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SCHEDULE | OVERALL PROJECT SCHEDULE

WE ARE HERE
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STUDY AREA

30 Blocks
+16S Acres

Charles Page Blyd
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PLAN MISSION

Transform the area surrounding the Cox Business

Center and BOK Center into a dynamic, mixed-use =
neighborhood and cultural district — one that acts |
as a gateway to Tulsa for visitors and a cultural
destination for locals. Create the Tulsa Gateway
District, a 21st Century neighborhood desirable
for residents and visitors alike.
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FIVE PRINCIPLES

PROJECT
PRINGIPLES

03

Reposition the area from
a limited-use area into

a thriving, mixed-use
destination reflecting
Tulsa’s cultural and
historical livelihood-

01

Broaden and strengthen
the area’s role-in the Tulsa
economy by identifying
strategies to promote

and foster district
redevelopment and
growth.

04

Uncover a distinct
District ldentity by
telling a bold story
throtgh dynamic: parks
&Pplazas, placemaking;
landmarks, messaging,
and public art.

02

Shrink perceived and
real distances between
the District and its
downtown and riverfront
neighborhoods.

05

Create an actionable plan
that guides public and
private sector investment
and leads to short-term
“wins” and resilient long-
term strategies.



WHAT WE HEARD
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YOUR VISION FOR THE DISTRICT | MAJOR THEMES

MORE THINGS TO

DO & SEE

My vision is an entertainment district
that is full of life even during times
and days when an event is not
happening at BOK.”

The Arena District should offer high-
end urban hotel options for visitors of
the BOK and Convention Center along
with upscale restaurants fitting for
those having a night on the town.”

More Pop-up Shops and Green Space.
Downtown Grocery to meet needs of
Visitors and Residents per new Hotels
and Apartments.”

More mixed use buildings with
residential, shops and eateries.”

More restaurants and shops with no
setbacks and large glass windows to
highlight activity and safety.”
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To make this part of downtown
and
the river.”

Make the area

and other districts,
more cohesive and pedestrian
friendly.”

My hope is that the Arena District will
become the

to the
Gathering Place.”

To feel from any
other part of downtown.”

| would like there to be
to other established
entertainment districts downtown.”

MAKE IT A

DESTINATION

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

My vision is for a more vibrant
neighborhood with a variety of
services for people both during
special events at the arena and in
between.”

Creation of a space that people would
truly enjoy visiting and spending their
money.”

My vision is an area that is less auto
centric. A walkable, bikeable area that
attracts people for more than just
concerts.”

Destination for visitors of all ages -
not just the under 30’s.”



WHAT WE HEARD: SUMMARY

CONVENTION CENTER & HOTELS

e The CBC will need to be expanded by 300,000 to 400,000 square feet to continue to remain
competitive.

» According to the Lost Business Report, there is a need for more full-service rooms/hotel
with room block capabilities and meeting facilities in close proximity to the CBC.

DENVER AVENUE TRANSIT CENTER

e The current station is identified as downtown’s top “weakness,” as it contributes to a
perceived lack of safety in the Arena District.

 The City and MTTA should significantly upgrade security and/or find a more
suitable location. \

PAGE-BELCHER FEDERAL BUILDING

e The Page-Belcher was identified by workshop attendees as both a top
“weakness” and the top “priority” for the district.

e The long-term redevelopment of this site hinges on finding an "
appropriate location for the building’s current tenants. '

* There is strong interest in having the City secure this site to | , VT
facilitate more appropriate uses for the District.
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WHAT WE HEARD: SUMMARY

BOK CENTER

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

 During non-event days, the BOK Center block feels inactive and lacks people and energy.

e There is desire for infill mixed-use development surrounding the BOK Center, including
the surface parking lots.

PUBLIC SPACE

e There is a need for more and higher-quality park space in the district, such as a
central gathering area that can host events of all sizes and serve as a catalyst for
neighborhood development.

e The current 5th Street Civic Center Plaza was identified as a “weakness”
for the district, since it lacks green space, feels isolated, is only partially
renovated, and the spaces below the plaza are intimidating/feel unsafe.

* The Plaza of the Americas is a very underwhelming public space, not
reflective of the district.

MIXED-USE & INFILL DEVELOPMENT

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

e The surface lots in the district were identified by workshop
attendees as “priorities” for infill.
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WHAT WE HEARD: SUMMARY

GATEWAYS & CONNECTIONS

* The district often makes an unwelcoming first impression of Downtown Tulsa.

e Connectivity to surrounding neighborhoods and districts is poor due to auto-centric streets,
superblock development patterns, and railroad and highway under and overpasses.

* The district has the potential to have a meaningful and convenient connection to the A
riverfront. 4

AN
;j:é-‘}i A

e The district experiences a large number of yearly visitors, so improved wayfinding

y
within the district is a priority. v

SAFETY

e The lack of people walking along streets and in public spaces makes the
district feel isolated and unsafe. A revitalized district will fix this.

