States Census: 2000 - Summary File SF1 census block data. . i
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1t Street Vehicular Circulation

Themap showsthe hierarchy of roads, the mostly heavily used being the arterial streets, the
collector streetswhich collect traffic from the neighborhood, theresidentia streetswith hous-
ing facing them, the parkwaysasfor instancetheonearound Swan Lakeand thendleyswhich

serve asthe service roadsin the neighborhoods. The Broken Arrow Expressway reduces
accessto the northern quadrants. The blockswest of UticaAvenue are moreinterconnected
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Traffic count data cited from the INCOG website:
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S L o o | it Parking

1. Total footprint Of ParKiNg .........cevveieieriee e s 80.8 acres
a) SUrface ParkiNgar€a........ccvevveiiereee e 72.0 acres
b) Structured ParkiNgar€a .........cccevveveeieeeceere e s 8.8 acres

' - T _ 2. Estimate of number of parking lots
1 . ok i _-- P2V RS U= 0] 07z (] 0o RO 179
= . ' li=—l_l ‘_.- ) RS T e LU0z o 197 £ CLa'e OO 7
J ol l , - S — = 3. Estimate of parking SPaCES .......c.vvveieeie et 14,437 spaces
- L — i = : - — — Q) SUMACRIOLS ...ttt eebenas 8,961 spaces
S : e — e | D) SIUCHUFEA PAIKING ... eee e se e 5,476 spaces
- 4. Total number of access poiNtSto Parking IotS.........ccvevevceeviere e 186
a) Number of accesspointsto Cherry Street parking lotS.........ooovevvecevvcce e, 86
g b) Number of accesspointsto UticaAvenueparkinglots..........ccccevveeevceecveciesnenne, 54
I I E 5) Estimated number of structuresremoved for EXPreSSvVaY .........ocevveveeeereereesieesesnnens 200
- a) Estimated number of structuresremovedfor al parking..........ccvcvevveceneeciecnenne 200
1 b) Estimated number of structuresremoved for hospita parking ...........ccccceeeeeueeee. 160

. NEY s
R —t—3- TL 1 <  Curbcuts
' B surface Parking Lots
71 Parking Structures
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Parking Proximity

Parking proximity isanalyzed by applying abuffer of 300 feet radiusfromthelarger buildingsin
theareaof study. Itisinteresting to notethat the buffer does not exceed the existing parking lots.

1. Footprint of buildingswith footprint greater than 4,000 sg. ft ...........ceeee. 2,122,545 K. ft.
2. Footprint of buildingswith footprint lessthan 4,000 sg. ft. ........cccccccvvenee. 4,051,926 sg. ft.

3. Footprint of surfaceparkingarea............ccccevevencriennene 3,138,161 sq. ft. (8,966 spaces)
4. Footprint of structured parkingarea ............ccccceeverennene 1,918,780 . ft. (5,482 spaces)

5. Buildingsto parking ratio
a) Total building footprint areato parking fOOtPrint area .........ccooveeeveerenencneeene 1.87
b) Buildingswith footprint greater than 4,000 sg. ft. to parking footprint area...... 1:1.66

6. Building footprint areato parking spaces

AANDUIAINGS ... 280 sg. ft. per space
B) Larger DUIIAINGS .......cveiiiieeeeee e 147 sq. ft. per space

Considering parking areasare moreapart of the commercia buildings, every 147 sq. ft of com-
mercial building footprint hasoneparking space. If anaverage commercid buildingistwo stories,
then approximately 300 squarefeet of building floor areaisaccommodated per parking space.

Note: 1 parking space= 350 sq. ft. inthese calculations

- Buildings with footprints greater than 4,000 sq. ft.
B Buildings with footprints less than 4,000 sq. f.t

300 foot radius buffer from larger buildings

- Surface parking lots
Structured parking decks

OUUDS
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Pedestrian Circulation

Thestudy areacontains severa pedestrian nodeswhich attract foot traffic. The
Cherry Street shopping district hasnumerous shops, restaurants, and night spots.
Thefarmer’smarket at Lincoln School on Saturday morning isarecurring pe-
destrian event during the summer. Both Hillcrest and &. John Medical Centers
generatesgnificant locd traffic, including many peoplewith disabilities. St. John
also seessignificant traffic from UticaSquare across 21st Street. Swan Lakeis
frequently used for strolls. Marquette and Barnard Schoolshave several student
street crossings, themost significant at Barnard School and LewisAvenue.

| saTURDAY SPECI
| MEW  POPCORN
T SHRIMP ONLY .8

CRUE THALCFELA L 11

A pedestrian crossing sign on Cherry Sreet at the intersection of 15th
Sreet and Peoria Avenue.
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New Development, Process for Approval, City of Tulsa

Project X
Contract Phase
Due Diligence Phase
Planning Phase
Platting Phase
Construction Phase
Building Permit Phase

Property Closing Phase

L etter of Intent, Legal Description, Abstract, Title Work, ALTA Survey, Zoning and Building Permit,
Research, Phasel & Il Environmental Survey, Pricing

Preliminary Zoning Discussions, Zoning Confirmation, Existing Zoning/PUD Overlay, Title Search,
Abutting Property Record Plat, FEMA Floodplains, Topo Map, Utilities
Site Analysis, Conceptual Layout, Conceptual Site Plan

Zoning Code & Criterias, Topo Survey, Geotech Report, Pre-devel opment Meeting, Plat, Technical Advisory
Committee Meeting, Deed of Restrictive Covenants, Utilities, Construction Documents, Final Plat

Soil Erosion/Sedimentation, Grading, Water, Sanitary Sewer, Storm Sewer, Conduits, Paving, Franchise
Utilities, Final Inspections, As-Constructed Drawings

Final Plat released from Public Works, Planning Commission recommendsA pproval, City Council Approval,
Filing Final Plat, Detailed Site Plan, Landscape Plan, Building Construction Starts, Occupancy Permit

ALTA/ACSM Survey, Current Title Option, Title Commitment Policy, Unresolved Title Issues

Summarized from Planning and Development of New Additions and Developments, Real Property Law Section Joint Fall
Seminar by Jerry W. Ledford, P.E., PL.S, September 21, 2001.
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Process

New Development Process

Planning and Zoning site planreview and approva isrequired inthe City of Tulsa
for any multi-family, commercial or industrial devel opment prior totheissuance
of any building permits. Intheinitia stagesof anew project or development, itis
important to have aclear understanding of the City’ sreview process. After a
developer hasinitiated the contract phase, he or she movesinto duediligence.
Thisisfollowed by the planning phase, platting phase, congtruction phase, building
phaseandfinally thereisthe property closing phase.

If anew devel opment isnot allowed dueto existing zoning restrictions, the
applicant/devel oper has severa waysto proceed. They can apply for a
rezoning or planned unit development (PUD) from the Planning Commission or
apply for aspecia exception or variance from the Board of Adjustment. All of
these choiceswould lead to public hearings.

InTulsa, the option to haveaPlanned Unit Development (PUD), whichisan
aternativeto conventional devel opment wherethe specific pieceof landis
under common ownership and adevelopment plan for this specific piece of
land issubmitted for public review. Themain purpose of aPUD, accordingto
the TulsaZoning Ordinance, Title42, Chapter 11, isto help encourage
“Innovativeland devel opment while maintai ning gppropriatelimitation onthe
character and intensity of use and assuring compatibility with adjoining and
proximate propertiesand a so to permit greater flexibility withinthe
development to best utilizethe unique physical featuresof the particular site”.

Thissupplementa zoning must be approved by the Planning Commission and
City Council. Intheinitia stagesof the PUD process, adevel oper obtains
gpproval of theprdiminary andfina plat. Also depending onthe complexity of
the zoning and the project’smotive, it may undergo several approval sphases
during review. The Site Planreview requiresadetailed drawing whichindicates
the building footprint location and site, proposed parking spaces, proposed
signage, landscape plan, and adrainage plan. A completelist of requirements
for approval may befound intheZoning Ordinance.

OUUDS
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Process
Understanding the Development

Process

Group Interviews

guestionsarose regarding the process of development. Soon after, the students
began attending avariety of public meetingsand conducting persond interviews

After theinitia meeting between the steering panel and the project team,
to better understand the process.

how
do we

where
do we

get
there?

want
to go?

ﬁ

The diagram above was presented by Mr. John Bumgarner as a way to

who
are

we?

based on a conversation between Professor Schaefer and Mr. Patrick K.

assess the development goals of the community. The diagram below is
Treadway concerning the devel opment process.

inventory
analyze
understand

observe
assess
discuss

adopt
implement

adapt

project
envision

illustrate

Public Meetings Attended

OUUDS
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Planning and zoning codes are outdated and too complex.

Both the general public and the development community lack convenient access to public work plans and
standards.

The lack of planning and/or an updated version of the comprehensive plan have frustrated neighbors,
developers and city officials.

Relations between the parties involved are often contentious.

Neighborhood associations are not given enough time to communicate effectively with their residents when a
request has been made to change zoning.

Neighborhoods are too resistant to much of the changes that development brings.
Neighborhoods feel their voice is not being heard by public officials.

The creation of planned unit developments, historic preservation districts, and other special planning districts
may be an indication of inadequate or outmoded conventional zoning.

The PUD process is being misused.
INCOG is understaffed and underfunded.

Public works is underfunded and overextended; they try to compensate by demanding privately financed
public infrastructure.

City officials have been forced to act as referee and become reactive verses proactive.

Inflexibility of some developers to vary from a set prototype or model that they have used previously leads to a
changed urban pattern.

Public meetings are often held at inconvenient times during the workday for residents to attend.

Private developers feel the process takes too long because of the review procedures required by the many
city departments.

Developers can not predict expectations the city may require.
Vehicle circulation and parking are major planning issues.
City officials seem unfamiliar with alternative urban infill.

Infrastructure development does not anticipate future development or coordinate with comprehensive planning
and zoning designations.

The current process of development is considered deficient by residents, developers and city officials.
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Process

What We Heard During Group
Interviews and Public Meetings

neighborhood
residents

city real estate
officials developers

= ~ -t -

Sometimes a small issue can lead to unintended consequences.

OUUDS
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Game Design and Model Construction

The students attempted to design street configurations that best represent
what isfound in the study area. These conditions include having lots with
sideyardsthat aign, that run perpendicular, both with and without alleys.
Once alayout was arranged that allowed for the various ot conditions
and formed arterial streets bisecting the sheet laterally and longitudinally,
it was plotted onto three 36" by 78" sheets, laminated to foam board, then
attached to hollow doors to provide the base of the models. It was
believed that a model of that size would provide enough area so that at
least twenty people could play at asingle board. The decision was made
that a1" equals 30" scale would allow for alarge enough model to show
the pattern of development aswell as address building massing, planning
and parking issues.

The game pieces were then constructed, starting with single family
homes, by drawing simple geometric shapes in AutoCad, using a laser to
cut sheets of black acrylic, sanding the pieces to form roof pitches, and
assembling the components. Gameboard pieces were created to
resemble single story bungalows, two-story foursgquares, and detached
garages. The commercial, multi-family residential, and structured parking
pieces were a more direct process that required only drawing and laser
cutting. Black acrylic piecesrepresented residential buildings, including
the aforementioned bungalows and foursguares, as well as rowhouses/
duplexes, four apartment flats, and six apartment corridor modules. Red
acrylic pieces represented commercial buildingsin different sizes: 2500,
5000, 7500 and 15000 square feet. Red pieces represent ground floor
retail trade establishments, for example, a small restaurant or shop is
2,500 sq.ft., alarger restaurant or retail establishment like Panera Bread
is 5,000 sq.ft., acommercial building like Walgreens Pharmacy or Office
Depot is 15,000 sg.ft., and aWal-Mart Neighborhood market is around
45,000 sq.ft. Other piecesin the devel opment toolkit included: markers
for drawing streets, setbacks and making notations on the gameboard;
green tack pins to be used as trees or landscaping; surface parking
pieces made from card stock; and bass wood screening walls. Small
model cars were purchased to provide scale.

Playing the Game

The playing of the game evolved from the goals and objectives devel oped
with the steering panel, class discussions, and preliminary testing runs
with the second year studio students and the steering panel. The purpose
of the game was to observe how the participants would develop

minimum development: 60 commercial modules
minimum parking: 20 spaces per module (ground floor)
10 spaces per module (upper floors)

commercia or mixed uses along the arterial street corridors. To begin
the game, the lots along the arterials were intentionally left blank. All
other lots were covered by single family housing. The constrictions
placed by current zoning requirements were removed, with the exception
of one important caveat—parking. Recognizing the city’s current
dependence on the automobile, it would be unrealistic to allow
commercial development without placing any parking criteria.

A parking requirement was developed by averaging different use
requirements based on the square footage of the development. In the
preliminary stages of planning the game, aflat rate parking requirement
of 20 spaces per 2500 sg.ft. commercial module, whether ground floor or
upper floor, and two spaces for every new residential unit was
established to offer a baseline. This rate was determined first by
analyzing the study ared's existing conditionsin regardsto parking
proximity to commercial buildingsand by analyzing current zoning
requirements. The students calculated a measure based on the current
commercial square footage to parking ratio (surface and structured) in
the study area. They found that for every 147 sq.ft. of commercial
building footprint in the study areathereis 1 parking space. Using that
datain the game play, a 2500 sg.ft. commercial module would require 17
parking spaces. When considering the zoning parking requirementsit is
necessary to examine an assortment of uses. For instance, restaurants
require 1 parking space per every 100 sq.ft., which would translate to 25
spaces per module in the game. Night clubs require even more spots,
with 1 space per every 75 sq.ft., which would be 33 spaces per
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Planning Game

gameboard module. On the other end of the spectrum, medical offices
have less of a need for parking and are required to have only 1 space per
every 250 sg.ft. Antique stores require only 1 space per 300ft. Since the
game did not suggest or restrict commercial use, it was necessary to
determine a reasonable average that could also be added up easily during
the game so participants would quickly know if they werein compliance
with the requirement. The initial game requirement of 20 spaces for
every 2500 sg.ft. of commercial space equates to 1 space for every 125
sq.ft. A suggestion from the steering panel lowered the total number of
parking spaces required for upper floor commercial to 10 spaces for
every 2,500 so.ft. module, or 1 space for every 250 sq.ft. Recognizing
that most upper floor uses tend to be offices, which are lighter in
intensity, this was an appropriate change.

