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BRIEF SUMMARY

1.1 SUMMARY
PURPOSE OF THE PLAN

The Downtown Housing Strategies and Implementation
Plan is a guide to leverage new housing development in
Downtown Oklahoma City over the next 5 - 10 years. |t
provides data, analysis, and recommendations for creating
policy and action towards a comprehensive, effective, and
sustainable housing development program that builds off of
the significant progress achieved in Downtown Oklahoma
City over the past 20 years.

WHY DOWNTOWN HOUSING?

Much has been written about the role that Downtown
Districts play as the heart and soul of communities - how
they serve not only as centers of commerce but as drivers
of economic development through branding, tourism, culture
and entertainment, and the establishment of a vibrant
urban lifestyle that appeals to multiple generations. Over
the past half century, urban revitalization efforts have
arrested the decline of American CBDs. Our CBDs have
been turned into true mixed-use environments that look past
their historic roles as centers of business and government to

roles where they are centers of culture, arts, recreation, and
entertainment. One of the key components to this successful
urban revitalization has been the development of housing
to capture the increased demand for opportunities to live
in a pedestrian oriented environment with direct access to
these new amenities.

Past studies examining revitalization strategies for
Downtown Oklahoma City point to the construction of
downtown housing as a primary component of creating
successful urban environments that generate a high quality
of life and economic development opportunities. The
Downtown Housing Strategies and Implementation Plan
proposes that the City of Oklahoma City take an active
role in guiding a large scale, comprehensive, and impactful
program of housing development over the next decade.
For years, growth in Oklahoma City has been a quick march
to the edge. Greenfield, suburban-style development has
taken advantage of affordable development economics,
cheap transportation, a favorable lending environment,
and the willing extension of utilities and services to serve
this development. In order to maintain a sustainable urban
environment that balances quality of life with an improved
tax base, the ability to pay for essential services and
infrastructure, and opportunities to generate a competitive
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economy, the City must keep focusing on the revitalization
of its urban core, capturing the regional and national
demand to live in unique urban neighborhoods.

HOUSING IN DOWNTOWN OKLAHOMA CITY

Oklahoma City’s Downtown has a
number of housing units compared to other mid-tier U.S.
cities. Despite high expectations for new units just half a
decade ago, only a small share of anticipated construction
was realized. A lot of this has to do with the national
recession of 2007-09 and its unique impacts upon national
and international real estate markets, but it is clear that
there are other hurdles to developing downtown housing
projects. Increasing land costs and difficult logistics of
land assembly, the need to repair outdated infrastructure,
and a mismatch between construction costs and what the
market will bear all play a role in limiting the appeal of
the Downtown market from a development/investment
perspective. The new economic climate and the failure of
some downtown housing projects have understandably left
the initiative to develop downtown housing in a period of
limbo as the public and private sectors ask themselves how
they can make downtown work as it has been envisioned
by residents and city planners.

relatively small

Despite the hurdles, there are numerous signs that show that
downtown housing is in demand. National trends show a
renewed interest in urban, “infill” housing product adjacent
to entertainment amenities and employment centers.
Despite limited supply, downtown rental units collectively
outperform any other local market, with occupancy and
lease rates far above comparable city and suburban sub-
markets, and surveys of metro area residents show an
unusually high interest in living downtown when compared
to other markets.

Altogether, this indicates a strong potential market to
capture and focus into newly established downtown
neighborhoods. What is needed is a comprehensive
and strategic approach to pushing past and removing
the market, physical and financing hurdles that exist and
creating an environment that successfully accomplishes the
goals and obijectives of both the City as well as its private
partners.

OKLAHOMA CITY, OKLAHOMA

PLANNING FRAMEWORK FOR DOWNTOWN
HOUSING

Unlike residential development in other parts of metropolitan
areas, downtown housing requires numerous synergies with
other land uses to be truly successful on a large scale.
While we all make housing decisions based on proximity
to employment, retail and services, and entertainment,
residents who choose the higher density, attached housing
of a downtown or central city environment demand closer
access to these amenities than is offered elsewhere.

In urban areas that are primarily shaped and accessible
by the automobile, households choosing downtown housing
are essentially making a “value” proposition. They are
typically willing to trade larger, cheaper housing units only
if it offers something in return, and that something is close
proximity — typically walking distance — to employment
and amenities.

Strategizing for a downtown housing initiative must take
these factors into consideration when deciding where
investment must take place. One of the largest hurdles to
creating the vibrant, sustainable places that drive demand
for downtown style housing is the large geographic size
of Downtown Oklahoma City and the lack of connectivity
between activity centers. One of Downtown’s advantages
is that its individual districts have emerged as unique
destinations in their own right — the Central Business District
for employment and sports, Bricktown for entertainment,
the Arts District for culture and the arts, and Midtown and
Automobile Alley as smaller-scale nodes of dining and
entertainment. The disadvantage is that they are too far
apart, and don't create enough synergies to communicate
a more comprehensive picture to residents, renters and
buyers. There is a need for Downtown to become more
than a sum of its parts.

Targeting downtown housing in specific locations is therefore
a crucial strategy. New housing development needs to
take advantage of emerging activity centers in Midtown,
Automobile Alley and the Arts District, building mass until
each area is connected via physical walls of development,
or at least easy pedestrian, automobile and streetcar
access. Key areas to focus for investment are corridors
that will support growth in retail, dining and other services
and businesses that downtown residents seek. 10th Street,
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DOWNTOWN HOUSING STRATEGIES AND IMPLEMENTATION PLAN

Broadway and Walker all offer opportunities to merge
existing traffic count with concentrations of residents,
creating ideal environments for urban, independent
retailers to succeed.

INVESTMENT STRATEGIES

Downtown development can be a difficult proposition.
The intrinsic costs of redeveloping previously used sites,
addressing environmental and infrastructure issues, and the
cost of land adjacent to major employment and activity
centers can make it extremely difficult not to extend a
project past what the market can bear — especially in
a region like Oklahoma City, where the cost of housing
is relatively inexpensive. An analysis of the economic
viability of downtown housing projects showed that what
would be considered “typical” projects carry significant
financial gaps that prevent an ability to properly finance
a project, let alone make it profitable.

Filling these “gaps” is often one of the roles of the public
sector in the public-private parinership equation, but in
many cases the need may be too high to justify public
sector investment. As a result, the City and its private
partners must strategize around the design and scale of
development that generates sufficient density and impact
while also being more financially feasible.

There are a number of ways to accomplish this goal,
including more compact development types, smaller
unit sizes, appropriate parking ratios, and site design
that incorporates more affordable surface parking
arrangements — tucked into the rear or side of buildings
— instead of structured or garage parking.

Even with the ability to improve a project’s design to be
more cost-effective, a gap between cost and the market
may still exist. Therefore, the City must be prepared to
strategically assist and invest in housing projects in order
to get them off of the ground. This requires an attentive
approach to parinering with private developers that
connects resources, knowledge, and strategic goals in a
manner that generates positive outcomes for all involved.

