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Community input and feedback was solicited in a 
variety of ways during each phase of the project. 
The North Tulsa citizens are extremely engaged 
in this effort and in what is happening in their 
community. It became clear very early in the 
process that information exchange was going to be 
critical to the success and support of the project. 

The team's efforts to engage community members 
began with the formation of a Neighborhood 
Advisory Committee (NAC). The NAC included 
representation from a range of stakeholders, 
including business owners, residents, and 
community leaders. We were fortunate to be 
able to enlist members from varying age groups 
and professional backgrounds, offering a diverse 
perspective on the North Tulsa community. All 
members had a strong and active interest in the 
project and its outcome. NAC members not only 
acted as a liaison between the project team and 
community members, but they also played an 
active role in community meetings by assisting 
with exercises and facilitating discussions for 
feedback. 

Throughout the year-long process, a variety of 
outreach tools were used to effectively provide 
information to the community. Early in the project, 
dedicated contact information for the project, 
including a phone number and email address, 
were established and widely publicized. A project 
website was created to house all documentation 
and information related to the project, such as 
flyers, copies of presentations, maps and other 
informational material developed for the AWP 
project. 

Six community meetings were held at key 
decision points in the process, including the 

property inventory step, site prioritization, and 
redevelopment scenarios analysis. Prior to each of 
these meetings, letters were mailed to all residents 
in the Study Area from Councilor Henderson 
encouraging their attendance and participation. 
Email correspondence and news releases were also 
used to notify interested stakeholders of upcoming 
meetings and project progress. A detailed 
description of the Community Outreach Plan and 
Implementation is presented in Attachment B of 
this document. 
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draft of the Comprehensive Plan being presented 
to the community in January 2010. Multiple public 
hearings by the Tulsa Metropolitan Planning 
Commission were held through the spring of 2010, 
and in July 2010 the City Council unanimously 
approved the PlaniTulsa Comprehensive Plan. 

One important outcome of PlaniTulsa was a 
Strategic Plan with six initial steps to move the City 
toward the new vision for Tulsa. One of these steps 
was the creation of a viable redevelopment strategy 
to promote and facilitate redevelopment in Tulsa. 
In addition to the need for a viable redevelopment 
strategy, PlaniTulsa also suggests a Redevelopment 
Tool Kit to identify financial tools as well as specific 
redevelopment strategies for targeted areas 
throughout the City. 

According to PlaniTulsa, ''A viable redevelopment 
strategy helps the City achieve the development it 
desires, to strengthen the economy, and support 
a robust downtown and vibrant neighborhoods, 
town centers and regional centers. An effective, 
public-private redevelopment strategy in Tulsa 
can revive a significant number of vacant, 
underutilized, or poorly developed sites with 
mixed-use buildings in key areas of the City .... 
By creating and implementing a redevelopment 
strategy, the City will take a proactive approach 
to revitalize these key areas and achieve desired 
outcomes." 

North Tulsa Study Area 

The North Tulsa community is quite large and in 
no shortage of the need for resources. Given the 
limited time to conduct the work, the City and the 
Consultant Team worked together to determine the 
boundaries for the AWP that would have the most 

impact and acheive the goals and objectives of the 
project. 

The final study area was determined to include a 
3.2 square mile area directly north of downtown 
bound by 36th Street North on the north, Peoria 
Ave on the east, N Cincinnati Ave on the west, and 
1-244 on the south. The image below shows the 
study area boundaries. 
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This study looked at opportunities and weaknesses 
in the area and made recommendations for the 
future use of the Northland Shopping Center as the 
community continues to grow. 

The City of Tulsa also completed a Small Area Plan 
for Downtown Tulsa, which includes part of the 
southern portion of the North Tulsa community. 
The Downtown Area 
Master Plan evaluated 
transportation linkages, 
future land uses, and 
redevelopment options for 
the Evans Fintube site. The 
City of Tulsa is continuing the 
small area planning efforts 
with a Small Area Plan for the 
36th Street North Corridor. 

Current Development Projects 

Development in the North Tulsa area has been very 
slow. Despite tough economic conditions, some 
small economic development and community/ 
health service-driven projects have been completed 
or are under way. The Shoppes on Peoria, on the 
corner of Pine Street and Peoria Avenue, is the 
most recent development project in North Tulsa. 
The project consists of small retail incubator 
space for start-up businesses and new franchise 
opportunities. The project was developed by the 
North Tulsa Economic Development 
Initiative, which is one of the most active 
development groups in North Tulsa. 

In addition, the University of Oklahoma 
constructed a medical clinic on 36th 
Street North and Hartford Avenue known 
as the OU Tisdale Clinic. This clinic is 

, 

a new addition to the 36th Street North corridor 
and will provide a range of health services to the 
community, including a new senior housing project 
completed a year ago two blocks west of the OU 
Tisdale clinic. 
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The following section provides a brief overview of 
the demographic and economic conditions in the 
Study Area as compared with the City of Tulsa and 
the greater MSA as a whole. The data provides 
the basis for assumptions about future market 
demand in the Study Area and will help determine 
redevelopment options and strategies for the 
identified Brownfield Key Sites. 

Population 

According to the US Census Bureau, the Study Area 
had a residential population of 7,442 in 2010. As 
such, the Study Area comprised approximately 2% 
of the total City of Tulsa population of 391,906 in 
2010 and slightly less than 1 % of the MSA. The 
racial makeup of the Study Area is the inverse of 
the City as a whole with an 85% African American 
population, compared with 16% for the City and 
8% for the MSA; and an 8% white population, 
compared with 63% for the City and 71 % for the 
MSA. 

2000 Stud A 1 f p y rea opu a ion 
by Race & Gender 

Selected City of 
Area Tulsa 

Population & Race: 

Total Population 7,481 393,049 

White 206 275,488 

Black 6,816 60,794 

American Indian 115 18,551 

Asian - 7,150 

Other 85 13,766 

Two or More Races 259 17,300 

Hispanic Origin 89 28,111 

%Male 44% 48% 

% Female 56% 52% 

As shown in the table below, the population of 
both the Study Area and the City declined slightly, 
less than 0.5% between 2000 and 2010, while the 
MSA as a whole grew by almost 17%. The biggest 
factors in MSA growth over this period were 
population increases among Hispanics, Asians, and 
those identifying as multi-racial. The same trends 
hold true for the City of Tulsa and the Study Area, 
which showed significant growth among these 
groups, despite an overall declining population 
base. 

For the City of Tulsa, the increase in the Hispanic 
population was offset by a decline in the City's 
white population, which fell by 11 % over the 
period. While the City's black population grew by 
2.3% over the period, the black population of the 
Study Area declined by 7%, suggesting a reversal 
of historical trends as the City's neighborhoods 
become less racially stratified. 

2010 2000 - 10 % Change 
Tulsa Selected City of Tulsa Selected City of 
MSA Area Tulsa MSA Area Tulsa 

803,235 7,442 391,906 937,478 -0.5% -0.3% 

610,244 581 245,309 664,988 182.0% -11.0% 

70,867 6,336 62,164 78,928 -7.0% 2.3% 

55,772 127 20,817 77,388 10.4% 12.2% 

9,926 13 9,077 16,546 NA 27.0% 

17,492 44 31,535 39,847 -48.2% 129.1% 

38,934 334 23,004 59,781 29.0% 33.0% 

38,570 165 55,266 78,446 85.4% 96 .6% 

49% 44% 49% 49% 

51% 56% 51% 51% 

Source: US Census 2000 &2010 SF 1 Data 



Households and Housing Unit Demand 

Despite the decline in overall population, due 
to shrinking household size, the number of 
households in the Study Area grew by 0.5% 
between 2000 and 2010. Over the same period, 
the number of households in the City of Tulsa fell 
by 1.1 % due to an increase in household size. The 
number of households grew by 20% in the greater 
Tulsa Metropolitan Statistical Area (MSA). Study 
Area household size fell 2.3% over the period, 
compared with a 1.9% increase for the City and a 
0.8% increase for the MSA. 

According to the US Census Bureau, there were 
3,729 housing units in the Study Area in 2010, 
of which 14.4%, or 536 units, were vacant. As a 
result, while the Study Area added 64 new housing 
units between 2000 and 2010, only 15 of those 
units resulted in net positive absorption, and the 
remaining 49 units only displaced occupancy in 
existing units. 

Study Area Households, Type,Size, and Occupancy 
2000 

Selected City of Tulsa 
Area Tulsa MSA 

Household Data: 

Total Housing Units 3,665 179,405 341,415 
Owner Occupied Housing 

Units 1,753 92,234 211,183 
Renter Occupied Housing 

Units 1,425 73,509 104,349 

Total Households 3,178 165,743 315,532 

Vacant Housing Units 487 13,662 25,883 

Vacancy Rate 13.3% 7.6% 7.6% 

Household Size 2.35 2.37 2.55 

Source: US Census 2000 &2010 SF 1 Data 

The Study Area saw a decline of almost 16% in 
household ownership between 2000 and 2010, 
indicating that almost 300 units went from owner 
occupied to rental over the period. This compares 
with a 4.8% decline for the City and a 16.1 % 
increase for the MSA. 

While new household formation has lagged 
within the Study Area, demand for new homes 
has resulted from the need to replace outdated 
housing stock. A review of City records indicates 
that between 2002 and 2012 there were 32 homes 
demolished within the Study Area. Replacement of 
these units, in addition to new household formation 
discussed above, resulted in 97 residential permits 
within the Study Area over the previous decade, or 
demand for approximately 10 units per year. 

2010 2000 - 10 % Change 
Selected City of Tulsa Selected City of Tulsa 

Area Tulsa MSA Area Tulsa MSA 

3,729 185,127 409,820 1.7% 3.2% 20.0% 

1,474 87,787 245,181 -15.9% -4.8% 16.1% 

1,719 76,188 121,910 20.6% 3.6% 16.8% 

3,193 163,975 367,091 0.5% -1.1% 16.3% 

536 21,152 42,729 10.1% 54.8% 65.1% 

14.4% 11.4% 10.4% 1.1% 3.8% 2.8% 

2.33 2.39 2.55 -2.3% 1.9% 0.8% 
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Household Income and Housing Values 

According to the US Census Bureau, the median 
Study Area household income was $16,604 in 2010; 
approximately 5 7% lower than the City of Tulsa 
as whole, which was at $39,289 per household for 
the same year. Household incomes for the MSA are 
18% higher than the City of Tulsa at $46,494. In 
addition to lower overall household income, the 
distribution of incomes across households within 
the Study Area is skewed to the lower end with 
approximately 48% of households making less than 
$15,000 per year, up from 41 % in 2000. 

As shown in the table to the right, Study Area 
incomes decreased 13% over the decade since 
the 2000 census. When adjusted for inflation, the 
average Study Area household has experienced 
a 37%, or $7,100 per year, overall decrease 
in purchasing power since 2000; a factor that 
undoubtedly has contributed to the shift away from 
home ownership. 

While only minimal household sales data are 
available for the Study Area due to the small 
geographical area and limited number of annual 
transactions, data available from the Multiple List 
Serve and Zillow indicate that the median home 
price for neighborhoods within the Study Area 
range from $50,000 and $76,500, compared with 
$95,200 for the City as a whole. While the value 
of homes in the Study Area are 20% to 45% lower 
than the City as a whole, this is a historically low 
figure largely driven by the high foreclosure rates 
in select neighborhoods (such as Brady Heights, 
Melrose Place, and Cheyenne Park) located within 
the project area. 

Recent sales data, while limited, suggests that much 
of the foreclosed inventory has been resold and 
home values in the Study Area are recovering by as 
much as 10% to 15% per year, compared with 4.6% 
for the City as a whole. 

Employment and Retail Demand 

According to the US Bureau of Labor Statistics, 
the City of Tulsa unemployment rate was 5.3% in 
May 2012, down from 6.6% for the same period 
a year earlier and suggesting a slow but steady 
recovery from the recession. While Study Area 
specific employment statistics are not available, 
unemployment among black residents has 
historically been more than double the City average 
and, as shown in the table on page 27, the number 
of available jobs per Study Area resident over 
the age of 15 is 80% lower than the City of Tulsa, 
suggesting unemployment within the Study Area is 
likely higher than the City as a whole. 