Parking pieces were provided in various forms of surface parking
configurations, such as off-street lot, angled and parallel, aswell as 60
space structured parking pieces that could be combined and/or stacked to
form larger decks. Participants could include on-street, off-street, on-site
and off-site parking in their required count to allow for even more
flexibility. Underground parking was not permitted.
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Playing the Game

The participants were welcome to develop the board however they
wished — they could add or remove pieces already present, change
street lane configurations, combine lots, draw parks, close streets or
create new ones, build to any setback and to any height. Again,
commercial uses were not specific and could encompass retail trade,
office, and light industrial, and also be mixed with residential uses. The
participants would have an hour to develop the area on the gameboard.
Within that hour the first ten minutes were set aside for more instruction
and questions, then thirty minutes to create devel opment scenarios,
followed by aten minute huddle to discuss board development, and then
the final ten minutesto finalize the scenario.

A minimum requirement of 150,000 sg.ft. of commercial development, or
sixty 2500 sg.ft. modules, was established to ensure that some
development would take place and address the first of our project goals
(to examine the interface between historic neighborhoods and
commercial redevelopment along arterial streetsin Midtown Tulsa). The
60 module minimum was determined by using the following method. The
students searched for the lightest possible commercia usesin the zoning
ordinance, which happened to be light office. The maximum floor area
ratio for light office set by ordinanceis .3 (or .4 with approval from the
Board of Adjustment). Considering each lot on the gameboard is 50’ by
150, the area of each lot is 7500sf. The 2500sf module is equal to .3 of
thelot, or in other words, one third of thelot.

With 97 empty lots along the arterials at the beginning of the game, the
60 modul e minimum would use less than two-thirds of the availablelots,
even if the group only built single story structures. From a density
standpoint, the minimum commercial building requirement was similar to
the density of the adjacent neighborhoods. For example, atypical block
of 1500 sg.ft. homes on lots that are 7500 sg.ft. (50'x 150') has a .2 floor
areavalue. The 97 vacant lots along the arterials add up to 727,500 sg.ft.
The 150,000 sg.ft. commercial development minimum (60 modul es x
2500 so.ft.) would result in a.20 floor areavalue if the modules were
situated on the vacant lots.

To enhance facilitation skills the students attended atraining session led
by Dr. Brenda Lloyd-Jones. She reviewed facilitation basics such as

1. Design the transition zone behind
the narrow lot development

2. Decide how to configure
deep lot development

3. Address the need and function
of the open space (noted as “park”
on the gameboard)

logistics, roles, effective observation and intervention strategies and the
importance of summarization. Due to the complexity of the game and
the limited time, a student facilitator would assign members of each
group specific roles, for instance: designing streets, placing new buildings,
locating parking, planting trees, and representing the concerns of the
existing neighborhood. Others participants would be generalists charged
with looking at the big picture of what the specialists were doing. At least
two members would be chosen to observe, record, and report what took
place.

Community Workshops

The four community workshops were held on the University of
Oklahoma campus. Over 2,000 invitations were sent to residents in the
study area, business owners/devel opers, and public officials. Theinitial
post card mailing was compiled from Urban Development files of
property owners for the study area. It was then divided by residents and
businesses addresses so that they could be sent for the appropriate
workshops. Study area neighborhood associations also listed the
community workshops on their websites and list serves as well as handed
out flyersin their respective neighborhoods. Next, e-mails went out to
professional groupsincluding American Institute of Architects (AlA),
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National Association of Industrial and Office Properties (NAIOP), and
Building Owners and Mangers Association (BOMA). Then public
officialsincluding City Council, TulsaMetropolitan AreaPlanning
Commission (TMAPC), Board of Adjustment (BOA), Tulsa Preservation
Commission (TPC), City staff from Public Works and Urban
Development were notified by postcard and e-mails. It was thought that
by having an individual workshop for each of the groups above and then
a consensus meeting of all participants at the end, the students could
compare and contrast the comments and game playing of each group
without any one group controlling the outcome, while providing all of the
stakeholders an opportunity to contribute.

Each workshop began with an introduction to the project and instructions
on using the model. In fact, the first hour of each workshop was
dedicated to providing background information about the study areato
offer a perspective of midtown Tulsa, as well as a slideshow to explain
the purpose and rules of the game. Participants were then broken into
groups and assigned to a gameboard to begin creating their scenario for
midtown Tulsa. Student facilitators and Steering Panel members were at
each table to explain the rules, organize the effort and answer questions,
but not to decide the outcome of the game. The game itself provided
participants a chance to debate, argue, and collaborate with others while
attempting to create an ideal midtown. The game was played for one
hour.

The third part of each workshop was an open discussion period where
participants would describe their boards and then examine similarities and
differences of the boards developed by the other groups. The students
would record oral and written comments (noted on both flip charts and
agendas), count each of the playing pieces, photograph each gameboard,
and write brief summaries of the meetings.

(continued)
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Community Workshops (continued)

The fourth meeting, the consensus workshop, focused on three issues
that were raised at the earlier sessions— transitional buffers, 300" deep
lot development, and open green space. To address these issues and
depict what had generally been produced from the previous workshops,
the rules for the game changed slightly. Half of the gameboard was
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configured with various 150’ deep developments that had been built many
times by earlier participants. What needed clarity was how to deal with
the transitional areas between the commercial development and the
residential areas. The students asked the participants to focus on those
transitional areas and depict buffer solutions. The other half of the
gameboard was cleared to a depth of 300" on either side of the arteria to
encourage participants to consider the conditions present with larger lot
development. It isareality that many commercial developments need a
larger footprint than a 150" depth can provide. Also, there are currently
parcels of that depth in midtown Tulsa waiting to be redeveloped. The
purpose was to see how this group would choose to accomplish that task.
Finally, green space and park land had been placed on five of the nine
earlier boards, yet its purpose was often undefined. The students asked

the consensus meeting participants to define specific uses for that open
space. Since the overwhelming board results from earlier sessions had
not built buildings over three stories, aheight limit of three storieswas
imposed. In addition, the minimum of commercial development rose from
60 to 82 2500 sg.ft. modules (205,000 sg.ft.), which was the mean
average of commercia development from the previous workshops.

Limitations and Qualifications

Asthe weeks progressed, limitations and qualifications of the gaming
process became apparent. Time, space and previous commitments
restrained some of the participants from afuller understanding of the
game. The three hour workshop format did not provide the time for in
depth training of participants in many aspects of planning and real estate
development. Not all participants could commit to athree hour workshop
and left early.

The abstraction of the gameboard compared to the earlier description of
the study area centered on 15" and Utica caused confusion and made it
difficult for participants to treat the game as an abstraction. Participants
repeatedly insisted on knowing whether this arterial was a particular
street or another. Other participants struggled with how the game board
was set up and felt uncomfortable with not having an orientation to
downtown. By having the arterial streets clear at the begining of the
game it was thought that new development would be easier to obtain
verses removing properties. It was suggested later, that the gameboard
should have been set up with a“real life” mix of residential and
commercial development even along the arterial streets. Then
participants would have to remove existing structuresin order to
accomplish their development. Therefore the consequences of the
development could be visualized and quantified.

The scale of the pieces served well for planning and massing but lacked
detail for architectural style.
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Planning Game

Below are rules of thumb and issues to consider that were presented to
the workshop participants before playing the game (Red text added to
show additional comments for Consensus Workshop).

some rules of thumb...

provide 20 parking spacesfor each ground floor commercial
module

provide 10 parking spacesfor each upper floor commercial module
2 parking spaces should be provided for each new dwelling unit
retail establishmentsprefer onemain entrance

retail establishmentsareusually on theground floor

driving lanesinstreetsaretypically 10' to 12’ wide

minimal sdewalksshouldbe6’ to8 wide

structured parking must be at least two bayswide

some things to consider...
* |lotsmay be merged to make bigger parcelsfor devel opment

existing housesmay beremoved for development or parking
commerciad usesmay includeretail trade, office, andlight industria
and bemixed with residential uses

building height limitis3 stories

(4levdsfor parking)

build-tolineonthearterial streets=0’ to 10’

streetscan be 2 or 3 lanes, with or without medians

most surface parking must be placed intherear or interior of thelot

OUUDS
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Neighborhood Workshop

Invitations sent to Neighbornood reSIAENES ..........ccccuveiiiiii et 1,500
Neighborhoodsin attendance ..........c...cccoveenee. Yorktown, Swan Lake, Gillette, Lewiston Gardens
N diiberRf dasidents HIICIIRRERNCe IET. st . BY......°0. . Ak ... e 70
Steering Panel membersin attendanCe ...........oooviiieiie e 10
SUEESHtS M SHTCIERNICE ... R Ry, . S0 s .. ... ..o .eceraetennes iueeeess 00 SRR AR 5
B0 0 TR e e, NSRS e A — o O 3(A,B& C)

Developers/Business Owners

| I IEHORS SENimme. .| A th % 0 ol AT ... TG G S U 300
Peoplein attendance ............. Area Developers, Cherry Street Merchants, Architects, Contractors
RUNTSRIREE tendance ..................... AOGVREIY ., . U0l oo ... .. SRRy ... . L. 18
Steering Panel membersin attendanCe ........cccooeeiiieiie e 10
SUGENEIRE tENCONCERINR. . ................ 0 riaite i st hanenes e Weiannssesnent SRR ... RO 5
BOCHCIEREE Y, . . . S ... 405N ... LA 2(A & B)

City Officials/Planners

INVICEBEEECNT .......... .S ..................cocceimmiceeneneeensnensenesssgglineesagensesesessesssnesnessnensennseess ol 50
Peoplein attendance ...... City of TulsaPlanners, Engineering Dept., UtilitiesDept., Building Plans

Examiners, Tulsa Preservation Commission, INCOG, City Counselors
NUmberin Siendance ...l i . s e B it e VL. e e s 28
Steering Panel memberSinattendanCe ...........oouvvceeiieciie e 10
SUIEEIES TN citenelaNCE . T . . L orat? ..o L L 5
Boards played.... . Lan SN . ... L . (. v ... WERDI . L. .. 3(A,B& C)

Photos of the participants
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Agenda

Midtown Tulsa Redux Urban
Design Workshop Agenda

Introduction — 10 minutes

Welcome — Professor Schaefer

Town Hall Consent Announcement

Introduction of Students and Steering Panel

Purpose and Goal of Today’s Meeting:
“To explore and discuss how redevel opment
could occur along arterial streets adjoining
older, historic midtown Tulsa neighborhoods.”

Presentation of Research — 20 minutes
Purpose and Goals of the Study
Project Schedule
Role of the Steering Panel
Pilot Study Area
Photo Documentation
Mapping Inventory

Instructionsfor the Group Planning Exercise— 10 minutes
Description of the Planning Models and Playing Pieces
The Rules of the Game
How to Play the Game
Examples of Planning Scenarios

Group Planning Exercise— 60 minutes
Student Introduction — 10 minutes
Scenario Creation —Game Playing — 30 minutes
Huddle— 10 minutes
Finalize Scenario— 10 minutes

Break —15 minutes
Explanation of Scenarios by Group Spokespersons— 3 x 10 minutes= 30 minutes
Discussion of Similarities, Differencesand Patterns — 30 minutes

Closing —5 minutes
Revisit Project Schedule—What is Next?
Summarize Information
Submit Findings and Recommendations
Next Scheduled Meeting

OUUDS
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Neighborhood Workshop
Board A

j:::_:_::: ——

) \\;J B Leades

Trangtionsbetween commercia and residentia development wasthefocusof
thisboard. If parking isto be placed near residences, abuffer isimportant. Also
having mixed used on thearterid swill provideanicevariety of building types.
Medianswith trees and dead-end streets gated were al so used astraffic calming
wherecommercid and high denseresidentia abutssinglefamily resdentidl.
Thereisaneed to minimizethe number of parking spacesrequired. Nolarge
sgnage, small retail and offices, no big box retail and underground utilitiesarea
mustinthisarea Lastly, managing light and noise pollution from large parking
lotswasa so found to beanimportant design consideration.

OUUDS
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Neighborhood Workshop

Board B
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Thisteam focused on shalow | ot development dong themain arterid with
extensiveuse of screening to shield the neighborhood from the commercia
development. Somemixing of useswith retail on the bottom and apartments
above added height to the street frontage. Laneswere narrowed fromfour to
twoin areasto providefor on street parking and asatraffic calming device; in
addition abundant use of trees, multiple sdewalks, and abiketrall help createa
multimoda area. Both surface and structured parking were provided athough
wediscovered later that Singlebay parking garagesare not functional without an
additiona ramping system.

kb
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Neighborhood Workshop
"""" L!“'i Board C
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Theboard was devel oped to minimize theimpact on the surrounding neighbor-
hoods. Building heightswererestricted to no more than two stories. Alleyswere
removed from the board dueto safety concernsand oneresidential street was
closed to prevent overflow parking on neighborhood streets.

rnk!‘lown h‘w : tE(‘le_
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Neighborhood Workshop

Gameboard Detalls

Al Higher dengty dong mainarteria corridor withlandscaping.