PUBLIC-PRIVATE PARTNERSHIP 2.0

The City of Oklahoma City has had great success in
leveraging public-private partnerships to create compelling
and impactful projects, from Bricktown to the new Skirvin
Hotel. However, what the City needs to move its housing
program forward is a public-private partnership version
“2.0” — a new way of thinking and acting around public-
private partnerships. Like the Web 2.0, this initiative is
intended to facilitate participation, interaction, sharing and
collaboration among the City and private development
partners.

If the City wants to turn the corner in terms of revitalization
and sustained investment in the Downtown areaq, then
it needs to organize around a proactive approach that
gets deals done. This will likely require some scale of
investment or other assistance in order to make downtown
development work in the short-term, but with the right
types and locations of development, Downtown should
be an ideal option for investment once a critical mass of
activity is achieved, coupled with major planned amenities
like the streetcar and Central Park.

However, this new public-private partnership version 2.0 is
not for the public sector to blindly invest in projects simply
to achieve housing units. There must be recognition that,
while every new housing unit leads to an overall goal
of downtown revitalization, there are certain “returns
on investment” that the City needs to achieve with every
downtown development project. The criteria of these
returns are not necessarily financing, but are instead
related to the functional, economic and aesthetic realms
that the public sector is most typically responsible for.
Good urban design, cost effective development techniques,
and obijectives for workforce and affordable housing are
but a few of the criteria that the City should attach to its
proposed investments.
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THIS SECTION PRESENTS A REVIEW OF DOWNTOWN OKLAHOMA
CITY HOUSING CONDITIONS IN EARLY 2011. AN UNDERSTANDING
OF EXISTING CONDITIONS IS ESSENTIAL IN ESTABLISHING
A STRATEGY FOR HOUSING DEVELOPMENT. MANY OF THE
FINDINGS AND CONCLUSIONS INTHIS SECTION ARE REFERENCED
THROUGHOUT THE DOCUMENT.

2.1 HOUSING INVENTORY

As of 2011, it is estimated that there are just over 1,800
housing units located within the boundaries of Downtown
Oklahoma City. This area includes the é core districts
of the Central Business District, Bricktown, Deep Deuce,
Automobile Alley, Midtown, and Arts District, though it
does not include housing located in the designated “Core
to Shore” redevelopment area, between 1-40 and the
Oklahoma River.

80% of the existing housing product is renter-occupied.
There are 13 properties leasing for-rent units, and over 60%
of the total rental inventory has been newly constructed or
renovated within the past 10 years. The properties range
in size from just 7 units to over 300 units all within a variety
of building types and locations throughout Downtown.

2.1.1 HOUSING TRENDS

There were 1,110 housing units added to the Downtown
area between 2000 and 2010. This represents a 55%
increase from the number of units that previously existed —
about 714. Some characteristics of Downtown residential
units include:

e 796 or 80% of these newly built units were
constructed between 2006 and 2010, after
the completion of the 2005 Downtown Housing
Demand Study.

* 951 or 85% of these units were new construction,
as opposed to rehabilitation or conversions.

* 159 are building conversions, including the
Park Harvey (office conversion), Harvey Lofts
(industrial conversion), Sieber (hotel conversion),
and Carnegie Center (library conversion).

e 303 units were remodeled between 2004-2010.
These are not reflected in the units described
above.

e Of the units built or converted since 2006, 492
were for rent, with 304 for-sale.

e Of adall residential units located in Downtown,
1,472 (80%) are rental units, with 352 (20%) for-
sale units.
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DOWNTOWN HOUSING STRATEGIES AND IMPLEMENTATION PLAN
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OKLAHOMA CITY, OKLAHOMA

7861 :11INd
S1INN 31VS-404 8%

SOANOJ NAT15 NISSY D

800¢ “11INd
S1INN JTVS-404 0€

SYTTINIAY 1VdIND)

L LOZ 11INg
SLINN JTVS-404 ¢€

NMOLXII4a 1V T1IH JHL

800¢C ‘d31VAON3IY
SLINN 3TVS-404 €1

1407 AJAdYH

d3aziaisdns A1dadid
- TVIN3Y SLINN TVINIY 001

d4LN3) NISSY'DD

SENIOR INVENTORY

S impLEmENTATION ] ]

4 DEVELOPMENT
ECONOMICS

3 DEVELOPMENT
FRAMEWORK

CONDITIONS

2 EXISTING

] INTRODUCTION




DOWNTOWN HOUSING STRATEGIES AND IMPLEMENTATION PLAN
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2.1.2 PLANNED INVENTORY
As of December of 2011, there are 7 planned residential
projects in Downtown, totaling 690 units. It is unknown how
many units will be located in the Film Exchange District,
therefore, they are not reflected in this total. Other projects
include 4th Street Apartments with 139 units, Deep Deuce
with 28 units, Level with 228, Twelve Twelve with 24, The
PRO POSED INVENTO RY Edge with 252 units, and Carnegie Center with 198.
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// Exhibit 2.1E shows the locations of existing and
7 planned residential developments. The numbers on
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) L // overview on the previous pages.




OKLAHOMA CITY, OKLAHOMA

DEEP DEUCE - DOWNTOWN’S CURRENT RESIDENTIAL DISTRICT

Located just north of Bricktown, Deep Deuce is an
emerging residential area in Downtown Oklahoma
City. The District is located within close walking distance
to many areas, including: Downtown, Bricktown, and
Automobile Alley. A wide variety of housing options are
currently available, and many are under construction or
in the planning stage. The mixed-use, density-focused
District provides an urban neighborhood feel with
many developments encompassing both rental and for-
sale housing in a variety of product types. Townhomes,
condos, for-rent apartments, and restaurants all coexist
in this new urban neighborhood.

Retail and restaurants are intermingled among housing creating
an urban environment that provides amenities in addition to
housing options.

The Districts location adjacent to the Central Business District
provides views of the Downtown skyline.

Block 42 is one of the District’s newest multi-family housing
developments. Modern buildings and an eclectic mixture of
building materials provide a cohesive character throughout
Deep Deuce.

'i'

e _. 7 R
Retail, dining, residential, and institutional uses provide a “24-
hour” presence in the District.

Housing types and styles are varied throughout the District,
providing housing options for a variety of households.
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DOWNTOWN HOUSING STRATEGIES AND IMPLEMENTATION PLAN

2.2 DEMAND DRIVERS FOR
DOWNTOWN HOUSING

The country experienced a major economic upheaval
between 2007 and 2009, a period referred to as the
“Great Recession”.
relationship and impact on real estate - particularly the
housing market. Indeed, it was the collapse of the sub-
prime mortgage market and the various investments
related to those mortgages that more or less triggered the
recession in the first place. As we emerge from this economic
downturn, the dynamics of the real estate market are still
in flux. Housing is largely oversupplied across the country,
and the sluggish nature of the for-sale market has reduced
demand for new units due to an inability to consistently sell
product. A particular problem is the amount of foreclosures
that have occurred across the country - almost 6 million
housing units since 2007.

