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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.  It 
provides data, analysis, and recommendations for creating 
policy and action towards a comprehensive, effective, and 
sustainable housing development program that builds off of 
the signifi cant 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. Greenfi eld, 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 

Introduction
THIS SECTION PROVIDES A BRIEF SUMMARY OF THIS STUDY,   SECTIONS 

2-5 PROVIDE ADDITIONAL DETAIL RELATIVE TO ANALYSIS, FINDINGS, AND 
RECOMMENDATIONS.
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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 relatively small 
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 diffi cult 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.

Despite the hurdles, there are numerous signs that show that 
downtown housing is in demand.  National trends show a 
renewed interest in urban, “infi ll” 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 fi nancing hurdles that exist and 
creating an environment that successfully accomplishes the 
goals and objectives of both the City as well as its private 
partners.

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

INVESTMENT STRATEGIES 

Downtown development can be a diffi cult 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 diffi cult 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 signifi cant 
fi nancial gaps that prevent an ability to properly fi nance 
a project, let alone make it profi table. 

Filling these “gaps” is often one of the roles of the public 
sector in the public-private partnership 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 suffi cient density and impact 
while also being more fi nancially 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 partnering 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 area, 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 fi nancing, 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 objectives 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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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 6 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 I-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: 

•  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 (offi ce conversion), Harvey Lofts 
(industrial conversion), Sieber (hotel conversion), 
and Carnegie Center (library conversion).

•  303 units were remodeled between 2004-2010.  
These are not refl ected in the units described 
above.

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

• Of all residential units located in Downtown, 
1,472 (80%) are rental units, with 352 (20%) for-
sale units.

Existing ConditionsExisting Con
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 IN THIS SECTION ARE REFERENCED 
THROUGHOUT THE DOCUMENT.
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DEEP DEUCE - DOWNTOWN’S CURRENT RESIDENTIAL DISTRICT

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.

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.

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

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.

Retail and restaurants are intermingled among housing creating 
an urban environment that provides amenities in addition to 
housing options.
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Figure 2A. Projected Absorption of 
Downtown Housing (2005)

Source: 2005 Downtown Housing Demand Study

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”.  This recession was unique in its 
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 fi rst place. As we emerge from this economic 
downturn, the dynamics of the real estate market are still 
in fl ux.  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.

Previous housing analyses performed for Downtown 
Oklahoma City indicated signifi cant 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 2B. Projected vs. Built (2006-2010)

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 specifi c when it came to addressing the 
Downtown area, 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 suffi cient 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.  It is 
reasonable to assume that improved economic conditions 
could accelerate demand for Downtown housing based on 
the fi ndings 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 identifi ed that begin 
to suggest that preferences and opportunities for 

RECOMMENDED TRENDS
IN REAL ESTATE

from ULI Emerging Trends 2011
“An Era of Less”

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

• Favor Infi ll 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 ULI 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 offi ces.

• “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 infi ll neighborhoods.
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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 identifi ed in the past 
two years are related to the favoring of infi ll 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

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 



19

OKLAHOMA CITY, OKLAHOMA

EXISTING 
CONDITIONS
2INTRODUCTION1 DEVELOPMENT 

FRAMEWORK
3 DEVELOPMENT 

ECONOMICS
4 IMPLEMENTATION 5

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

Source: Price Edwards & Company

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 MSA’s 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 identifi ed 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 

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 fi ndings from this data.  The 
fi rst 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 fi ndings, 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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Figure 2E. Metropolitan Rental Market Trends

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 

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

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.

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 fi nal alignment 
for the Modern Transit System is undetermined.  

$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.

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 signifi cant 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 signifi cant 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 suffi cient 
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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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.

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.

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.

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 fi rm 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 fi nding 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 fi ndings 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 fi nding 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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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.

Figure 2F. Top Ranked Districts

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

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

•  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.”
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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.

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

Figure 2M. Preferred Rent Chart

Source: 2011 Housing Survey

Figure 2L. Preferred Housing Type

Desired Rent

Desired Price of For-sale Product Desired Number of Bedrooms

Desired Housing Type
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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.

“Very Likely” or “Likely” to Move Downtown

Preferred Housing Type

Property Attributes Considered “Very Important” 

#1 Barrier to Moving Downtown

#1 Desired Downtown Improvement

Top Community Amenities

An overview of the characteristics of different market 
segments taken from the 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.  

•  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% 
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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 majority 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%.

•  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 fi nally 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 signifi cantly 
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 
signifi cantly over the past several years. 

LAND COSTS

The signifi cant 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 fi ne 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 major 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 
signifi cant 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 diffi cult 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 signifi cant 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.  However, people who move 
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.

UNCERTAINTY OF THE MARKET

The recession and failure of several high profi le 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 signifi cant portion of 
funding without a clearly defi ned and established market.  
That being said, there are clearly developers who are 
confi dent in the market and have already, or are in the 
process of, investing in signifi cant 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 I-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 

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 diffi cult 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 defi ned; 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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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 classifi cations 
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 fi ve Study Areas allow residential 
uses.  The goals of each zoning classifi cation 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 signifi cant 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

In regards to other urban design elements, recent 
residential development in Downtown Oklahoma City 
has followed the “urban” trend refl ected 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 fl oor, 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 I-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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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, “infi ll” 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 fi nancing hurdles that exist and 
creating an environment that successfully accomplishes the 
goals and objectives of both the City and their private 
partners.

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-area, 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 Area, all of the Study Areas have a portion located 
within the boundaries of the BID.  The Arts / Westside 
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Development FrameworkDevelopmen
THE PURPOSE OF THIS SECTION IS TO ESTABLISH A “FRAMEWORK” FOR 

HOUSING INVESTMENT, OVERCOMING MARKET AND PHYSICAL HURDLES 
TO DEVELOPMENT, IDENTIFYING OPPORTUNITIES AND CONSTRAINTS, 

AND INTEGRATING ECONOMIC TRENDS, MARKET DEMANDS, AND 
DEVELOPMENT RELATED AMENITIES.

3.1 STUDY AREAS
The Development Framework Section focuses on fi ve specifi c 
sub-areas of greater Downtown Oklahoma City.  The Study 
Areas include signifi cant 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 
defi ned by N. Oklahoma Avenue and the western by 
Robinson Avenue.

MIDTOWN

Midtown, one of the oldest Districts, is bounded by 13th 
Street to the north and 5th Street to the south.  N. Classen 
Boulevard acts as the western boundary with Robinson 
Avenue acting as its eastern boundary.  

ARTS DISTRICT / FILM EXCHANGE

The boundaries for the Arts District / Film Exchange are 
defi ned as the area south of 4th Street to Sheridan Avenue 
and east of Shartel Avenue and west to Hudson Avenue.

WEST PARK / CORE TO SHORE 

This District, for analysis purposes, is the area immediately 
west of the proposed Central Park.  The existing I-40 
provides the northern border and the southern border is 
the proposed I-40 relocation.  The District extends from 
Walker Avenue on the west to Hudson Avenue on the east.
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3.2  STRATEGIC PLAN FOR HOUSING DEVELOPMENT

SEPARATE SHORT-TERM FROM LONG-TERM

Market dynamics and various physical characteristics  
determine short-term vs. long-term opportunities for 
housing development.  Understanding which housing 
products and locations within Downtown offer the best 
short-term prospects will help jumpstart a housing 
program of relevant scale.

FOCUS DEVELOPMENT IN KEY AREAS AND 
CREATE “PLACE” 

Creating a sense of “place” is essential to drawing 
urban residents.  Concentrating development in 
targeted areas will create active districts faster than 
dispersing housing throughout Downtown.

UPDATE PHYSICAL INFRASTRUCTURE 

Deteriorated physical infrastructure is a deterrent to 
wide-scale residential development. Infrastructure 
improvements should include sidewalks, alleys, lighting, 
utilities, streetscapes, and a railroad quiet zone.

ENCOURAGE “URBAN” DEVELOPMENT

Good urban design is essential in developing energetic 
urban neighborhoods. Appropriate criteria should be 
encouraged including limited setbacks, appropriate 
massing and scale, a mixture of uses where appropriate, 
and parking behind or to the side of structures.

INVEST IN AMENITIES THAT ATTRACT URBAN 
DWELLERS

A key benefi t of urban living is the close proximity of 
amenities like dining, entertainment, events, arts and 
cultural attractions, shopping, and recreation.  Along 
with housing, a complementary initiative focusing on 
enhancing, growing, and sustaining these amenities will 
be essential.

The following is an overview of housing development goals which respond to the fi ndings in Section 2 and 
provide guidance to the overall task of implementing a comprehensive downtown housing program.  

TARGET SOLUTIONS FOR SMALL SITES 

Downtown land ownership is divided into many small 
parcels.  While there are opportunities to develop 
projects on large tracts of land, the majority of new 
residential development will likely take place on 
small one-tenth to half acre parcels. Appropriate 
development and fi nancing methods are needed to 
accommodate these scenarios.

STRENGTHEN CORRIDORS THAT LINK 
DISTRICTS

Strong districts need strong corridors connecting them. 
Identify key Downtown corridors and concentrate 
investments to connect critical nodes of development.  
The planned streetcar line will be a crucial linkage 
between districts - understanding its impacts on 
residential development will be important, especially 
related to development location and impacts on land 
cost.

MIXED-INCOME HOUSING

To the extent possible, the City should encourage and 
perhaps incentivize the creation of mixed-income 
neighborhoods that integrate a wide range of incomes 
and household types which help provide for middle-
market households and keep gentrifi cation at bay. 

CREATE A PREDICTABLE ENVIRONMENT FOR 
DEVELOPMENT

The lack of a predictable development environment 
can be an even larger hurdle than fi nancial challenges. 
The City and its partners should strive to create a 
predictable environment for developers, including 
regulatory and building approvals, types and uses for 
incentives, and criteria for public sector assistance.
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View looking northwest towards Midtown in Oklahoma City.

Plaza Court is a prominent retail destination in Midtown, 
renovated recently and encouraging additional private investment 
in Midtown.

St. Anthony Hospital is an institutional anchor of Midtown.  The 
hospital has plans to work with surrounding properties to add to 
the quickly developing District.

3.3 DEVELOPMENT FRAMEWORK
The Development Framework discusses opportunities to 
leverage short- and long-term housing within a broad, 
district-wide planning and development context.  Each 
district will be discussed in detail on the following pages.  
They relate to the fi ve geographies chosen for this Study, 
as described on page 32.  

3.3.1 MIDTOWN

Midtown has an interesting mix of potentials as well as 
hurdles.  It has a strong core surrounding St. Anthony 
Hospital, which includes a burgeoning retail/dining node 
at Classen Drive, 10th, and Walker.  However, a large 
percentage of District land is vacant, giving the impression 
of a distressed, poor and potentially dangerous area.  It 
is the most distant sub-area from major employers in terms 
of walkability, other than St. Anthony’s, but has good 
automobile access to OU Health Sciences, the State, and 
the Region via 13th Street, 10th Street, and I-235.

Despite these challenges, Midtown provides one of the 
best opportunities for housing growth in the Downtown 
area.   Its benefi ts far outweigh its negatives.  It has 
strong partners, interested investors and stakeholders, an 
institutional anchor dedicated to making the District better, 
recent investment in health care and retail uses, and vacant  
or potentially development-ready land in key areas.  The 
sheer size of Midtown dictates a careful strategy that 
targets investment in certain locations to maximize activity 
and best utilize available amenities.  Such a strategy is 
intended to accelerate housing development within the 
District, as opposed to taking an incremental development 
approach, to ensure connectivity to adjacent Districts and 
leverage existing assets.