A2 Mainarterid intersection showing mixed use devel opment with
commercia ontheground floor and residentia above.

A3 Arterid street depicting trangtionsbetween residentia and
commercia development. Singlefamily homesbuffered with atree
lined path and fence abutting aparking garage separating the
mixed-use devel opment (multi-family abovecommercid).

B1 Higher densty commercia dong arterid corridor buffered by
structured parking garage from the neighborhood homes.

B2 Mixedusedevelopment withretail ontheground floor and housing
above.

B3 Multi entrancesto thecommercia unitsapart fromtheservice
entrancesintherear of thebuildings. Also showniscontinuous
fencing with heavy landscaping for buffer between commercia and
resdentid.

C1 Lookingupthelongarterial street, showing mostly oneand two-
story structures.

C2 Mainarterid intersection, looking up the short arterial. Mixed-use
development frontsthearteria, dong with new multi-family housing
set back from the street with green spacein front and behind (I eft
sideof photo). An*“artist enclave’” mixed usedevelopment is
picturedinthetop right. Itiscomprised of single-family “live-
behind” housing unitswith artist studio space, green space, anda
network of pedestrian paths.

/fuabd | Lumessss  wmueed

Feaafyll “amee ) .l‘llilll-l.l‘l C3 Longarterid street running left/right. Notetheclosing of the
AN B LS .'ai-'"—"‘ : residential streetinthetop right of the photo, aswell asthe closure
l vag smpn _ SO of thealley. Inthemiddleright, a15,000 squarefoot commercial
may ol e g w PR spacewith parking and primary entranceintherear.
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LR R

s Midtown Tulsa Redux



GroupA

1.  Parking if placed near residences, a buffer isimportant.

2. Underground parking not allowed due to high cost.

3. Residentia housing with commercial on the bottom floors.

4.  Medians with trees.

5.  Dead-end streets — gated. Where commercial and high density
residential abutssinglefamily residential.

6.  Need to stack commercial development.

7.  Need for attractive surface parking buffer.

8.  Need for trees throughout parking lots.

9.  Need to change the number of parking spaces required
(minimize).

10. Nobigsignage.

11. Small retail and offices, no big box retail.

12.  Needfor mixed commercial / residential small shops.

13.  Minimize surface parking.

14.  Noise control (no 4am dumpster).

15.  Underground utilities.

16. Managelight pollution from large parking lots.

17. Shared parking.

18. Avoidalleys, problematic.

Smilarities
Conflicts

Group B

1

wnmn

Commercial abutting residential adversely impactsresidential- Solution:
create landscape walking path between uses, borrowing R.O.W. from
both commercial and residential owners.

Heavy landscaping need for transition area (buffer).

Higher density commercial along corridor (properly buffered) with rear
structured parking is preferable to acquiring residential property deeper
into the neighborhood for lower density commercial.

Two lane streets (arterials) with on-street parking slow traffic speeds
and makes commercial more pedestrian friendly.

Encourage historic design with all new commercial and residential
construction.

More boulevards.
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Neighborhood Workshop

Flip Chart Notes

Group C

SukhwnE
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10.

12.
13.

Vacate alleys.

Pedestrian scale development.

Why commercial developmentinaresidential district?

Mixed used devel opment.

Street closing in residential from the arterial street.

Live, work and play development in aresidential district (artist —
enclavevillage).

Need for sound and light buffers using landscaping materials.
Debate surface parking vs. structured parking — structured preferred
(max. height 2 stories).

Height impact on adjacent structures and residential.

Bury power lines.

Heavily landscape for buffering.

Arterial arefour lanein both directions.

Relationsto residential property values.

OUUDS
Midtown Tulsa Redux



50

Developers/Business Owners

Board A
Ll
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' ™ | . “ Many design conceptswere considered in thisgroup. One of which prevented
‘ - bottlenecksin thestreet by providing wider streetson arterials. Also, generous
- sidewalks connecting residential tocommercia werea so part of thedesign.
." . Parking was strategically placed at therear of the building for themost part to
- W keep all thecommercia devel opment up front. Underground utilitiesand aleys
accesstoresdentia werea so animportant part of the scheme. Finaly, theidea
- wasto create an urban village with street frontage primarily commercial dong
- arterial (onein particular) becausethere seemsto beatrend towards multi-level
multi-use buildingsand parking within oneor two blocksfrom theintersection of
- arterids.

midlown Wha vedan
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Developers/Business Owners
Board B
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In creating thisboard an emphasi swas placed on establishing ahigh density yet
pedestrian friendly areawith multi-story buildings, many mixed useinnature,
being brought to thefront of the property line. The street configurationwas
atered totwo lanes, although they did create abikelane and crowned cross-
walks. Discussonlingered regarding timelimited on-street parking because they
would prefer not to have metersyet wanted to offer some storefront parking.
Thebusinessownersal so suggested aprivately owned trolley to shuttle custom-
ersfromthe structured parking in back to theretail storesalongthearterial. The
group felt that the parking structures could also serve asabuffer to the adjacent
nel ghborhoodsathough they emphasi zed the necessary mutudly beneficial
dynamic between thetwo in the areathey designed. Asapoint of referencethis
board was not finished at the end of the gaming time and thisundoubtedly
skews some of the statistical measures based on the density of half of theboard
completed.

OUUDS
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Developers/Business Owners

Gameboard Detalls

Al Higher density commercial buildingslined up aong both sidesof a
treed boulevard. Some mixed-use devel opment setback dightly
fromthearterial street providesan opportunity for both
landscaping and limited parking.

A2 Zerosetback commercia development along both sidesof the
arterial street with parking and service entranceat therear.

A3 Commercia usesontheground floor with multi-family residential
above. Thesebuildingsare seenasamirror continuation in scal e of
theopposing commercid buildings.

B1 Thecreationof adestination arterial with both shallow and deep
lot devel opment constructed to the* build to” line. Themain
arteria street hasbeen altered to allow for abikelaneand on-
street parking. Thisgroup suggested amerchant ownedtrolley to
transport customersfrom structrued garages behind the devel op-

s | : - = - ‘. ; ‘ y
F." j ; =l -= % I\ ment to the businessesa ong thefrontage.
- ] - w » e . .
A ey — ] | :ll | e B2 Eight established homeswereremovedto alow for the mandated

parking requirement connected to the denser devel opment con-
structed. Multi-family residentia built onsmaler lotsto replace
theolder homesand inturn buffer the parking structuresfrom the
current neighborhood.

B3 Movingaway fromthemain intersection, development becomes
lessintensesinglestory. Thethreeleve parking deck was con-
structed to providefor adequate parking for thedistrict asawhole.
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Group A
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12.
13.
14.

15.
16.

Should have awarm and cozy feeling.

Bottlenecks in the street are a concern.

Desire for wider streets on arterials.

Left turn lanes necessary?

Idea of adding afifth lane?

Need for sidewalksto connect residential to commercial.

Parking on the side or at the rear of buildings.

Underground utilities.

Want alley accessto residential. Alleys provide play areas and
rear access.

Game board doesn't take into account the topography or highways.
Idea of an urban village with street frontage primarily commercial
along arterial (onein particular).

Trend towards multi-level multi-use buildingsand parking

within one or two blocks from the intersection of arterials.

Most upper floor residential not at intersections of arterials
(about two blocks away).

Sidewalks along residential streets.

Median along main arterial swith landscaping.

Trees used as buffersin parking lots and also to create plazas.

Group B

1
2.

1

13.
14.
15.
16.
17.
18.
10.

C©OWoN® U~
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Developers/Business Owners
Flip Chart Notes

Ed Sharrer

Pedestrian is the emphasis.

Parking at arterials present problems during lunch hours (premium).
Ideas of share parking.

On-street parking resultsin 4 lanes less 2 lanes equals more parking
spaces available and al so traffic calming.

Commercial along arterials with parking at the rear.

Sidewalks.

Highly visible crosswalks

Narrow streets to 2 lanes.

Slow down traffic to respect pedestrians.

Flashing light warning and other warning signsfor pedestrian areas.
Planted medians.

Cobblestone pavers.

Bike racks.

No curbs, bollardsinstead.

Residential on top of parking structures.

Angled parking.

Mixed used devel opment / multi-story.

Well-lit, secure passageways from commercial to large parking areas.
Establish design guidelinesfor transitional spaces.

Cherry Street merchant’s trolley which runs up and down the arterial.
Privately funded and free rides (maybe fee with parking ticket).

Yani Aller

— Smilarities
— Conflicts

OUUDS
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City Officials/Planners
Board A

Theteam created amedium density devel opment along the arterial sbuilt tothe
property linegiving theboard an updated urban identity with theideaof being a
“destinationarea.” Thenecessary parking was provided by structured parking
behind the two and three story development. Asachange of pace, they atered
thetypical grid pattern by establishing amixed use semi-circlewith somegreen
spaceinfront of thebuildings. It wasdiscussed that, if time had alowed, they
would have mirrored theimage on the other side of the board to approximate
thefeeling of atown square.

------------
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City Officials/Planners
Board B

Mixed-use redevel opment was one of the main focuseson thisboard. Another
main designideawasto establish nodesfor commercia development with
highest and most intenseuse. Transtionsfrom commercia toresdentia areas
brought about design considerationsfor apath between thetwo. Thispath
consisted of landscaping, treesand fencesasabuffer. Multi-family residential
along the perimeter of singlefamily residential wasal so designed asabuffer. For
traffic calming, diagonal parking brought both anostalgicfeding andtraffic
caming.

..........
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City Officials/Planners
Board C
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Theboard wasdevel oped to cam traffic and providefor pedestrian circul ation.
A network of pedestrian aleys(possibly abike path or evenaright of way for a
publictrolley line) was created between the commercial devel opment and the
neighborhoods. Treeswere planted in abundance, including on rooftopsto
increasethe permeability of thearea. Theboard included several mixed-use
buildingsand new residentia construction.

OUUDS
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City Officials/Planners

Board C
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B3

Gameboard Detalls

Depictsadense concentration along the arterid with atransitiona
oval that was meant to be replicated on the oppositeend of the
board creating aconceptua “town square.”

A closeup of theoval ,whichincludesapark, accessibleto nearby
residentsand employeesof thedistrict.

Animageof themain arterid intersection buffering the higher
intengity commercia/residentia space and the neighborhood with
structured parking aswell asscreeningwallsand trees.

A three story structurewithtwo commercial levels separated by a
leve of parkinginthemiddleisintheforeground of the photo.
Treesplanted inthemedian, on street angled parking. Thebluelines
represent s dewaksencouraging walkability.

Themainintersection showsthat the development isonly onelot or
150" deegpandis being buffered by trees, screeningwallsand a
small pocket park.

The useof surface parking behind the buildingswith aheavy
planting of treesand use of screening between the established
residential areaand new mixed use development onthearterial.

Abundance of treesencirclenarrow lot devel opment along the
arteria street with the buildings set on the property lineand parking
avalablebehind.

Themainarteria intersection features mixed use devel opment with
gpartmentsabove ground-floor commercia space.

A street narrowed to two laneswith angled parking brings people
to new gated community gjacent toasmall park.

OUUDS
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Group A
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No Big Box retail.

Residential on top of retail.

Patterned intersection treatment.

Remove some structures for new devel opment.
Increase housing density in neighborhood.

Structured parking provided.

Heavily landscaped arterials and residential streets.
Bury utilities.

Some concern that there is too much retail and commercial.
Concern about orientation of commercial to residential.
Want some ‘small’ retail in the neighborhoods.

Parking requirements sometimes ‘ stops' small retail from happening.

Some non-traditional new devel opment orientation on streets.
City subsidized parking needed.

Add parks and green space

Coordinated street lights

Commercial facades should be attractive

Design guidelinesfor arterials (materials and design).

Trolley for peopleto move around.

Walkability isimportant and Biketrails.

. On street parking on arterialsif possible (may have 0" setbacks and

sidewalks).

. Easements on private property.

Group B

1
2.

o 0 M

© o N

Mixed-use redevel opment.

Establish nodesfor commercial development with highest and most
intense use.

Establish development areas delineating commercial from residential —
buffer with landscape.

Multi-family residential perimeter of singlefamily residential.

Diagonal parking for both anostalgic feeling and traffic calming devise.

Use dleys as green-belt separating development areas (landscaped
with pavers, trees).

Developersrequired for purchasing and maintaining greenbelt areas.
Add treelined medians.

Advocating for avariety of building heights and uses.

10. CBD vs. Traditional pattern of development
11. Linear development
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City Officials/Planners
Flip Chart Notes

Group C
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——— Conflicts

Trolley system automated (supervised from a remote site).
Tree-lined aleysto divideresidential from commercial.

All parking lots planted.

Trees obstruct signage and views of buildings

All streetstree-lined

Some type of historical marker in select intersections (arterial to residents)
Fountains

New residential subdivisions

Parks

Barriers/Tree buffers for parking lots.

Bury Utilities.

Sidewalks on all streets

One concept: trolley inalley toloop.