This recession was unique in its

Previous housing analyses performed for Downtown
Oklahoma City indicated significant demand for downtown
housing, most of which never materialized. In 2005,
analysts anticipated absorption of 300-500 units per year
between 2005 and 2010. Instead, just under 800 units
were actually built.

It is likely that the economic circumstances that were
present prior to the great recession played a large part
in expectations for housing growth in Downtown Oklahoma
City. However, the fact that fewer units have been built
than anticipated does not necessarily mean that demand
for downtown housing was widely misconstrued. As of late
2011, the dynamics of the national economy and housing
market are not stable enough to generate new projections
for housing demand absorption, especially with a number
of barriers to construction (see Section 2.4). However, there
are several indicators that suggest that downtown housing
is still in demand and is worthy of ongoing investment:
(1) emerging trends within the industry; (2) economic
trends within the region; (3) rental rates and occupancy;
(4) lack of competitive centers; (5) planned infrastructure
improvements; and (6) general interest in downtown living
as evidenced by survey results of the metropolitan area.

Figure 2A. Projected Absorption of
Downtown Housing (2005)

300-500 150-350

2005-2010 2010-2015
RENTAL UNITS PERYEAR ~ RENTAL UNITS PER YEAR
2005-2010 2010-2015

FOR-SALE UNITS PERYEAR FOR-SALE UNITS PER YEAR

Source: 2005 Downtown Housing Demand Study

Figure 2B. Projected vs. Built (2006-2010)

PROJECTED BUILTTOTAL GAP
TOTAL
RENTAL ~ 1,800-3,000 492 1,308-2,508
UNITS
FOR-SALE  900-2100 304 506-1,796
UNITS
N\
%/ \
,\%
r‘\/\
=
(@)
‘_——
()
=) GAP
% 1,904-4 304

N

Source: 2005 Downtown Housing Demand Study
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2.2.1 PAST PROJECTIONS

The 2005 Housing Demand Study projected a need for
300-500 units annually between 2005 and 2020, with
an additional demand for 150-350 for-sale units over the
same time period (see Figure 2A). The Core to Shore Market
Analysis was less specific when it came to addressing the
Downtown areaq, but its housing projections were of similar
scale. Figure 2B shows the difference between what was
projected and what was actually built.

It is, of course unfair to make an “apples to apples”
comparison between projections and realized units, since
during the years 2007-2009 the country underwent a
major recession derived in large part from the bursting of
the property “bubble” that developed over the previous 5+
years. The impacts of this recession were still reverberating
throughout the economy and the real estate markets at the
time this Report was written in early 2011. An important
take-away from this analysis is that Downtown housing
demand was particularly strong in 2005 and 2007.
Without sufficient supply to meet demand, not only might
this strong demand eventually return once the economy
has improved, but there might be as many as 2,000
— 5,000 units that represent latent demand — households
that wanted to move to Downtown during 2005-2010, but
could not for various reasons, economic or otherwise. |t is
reasonable to assume that improved economic conditions
could accelerate demand for Downtown housing based on
the findings from Figure 2A.

2.2.2 EMERGING TRENDS

The Urban Land Institute’s Emerging Trends in Real Estate is a
report produced annually though the contributions of real
estate developers and professionals across the country.
The 2011 and 2012 editions are replete with cautious
optimism as the real estate industry sees “tempered
improvement” and “halting advances in digging out” from
the recent crisis. Concern is continually expressed about
macro-economic conditions that would stall any potential
growths in the markets.

Despite ongoing caution regarding real estate markets,
there are also a number of trends identified that begin
to suggest that preferences and opportunities for

OKLAHOMA CITY, OKLAHOMA

RECOMMENDED TRENDS
IN REAL ESTATE

from ULl Emerging Trends 2011
“An Era of Less”

Function over Form — value oriented
development may be important in the
near-term.

Eavor Infill over Fringe — Move back-in
trends gain force, twenty-something echo
boomers wanting to experience more
vibrant urban areas where they can build
careers, and their aging baby boomer
parents look for greater convenience
in scaled down lifestyles. Driving costs
and lost time make outer suburbs less
economical, while the big-house wave
dissipates in the Era of Less.

from ULl Emerging Trends 2012
“Facing a Long Grind”

Apartment Boom - Existing apartment stock
in many markets cannot meet demand for
units from surging numbers of gen-Yers,
housing-bust refugees, and immigrants. If
the economy picks up, renter interest could
intensify further from people doubling up
or young adults living at home but looking
for their own space.

Job Centers - Current front-runners for
development rely on energy, high tech,
and health care related industries, as well
as universities and government offices.
“Cool Towns” - Companies are paying
careful attention to where new generations
of brainpower like to settle. Echo
boomers want plenty of stimulation from
entertainment and nightlife attractions
convenient to work and residences. More
apartments, catering to this demographic,
go up in and around infill neighborhoods.
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DOWNTOWN HOUSING STRATEGIES AND IMPLEMENTATION PLAN

development are moving away from growth patterns of
the last few decades and towards an environment that
supports downtown housing.

Perhaps the most important trends identified in the past
two years are related to the favoring of infill housing, a
strong apartment market, and the strength of markets that
offer stable employment - particularly within energy and
technology sectors.

2.2.3 REGIONAL ECONOMIC TRENDS
POPULATION GROWTH

During the past decade, Oklahoma City has continued the
rapid pace of growth it experienced in the 90s, adding
approximately 74,000 people, or 14.6% between 2000
and 2010. This growth exceeded estimates, which placed
growth at only 54,201 - or 11% - between 2000 and
2009 (prior to the release of decennial census numbers).
The growth of the combined statistical area has been even
more robust, adding over 225,000 people in the past
decade, a rate of 21%.

Figure 2C compares the growth of Oklahoma City to a
number of comparable cities. The Oklahoma City MSA
grew at a slightly slower pace than comparable MSA's, but
the City’s growth was slightly ahead of comparable cities,
other than fast growing Charlotte and Austin. We know
that the City’s population growth was in fact much faster
than 11%, though precise growth rates for all other cities
are as yet unknown.

One interesting trend is that the ratio of Oklahoma City
population to the MSA is about 46%, and that ratio did not
change between 2000-2009. This stands in contrast to the
other cities on the list, which averaged about a 2% decline
in the percentage of city population vs. MSA population
— a quick indicator of residential sprawl.

According to this population data, there is no reason
to believe that broad regional housing demand has
decreased within the metropolitan area since 2000 or
2005, since growth has been fairly consistent throughout
the last 20 years.