RECOMMENDATIONS

The existing cluster of uses surrounding St. Anthony should 
be the focal point for short-term investment in housing and 
other uses.  This will create a powerful live-work-play 
node that should catalyze the redevelopment of adjacent 
blocks.  Due to rising land costs, attempting to leverage as 
much affordable and middle market product in this fi rst 
development phase should be a priority.
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One of the essential strategies for Midtown is to enhance 
and grow its retail and service offerings.  Fortunately, 
a cluster of retail and restaurant offerings has already 
emerged.  This will be essential to attracting new residents 
to the area, but it is also a feature that must be enhanced 
to continue to leverage housing development opportunities.  
The redevelopment of the Mercy Hospital Site is an 
important fi rst step for this strategy.  The site anchors the 
northern end of Walker Avenue.  Another key corridor 
is 10th Street, which will help connect Midtown with 
Broadway and Automobile Alley as well as the Oklahoma 
Heath Center to the east.

10TH STREET

This is a key corridor where residential development, 
especially mixed-unit development, should be focused.  The 
connection of St. Anthony and the Walker roundabout to 
Broadway and the Oklahoma Heath Center to the east will 
serve to drive other residential and commercial development 
throughout the northern part of Downtown.  Along 10th 
Street there should be a mixture of commercial, retail, and 
residential uses, with housing located above commercial 
storefront space.  Land adjacent to the corridor frontage is 
best used for residential development.  The concentration 
of residential uses in this area has an advantage; the area 
has existing amenities which will attract residents in the 
short-term, while concentrations of housing units in this area 
will serve to generate additional commercial uses, resulting 
in a catalytic effect for revitalization on the northern 
end of Downtown.  This commercial, employment, and 
entertainment corridor should serve to generate market 
demand for additional pieces of property throughout 
Midtown and Automobile Alley.  The target investment 
area is highlighted in Exhibit 3.3B.

THE “COTTAGE” DISTRICT

Located in the southwestern quadrant of the Midtown 
District, the Cottage District represents an interesting 
opportunity for downtown housing.  It is one of the only 
opportunities in Downtown to build upon a neighborhood 
made up predominantly of single family homes.  Like the 
rest of Midtown, the Cottage District has several distinct 
advantages and disadvantages.  On the positive side, it 
is located in an area that offers attractive views over the 
Central Business District, it has close proximity to St. Anthony, 

and it has seen recent investment in many single-family 
homes.  On the other hand, there are many properties in 
signifi cant disrepair, and recent speculation has driven up 
land costs to the point where rehabilitation projects are 
fi nancially diffi cult.

Given the size of Midtown - and the Downtown area as a 
whole - it is better to focus a large portion of investment 
and support around the target investment area, which will 
drive future investment and redevelopment in the Cottage 
District.  That said, this does not mean there are not short-term 
opportunities in this area.  The commitment of St. Anthony 
to remain and invest in the area can be leveraged to help 
support redevelopment, especially for the creation of 
single-family housing opportunities for hospital employees.  
Midtown makes a logical location for the downtown 
elementary school, which could serve to drive interest in 
housing near the school.  Red Andrew’s Park, located at 
Lee Avenue and 8th Street, is relatively underutilized and 

The Midtown retail node is centered at the intersection of  10th 
Street, Walker Avenue, and Classen Drive and has a diverse mix 
of retail and dining opportunities.

Due to its high elevation, Midtown provides spectacular views of 
the Downtown and surrounding areas of Oklahoma City.



MIDTOWN OPPORTUNITIES

EXHIBIT 3.3B

MEDICAL DISTRICT

TARGET INVESTMENT AREA

COTTAGE DISTRICT

ACTIVITY NODE

AUTOMOBILE ALLEY/BROADWAY

10TH & WALKER NODE*1
2 10TH & BROADWAY NODE

COTTAGE 
DISTRICT

HOSPITAL LED 
REDEVELOPMENT *2

MERCY SITE 
/NORTHERN 

ANCHOR

*1 **2**2**2****DEVELOPMENT OF 10TH STREET 
CORRIDOR



39

OKLAHOMA CITY, OKLAHOMA

INTRODUCTION1 DEVELOPMENT 
ECONOMICS
4DEVELOPMENT 

FRAMEWORK
3EXISTING

CONDITIONS
2 IMPLEMENTATION 5

offers the opportunity to be re-programmed as a better 
amenity for the neighborhood.  The fi nancial diffi culties in 
rehabilitating existing properties could be mitigated by 
allowing higher densities and accessory dwelling units.  The 
ability to build and rent duplex or triplex properties or 
garage / carriage house units may greatly improve an 
investor’s ability to cash fl ow a project.

A short-term opportunity for the Midtown District is housing 
that is related specifi cally to St. Anthony.  This could include 
senior type housing - subsidized or market rate, assisted 
living, or a combination of both.  Although proximity to 
medical care was a relatively low ranking preference of 
survey respondents, it is extremely important to an older 
demographic that, in Downtown, would also be able to 
take advantage of the ability to walk or take transit to 
retail, dining, or cultural destinations.  

APPROPRIATE HOUSING

For the Cottage District and the blocks surrounding the 
hospital to the south and west, lower scale housing including 
single-family, duplexes, and townhomes that reinforce 
cottage-like character are appropriate.  It is diffi cult to 
build lower density housing in other areas due to land 
economics.  This area has the possibility of appealing to a 
higher number of markets.

IMPLEMENTATION STEPS

•   Focus investment on residential, medical, and 
commercial uses along the 10th Street Corridor 
and Plaza Court node;

•   Explore opportunities for a Senior / Assisted 
Living facility near St. Anthony;

•   Convert Red Andrew’s Park into a better 
neighborhood amenity;

•   Amend zoning and urban design standards to 
allow for higher densities in single-family areas, 
as well as to protect viewsheds; and

•   Work with St. Anthony on opportunities to create 
housing that serves the hospital’s needs, as well as 
district-wide objectives.

There are opportunities within the Midtown District to integrate 
higher density residential projects with mixed-use buildings on key 
corridors, as well as smaller, neighborhood scale buildings.  



COTTAGE DISTRICT
The “Cottage” District is a unique area of Downtown.  
Made up predominantly of single-family housing, the 
area sits above lower Downtown with attractive views 
of the Central Business District skyline and has seen 
some investment in the form of rehabilitation and new 
construction within the past 5+ years, most notably in 
the construction of a series of homes with unique designs.  
The District should benefi t from general investment 
and development throughout the Midtown District and 
particularly in a pocket between potential investment 
along 10th Street, St. Anthony Hospital, and 4th Street.  
Although much of the Cottage District still contains 
dilapidated structures and underutilized property, over 
time the market should respond favorably to such a 
concentration of single-family homes near Downtown.  A 
toolbox that assists property owners and developers in 
redevelopment should be combined with considerations 
on protecting the District’s most vital assets, including 
viewsheds into the Central Business District, the proximity 
to employment centers like the Hospital, and the clusters 
of single-family homes.  
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3.2.2  ARTS DISTRICT / FILM EXCHANGE

The Arts District / Film Exchange has some of the best 
potential of all Downtown areas but also some of the 
largest constraints.  Proximity to both the Central Business 
District and major landmarks and destinations like the Art 
Museum and Civic Center are the area’s best features; at 
the same time deteriorating buildings and infrastructure, 
the location of the Jail, and a lack of a cohesive district are 
its largest hurdles.

In terms of eventual build-out, this area should be thought 
of as two sub-areas.  The true “Arts District” is the area 
between Kerr Avenue and West Main Street, centered 
on Civic Center.  This area is a natural extension of the 
Central Business District with opportunities for housing 
units located within short walking distance of employment 
centers such as Devon, the City and the County, as well as 
the Art Museum, Civic Center Music Hall, and the Library.  
This area has the best short-term potential, with enough 
urban fabric to provide infi ll opportunities, particularly to 
the north and south of the Civic Center.  Main Street itself is 
still a work in progress, as it has a considerable amount of 
land and buildings vacant.  While this vacancy represents 
an opportunity, it is unclear whether there will be enough 
market to revitalize Main Street in the short-term, especially 
as other districts experience housing growth.

Just one block to the south, the Film Exchange, focused on 
West Sheridan Avenue, is a long-term prospect for an urban 
neighborhood.  Though recent streetscape has improved 
the core infrastructure, the District needs to create a well 
defi ned identity – both in mind and in reality – before 
it is a realistic place to invest a considerable amount of 
money in housing.  A major short-term constraint is the lack 
of buildings with multiple stories for residential rehab or 
conversions; this means the bulk of housing units would have 
to be provided through new construction.  

RECOMMENDATIONS

ARTS DISTRICT

The potential for housing in the Arts District is already well 
established by the Legacy and Sycamore Square projects.  
Focusing development between Kerr and Main/Colcord 
will not only help extend the activity of the Central Business 

The Civic Music Hall is one of the many civic /cultural attractions 
located in the Arts District.  

The 17 acre Myriad Gardens anchors the southern portion of the 
Arts District.  The park is part gardens / open space and part nature 
conservancy.

The Oklahoma City Museum of Art is located in the northeast 
corner of the Focus Area.  The Museum of Art is just one of the 
many cultural attractions in the district.
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District to the west but will also serve to extend the activity 
around the Legacy to the south.  Housing within this area 
stands to benefi t from four major amenities: (1) Bicentennial 
Park, an attractive but underutilized open space; (2) Arts 
destinations, such as the Civic Center and Art Museum.; (3) 
Proximity to Downtown employers, roughly a 10-15 minute 
walk to all blocks within the Central Business District; and 
(4) existing retail areas serving residential units already 
in place at the Legacy, including restaurants and dry 
cleaners.  If Walker Avenue were turned into a two-way 
street, it is feasible to see a retail corridor extend from 4th 
Street south to Sheridan, acting as a major amenity to the 
area.  Additionally, retail slated to be placed in the Devon 
Tower, on Hudson, could connect to this corridor from the 
east, along Main Street.  

The best opportunities lie in existing parking lots facing 
Colcord or Kerr.  There are at least three sizable lots 
and one open area with 3-4 lots adjacent to each other.  
Considering that these lots make up parking for existing 
businesses, a plan to provide public parking for the District 
may be in order.  Given the interest in developing the 
Mercy site on 13th Street, the acquisition and transfer of 
land to a private developer or development team may be 
the quickest and most effi cient short-term method of kick 
starting a housing project in this area.

Another target area for consideration is 4th Street.  While 
4th Street does not carry the same synergies with mixed-use 
residential and commercial development that 10th Street 
does, it is nevertheless a key downtown corridor connecting 
Midtown with Deep Deuce and the neighborhoods near 
Washington Park east of I-235.  Like the Arts District, 4th 
Street lends itself more towards the Central Business District 
as an immediate amenity.  With the conversion of Walker 
Avenue to two-way, redevelopment between Walker and 
Harvey could help extend the Walker Avenue Corridor 
north towards the Walker Roundabout and establish 
another major commercial corridor linking Downtown 
Districts.  

FILM EXCHANGE DISTRICT

Over the span of the next fi ve years, focus on the Film 
Exchange should be on revitalization and rehabilitation 
of buildings for the purpose of businesses and other uses 
that enhance events like the Arts Festival.  The future of 

An aerial photograph looking south shows the existing mix of 
residential and cultural / civic buildings.  Areas within the District 
are still vacant or underdeveloped.

Aerial View of the Central Mall that connects the Arts District to 
Downtown Oklahoma City.  Residential and civic uses occupy a 
majority of the land in the area.
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the Film Exchange might not be dissimilar to that of the 
Deep Ellum neighborhood in Dallas, Texas.  Deep Ellum is 
a similar area to the Film Exchange.  Both are adjacent to 
the City’s Financial District, characterized by one- and two-
story former warehouses, and suffer from a perception 
of high crime.  Deep Ellum has emerged as Dallas’s 
independent, counter-culture arts and entertainment 
district but has a limited amount of housing.  As recently 
as 2000, there were only 325 people living in 268 units 
within the neighborhood, though that number has increased 
to just over 1,000 people in 544 units.  This comparison is 
made because the revitalization and success of the Film 
Exchange does not have to incorporate signifi cant amounts 
of residential development.  This is especially true in the 
next half-decade.