Smilarities

OUUDS
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Consensus Meeting
Board A

Group A agreed on spending most of their time on the park assignment. The
group moved amore centralized location for thisgreen space diverting the
arteria roadsto the neighborhoodsfor traffic calming. Theareawould be
utilized mainly for concerts, playground, landmark and it would beadestina
tion. Building adjacent to thisareawould be confined to 2-3 stories mixed use.
The 300" devel opment was created with parking and landscapeto serveasa
buffer whilecreatinga*“ village-type’ development. Thegroup felt strongly
about having mixed used devel opment protecting res denceswith multi-family
or town homesat therear. Inregardsto buffers, they felt strongly about having
the devel oper, city and affected neighbors participatein the selection of the
appropriatebuffers.

OUUDS
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Consensus Meeting
Board B

After much discussion over themeritsof thegame, particularly the parking
requirements, new building height limit, and lack of an orientation to downtown
the participants, for themost part, worked individually or in pairsaround the
board. Thetransitionissuewith 150" shallow |ot devel opment wasdealt witha
combination of screeningwall and plantings. 300" deeper |ot devel opment
varied from new townhomesaround the perimeter withapond and lawn
between the buildings, to amixed-use artsdistrict that encroached further into
thetraditional residential areawith commercia space both at thefront and
towardstherear of the development, and finally ahigher intensity commercia
intersection that had atwo-bay, four-story structured parking deck behind,
while buffering the neighborhood with new townhomes and apocket park. The
empty lotsfor green space were devel oped into asplash pad, playground, mini-
stage outdoor thester, and jogging trail with aconnectiontothelocal trolley.

OUUDS
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Consensus Meeting
Board C

Theboard wasdevel oped with alarge park that included anumber of amenities
at oneend. Wherethe commercia development met the parkland, around-
about wasingtdledinthearteria, with townhomesbuiltinahalf circle pattern
oriented on theroundabout. A secondary arterial came off the roundabout in
onedirection and apedestrian/bike pathinthe other direction. Deep lot devel -
opment consi sted of mixed-usesa ong thearteria with parkingintherear and

e _ either residentia propertiesor the secondary arteria and screeningwall buffer-
. S N ing the neighborhood.

midtown thiksa : tﬂ_\n\
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Consensus Meeting

020 . - Gameboard Details

S N “.; | Thephotosat |eft depict thevarious* deeplot” configurationsthat were
P A e— devel oped by thethree teams during the consensus mesting.

Al A townsquareplanredirectingthearteria street around alarge
rectangular park ringed by mixed-usebuildings.

A2 Commercid development dongthearterid street, multi-family
rowhousesa ong theresidentia street facing the nelghborhood,
with parking in between.

A3 A deeplotdedicatedtoa300 longby 240" deep multi-level
public parking garage serving theentiredistrict.

B1 Mixed-usedevelopment fronting an arterid street and single-family
housesfronting theresidentia street, with aparking garage sand-
wiched between.

B2 SmilartoB1, withmulti-family housing fronting theresidentia
street along with apocket park.

B3 A livework artist district, with outdoor cafes, green space, sculp-
tures, and gallery space.

C1 Twodeeplotsflanking either side of an arterial street were con-
verted to parkland with aroundabout and multi-family housingina
half-cricle pattern. One of the new legs connecting to theround-
about isasecondary arterial; the other isapedestrian-only trail.

C2 By creating asecondary arteria withinthefootprint of thedeeplot,
the group used thisadditional frontagefor mixed use. Betweenthe
two mixed-use buildingsisasurface parking lot.

C3 Another exampleof commercid/mixed-usefrontingthearteria
with parking behind and then housing fronting theresidential street.

B _ |80 g~
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Consensus Meeting

Board A Gameboard Detalls

1 = e g __,u'r = ‘/i:ll s T — -Ij— - ]I ‘-:H‘ ‘
ﬁl _ ‘ ./'/ ]. ] J. \'\ * Thephotosat |eft depict the various buffer conditions between narrow
i 8 -—'——-!" lot commercia development and residential, aswell asthe parkland
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conceptsdevel oped by thethreeteams during the consensus meeting.

Al Buffersarevisuaized asscreening walls, to bedetermined by
residential property owners.

A2 Alargerectangular park inthemiddle of atown squarewitha
fountain, gazebo, and asmall playground.

B1 Bufferswerecomprised of acombination of screening wallsand
landscape plantings.

B2 A park withwindingtrailsatrolley drop-off, asplash pad, asmall
playground, and astagefor neighborhood performances.

C1 Thegroup selected andley asthe buffer, withascreeningwall on
thecommercial sideof thealley, which would be used by residents
to accesstheir detached garages.

C2 Largepark spanning both sidesof an arterial street, withawalk/
biketrail leading into the neighborhood, rose gardens, acasting
pond, achildren’spark, akoi pond, and Zen garden.

OUUDS
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GroupA

1. Moved the park to make it more central to the entire devel opment.

2. Segregated residential parking behind structures.

3. Development around park 2-3 stories of mixed use-adjacent parking
for residential and parking garage for commercial.

4. The usesfor the park would be mainly recreational: concerts,
playground, landmarks, and adestination.

5. Diverted main arterialsfor traffic calming.

6. Inthe 300" development: created parking/landscape as a buffer.

7. Created mixed use devel opment.

8. Protected residences with multi-family or town homes

9. Two storiestall max.

10. By providing buffers, one provides arestriction to the neighbors.

Developer and City to ask the neighbors on an individual basis.

Smilarities
Conflicts

Group B

©CooNoGOAWNE

Addressed the importance of landscape as a buffer.
Use of atrolley for pedestrian use.

Motorcyclel bike parking.

Alter parking requirements.

As part of buffer, close residential streets.

In deep lot development consider alleysfor deliveries.
Also, large roundabouts.

‘U’ shaped development with a green space.

New mixed use multi-family.
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Consensus Meeting
Flip Chart Notes

Group C
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Screen on the commercial side.

Create a dog park, rose garden, zen garden, children’s park and pond.
Bikeandjoggingtrails.

Alleys can be good; however, there are still some questions about
security and maybe the installation of speed bumps.

Density isthe solution. The more people the less crime.

Creating a nice space with landscaped alley with trees and benches
(extension of personal property).

In deep lot devel opment: encroach into the neighborhood.

Housing as a buffer and development the solution.

Historic preservation unmentioned.

10. Consider lot orientation.
11. National interest.

12. Parking and commercial development preconceived.

OUUDS
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Buildings
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Gameboard Data
Parking

Commercial Residential Parking
Ground
Floor Upper Floor - Total Total Square Total _ _
Commercial | Commercial |Commercial Feet of New 'Row Dwelling Reqqlred Strugtured - Struc.tured - Total Surfaf:e - Surfaf:e - Total On Street Parking
- . . . Groups Parking |On Site Off Site Structured On Site Off Site Surface Parking Total
Groups Participants Modules Modules Units Commercial Houses 4-plexes |6-plexes Units -
. Steering Panel 780 0 780 640 20 660 100 1540
Stegnng Panel 14 74 21 95 237,500 0 0 16 96 Residents Meetings
Residents 63 A 1615 540 0 540 548 296 844 42 1426
A 54 6 60 150,000 1 9 10 107 B 1020 780 0 780 420 420 112 1312
B 73 1 74 185,000 23 9 7 101 C 1258 480 0 480 980 40/ 1020 72 1572
C 65 18 83 207,500 17 6 4 65 Business Owners
Business Owners 17 and Dewelopers
and Dewelopers A 1615 300 0 3000 1200 60, 1260 0 1560
A 88 7 95 237'500 7 3 0 19 B 1518 1620 all shared 1620 40 0 40 70 1730
B 75 18 93 232,500 1 8 10 96 City Officials
City Officials 28 A 1465 1920 0 1920 120 0 120 146 2186
B 1530 960 0 960 300 0 300 360 1620
A 59 28 87 215,500 20 26 20 244 C 1156 480 0 480 600 0 600 400 1480
B 60 30 90 225,000 23 2 10 91
C 56 12 68 170,000 22 8 7 96 Mean 1,397 630 0 873 538 59 584 162 1602
Mean 30 67 15 82 206,722 13 7 9 101
Street options Landscaping and comments
Set Backs Streets
Linear
Building - Total Feet -
Rear Set/Houses Street Screening Total |Total
Groups Building - Front Set Back Back Remowed Street Options (Lanes 2,3,4, or 5) Width Groups Wall Trees | Crosswalks ' Comments
Steering Panel 0 0 8 28424 &48 | Steering Panel 750 5| All entrances in front, but parking in rear. Model really three sub-groups. Super-block/Arch as buffer.
Residents Residents Meetings
A 0 10 0 closed 3 streets witrees as buffer, 4 + Median with trees 12 typical A 4900 685 6/ Round about w/fountain, Medians witrees, 2 neighborhood parks, all alley ways removed,closed 3 streets
B 10 20 16 circular green space buffer, 2& 424 &48 | |B 2500 322 15| Pedestrian bridge, circular dirve way along new development of around 20,800 Sg.ft., Boulevard
C 0to 10 0 12 4standard | |C 3000 328 0 Most entrances on front, parking in rear, only one large business, all others small modules
Business Owners Business Owners and
and Deelopers Dewelopers
A 0 0 0 4 + Median and trees |12 typical | A 4000 240 0 Use fences and landscaping as buffer, create alley ways, large sidewalks, boulevards
B 0 except for 1, 10" sethack 0 13 residential on top garages, narrow arterials to 2 lanes As dramn . B 0 19 Some green spaces between street fronting commercial, parking garage to rear
City Officials City Officials
A 20 0 41 4lane standard | A 800 380 12| Bike trail, circular park, street lighting
B 60' in one block, 0' elsewhere 50 0 2 lanes + median and angled parking on each side 12' typical B 135 0
C 0 60 4 2 lanes on long arterial, 4 on short arterial | typical C 3600 439 46 10 single family homes added
Mean 5 12 10 4 0 Mean 2443 294 11

Public meetings were conducted with residents on Jan 28, business owners and developers on Feb.4,

OUUDS

city officials on Feb.11th and the integrated meetings on Feb.25 and Mar.4. The above data measures
how various groups modeled commercial midtown development in historic neighborhoods.
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Buildings

Commercial Residential

Ground

Floor Upper Floor - Total Square Total

Commercial Commercial Commercial Feet of New Row Dwelling
Groups Participants Modules Modules Modules Commercial Houses 4-plexes |6-plexes Units
Consensus meetings- 32 units units units
A 75 17 92 230,000 4 11 8 96
B 78 29 107 267,500 11 10 12 133
C 58 22 80 200,000 36 19 9 166
Mean 70 22 93 232,500 17 13 10 131

Parking
Parking

Structured - Structured - Total
Off Site

Groups Required Parking On site
Consensus meetings

A 1564 120
B 1819 396
C 1360 840
Mean 1581 452

Linear Feet - Screening

Groups Wall

Consensus meetings

A 2500 573
B 1750 391
C 1250 524
Mean 1833 496

240
564

268

Surface - Total On Street Parking

Structured On Site Surface Parking Total

360 660 660 200 1220
960 550 550 100 1610
840 780 780 230 1850
720 663 663 177 1560

Landscaping and Remarks

Total Trees Total Crosswalks Comments

4|Park diverting arterial for traffic calming

18
0 Bike path around the arterial, arterial added
7

66

Gameboard Data
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Neighborhood Workshop

Generally, the participants at the neighborhood workshop focused on walkable neighborhoods that reflected the historical character of the
area. Comments included requests for wider sidewalks, a pedestrian bridge, parallel parking to slow down traffic, beautifying the median with
fountains and landscaping and burying power lines. Most participants were open to some new development aslong asit was smaller in scale
and two-stories or less. Some mixed-use retail/residential was discussed as being possiblein transitional areas as was multi-family housing.
“Big Box” commercial was opposed by the majority of the participants. If possible, future redevel opment should adapt existing structures.
Screening and parking also were important topics. The former ranged from concrete barrier walls to creating a new urban forest, while the
later brought comments regarding the viability of underground, structured parking which led to questions regarding who should pay for it.
Suggestions included the developer as well as the city. A number of the attendees stressed that either the current zoning codes needed to be
more strictly enforced or start all over with some sort of “umbrella special district to preserve the character of the neighborhoods.”

Developers/Business Owners

Asthe devel opers and business owners used the gameboards to depict an idealized version of midtown Tulsa, a cohesive theme emerged.
Similar to the neighborhood groups from the week before, an emphasis was placed on creating a pedestrian friendly destination areathat could
offer that often elusive “sense of place.” To enable thisto happen arterial streets were narrowed and beautified, shared parking structures
were built for the district behind the buildingsto alow for necessary parking and act as a buffer for the neighborhood, raised crowned walk-
ways wereimplied, as were sidewalks with no curbs. On-street parking was still available but with limited time usage. One of the groups
suggested a merchant owned trolley be available to shuttle people from the structured parking to the various businesses. Mixed use properties
would increase the residential density of the areaand allow for the necessary critical mass, essential for community development and propri-
etorsalike. Regarding potential conflict with neighborhood associations, an individual who both lives and owns abusinessin the arearequested
that neighborhood associations be “ part of the discussions, not perceived as an obstacle to devel opment.”

City Officials/Planners

The workshop with public officials progressed much like the previous two community meetings with residents and business owners/devel opers
—an introduction, arearesearch summary, game playing session followed by discussion. Once divided into three groups we again saw some
common themes contructed on the gameboards. Structured parking was put behind the new buildings. The footprints themselves were smaller
in scalewith residential units above the commercial and built to the front of the property line. Slowing down arterial traffic by narrowing lanes
from 4 to 3 with a center turn lane and offering on-street parking away from the intersections, as well asintensive use of |landscaping created a
more pedestrian friendly environment. Thought and consideration was given regarding the impact development isand will be having, onthe
surrounding neighborhoods. With that stated, one group theorized that in removing some of the older homes you could create enough areato
build adenser arterial that could support the additional commercial activity and allow for the necessary parking structures. Creating a destina-
tion center that benefits the cities tax base and potentially raises property values.