Figure 2C. Comparable MSA Growth

2000 2010 PERCENT GROWTH
1,716,289
1,249,746
i 0
AUSTIN, T 37%
1330552 1,758,038
e 0
CHARLOTTE, NC 32%
1,589,934
1,316,512 21 %
NASHVILLE, T
2,179,343 2,543,482
0
DENVER, O 17%
1,756,241
1,525,103 /190,
15%
INDIANAPOLIS, IN
1,095,422 1,252,987
oA 0
OKLAHOMA CITY, OK 14%
1,836,536
1,612,843 00,
14%
COLUMBUS, OH
1,836,435 2,035,334
0
KANSAS CITY, MO 11%
1,205,196 1,316,100
51 0
MEMPHIS, TN 9%

Source: U.S. Census

EMPLOYMENT GROWTH

Between 2001 and the end of 2007, the U.S. economy
added 4,707,420 jobs, representing a growth rate of
4.3%.

The Oklahoma City metro area experienced a much more
modest increase of 1.4% growth during that time span.
This is partly explained by the fact that Oklahoma City lost
a far lower percentage of jobs than the nation between
2007 and 2009 — 2.8% vs. 6.2% for the nation.

The Oklahoma City MSA generally followed the
employment gains and losses of the nation between 2001
and 2009. Overall jobs were down, led by Manufacturing,
Trade, Transportation and Utilities, and Information Sectors.
Bright spots were the Professional and Business Services,
Education and Health Services, and Leisure and Hospitality
sectors gained a net 4.75 million jobs nationwide, 21,500
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jobs in the Oklahoma City MSA, and 12,500 jobs in
Oklahoma County. The only area where the Oklahoma
City MSA varied from the nation was in construction — a
sector that saw a 12% decline across the country, but a
10% increase in the Oklahoma City MSA.

The Oklahoma City MSAs economic specialties lie
primarily in the Natural Resources and Mining sector — the
MSA had a location quotient (LQ)* of 2.03 in this sector
vs. the nation in 2009. All other sectors are more or less in
line with the typical percentages found within the state, as
well as the nation, with the Information, Financial Activities
and Professional & Business Services sectors being about
10% more specialized in the Oklahoma City MSA than
the nation, and the Manufacturing sector being 30% less
specialized. The one trend that could be identified over the
past decade was a rising specialization in the Construction
sector. In 2007, the Oklahoma City MSA had an LQ of
0.91, but in 2009 this had risen to 1.08.

2.2.4 RENTAL TRENDS

Data from Price Edwards & Company helps track the rental
market trends of downtown product vs. the metropolitan
area. The Downtown Oklahoma City Study Area is located
within the “North-Central” sub-area of Price Edward’s
analysis. An analysis of rents is illustrated in Figure 2D
(note: Price Edwards data only tracks apartment buildings
of 50 units or more, therefore many smaller apartment
buildings in the downtown area will not be represented, as
is true in other sub-areas).

The Price Edwards Study used data from six Downtown
apartment buildings or complexes; Deep Deuce, Legacy,
Park Harvey, Regency Tower, Sycamore Square and The

LOCATION QUOTIENT:

S A RATIO THAT DESCRIBES A GEOGRAPHIC AREA'S
DISTRIBUTION OF EMPLOYMENT COMPARED TO A

BROADER, “BASE” GEOGRAPHY, FOR EXAMPLE THE
US. THE HIGHER THE LOCATION QUOTIENT, THE MORE
THAT GEOGRAPHY 15 “SPECIALIZED" IN THAT SPECIFIC
INDUSTRY.

OKLAHOMA CITY, OKLAHOMA

Figure 2D. Year End 2010 Occupancy and
1-Bedroom Rent per Square Foot - OKC
Submarkets

95% 95%

OCCUPANCY
93%

Source: Price Edwards & Company

Montgomery. This is a fairly small sample size, though
these six properties do account for 10% of all units within
the North-Central sub area, and 2.1% of all units in the
metropolitan area.

There are two immediate findings from this data. The
first is that the downtown area is by far one of the most
expensive apartment markets in the City. Simultaneously,
judging by the results from the six properties discussed
above, it is also one of the most popular. Despite cost per
square foot rates being 42-50% higher than the next sub-
area of Edmond, occupancy is as high or higher than any
other sub-market, at 95%.

To corroborate these findings, data collected by the
Oklahoma City Planning Department supported the data
found in Figure 2E. This data includes the majority of rental
units within the downtown area, though it is not broken out
by unit like the Price Edwards data.

This data more or less matches the results from the Price
Edwards Study. Downtown apartments carry a premium
in the marketplace, but they are also clearly a desirable
product within the marketplace.
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DOWNTOWN HOUSING STRATEGIES AND IMPLEMENTATION PLAN

Figure 2E. Metropolitan Rental Market Trends

UNITS
DOWNTOWN 1,148
MOORE / NORMAN 7379
EDMOND 3123
MUSTANG / YUKON 2,140
NORTHWEST 15,535
SOUTH 7,700
MIDWEST CITY / DEL CITY 5,709
NON-DOWNTOWN 11,682
TOTAL MARKET 53,972

Source: Price Edwards & Company

2.2.5 LACK OF COMPETITIVE CENTERS

Downtown living is synonymous with “urban” living, or higher
density neighborhoods, from high rises and other attached
apartments and townhome building to tightly clustered
single family homes, depending on the location and size of
a city or town. In addition to higher density housing, urban
living is synonymous with a proximity to certain amenities
such as shops, dining, entertainment, parks — usually within
walking distance.

Most communities have more neighborhoods or districts that
offer these housing options others than downtown Districts.
These districts can act as competing centers for households
who make these lifestyle choices. When evaluating supply
and demand for downtown housing, one must consider
how these districts compete for renters or buyers and
how downtown housing product and related amenities
must be positioned to capture a fair share of like minded
households. For example, Downtown Indianapolis offers
numerous housing choices, but someone looking for similar
housing product and access to dining and entertainment
might also choose the Broad Ripple neighborhood.
Downtown Columbus, Ohio competes with the Short North
neighborhood, and Downtown / Third Ward housing in

OCCUPANCY — EFF 1BED 2BED 3BED
95% 5148 $1.22 $1.04 $1.20
95% 50.85 50.77 50.68 50.66
93% $1.00 50.86 50.74 50.77
92% 50.87 50.71 90.65 50.61
90% 50.82 90.68 50.64 50.60
90% 50.82 50.4 50.67 50.62
89% 50.75 50.70 90.64 5061
88% 50.83 50.73 50.67 50.66
88% 50.85 50.73 50.67 50.64

Milwaukee would compete with Brady Street / Upper East
Side neighborhoods.