APPROPRIATE HOUSING

High density mixed-use apartments and a small number 
of equity units targeted to downtown workers and empty-
nesters seeking proximity to cultural events is appropriate 
for this area.  

IMPLEMENTATION STEPS

•   Facilitate the development of at least two short-
term catalyst projects in target area;

•   Explore opportunities to convert park in front of 
the Civic Center into a more active space;

•   Complete redevelopment plan for Main Street;
•   Convert Walker Avenue to two-way traffi c;
•   Explore consolidation of jail / police department 

/ court parking; and 
•   Work with owners  of property on block 

immediately west of Devon (inclusive of City 
offi ces) to create mixed-use development that acts 
as an anchor for future investment in the District.  

Due to the proximity to the Central Business District, there are 
opportunities to integrate higher density, mixed-use apartment style 
housing in the District.
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3.3.3 BRICKTOWN

Bricktown is the entertainment center for Downtown 
Oklahoma City, and a major activity and entertainment 
center for the entire metropolitan area.  As such, it offers 
the precise amenities that many urban dwellers choose to 
be near.  A caveat, however, is how “deep” of a housing 
market exists for people who wish to be in the midst of 
the dining, nightlife, and sporting events, as opposed to 
merely being close and accessible.  Deep Deuce (discussed 
on  15) is a neighborhood that is extremely well positioned 
to capture residents who wish to be immediately accessible 
to Bricktown, but who also can be removed from it if they 
wish.  In many ways it has been the prime area from which 
to develop downtown housing.

There are a number of opportunities to create housing in 
Bricktown, but there has been only one residential project 
built or renovated.  That is The Centennial, a part of the 
Lower Bricktown redevelopment.  A brief walk through 
Bricktown reveals numerous buildings with active ground 
fl oors but with vacant upper fl oors, many of which are 
identifi ed in Exhibit 3.3F.  

Anecdotal evidence suggests that there is great uncertainty 
about the depth of the market for housing units in Bricktown, 
especially in the short-term.  It is recognized that the most 
likely product and market for housing in Bricktown would 
be the conversion of historic properties as apartments 
marketed towards students or young professionals.

RECOMMENDATIONS

Unlike other areas of Downtown, Bricktown does not require 
a residential population to make it a vibrant, attractive 
District.  However, this does not mean that it does not play 
a role in an overall strategy for Downtown housing.  Historic 
conversions have been the top chosen type of downtown 
housing in both housing surveys, in 2005 and 2011.  They 
also align well with a key demographic for urban housing 
- younger singles or couples aged 18-25.  The availability 
of housing units with a certain character, affordability, 
and proximity to entertainment should help the City and 
its’ partners grow overall interest in the opportunities for 
downtown housing.

Within walking distance from Downtown Oklahoma City, Bricktown 
provides daytime services to employees.  At night Bricktown serves 
as the City’s Entertainment District.

The Bricktown Canal links Downtown to the developing Riverfront 
District.  Stores and restaurants line the northern portion of the 
Canal.  The area further south is anchored by larger corporate 
headquarters and national retailers.

An eastern-looking photo shows Bricktown’s canal and ballpark.  Both 
attractions draw many residents and visitors to the entertainment-
fueled District.
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Given the uncertainty in the market and the growth of 
competing residential units in Deep Deuce, it may make 
sense to concentrate on a single project in order to prove 
out the market for Bricktown.  There are a number of 
candidates, and the City has relationships with the owners 
of those buildings.  Support could be provided in the form 
of fi nancial assistance (see Section 4) or other technical 
assistance that makes sure that projects are implemented 
effectively and opportunities are not missed.

Another concern is parking.  The high level of activity in 
Bricktown means that it can be diffi cult to fi nd parking 
on busy nights, especially relative to what residents of 
Oklahoma City expect.  Many existing rehabilitation 
projects do not have property or space within the building 
to provide dedicated parking.  This may indeed constrain 
the market for housing within Bricktown, but other similarly 
dense and parking bereft Districts across the country have 
been able to solve these issues, often by negotiating the 
use of parking spaces in existing garages for a monthly 
fee.  Indeed, this is how the residents of the Park Harvey 
in the Central Business District handle their parking needs.  
Tenants will often “self-select” these types of units, with the 
understanding that parking a car will be a challenge, but 
that negative is outweighed by the positive attributes of 
the unit, location and overall downtown experience.

The initial rehabilitation “test” project could be chosen on 
the merits of its ability to provide parking to its residents, 
but if the City’s long-term objective is to see additional 
housing opportunities in Bricktown, a district-wide strategy 
will be required.  

“East” Bricktown consists of several blocks of underutilized 
property west of Stiles and north of Reno Streets.  It is 
a relatively large redevelopment opportunity that could 
be developed in several different ways, including a 
Residential District.  If the City wants this area to have 
a residential component, it should do so knowing that its 
simultaneous proximity and distance - close, but not too 
close to Bricktown means that it is an attractive location 
for residential and mixed-use development that could 
take away the momentum for housing in other Downtown 
Districts.  The City should limit or phase residential 
development in this area to accommodate growth in other 
districts and to ensure adequate absorption of product in 
“East” Bricktown. 

A former warehouse district, Bricktown now supplies Oklahoma 
City with a diverse range of entertainment, restaurants, offi ce, and 
residential space in the heart of Downtown.

Bricktown Ballpark, home of the Oklahoma City Redhawks minor 
league baseball team, offers residents a chance to enjoy sporting 
events within the District.

Many new residential projects are currently under construction or 
planned for the north of Bricktown.  Deep Deuce is quickly becoming 
one of Downtown Oklahoma City’s most desired housing areas.
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APPROPRIATE HOUSING 

A clear focus of many is the conversion of upper fl oor 
spaces into loft and apartment space that appeal to young 
professionals or those of a similar demographic that don’t 
mind the close proximity to an entertainment district and 
desire minimalist (i.e. cost effective) and design-focused 
product.  However, there are other opportunities within the 
District.  There are still development pads available for 
new multi-family development of scale with ground fl oor 
retail and structured parking (likely necessary due to land 
costs and constrained parking opportunities in the District), 
and the eastern end of Bricktown offers an opportunity for 
a large scale redevelopment initiative with multiple housing 
types and densities, albeit potentially at the expense of 
other districts.  

IMPLEMENTATION STEPS

•   Organize around a pilot rehabilitation project to 
gauge market response to Bricktown housing;

•   Integrate housing considerations into an overall 
Bricktown parking strategy; and

•   Create a strategic plan for East Bricktown to guide 
development at a pace that does not oversupply 
local market.

Open “loft” spaces created through the conversion and / or 
rehabilitation of historic structures is popular with students, younger 
singles and couples, and young professionals.  Many Downtown 
housing markets have been sparked with an initial supply of similar 
space.  Challenges arise when trying to match rehabilitation costs 
with the relatively lower price point preferred by the ideal customer 
base.  Opportunities may include limiting cost so as to produce a 
“raw” space that acts as a blank canvas to the target marketplace.  
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3.3.4 AUTOMOBILE ALLEY

Automobile Alley, centered on Broadway Avenue, is a 
strong urban corridor that should serve well as a mixed-use 
neighborhood.  There are numerous existing buildings to 
hold retail and offi ces, a small but growing retail / dining 
scene, good local and regional connectivity, and a strong 
inventory of attractive, historic buildings.  There is no reason 
why this area should not emerge as one of Downtown’s next 
major activity centers over the next fi ve years.  The addition 
of housing, which is scarce along Broadway, will greatly 
assist this continuing revitalization.  Other than the hurdles 
discussed in Section 2, there are two major hurdles that are 
holding this District back from breaking through.  The fi rst 
is the rail line a block east of Broadway.  This line not only 
severs the land in-between Broadway and I-235, currently 
dominated by warehousing, but it is close enough to serve 
as a major deterrent to housing.  Residences on or just off 
of the eastern side of Broadway would be susceptible to 
noise from these tracks, which are heavily used.

The other hurdle is Broadway itself.  As a four-lane 
arterial with a median and parking lanes, Broadway is 
too wide a corridor to be a truly successful pedestrian 
environment.  The width – approximately 65 feet curb to 
curb, or 100’ building to building, can serve as a negative 
when attempting to generate a District that, while largely 
automobile oriented, should also be pedestrian friendly.  

RECOMMENDATIONS

The intersection of 10th and Broadway is an important 
node that not only connects Midtown to the west to the 
Oklahoma Health Center to the east, but also the Central 
Business District and Near Downtown Neighborhoods to the 
south and north.  As previously discussed, the connection 
of this intersection to the Walker Roundabout via a 
revitalized and redeveloped 10th Street will help activate 
the entire northern end of Downtown.  Broadway serves as 
a key connection to both the Central Business District and 
Bricktown.

With many existing buildings already taken by commercial 
or other non-residential uses, most of the residential 
development opportunities in the District are based on 
small infi ll sites off of Broadway.  This will likely translate 
into multiple small unit buildings like townhomes or 8-20 unit 

Known for its warehouse / loft conversions, above is one example.  
Similar to others in the District, the fi rst fl oor contains retail, with 
offi ce space occupying the 2nd fl oor.

Cohesive signage and traditional streetscapes defi ne Automobile 
Alley as a distinctive Downtown neighborhood.

A west-looking aerial shows the street wall that exist on a large 
portion of Broadway in Automobile Alley.  Also visible in the photo 
is the large street right-of-way.
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multi-family buildings.  Without assistance it is unclear how 
economically viable these types of development areas are 
in the short-term.  In the meanwhile, focus should be placed 
on addressing the negative impact of the rail tracks on 
the neighborhood, such as instating the proposed “quiet 
zone” that would result in reduced train noise through 
the District.  Also, attention should be placed on helping 
Broadway Avenue grow as a retail and services center.  
The employers, shops and restaurants that will result will be 
an important driver for housing development.  

If residential development occurs similarly to the scale 
and location that is described above, then parking may 
eventually become an issue.  Presently, there is abundant on-
street parking, combined with available off-street parking 
for various uses along Broadway.  However, parking may 
get tighter as new commercial and residential uses are 
integrated into the District.  This is an issue to stay aware of 
as the corridor grows.  

As discussed above, Broadway is not an ideal pedestrian 
street.  Any attempts to improve it could enhance the 
street’s role as a retail corridor.  Improvements could 
include a road “diet” that reduces the street to two-lanes 
and adds sidewalk space and angled parking.  The most 
likely solution is related to the streetcar.  Though its fi nal 
alignment has yet to be chosen, Broadway is a strong 
candidate to be part of the line.  The addition of the 
streetcar should help with transitioning the corridor to one 
that is more pedestrian friendly.  

APPROPRIATE HOUSING 

Dense, smaller scale attached housing like townhomes, 
4/8 plex apartments, or small corridor buildings are 
appropriate.  A few opportunities exist to create larger-
scale development on vacant parcels.  Some “loft” or other 
historic conversions could occur in buildings that have not 
yet been converted to commercial space. 

IMPLEMENTATION STEPS

•   Implement a quiet zone along rail tracks;
•   Explore ways to reduce the width between 

sidewalks along Broadway and implement the 
recommendations of the Automobile Alley Traffi c 
and Parking Analysis;

•   Continue to explore opportunities for a grocery 
store; and

•   Provide technical assistance and/or incentives to 
enhance commercial opportunities throughout the 
District.