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

IDENTITY y

* The district lacks a cohesive identity, with many not identifying the ﬂ“!i';
area as a true district or neighborhood. SO

* The district should develop a unique sense of place that is
complementary to surrounding districts.
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MARKET ANALYSIS
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RESIDENTIAL



YOUNG PROFESSIONALS

THE YOUNG PROFESSIONAL COHORT HAS GROWN AT A SLOWER
RATE IN DOWNTOWN TULSA THAN IN BOTH THE CITY AND THE MSA. T
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RESIDENTIAL | WHERE EMPLOYEES LIVE

Few employees working Downtown also live there.

Where Downtown Tulsa Employees Live, 2015
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Source: U.S. Census Bureau, Longitudinal Household-Employer Dynamics

21,500+

Jobs in Downtown Tulsa

1%

of Downtown Tulsa’s 27,500
employees also live Downtown

42%

of Downtown workers are in
industries with average annual
salaries of over $80,000



RESIDENTIAL | PEER CITIES COMPARISON

Tulsa’s moderate rate of regional growth is keeping pace with many of these peers,
providing evidence that Tulsa can support additional downtown development.

2010-2017 Population Growth by MSA
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RESIDENTIAL | PIPELINE

The recent residential growth in Downtown Tulsa is expected to continue with seven new
residential developments in the pipeline.

{D i . The View
@ 2020, 220 Units
Flats on Archer iy
2018, 62 Units .
Santa Fe Square
fOftiral / Cerira) 2020, 291 Units
220 E 2 Street I (o o
2019, 240 units o
"""" : O Condo, Proposed
, b4 111 Greenwood
The Adams Building > @ Rt BN, 2019, 55 Units
2019, 93 units = ’

@ Rental, Under Construction

Source: Costar
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COMMERCIAL | RENTS

Office rents in the City of Tulsa have been greater on a per square foot basis than in
Downtown Tulsa, highlighting that there is no “urban premium” for office space in
Downtown.

Office Rental Rates ($PSF) - All Classes
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COMMERCIAL | PEER CITIES COMPARISON

This sluggish pace of office delivery has resulted in single-digit or negative growth in
office space in the past decade in each peer city except for Oklahoma City.

Office Deliveries (Percent Growth), 2009-2018
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COMMERCIAL | PIPELINE

Despite the slow growth over the past decade, there is a pipeline of commercial
developments in Downtown Tulsa, all located in the Greenwood or Blue Dome Districts.

GreenArch (2019)

l

Development of Block 44 (2019)
100K SF

Santa Fe Square (2021)
100K SF

Source: CoStar
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HOTEL | DOWNTOWN SNAPSHOT

Ten hotels containing nearly 1,850 rooms are located in Downtown Tulsa, with 40% of
these rooms coming online over the past 10 years.

The Mayo Hotel
(2009 - reno.)
102 rooms

. Q NPy T ———_

Hyatt Regency Tulsa (1978) .
n«.ﬂ'
i

g Ur
444 rooms -
A 11 fl
Aloft Downtown DoubleTree by Hilton

Holiday Inn City Center
(1970)
220 rooms

DoubleTree by Hilton
(1982)
417 rooms

Ambassador Hotel Tulsa
(1999 - reno.)

SEED s Holiday Inn City Center Hampton Inn & Suites
_ . Full Select BOK Center /
Source: STR
. Boutique Service Service Cox Center
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CONVENTION HOTELS

As of 2018, $7.5 billion in convention center expansion is
INn Mmajor US markets.

Oklahoma City Miami San Francisco
New build convention center Expansion of existing facility Rebuild of existing facility
$194 million $620 million $500 million
Louisville Fort Lauderdale Las Vegas
Renovation and expansion Expansion project + anchor hotel Expansion of existing facility
$207 million $550 million $860 million
Orlando Denver Kansas City
Expansion of existing facility Expansion and redesign of facility Convention Center Hotel Expansion
$500 million $233 million $320 million
Los Angeles Seattle San Diego
Proposed expansion + anchor hotel Proposed addition to existing facility Proposed addition to existing facility
$1.2 billion $1.6 billion $685 million

currently underway or proposed

Source: Downtown Nashville Omni Hotel, CBRE Hotel Report (2015), The Tennessean, Nashville Music City Center Authority Reports, Nashville Downtown Partnership Annual Report, Nashville Business Journal
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PEER CITIES | OKLAHUMA C\TY

L #

’J‘ MAPS 3 CUNVENTION CENTER =

500,000 SQUARE FEET OF
MEETING SPACE, INCLUDING:

- 200,000 SQUARE FEET OF
EXHIBIT SPACE

.| 45,000 SQUARE FEET OF
""" MEETING ROOMS

35,000- SQUARE FOOT
[ mI: BALLROOM

I _:"-'.'-'.‘1'
1

3 ;_r

UNI HOTEL

g™ ——
605 NEW HOTEL ROOMS

—

B8 50,000 SQUARE FEET OF
MEETING SPACE

2 RESTAURANTS

“DOWNTOWN VIEWS”

NEW 70 ACRE CITY PARK
dabe.. AN
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MARKET TAKEAWAYS

RESIDENTIAL

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

COMMERCIAL OFFICE

Anchor tenants and subsidy will likely be necessary to catalyze
activity in the Arena District; building connections to existing activity
centers is important. Longer term opportunity in district as
part of mixed use development.