As part of this Market Study, the Consultant Team evaluated
the “competing centers” of the Districts found within
Downtown Oklahoma City. With the assistance of City
staff, we toured the Gatewood/Plaza District, Heritage
Hills, Mesta Park, Paseo, Crown Heights, Western Avenue,
and the Uptown 23rd neighborhoods. We found that these
areas are generally excellent examples of early 20th
century neighborhoods with compelling Craftsman / Tudor
single family architecture and with access to some growing
commercial districts like NW 16th Street, Plaza District,
23rd Street, and the Paseo. Still, none of these areas
offered similar housing to the neighborhoods in Downtown
Oklahoma City. Over time, some of these neighborhoods
may grow and evolve to the point where they might offer
more urban style housing product. However, it is unlikely
that they will realistically offer an alternative to living
Downtown. Overall, we have determined that there is no
real competition within the Oklahoma City metropolitan
market for housing that currently exists — or is likely to exist
— within any of the downtown Districts. It is an entirely
unique market within the region.
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MAPS 3 DOWNTOWN PROJECTS

$280 million was allocated to develop a new Convention
Center. The 2008 Core to Shore Plan recommended that the
facility be constructed on the eastern side of the proposed
Central Park, but its’s ultimate location will be between teh
Myriad Gardens and the new Central Park.

A Modern Transit System as envisioned by the Central
Oklahoma Fixed Guideway Transit Study with funds from
MAPS 3 will help construct a 5-6 mile transit system intended
to connect most of the downtown districts. The final alignment
for the Modern Transit System is undetermined.

One of the central elements of the Core to Shore Plan was
a new 70 acre park where the community could gather to
play, picnic, enjoy concerts, exercise and attend festivals.
$130 million was allocated for the park, which starts directly
south of the proposed Boulevard, with housing development
proposed on the edges.

OKLAHOMA CITY, OKLAHOMA

2.2.6 PLANNED INFRASTRUCTURE AND
AMENITIES

There are a number of planned infrastructure projects
that could play a major role in the demand for Downtown
housing. One is the planned streetcar line, funded through
MAPS 3 and potential federal funding which is intended
to connect various downtown Districts via an at-grade rail
system. Improving the ability of downtown residents to
connect to employment and entertainment centers without
the use of a car should be a significant amenity that may
drive demand for downtown housing, let alone housing with
proximity to the actual streetcar line. Although several
years out, the streetcar could serve to generate a surge in
housing demand and development similar to that seen in
Portland, Oregon.

Another project funded through MAPS 3 is Central
Park, intended to be a central feature of the Core to
Shore initiative. Once complete, Central Park will also
be a significant amenity that may increase demand for
housing in the downtown area, particularly in the Core to
Shore zone. With potential connectivity via the streetcar,
downtown residents will have access to a major recreational
destination, without the need for a car.

As part of the MAPS for Kids initiative, funding was
allocated for the construction of a new downtown school.
Those involved with urban revitalization know that school
systems are one of the major hurdles to convincing families
to move back into urban areas, let alone central city
neighborhoods. With the exception of young professionals
and empty-nesters, downtown will never serve the
entire demographic spectrum without amenities aimed
at attracting families. A downtown school of sufficient
quality could help drive demand for for-sale housing in the
downtown area. Linkages between employment centers
and retail / recreational amenities will certainly add to the
attractiveness of downtown for families, but it is the school
system that is often the major driver behind location for
that demographic.
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DOWNTOWN HOUSING STRATEGIES AND IMPLEMENTATION PLAN

INTEREST IN DOWNTOWN

A metro-area survey was conducted in 2011 and
asked residents questions relative to their usage
of Downtown Oklahoma City, and their potential
interest in downtown housing.

Regular Usage of Downtown

Regular usage is considered having visited within the
last 6 months. The National Average is a benchmark
derived from a 2010 online study conducted by
Gentleman McCarty in the top 50 metro areas of the
us.

89%

OKLAHOMA CITY

73%

NATIONAL AVERAGE

Likely or Very Likely to Live Downtown
The 26% of Residents “very likely” to move Downtown
were selected from the randomly surveyed metro area
residents. The National Average is a benchmark derived
from a 2010 online study conducted by Gentleman
McCarty in the top 50 metro areas of the US.

26%

OKLAHOMA CITY

21%

NATIONAL AVERAGE

2.2.7 SURVEY RESPONSES

A survey administered to metro-area residents in 2011
found that 26% of the respondents report they were “likely”
or “very likely” to consider moving to Downtown Oklahoma
City. This compared favorably when benchmarked against
a nation-wide survey conducted by the firm Gentleman
McCarty, which reported an average of 21% who
responded similarly in other metropolitan areas.

Additionally, 89% of survey respondents said that they
visit Downtown on a regular basis - within the last 6 months.
This also compared favorably with the national average,
which was 73%. Taken together, this begins to suggest
that there may be noteworthy demand for downtown style
housing that has not yet been met within the marketplace.
At the very least, it indicates a high usage and knowledge
of Downtown as a destination for recreation and
entertainment, with a quarter of metro-area residents
potentially interested in living within or near Downtown.
Given the low density and sprawling nature of the City,
this is an interesting finding that indicates a certain depth
of interest in downtown housing.

2.3 HOUSING PREFERENCES
2.3.1 2011 METRO AREA SURVEY

As part of this Study, an updated survey of metropolitan
area residents was conducted. Key findings from this
survey are provided below:

Residents who participated in this survey reported very
strong usage of Downtown Oklahoma City. A large
percentage, 89% had been Downtown in the prior 6
months. This finding differs from the survey results of the
2005 Housing Demand Study, which indicated low usage
of Downtown. The difference is likely in the timeline
considered for usage —the 2005 Study used monthly usage
as a benchmark, while the 2011 survey used 6 months
as a benchmark. The 2011 results were benchmarked
against a survey of the 50 top metropolitan areas in the
US. Oklahoma residents showed stronger usage of their
Downtown than the average of 73% from that benchmark
survey.
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Residents had a strong recognition of the downtown
area, with 95% of respondents reporting that
they were aware of at least one of the downtown
districts - Arts District / Film Exchange, Bricktown,
Midtown, Automobile Alley, Central Business
District, and Core to Shore.

26% of survey residents reported that they were
“very likely” or “somewhat likely” to move to
Downtown Oklahoma City. This was much higher
than the 2005 survey, which found that only
17% were “very” or “somewhat likely” to move
Downtown. Given the activity that has occurred
in Downtown and lack of existing housing supply,
this could represent an increased awareness of
Downtown Oklahoma City as a place to live. The
26% was also higher than the national benchmark
of 21%.

Among likely purchasers of Downtown housing,
demand was evenly split between multi-family
/ condominiums at 47% and single-family
residences at 53%.

Respondents’ ideal downtown housing is a
somewhat unrealistic combination of wishing to
have very low to moderate prices - $210,000
average purchase price or $700 average monthly
rent for a larger unit, averaging three bedrooms.

Covered parking and a grocery store were the
top ranked amenities required by residents to live
Downtown.