Smaller scale attached housing of townhome scale (rental and for-
sale) may be an effi cient infi ll building product within the Automobile 
Alley District.  
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3.3.5 CORE TO SHORE/WEST PARK

As described in the Core to Shore Plan, and subsequently 
by the ULI Advisory Panel report, the West Park sub district 
of Core to Shore is an appropriate area for high density 
residential of 30-50 dwelling units per acre fronting the 
park.  Central Park will be a signifi cant amenity creating a 
high density neighborhood that not only provides attractive 
and desirable urban style housing but alsocreates a density 
necessary to support urban type retail and services within 
vertically mixed-use buildings.  Other advantages include 
proximity to the Central Business District, a 5-7 block walk 
to Devon Tower, and other offi ce towers and entertainment 
venues like the Ford Center and Bricktown.  Additionally, the 
District is likely to benefi t from the mixed-use commercial 
development proposed directly north of the area on the 
new Boulevard.  

The opportunities for what is intended as the fi rst phase 
of signifi cant private investment are clear.  What is less 
clear is how quickly that investment will be able to manifest 
itself.  West Park is currently located in a signifi cantly 
distressed area that is unlikely to be appealing to investors 
or prospective residents until several key puzzle pieces fall 
into place.  These include: (1) the completion of a relocated 
I-40, scheduled for completion in 2012; (2) the completion 
of the proposed Boulevard on top of the old I-40 right-
of-way, scheduled for completion in 2014; (3) construction 
on Central Park, funded through MAPS 3 and scheduled 
for completion in 2014-15; (4) construction of the new 
convention center, funded through MAPS 3, schedule for 
completion unknown; and (5) construction of commercial or 
other development north of the Boulevard that will serve 
as a bridge between West Park and the Central Business 
District.  While current plans and passed funding sources 
speak to the likelihood that at least all but the latter will 
move forward, there appear to be many “balls in the air” 
at the time this Study was completed.  Most pressing is the 
accuracy of Boulevard and Park completion, followed by 
the placement of the Convention Center just south of the 
Central Business District.  

The selected location of the Convention Center north of the 
Boulevard frees up the site east of the proposed Central 
Park for residential development.  The eastern side of 
Central Park is a more ideal site for short-term housing 

Aerial View of existing property conditions within the West Park 
Study Area. 

Aerial View of existing property between Myriad Gardens (on the 
right) and the future Boulevard / existing I-40 alignment (on the 
left)

Rendering of the planned Central Park, with high density housing on 
the western side, as envisioned by the 2009 Central Park Concept 
Plan.
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for several reasons: (1) the area will be better defi ned on 
its southern, western and northern edges, as opposed to 
the west side, which will still be adjacent to a signifi cant 
amount of vacant property and blight for the near-term; 
and (2) it is closer to the entertainment-based amenities in 
Bricktown.

RECOMMENDATIONS

The uncertainties surrounding key components of the Core 
to Shore Plan made it diffi cult to plan for the short-term 
emergence of a housing project of any scale, publicly or 
privately fi nanced.  While it appears likely that the fi rst 
phase components of the Core to Shore Plan, such as 
the Boulevard, Central Park, and Convention Center will 
happen, the potential variance in construction, combined 
with a lack of assembled parcels means that the investment 
environment is still too risky.  This is not to say that there 
will be no development interest within the time frame of 
this Study, but it is currently unpredictable.  Assuming a 
completion date for Central Park and the Boulevard 
around 2015, it is feasible to assume that a developer 
may begin to organize around a development in 2013, 
given the availability of land.  Therefore, the City and 
its partners should endeavor to acquire as much land in 
the West Park area as possible, potentially joining forces 
with a master developer who is willing to carry the cost of 
holding the land for a 1-4 year period.  

The availability of Neighborhood Stabilization Program 
(NSP) 3 funds to be used within CTBG 1073001 carries 
interesting potential in West Park.  Absent of available 
funds from Urban Renewal or other agencies for continued 
land assembly, NSP funds provide valuable gap fi nancing 
to prepare developable land, through both acquisition and 
site preparation.  This strategy would require the construction 
of affordable housing units, but since the funds can be used 
for households up to 120% of AMI, it could integrate well 
with other market-rate housing without precluding those 
opportunities.  Ultimately, the timing of any development 
depends on the variables described above, thus any NSP 
funded project must take into account the risk of holding 
land for an extended period of time.  There is another 
possibility for available NSP funding just north of the West 
Park area, on the northern side of the future Boulevard.  
This area includes a collection of blocks that are largely 
underutilized as parking lots, warehouse buildings and 

Higher density housing would be appropriate for Core to 
Shore/West Park, as proposed by the Core to Shore Plan: A 
Redevelopment Framework.
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other scattered uses.  If timing appears to be a concern in 
using funds in the West Park area, using them to leverage 
a housing development in this area would greatly assist 
the eventual development of West Park – and the Core to 
Shore in general – by helping close the “gap” between the 
Central Business District and Core to Shore.  Essentially, this 
means developing these underutilized parcels into higher 
density properties that extend the activity zone south of 
the Myriad Gardens.  As discussed previously, the “gap” 
that will soon exist between Robinson and Walker Avenue, 
south the Myriad Gardens, will be a major hurdle.

IMPLEMENTATION STEPS

•   Better defi ne future of no man’s land - if 
mixed-use retail development is not feasible as 
previously envisioned, create new development 
plan/program;

•   Continue land acquisition;
•   Find “catalyst” project for NSP funds - preferably 

north of planned Boulevard; and
•   Consider a master developer or team of 

developers for Core to Shore development.

APPROPRIATE HOUSING DEVELOPMENT

The Core to Shore Plan envisioned higher density housing 
to be built on the Park, for example “mid-rise” product 
of 4-6 stories.  Density and scale would taper down to 
the west into a more neighborhood scale of attached and 
detached housing of 2-3 stories.  Since the Park is planned 
to be a major Downtown - as well as regional - amenity, 
there does not appear to be a reason why the City should 
abandon this approach.

3.3.6 DISTRICT LINKAGES

Each step made within each of the Study Areas must be put 
into the context of the entire Downtown area.  Downtown 
Oklahoma City will not be truly effective until its numerous 
Districts, streets and neighborhoods have suffi cient linkages 
to act as a whole, rather than the sum of its parts.  

Exhibit 3.3I illustrates how targeting particular investment 
zones, attention to key corridors and a focus on expanding 
the pedestrian core can yield connectivity between 
Districts to the greater good of Downtown Oklahoma 
City.  Proper connectivity ensures that the amenities of the 
greater Downtown can be leveraged to attract potential 
residents.



KEY CORRIDORS

DISTRICT LINKAGES
EXHIBIT 3.3I

EXISTING PEDESTRIAN CORE*

RECOMMENDED EXPANSION OF CORE

KEY EMPLOYMENT/ACTIVITY CENTERS

1/4 MILE WALKING ZONE

* Walkability Study

LINKLINK

TARGET INVESTMENT ZONES

SW 10th Street

Reno Avenue

Ro
bi

ns
on

 A
ve

nu
e

W
al

ke
r 

A
ve

nu
e

Robert S. Kerr Avenue
Br

oa
dw

ay
 A

ve
nu

e



DEVELOPMENT 
ECONOMICS
4INTRODUCTION1 EXISTING

CONDITIONS
259 DEVELOPMENT 

FRAMEWORK
3 IMPLEMENTATION 

PLAN
5

Development EconomicsDevelopmen
THIS SECTION SEEKS TO EVALUATE THE NEED FOR PUBLIC SECTOR 

ASSISTANCE FOR DOWNTOWN HOUSING DEVELOPMENT,  AND 
EXPLORE WAYS TO REDUCE HURDLES TO FINANCING SUCCESSFUL 

RESIDENTIAL PROJECTS.

Through numerous interviews and other qualitative  
evidence, it became clear to the Consultant Team that 
few City employees and developers believe that housing 
development is feasible in the downtown area without public 
sector assistance of some kind. This is because virtually 
every recently built downtown housing project in Oklahoma 
City has involved some sort of public sector subsidy.   While 
the 2007-09 recession has had an adverse impact on the 
real estate world, there are a number of other physical 
and fi nancial hurdles relative to housing construction that 
prevent economically sustainable projects.  This Section, to 
the extent possible, seeks to evaluate the need for public 
sector assistance for housing development.  This is done 
so both the public and private sector can understand 
what the most important obstacles are that create project 
fi nancing gaps.  Armed with this information, both parties 
can work together to mitigate the hurdles which impede a  
comprehensive residential development program.

4.1 INVESTMENT ANALYSIS
Many urban redevelopment projects have inherent 
“gaps” in fi nancing that need to be fi lled for the project 
to be feasible.  The primary reason for these gaps is the 
difference between the potential market value and the 
higher cost of development related to urban sites, for 
example higher land costs, construction or rehabilitation, 
and other “soft” costs necessary to create new or improved 
housing units.

This “gap” in project fi nancing is not uncommon.  It is 
especially evident in areas like Downtown Oklahoma City 
that do not yet have an established housing market, as well 
as metropolitan areas with relatively low housing cost.  It is 
also common for urban redevelopment projects in general, 
as the cost of building on previously developed property is 
often more expensive than building on undeveloped land 
or even a parking lot.  

This Section attempts to quantify the fi nancial gap that 
currently exists for downtown housing projects.  The 
intention of this exercise is to identify the specifi c hurdles 
to fi nancing housing development projects so the City can 
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strategically target incentives and investment toward the 
areas in greatest need. 

4.1.1 GAP ANALYSIS

It is important to note that every real estate development 
project is different, and that the combination of different 
sites, developers, construction types, fi nancing, and other 
variables mean there can never be a “one size fi ts all” 
solution to understanding project cost.  That said, an 
example project can be used to understand the “macro” 
factors that may be creating economic hurdles for housing 
construction in Downtown Oklahoma City. 

To perform this analysis, a sample housing project was 
envisioned using a series of assumptions and data based 
on local market conditions.  This example project is meant 
to illustrate a potential development outcome given 
“baseline” physical and market conditions.  Based on the 
Strategic Plan, the intent of this analysis is to examine 
housing development on smaller scale sites.  A number 
of potential sites were examined, including those that 
represented existing quarter and half block sites, and 
some that included only a few parcels.  Another series of 
assumptions included a full build-out of the site to maximize 
the number of potential units, wood-frame or “stick-built” 
construction, limits on the height of a structure to 3-4 stories, 
and the accommodation of structured parking on-site at 2 
cars per unit (see page 61 Figure 4A.)

The investment analysis for this Report is for a rental 
housing scenario only.  This was done for several reasons.  
The fi rst is that Downtown is predominantly a rental market 
(80%), which is typical of most downtown markets, despite 
the growth in for-sale product in downtown areas over 
the past 15 years.  Given the fl uctuations in the for-sale 
market, and the general oversupply of housing intended 
for purchase, it is likely that most of the housing built over 
the next 3-5 years will be rental product.

4.1.2 FINDINGS

The Figures on pages 61 and 62 illustrate the remaining 
assumptions and fi ndings from the gap analysis.  For 
effi ciency, the development of only one site - a half block - 
was included.  The scenarios for smaller sites did not differ 
signifi cantly enough to use as comparisons.  All scenarios 
represented a reduction in scale of both project income, the 

The sample housing development used for the gap analysis included 
a 3 story, wood frame structure built on a half block site with 
structured parking.  A site plan (1) and representative photos (2) 
(3) and (4) illustrate what such a development might look like.  
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TOTAL PROJECT VALUE $10,003,865 - $11,432,988
PROJECT GAP 35 - 43%

Figure 4A. Example Investment Pro Forma, Downtown Housing Development Project
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$861,796

Figure 4B. Example Operating Pro Forma, Downtown Housing Development Project
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number of units built, and the construction that corresponds 
to the sample project shown, a 3-story building with 96 
units and 190 structured parking spaces.  