HOTEL

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

RETAIL

Retail is a critical component of place-making in the district, with
distinctive F&B and convenience offerings adding infrastructure
supportive of both residents and tourists. Retail and restaurants
in strategic areas is an important part of the district.

ARENA DISTRICT MASTER PLAN

OVERALL IMPLICATIONS
FOR THE DISTRICT

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

Subsidy will be necessary to advance most,
If not all, product types in the near term.

Concentrate investment to achieve critical
mass in a dispersed environment.

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




A GATEWAY DISTRICT

« The project focus area suffers from
a lack of distinct identity.

e Tulsans do not see this area as a
“district,” but rather an opportunity

GATEWAY: DOWNTOWN’S FRONT DOOR

TULSA ARTS
DISTRICT

~ BLUE DOME
DISTRICT

GREENWOOD

- DISTRICT

to build a vibrant neighborhood =/
iIdentity and regional entertainment g
destinations. s GATEWAY

WELCOME TO
TULSA

« Because of its location, this project

area has the opportunity to serve B
as a GATEWAY for downtown Tulsa. l

« A civic identity and narrative
identity framework is beginning to
emerge a place. A

BUSINESS
CENTER

6TH STREET e
INTERNATIONAL WELCOME
\
it

£
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DISTRICT PLAN FRAMEWORK



BRING THE GBD T0 THE DISTRICT & THE DISTRICT T0 THE CBD
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IMPROVE CONNECTIONS T0 SURROUNDING NEIGHBORHOODS
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EXTEND THE URBAN GRID/WALKABLE CONNECTIONS
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BUILD STREETS FOR PEOPLE & EMPHASIZE THE PEDESTRIAN EXPERIENCE
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DENVER AVENUE | [ODAY

TULSA CITY EXISTING SURFACE
COUNTY PARKING LOT
LIBRARY e —
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DENVER AVENUE | [VPROVED

1ol e
oy s
- -§ ;ﬁ
_ \
TULSA CITY NEW INFILL
COUNTY ' DEVELOPMENT
LIBRARY e '

ARENA DISTRICT MASTER PLAN



3RD STREET | [UDAY

US COURTS
BUILDING

EXISTING SURFACE
PARKING LOT
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3RD STREET | VPRUVED

US COURTS
BUILDING
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NEW INFILL
DEVELOPMENT




TYPES OF CATALYTIC CIVIC SPAGES
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WHAT CAN THIS NEIGHBORHOOD BE?

NEW URBAN RESIDENTIAL ~ RETAIL TO SUPPORT NEIGHBORHOOD, FULL SERVICE HOTEL +

SHERIL LIVING + OFFICE  CONVENTION CENTER - ARENA __ CONVENTIONCENTER EXPANSION
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PAGE-BELCHER | UPTION'T ADAPT\VE REUSE + MIXED-Ust
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PAGE-BELCHER | OPTION 2: M|

XED-USE + PARK
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PAGE-BELCHER | OPTION 3: MIXED-USE + PARK

i

P
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PAGE-BELCHER | OPTION 4: CBC EXPANSION + FULL-SERVICE HOTEL

e
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CIVIC CENTER PLAZA | SHORT-TERM IMPROVEMENTS

NORTH /
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OPTION 1

TERMIMPROVEMENTS:

CIVIC CENTER PLAZA | LONG

NORTH /
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CIVIC CENTER PLAZA | LONG-TERM IMPROVEMENTS: OPTION 2
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BANK OF OKLAHOMA LOT | OPTION 1 MIXED-USE INFILL
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BANK OF OKLAHOMA LUT | OPTION 2 FULL- SERVICE HDTEL

Hilton
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SHORT TERM ACTIVATION

ARENA DISTRICT



E P._G UP RETAIL WITHTN EIISTING PARKING STRUCTURE
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NEXT STEPS
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NEXT STEPS

AUGUST MKSK Consultant Team synthesizes
input & create preferred concept and
recommendations

Final Steering Committee Meeting
SEPTEMBER + Public Workshop:
Date & Location TBD
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1 | STREETS & CONNECTIVITY

TELL US WHAT YOU THINK

TELL L5 WHAT YOU THIRK!

STREETS & CONNECTIVITY

2 | CATALYTIC OPPORTUNITY SITES
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CATALYTIC OPPORTUNITY SITES - E s

TELL LS WHAT YOU THINK!

PUBLIC SPACES

COMMENTS



THANK YOU!

Please visit our website

CityofTulsa.org/Arena District

ARENA DISTRICT