“Historic” properties were the most desired
property type. This is a similar response to the
2005 survey, which found that historic or loft
conversions were the most desired type of housing.
However, this survey included loft or industrial
as a separate category, which ranked 8th most
popular at 51%. Respondents may have reacted
less favorably to either a “loft” or “industrial”
conversion type. The most accurate results from
both surveys are that historic properties are the
most in demand type of housing for people who
want to live Downtown.

High rises were the least popular housing choice
among respondents.

The top reason for those who are “neutral” or
“very / somewhat unlikely” to live Downtown was
“Too Expensive.”

OKLAHOMA CITY, OKLAHOMA

Figure 2F. Top Ranked Districts

ARTS DISTRICT

BRICKTOWN
MIDTOWN

Figure 2G. Incentives to Living Downtown
Respondents who were “very” or “somewhat likely” to move
Downtown indicated the following reasons for their interest.

38%
21%
16%
12%
10%

9%

ENTERTAINMENT / RESTAURANTS

Figure 2H. Barriers to Living Downtown
Respondents who were “very” or “somewhat unlikely” to move
Downtown indicated the following reasons that would prevent

them from moving.
16%

| NOGROCERY 10%

NO GROCERY
10%

9%
9%

8%

SCHOOL ISSUES
GREEN SPACE /YARD

Figure 2. Downtown Housing Types
Survey participants were asked to select all housing types that
interested them.

66% 61% 51% 51% 51% 46% 31%

] INTRODUCTION

3 DEVELOPMENT
FRAMEWORK

2 EXISTING
CONDITIONS

4 REVELOPMENT 5 IMPLEMENTATION

ECONOMICS



DOWNTOWN HOUSING STRATEGIES AND IMPLEMENTATION PLAN

Figure 2J. Important Downtown Amenities
Respondents indicated downtown amenities which were very
important to their decision to move.

68% 63% 44% 41% 35%
GROCERY / COVERED ~ RESTAURANT SERVICES ~ SECURITY
DRUG  PARKING

Figure 2K. Usage of Downtown
Of the 89% of participants who reported visiting Downtown in
the last 6 months, the chart below shows the breakdown of usage.

16%

WORK ONLY

66%

LEISURE

DON'TUSE

DOWNTOWN USERS
DOWNTOWN WORKERS

18-34 AGE GROUP

HOUSEHOLD INCOME >5100,000
DOKCEMAILLIST

WHQ WANTS
TO MOVE
DOWNTOWN

WHO WANTS  Iiail

Ly 18-34 AGE GROUP
HOUSEHOLD INCOME <$100,000

WHO WANTS |10
T0 BUY

60%

40%
35-54 AGE GROUP
HOUSEHOLD INCOME >$100,000

Figure 2L. Preferred Housing Type

$700 PER MONTH HlSTORlC

Desired Rent

$21 0,000 3 BEDROOMS

Desired Housing Type

4% Desired Price of For-sale Product Desired Number of Bedrooms
WORK + LIVE
3%
LIVE ONLY
Figure 2M. Preferred Rent Chart
Gl 183 354 S5+ <SOK SSOK-100K 100K
<5750 56% 56% 58% 54% 71% 36% 11%
§750-1,000 32% 36% 29% 23% 29% 40% 33%
§1,001-1,200 7% 8% 8% 0% 0% 20% 22%
§1,201-1,500 3% 0% 0% 23% 0% 4% 22%
$1,501 + 1% 0% 4% 0% 0% 0% 11%
AVERAGE 5704 5684 §709 5783 5609 5804 §1,081
Source: 2011 Housing Survey
2 4 1 intrRopUCTION 2 EXISTING 3 DEVELOPMENT 4 peveLopment 5 impLemENTATION
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An overview of the characteristics of different market
segmentstakenfromthe 2011 Housing Survey follows. These
results are fairly typical based on the known characteristics
of downtown households (refer to appendix.)

THE MOST LIKELY MARKETS TO MOVE
DOWNTOWN

*  Those who work Downtown (54%);

*  Those who regularly visit Downtown;

* Individuals aged between 18-24 and 25-34;

*  Males;

*  Residents or Households with incomes greater than
$100k; and

*  People on DOKC’s e-mail list (62%.)

THE MARKETS LESS LIKELY TO MOVE
DOWNTOWN

¢ Individuals who do not work Downtown;

¢ Households with incomes less than $100k;

* Individuals with incomes less than $50k; and
*  Households with children.

THE MARKETS MOST LIKELY TO RENT
DOWNTOWN

* Individuals aged 18-34 (68%) and
¢ Households with incomes less than $100k.

THE MARKETS MOST LIKELY TO PURCHASE
DOWNTOWN

* Individuals aged 35-54 and
*  Households with incomes greater than $100k.

2.3.2 2011 DOWNTOWN EMPLOYER SURVEY

In addition to the updated survey of metropolitan area
residents, the Consultant Team and the City of Oklahoma
City jointly administered an online survey targeted at
Downtown employees. This survey was conducted from
March 31 to April 18, 2011 and was a self-select survey
distributed by 11 Downtown employers.

e Out of 2,540 respondents, 19.8% indicated
they were “very” or “somewhat likely” to move
Downtown in the future (6.4% very likely, 13.4%

OKLAHOMA CITY, OKLAHOMA

DOWNTOWN AREA EMPLOYEES

To better understand the needs and desires of Downtown
workers, the Downtown Area Employers Survey was issued
to 11 downtown area employers. Over 2,500 responses
were collected. What follows is a selection of results;
for the entire survey and results please see the Downtown
Oklahoma City Housing Strategies and Implementation
Plan Appendix.

20%

“Very Likely” or “Likely” to Move Downtown

TOWNHOUSE

Preferred Housing Type

PARKING

GROCERY / DRUG

COVERED PARKING
RESTAURANTS / ENTERTAINMENT
SHOPPING / RETAIL

Property Attributes Considered “Very Important”

COST
NEIGHBORHOOD

Top Community Amenities

COST OF HOUSING - 67%

#1 Barrier to Moving Downtown

PARKING - 64%

#1 Desired Downtown Improvement

83%

63%
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DOWNTOWN HOUSING STRATEGIES AND IMPLEMENTATION PLAN

somewhat likely.) Between each employer, results
were even, with 6.4% “very likely” and 18%
“somewhat likely.” These results had standard
deviations of 2.4% and 3% respectively.

* A maijority of the respondents, 75-90%, currently
live in single-family homes. The same percentage
of respondents currently own their own home.

*  When looking at barriers preventing people from
moving Downtown, 67% indicated that the cost of
housing was the main factor.

*  Of those who indicated they were “likely” or
“very likely” to move Downtown, 60% preferred
purchasing units, and 40% preferred renting
units.

*  When asked what could be improved about
Downtown, “Parking” at 64.2% and “Grocery
Store” at 62.9% were by far the highest responses,
corresponding with the metro-wide survey.