Study Area Household Income 
2000 2010 

Selected City of Tulsa 

Household Income: Area Tulsa MSA 
Selected 

City of Tulsa 
Tulsa 

Area MSA 

Total Households 3,232 165,881 315,759 3,135 164,888 361,758 

Less than $10,000 29.2% 10.6% 9.4% 30.4% 9.6% 7.6% 

$10,000 to $14,999 12.4% 8.0% 7.2% 17.3% 7.4% 6.0% 

$15,000 to $19,999 10.1% 8.1% 7.2% 7.3% 7.0% 6.1% 

$20,000 to $24,999 8.3% 8.1% 7.3% 6.4% 6.9% 6.1% 

$25,000 to $29,999 9.1% 7.7% 7.4% 6.9% 6.9% 6.0% 

$30,000 to $34,999 5.4% 7.0% 7.0% 2.5% 6.9% 6.1% 

$35,000 to $39,999 5.7% 6.4% 6.4% 7.0% 6.1% 5.6% 

$40,000 to $44,999 3.2% 6.0% 6.0% 4.0% 5.6% 5.3% 

$45,000 to $49,999 2.9% 4.6% 5.0% 2.8% 4.2% 4.4% 

$50,000 to $59,999 4.5% 7.7% 9.0% 5.8% 7.8% 8.6% 

$60,000 to $74,999 3.5% 8.3% 9.9% 3.6% 8.2% 10.3% 

$75,000 to $99,999 2.8% 7.7% 9.1% 2.7% 9.3% 11.9% 

$100,000 to $124,999 0.9% 3.8% 4.0% 1.2% 5.2% 6.8% 

$125,000 to $149,999 0.0% 1.8% 1.7% 1.0% 2.7% 3.4% 

$150,000 to $199,999 0.4% 1.8% 1.5% 0.4% 2.8% 3.0% 

$200,000 or more 1.5% 2.3% 1.7% 0.8% 3.5% 2.9% 

$ $ $ $ $ $ 
Median Household Income 19,171 35,316 38,261 16,604 39,289 46,494 

$ $ $ $ $ $ 
Per Capita Income 14,793 21,534 20,092 12,989 26,069 25,326 

Source: US Census Bureau, American Community Survey Data 

Study Area Employment 2012 

Employees & Establishments 
Selected City of 

TulsaMSA 
Area Tulsa 

Employees/Jobs 954 259,096 406,977 

Jobs per Resident {15 years old+) 0.18 0.84 0.56 

Establishments 294 37,081 65,700 

Source: US Census Bureau (On the Map) and Info USA 
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One factor contributing to below average 
employment options within the Study Area is the 
shortage of retail stores within the Study Area 
relative to the buying power of area residents. 
As shown in the table below, on average, 
approximately 50% of Study Area retail purchases 
"leak" to stores in neighborhoods outside the 
Study Area boundaries. While not all store
specific leakages are significant enough to warrant 
development of new retail outlets, the retail 
leakage analysis suggests that there is demand 
for number of neighborhood serving retailers, 
such as pharmacies, general merchandising, and 
restaurants. 

Study Area Retail Sales Leakage, 2012 

Retail Store Type Potential Sales 

Motor Vehicle Parts & Dealers $ 14,671,344 

Furniture & Home Furnishing Stores $ 1,612,120 

Electron ics & Appliance Stores $ 1,551,401 

Building Material & Garden Equipment & Supply Dealers $ 7,536,256 

Food & Beverage Stores $ 9,621,691 

Health & Personal Care Stores $ 5,389,138 

Clothing & Clothing Accessories Stores $ 2,870,582 

Sporting Goods, Hobby, Book, & Music Stores $ 1,164,901 

General Merchandise Stores $ 8,939,026 

Miscellaneous Store Retailers $ 1,394,825 

Foodservice & Drinking Places $ 4,260,789 

Total $ 59,012,073 
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$ 

$ 

Estimated 
Unmet 

Average Demand in 
Actual Sales Leakage Sales/ SF SF 

14,061,673 1.00 $ 300 2,032 

24,825 0.00 $ 300 5,291 

81,705 0.10 $ 300 4,899 

319,208 0.00 $ 500 14,434 

3,510,212 0.40 $ 600 10,186 

- 0.00 $ 250 21,557 

877,703 0.30 $ 300 6,643 

- 0.00 $ 300 3,883 

6,871,093 0.80 $ 200 10,340 

597,047 0.40 $ 300 2,659 

839,232 0.20 $ 325 10,528 

27,182,698 0.50 92,451 

Source: Buxton Research, Inc 
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BACKGROUND AND APPROACH 

Strategic selection of priority redevelopment 
sites helps ensure that resources are going 
toward efforts that will be catalysts for broader 
redevelopment and investment throughout the 
community. The selection of these Key Sites can be 
done in many ways, but all methods begin with an 
initial inventory of properties within the Study Area 
that could be appropriate sites for redevelopment. 
Also, in the specific case of a Brownfield AWP 
effort, a property must be a brownfield to qualify as 
an appropriate target for redevelopment under this 
program. 

The EPA defines a brownfield as an abandoned, 
idled, or under-used industrial or commercial 
site where redevelopment is complicated by 
real or perceived environmental contamination. 
Brownfield sites may be located in urban, 
suburban or rural areas. Also, it is also important 
to note that brownfields are not always vacant or 
abandoned sites; they can be occupied but under
utilized properties, as well. This base definition 
is important to the process of selecting the key 
redevelopment sites. 

A basic data set needs to be obtained in order to 
begin the site selection process. A good first step 
is to create a database of all potential properties 
within the Study Area. While initially unfiltered, 
this approach provides the broadest range of site 
options for later consideration. The database is 
best organized in a geo-spatial manner, as well 
as a standard comparison table format, as it is 
helpful to be able to view the potential sites in a 
graphical, mapped format. Ultimately, however, 
the organizational mechanism for the data will be 
dependent on the tools available at the time. Of 
primary importance is that the data set be created 
in a format that will interface with other tools used 

by the City. This will allow the brownfield planning 
data to be used for other planning or economic 
development efforts in the future. 

Given the size of the Study Area established 
for the North Tulsa Brownfield AWP project, a 
large number of potential sites were expected 
to be identified in the property inventory stage. 
Therefore, the Consultant Team developed a 
process to screen the inventory for potential Key 
Sites. The process was designed to give priority to 
properties that met both the community's and the 
City's objectives. 

In general, the team generated an inventory of all 
applicable properties within the Study Area, and 
then applied a weighted priority points system 
to narrow the field. This was followed by further 
filtering by the community and the City to arrive 
at the final six Key Sites that the remainder of the 
project would focus on. The following sections 
detail the process by which the property inventory 
was created and then narrowed to identify those 
six Key Sites. 



PROPERTY INVENTORY 

Initial Data Gathering 

The Consultant Team wished to compile as many 
potential brownfield sites at the beginning of the 
process. Therefore, initial candidate properties 
were identified through a wide range of sources. 
Certain basic information about the properties was 
required, such as address, size/acreage, Assessor's 
Parcel Number (APN), owner, and owner address, 
where available. Additional information was 
sought where available, such as zoning, current use 
and future land use classification. 

The following describes the sources of data that 
were used to develop the initial North Tulsa 
Property Inventory. 

Assessor and Other Municipal Records 

County Assessors' records typically contain 
classifications that can suggest a potential 
brownfield property, such as Vacant, Commercial, 
or Industrial. Some municipalities will have a 
more detailed description for vacant properties 
that may indicate the former use, such as Vacant 
Residential, Vacant Industrial, etc. In addition, 
other departments or agencies such as the planning 
department, community or economic development 
corporations, and so forth, may have already 
compiled lists of potential redevelopment or even 
brownfield sites. 

For the North Tulsa property inventory, the 
Consultant Team obtained a list of sites previously 
identified by the City of Tulsa Brownfields Program, 
Tulsa Development Authority, and Tulsa County. 

These sites included: 
• 98 City of Tulsa-owned parcels, 
• 65 Tulsa Development Authority-owned 

parcels, 
• 34 privately-owned vacant parcels, 
• 8 privately-owned occupied parcels, and 
• 5 sites from the City's Brownfield Program. 

Environmental Database Report 

Environmental database reports, which are 
available at a nominal cost through various 
companies, consist of radius survey reports based 
on electronic public records and other sources of 
environmental information. These reports can 
be run for a specific property address, a range of 
addresses, or for a large area - in this case, the 
entire Study Area. The report identifies properties 
or sites that have some type of environmental issue, 
such as businesses that hold current environmental 
permits, sites where hazardous chemical releases 
have been reported, or properties with registered 
(or leaking) underground storage tanks. 

Depending on the company used, environmental 
database reports may also provide historical 
information, including a review of historical aerial 
photographs and Sanborn insurance maps. The 
historical data helps identify past site uses that 
could have created an environmental problem, 
even if the property use has since changed. Not all 
sites listed on an environmental database report 
are necessarily contaminated, or a brownfield, but 
they are good sources of information and identify 
potential sites to include in an initial property 
inventory. 
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For the North Tulsa Study Area, an environmental 
database report was obtained from Geosearch, Inc. 
All properties identified in the database report 
were added to the inventory. These included: 

• One Comprehensive Environmental Response, 
Compensation and Liability Information 
System (CERCLIS) site; 

• Two Emergency Response Notification sites; 
• Two Resource Conservation and Recovery Act 

- Hazardous Waste Generator sites; 
• Two Toxic Release Inventory sites; 
• Five Leaking Underground Storage Tank 

(LUST) locations; 
• Four Tier II Hazardous Substance Inventory 

Report locations; and 
• 12 Underground or Above Ground Storage 

Tank (UST/ AST) locations; 

Windshield Surveys 

Information from electronic databases, whether 
Assessors records or environmental reports, 
do not provide a complete picture of conditions 
on the ground, and the information can get out 
of date quickly. Simply driving through an area 
and confirming information from electronic 
databases, and noting properties that appear to 
have dilapidated conditions, can be a very effective 
way of identifying potential brownfield sites. Signs 
that should be noted include overgrown weeds, 
abandoned buildings, in addition to environmental 
storage equipment (such as SS-gallon drums, 
aboveground tanks, etc.), mechanical salvage, 
fueling pump islands or canopies, and other signs 
of past industrial or chemical uses. 

Windshield surveys are also critical in verifying 
properties identified as potential brownfield sites 

by other sources. This can serve to confirm visually 
that a property qualifies as a potential brownfield, 
or it can result in a property being filtered out as no 
longer a suitable candidate. Windshield surveys as 
they were used in the North Tulsa AWP project are 
described further in the Validating and Filtering the 
Property Inventory section, below. 

Public Survey 

Stakeholders in a community are always a wealth 
of knowledge. Once stakeholders are educated 
on what constitutes a brownfield site, they have 
the ability to quickly point out properties within 
their community that they feel fit the criteria. 
As with other sources of potential properties, 
sites identified by community members and 
stakeholders need to be confirmed. This step 
can be crucial because stakeholders often have 
information that electronic databases and City 
records do not capture. During the second public 
meeting, the Consultant Team designed an exercise 
to teach community members what types of 
properties could be considered brownfields; thus, 
candidates for redevelopment. Participants were 
asked to identify properties directly on a map. 

To make the exercise manageable, the Study Area 
was separated into four quadrants. One station 
for each quadrant was set up with a map of the 
quadrant, flip chart for taking notes, and push pins 
with flags for community members to identify 
sites on the maps. A member of the project team 
(City Staff or a Consultant Team member) manned 
each station, together with a member of the NAC 
to provide community interface. Participants 
circulated through the four stations to provide 
feedback. This exercise was extremely successful 
because it gave community members a role in 



the process and encouraged them to really think 
about the various areas of opportunity within their 
community. A total of 32 locations were identified 
by the public in this exercise. 

Validating and Filtering the Property Inventory 

Compilation of the property data obtained through 
the process described above resulted in an initial 
master list of 270 potential redevelopment sites 
within the Study Area. This represented a large 
Property Inventory, and included duplicate 
properties, errors in data or property identification, 
and other elements that needed to be confirmed 
in order to ensure data quality. The Consultant 
Team reviewed the data set thoroughly to remove 

50 Sites 

Is it a Brownfield? 