Consensus Meeting

The fourth community meeting brought together many of the same individual s that attended the earlier meetings held for neighborhood resi-
dents, business owners/devel opers, and public officials. The gameplay was altered to consider different conditions that had not been clearly
established during the other sessions. These conditions included afocus on various forms of buffers between commercial development and
existing residential, devel oping some deeper 300 foot lots, and specifying usage of green space that kept appearing on earlier models. Once
divided into three groups we again witnessed some crestive solutions that are described in detail on the multiple board sheets. The discussion
session led to some disagreement concerning the parameters of the game and the study itself. For some, the abstract nature of the gaming
model proved to be an impediment that was not easily overcome. Specific questions were raised about parking requirements, minimum com-
mercial development, and the role of historic preservation zoning in the study area. While consensus was not fully reached within the group
assembled, thisdatawill be included with earlier research for later conclusions and possible recommendations.

6/

Meeting Summaries

The University of Oklshoma Lrban Design Studio
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1. Minimal setbacks/build-to lines

During the game-playing portion of each of the community workshops,
apredominate number of thenew structuresaong thearterialswere
placed with asetback between zero and ten feet, creating abuild-toline
that shapes an urban streetscape.

2. Parking behind buildings

Becausethe buildingswerebuilt towardsthefront property line, parking
wasplaced primarily to therear of the buildings, which necessitated
conversationsregarding buffer treatments between parking and the
neighborhoods. Some parking lotswere placed to theside of the
buildings; practicaly no parking wasplaced infront of buildingsunlessit
was on-street parking.

3. Develop intersections at higher

intensity

The gameboard consisted of onemajor arterial intersection. Most of
thetablesused thisopportunity to create ahigher intensity node,
building up each of the cornersand then scaled back devel opment the
further away fromthat junction.

4. Walkability

Thetermwalkability came up at each table and during the open
discussionsat al of the community workshops. Thosediscussions, and
the devel opmentsbuilt while gaming, suggest that acombination of
traffic caming, smaler human-scalebuildingswithavariety of uses, and
pedestrian amenitiesincluding wider sdewalks, morecrosswalks, and
possibly trolley servicewere desirableand appropriatefor Midtown.

5. Bury Ultilities

Second only to walkability, thenotion of utilitiesbeing buried brought
applause morethan once. Cleaning up thevisual appearanceof the
streetscape wasimportant to the participants.

6. Mixed-Use Developments

With regul arity, participants used commercial piecesto build one- and
two-story structures and then placed residential atop to create amixed-

usedevelopment. Another exampleof mixed-usehad commercial
buildingsbuilt to thefront of the devel opment with residential unitsat the
rear of the property.

7. Three-story commercial maximum

Although no height limit was placed on commercid buildingsduringthe
initia three community workshops, not onetablehad acommercia or
residential building over three storiesby the end of the gaming session.

8. Four-level parking structure maximum

Structured parking wasapopul ar solution to the parking requirement; it
maximizesthe number of spaceswithinthefootprint, but ofteniscost
prohibitive. Thepossibility of district parking structuresbuilt either by a
developer or the city wasdiscussed numeroustimes.

9. Greenspace/Parks

Fiveof the nineboardsfromthefirst three community meetingshad
someform of open green spaceor park land. During the consensus
meeting, one of thetasksthe participantswere given wasto define
specific usesfor open space. Thisresulted in many ideas, including an
open town square concept, asplash park with jogging trail, and asemi-
circular park/resdentia development offeringawalking/bikingtrail.

10. Parking Strategies

Therulesof thegameincluded aparking requirement. Participants
developed variousparking strategiesto meet that requirement, including
shared parking arrangements, public parking structures, timed on-street
parking, and off-gitedistrict parking.

11. Residents value preservation, both

historic homes and way of life

Parti cipantsemphasi zed the need to preserve the overall character of
Midtown Tulsaneighborhoods. The age, scale, and charm of thetree-
lined streetsframing classic housing styles provide acontext for under-
standing Tulsa'srich history. That charm aso drivesdevel opment
interestin Midtown. Itisvital that some common ground befoundto
ensurethat the essential character of thearearemains.

68
Meeting Findings

12. Multiple “deep lot” strategies

Various" deeplot” (deeper than asingle 150’ lot) configurationswere
developed at al four of theworkshops. The most intensetended to be
located at the arterial intersection and sandwiched parking between
buildingswith someform of buffer behind—often multi-family
residential . Other ideas attempted to recreate thefeeling of atown
square. Deep lot tended to bearound 300’ deep, which did not allow
forany “BigBox” development.

13. Buffers between uses

Transitionsbetween commercia and resdential Spacewasatopic
raised many timesduring theworkshops. Screening wallswerebuilt,
treeswere planted, open lawns designed —even townhomesand
parking structureswere built asbuffers. Somegroupsadded alleys,
while somegroupsremoved aleys. Therewasagreement that buffers
were necessary but the particul ar type depended upon the devel opment
built and who the participantswere.

14. Traffic calming/Street design

Many different traffic calming possibilitiesarose when participantswere
creating their gameboards. Arterial laneswere narrowed from four
lanesto either two- or three-lane configurations. Once narrowed,
streets could gently curveand allow spacefor angled or parallel parking
on aternating sidesof the street. Pedestrian bump-outsand crowned
crosswalkswould provide subtleremindersfor driversto slow down
andraisevishility for pedestrians. Planted medianswerealso used to
beautify and camtreffic.

OUUDS
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Recommendations

“The creation of a thousand forests IS In 0Ne aCOrMN.” ke waido Emerson

Therecommendations outlined on the following pageswere devel oped to address areas of concern with Midtown
Tulsaredevelopment and Tulsa's devel opment process aswhole. Thefindings of the photo survey, mapping
Inventory, devel opment processinterviews, and community workshopsall hel ped to inform these recommendations.

A treeisan apt metaphor for these recommendations. Just asatreeis comprised of many branches, the
recommendations should be viewed collectively, asinterconnected strategiesthat complement and support one
another in achieving abroader purpose. Theindividual detail swithin each recommendation, while potentially
Instructive, were not meant to stand alone, but rather were envisioned as part of alarger context.

Youwill read on the following pagesthat we consider neighborhood planning akey component of these
recommendations. Neighborhood planning isthe“trunk” of our tree. Each of the other recommendationsare
branches sprouting from, and nourished by, thetrunk. It iscritical that Tulsaresidents areinvolved in the process of
shaping the neighborhood and the city inwhich they livein order to ensurethat our planning “tree” will be deeply
rooted in the community.

Many of these recommendations make note of areas of further study. We do not envision these recommendations as
being the final word on Midtown Tulsaredevel opment —it isour hope that the concepts presented on the following
pageswill providethe starting point from which meaningful and informed dialogue about Midtown Tulsa

redevel opment can occur.

Returning to our tree metaphor, our goal with these recommendationsisto plant the seedsfrom which larger ideas
and lasting resultscan grow.

Evergreen tree, Troost Avenue, Svan Lake neighborhood
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Recommendations

. Create neighborhood plans addressing local concerns
. Process/Communication improvements

. Enhance predictabllity for developers

. Neighborhood Advocacy

. Revolving fund to acquire properties

. Parking Strategies

. Street Improvements

. Walkability and pedestrian amenities

. Bury Utilities

. Zoning Changes

Midtown Tulsa Redu
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Recommendations

1. Create neighborhood plans addressing local concerns

Purpose

Detalils

Issues

To bring Midtown residents, business owners and devel opers, and city officia stogether in aproactive manner
to establish plansfor Midtown neighborhoodsto beincluded as part of the updated comprehensiveplan. Itis
hoped that thisplanwill beattractivefor commercid and residentia devel opment while preserving theunique
and desirable characteristics of the neighborhoods.

Therecommendations contained inthisreport areintended to be the starting point for creating aseriesof
neighborhood plansthat areanintegra part of an updated comprehensiveplanfor thecity of Tulsa. The
creation of localized neighborhood plans providesthe cornerstonefor the remaining recommendations.

Thefindingsof thisreport, from both the community meetings and the research and mapping phase of the
project, should providecity officialsand neighborhoodswith an understanding of theissuesfacing Midtown
Tulsa, how the study participantswoul d addressthoseissues, and atoolkit of urban planning techniques
devel oped from thefindings. Hopefully, thiswill savetimein the planning processand alow participantsto
focuson specific neighborhood issuesand objectives, rather than starting from scratch each time.

Not every technique outlined in thisreport isapplicableto every neighborhood. Some neighborhoods may be
emerging, some may bedeclining, and someare more suited to being commercialy-intensedistrictsthan
others. Theproject team recogni zesthat eveninarelatively smal arealike Midtown Tulsa, thereisnot a
“one-gzefits-dl” solution. Therefore, flexibility hasbeen built into these recommendations so they may be
fine-tuned for each of the neighborhoodsthat would want to devel op aneighborhood plan.

1. TheCity of Tulsaand INCOG must take the lead and devote resourcesto devel oping neighborhood plans.

2. Largenumbersof residentsneed to beinvited, informed and included in the planning process.

3. Constructivedialog must occur among all participantsin order to create plansthat servethe greatest good
for theoverdl vitality of thecity anditsquality of life.

. Enforcing theplanswill requiredisciplineintheface of politica and developmental pressures.

. Consgtent application of the guidelines established in the neighborhood planswill beessential.

. Bringing dl entitiestogether, including devel opers, for productive on-going planning sessions.

o 01 b~

Neighborhood and City Officials Meeting
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2. Process/Communication Improvements

Purpose

Detalils

Issues

To makethe devel opment process more efficient and | essantagonistic whilerebuilding trust between all
parties—residents, businessownersand devel opers, and city officias.

Nothing will improvethe devel opment process morethan aconcerted effort to spend moretime proactively
devel oping neighborhood plans (Recommendation 1) instead of fighting or refereeing individua battles. It was
abundantly clear throughout the project that nobody ishappy with the current development process—itis
time-consuming and expensivefor devel opers, inconvenient for resdents, and draining for city officialswith
limited staffing resources. Thereisalsothevery red fear that the current processmakesinfill developmentin

Tulsanot economically feasiblefor devel opers, driving investment to the suburbsand retail salestax with them.

Trust needsto berebuilt between al of theparties.

1. Schedulepublic mesetingsintheevenings. Itisdifficult for res dentsto attend meetings during theworkday.

2. Provideearlier notice of zoning request changes—45 daysinstead of 30 days.

3. Create educational workshopsand neighborhood devel opment toolkits.

4. Updated neighborhood plans should allow for lessreliance on Planned Unit Developments.

5. Encourage devel opersto work more closaly with neighborhoods by offering possibleincentivesfor
compromises madein HP districts such asfacade easements on rehabilitationsbut allow larger floor area
ratios (FAR) or reduced parking requirementsfor appropriate new construction.

6. Devel op aproject management approach at the city, assigning oneindividual for thelife of the project
whowill track it through the approval process.

7. Increase devel opment notification range of nearby residentsfrom the current 300’ to 500'.

8. Broaden the scope of ongoing educational effortsof the TMAPC, BOA, and TPC withthepublicat large,
but in particular with residents, businessownersand devel opers, and city officials.

1. Resistanceto change, including those who perceivethe current processasfavorableto their interests.
2. Potentialy additional time commitmentsfor volunteerswho serve on boardsand commissions, in order to
accommodate meeting timeslater inthe day might bean unintended disincentiveto service.

12

Recommendations

Communication Improvements
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3. Enhance predictability for developers

Purpose
Details

Issues

Further Study

Tomakeinfill development in Tulsamore attractive to devel opers by making the processmore predictable.

Infill development isacomplicated processwith interaction necessary between many different groups.
Currently, much of the commercia redevelopment that occursin Midtown Tulsadoes so under aPlanned Unit
Development process. Inthisprocess, devel opersmeet with officialsfrom the City of Tulsaand private
agentsincluding representativesfrom utility, telephone, and cable companies, and INCOG inapre-

devel opment Technica Advisory Committee (TAC) review meseting. Wehave beeninformed that, in part,
these meetingsare negotiationsto determinewhoisrespons blefor infrastructureimprovements. We
recommend aclearer path to redevel opment.

1. Publishand update al devel opment standardsin oneplace. (preferably available online)

2. Coordinateinfragtructureimprovementsfrom the capital improvement plan with zoning designations.

3. Theinfrastructure should match thethe zoning for the development, if not, the devel oper should pay for
improvementson their land and the city should pay on public land/easements/right-of-way.

. Reducethe current reliance on Privately Financed Public Improvements (PFPI).

. Assessadevelopment fee on projects based upon some set measure (floor arearatio, lot Size, etc.) in
order to provide afunding sourcefor capital improvements. Thisfund would need to befront loaded by
thecity and dedicated solely for infrastructure.

6. Devel opment fee could beimplemented city-widewith some controlsin placeto ensurethat feesgenerated

inMidtown are not all ocated disproportionately to capital improvements on the edges of town (and vice

versa).

(21 S8

Assessing adevel opment feewoul d provide devel operswith predictability when planning their projects. This
new method of funding capital improvementswould especidly benefit small devel opers, sinceadditional
unforeseen costscan halt an entire project.

1. Finding adevelopment feeformulathat will generate sufficient fundsfor city costsassociated with review
and capital improvements, but not place undue burden on devel operswho want to investin Tulsa.
2. Developersciteissueswith receiving permitsin atimely manner.