* Of those “likely” to move Downtown, 37.2%
preferred townhomes, and 31.8% preferred
single-family detached residences. Apartments
were third at 22.8%.

e Cost of housing was listed as important for 83%
of potential renters and 73% of buyers.

*  When asked whether they would prefer living
in the Downtown area vs. a Near Downtown
neighborhood, 57% of the respondents preferred
the Near Downtown neighborhoods, and 43%
preferred Downtown.

*  49% of individuals who are “unlikely” to move
Downtown said there was nothing that could
persuade them to move to Downtown Oklahoma
City.

2.4 BARRIERS TO DOWNTOWN
HOUSING DEVELOPMENT

2.4.1 MARKET / ECONOMIC BARRIERS
POST-RECESSION REAL ESTATE MARKET

Few know when the nation will finally emerge from
the lingering aftereffects of the 2007-09 recession.
Fortunately, Oklahoma City has weathered the storm
better than other areas of the country, with a significantly
lower unemployment rate and a housing market that was
not adversely impacted by the foreclosure crisis. However,

general housing movement and transactions have declined
rapidly, and the credit market is still relatively tight. Even
with lending institutions who are willing to lend, requirements
for equity are high and the number of developers able
to take on major development projects has dwindled
significantly over the past several years.

LAND COSTS

The significant amount of development activity in Downtown
— public and private — has led to a drastic increase in land
prices throughout the downtown area. It is understood
that they can run as high as $12-$15 per square foot, or
roughly $500,000 - $600,000 an acre. Higher land costs
generally mean that a developer will have to offer units at
a higher cost to overcome the expense. This is fine if the
units are marketed towards the upper end of the spectrum,
but it can drastically reduce the supply of housing available
to middle market households with $40,000 - $80,000 in
income.

UNFAMILIARITY WITH “URBAN” HOUSING

Without any meaningful geographic constraints, and most
of its growth occurring during the age of the automobile,
Oklahoma City today, has one of the lowest densities of
any maijor city in the country. Despite its sprawl, it is still
very easy to navigate the metropolitan area, with most
city and suburban neighborhoods located within a 20-
30 minute drive. These dynamics have served to work
against a tangible market for urban living. Low density
neighborhoods cannot support large or medium districts
of urban commercial storefronts, pushing most retail and
services on commercial corridors. Easy commuting times
mean that residents can live wherever they choose without
significant adverse economic impact. Oklahoma City is also
one of the most inexpensive housing markets in the country.
Adding these factors together, there are few areas within
the City to experience ‘urban’ type lifestyles, nor does it
make sense for many residents to choose smaller, more
costly housing options in the Downtown market when they
can afford a myriad of housing options throughout the
metropolitan area.

EXPECTATIONS OF HOUSING COSTS

As one of the country’s most inexpensive metropolitan areas,
residents in Oklahoma City are accustomed to a low cost
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of living. Therefore, it can be difficult to accept the need
to pay premium prices for downtown product, especially
when the amenities in Downtown are easily accessible to
residents living throughout the City.

LACK OF AMENITIES

Bricktown has a significant number of destinations and
amenities that appeal to urban dwellers, and this has
undoubtedly driven much of the housing development in
Deep Deuce, where residents can easily access Bricktown
without being in the “thick” of the nightlife, entertainment,
and parking problems. Other areas, however, are not
as fortunate in the amenities they provide to potential
Downtown dwellers. Probably the best amenity offered
throughout the Study Area is accessibility to employers
— whether that includes the Central Business District, St.
Anthony, the OU Health Sciences Center, or the State
of Oklahoma Campus.
Downtown seek other types of amenities, such as proximity
— particularly “walkability” to dining, entertainment, open
space, shopping, and other businesses. While some of this
is emerging in areas like Broadway and 10th & Walker,
there is considerable room to grow.

However, people who move

UNCERTAINTY OF THE MARKET

The recession and failure of several high profile housing
projects has generated some uncertainty in the depth of the
market for downtown housing, especially related to many
of the obstacles listed above. With downtown housing still
being very much an act of “pioneering,” there appears
to be some hesitancy to commit a significant portion of
funding without a clearly defined and established market.
That being said, there are clearly developers who are
confident in the market and have already, or are in the
process of, investing in significant projects.

2.4.2 PHYSICAL BARRIERS
TRANSPORTATION

Uses related to transportation in Downtown create the most
recognizable physical barriers to housing development.
Both I-40 and 1-235 divide the core of the Downtown from
the southern and eastern portions. Overall, the Downtown
is very accessible, but it is visually disconnected due to
elevated transportation lines and large under developed

OKLAHOMA CITY, OKLAHOMA

or vacant land. The north / south rail corridor that runs
parallel to SE K. Gaylord Avenue also creates a barrier,
blocking views and access to Downtown from the east.

LOCATION

Another barrier separating Downtown from the surrounding
Districts is location. While all of the Study Areas are within
walking distance, the furthest being under 1 mile from the
center of the sub-area to the intersection of Main and
Robinson Avenue, the topography and underutilized land
between sub-areas creates a less than ideal atmosphere
and experience for the pedestrian, especially between
the Central Business District and neighborhoods to the west
and north.

PARKING EXPECTATIONS

Consumer research in both the 2005 and 2011 surveys
points to the need for parking as one of the key amenities
for residents considering living Downtown. Parking ratios
for apartment buildings in suburban areas are typically
2 spaces per unit or more. This is essentially responsive
to a market that lives in an auto oriented geography with
limited public transit. However, it is extremely difficult to
adhere to these ratios in an urban area because parking
takes up valuable developable land. How to balance the
needs of the market and the need to maximize land is a
crucial component of moving a housing program forward.

INFRASTRUCTURE

Deteriorating infrastructure can be a problem in some
areas of Downtown. Many of these problems are not
clearly defined; they exist on a parcel by parcel or block
by block basis. Elements include sidewalks, alleys, lighting,
and utility connections. Deteriorated infrastructure is one
of the well-known hurdles of urban development, and one
of the factors driving real estate development to the urban
fringe, where high land costs and infrastructure problems
are nonexistent.

CONCENTRATION OF RETAIL / ENTERTAINMENT

In Bricktown, the concentration may act as a barrier to
development in other districts by the fact that they are
distant from the area with the highest concentration of
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DESIGN REVIEW DISTRICTS

EXHIBIT 2.5A

Exhibit 2.5A indicates boundaries for existing
Downtown Design Review Districts. Much of the
Downtown is located within the Downtown B[l)JSIHQSS
istrict.

DOWNTOWN TRANSITIONAL, GENERAL

source: City of Oklahoma City



activity and urban amenities. Developers and residents
may perceive a lack of amenities in areas outside of
Bricktown. However, Midtown has seen increased retail
and entertainment services and has developed a retail
node at the intersection of 10th and Walker Avenue.
Broadway Avenue is also a burgeoning mixed-use corridor
with both dining and retail options.