30 Sites 

Area of Growth or Stability? 

30 Sites 

duplicates, group together multiple APNs that 
referenced the same contiguous property and 
otherwise resolved discrepancies in the data. 

At this stage, a windshield survey was conducted 
to review each of the locations identified in the 
Property Inventory. The windshield survey 
consisted of driving by each of the locations 
to confirm the site's consistency with the 
information gathered. Also at this stage of review, 
residential properties were removed from further 
consideration. Public utility locations, such as 
stormwater detention basins, were also removed 
from the Property Inventory, as were properties 
that were outside the Study Area. 

No: Removed from list 

Stability: Further 
evaluation before 
included in sites 

Community Needs Survey Site Selection Criteria 

10 Sites 

Community Feedback 
Final 6 Key 

Sites 
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Once this initial cleanup of the data was completed, 
just over SO properties remained. Each property 
contained a standard set of information including 
address, APN, site size, owner, owner address, 
zoning, land use, future land use designation, geo 
reference, site access, and a notation as to whether 
the property was within an Area of Growth or 
an Area of Stability designation according to 
PlaniTulsa. 

Site Prioritization 

Based on the scope and resources of the AWP 
project, it had been determined that four to six 
Key Sites would be selected for full redevelopment 
analysis. Therefore, the City and Consultant 
Team together created a process to further filter, 
evaluate, and prioritize the remaining SO potential 
properties. 

For the Study Area, the first priority was to 
determine whether or not the sites met the EPA 
definition of a brownfield. The following four 
categories were used to classify the environmental 
condition of the remaining properties on the 
candidate list: 

• No - properties with no environmental issue 
based on current land uses, known history, or 
other available information. 

• Not Likely - properties where it was not likely 
that there were environmental issues based on 
observation, land use, known history, or other 
available information. 

• Probable - properties with a potential for 
environmental issues based on observation, 
land use, known history, or other available 
information. 

• Yes - properties with known environmental 

issues based on available information. 

Properties classified as "No" or "Not Likely" were 
removed from the list. This screening process 
removed several Greenfield properties, a number 
of public parks, and newer construction from 
consideration. Following this step, 30 potential 
brownfield redevelopment properties remained on 
the candidate list. 

The City and Consultant Team then outlined a set 
of priority criteria. In general, the criteria selected 
for evaluation can vary depending on overall 
project objectives and community interest. In the 
case of the North Tulsa AWP project, the following 
are the factors that the team selected, and the 
considerations surrounding the factors: 

• Site Size - Large sites often present greater 
blight and their redevelopment can be more 
transformative for a community. On the other 
hand, large sites require greater work, more 
resources and generally a longer time period to 
remediate, reposition and / or redevelop than 
smaller sites. 

• Property Ownership - A publicly owned 
property may be more easily entered into a 
brownfields program and made available for 
redevelopment. A private property owner can 
be a tremendous impetus for redevelopment of 
a brownfield site, or they may be a hindrance, 
depending on whether or not they wish to 
participate in a redevelopment effort. 

• Property Condition - There are different 
challenges associated with redevelopment 
of properties that are vacant versus those 
that are occupied, even if the use is not the 
highest and best use for the property. Sites 
that are industrial versus commercial or retail 



also have different challenges associated 
with them. As with site size, the cleanup and 
redevelopment of an industrial site may have 
a greater positive impact on a community, but 
it is also likely to cost more and take longer to 
complete than similarly-sized commercial site. 

• Future Land Use Planning designation -
Sites that offer opportunities for conforming 
uses, particularly in mixed use commercial 
or neighborhood centers, may offer greater 
opportunities for redevelopment. 

• Community interest - Some sites may be 
a higher priority than others because of 
heightened awareness in the community of 
nuisance issues, environmental justice issues, 
or other interactions with the former or 
current user/ owner. 

• Existing Resources - Some properties or 
projects may already have teams focused 
on their redevelopment, but need some 
additional resources. These projects may be 
more desirable because they are already in a 
redevelopment process, which may facilitate 
the schedule and approvals process for 
brownfield redevelopment. 

As with property identification in the previous 
stage, working with stakeholders can help with site 
prioritization. Understanding the priorities of the 
stakeholders and selecting projects that fit within 
those priorities helps ensure that the projects have 
public support and community advocates as the 
redevelopment progresses. 

The public priorities for this project were the 
product of a survey conducted at the third public 
meeting. Attendees at the meeting were asked to 
rank the types of properties they would prefer to 
see the project focus on in six categories: 1) Site 

size, 2) Proximity to transit, 3) Access/visibility, 
4) Current land use, 5) Site condition, and 6) 
Reuse opportunity. Each category had two to three 
subcategories and stakeholders were asked to rank 
them on a scale of 1-3 (1 being most important, 3 
being least important). 

North Tuls• Brownfi eld Str.tesic Action Pl•n 
Site Selection Criteria Survey and 
Community Needs Assessment 
March 6, 2011 

Site Size 

Small ... 
(0-2Ac) 

Medium .... 
(2-10Ac) 

Large ..... 
(10+Ac) 

Industrial 

Commercial 

Vacant 

Proximity to 
Transportation 

... Public Transit 

Rail/ ... 
Distribution 

Bike/ ..... 
Pedestrian 

Site Condition 

... Abandoned 

... Vacant 

- Underutilized 

... 

... 

Access/ 

Visibility 

On Corner 

Fronts Arterial 

..... Fronts Collector 

Reuse 
Opportunity 

... Current/Known 
Interest 

No Known - Interest 

Each category was explained in detail during the 
meeting. Examples were given of the various 
factors to consider, and the participants were 



36 

given an opportunity to ask questions prior to 
ranking the sites by category. Based on the results 
of the survey, the public priorities were given 
weighted values and each site was scored based 
upon its setting and features. The total score for 
each site was used to develop a ranked list of sites. 

A short list of the top fifteen potential brownfield 
redevelopment sites was identified through the 
above process. City Brownfields staff determined 
that properties with productive operating 
businesses should not be considered for this study 
as these properties are employment centers and 
continue to support the economy. This removed 
two properties. At this point, City 
Brownfields staff contacted each of the 
remaining 13 shortlisted property owners 
to describe the brownfields AWP project 
and determine the owner's willingness 
to have their property be included in 
the more detailed brownfields planning 
process. It was important that property 
owners cooperate with City Staff and 
be involved in the planning process. 
Therefore, in cases where a property 
owner did not wish to participate or did 
not respond to inquiries, the property was 
removed. The final short list of properties 
included ten sites for consideration by the 
community. 

At the fourth public meeting, the ten short-listed 
sites were presented and community members 
were asked to vote for the top six sites they would 
like the remaining planned efforts to focus on. The 
public input and City review culminated in the 
selection of the final list of the six Key Sites to be 
evaluated during the remainder of the project. 
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THE FINAL KEY REDEVELOPMENT SITES 

The prioritization and site selection exercise 
identified six sites for the project to focus on. These 
sites ranged in size, location within the Study Area, 
environmental complexity, community interest, 
and ownership. Two properties are owned by the 
City and four properties are privately owned. The 
following is the final list of Key Sites, which will be 
discussed in more detail in the following sections: 

1. Evans Fintube- A former manufacturing 
facility in the southeast corner of the Study 
Area, the Evans Fintube site is owned by 
the City. The site is currently vacant except 
for temporary storage and staging for 1-244 
construction work. 

2. Former Morton Health Center - A former 
medical health center adjacent to Carver 
Middle School and the Rudisill Regional 
Library, the former Morton Health Center is 
owned by the City. The property currently 
has three vacant buildings, two of which are 
slated for demolition. The remaining building 
is the original historic hospital building. It 
holds great significance to the community and 
the City and is planned for renovation and 
repurposing. 

3. Apache Circle - A triangle-shaped property 
on Apache Street, this property has a multi
tenant commercial building located on it. 
The property was identified by community 
members at a public meeting because the 
building is architecturally interesting, but has 
been largely vacant for the past few years. 
Community members see an opportunity to 
bring new tenants to the building, including a 
sit down restaurant. 

4. 1047 Apache Street -A former gas station that 
has been decommissioned and demolished, it 
is located one block from Peoria Avenue. This 
privately-owned property was recommended 
by the owners for consideration. 

5. 3519 N Hartford Ave - A former gas 
station that has been decommissioned and 
demolished, it is also privately owned. This 
property is set back from the major arterial, 
36th Street North, but is directly across from 
the new OU Tisdale Clinic. 

6. 2103 N Cincinnati Ave -This property is 
an underutilized shopping center on the 
corner of North Cincinnati and Virgin Streets. 
The property is largely vacant and in poor 
condition. Community members identified 
the property as a desired redevelopment 
opportunity. The community identified 
concerns about crime and loitering on the 
property that are not complimentary to the 
elementary school across the street. 

A map of the location of the six final Key Sites is 
located on the next page (pg 38). 
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Three additional sites located just outside the 
targeted boundaries also were considered during 
the area-wide planning process, but were not 
chosen by the community as Key development 
sites. There are existing redevelopment initiatives 
and efforts underway on these properties by the 
City of Tulsa. Therefore, the City's Brownfields staff 
will continue to work with the owners of the three 
sites. 

Two of the three sites are adjacent to each other 
on the southeast corner of 36th Street North 
and Peoria Ave (A&B on the map to the right) 
commonly referred to as the Flag Properties. 
These properties are envisioned to be a mixed use 
development including a sports facility, housing, 
retail, and community services project. One of the 
sites has been purchased by Crossover Church 
for the first phase of the envisioned project. 
Previous oil drilling operations at the site have 
resulted in environmental issues that need to be 
addressed prior to redevelopment of the sites. 
Initial environmental investigation is underway 
including Phase I, II, and possibly Phase III site 
assessments, if necessary. Depending on the 
outcomes of the environmental work, remediation 
of the environmental issues will be resolved and 
redevelopment options for the sites will be re
evaluated. 

The third site, known as the Story Wrecker site 
(Con the map to the right), is being considered 
for a Juvenile Detention Center for Tulsa County. 
This site is located 10 North Elwood. Presently 
a wrecking and salvage yard, environmental 
issues at the site include soil and groundwater 
contamination which will need to be remediated 
prior to redevelopment. Phase I and Phase II 
Environmental Site Assessments are being 

conducted and a remediation plan will be created 
to address environmental constraints on the 
property. 
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The process of developing site specific 
redevelopment strategies began with 
the identification of needs for the North 

members desired if given the opportunity through 
redevelopment efforts. 

The survey consisted of two steps, the first was 
a written survey in which community members 

Tulsa community. Developing site specific 
redevelopment strategies is initially a two 
prong process in which the development 
characteristics of specific sites are profiled 
and evaluated, while economic characteristics 
of the broader Study Area are analyzed. The 
two processes are iterative and together help 
inform the recommended redevelopment 
strategies. In the case of brownfields 
redevelopment, this initial process is the 
same; however, an additional layer of 
environmental analysis is added as some 
environmental conditions may affect the 
redevelopment opportunities at a site. 

North Tulsa Brawnfi•ld StrM•rlt: Aetlon Pl•n 
Sitt! ~l~ctfon Crft~rlo Survey and 

Community Needs Assessment 
Morch~ 2011 

~-·-~ 
:======:::::: • What your • c= - ===1 

community 

• 

needs ... you • 

~~C~_ =~~-=~~-=~~-=:=
1 

· tell us! . ~~ =~~-=~~-=~~-=~~~ 

The information gathered from the analysis 
discussed below begins to identify the 
development capacity and suitability for 
future uses, but it is helpful to begin thinking 
about those uses before and during those 
steps. As is the case with most steps in the area
wide planning process, gaining community input on 
reuse options can be very helpful in the visioning 
process for these sites. Community members are 
very attuned to the needs of their community. 
Providing a brainstorming opportunity to identify 
desired uses is a good place to start the dialogue on 
what the properties could be. Such brainstorming 
can be achieved in large or small group settings, 
depending on the number, size, and complexity of 
the sites that are being considered. 

Early in the discussion with community members, 
a Community Needs Assessment survey was 
administered to over 100 individuals. This survey 
was intended to identify the uses that community 

~·-·~ 

were given 
ten different 
categories 
and asked 
to provide 
three specific 
uses for each 
category. 