1. Determinethemost equitableformulafor caculating and ng adevelopment fee.

. Determineappropriatefeelevels, balancing infrastructureimprovement needswith redistic feelevels.

3. Findaway for thecity tofully front load thefund, possibly incorporatealineitem onthecity’s 3rd penny
sdestax campaign during the next funding cycle.

N
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Developers and City Officials Working Together
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4. Neighborhood Advocacy

Pu NPOSE  Providesupport for neighborhood associations (with the addition of local businessowners) at the City of
Tulsathat would enhancethe effectiveness of neighborhood input through continuing education, better
continuity of leadership, and advocacy.

Detalils

Issues

Further Study

1

[EEN

=

Createacity administration position that would provide assi stance, training, and education to
nel ghborhood associ ationsand ass st in articul ating neighborhood interestsbeforethe city council.

2. Should beacivil serviceplanning positionrather than apolitical appointment.
3.
4. Development of aneighborhood association certification program to educate neighborhood leadersand

Thisposition would aso administer the qualification criteriafor neighborhood associationscity-wide.

ensure adequate neighborhood representation and accountability.

. Create accountable, democratic, and better educated neighborhood associationsthat can

continueto devel op leadersthat benefit, not only their neighborhoods but the City asawhole, which
becomes especialy important when public dollarsare being reinvested into nel ghborhoods through
Vision 2025 funds.

. Definerolesand purpose of neighborhood associ ationsand establish certification criteria.

Politica obstaclesinclude creating anew position, overcoming res stance by some current
groups, lack of participation from res dents, encouraging inclusi veness between neighborhoodsand
businessesfor abroader view of what aneighborhood can mean.

How to incorporate aneighborhood advocacy positioninto thecity structure.
Need to develop aclear andinclusivedefinition of neighborhood.
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Neighborhood Improvement Through Involvement
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5. Revolving fund to acquire properties

Purpose

Detalils

Issues

To support the neighborhood planning process by ensuring that properties considered important to the
neighborhood residents, community’shistory, and/or quality of lifeare preserved.

Recognizing that Historic Preservation Overlay Zoning and/or listing on the Nationa Register of Historic
Places doesnot prevent building demolitions, and that many buildingsworthy of preservation are not located
inHPdistricts, the only reasonably sureway to preserve abuildingisto purchaseit.

Private groupsof citizens, including neighborhood associ ations, who werewilling to purchaseand maintain
threatened structures could establish thisfund through member dues/contributions and outside donations.
Fundswould be used to either purchase propertiesoutright, or purchase apreservation easement fromthe
current owner. Depending on prioritiesand funding sources, therewould be opportunity for foundations, non-
profits, or eventhecity to offer matching funds.

1. Willingnessof private groupsto invest their persona resourcesinthefund.

2. No guaranteesthe owner of the property iswilling to sell the property to preservationinterests.

3. Onceabuilding hasbeen purchased, it must be maintained, requiring additiona investment.

4. Even abuilding that has been purchased could be demolished in thefutureif acapital improvement project
would requirethe property, which could belegally acquired through eminent domain.

5. Associated overhead with managing thefund.
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6. Parking Strategies

Pu NPOSE  Tosuggestalist of strategiesthat could potentially beincorporated into the neighborhood plan that would
provide adequate parking for commercia developmentsin Midtown Tulsawhile maintaining apedestrian-
friendly environment.

Details 1.

2.

o A

11.

Issues

N

Further Study

N

=

=

Encourage sharing parking, either through private agreementsor easements. If agreed by property
owners, parking counts should beadistrict count, not property by property.

Encouraging the employeesof businessesinthedistrict to use centralized shared parking would free up
on-siteparking for customers.

Invest fundsin shared parking, either surfacelotsor structured parking, in strategic locationsthroughout
intensecommercid districtswhere parkingisat apremium.

On-street parking should be encouraged and count toward parking requirementsfor thedistrict.
Provideamix of short-term and long-term parkingin commercid districts. Some commercia uses
require short-term parking (dry cleaners, shoerepair shops, etc.)

Provideangled on-street parking instead of parallel parkingto maximize

thenumber of carsparked per block. Study participants suggested that angled parkingismore
desirablebecauseitiseasier to pull inand out of spacesthan paralel parking.

Mixed-use devel opments should designate specific parking areasfor residentsand clearly separatethose
gpacesfrom public parking. For example, afenced-off portion of aparking lot with apass-code gate.
Design of parking lots should never block vehicular movement from one devel opment to the next.
Consder establishing aparking maximum in addition to aparking minimum.(see URL below)
Encourage dternative transportati on such asbikes, trolleys, and buseswhich can reduce

parking needs. Provide publicly-funded bike racks and/or amend the zoning codeto allow aproperty
owner to count bikerack dotstoward their parking requirement with areasonable maximum.
Reducethe on-siterequirement with atiered approach in proposed Urban Village (UV) zoning.

Negotiations between property ownersto establish shared parking arrangements.
I dentifying funding for publicly-financed parkinglots.
Liability insurancefor shared lotswould need to be acquired.

Locationsfor public parking structuresin appropriate digtricts.
Defining tiered parking requirements.
Economicimpact of on-site parking requirements (see http://www.planetizen.com/node/19246 ).
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/. Street Improvements

Purpose

Detalils

Create Midtown Tulsastreetsthat are efficient, safe, visualy appeding, and of ascalethat matchesthe
districtsthey serve, whether vehicle-oriented or pedestrian-oriented.

Thereexistsavariety of patternsfor arteria streetsin Midtown. Somearteria s should be designated ashigher
traffic pathsand others should be designated aslower-speed streetswhen travelling through pedestrian-
friendly districts. There areanumber of waysto design streetsto support these objectives.

Traffic calming measures should be employed to d ow traffic, encourage apedestrian-friendly environment and
createstronger vishbility for busnessesalong arterial Streets.

1.

Reduce number of lanesfrom 4 to 3 wheretraffic counts (18,000-24,000 vehicles per day) suggest
minimal impact in order to camtraffic. Inmany cases, thiswould address safety issues by providing
wider driving laneson streetswith narrow right-of-ways.

. Where pedestrian districts are to be encouraged, reduce number of lanesfrom 4to 2, possibly witha

center median and occasional turn laneswhere needed. Crossing two lanesof traffic onfoot issafer than
crossing 4 lanesof traffic.

. When reducing the number of lanes, making an arteria street curve and wind through adistrict would

alow on-street parking on aternating sidesof the street and provide additional traffic calming.

. Some midtown arterialsshould be strategically retained as4-lane (or even 5-lane) arterialsto allow for

efficient traffic flow within thecity grid system. In other words, amore comprehensivetraffic Srategy
should be developed specificaly for Midtown arterials, providing both major paths conduciveto larger
vehicle capacity and minor paths conduciveto pedestrian activity.

. Donot dlow arteria streetsto havea“flexible” number of lanesduring the day. For example, do not

alow paralld parkingintheinsidelane of afour-lane street during certain timesof theday (a“two-lane’
sreet), but alow through traffic in theinsidelane during rush hour (a“four-lane” street). That flexible
system creates adangerous situation where cars must swerveto avoid parallel-parked carsin their lane
of traffic. Designate astreet’snumber of lanesand stick to it so driversknow what to expect.

. Street design must be considered with al other improvements, it isan important component of urban

planningin Midtown Tulsa. Otherwise, any pedestrian, zoning, and parking improvementswill beless
effectiveor negated.

. Coordinated street design led by urban designers, landscape architects, and civil engineersincorporating

traffic engineering, utilities, sdewaks, and architecture.
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/. Street Improvements

Detalls 8. Reducethe number of curb cutsto provide asafer environment for pedestrians by reducing the number
(continued) of potentia vehicle/pedestrian conflictsalong thelength of asidewalk. Thisconcept dovetailsnicely with
adevelopment pattern of buildingsright up to the sidewalk with parkingin the rear —curb cuts can occur
toward the back of thelot, away from major pedestrian paths.

9. Donot closeresdentia streets. Although many participants of the study expressed adesireto close
streetsin order to keep arterid traffic off residential blocks, thiswill exacerbate the problem by
intensifying thetraffic onthe other residentia streetsin the nelghborhood. Broader dispersement of traffic
isabetter approach.

10. Redtrict delivery trucksonresidential streetsin order tolimit noise, prevent the congestion created by
large vehicleson narrow streets, and provide asafe environment within the adjoining neighborhood.
11. Encourageashared road concept by honoring therightsof bicylistsinamulti-modd traffic structure.

Issues 1. Identifying funding for street improvementsand giving priority to older areasof thecity instead of
expanding new infrastructure.
2. Street construction may bedisruptiveto businesses. Section of a Sreet Condition

Further Stu dy 1. Engineering Study impact of proposed street improvements, especially during peak hours,
2. Examinesuggestion of closing streetsto determinevadidity of safety clamsinlight of increased
neighborhood traffic on newly appointed feeder streets.
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8. Walkability and pedestrian amenities

Pu POSE  Createcommercia districtsthat are pedestrian-friendly and continuethat walkability into the surrounding
neighborhoods.

Detalils

Issues

Further Study

1.

N e

=

Createwidesidewaks—at least 8 wide unobstructed, preferably 10'-12" wide unobstructed, to allow
for optima pedestrian circulation (no needtowak singlefileor “yield” to pedestrianswalking past) and
comfortablebuffering fromvehicular traffic.

A sidewalk’ sunobstructed width isthe critical measure and should be continuous. Avoid creating an
“obstacle course” with trees, planting strips, benches, signageand utility polesthat can encroachinto
pedestrian paths and reduce the unobstructed width of asidewalk.

Beautification effortscan beaproblemif not carefully planned. Sidewalk trees provide shadeand
buffering to pedestrians, but should be strategically planted so they do not block business storefrontsand
signagefrom view. In some cases, low shrubsor planting bedsmay bemore practical.

Where on-street parking is permitted, pedestrian bump-outs should beincorporated at corners,
providing lineof sight for pedestriansand motorists. These corner bump-outs provideideal beautification
opportunities.

Strong, tall curblinesareexce lent buffersfor pedestrians. Wheel chair rampsat corners should be cut into
thecurb, instead of doping the entire curb radiusat the corner, which reducesthe distinction of where
carsshould be and where pedestrians are safe.

Crowned crosswalks provide pedestriansacomfortable changein elevation, rather than stepping down
sofar fromthecurb, and canaso cametraffic.

Crosswalks should be clearly marked and re-striped often. New L.E.D. light technology isavailableto
designate crosswalks. Provide pedestrian-triggered traffic signal lightsat crosswalksthat stop traffic, as
often asevery 1,000 feet in some heavily pedestrian-oriented districts.

Pedestrian amenitiestiein directly with street designimprovements. Narrowing streetscan alow for
widened sidewa ks and/or on-street parking with pedestrian bump-outs.

Encourage outdoor cafesby use of bump-outsor establishment of build-toline.

I dentifying funding for pedestrian amenities.

Sidewalk construction may be disruptiveto businesses.

Unlessthe Development Fee concept (Recommendation 3) wasimplemented, the costs of pedestrian
improvements could be passed onto developersvia PFPI.

Investigate whether the city could assess an additional property tax for neighborhoodsthat request
improvementsbe made quicker than currently scheduled.
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Recommendations

9. Bury Utilities

Purpose

Detalils

Issues

Improvethe streetscapesin midtown Tulsaby removing utility polesand burying utility lines.

Burying utility lineswould reducevisua clutter along streetscapes, reduce obstructionson sidewalksfor

pedestrians, improvesafety for vehicular traffic, and improvetherdiability of utility services. Relocating utility o
linesunderground should be coordinated to occur at the sametime as street/sidewalk improvements. Before Burying Utility Lines
In caseswhereburying utility linesisimpractical, an dternative strategy isto rel ocatethelinesand polesfrom
thearterid street right-of-way to an easement running behind properties (possibly inaleys).

1. Finding funding mechanismsor incentivesto encourage companiestoinvest inrelocating their lines.
2. Need to coordinate public and private effortswith other capital projects. Need to devel op long-term plans
to accomplishthisgoal. After Burying Utility Lines
3. Street lightscurrently using utility poleswill need ternatives.
4. Multipleentitiesincluding cable, phone, and €l ectrical companiesaswell asthecity will need to coordinate
efforts.
5. Redlizationthat thiseffort will take acons derable amount of timeto fully implement.
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10. Zoning Changes

Purpose

To encouragethe devel opment pattern that nelghborhood residents, devel opersand city officia sfee ismost
effectiveand appropriatefor Midtown Tulsa. The current underlying zoning, whichisapplied city-wideand
requiresasuburban-style devel opment pattern, preventsthe pedestrian-friendly commercia devel opment
pattern that study participantswould liketo occur in Midtown Tulsa. The current zoning istoo broad; it treats
all areasof thecity the same. Thisstudy hasclearly determined that there are characteristics of Midtown Tulsa
that should be preserved, encouraged, and reinforced —not eroded by incompatibleinfill development.

Therefore, werecommend that anew zoning type be created and added to the Tul sazoning code that
specifically shapesadevel opment pattern appropriatefor older partsof Tulsa, including Midtown. Planners
would then havethe option of applying zoning that would dictate either asuburban-style devel opment pattern,
or an urban, Midtown devel opment pattern. We are calling thisnew type Urban Village (UV) zoning.