2.5 TOOLS FOR REDEVELOPMENT
2.5.1 DOWNTOWN ZONING

There are three major design and review classifications
in Downtown: Downtown Business District (DBD); Bricktown
Core Development (BC); and Downtown Transitional
Limited / General (DTD-1 and DTD-2) respectively. Under
these districts, all of the five Study Areas allow residential
uses. The goals of each zoning classification are very
similar. They all aim to promote a high quality mix of uses
in a manner that incorporates diverse design elements and
ensures compatibility with existing significant uses. Zoning
for all of the Study Areas allows single-, multi-, four-,
three-, and two-family residential units.

DBD DOWNTOWN BUSINESS

Single-, multi-, four-, three-, and two-family residential
allowed.)

BC BRICKTOWN CORE DEVELOPMENT

Single-, multi-, four-, three-, and two-family residential
allowed.

DTD-1 / DTD-2 DOWNTOWN TRANSITIONAL,
LIMITED / GENERAL

Single-, multi-, four-, three-, and two-family residential
allowed.

Based on existing zoning, there does not appear to be any
major hurdles in developing higher density housing within
the downtown Study Area.

2.5.2 DOWNTOWN ZONING AND DESIGN
REVIEW

OKLAHOMA CITY, OKLAHOMA

In regards to other urban design elements, recent
residential development in Downtown Oklahoma City
has followed the “urban” trend reflected in zero setbacks
and a movement towards a higher percentage of new
construction containing a mix of housing, retail, and
services. In meetings and interviews with local developers
and residents it was mentioned that the design of the
Legacy at Arts Quarters was too suburban in style and
that people should be encouraged to build more “urban”
architecture in Downtown. This appears to be mostly an
aesthetic criticism. From an urban design standpoint, the
building’s integration of retail on the ground floor, height
and density make it a solid mixed-use product.

2.5.3 LAND OWNERSHIP

Land control is an essential tool for public sector agencies to
guide real estate development. The ownership of land by
City agencies may accelerate the process of development
through their strategic location and the ability to transfer
ownership for a discounted value. A majority of public-
owned land in the downtown area is owned by the
Oklahoma City Urban Renewal Authority (OCURA) and
Oklahoma City. The City primarily owns land occupied by
civic uses, such as Bricktown Ball Park and the Ford Center.
OCURA owns a large portion of vacant residential land
east of 1-235, lots in Deep Deuce, and Arts District / Film
Exchange District.

The Urban Renewal Authority is the only public entity with
the power to provide land to developers at a negotiated
price. There are currently 8 OCURA supported housing
projects in various phases of development within
Downtown. These projects include Deep Deuce, The Hill,
Block 42, Centennial, Sycamore Square, and Legacy at
Arts Quarter. There are two upcoming projects, already
in the preliminary construction phase and unnamed at this
time.

Other public entities that own land in the Study Area
are the Economic Development Authority, the Riverfront
Redevelopment Authority, the Oklahoma Housing Authority,
the Industrial & Cultural Facilities Trust, and the Central
Oklahoma Transportation and Parking Authority. The Arts
District / Film Exchange District contains the most publicly
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Exhibit 2.5B shows the ownership of publicly
owned land. The Oklahoma City Urban Renewal
Authority and Oklahoma City own the largest
portions of publicly owned land.
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owned land of all the Study Areas. Automobile Alley and
Midtown have very little, if any public-owned land. The
location of public-owned land is illustrated in Exhibit 2.5B.

2.5.4 ASSESSMENT DISTRICTS
TIF DISTRICTS

With the exception of the Core to Shore / West Park
sub-areaq, all four sub-areas that make up this Reports’
Study Area are located within the Downtown / MAPS
Tax Increment District. Two other TIF Districts are located
immediately to the east, including the Oklahoma Health
Center District and the Oklahoma Biosciences District.
The Downtown TIF was set up in 2000 and will last until
2025. When the District was established by the City, it
put together a plan of the projects that it intended to
assist, dispersing anticipated revenue to varying types of
commercial, residential and other development.

BUSINESS IMPROVEMENT DISTRICT (BID)

The current Business Improvement District (BID) expired at
the end of March 2011, and a new, expanded BID went into
effect on April 1, 2011. Omitting the Core to Shore /West
Park Areaq, all of the Study Areas have a portion located
within the boundaries of the BID. The Arts / Westside

OKLAHOMA CITY, OKLAHOMA

District, after April 1, will be entirely located in the BID,
and a majority of Bricktown is within the boundaries.

2.6 CONCLUSIONS

Despite numerous hurdles to achieving a large scale and
comprehensive downtown housing development program,
there are numerous signs that show that downtown housing
is in demand. National trends show a renewed interest in
urban, “infill” housing product adjacent to entertainment
amenities and employment centers. Despite limited supply,
downtown rental units collectively outperform any other
local market, with occupancy and lease rates far above
comparable city and suburban sub-markets, and surveys
of metro area residents show an unusually high interest in
living downtown when compared to other markets.

Altogether, these facts indicate a strong potential market
to capture and focus into newly established downtown
neighborhoods. What is needed is a comprehensive
and strategic approach to pushing past and removing
the market, physical and financing hurdles that exist and
creating an environment that successfully accomplishes the
goals and obijectives of both the City and their private
partners.
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ymeént Framework

THE PURPOSE OF THIS SECTION ISTO ESTABLISH A “FRAMEWORK” FOR
HOUSING INVESTMENT, OVERCOMING MARKET AND PHYSICAL HURDLES
TO DEVELOPMENT, IDENTIFYING OPPORTUNITIES AND CONSTRAINTS,

AND INTEGRATING ECONOMICTRENDS, MARKET DEMANDS,AND
DEVELOPMENT RELATED AMENITIES.

3.1 STUDY AREAS

The Development Framework Section focuses on five specific
sub-areas of greater Downtown Oklahoma City. The Study
Areas include significant parts of established Downtown
Districts and were selected by the Steering Committee as
having some of the best potential for short-term housing
development. These Study Areas are illustrated in Exhibit
3.1A on the following page.

Of note is that the Deep Deuce district (discussed on page
15) was not analyzed separately in this Study. Based on
past development and planned projects, it was felt that this
district would soon be built out, and therefore there was a
need to focus on how to encourage housing development
in other districts.

BRICKTOWN

The area is east of the Central Business District is bordered
by East Main Street to the north, North Stiles Avenue to
the east, I-40 to the south, and the rail tracks to the west.
The adjacent Deep Deuce has considerable residential
development and is evaluated in the context of Bricktown.

AUTOMOBILE ALLEY

This area is bounded by 13th Street to the north and 4th
Street to the south. For this Study, the eastern border is
defined by N. Oklahoma Avenue and the western by
Robinson Avenue.

MIDTOWN

Midtown, one of the oldest Districts, is bounded by 13t