Retail/ 
Commercial 

!DRUG STORE 

CLOTHING 

RESTAURANT 

The categories identified groups of uses such 
as Education, Health Care, Housing, Retail/ 
Commercial, and others. The second step was a 
discussion of priorities. Each person was given15 
tickets and asked to "spend" the tickets on the 
category of uses that were the highest priorities 
for them. There were ten buckets with a labeled 
category on each and attendees could put tickets 



in the buckets according to priorities. For instance, 
if the three biggest priorities for them were Health 
Care, Education, and Housing, they could divide 
the 15 tickets evenly among the three or put more 
tickets in the bucket that represented the number 
one priority. 
Results of this survey were extremely interesting 
and painted a very clear picture of the community's 
priorities. According to the survey, redevelopment 
of the six Key Sites should focus on accommodating 
the following uses: 

• Education: After School Programs, Vocational 
School, Job Training 

• Business/Industrial: Manufacturing, Incubator, 
Call Center 

• Health Care: Urgent Care, Hospital, Dental 
• Retail/Commercial: Restaurants, Clothing 

Stores, Big Box Retailers 
• Entertainment: Movie Theater, Bowling, 

Skating Rink 

Moving forward with the analysis of the six Key 
Sites, development, economic, and environmental 
conditions were evaluated with these various 
uses in mind. The consultant team evaluated the 
community's identified priorities regarding the Key 
Sites' conditions and began to create compatible 
redevelopment scenarios for each site. The 
following sections will describe the components 
of the analysis and the process. The site-specific 
information related to development, economic and 
environmental site conditions are captured in the 
Redevelopment Strategies and Implementation 
portion of the document. 

Community Needs 

Categories are listed in order (most important to 
least important) in the legend and above, 

clockwise starting from the top 

• Education 

• Business/Industrial 

• Health Care 

•Retail/Commercial 

• Entertainment 

• Housing 

• Transportation 

• Sports & Recreation 

Community Facilities 

• Cultural 
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DEVELOPMENT ANALYSIS 

The goal of development analysis is to provide 
a foundation for matching the physical and 
regulatory characteristics of a given site to a 
range of potential redevelopment concepts. The 
objective is not to pre-define the development 
outcome, but rather to establish consensus around 
a range of potential outcomes. Having a range 
of suitable outcomes can inform the selection of 
a private sector redevelopment partner and/ or 
vision for the property. In order to complete this 
exercise, additional data gathering needed to be 
conducted to determine the physical and regulatory 
conditions of the property, which may have an 
impact on redevelopment options. 

An existing conditions analysis of each site was 
conducted. This analysis included an evaluation 
of both physical and regulatory characteristics 
of the site. Some of the most important physical 
characteristics are site size, site layout, easements 
and dedications, access and transportation, 
surrounding land uses, topography, water features, 
floodplains, and other prominent site features. 
These inputs are important as re-use opportunities 
are considered in light of physical constraints 
and market conditions with the goal 
of creating the best redevelopment 
options for each site. 

The regulatory conditions analysis is 
a key component to the development 
analysis. Regulatory guidelines are 
the framework for what is currently 
allowed at the site under the municipal 
code. It also identifies additional 
constraints on the development 
potential of the site. For each Key Site, the 
regulatory framework was examined area including 
each property's zoning, allowable uses, setback 

requirements, height limitations, bulk regulations 
restrictions, access, and density requirements; all 
of which would impact the development capacity 
of the property. Although these restrictions can be 
adjusted through various entitlement processes 
with the City, understanding the existing condition 
is critical for decision making. 

The consultant team also analyzed property 
ownership, the condition of structures on the 
property, and other physical constraints that 
were evident from site reconnaissance, available 
documents, or studies. The City's Comprehensive 
Plan was also referenced during this process, as it 
identified future land uses for properties within 
'1\.reas of Change" throughout the City. All of the 
six Key Sites fell within that designation; therefore, 
the City's planning effort had already determined 
general concepts for the types of uses that future 
redevelopment efforts should reflect. 



ECONOMIC ANALYSIS 

The goal of economic analysis is to assess the 
market potential of the proposed development 
outcomes and evaluate the need for gap 
financing. At a minimum, the economic analysis 
should include historic and project population 
and household trends in order to assess the 
residential absorption potential of the Study Area. 
Employment and retail sales data sufficient to 
assess demand for commercial development within 
the Study Area also were considered. 

Because typical real estate activity (such as sales, 
leasing, development, etc.) in North Tulsa is 
somewhat limited, it was necessary to develop 
more detailed real estate and market data to 
understand the economic conditions of the Study 
Area. The consultant team worked with the City 
to develop detailed demographic and market 
conditions information, including: 

• Population by race and gender 
• Household income distribution 
• Vacancy rates by rental and ownership units 
• Construction and demolition permit data 
• Housing value trends 
• Retail void analyses 
• Target industry clusters 

The economic analysis was broad and does not 
eliminate the need for a project specific market 
study as part of implementing the redevelopment 
strategy for a given site. However, the economic 
analysis provides a basis for assessing the 
feasibility of a given proposed redevelopment 
concept. It also provides a sense of the likely 
absorption timing of the project and the potential 
need for gap financing to overcome negative 
market conditions. 

The detailed overview of the market and economic 
conditions in the North Tulsa Study Area was 
presented earlier in Community Context Section of 
this document. What that information tells us about 
this community can help guide redevelopment 
decisions. Like the City of Tulsa as a whole, the 
Study Area has suffered from an urban exodus 
decades in the making, and common to many 
mid-sized American cities. The result is shrinking 
population, income, and employment in the central 
City while the greater metropolitan area prospers. 
This trend, combined with the national economic 
recession that began in 
2008, has resulted in 
Study Area economic 
conditions that limit 
residential demand to an 
estimated 10 units per 
year. Industry growth is 
similarly constrained to 
filling the existing gaps 
in neighborhood service 
and retail needs, although 
declining Study Area 
buying power will limit 
growth in this area as well. 

As a result of these factors, economic growth within 
the Study Area will be dependent on growth within 
the City as a whole. Numerous efforts born out of 
the City's 2010 Comprehensive Plan are putting 
Tulsa on a path toward central City revitalization. 
Ultimately, this trend will benefit the Study Area, 
as well, due to its proximity to downtown Tulsa. 
In the near term, however, the City's brownfields 
redevelopment initiatives will have to deploy 
substantial economic development resources in 
addition to the brownfields redevelopment tools 
identified in this report. 
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ENVIRONMENTAL ANALYSIS 

Approaches to Environmental Analysis 
Properties that are being analyzed further in 
a Brownfield redevelopment planning process 
- the Key Sites - have some real or perceived 
environmental impact. This may have been 
determined as a result of recent or historical 
site uses, appearance of the property, or reports 
of community members. As part of the site 
evaluation, however, the true environmental 
condition of the selected properties must be 
evaluated. 

The first step is to determine whether there is 
any existing environmental information available. 
This can be done by searching various online 
regulatory databases, or by purchasing a site- or 
area-specific environmental database report, 
as described earlier in this document. Current 
owners should be contacted to determine if they 
have knowledge or access to prior records, reports 
or studies of the condition of their properties. Any 
activities performed on the property that involves 

subsurface work, 
such as installation 
of wells, utilities or 
geotechnical studies 

also may be an indirect source of environmental 
information. 

Further information may be obtained if one 
has the funding and site access to perform 
direct environmental studies at a property. An 
environmental investigation that relies solely 
on non-invasive investigation techniques (such 
as historical aerial photography, title reports, 
or interviews with prior owners, operators 
and tenants at the property) is called a "Phase I 
Environmental Site Assessment." 

Intrusive investigations involve collecting samples 
of various environmental media or building 
materials. This might include taking samples of 
soil, groundwater (via installation of monitoring 
wells), soil gas, indoor air, or suspected asbestos
containing building materials. In the absence of 
a responsible party (typically a current or former 
owner), Phase II Environmental Site Assessment 
work is typically performed only later in a 
redevelopment process, when there is serious 
interest from a buyer or user of a property, as the 
studies can be expensive. 

Common Environmental Conditions 

While there is no hard and fast rule, there are 
several types of historical property uses that 
commonly lead to recognized environmental 

contaminants and conditions. 
The following is not an 
exhaustive list; however, some 
of the more common site uses 
and activities are listed here for 
reference. 



SITE USE 

Gas Station 

Service Station 

Auto Body Shop 

Dry Cleaners 

Auto Salvage 

Manufacturing 

Metal Plating 
Operations 

Landfills 

Petroleum 

Commercial 
Agriculture 

ACTIVITY OR CONDITION 

Underground storage of petroleum 
products, including gasoline, and diesel 
fuel. Presence of underground storage 
tanks (USTs), which may be in place and 
have to be removed. 

Similar to gas stations, but with the 
added activities of car maintenance and 
repair; may include used oil storage, use 
of solvents as degreasers and hydraulic 
lifts 

Spray paint; paint strippers; solvents for 
degreasing and cleaning. 

Use of chlorinated solvents for dry 
cleaning clothes 

Disassembling cars or equipment, 
resulting in metal contamination; 
draining of various automotive and 
hydraulic fluids; use of degreasing 
solvents; battery acid leaks 

General manufacturing operations, 
including assembly, machining, 
painting, etc. 

Plating operations, cleaning and 
degreasing of plated parts 

Disposal of various organic and 
inorganic wastes, including hazardous 
materials 

Refining operations, compressor 
stations, bulk storage and pipelines 

Livestock farms, orchards, processing 
facilities 

POSSIBLE CONTAMINANTS 

Petroleum hydrocarbons; benzene, 
ethylbenzene, toluene, xylenes 
(BTEX); methy-tert-butyl ether 
(MTBE); and lead. The latter two are 
gasoline additives that may be found 
based on the age of the operations. 

Same as above if underground storage 
tanks are present, plus chlorinated 
solvents, including trichloroethylene 
(TCE); glycols 

Chlorinated solvents; metals; paints, 
paint strippers, and associated 
chemicals 

Tetrachloroethylene (also known as 
perchloroethylene, "Pere" or PCE) 

Heavy metals, including but not 
limited to chromium, nickel, arsenic, 
cadmium, zinc; PCBs; acidic soil 
conditions; petroleum hydrocarbons; 
chlorinated solvents; glycols 

Chlorinated solvents; process-specific 
chemicals; acids/bases 

Chromium; chlorinated solvents; 
acids 

Wide range of potential contaminants 
in leachate; settlement and 
geotechnical issues for redevelopment 

Petroleum hydrocarbons; odorants 
(mercaptans) 

Pesticides, herbicides, nitrates 
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Once the existing environmental information is 
compiled, sites will likely fall into one of three 
categories: 

1. Sites with Known Environmental Conditions-
If there is a known environmental condition, 
it is likely that current or previous owners 
performed investigations to evaluate the nature 
and extent of the environmental issues. Reports 
of those investigations often are submitted 
to the state or local regulatory agencies, and 
become a matter of public record. A public 
records request can be submitted to the 
appropriate agencies and copies of the reports 
can be obtained. 

2. Sites with Suspected or Likely Environmental 
Conditions- In some cases, the environmental 
database reports may show a record of a 
historical spill or release, or report that a facility 
had a permit to generate, store or transport 
hazardous waste, but no specific environmental 
information is available. These sites should be 
considered to have a "Suspected" environmental 
condition. If multiple releases are reported, 
such as leaks from underground storage tanks 
at a former gas station, the probability is 
much higher that contamination exists, and 
these sites may be considered "Likely" to have 
environmental conditions. 

3. Sites with Unknown Environmental Condition
In some cases, there may be no specific 
report that indicates a suspected or likely 
environmental condition, but other factors 
have resulted in an environmental stigma at 
the property. In these cases, one may rely on 
local historical knowledge, visual indications 
of contamination (stained soils, the presence 

of drums or other chemical waste storage 
containers, etc.), the operational history 
of the facility, or other factors to arrive at 
a determination of unknown but possible 
environmental impairments at the property. 