Figure 4A shows an “investor” based pro forma analysis 
that compares the total estimated cost of the project to its 
estimated value.  

Under the assumptions applied to this example, there is 
a fi nancial gap between 35-43%.  This means that the 
project value, which is determined through net revenue, is 
36-43% lower than the estimated project cost.  

The range applied to this gap is the difference between a 
7% and 8% capitalization (cap) rate - determined to be 
an appropriate cap rate applied to such a project in the 
current market.  This range would be similar if the same 
development scenario were applied to a smaller site.

Figure 4B shows an “operating” based pro forma, 
illustrating the cash fl ow of the sample project in a stabilized 
year.  While Net Operating Income (NOI) is positive, the 
resulting annual cash fl ow after integrating debt service 
for conventional fi nancing is approximately a negative 
$153,500.

Clearly, neither of these results are favorable, and they 
serve to prove the perception and experience of many 
developers, that downtown housing currently is diffi cult-to-
impossible to produce without signifi cant public assistance.  

The average cost per unit for this sample project is 
$183,700.  This is not an unusual amount for market-rate 
housing, but it proves far too costly to meet the market rate 
rents of $1.20-$1.25 per square foot, which according 
to data presented in Section 1, are already $0.40-0.50 
above the regional rental market.

4.2 SOLVING THE GAP
Despite the potentially daunting fi nancial gap that the 
example pro forma analysis shows in a typical downtown 
housing project, there are a number of ways to reduce the 
gap so the project is more feasible.  Obviously, no private 
developer (or bank) would be willing to move forward with 
a project with 30-40% gap unless there was signifi cant 
subsidy involved.  Nor should the City of Oklahoma City 

expect to subsidize projects of that scale just to gain 
additional downtown units.  

The following Section discusses a number of ways to 
reduce the gap on a downtown housing project, whether it 
represents the sample project or not.

APPROPRIATE PARKING RATIOS

Survey research conducted for both metro-area residents 
and downtown employees points to the availability 
of parking as one of the chief considerations of those 
interested in living Downtown.  

The standard parking ratio for a suburban apartment 
complex is 2+ spaces per unit.  This is an effective ratio 
for apartment buildings built in low density environments 
where pedestrian connectivity and access to transit are 
low, making it essential to have automobile transportation 
to go anywhere.  However, this is not necessarily true of 
more “urban” locations like Downtown Oklahoma City, 
where units will generally be denser, and residents will 
have better walking and transit access to employment and 
amenities.  

The cost of providing large amounts of guaranteed parking 
for downtown housing projects is a signifi cant hindrance.  
While Oklahoma City is not New York, Chicago, or Seattle 
- cities where housing can be built without providing any 
parking - neither should downtown housing projects need 
to overbuild parking, causing a burden on the developer.   
Examples in the Downtown already exist.  The Park Harvey 
is 95-96% occupied and does not provide any guaranteed 
parking attached to the building.

Research shows that most comparable cities to Oklahoma 
City use downtown / urban parking ratios of 1.3 - 1.5 per 
unit.  Even so, many projects that utilize this ratio still fi nd 
that they overbuilt parking.  This ratio should be considered 
as a standard for future residential units.

SURFACE VS. STRUCTURED PARKING

Structured parking is expensive.  Considering that 
Downtown Oklahoma City has relatively low intensities 
of land utilization, structured parking should only be built 
for a residential project, if suffi cient density and return on 
investment exist.  
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Examples of multi-family developments built with surface parking.  
The apartments at Legacy Town Center in Plano, TX have a 
combination of surface and garage parking, while  National 
Apartments in Indianapolis, IN utilizes surface parking and still 
yields a density of  35 dwelling units per acre.

Cost per structured space in a garage ranges from 
$10,000 to $15,000, and can go as high as $20,000 per 
space for underground parking.  This is in stark contrast to 
the $1,500 to $2,000 per space for surface parking.  This 
can present enormous savings to a development project.  

The criticism of surface parking is that it takes up valuable 
land that could be used for development and that it does 
not generate densities high enough to make a project 
viable or support urban neighborhoods.  As the graphics 
on the following page illustrates, surface parking can be 
integrated into urban housing projects and still generate 
densities of 20-40 units an acre.  Structured parking should 
be reserved only for large-scale projects or those located 
within the core Downtown where surface parking is not 
feasible.  In most other downtown areas like Midtown, Core 

to Shore, and Automobile Alley, housing projects should be 
able to incorporate at least some surface parking to offset 
the high cost of structured parking.

If the sample project illustrated in Figures 4A and 4B were 
to apply a parking ratio of 1.5 per units and used surface 
parking instead of structured, it is loosely estimated that 
the total construction cost for parking would be reduced 
from $2 million to $300,000, saving approximately 11% 
of the total project cost.

SMALLER SCALE DEVELOPMENT

Due to high land cost, there is a tendency to “maximize” 
a development site to best utilize the land.  However, the 
gap between market rents and construction means that no 
matter how dense one builds on an acre or smaller, the 
additional cost of providing on-site parking and construction 
(moving from wood-frame to steel) ensures that the project 
will be diffi cult to “pencil.”  Instead, it may make sense to 
consider a number of smaller scale building typologies that 
simultaneously establish a reasonable density and reduce 
construction costs.  Examples of these typologies, illustrated 
on page 67, include densities between 20-40 units per 
acre and can integrate both surface and structured parking 
as needed, and reduce construction costs to $60-70 per 
square foot without sacrifi cing quality.  They are also ideal 
for use on smaller parcels.

One diffi culty with smaller scale apartment buildings is they 
can be ineffi cient to operate.  It is far more cost effective to 
manage a large number of units than those in the 4-20 unit 
range.  A solution to this problem is to connect developers 
with property management companies that manage large 
portfolios of apartments, thus mitigating the operating 
ineffi ciency of a small building.  If such companies do not 
exist, the potential scale of a proposed downtown housing 
construction program may necessitate the creation of one to 
act as a subsidiary or partner with downtown developers.  

MATCHING CONSTRUCTION COSTS TO MARKET

While many downtown neighborhood districts consist of 
very high priced housing, the depth of an upper-scale 
market for Downtown Oklahoma City is limited.  
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Much of the likely short-term market for downtown housing 
will be young professionals or families who prefer to be 
close to employment and urban amenities such as shops 
and entertainment.  

Many of these households may not necessarily require 
higher level fi nishes for their housing, as long as it is close 
to amenities and provides the desired character.  This 
may create an opportunity to save on construction costs 
for new residential development.  In many cases this may 
mean a relatively “unfi nished” raw space that is extremely 
popular among urban dwellers in other cities, as opposed 
to a completely white-boxed apartment with mid to high 
end fi nishes.    

Construction costs are, for the most part, a fi xed variable 
that only offer fl exibility as it relates to the quality of 
construction, including the exterior and interior fi nishes, 
as well as project scale.  The sample project used a hard 
construction cost assumption of $100 per square foot, 
representing a mid-range cost.  If costs were reduced to 
$80 per square foot, the lower end of the scale, for a 50+ 
unit multi-family structure, one could save approximately 
$1.8 million, or 11% of the total project cost.

SMALLER SCALE UNITS

The revenue per square foot increases as the unit size 
decreases.  Thus, studios or effi ciencies and 1-bedrooms 
are more profi table than 2 or 3-bedrooms.  Given these 
smaller spaces typically appeal to those seeking urban 
housing, residential projects may be able to gain higher 
revenue through a larger percentage of studio and 1- 
bedroom units sized at 450 - 650 square feet.  While 
the overall Oklahoma City marketplace expects more 
space than this, eventually the downtown area will reach 
a “tipping point” in terms of amenities and other factors 
that make sacrifi cing space worthwhile in order to live 
there.  Such is the compromise of virtually every urban 
neighborhood across the country.  

FAVORABLE FINANCING

In addition to being creative with design and development 
programs, it is also possible – and sometimes necessary – to 
be creative with a project’s fi nancing.  One of the largest 
existing hurdles to getting real estate development projects 
off of the ground is both the willingness and the terms of 
banks to lend money.  The sample project in this Report 
used relatively conservative terms for its assumptions on 
conventional fi nancing – 70% loan-to-value, 6% interest 
rate, and a term of 20-25 years.  These conservative 
lending terms are undoubtedly part of the “gap” that the 
sample projects – and many others – will experience.  This 
is one of the reasons why the 221(d)4 program through 
HUD is so popular, as it offers very favorable lending 
terms and rates, not to mention a guarantee of fi nancing 
(discussed in more detail on page 75.)  The ability for the 
City to structure creative and favorable fi nancing could 
help signifi cantly to reduce a project gap and not result in 
the need for direct investment via TIF or other funds.  This 
can be done a number of different ways, many of which 
are discussed in section 5.4.

The graphics illustrate alternative development patterns for the 
sample project discussed on pages 61-62.  One utilizes smaller 
scale “corridor” buildings, while the other shows “mansion” buildings.  
Through the use of surface parking, smaller scale buildings, lower 
onstruction cost, and more typical parking ratios, costs are reduced 
to $130,000 a unit for projects that yield 30-35 units per acre.  
While these alternative versions still have “gaps” of up to 20%, the 
total cost of these gaps is reduced to $25,000-$1 million, a  more 
manageable amount. 
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THINKING SMALLER - COST SAVINGS OF COMPACT DEVELOPMENT
SAMPLE PROJECT (SEE PAGES 61-62)

Scale:  3 Stories
Units:  96
Density:  73 du / acre
Parking:  250 structured spaces (2 per unit)
Est. Project Cost: $17.6 million 
Project Gap: 35 - 43% (7-8% cap rate)
  $7.6 million

“URBAN CLUSTER” STYLE*

Scale:  2-3 Stories
Units:  44 Units
Density:  33 du / acre
Parking:  55 surface spaces
Est. Project Cost: $5.4 million
Project Gap: 5% - 17% (7-8% cap rate)
  Approximately $250k - $1 million

“MANSION” STYLE*

Scale:  2-3 Stories
Units:  36 Units
Density:  28 du / acre
Parking:  45 surface spaces
Est. Project Cost: $4.7 million
Project Gap: 1-14% (7-8% cap rate)
  Approximately $100k-$600k

The analysis above shows how different design can be applied to a housing project to make it more cost effective and reduce the 
need for public subsidy.  Each varient of a multi-family development takes place on the same conceptual half-block in Downtown 
Oklahoma City.  The “Sample Project” (1) illustrates the project analyzed on pages 61-62, which is a 3-story multi-family project 
with 96 units and structured parking.  

The other two projects - (2) “Urban Cluster” and (3) “Mansion” apply a lower density approach to the same site to demonstrate 
an ability to save costs and reduce the total project gap.  Each example utilizes surface parking instead of structured, reduces 
the total parking ratio, and utilizes a construction type that is more cost effective than a larger scale building.  As a result, we 
have projects that still demonstrate a high level of density but have a smaller gap to fi ll (the percentage gap remains similar due 
to various market conditions.)  If other cost effi ciencies are applied, and rents higher than the average of $1.25/1.20 /sf are 
acheived,  then the gap begins to disappear altogether.