The cornerstoneof UV zoning isto permit by right thetype of urban, pedestrian-oriented devel opmentsthat
neighborhood residents, devel opers, and city officia sall agreed wasappropriatefor Midtown Tulsa. The
current underlying zoning throughout Midtownwould not alow the existing buildingsin many caseswithout
seeking variancesor undergoing the expensive, time-consuming, and contentious PUD process. Yet, itisthe
pattern created by these existing buildingsthat study participantswant to preserve and encouragein Midtown.
Instead of treating potential developmentsthat would fit thisdesired pattern asan exception to the current
zoning, the zoning should be changed to alow the desired devel opment by right.

In addition to outlining adevel opment pattern that is more consistent with, and appropriatefor, Midtown
Tulsa, the new zoning would specifically addressthe buffersbetween commercia development and adjacent
neighborhoods. Itiscritica that buffering beapart of the new zoning, sincetheexisting conditionsin Midtown
combined with the desirefor walkable commercia districtswill continueto creste thesetransition areas of
potentia conflict. Outlining appropriate buffersin the zoning code would be more predi ctablefor devel opers
and provide more safeguardson thequality of lifefor resdents. Site planssubmitted for city permit review
shouldinclude 1) al adjacent propertiesand 2) all propertiesthat lie acrossaresidential street fromthe
proposed devel opment, with buffering sol utionsdesignated.

Itisnot theintent of the study to suggest wholesalerezoning of vast portionsof Tulsawithout input or further
study. Rather, thisnew proposed zoning typewould ssmply be onemoretool to be potentially implemented
during the neighborhood planning process (Recommendation 1). UV zoning should beapplied only whereitis
considered appropriatefor the specific areaas determined during the neighborhood planning process.
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10. Zoning Changes

Detalils

Issues

The Urban Village Zoning concept as outlined on thefollowing pageisnot conventiona use-based zoning, nor
isit form-based zoning. Rather, it could be cons dered as being positioned between conventiona and form-
based zoning. Whereas conventional zoning isconcerned primarily with separating usesand form-based
zoning isconcerned with regulating the physical formthat developmentstake, Urban Village zoning would
combineelementsof both —some userestrictionsand someform considerations.

1. Likely political oppositionto changesin the Zoning Codefrom many corners—residents, developersand
city officials—who havevested interest in current zoning or fear change.
2. Expenseandtimerequiredtofully devel op, approve, and implement zoning changes.

3. Retraining city staff and inspectorson the new zoning type.

Please see Appendix 1 for further detailson the proposed Urban Village Zoning concept.
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TheMidtown TulsaRedux Project succeeded in bringing together neighborhood residents, business ownersand devel opers, and public
officialsto examinethedynamicsof redevelopment for Midtown Tulsa. Thisareaof town isindeed unique and worthy of preserving its
inherent characteristicsand charming scale. Recognizing that changeisaconstant, aproactive approach regarding how that
transformation occurs can ensure the best possible outcome. While differences of opinion undoubtedly still exist, the common ground
found during thisstudy should servewell asafoundation to furthering understanding.

By expanding the scope defined herein and beginning theimplementation of the study’ srecommendati onsthrough the neighborhood
planning process, our goalsand objectives can befully met. Weencouragethisproject’s Steering Panel to continue meeting and sharing
ideas. Thisdiaogue not only enhancesthe perspectives of the partiesinvolved but can bring illumination of the development processto the
larger Tulsacommunity.

We havelearned somelessonswhile conducting this study. One of thelessonslearned, of course, istheimportance of having active
representation fromall interested parties. Our study certainly could have benefited by having thetwo medica centersrepresented
throughout. Thefact isthat within our research study area, both Hillcrest and St. John Medical Centersare major property owners, as
well asdevel opers— both were asked to take part in this study and chose not to participate.

Communication served asacornerstoneto this study — the vested parties must have open, honest interaction if progressisto be made.
A lesson that hingeson thisconcept of better communication wasour delineation between the research study areaand the broader theme
of Midtown. Clearly we needed to place stronger emphasison thefact that the study areawasto provide astarting point for gathering
data, but that our purpose wasawaysto apply that datato Midtown asawhole.

Our chargewasto investigate commercia redevelopment along arterial streetsin Midtown Tulsa. Theencompassingissuesincludescale,
massing, parking strategies, and transitions between commercia devel opment and adj oining nelghborhoods. Thoseelementsthenlead to
more qualitative conceptsthat we heard repeatedly from study participants, such aswa kability, human-scale devel opment, buffer
solutions, and visua ly-enhanced streetscapes.

With the advantage of hindsight, it ispossibleto see how Midtown TulsaRedux mesheswith last year’ sstudio project, Tracy Park and
Gunboat Park. Their master plan for two near-downtown neighborhoods provided alogical context for our study’sfocuson

redevel opment throughout Midtown. Taking thisstudy further, the devel opment of aneighborhood planning toolkit to facilitate the
implementation of loca neighborhood plansseemslikeanatural progresson. Therecommendationscontained inthefinal section of this
report areintended to support the findings of our mapping research, photo survey, interviewsand the community workshops. Withthis
information and somefurther study, appropriateinfill commercia redevelopment isobtainable.
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Cherry Sreet looking east, where concepts of human-scale devel -
opment, walkability, on-street parking, and visually-interesting
streetscapes are apparent.
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Organizations

Swan Lake Representative
http://www.nei ghborhoodlink.comvtul sa/swanl ake

Cherry Street MerchantsAssociation
http://www.cherryst.com

Lewiston Gardens Representative
http: //www.cityoftul sa.org/Community/Neighborhoods/
NeighborhoodList.asp

Maple Ridge Representative
http: //www.cityoftul sa.org/ Community/Neighborhoods/
NeighborhoodList.asp

Yorktown Representative
http: //www.cityoftul sa.org/ Community/Nei ghborhoods/
NeighborhoodList.asp

TulsaCity Council
http://Ammw.tul sacouncil.org

City of TulsaUrban Devel opment Department
http://mavww.cityoftul sa.org/Our City/Departments.asp

TulsaPreservation Commission
http: //maww.tul sapreser vationcommission.org

TulsaMetropolitan AreaPlanning Commission (TMAPC)
http://www.incog.org/ TMAPC/TMAPC.htm

Websites

City of TulsaOrdinances
http://mmww.cityoftul sa.org/General + Infor mation/Ordinances

TulsaPreservation Commission
http: //mwwww.tul sapreser vationcommission.org

SanbornLibray LLC
http://sanborn.umi.com

U.S. Census
http: //mww.census.gov

TulsaMetropolitan Utility Authority
http://www.tul sawater.com

TulsaMetropolitan AreaPlanning Commission (TMAPC)
www.incog.org/ TMAPC/TMAPC.htm
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Resources

Reference Sources

CIty Of TUISA ..o 918.596.2100
MEITOLOMTS ..o 713.661.1848
USGSTopographicMaps ........cccceeeeveeveeseeenenn mcmoweb@usgs.gov
TMAPC/INCOG Zoning Maps.........ccoveereereereennnn incog@incog.org
Technical Advisory CoOmmittee ........cccveeeveecieseesieennene 918.596.7513
TulsaPreservation Commisson, JImTurner ................... 918.596.2600
TulsaMetropalitanAreaPlanning Commission........... incog@incog.org
TulsaMetropolitan Utility Authority .........cccccevveeeveenene 918.591.4051
U.S. CensUSBUIEAU .........cccceevveieieee e Info@census.gov
Midtown Neighborhood Coalition .............cccevereereeieseeneeeeseeees na
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Type

UrbanVillageZero (UVO0)

UrbanVillage One (UV 1)

UrbanVillage Two (UV?2)

UrbanVillage Three(UV3)
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Appendix 1
UV Zoning Model Guidelines

Outlined onthefollowing pagesare conceptsfor anew zoning typethat could be considered for Midtown Tulsa, whichweare calling Urban Village Zoning. Theseare
simply conceptsintended to provide astarting point and genera direction for future groups studying theissue of appropriate Midtown zoning. Theideaspresented are
meant to reintroduce adevel opment pattern to Midtown Tul sathat would be compatiblewith the commercia development that hashistorically existed in thispart of
Tulsa. Specific conceptsof the zoning areintended to mitigate pointsof conflict and easetrangtions between commercia development and adjacent residential

nei ghborhoodsthrough buffering solutions. The Urban Village Zoning concepts presented here arefar from afinished product —further study isrequired.

By proposing thisnew zoning type, wearein noway suggesting that vast areas of Midtown Tulsaberezoned indiscriminately. Urban Village Zoning would smply be
oneof severa potentia toolsused asapart of alarger strategy for Midtown devel opment. As previoudy recommended, thisdevel opment strategy should emergefrom
acommunity planning process. Inthisway, Urban Village Zoning would be applied only whereit was consi dered appropriate and enjoysbuy-in from parties of interest.

Thetablebelow providesan overview of the proposed Urban Village (UV) Zoning typesand the criteriafor selecting appropriate sites.

Purpose

Toadlow by right the conversion of single-family homesto limited office uses.

Commercid zoning along arterial streetsonlots 150" deep or less.

Commercid zoning along arterial streetsonlotsdeeper than 150

Commercia zoning along arterial streetson lotsdeeper than 300
ina“townsquare’ pattern.

Criteria

Appropriatewheresingle-family housesfront arterid streets, wherelivelwork usesare
encouraged; possibletransition zoning between residentia propertiesand higher-intensity
commercia uses.

Appropriatewhere small-scale commercial/mixed-uses areto be encouraged. Best applied
where 150" deep lotsrun perpendicular to an arterial street and back up to therear yards of
adjoining residential properties.

Best applied where assembled lots stretch from an arterial street to aresidential street, which
wouldtypicaly provideadepth of 300" in Midtown Tulsa; also appropriate at arteria
intersections.

Best suited for onecorner of arteria intersections, potentially wherelarge parcelsof land are
vacant and theareain need of economic revitalization.
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Purpose

Criteria

Detalils

Toallow by right the conversion and new construction of single-family homesfor limited office uses. Also
might be consi dered an expanded version of home occupationsallowed by right inresidentia propertiesinthe
current zoning code. Theallowed useswould belimitedin order to prevent tear-downsthat would be
replaced by moreintense usesthat are allowed by current light office zoning.

Appropriatewhere single-family housesfront arterial streets, or wherelive/work usesare encouraged. Could
be used asbuffer zoning for afew lotsinto aneighborhood to transition between residentia propertiesand
commercial usesalong an arterial street. Also gppropriate where UV 1 and UV 2 zoning areside by sidealong
thesamelinear district to dleviatethe condition of resdentia frontagesfacing the side of degper commercia
developments.

Useswould berestricted, similar to currently allowed home occupations permitted by right in Section
402.B.6.aof the TulsaZoning Code, in order to minimizetheimpact onthe adjoining neighborhood. These
occupationsincludeartists, authorsand composers, catering/food service, computer programming, home
cooking and preserving, home crafts, ironing, sewing, telephone answering and/or solicitation, and tutorial
services. Thislist might be expanded to include uses such as officesfor lawyers, doctors, certified public
accountants, and design professionals.

Unlikethe current zoning of allowed commercid usesinresidential properties, smal sgnagewill bealowed.
Home occupation restrictions set forthin Section 402.B.6.a.4 (mechanica equipment), 402.B.6.a.5 (exterior
aterations), 402.B.6.a.6 (outside storage), and 402.B.6.a.8 (vehicles) would be requirements of UV 0 zoning.

Parking would be restricted to hel p ensure low impact uses. On-site parking shall berequired at arate of 1
space per 300 squarefeet of the building, with aminimum of 5 parking spacesand maximum of 12 parking
spaces. The on-ste parking requirement could be reduced with adistrict parking strategy that includeson-
street parking. Parking must be behind or to the side of the building (no further forward than the front
setback). Paving will berestricted in thefront of the property to only allow driveway passageto parking
deeper inthelot. Curb cutsshall beallowed onto arterial streetsand/or residential streets. Parkingthat is
withinview from adjoining residential streetsshould be screened with landscaping.

New construction must havearesidential scale compatiblewith existing resdential buildingswithinthe UV 0-
zoned digtrict, including matching the predominant front setback of existing buildings(0-40'). Buildingswill
berestricted to two-stories. Thegoal isfor new devel opment to complement existing structures so that the
digtrict will retainitsdefining characterigtics.

Appendix 1

UV Zoning Model Guidelines
Urban Village Zero (UV0)

Commercial Development

Urban Village Zero Zoning. Typical application is pictured at | eft.
UVO0 used as a buffering technique pictured at right.
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Issues

Further Study

1. Will requireacollaborative effort on the part of neighborhoods and the city to determinewhich properties

2.

a b~ owbdN

could bezoned UV 0, which could potentialy include properties currently zoned residential..
Pressureto allow more usesthan allowed under UVO.

. Other usesmay be appropriate by right for UV 0 zoning but further study will be necessary to createan
exhaudivelig.

. Redtrictionson hours of operationsmay be necessary.

. Definerestrictionson signage dimensionsand placement.

. Theaffectsof additiona water run-off dueto new paving surfacesfor parking will need to be examined.
. Desgnguiddinesdefininga“residentia style” for new office construction will need to be defined.

Appendix 1

UV Zoning Model Guidelines
Urban Village Zero (UV0)
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Purpose

Criteria

Detalils

Commercia zoning along arteria streetsonlots150’ deep or less. In order to create apedestrian-friendly
district, commercia buildingswould berequired to be built up to the sidewal k with parking located behind or
totheside. Much of theexisting commercia development along arterial streetsin Midtown Tulsaaready fits
thispattern, but current zoning doesnot permit thistype of devel opment by right (due mostly to setback
requirements). UV 1 zoning would ensure that new construction would be compatiblewith theexisting
development pattern without the need for avariance.