Once the sites have been categorized, the next 
step is to determine whether or not additional 
information is required. In the case of properties 
with known contamination, if the environmental 
condition of the property can be documented 
adequately, no additional information may be 
required. If, however, there is suspected or 
likely contamination, but no existing reports or 
specific data, additional information will have 
to be gathered in order to evaluate impact of 
contamination on site redevelopment. In all 
cases, a Phase I Environmental Site Assessment 
can provide a thorough evaluation of a property's 
history and identify recognized environmental 
conditions. 

In cases where the environmental condition is 
completely unknown, and there is no specific 
indication of environmental impacts, one should 
reconsider whether the property is truly a 
brownfield site, or if it is simply an economically
challenged, blighted property. If sufficient 
anecdotal information exists to keep the site in 
the brownfields process, then as with suspected 
or likely contaminated sites, additional work will 
have to be performed to get a clear understanding 
of the environmental conditions. This is done 
by conducting Phase I and possibly Phase II Site 
Assessments, as described above. 

The two goals of additional environmental 
investigation of a known or suspected brownfield 
site are: 1) to be able to determine, as part of 



the site evaluation and redevelopment planning 
process, whether and how the environmental 
conditions present a constraint to the 
redevelopment of the property; and 2) to estimate 
the timing and cost of any necessary environmental 
cleanup. 

Site Reuse Constraints 

If a property is determined to be impacted by 
environmental contaminants, a further evaluation 
must be made to determine the extent to which 
the environmental conditions will restrict the 
use of the property. In many cases, the presence 
of contamination can be accommodated by 
strategic selection of land uses, such as restricting 
uses to commercial or industrial, or by careful 
site planning. For instance, locating parking or 
landscaped areas over areas of soil contamination 
is often an acceptable remedy, as long as there can 
be no physical contact with the underlying soils. 
In other cases, some amount of cleanup must take 
place in order for the property to be safe for any 
type of reuse. 

The most stringent cleanup standards are applied 
to properties that will be used for single family 
residences, although often multi-family uses can 
be accommodated with a lesser degree of cleanup. 
Greater degrees of cleanup come at increasingly 
high cost, so the careful evaluation of appropriate 
reuse scenarios must take into account the 
environmental conditions. 

Risk Management 

There are two major considerations for 
management of environmental risk associated with 
the reuse of an environmentally impacted property. 

The first is the ability to occupy the property for 
its intended use with no risk to the residents, 
visitors, tenants, etc. Making this determination 
may involve the collection of use-specific samples, 
such as soil gas or indoor air samples in the case of 
a property with chlorinated solvent contamination. 
In all cases, evaluating the acceptable degree of risk 
and the allowable concentration of contaminants 
that may remain at a property should be done only 
with the assistance of a qualified environmental 
consulting firm, specializing in remedial design and 
human health risk assessment. 

The second consideration is the degree of 
liability a new owner or operator will be taking 
on under the environmental laws. Generally, a 
buyer who has no relationship to prior owners 
or operations that caused the contamination 
originally is considered an "innocent purchaser" 
under the law and may be eligible for significant 
legal and regulatory protections. Buyers must 
perform a Phase I Assessment on property 
they plan to purchase before taking title to be 
eligible for "innocent purchaser" protection. An 
environmental attorney should be consulted for 
site-specific advice on establishing and maintaining 
an innocent purchaser status if those protections 
are desired. Environmental insurance products 
are also available to protect buyers and developers 
of brownfield properties from various forms of 
liability claims against them. Environmental 
insurance brokers are available to explain the 
scope of coverage and costs for the common forms 
of environmental property liability insurance 
products. 

Environmental Analysis of the Key Sites 
The available existing environmental data for the 
six Key Sites varies depending on the status of the 
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property and whether investigations had been 
completed previously. Data that had been prepared 
under an approved Quality Assurance Project Plan 
(QAPP) or other sampling protocols were assumed 
to be suitable, in terms of quality, for use in this 
project without further review. Assessments or 
investigations available for two of the Key Sites 
that were conducted under the EPA's Targeted 
Brownfields Assessment Program using approved 
QAPPs were reviewed. 

Reviews of the environmental documents were 
summarized in a one-page form. The summary 
form for each data source included the following 
information: 

• Data summary, including data source, author, 
site name, address, former use, zoning, utilities, 
size and historical issues if known. 

• Potential for multiple types of contamination 
ranging from asbestos and lead-based paint to 
PCBs and fuel contamination 

• Remedial cost information, if available 
• Status of secondary data acceptance, 

conditional acceptance, or rejection and 
rationale. 

• The reviewer's name, accreditations, and firm, 
as well as the date of review. 

No new environmental data, including remedial 
estimates, were generated through this AWP 
project. No environmental data were provided 
or obtained that had not been developed under 
an approved QAPP. The one-page environmental 
summaries are included as Attachment E to this 
document. 
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In order to successfully implement brownfield 
redevelopment strategies that come out of the area 
wide planning process, there will be a decision 
making process that takes place. This process 
starts with determining the objective of the City 
in the redevelopment effort, determining their 
role in that effort, identifying the next step on 
environmental conditions, identifying private 
sector partners to assist in the redevelopment, 
and implementation and closure. It is important 
to note that depending on the City's role, the level 
of involvement from the City on environmental 
next steps and partner identification will be 
important. The following section discusses the 
components for redevelopment efforts as it relates 
to implementation of property specific plan 
recommendations. 

It is important to note that not all redevelopment 
projects are City-led and, in fact, are more often 
led by the private sector in partnership with 
municipalities. The redevelopment strategies laid 
out in this document represent a mix of City-led, 
private owner-led, and developer-led initiatives. 
None of these projects will be successful without 
the partnership of all three groups and it is 
incumbent upon all involved to keep the process 
moving forward. 

Defining and Prioritizing City Objectives 

The initial impetus for considering a specific 
property within the Study Area can come from 
many places; the property owner, a concerned 
resident, or even the City. Selecting the property 
as priority for redevelopment as part of the overall 
brownfields planning process is in large measure 
a function of the degree to which successfully 
redeveloping the property furthers the City's 

broader goals and objectives for the Study Area. 
Identifying what the goals are and determining 
the City's main priority is critical to developing a 
successful redevelopment strategy. Keep in mind 
that all of these objectives were not used on the 
six Key Sites but may be used if this same analysis 
is conducted in other communities in Tulsa in the 
future. Common objectives include: 

• Environmental Justice - cases where the 
environmental condition is severe enough 
that removing the threat to human health and 
the environment supersedes redevelopment 
outcomes. In such cases, property 
remediation, even if it does not lead to 
redevelopment, will be considered a success. 

• Blight Elimination - cases where the 
environmental condition is a hurdle to 
redevelopment and disinvestment has led to 
neglect and blight and remediation will clear 
the way for reinvestment and redevelopment. 
In such cases, reinvestment and redevelopment 
will be considered a success regardless of the 
specific outcome. 

• Economic Development - cases where site 
redevelopment presents an opportunity to 
further already defined economic development 
goals for a neighborhood (job creation, access 
to job training, neighborhood serving retail, 
etc.). In such cases, success will be measured 
against predefined redevelopment outcomes 
(jobs created, affordable units developed, area 
residents gaining access to fresh food, etc.). 

• Capitalizing on Catalytic Opportunities - cases 
where redevelopment of a specific site has the 
potential to have a transformative impact on 
the broader region and catalyze large scale 
reinvestment. In such cases, success will be 
measured against redevelopment outcomes 



as well as the long term impact on the 
surrounding area (property valuation trends, 
retail sales, etc.). 

Defining the City's Role 

The City plays an important role in any 
redevelopment scenario given its regulatory role 
overseeing new development in the City (zoning, 
permitting, etc.). In the case of a project identified 
through the area wide planning process however, 
the City may find itself developing a property 
specific redevelopment strategy articulating it 
clearly for others. The degree of City involvement 
in the project is governed by the level of 
participation required to achieve the City's primary 
objective: 

• City as Resource - in cases where the property 
owner has agreed to the redevelopment of 
their property and has identified a plan of 
remediation and redevelopment (or has 
partnered with an experienced developer with 
such a plan) that meets stated City objectives, 
the City's role can be limited to being a 
resource for information that may help the 
development team overcome an unexpected 
hurdle, or be able to point the team toward 
funding resources at the local, state, or federal 
level to fill a gap in financing necessary to 
complete the project. In this role, the City is a 
resource for information. 

• City as Facilitator - in cases where the property 
owner has agreed to the redevelopment of 
their property but does not have a plan for 
remediation and redevelopment, the City 
can identify this property as a City priority 
and act as a facilitator. In this role, the 
City can make introductions to interested 

developers in the area; suggest brokers, 
consultants, or community groups to work 
with to develop a plan for redevelopment; 
help describe and clarify City processes and 
regulatory requirements; and help usher the 
redevelopment through the process without 
providing direct funding sources to the project. 
This may also be achieved through City 
sponsored property tours or charettes, or place 
property on an inventory list for available sites 
for redevelopment. 

• City as Advocate - In cases where the 
redevelopment of a property is high profile 
and a high priority, the City may advocate 
for certain development outcomes. This is a 
more hands on role for the City to play and 
may include some level of accountability to 
stakeholders on the success of the project. 
In such cases, the City will need to assist in 
structuring the plan of development, plan of 
finance, or selection of the project developer 
to ensure that the City itself maintains a 
decision making role sufficient to ensure that 
its objectives are met. For example, the City 
may assist in development and issuance of 
a Request for Proposals (RFP) and may also 
participate in the selection process of the 
preferred developer and development plan. 
As a Facilitator or Resource, the City would 
not participate in that stage of the selection 
process. 

• City as Project Oversight- in cases of large 
properties where the City is already the 
property owner or where the desired 
redevelopment outcome is a civic use, the City 
may elect to have an even greater role than as 
an advocate. In most cases, the City will make 
an effort to properly position a property for 
sale or redevelopment through the installation 
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of public infrastructure or facilities and solicit 
developers that can develop the property and 
achieve the desired redevelopment outcomes. 
A critical component of the redevelopment 
strategy is to not only define the City's overall 
role, but the role of the other agencies within 
the City. Involving the targeted community is 
critical to an area-wide planning effort to both 
provide input and monitor progress. 

Environmental Next Steps 

Ideally, the cleanup requirements for a site should 
be well understood before a final redevelopment 
decision is made or the redevelopment process 
begins. This is because the environmental 
condition of a property, and more importantly, the 
cleanup approach, may limit the redevelopment 
options. For instance, many brownfield properties 
are cleaned up to a restricted use standard. This 
refers to a risk-based standard that allows certain 
amounts of contamination to remain on a property 
provided the concentrations meet commercial/ 
industrial use risk standards. But such a cleanup 
prohibits what are considered sensitive uses, such 
as houses, schools, day care centers and hospitals. 

The timing and cost of a cleanup also should be 
known prior to redevelopment, as there can be 
unexpected delays or additional cleanup costs if 
the two activities are not coordinated. Conversely, 
efficiencies and cost savings often can be realized 
when remediation and redevelopment activities are 
integrated at a brownfield site 

The environmental analysis of each Key Site was 
reviewed to determine the degree of environmental 
information available. The following designations 
were developed to describe the stage of 

environmental evaluation at the Sites: 

• MI - More Information Needed: This 
designation is used when there is insufficient 
information regarding the environmental 
condition of a property to make a remedial 
decision and/or a land use determination. 

• RSU - Remedy Selection, Unrestricted: This 
designation is used to indicate that there is 
sufficient environmental information about 
a property to make a remedial decision, and 
the cleanup either will be to unrestricted use, 
or is otherwise not dependent on a land use 
decision. The redeveloped use will not be 
constrained by the environmental conditions. 

• RSR - Remedy Selection, Restricted: This 
designation is used to indicate that there is 
sufficient environmental information about 
a property to make a remedial decision, and 
the cleanup either will be a restricted use 
standard, or is otherwise dependent on a 
land use decision. The redeveloped use likely 
will be constrained by the environmental 
conditions. 

• EXR - Execute Remedy: This designation 
indicates that the site has completed the 
environmental assessment process. This 
means the environmental constraints are 
understood and a remedy has been selected 
(for either restricted or unrestricted use) 
and the site is either ready to have the 
remedy implemented or the remedy is being 
implemented. 