* assumptions for costs and revenue are same as indicated on pages 61-62 unless otherwise noted



67

OKLAHOMA CITY, OKLAHOMA

DEVELOPMENT 
ECONOMICS
4INTRODUCTION1 EXISTING

CONDITIONS
2 DEVELOPMENT 

FRAMEWORK
3 IMPLEMENTATION 5

SMALL SCALE HOUSING TYPOLOGIES

Examples of smaller scale housing developments include: (1) “Mansion” style buildings; (2)(5) “Urban Clustser” style (3) Townhomes; 
(4) Corridor style buildings with surface parking; and (6) “8-Plex” or “4-Plex” style walk-up apartments.
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4.3 CONCLUSIONS
Given existing dynamics, it is diffi cult to make a development 
project work in Downtown Oklahoma City without a 
signifi cant amount of hard work, design, market research, 
and public subsidy.  Taking the example project outlined on 
pages 61-62, what might be considered a basic or typical 
multi-family project has trouble being fi nancially feasible 
due to a number of factors, from land cost to parking 
expectations.  The analysis within this Section shows that 
the collective savings in land cost, parking, and construction 
could amount for a signifi cant portion of this gap.  

Assistance in fi lling these gaps is often one of the roles of 
the public sector, and that role has been taken on by the 
City of Oklahoma City in the past.  In many cases the need 
for fi nancial assistance 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 suffi cient density and impact 
while also being more fi nancially feasible.

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 partnering with private developers that 
connects resources, knowledge, and strategic goals in a 
manner that generates positive outcomes for all involved.  

Figure 4C: Comparison of Subsidy by 
Sample Project

Figure 4C shows three examples of potential subsidy required to make a 
rental based multi-family project fi nancially feasible.  The fi rst example, 
which represents the sample project described on pages 66, shows a need 
for a subsidy/gap fi nance of $42,000 per unit.  This represents the amount 
necessary to bring conventional debt to a level where a bank would fi nance 
it (generally around a debt coverage ratio of 1.2).  If the sample project’s 
parking were reduced to 1.5 per unit, as suggested in this section, then the 
amount of subsidy would be reduced to $35,000.  Finally, if the Urban 
Cluster model were employed on the site (described on pages ?, the subsidy 
would be reduced to $18,000.  Additionally, this graphic illustrates the 
impact if the cost of land acquisition were taken out of the equation.  For 
the larger projects, land equates to about $9000/unit, which impacts 1/4th 
to 1/3rd of the gap.  However, for the urban cluster model, land equates to 
$19,000 per unit, exceeding the estimated gap.
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THIS SECTION PRESENTS THE DETAILED STRATEGIES AND ACTIONS 
NECESSARY TO IMPLEMENT A LARGE-SCALE DOWNTOWN HOUSING 
PROGRAM IN THE NEXT 5 TO 10 YEARS.  WHILE THE DEVELOPMENT 

FRAMEWORK EXAMINED BROAD SCALE PLANNING DECISIONS RELATIVE 
TO DOWNTOWN HOUSING, THIS SECTION FOCUSES ON FINANCIAL, 

ORGANIZATIONAL, AND INVESTMENT ANALYSIS CRITERIA.

5.1 IMPLEMENTATION APPROACH
In order to achieve the goals and objectives discussed in 
this Report, the City of Oklahoma City is going to need 
a focused, organized, and effective implementation 
program to generate the type and scale of housing it 
desires for Downtown.  This Section outlines key criteria and 
components for the recommended Implementation Plan.

The implementation program is based on the following 
assumptions regarding Downtown Oklahoma City housing, 
gained from research and analysis in previous Sections of 
this Report.

• Housing is vital to Downtown’s ability to grow and 
prosper as a 24/7 urban community;

• Current workforce and market dynamics 
indicate unmet housing demand in the downtown 
marketplace; 

• Financing affordable / mixed-income downtown 
housing development is challenging;

• Housing developers and institutional lenders are 
still uncomfortable with the depth of the downtown 
housing market, especially in light of the recent 
real estate environment;

• Downtown housing involves a development 
premium increasing perceived risk; and

• Downtown’s housing market would benefi t from 
development velocity for attracting developers / 
funding and strengthening market perceptions.

5.1.1 INVESTMENT TIMING AND THE 
REVITALIZATION CURVE

It is recommended that Oklahoma City organize around a 
large-scale, public-private partnership whose mission is to 
assist in the fi nancing of a particular housing development 
over a short period of time.  This scale should be suffi cient 
in size to ensure private investment in housing and other 
types of development is sustainable over the long-term.

Based on existing conditions and the results of the investment 
analysis (see Section 4), it is assumed that the City will have 
to continue to incentivize housing development due to the 
inherent fi nancial gaps that exist, primarily between the 
marketplace and the cost of development.  However, this 
does not imply that the City should always be in the business 
of subsidizing housing development.  As noted previously, 
a suffi cient scale of downtown housing units is vital to the 
downtown area’s future vitality.  Downtown Oklahoma City 

ImplementationImpleme
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Figure 5A. Revitalization Curve

is currently in a market position where it is not profi table for 
private investment to develop the desired scale and type 
of housing the City and their partners desire.  The City, 
therefore, must be willing to continue to act as a partner in 
the process of housing development.  

The time will come when little to no public sector investment 
is required to support downtown housing development 
because there has been suffi cient reaction from the 
marketplace to leave development in the hands of private 
investment - ultimately the most effi cient and economically 
productive place for real estate development.  The so-
called “revitalization curve,” shown in Figure 5A, illustrates 
the relationship between public and private sector 
investment and how, in early stages of revitalization, 
larger amounts of public sector investment is needed to 
initiate private investment. Eventually the market responds 
suffi ciently for a community to achieve “sustained” private 
investment reducing the need for signifi cant - if any - public 

sector dollars.  This is the ultimate goal of the proposed 
housing implementation program, to establish a partnership 
between the City and the private sector that cultivates the 
downtown housing market to a point where sustained and 
desired private investment is achieved.

5.1.2 CONSTRUCTION PROGRAM

This Report recommends that the City of Oklahoma 
City organize around a pro-active, 5-8 year housing 
construction program that uses a combination of strategic 
goals, partnerships, incentives, and program management 
to generate at least 1,000 new housing units over the next 
decade.  

These units would be in addition to those currently planned 
for Downtown.  The intention of this program is to establish 
an offi cial policy based public-private partnership that 
creates the “ground rules” for the development community.  
The program’s objectives should establish a predictable 
development environment where the private sector knows 
precisely what types of housing projects the City will 
support, and what methods of investment or assistance 
it will provide.  This program should make projects more 
easily fi nanced and profi table for the private sector.  
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PUBLIC-PRIVATE PARTNERSHIP 
FOR DOWNTOWN HOUSING DEVELOPMENT

“P3 VERSION 2.0” 

A NEW DIRECTION FOR PUBLIC-PRIVATE 
PARTNERSHIPS IN OKLAHOMA CITY

Oklahoma City is no stranger to public-private 
partnerships.  Indeed, most of the progress seen in 
Downtown Oklahoma City today is a direct result of 
the ability of the City and their partners to work with 
the private sector to provide mutual benefi ts in the form 
of new development, investment, and destinations.

There are many hurdles  present in the effort to revitalize 
Downtown Oklahoma City, especially to reach the 
critical mass of housing that is necessary to create and 
sustain a vibrant and impactful Downtown District.  The 
lingering impacts of the national recession  create an 
additional hurdle in the form of an economic climate 
few have previously experienced - especially relative 
to its impact on real estate markets.  If downtown 
housing - and by extension downtown revitalization - 
remains a priority of the City, then it must be prepared 
to organize in a proactive manner that works with the 
private sector in a productive manner and removes the 
physical and fi nancial hurdles identifi ed for effi cient 
and cost effective downtown housing.

Yet, part of the “Version 2.0” for a public-private 
partnership in Downtown OKC is a renewed eye on 
return on investment and tangible benefi ts brought to 
the City and its’ residents.  If the City is to continue 
to contribute fi nancial and other forms of assistance to 
ensure downtown housing projects can be built, then it 
must require that the development projects built adhere 
to requirements set in place by the City.  These criteria, 
discussed in more detail in this Section, are not designed 
to make the downtown development environment more 
diffi cult, but instead are meant to recognize the fact 
that the City has its own goals and “investors” (i.e. 
taxpayers) whose needs must be met.

Objectives for P3 2.0:

1. Establish a “point” organization that is a one-
stop shop for partnerships and development 
implementation in Downtwon OKC;

2. Seek to generate a minimum of 1,000 units 
over the next 5-8 years (2012-2020) not inclusive 
of those already planned;

3. Coordinate City resources to target 1-2 areas 
for development with corresponding infrastructure 
improvements;

4. Identify available incentive programs 
and clearly defi ne how they will be used to 
assist development projects so that there is no 
confusion as to the requirements placed on public 
investment;

5. Establish a mutual understanding with the 
development community outlining available 
fi nancial incentives and what the City expects in 
return;

6. Adhere to established housing development 
criteria such as sustainable development, mixed-
income, in-fi ll, and mixed-use. (More information 
on this is included in the next Section); and 

7. Establish methods for the City to generate 
a return on investment beyond that of housing 
development and the minimum standards of TIF 
funded projects.
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5.2 ORGANIZATIONAL CAPACITY
In order to successfully implement and manage the 
recommended programs in the Implementation Plan, the 
City is going to have to pay particular attention to how 
it is organized to administer the available and proposed 
funding tools and how it will deal with the development 
community.

5.2.1 “POINT” ORGANIZATION

Ideally, it is preferable to have a single point of contact to 
receive, coordinate, and negotiate with private developers.  
This provides a considerable amount of predictability 
for the private sector to identify and engage a single 
person regarding their projects, whether they are in the 
conceptual or fi nal stages.  Most communities, unless they 
are small, are not organized in a manner that supports this 
arrangement.  

The City is made up of many different departments and 
organizations that play a role in downtown revitalization.  
The past approach in dealing with the private sector has 
been effective, but also scattered.  Entities like the Urban 
Renewal Authority own land used for public-private 
partnerships. Administration of TIF funds has been done out 
of the Assistant City Manager’s offi ce.  Zoning, urban design, 
and other regulatory matters are dealt within two separate 
sections of the Planning Department. Coordination with 
developers and other community members throughout  the 
Downtown is conducted through the Urban Redevelopment 
Section, another component of the Planning Department.  

It may benefi t the City to consider establishing a “point” 
entity that deals in matters of downtown redevelopment and 
revitalization, similar to the way the Chamber of Commerce 
acts as the key contact for city-wide economic development 
initiatives.  In some communities, it is benefi cial to combine 
key tasks and responsibilities into a single organization in 
order to facilitate the development process.  In Oklahoma 
City’s case, however, there are enough divergent entities 
with unique powers, skill sets, and missions that it might 
make sense to establish the “point” person or entity as 
a coordinator - someone who has enough power and 
responsibility to negotiate and coordinate on the City’s 
behalf, but who does not necessarily oversee the staff and 
resources of each individual organization.  The likely roles 

of key agencies and organizations are described below.  
A proposed organizational chart illustrating the potential 
relationship of a point entity within an existing framework 
is included in Figure 5B.  

5.2.2 OTHER KEY PLAYERS

URBAN RENEWAL AUTHORITY

The Urban Renewal Authority has the power of eminent 
domain, as well as the capacity to purchase and hold 
land for future development projects.  The Authority should 
continue to utilize these roles in conjunction with the point 
entity, especially within the short-term.  

PLANNING DEPARTMENT

The Planning Department oversees several key divisions 
that are crucial to the process of the comprehensive housing 
development initiatives.  For example, effi ciency in zoning 
and urban design approvals are crucial to the development 
process, and therefore Comprehensive Planning and Urban 
Design play an important role.  The Urban Redevelopment 
Division works in part to establish and maintain important 
contacts throughout the Downtown, with residents, property 
owners, businesses, and developers.  These contacts are 
essential to push forward the suggested partnership.

Figure 5B. Potential Organization Chart
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As part of the recommended public-private partnership, 
the Planning Department may want to consider the creation 
of an internal liaison or project manager that coordinates 
the activities of these various divisions specifi cally for 
the purpose of streamlining the development process for 
housing - or other development projects.  