Appropriate where small-scale commercia/mixed-uses areto be encouraged. Best applied where 150" deep
lotsrun perpendicular to an arteria street and back up to therear yards of adjoining residential properties. In
these caseswheretheside of alot frontsan arterial street UV 1 zoning should be applied no deeper than three
(3) lotsinto the neighborhood (no morethan 150° deep) and the buffering optionsdescribed inthe Details
section below should beimplemented.

UV 1 zoning may provedifficult to apply at arterial intersections, whereagreater depth for higher-intensity
development isoften necessary. UV 1 and UV 2 zoning can be applied within the samelinear district to create
interest, relieve development pressure, and allow room for district-wide shared parking.

UV 1 zoning will establish abuild-tolineat thefront property line, whichwill depend onthewidth of the
adjoining sdewalk inthe publicright of way. (A sidewalk of lessthan 6’ wide, measured from curb to edge of
right-of-way, would result inabuild-to linethat isset back 5 from thefront property line.) Otherwise, the
build-to linewill bethefront property line. Restaurantsand nightclubsmay apply for avarianceof uptoal6’
setback to alow for front patio seating for their patronsaslong astheir facade still comesto the newly
established building line. Somelotsmay require view easementsand afront setback for public safety on
curving streets. Buildings shall berestricted to two-stories.

Parking must belocated behind or to side of the building (no further forward than thefront setback). Themain
entrance of the building must be oriented to asidewalk that isadjacent to an arteria street. Curb cutsare
alowed ontoresidential streetsto provide accessto parking inrear of building. Drive-thru windowsmust be
restricted to therear of thebuilding (parking lot side).

Wherecommercia property abuttstherear yardsof residential properties:

1. Screeningwallsbuilt ontheproperty line.

2. Consder using dleysand/or pedestrian/bike pathsasabuffer. A determination needsto be made
whether the alley isintended to be accessto theresidentia properties, the commercia properties, or
both. Study participantsmost often designated alleysascommercia access(with ascreeningwall on
theresidential side of thealley and no screeningwall onthe commercia sideof thealley) but notrue
consensuswas reached.

Wherecommercia property abuttsthesideyardsof residentia properties.

1. ProvidealO landscaped greenbelt buffer (pictured at right). A 10’ rear setback would be established
with the screening wall erected on the setback line, not the property line. The screening wall should
also respect thefront setback of the adjoining residential properties, with landscaped corners. The
mai ntenance of thelandscaped buffer would bethe responsibility of the devel oper, unlessthe property
isdeeded totheresidential property owner.

Appendix 1

UV Zoning Model Guidelines
Urban Village One (UV1)

Urban Village One Zoning. The location on the left is preferable to
the location on the right. Buffering is pictured below.

Residential properties
Landscaped | : '
buffer \ - - / Property line

N

/ Screening wall is pulled back
from edges of lot to respect
Landscaped front setback of houses.
corner
\ Commercial

property
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Issues

Further Study

1. How to accommodate modern devel opments such asgas stations, etc. Most likely appropriate at arterial
intersectionsaway fromresdential.

2. Pressurefor deeper |ot devel opments.

3. Determining the designation of aleyswhereemployed.

4. Ensuring that thelandscape buffer isproperly maintained (may require code enforcement).

1. An economic study on how much small retail can be supported withinadistrict should be conducted to
inform the decisions of which propertiesto zone UV 1.

2. Restrictionson FAR and uses should be analyzed.

3. Determinewhat are appropriate |andscaping materia sto be used in the buffer.

Appendix 1

UV Zoning Model Guidelines
Urban Village One (UV1)
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Appendix 1

Pu NPOSE  Commercia zoning aong arterial streetson lotsdeeper than 150' . Recognizing that some devel opments : : :
requireagreater depth than 150, but that commercial development several hundred feet deep would typically UV ZO n I n g M Od e | G u I d e | I n eS
encroach into Midtown neighborhoods, this zoning type attemptsto bal ance the needs of residentsand

deveopers. UV 2would provide depth for larger commercia development while providing buffering U rban V| I Iag e TWO (UVZ)

mechanismsto help ensure appropriate transitions between neighborhoodsand large commercial uses.

Criteria  Bes applied where assembled lots stretch from an arteria street to aresidential street, which would typically
provideadepth of 300’ in Midtown Tulsa(applied in thismanner, theresdentia street itself would provide

onelayer of buffering for the neighborhood). UV 2 zoning isnot recommended wheretherear property line of

the assembled | ots adjoinsthe side yards of neighboring residentia properties. Inthose cases, the Linear Park
buffering option described on page 92 should beimplemented. l l l l l l

UV 2 zoning may aso prove an appropriate solution at arterid intersections, whereusesaretypicaly of higher
intensitiesand requiregreater depth.

UV 1and UV 2 zoning can be applied together within thesamelinear district to createinterest, relieve

development pressure, and allow room for district-wide shared parking.

Details  uv2zoni ngwill establish abuild-tolineat thefront property line, which will depend on thewidth of the

adjoining sidewalk inthe public right of way. (A sidewalk of lessthan 6’ wide, measured from curb to edge of
right-of-way, would result inabuild-to linethat isset back 5 from thefront property line.) Otherwise, the

build-to linewill bethefront property line. Restaurantsand nightclubsmay apply for avarianceof uptoal6’
setback to alow for front patio seating for their patronsaslong astheir facade still comesto the newly

established building line. Somelotsmay require view easementsand afront setback for public safety on
curving strests.

Parking must belocated behind or to side of the building (no further forward than thefront setback). Refer to

page 91 for restrictionson thelocation of parking withinthe UV 2 devel opment. The main entrance of the

building must be oriented to asidewalk that isadjacent to an arteria street. Drive-thruwindowsmust be Urban Village Two Zoning. The location on the left isideal. The
restricted to therear of the building (parking lot Sde). location on the right is not recommended.

Buildingsshall berestricted to three-stories. Parking structures shall berestricted to three storiesabove
ground (four levelsof parking, includingtheground level).
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Details
(continued)

In order to balance the needs of neighborhood residentsand devel opers, UV 2 zoning createsthreelinear
regionswithin the depth of the development —commercial, parking, and buffer regions. Useswould be
prescribed for each of theregions, so that commercial useswould bedirected toward arteria streetsand the
part of the devel opment cl osest to the nelghborhood would provide adequate buffering.

Commercial region (C)

The commercia regionwould extend from the property ling(s) adjoining an arterid street(s) to adepth of no
morethan 40% of thetotal depth of thelot. For lotsonthe corner of two arterials, the commercia regionis
permitted to be L-shaped to provide maximum arteria frontage, however the depth of the commercial region
must bethe same along both legsof the"L” shape and will be cal culated as40% of the shallowest dimension
of thelot.

All commercia buildings, including mix-used buildings, should be contained within thisregion. Parking may be
placed within thisregion, providedit isbehind or to theside of the building(s).

Parking region (P)
The parking region would occupy the middle portion of the devel opment, between thecommercia region and
the buffer region. The parking region may include surface parking or structured parking of no morethanthree

storiesaboveground (providing four levelsof parking, including theground level). Commercia buildings
cannot bebuilt withinthisregion.

Buffer region (B)

Thebuffer region comprisestherear of thelot, typically adjacent to aresdentia street, but possibly adjacent
toresidential property. The buffer region shall beno lessthan 50° deep. For devel opmentsover 300° deep,
thebuffer region shall benolessthan 75" deep. For lotson the corner of two arterials, wherethe commercial
regionispermitted to be L-shaped, the buffer region must be designated a ong one edge of thelot and shall
extend thefull length of that edge until it adjoinsthecommercid region.

The construction of commercid buildingsand non-residential parking usesarenot permitted withinthisregion.
No curb cuts providing accessto the parking region will beallowed to passthrough the buffer region.

Please seethe next pagefor moredetailsof the buffer region.

Appendix 1

UV Zoning Model Guidelines
Urban Village Two (UV2)
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Details
(continued)

Further Study

Thebuffer region providestheresdential neighborhood with buffering from the commercia and parking
aspectsof the devel opment in one of two ways—architecture or linear parkland.

Architecture

Withinthebuffer region, the devel oper would be permitted to construct single-family homes, townhomes,
patio homes, rowhouses, and/or multi-family devel opment (as defined during the neighborhood planning
process). Building residential property withinthe buffer region would preservetheresidentia character of the
adjoining neighborhood —homes acrossthe street would face residential units, not parking.

If multi-family residentia properties, rowhousesor townhomesare constructed inthe buffer region, thenthe
immediately adjoining 40" of the parking region should be dedicated to resident surface parking, garages, and/
or green space(s). Accessto the resident parking should be provided through the parking region.

If the UV 2-zoned | ot contains HP zoned property, the historic district’ sdesign guiddineswould remainin
place, ensuring that theinfill devel opment would be compatiblewith the HP district. It isnot suggested that the
district’ sHPboundariesberedrawn. Idedly, theincentive would beto preserve existing historic homes.
Further incentivesto preserve HP-zoned houses could be builtinto UV 2 zoning (for example, reducing the
on-siteparking requirement if existinghomesare preserved).

If the devel oper of thecommercia development wasnot interested in building residential properties, they
would be permitted to replat thelotsand sell them to other devel opers (with somerestrictions on the minimum
and maximum ot widths).

Using architecture asthe buffer solutionisencouraged becauseit most closaly protectstheresidential
character of the adjoining neighborhood, creates desirable housing options, preservesdensity levels, respects
historic districtsand hasthe potential to preserve historic Tulsahomes.

Linear Park

Thebuffer region would belandscaped asagreenbelt/linear parkland. A screening wall will be erected onthe
setback line (wherethe parking region begins). Sidewal ks should be preserved or added. The park would
provide alandscaping buffer between the neighborhood and the commercial/parking development, aswell as
aneighborhood amenity. Thelandscaping will be maintained by the devel oper. Most appropriately used where
aUV2-zoned |ot directly adjoinsthe sideyards of residentia properties.

1. Examineissuesof utility easementsto theresidential propertieswithin thebuffer region.
2. Continuing research necessary to ensure gerrymandering of lotswould not becomeanissue.

Appendix 1

UV Zoning Model Guidelines
Urban Village Two (UV2)
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Appendix 1

UV Zoning Model Guidelines

UV2 (with HP zoned homes preserved)
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Appendix 1

UV Zoning Model Guidelines
Urban Village Two (UV2)

UV2 (with townhomes as buffer)
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Purpose

Criteria

Detalils

Commercia zoning on sitesthat are several blockswideand deep, configuredina“town square” patternin
order to create adestination devel opment.

Suited for onecorner of arterial intersections, particularly those that abut aphysical edge, suchas
expressways, drainage courses, industria usesor other non-residential aress.

TheUV 3 zoning typeisvisuaized as providing an economic cata yst for stagnant areas of Tulsain need of
revitalization, possibly wherelarge parcelsof land are already assembled and it vacant. UV 3 zoning provides
anided opportunity for apublic/private effort —public fundsused to build the UV 3’ sinfrastructure could be
leveraged to attract privateinvestment.

Oncetheacreage was assembled, anew pattern of streetswithin thefootprint of the UV 3 development could
be built. These streets could take anumber of different forms, but the primary purposewould betoframea
town squarein the middle of the devel opment. A percentage of the acreage would be set asidefor thiscentra
open space, around which the commercial and mixed-use buildingswould be oriented. The streets
surrounding the squarewould offer angled on-street parking. Surface parking would not beapermitted useon
the square. Vehicle speed limits should be no more than 25 miles per hour in order to create apedestrian-
friendly environment. Recommendations 7 and 8 on street improvements and pedestrian amenities (pages 77-
79) would beuseful inthe planning of the UV 3infrastructure.

If the City of Tulsaisinvesting public fundsin developing theinfrastructure, thetown square should be city-
owned land and maintained asapublic park. If adevel oper isbuilding theinfrastructure, thetown square
should be made publicly accessible and maintained regularly asapublic amenity.

Oncetheinfrastructure of the UV 3 devel opment has been designed, the UV 3 devel opment woul d be broken
down into sectionsand zoned UV 0, UV 1 and UV 2, depending on their sizeand proximity to arterials,
residential aress, etc. Inthismanner, UV 3 can be considered acollection of Urban Village Zoning types
clustered around acentral greenspace.

In order to create dengity within the devel opment that would visudly framethetown square, developers
would be permitted to build one additiona story than otherwise permitted under UV 1 and/or UV 2. Therefore,
sections of the UV 3 devel opment fronting thetown squarethat are zoned UV 1 would permit three-story
buildings, UV 2-zoned sectionsfronting thetown squarewould permit four-story buildingsand four-story
parking structures above ground (fivetotal levelsof parking including the ground floor). Sectionsof the
development that do not front the town square would be required to meet standard UV 1 and UV 2 height
restrictions. Sectionsthat are zoned UV 0 would be restricted to amaximum of two storiesregardless of
location withinthe UV 3 devel opment.

Appendix 1

UV Zoning Model Guidelines
Urban Village Three (UV3)

A

Urban Village Three Zoning. The ideal location would be one
corner of an arterial intersection wherelargely unoccupied land
backs up to an edge, such as an expressway or railroad.
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ISSUES  1.1dentifying appropriatesitesfor thiszoning type.
2. Assembling the necessary acreageto create an effective devel opment.
3. Sourcesof publicfundingif the City of Tulsawereto undertakethistype of development.

Appendix 1

UV Zoning Model Guidelines
Urban Village Three (UV3)
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