Attracting and Selecting Private Sector Partners 

Carefully executed, the City's role will be defined 
to be as small as necessary to achieve the desired 
City objectives for redeveloping the property. An 



underlying goal of any City-led redevelopment 
effort is to maximize private participation; though 
how this is best achieved is a function of how much 
is known as a result of the area wide brownfield 
planning effort, as informed by City objectives and 
the defined City role: 

• Identify the Funding "Toolbox" - in cases 
where the City's role is a resource to 
developers, the redevelopment strategy 
may only require identification of the local, 
state, and federal resources available to 
affect remediation and/or redevelopment. 
Depending on Study Area economic and 
demographic conditions, these may be limited 
to "environmental" resources designed 
to cover the gap created by the need for 
remediation and/or abatement; after which 
a market rate transaction is feasible. But 
in under resourced communities, a "clean" 
property may face other market hurdles and 
thus require additional resources. The last 
section of this document lays out what some of 
those tools are. 

• Request for Proposals (RFP) - in cases where 
the City is the Advocate the redevelopment 
strategy should call for an RFP process 
that identifies the desired development 
outcome. In cases where the outcome has 
not been defined, the RFP may be broadened 
to allow respondents to propose their own 
development vision. The RFP itself should be 
structured to provide as much information as 
possible to potential respondents. In the case 
of privately owned property, the City can act 
as a resource to help the property owner or 
development partners implement this process 
on their own. A sample RFP is attached as 
Attachment F. 

• Request for Qualifications (RFQ) - in cases 
where the City has greater ownership or 
interest over project outcomes, an RFQ is the 
preferred redevelopment strategy because 
it will allow the City to identify the best 
development team, not development plan, 
while allowing for direct negotiations over 
the City's role in guiding the redevelopment 
outcomes. This strategy can also be conducted 
by a private property owner to solicit private 
sector partners for redevelopment projects. A 
sample RFQ is attached as Attachment G. 

• Multi-Phased RFPs - in cases where little 
information is known at the outset, but City 
objectives are both specific and high priority, 
the redevelopment strategy should "break 
apart" the process and issue RFPs (or RFQs) 
that address specific steps or hurdles to 
achieve outcomes required to take the next 
step. For example, if too little is known about 
the environmental or market conditions for a 
given property, an RFP for a scope of services 
to close these information gaps may be a 
prerequisite to issuing a redevelopment RFP / 
RFQ. Similarly, if the identified environmental 
remediation strategy is long and/or complex, 
issuing an RFQ for property acquisition and 
remediation targeting specialized brownfields 
development firms, followed by an RFP to 
the broader development community (for 
redeveloping the "clean" property) may be the 
best way to insure success. This is a process 
the City may undertake if they are the owner of 
the property. This process can be conducted by 
private property owners as well. 
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Implementation, Compliance, Public Process & 
Closure 

The success of the identified redevelopment 
strategy depends on its implementation and the 
ability to measure and report "success." Defining 
the City's role and the internal players and their 
roles are critical to implementation of projects that 
can often take years to complete. 

The final component of the redevelopment 
strategy should be to clearly define how success 
will be measured and when - thus creating a 
predefined point of closure and an opportunity 
for the community to reconvene and celebrate 
their collective success. The following sections 
will discuss the recommended approach 
to redevelopment strategies for the six Key 
redevelopment sites. Each strategy will contain an 
overview of the preferred redevelopment outcome, 
primary objective, City role, environmental next 
step, identification of private sector partners, and 
potential project timeframes for completion. 
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The following six sub-sections of the document 
represent the culmination of the development, 
economic, and environmental analysis to 
create site specific redevelopment scenarios 
and strategies to implement those visions. It 
is somewhat of a matching exercise to balance 
the three evaluation components with the uses 
identified in the Community Needs Assessment 
to create redevelopment scenarios that are 
representative of community and City objectives. 
These redevelopment scenarios where taken to the 
community and comments were solicited at the 
fifth public meeting for the project. 

There were two primary objectives of the fifth 
public meeting. The first was to solicit feedback 
on redevelopment ideas for the six Key Sites. 
The second was a much more programmatic 
discussion around how redevelopment happens. 
It is important to inform community members of 
the redevelopment process, who plays what role 
in that process, and how long that process can 
take. All of these sites are very complex in different 
ways and the time, focus, and resources it will 
take to effect change will also be very different. 
As mentioned in earlier sections, many forces 
influence development including but not limited 
to physical development constraints such as site 
size, configuration, or infrastructure; regulatory 
parameters such as zoning; environmental 
conditions; stakeholder objectives; and market and 
economic conditions. The redevelopment scenarios 
discussed below are conceptual in nature but 
capture the vision of what these sites can become. 
Through the site specific redevelopment strategies, 
a path is set for these sites, be it public or private 
entities, to carry that vision forward. 

Each site description below provides an overview 
of the site conditions and surrounding context, 
desired redevelopment outcomes, a vision for 
the redevelopment, and possible redevelopment 
scenarios. Following that description, each site 
has a redevelopment strategy matrix based on 
the decision-making process outlined in the last 
section, which recommends the City's objective 
for redevelopment, what the City's role in that 
redevelopment, environmental next steps, how 
to identify private sector partners, and possible 
completion timeframe. As mentioned above, as 
this iterative process gets underway, any of these 
parameters may change or shift. These strategies 
and redevelopment scenarios have been structured 
to be flexible in changing conditions and can be 
adapted as needed. 
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The Evans Fin tube property is seen as a major opportunity to be the catalyst of reinvestment 
and redevelopment in the North Tulsa community. It has the opportunity to create a circle of energy and 
activity between the Downtown community, and the OSU Tulsa and Langston University campuses with 
expanded office, residential and commercial uses. The property can become a major destination with 
a regional draw to the shopping and entertainment uses at the site. Key points of connectivity include 
a potential connection to the campuses with an extension of Independence Street or Archer Street, 
and further definition of the Archer Street connection to Downtown. Upon redevelopment, the Evans/ 
Fintube site has the opportunity to provide destination retail, entertainment and dining options that 
support multi-family residential and office. Initial development analysis identified that access is a key 
issue to realizing the redevelopment of the property. Although the utility infrastructure is believed to be 
adequate for redevelopment, unless access and circulation issues can be resolved, the redevelopment of 
the property will be challenged. 



Closure 

Each of the pieces discussed below, creates a 
roadmap of steps to take in order to see this project 
to completion. The ultimate timeline of completion 
is dependent on a variety of factors including 
financial feasibility, City resources, available and 
willing partners, market conditions, etc. The Evans/ 
Fintube property is one of complexity not just 
because of the environmental issues but also the 
size and scope of the real estate strategy. 
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The Former Morton Hospital site is of significant interest to the North Tulsa 
community. The redevelopment of the site should pay special attention to the opportunity of connecting 
to the history of the community and provide a pedestrian scale neighborhood center with an emphasis 
on cultural and educational uses. Its proximity to Carver Middle School and the Rudisill Regional Library 
creates an opportunity to capitalize on the educational strengths of the area and expand toward technical 
or vocation opportunities in the health fields. The site can become a central meeting place for community 
members and should contain outdoor public space including open areas that can accommodate small 
music and cultural events. Finally, this area can support additional low density, market rate multi-family 
residential housing such as townhomes. This aspect would bring new residents to the area to support 
additional retail and commercial development along Pine Street. Initial development conditions analysis 
concluded that the existing roadway and utility infrastructure surrounding the site is adequate to 
accommodate the potential development at the property. 



Closure 

Each of the pieces discussed above, creates a 
roadmap of steps to take in order to see this 
project to completion. The ultimate timeline of 
completion is dependent on a variety of factors 
including financial feasibility, City resources, 
available and willing partners, market conditions, 
etc. The Former Morton Hospital property is one 
of complexity but is located in an active node in 
the community and does not have the significant 
environmental hurdles to overcome as some of the 
other sites. 
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The property at 104 7 Apache has the opportunity to benefit from close proximity to the main 
north/ south arterial street of Peoria Avenue. Depending on market conditions and development interest, 
redevelopment of the property would be successful with residential or commercial uses. The North Tulsa 
community continues to have a need for better housing stock and this property could accommodate small 
lot single family homes or a small townhomes development. Commercial redevelopment would likely be 
small stand-alone office space or other small scale destination user. The initial development conditions 
analysis concluded that the existing roadway and utility infrastructure surrounding the site is adequate to 
accommodate potential development at the property. 



Closure 

This property is smaller and potentially less 
complex from an environmental standpoint 
than some of the other sites. Because of this, 
redevelopment of the property could be realized 
in a shorter timeframe dependent on what 
information is found regarding the environmental 
conditions. 
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WITH A RESIDENTIAL OR COMMERCIAL USES. 

THE NORTH TULSA COMMUNITY CONTINUES TO HAVE ANEED 

FOR BETIER HOUSING STOCK AND THIS PROPERTY COULD 

ACCOMODATE SMALL LOT SINGLE FAMILY HOMES OR A 

SMALL TOWNHOME DEVELOPMENT. COMMERCIAL 

REDEVELOPMENT IS LIKELY A SMALL STAND ALONE OFFICE 

SPACE OR OTHER SMALL SCALE DESTINATION USER. 

REDEVELOPMENT 
SCENARIO #1: 
SMALL LOT SINGLE FAMILY REDEVELOPMENT 

REDEVELOPMENT 
SCENARIO #3: 

PlaniTulsa 
FUTURE LAND USE: 

MIXED-USE CORRIDOR 
Mixed-Use Corridors ue TulH's modftn thoroughfares 

th1t FMir htgh D pKity transportatton facilities with 
housing, comrMrcial, and employment uses. Off 

the main trawl route, l1nd uses Incl ude multifamily 
housing. sm1ll lol.1nd townhouse developments. 

which step down intensities to Integrate with single 
family neighbOfhoods. 

DESIRED REDEVELOPMENT OUTCOMES 
FAST FOOD 

FREE STANDING OFFICE 
ATM/DRIVE TH ROUGH 

STORAGE UNIT 
COMMUNITY GARDEN 

TEMPORARY USES 
BUSINESS INCUBATOR 

RESIDENTIAL 

REDEVELOPMENT 
SCENARIO #2: 

SMALL TOWNHOME DEVELOPMENT 
PARKING IN THE FRONT 

DEVELOPMENT OF A SMALL STAND ALONE OFFICE OR COMMERCIAL SPACE 
PARKING PRIMARILY ON THE SIDE WITH SOME IN THE FRONT 
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,JIOf'UTY ADDRESS: 

SITtSIZE: 

CURRENT LAHD USE.: 

HISTORKAL USE: 

,JIOPERTY COHDITIOH1 

IMPROVEMENTS: 

" 'OPUTY OWNER: 

ZOHWG: 

FLOODPLAIN: 

TRANS'°lllTATION: 

SOURCE: 

STJIENGTHS: 

53H·O N Apache St1ttt 

.39ACRES 

COMMERCIAL 

VAAETY Of RETAIL ANO OfFICE USERS 

UNDERUTILIZED 

ONE THREE STOflY BUILDING 

PRIVATE 

CH · 

NO 

BUS ROUTE ON PEORIA AVE 

PUBllC MEETING 

Frontq on a major MSl/wt'~ collector st~ 
Bulkilng condil:ion 1, good and nHds mlnlmill ltnpl'ovmenis 
CooperMl\le P'Ol)efty owners 
Strong wrroundlng commercial UMI 

WEAKNESSES: 
Ske s1ze Is sn\all with llttle.tJ.unt patklng(onlyon stl'fftl 
Some t~n1 lmp!'OYtments needed 

OPPORTUNITIES: 
Pt0pe"Y h ildJlcen1 to vM:an1 !And that fronts N l6ch Slrttt 
Owner•lsoowns pMklng lot d!Nctly IOUlh .crouAplche Street 

THREATS: 
Tenant perc•ptlon due to exterior condklon 

VISION FOR APACHE CIRCLE 
APACHE CIRCLE WAS ONCE THE LOCATION OF AN 

ACTIVE COMMERCIAL CENTER INCLUDING A VARIETY 

OF RESTAURANTS, OFFICES, AND RETAIL USERS. 

REDEVELOPMENT OF THIS PROPERTY SHOULD BE 

FOCUSED TO RESTORING THAT ACTIVE CENTER BY 

RENGAGING THE BUSINESS COMMUNITYTO FILL THIS 

UNIQUE SPACE. 