CHAMBER OF COMMERCE

Given the existence of a “point” organization for downtown 
development, the City’s economic development entity should 
be free to focus on broader scale initiatives, and be called 
upon to assist when a housing related project is of suffi cient 
scale and importance to warrant additional scrutiny and 
incentives.  The long-term redevelopment of Core to Shore 
may be a good example.  The exception is in relation to 
retail recruitment.  Chamber staff will likely take the lead 
in the recruitment and retention of retail Downtown  - a key 
step in the process of establishing urban neighborhoods 
that attract residents.  

CITY MANAGER’S OFFICE

The City Manager’s offi ce has control over TIF Districts 
and several other key incentives, and therefore plays 
an important role.  Whether the point organization is a 
City Division or not-for-profi t entity, it should work under 
the authority of the City Manager,  providing the power 
to work with developers, ability to promise and deliver 
incentives and funds, and coordinate with the organizations 
described in this Section.  

DOWNTOWN OKLAHOMA CITY INC.

As the marketing organization for Downtown, DOKC’s role 
in a mix of the above organizations and their relationship 
with the point organization is essential.  The heads of 
both DOKC and the point organization should have a 
close relationship that shares resources and strategy.  
DOKC provides valuable on the ground knowledge and 
communication from residents and business owners that 
will be extremely useful in gaining widespread support 
for development projects.  Additionally, DOKC can play 
an important role in the recruitment and retention of retail 
and services on a smaller, independent level from that 
which the Chamber of Commerce works. 

POINT ORGANIZATION

A point organization or entity whose role is primarily 
that of coordination and administration will likely have 
a leader who is experienced in negotiation, establishing 
relationships,  project management, and fi nance.  The 
provision of staff in addition to the head is contingent upon 
the scale of the eventual public-private partnership.

5.3 PROJECT EVALUATION CRITERIA
The creation of a critical mass of housing units in the 
downtown area is a clearly defi ned goal of the City of 
Oklahoma City.  It is recommended that the City establish 
straightforward criteria for the use of public funds for 
private development.  This will help to ensure that the 
partnership incentives are used to support housing that 
meets the City’s overall Downtown revitalization goals.  
Establishing a clear set of criteria will create a level of 
predictability for private developers as they work with 
the City.  Any development project, requesting or being 
offered public funds, should meet one or more of these 
criteria.

A comprehensive list of recommended minimum project 
criteria is shown below.  Oklahoma City can develop 
additional criteria according to local preference.

5.3.1 SUGGESTED EVALUATION CRITERIA

COMMUNITY DEVELOPMENT CRITERIA

• Includes, to the extent possible, units affordable  
to “workforce” households or “working families;” 
and

•  Creates mixed-income projects and neighborhoods 
that can provide housing for a spectrum of ages 
and life stages.

URBAN DESIGN CRITERIA

•  Limited setbacks or conforms with build-to-lines on 
adjacent buildings;

•  Minimizes the visibility of project parking;
•  In appropriate locations, preserve views of 

Central Business District;
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Source: Department of Housing and Urban Development

FIgure 5C. Income Range (80-120% AMI)•  Incorporates quality streetscapes and landscape 
design;

•  Preserves existing street patterns; and
•  Avoids abrupt changes in massing and scale 

between neighboring developments.

PLANNING / REDEVELOPMENT CRITERIA

•   Focus early development in one of the targeted 
investment zones to create activity zones;

•  Encourage vertically mixed-use development on 
key commercial corridors, where appropriate; 
and

•  Encourage on-street parking for mixed-use 
projects.

FINANCIAL CRITERIA

•  Nets a positive contribution to tax base / TIF 
payback; and

•  Returns partial investment to City via interest 
payment or other means.

MEETING THE NEEDS OF WORKFORCE 
HOUSING

Using a 30% rule of affordability (households who spend 
more than 30% of their gross income on housing are 
considered to be cost burdened), the lowest household 
income needed to afford a 1-bedroom rental in the sample 
residential project is $40,700, with the minimum for a 2-
bedroom rent is $49,600.  These price points are generally 
affordable to households with 80-120% of area median 
income (see Figure 5C.)

However, as demonstrated, such a project is not fi nancially 
viable.  It is estimated that in order to have no fi nancial 
gap, rents would have to be increased from $1.10 - $1.20 
per square foot to $1.70 - $1.75.  Aside from these rents 
being considerably higher than the market, they would 
require income levels ranging from $53,750 for a 1-
bedroom to $69,028 for 2-bedrooms.  This begins to create 
affordability problems for 1- and 2-person households 
at 80-120% of the AMI, who will be almost completely 

priced out, with many of the 3-person households in the 
same position.  

5.3.2  RETURN ON INVESTMENT

The City of Oklahoma City should explore as many options 
as possible to gain a return on investment from grants, loans, 
or other incentives used to spur development.  This would 
go beyond the “ROI” achieved from the development 
itself, and instead include objectives for fi nancial return 
back to the City for the use of their funds.  The purpose 
of such a strategy is two-fold: (1) The more public sector 
investment opportunities that exist, the more development 
and supporting uses can assist in the revitalization of 
Downtown Oklahoma City.  The City should no longer 
view development incentives and subsidies as “sunk” costs, 
but instead manage them so they can be used to assist 
development and economic development projects far 
into the future;  (2) Accountability for taxpayer dollars is 
at an all time high, and in order to keep public support 
for redevelopment initiatives in the Downtown and other 
geographies throughout the City, it may benefi t the City 
to demonstrate to citizens that their tax dollars are being 
put to good use.  This may go beyond project fi nancing, 
which can be inferred as only helping private developers.  
The MAPS initiatives, for instance, tied a tax increase to 
specifi c projects intended to improve the quality of life and 
economic development of the City.

Many of the sources and uses for a fi nancial ROI from public 
sector investment have been discussed in previous Sections.  
Tax increment from TIF funded projects, interest on hard 
and soft second loans, and a percentage of developer 
fees or cash fl ow can be used for a number of purposes, 
including fi nancing special redevelopment funds for future 
use.  The City is unlikely to obtain a fi nancial return on 
every project that it participates in - the circumstances of 
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each project will vary.  However, this is part of a package 
of requirements like the Housing Objectives described in 
Section 3.1.1 that demonstrate to the private sector that 
there will be certain “costs” to using public money, just as 
there are costs for using private fi nancing.

5.4 IMPLEMENTATION TOOLS
5.4.1 IMPLEMENTATION TOOLS / SOURCES

The 2008 Downtown Dwellers Program Financial Incentives 
Review discussed the opportunities and potential use of 
different public sector funding sources and redevelopment 
tools.  Unfortunately, not all of these programs are available 
for use in the recommended public-private partnership.  
The limited use is due to a number of reasons ranging from 
changes in policy to impacts from the national recession.  
This Section discusses a number of these programs and 
their suggested priority for use.  

PRIMARY TOOLS / SOURCES

TAX INCREMENT FINANCING (EXISTING)

The primary source of incentive funds is likely to be from 
the Downtown TIF District.  According to the City, the TIF 
fund currently supports a $68 million dollar project plan 
budget approved for the years 2000-2025.  There is $20 
million  set aside for residential; approximately 70-75% 
of that line item has already been allocated.  The project 
plan and bonding capacity do limit the ability of the City 
to utilize TIF funding.  Nevertheless, it remains one of the 
primary tools currently available to the City.

LAND ASSEMBLY / LAND BANKING (EXISTING)

City-owned land - specifi cally owned by the Urban Renewal 
Authority - has been a key driver in housing development 
over the past decade.  Land transfer incentives have been 
used in projects like Maywood Park, The Hill, Legacy at 
the Arts Quarter, and the proposed redevelopment of the 
Mercy Hospital Site.  However, the capacity and  willingness 
of the Urban Renewal Authority to continue acquiring land 
for the purpose of incentivizing housing development 
is subject to debate.  What is clear is that the Authority 
continues to own key parcels of land around Downtown, 

and an approach of using these and other strategic parcels 
to leverage desired housing development should continue 
to be used by the City.

NEW: SPECIAL REDEVELOPMENT FUND (NON-
EXISTING)

To augment the use of TIF funds to incentivize housing 
development, it is recommended that the City create and 
fi nance a special redevelopment fund.  This fund would 
be capitalized by revenue from public sector investment.  
Sources may include interest from loans, revenue from 
development income, the sale of land, or land leases.  Not 
only will the fund add resources for the City to utilize as 
part of the recommended housing development program; 
it also allows the City to provide support in ways that TIF 
funds cannot.

An additional objective for such a redevelopment fund 
is that it represents a long-term pool of funding for use 
specifi cally in the Downtown.  The Downtown TIF District is 
currently the best option for this, but the City should at least 
anticipate that a new TIF District may not be approved 
when the current District expires in 2025.  Additionally, the 
City should anticipate policy based shifts in redevelopment 
resources to other parts of the City, such as near-Downtown 
neighborhoods and other areas.  Despite considerable 
investment since the original MAPS project, the Downtown 
area will likely still need a dedicated redevelopment 
funding source within 15-20 years.  Being left without 
such a resource could negatively impact revitalization 
and economic developments in the Downtown area in the 
future.

NEW: INFRASTRUCTURE FUND (NON-EXISTING)

A major hurdle for redevelopment projects can be the 
repair and replacement of infrastructure that serves  
development, such as roads, alleys, sidewalks, lighting, 
and utilities.  Indeed, the basic purpose of Tax Increment 
Financing is to provide such infrastructure so that the 
public sector can assist private development - and gain 
its’ tax revenue.  TIF has been especially useful in urban 
redevelopment, where other cost centers, such as land 
acquisition or construction costs, can be alleviated through 
the provision of infrastructure dollars.  
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Given that the construction and maintenance of infrastructure 
like roads and utilities is essentially a public sector activity 
(at least those in the public right-of-way), and assuming that 
there are a considerable number of blocks in the Downtown 
area with deteriorating streets, sidewalks, and utilities, it 
may be worth considering a specifi c infrastructure fund that 
allocates funding on a project by project basis solely for 
the purpose of addressing infrastructure improvements.  

NEW: PUBLIC / PRIVATE DEVELOPMENT FUND (NON-
EXISTING)

One of the major hurdles at present for private development 
is the ability to secure favorable fi nancing - or fi nancing 
at all.  The role of lending institutions in relationship 
to real estate development is often forgotten.  In their 
emergence from a national recession, banks have proven 
to be extremely conservative with loans.  Banks that are 
currently willing to lend often use extremely conservative 
underwriting criteria that does not lend itself for use in 
redevelopment scenarios.  

Therefore, it may behoove the City to engage local lending 
institutions for the purposes of creating an affordable 
fi nancing pool to support the recommended Downtown 
housing program.  Such a pool would use City funds as a 
source of collateral for favorable fi nancing that reduces up 
front cash outlay and encourages return on investment.  

A conceptual program structure is discussed:

•  Establish a program goal for housing units based 
on the previously mentioned 1,000 units over 8 
years), assuming an average unit cost of $160,000.   
This would establish an 8-year investment goal of 
$160 million.  

•  A defi ned project “pipeline” uses the working 
capital of the pool, never exceeding 20-25% of 
total units under construction at any given time.  
This means that no more than $40 million (250 
units) in working capital is engaged at any given 
time.  

• City deposits with banks should total 25% of 
anticipated maximum project costs or up to $8.5-
$10 million to be used as collateral for construction 
loans.  Money will earn a 2-3% interest rate while 
on deposit.

•  City deposits will serve as guaranty against 
construction loans during the construction period 
and lease-up, but stand behind builder / 
developer guaranty.