THE BUILDING IS IDEAL FOR A VARIETY OF 

COMMERCIAL USES INCLUDING THE POTENTIAL FOR 

NORTH TULSA'S SECOND BUSINESS INCUBATOR 

PROJECT OR THE HUB FOR COMMUNITY BASED 

EDUCATION NON-PROFITS. REHABILITATION OFTHE 

PROPERTY SHOULD INCLUDE MORE OPTIMAL USE OF 

THE OUTDOOR SPACES AND THE UNIQUE 

RELATIONSHIP TO THE NEIGHBORHOOD ON THE 

NORTH ANDTHE FRONTAGE ON APACHE STREET. 

PlaniTulsa 
FUTURE LAND USE: 

NEIGHBORHOOD CENTER 
Neighborhood Centers are small-scaile, one to 
three story mixed-use airHs intended to serw 
nearby Mighbofhoods with ret1il, dinlfl9, ind 

services. They e1n include IJ>irtments. 
condominiums, ind townhouses, with sm1l1 

lot single f1mlly homes 1t the edges. Then ue 
pedestri1n-oriented pllces served by tr1nsit 

ind visitors who drive nn J)irk once ind w1lk 
to numbe< d destin1tlons. 

DESIRED REDEVELOPMENT OUTCOMES 
COMMERCIAL KITCHEN RENTAL SPACE 

BAKERY /CAFE 
SIT DOWN RESTAURANT 
GYM/HEALTH CENTER 
KIDS ENTERTAINMENT 

ICE CREAM PARLOR 
BUSINESS INCUBATOR 

HOTEL 
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The property at 210 3 E Cincinnati Avenue presents a unique opportunity for 
redevelopment in the North Tulsa community. As one of the few corner redevelopment opportunities 
along a main north south corridor, there is an opportunity to create a gateway into the central 
neighborhood. With close proximity to Burroughs Elementary School, there is an opportunity for family 
oriented retail to help rehabilitate this dilapidated shopping center and create a positive activity center 
for the families of children that attend the school. Redevelopment of this shopping center could take 
many forms including a face-lift and re-tenanting of the current property, or demolition of the current 
structure resulting in new construction of a mixed use commercial building with neighborhood retail 
and office space. An initial conditions analysis concluded the existing roadway and utility infrastructure 
surrounding the site is adequate to accommodate the redevelopment potential at the property. 



Closure 

This property is smaller and potentially less 
complex from an environmental standpoint than 
some of the other sites. Region 6 EPA has set aside 
funds for a Phase I on this site to be conducted by 
EPA's Targeted Brownfields Assessment Program. 
Once an assessment report has been received 
and possible partnerships are explored, steps can 
be taken to address the main issues of property 
rehabilitation . 
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PROPUITY AOORESS: 

SITTSIZl: 

CURRENT LAND USE: 

HISTORICAL USE: 

PROPUTY CONDITION: 

tMPROVEMENTS: 

PJIOPUITY OWNER: 

ZONING: 

FLOOOPLAiN: 

TRAHS'°RTATION: 

SOURCE: 

STRENGTHS: 

:umU!lm: 
2103NClnclm~t1Avenue 

.47 ACRES 

COMMEACLAl RETAIL 

VARIETY Of RETAIL USERS 

UNDERUTILIZED 

ONE STOAY BUILDING 

PRIVATE 

cs. 
NO 

BUS AOllTE ON CINCINNATI AVE ANO VIRGIN ST 

PUBLIC MEETING 

Frontage on 11 major north/MM.Ith •nerlAI 
F10f11~ on• mo¥>r usU'._51 collectOf street 
Close PfOl(lrnlty to othef commen:ktl ~ cMc USH 

CooperMl\le PfOpertyownetf. 

WEAKNESSES: 
Bolldlngexterlorlnpoorrondltlon 
TenMll impm...ements rlMded for ,.hM>llitMlon 

OPPORTUNITIES: 
Bettu utH\zatlon ol thl: Wte as a wh06t 
MajOf comer visibility and access 

THREATS: 
Negative community pem:ptlon reQollrdlng crime 

VISION FOR CINCINNATI 
THE CINCINNATI AVENUE PROPERTY PRESENTS A UNIQUE OPPORTUNITY FOR 

REDEVELOPMENT IN THE NORTH TULSA COMMUNITY. AS ONE OF THE FEW CORNER 

REDEVELOPMENT OPPORTUNITIES ALONG A MAIN NORTH SOUTH CORRIDOR, 

THERE IS AN OPPORTUNITYTO CREATE A GATEWAY INTO THE CENTRAL 

NEIGHBHORHOOD. WITH CLOSE PROXIMITY TO THE BURROUGHS ELEMENTARY 

SCHOOL, THERE IS AN OPPORTUNITY FOR FAMILY ORIENTED RETAIL TO HELP 

REHABILITATE THIS DELAPIDATED SHOPPING CENTER AND CREATE A POSITIVE 

ACTIVITY CENTER FOR THE FAMILIES OF CHILDREN THAT ATIEND THE SCHOOL. 

REDEVELOPMENT OF THIS SHOPPING CENTER COULD TAKE MANY FORMS 

INCLUDING A FACE-LIFT AND RE-TENANTING OF THE CURRENT PROPERTY, OR 

DEMOLITION OF THE CURRENT STRUCTURE RESULTING IN NEW CONSTRUCTION OF 

A MIXED USE COMMERCIAL BUILDING WITH NEIGHBORHOOD RETAIL AND OFFICE 

SPACE. 
PlaniTulsa 

FUTURE LAND USE: 
MIXED-USE CORRIDOR 

Mixed-Uw Corridors •re~ Tuls•'s modern thOfoughfues 

u,.~:U!~n~~=o~:~~.~~:~J':~~~:~!i~::~ ~JUfi 
the m•in tr11vel route, l•nd uws Include multifamily 
housing. sm11U lot. •nd townhouse developments. 

whkh step down Intensities to lntegme with single 

REDEVELOPMENT t•mltvnel9hbo<hood• 

SCENARIO #1: 
EXTERIOR AND STREETSCAPE IMPROVEMENTS 
RETENANT USES TO BE MORE NEIGHBORHOOD FOCUSED 

---- ----
DESIRED REDEVELOPMENT OUTCOMES 

CAFE OR RESTAURANT WITH OUTDOOR SPACE 
FRANCHISE RETAIL 

BAKERY 
FRESH FOOD MARKETPLACE 
MIXED USE REDEVELOPMENT 

COMMUNITY GARDEN 
NEIGHBORHOOD RETAIL 

REDEVELOPMENT 
SCENARIO #2: 

- - , DEMOLITION Of EXISTllNG STRUCTURE 
=:::: . ' '~W CONSTRUCTION MIXED USE DEVELOPMENT 
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The property at 3 519 N Hartford Avenue has a unique opportunity to be a catalyst 
for further development along the 36th street north corridor. This corridor has become the focus 
of redevelopment and planning efforts over the past few years due to the new Oklahoma University 
-Tisdale Clinic and other medically oriented businesses and community service organizations in the 
area. The Hartford property could provide a space for a large scale pharmacy or medical office space 
due to the frontage along 36th Street North. A town center concept could develop over time and the 
Hartford property can be seen as one of the first developments toward that goal. The initial development 
conditions analysis concluded the existing roadway and utility infrastructure surrounding the site is 
adequate to accommodate the development potential at the property. 



Closure 

This property is smaller and potentially less 
complex from an environmental standpoint 
than some of the other sites. Because of this, 
redevelopment of the property could be realized 
in a shorter timeframe dependent on what 
information is found regarding the environmental. 
Region 6 EPA has set aside funds for a Phase I 
on this site to be conducted by EPA's Targeted 
Brownfields Assessment Program. 
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SITE SIZE.: 

CURRENT LANO USE: 

HISTORKAL USE: 

PROPERTY CONDITION: 

IMPROVEMENTS: 

PROPERTY OWNER: 

ZONING: 

FLOODPLAW: 

TRANSPORTATION: 

SOURCE: 

STltENGTHS: 

3519 N HARTFORD AVF. 

1.0S ACRES 

VK.Atff 

GAS STATION 

V/'£ANT 

NONE 

PRIVATE 

cs-
NO 

SUS ROUTE ON N l6TH STREET 

PUBLIC MEETING 

Proximity to major a rterial and east/west cor ridor 
Proxlmhy to OSU Tisdale Cllnlc: and ocher redevtk>pment 
Prope1ty Is VKllnl 

(DOpefatlYe property owners 
Located within the N 36c h S1reet Sm.II Alea Plan 

WEAKNESSES: 
Ske size Is sm.11 whlc:h may limll redevff>pment opcioos 
Set back from N 36th S1reet f f'Ofl t lge 

OPPORTUNITIES: 
Property Is Ad~•nt to YKMil IAnd that fronu N 16th Stiff! 

THREATS: 
Unknown envi1onment.I cOtldlOon 
lezo.e rn.y be ff/CeuarydependWlg on f•t •re •w 

VISION FOR HARTFORD 
THE HARTFORD AVENUE PROPERTY HAS A UNIQUE 

OPPORTUNITYTO BE A CATALYST FOR FURTHER 

DEVELOPMENT ALONG THE N 36TH STREET 

CORRIDOR. THIS CORRIDOR HAS BECOME THE FOCUS 

OF REDEVELOPMENT AND PLANNING EFFORTS OVER 

THE PAST FEW YEARS DUE TO THE NEW OU-TISDALE 

CLINIC AND OTHER MEDICALLY ORIENTED 

BUSINESSES AND COMMUNITY SERVICE 

ORGANIZATIONS IN THE AREA. 

THE HARTFORD PROPERTY COULD PROVIDE A SPACE 

FOR A LARGE SCALE PHARMACY OR MEDICAL OFFICE 

SPACE DUE TO THE FRONTAGE ALONG N 36TH 

STREET. THE TOWN CENTER CONCEPT WILL DEVELOP 

OVERTIME AND THE HARTFORD PROPERTY CAN BE 

SEEN AS ONE OF THE FIRST DEVELOPMENTS TOWARD 

THAT GOAL. 

REDEVELOPMENT 
SCENARIO #1: 
DEVELOPMENT OF A RESIDENTIAL SCALE MEDICAL OFFICE CLINIC 
PARKING ORIENTED AWAY FROM EXISTING SF RESIDENTIAL 

PlaniTulsa FUTURE LAND USE: 
TOWN CENTER 

Town Centers 11re medium-Kale, one to five story 
mlxed·us• 11reu Intend~ to serve• l11rger ilfH d 
neighborhoods th11n Neighborhood centers, with 

reUiil, d ining. and services and ~ployment. They c11n 
lndude apartments, condominiums. 11nd townhouses 

with sm11ll k>t single f11m ily homn at the adges. A Town 
Center also l'NIY cont11ln offices th11 t ~ploy nearby 

residents. 

DESIRED REDEVELOPMENT OUTCOMES 
FAST FOOD 

MEDICAL SUPPLY 
MEDICAL OFFICE 

PHARMACY 
CONVENIENCE STORE 

SMALL SCALE HOSPITALITY 
SIT DOWN RESTAURANT 

RESIDENTIAL 

REDEVELOPMENT 
SCENARIO #2: 

DEVELOPMENT OF A MAIN STREAM PHARMACY AND RETAIL STORE 

POTENTIAL FOR PARTNERSHIP WITH OWNER TO 
THE NORTH FOR SHARED PARKING 

OR MORE OPTIMAL STREET FRONTAGE OF BUILDING 
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The redevelopment strategy for the six Key 
Sites identified for redevelopment by the area 
planning grant may rely on non-traditional funding 
resources. To further the redevelopment efforts, 
the City may need to assist property owners in 
identifying available sources of gap financing. 
Brownfield projects often require two lifts from a 
resource standpoint to get the property to a place 
where redevelopment can happen. This means 
that not only is there the initial lift of solving the 
environmental challenge, but the market conditions 
in the area may not be strong enough to support 
development of non-environmentally challenged 
properties. This creates the need for a double 
lift from funding resources to get the property to 
clean and sellable state, and then possibly identify 
additional funding sources to close the traditional 
development gap to carry it to completion. In the 
case of North Tulsa, market demand for residential 
and commercial development is severely limited 
within the Study Area. As such, it is expected that 
all six project will need both brownfields assistance 
as well as economic development assistance. 

Many companies, non-profit organizations and 
public agencies are available to assist a community 
in the evaluation of environmental conditions at 
a Brownfield site. The primary sources of advice, 
direction, and possibly financial assistance could 
be the EPA and state environmental regulatory 
agencies. EPA has a robust Brownfield program, 
housed under the Office of Brownfields and 
Land Revitalization. The EPA staff from the Land 
Revitalization Program, particularly at the EPA's 
regional offices, are available to help municipalities 
with local Brownfield efforts through a variety of 
avenues, including advice, technical assistance, 
grants and at times, temporary duty assignments of 
EPA regional staff to City offices. 
The state environmental regulatory agency, 

for Oklahoma is the Oklahoma Department of 
Environmental Quality (ODEQ). ODEQ also has a 
brownfields program and staff available to assist 
City, county government, tribal government or 
non-profit organizations. Assistance can include 
advice on appropriate regulatory programs and 
closure options for contaminated sites. Many 
states, including Oklahoma, have voluntary cleanup 
programs that are particularly well suited to 
Brownfields redevelopment. 

In addition to these public agencies, there are 
a host of private environmental consulting 
firms, and a handful of non-profit organizations, 
dedicated to the evaluation and cleanup of 
contaminated properties, some of whom specialize 
in brownfields. Resource lists are available from 
the EPA and state agencies and are updated 
periodically with new information as funding 
sources change and organizations focus their 
efforts. 

The tables below provide a brief summary of 
potential local, state, and federal tools available 
to help close the expected funding shortfall for 
the identified sites. Most projects will require 
leveraging more than one tool and selecting the 
right mix of tools will be informed by the to-be 
developed project plan of finance and the specific 
characteristics of the identified site developer. 
Finally, the City's role in helping to secure these 
resources will vary by site, as well as the City's 
redevelopment objectives and defined role. In 
the case of City owned property, the City may 
take a hands-on role of identifying and applying 
for additional funding for projects. In the case of 
privately owned property, the City may be able 
to help private property owners identify funding 
sources for their plans and could provide letters of 
support or guidance on how to apply for funds. 



CITY OF TULSA TOOLS 

It is important to note that not all of these tools are available to all sites or development projects. 
Each tool has specific goals and objectives of what the funds should be spent toward and eligibility 
requirements that determine a project's eligibility. Once a project's objectives and development plans 
have been identified, potential funding sources will need to be evaluated closely to identify whether the 
project is eligible and the funding source is a good fit. 

The following table shows existing funding sources that are available or utilized for projects within the 
City of Tulsa today. 

Tax Increment Financing 

Enterprise Zones / Tax 
Incentive Districts 

Improvement Districts 

CDBG / HOME Funds 

Fire Suppression Grants 

Tulsa Industrial Authority 

Tulsa Development 
Authority 

Locally created district that allows for up to 2 5 years of future 
incremental new property and sales taxes created by the redevelopment 
of a property to help finance redevelopment. 

• Provides up to six years of property tax abatement for 
redevelopment projects in designated areas. 

• Maximum benefit of $200,000 per year. 
• Commonly paired with Oklahoma State tax credits (see below) 

• Locally created special property tax assessment districts for 
financing public improvements within the area. 

• No part of the Study is currently included in an ID. 

Federal funds awarded at the local level for economic development and 
low income housing projects around the City. Awarded annually in May. 

Local grant of up to $8,000 for sprinkler connections and appurtenances 
located in the public right of way. 

Provides tax exempt financing for qualified development projects. 

Public sector partner for blight elimination and redevelopment projects 
in declining and under developed areas of Tulsa. 

Tulsa Economic • 
Development Corporation / • 
Creative Capital 

Non-traditional lender supporting small entrepreneurial businesses. 
Not a "development" tool, but may be useful in cases where property 
owner and business owner are one and the same. 

Tulsa Preservation 
Commission 

Assists with obtaining state and federal historic tax credits for 
rehabilitation of qualified historic structures. 
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In addition to the City's existing toolbox targeting 
economic development and urban revitalization, 
the City should consider creating a brownfields
specific tool box to assist with the redevelopment 
of sites like those identified through the area wide 
planning process. Examples for consideration, 
based on best practices being implemented in other 
cities, include: 

• Expanding the use of Improvement Districts 
for use on large scale mixed use redevelopment 
projects. 

• Expanding the fire suppression grant program 
for other infrastructure improvements 
within the ROW for large scale brownfields 
redevelopment sites. 

• Encouraging reinvestment through forgiveness 
of back taxes on brownfields sites if 
remediated or redeveloped. 

• Creating a pool of transferable remediation tax 
credits as a source of equity for redevelopers of 
brownfields property. 
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STATE OF OKLAHOMA TOOLS 

In addition to local tools, a number ofbrownfields and economic development related tools are available 
at the state level and can be combined with local tools. 

Oklahoma Brownfield Low interest loans to private industry, local governments, and tribes for the cleanup 
Cleanup Revolving Loan of properties contaminated by hazardous substances. 
Fund 

American Recovery 
& Reinvestment Act 
Brownfields Cleanup 
Sub-Grants (one time 
allocation) 

Clean Water State 
Revolving Loan Fund 

Oklahoma Quality 
Jobs Act 

Additional Job 
Creation Incentives 

• Finances the cleanup of shovel-ready Brownfield projects. 
• Funds are available to eligible entities through ODEQ's existing Brownfield 

Revolving Loan Fund Program in the form of loans and sub-grants. 
• Local governments and non-profit organizations are eligible for sub-grants. 
• For-profit companies may apply for low-interest loans. 

• Brownfield sites located within permitted urban storm water areas may be 
eligible for loans. 

• Proposed projects must participate in the Oklahoma Brownfields Program. 
• Private entities are not eligible. 

• Applies to basic industries that locate their principal business activities on 
contaminated properties of at least 10 acres and which qualify as: 
• A federal Superfund removal site; 
• Listed on the National Priorities list; 
• A site formally deferred to the state in lieu of NPL listing; or 
• A site that has been determined by ODEQ to be contaminated by 

any substance regulated by a federal or state statute governing 
environmental conditions for real property pursuant to an order of 
ODEQ. 

• Companies may be eligible for the Quality Jobs Program incentive 
payments irrespective of their actual gross payroll or the number of full
time-equivalent employees in new direct jobs. 

• Investment/New Jobs Tax Credit Package (manufacturing) 
• Quality Jobs+ Investment Tax Credits (manufacturing) 
• 21st Century Quality Jobs (knowledge based workforce jobs) 
• Economic Development Pooled Finance 
• Sales Tax refund on Construction Materials 
• 5-Year Ad Valorem Tax Exemption (manufacturing) 
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FEDERAL TOOLS 

Finally, there are number of federal programs that can assist with the redevelopment of the identified 
brownfields sites. Many of these programs must be accessed through the City and are not directly 
accessible by private developers. As such, the City can play a critical role in setting priorities for the use 
of these tools. 

Loan Programs: Grant Programs: 

• Economic Development Administration (EDA) • HUD Brownfield Economic Development 
capital for local revolving loan funds Initiative (BEDI) 

• Housing & Urban Development (HUD) funds • HUD CDBG grants for projects (locally 
for locally determined Community Development determined, see Tulsa tools above) 
Block Grant (CDBG) loans and "floats" • EPA assessment, cleanup grants 

• EPA capitalized revolving loan funds (see • EDA public works and economic adjustment 
Oklahoma Revolving Loan Fund) • US Department of Transportation (variety of 

• Small Business Association(SBA) microloans system construction, preservation, rehabilitation 
• SBA Section 504 development company programs) 

debentures • Army Corps of Engineers (cost-shared services) 
• SBA Section 7(a) programs • US Department of Agriculture(USDA) community 
• EPA capitalized clean water revolving loan funds facility, business and industry grants 

(priorities set/ programs run by each state) 
• HUD Section 108 loans/guarantees 
• USDA business, intermediary, development, 

community facility loans 

Loan Guarantee Programs: Tax Credits & Tax Exempt Financing: 

• SBA Small Business Investment Cos. • Targeted expensing of cleanup costs 
• SBA Section 7(a) guarantees • Historic rehabilitation tax credits 
• Department of Energy, energy facility guarantees • Low-income housing tax credits 
• USDA business/industry guarantees • New Markets Tax Credits 

• Industrial development bonds 
• Energy efficiency construction credits 
• Renewable energy development credits 
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The Brownfields Area-Wide Planning approach, 
guided by the EPA Brownfields Area-Wide Planning 
Pilot Program, proved to be a helpful approach for 
the City to identify and prioritize redevelopment 
opportunities within the North Tulsa community. 
After a year-long process of identifying 
redevelopment opportunities in the North Tulsa 
community, the City and community is now armed 
with a set of visions and implementation strategies 
to jump start reinvestment in the North Tulsa 
community. The City has worked for years to help 
facilitate brownfield redevelopment throughout 
the City with much success. After the PlaniTulsa 
process, the City's Comprehensive Plan, it became 
clear that the North Tulsa community was an area 
of the City that was in need of some additional 
attention to help revitalize the once vibrant 
neighborhood. 

Starting with a handful of properties identified by 
the City, a Neighborhood Advisory Committee, and 
over 250 community members, the Brownfields 
Area-Wide Planning process began with the 
identification of potential redevelopment sites 
within the pre-defined Study Area. Through a 
series of community meetings and smaller group 
discussion sessions with the NAC, six "Key" sites 
were selected to be the focus of redevelopment 
efforts in the future. These sites were selected 
based on a variety of factors, including location, 
site, complexity, ownership, environmental 
condition, and likelihood of redevelopment from a 
market perspective. 

The six sites include two former gas stations, two 
underutilized commercial centers, a vacant former 
hospital, and a vacant former manufacturing 
plant. These sites were then evaluated to identify 
the various constraints on the property including 

physical development constraints, regulatory 
constraints, and market constraints. The result was 
an understanding of the development potential 
of each site and challenges that would need to be 
addressed to get to the highest and best use of the 
site. 

Once these constraints were understood, 
conversations with the community began to 
create a vision for the redevelopment of each site. 
Community meetings and small group discussions 
were held to identify the best use for each site. 
The discussions were thoughtful realistic and 
forward thinking and included a comprehensive 
look at the community needs and where these 
needs could be met with the sites that were the 
focus of the exercise. Discussions of multi-family 
housing, entertainment, retail commercial, and 
additional institutional/ education facilities were 
contemplated to help jumpstart redevelopment in 
key areas of the community for long term economic 
and social strength. 

The final component of the project was the "How." 
Now that each site has a vision for what it could 
become and the community is in support of the 
direction, the biggest question is; how does it 
happen and how long does it take? This process 
is complex and requires a high level of decision 
making at the City level to determine what the 
priority of the development effort is; what the 
role the City will play is; what the environmental 
condition is; who the private sector partners 
are; and with a clear path in place, how quickly it 
can happen. Each site was evaluated with those 
questions in mind to identify that clear path and 
clearly identify who can do what to move the vision 
forward. With the tools and strategies identified 
in this document, these visions have the potential 



to become a reality with the formation of key 
partnerships in the community and private sector. 

These projects are complex and do not happen 
overnight. The City, as property owner of two of 
the properties, will continue to move forward 
on the Evans/Fintube and Morton properties 
through partnerships with private developers 
and community members. These sites have a 
high potential for redevelopment but have a lot of 
challenges because of their size and complexity. 
The City will continue to support the private 
property owners that were part of this project in 
their efforts toward revitalizing the properties that 
are important to this community. 

Finally, it is incumbent upon the continued 
involvement and engagement of community 
members as advocates to see the visions of all of 
these sites realized. The community was a large 
player in the decision making process throughout 
this project. Although the City will continue to 
assist in the redevelopment of the sites, community 
interest and support are an important component 
for key investors and private sector partners who 
may come to the table with plan for redevelopment. 
With clear direction, these projects can be set in 
motion with a renewed sense of purpose and an 
opportunity to transform a struggling community 
that was once a hub for business and community 
back to its vibrant roots. 
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