• Funds used for guaranty should be designed not 
only to generate fi nancing opportunities, but also 
to generate more favorable fi nancing terms.  For 
example, the program should strive to incentivize 
a private construction lending program that lends 
at favorable indicators, such as 80-85% loan-to-
value ratio, 1.5-2 interest points below market, 
and a favorable debt coverage  ratio (>1.2) for 
up to a 3-year period with take out at stabilized 
occupancy.

• The  City should consider a market rate pre-
development loan for deals on a 1:1 match with 
developer once initial underwriting is completed 
and demonstrates project viability. There are 
several advantages to this type of pool vs. other 
funding sources:

• Funds should ease fi nancing constraints 
and lower cost of fi nancing to private 
developers;

• The City would earn interest on its 
collateral and theoretically net out cash.  
Interest earnings can be used for program 
administrator, additional rent reserve on 
the back end of deal, or contribution to the 
special redevelopment fund; and

•  City could negotiate additional fee on back 
end of successful project to be paid out of 
net cash fl ow.

There are several examples of these types of funds 
currently in use.  Oklahoma City’s may stand somewhere 
between the program in Austin, Texas, whose focus was on 
affordable housing, and the program in Louisville, Kentucky, 
which focuses on market-rate housing. 

SECONDARY TOOLS / SOURCES

221 (D)

HUD’s 221(d) program offers loan guarantees and a 
40-year amortization schedule that can reduce the cost 
of debt to a developer.  While a useful and available 
program, it does have its limits, including the wait-time 
involved between applying and being approved for the 
program, and the growing competition for the program 
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due to restricted private capital.  The program is likely to 
be useful for some key projects, but it is unlikely to be a 
comprehensive tool for downtown housing development. 

LIHTC

Low Income Housing Tax Credits (LIHTC), also known 
as Section 42 Credits, are one of the most widely used 
vehicles for the development of affordable housing across 
the country.  Though often used to generate equity for an 
entire housing project, Section 42 credits can also be used 
to create affordable units within a larger housing project 
that includes market-rate housing.  This could be a tool 
utilized by the City and the private sector to create housing 
units that are affordable to “workforce” households.

HOUSING TRUST FUND

According to the 2008 Downtown Dwellers Incentive 
Study, the State has a good Housing Trust Fund model.  
Administered by the Oklahoma Housing Finance Agency, 
the HTF provides collateralized, short-term construction 
loans for new construction of rental or homeownership 
units, conversion of non-residential structures into rental 
or homeownership, acquisition, and  rehabilitation.  This 
fund, which is primarily oriented to provide affordable 
housing, may provide opportunities to assist in the fi nancing 
of a mixed-income property - though probably not as a 
primary funding source.  It may be particularly useful in 
smaller scale rehabilitation projects in areas like Midtown, 
Automobile Alley, or the Arts District.  

CDGB / NSP

Community Development Block Grant (CDBG) funds can 
provide gap fi nancing for housing projects, particularly 
affordable housing projects or larger scale, mixed-use 
projects that provide tangible economic development 
outcomes.  However, it is likely that CDBG funds are 
allocated to varying parts of the City, with limited funds 
specifi cally for downtown housing, so the availability 
of these funds may not provide suffi cient scale for the 
recommended development program.  

Related to CDBG are Neighborhood Stabilization Program 
(NSP) funds.  A third round of NSP funds were recently 
allocated to Oklahoma City, which it targeted for use in 

the Core to Shore area.  A more detailed discussion of 
NSP funds can be found on page 56.  It is unlikely that 
there will be additional funds available in the near future.  

TIERCIARY / UNLIKELY TOOLS / SOURCES

PROPERTY TAX RELIEF / ABATEMENT

In many cities, the ability to remove some of the property 
tax burden on a project, either through the “carrying” 
phase (i.e. pre-development phase) or operating phase 
can signifi cantly improve cash fl ow, and thus the viability of 
a development project.  However, it is the consensus of most 
in Oklahoma City that the county property tax rates are 
so low that the ability to provide development incentive 
through tax abatement, relief, or refunds is virtually non-
existent.  

MURRAH FUND

The Murrah Fund was set up in the wake of the Oklahoma 
City Federal Building bombing.  It received an allocation 
of $39 million from the Federal Government to be utilized 
as direct grants to bomb-damaged properties in the 
“Murrah District”.  Funds were approved for almost 200 
buildings in the past 15 years;  $10 million of the funds 
were put into a program to spur commercial activity in 
the form of “mezzanine” fi nancing.  The fund has paid out 
$16 million of these loans.  While these loans will be paid 
back, creating a redevelopment fund that can operate for 
long periods of time, few of these funds are apparently 
available for use to fi nance residential projects in the short-
term.  As such, they were not considered as primary or 
secondary redevelopment funds.  

USES OF FUNDS

The funding tools and programs described in this Section 
can be utilized for many different purposes.  This Study 
recommends that the City of Oklahoma City organize 
available resources around fi ve potential uses of funding.  
Like the housing based criteria discussed is Section 5.3, 
this provides a level of predictability for developers, and 
organizational effi ciency for the City.  This is not to say 
that the City should not participate in creative fi nancing 
techniques to spur development, but the highest level 
of creativity and fl exibility should be saved for the 
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development projects that balance the unique combination 
of promising very large benefi ts with overcoming very 
challenging hurdles.  

COLLATERAL FOR BANK FINANCING

City investment can be provided as large-scale collateral 
such as the program described on page 76, or on a more 
individual project scale.  Since funds provided for collateral 
can be tied up for long periods of time, it is best to focus 
use on large-scale projects.

“HARD” SECOND LOANS

Second loans are a common economic development 
fi nancing tool, where the public sector makes a loan to the 
developer (or business) that complements a conventional 
bank loan.  The primary purpose of such a loan is to 
make a project more fi nancially viable by providing more 
favorable terms (length and interest) than a conventional 
loan, which reduces short-term debt service.  Alternatively, 
given existing conservative lending practices, this loan 
could be used to close a gap between loan-to-value and 
equity.  

The “hard” portion of this fi nance tool means that a City 
loan would not take a subordinate position as a creditor 
to a bank if the project fails.  The City has expressed a 
preference in making “hard” second loans which are 
designed to protect public investments on the same scale 
as private lending institutions.

Interest on these loans can be used for various purposes, 
including the funding of a special redevelopment fund, as 
described on page 75.

“SOFT” SECOND LOANS

Despite a potential preference for “hard” second loans, 
the vast majority of seconds are made as “soft” loans. Soft 
loans require the public sector entity making the loan to 
take a subordinate position on the loan.  In the past, this has 
been one of the only ways to convince conventional lending 
institutions to remain part of the deal - the guarantee 
that they will be the top ranked creditor.  Therefore, it is 
recommended that the City continue to consider the use of 
these loans.

PROJECT GRANTS INCLUDING TIF AND OTHER

The most straightforward method of incentive or subsidy 
is the infusion of cash equity into a project.  This is the 
basic use of TIF funds or bonds, which are used to offset 
the cost of parking, roads, utilities, or other infrastructure.  
Grants serve to close project gaps on the “front-end” 
(fi nancing) as opposed to the “back-end” (operating) like 
loans.  Because these funds are not necessarily paid back, 
grants should elicit the highest return on investment on the 
use of City funds.  This may go beyond the previously 
stated goals and objectives for housing and may include 
more restrictive concessions on the project (such as meeting 
additional housing development criteria) or different 
methods of fi nancial return to the City beyond the criteria 
used for TIF investment, such as the generation of increment 
and future property taxes.

5.4.2 TIF POLICY ADJUSTMENTS

As part of the recommendations of this Report, the existing 
Downtown TIF policy was examined to see if any adjustments 
were required.  The following are recommendations for 
changes to the existing TIF policy.

CONSIDER ALLOCATING APPROVED TIF 
DOLLARS FOR HOUSING DEVELOPMENT

Based on overall downtown revitalization goals, it may 
make sense to enhance the amount allocated for housing 
within the existing TIF plan, if additional funding is deemed 
necessary.

ADD EVALUATION CRITERIA TO THE POLICY

Based on the discussion in Section 5.3, it is recommended 
that the City add its’ evaulation criteria for development 
projects to the TIF policy.  At a minimim the criteria should 
include components for community development, workforce 
housing, urban design, and district fi nancial contribution.

MAKE EVALUATION CRITERIA VERY SPECIFIC

In order to create a predictable development environment, 
the evaluation criteria added to the TIF policy (as well as 
any policy relative to City assistance for development 
projects) needs to be as specifi c in scope and process as 
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possible to avoid confusion about what is required when 
TIF funds are allocated to a project.

APPLY “BONUS” CRITERIA FOR PROJECTS THAT 
MEET MAJOR GOALS

It is not anticipated that development projects will be able 
to integrate all stated City goals and objectives for housing 
development.  Some are likely to be more important than 
others.  As such, a TIF policy should refl ect the capacity 
to receive additional funds or a reduction in the funding 
cap per unit if it is able to meet the most important (and 
potentially diffi cult) criteria established by the City.  The 
return for the developer would be improved profi t or cash 
fl ow from a project.

REMOVE THE PROVISION THAT FAVORS FOR-
SALE HOUSING

While for-sale housing is a key long-term goal of the 
downtown housing initiative, the stated preference for this 
product is mis-aligned with the current market, as well as 
what the market is likely to be for the next 5 years.  The 
City should be prepared to fully support and fund rental 
product.

5.5 PARALLEL INITIATIVES
5.5.1 REGULATORY ENVIRONMENT

The Existing Conditions Section of this Report examined 
existing zoning regulations within Downtown districts and 
did not discover any “red fl ags” that might pose a hurdle 
to the successful development of housing.  That being said, 
it may be helpful to review the existing zoning code to 
ensure it remains a fl uid and helpful tool to guide private 
development.  One area in particular that the Consultant 
Team did not have the opportunity to address is the 
approvals process.  A slow approvals process for zoning 
and permitting can add to the carrying costs of developers 
who usually need (and deserve) an effi cient and predictable 
process.  The City should seek out the opininions of private 
developers as to whether they perceive the approvals 
process to be effective, and cross-check those opinions 
with other City Planning Departments that have proven to 
deliver services and approvals effectively to judge whether 
improvements are necessary.

This Report discusses a lot of urban design criteria that 
could be applied to residential development incentivized 
by the City.  These criteria should largely match-up with 
existing design overlays and not necessarily need to be 
integrated into zoning or other regulatory tools in order to 
be implemented.  However, it may be helpful for City staff 
to lend technical assistance to the point organization so the 
suggested urban design criteria can be approved to pave 
the way for City funding.

5.5.2 MARKETING STRATEGIES

Marketing is an important activity when attempting to 
call attention to the availability of downtown housing.  
Developers can be responsible for the marketing of their 
individual projects,  but this is not necessarily suffi cient to 
reach the metropolitan area market, much of which may be 
generally unaware of the opportunities to live Downtown, 
or the details as to the types of housing and price points 
available.  

Downtown Oklahoma City, Inc. has a marketing program 
connected to its website, including listings for rental and 
for-sale properties.  It also hosts the Downtown Living 
Tour, which brings people from around the area to tour 
downtown housing.  

This is a good starting point, but if the City is serious about 
organizing around a large-scale housing development 
program, then the marketing efforts need to be increased.  
DOKC is the most effective organization through which to 
implement a bolstered marketing campaign, but assistance 
from the City may be necessary.

A marketing plan for Downtown housing must include the 
following components:

• A partnership between private developers and 
property owners in conjunction with the City and 
DOKC to share information related to existing 
and planned residential units;

• A marketing manager that coordinates “real-
time” information relative to available residential 
units, construction, and events;

• A targeted advertising campaign to key markets, 
especially downtown employers;

• Cooperation from local employers to market and 
advertise available housing to employees;
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• Connectivity to the local real estate agent network, 
especially for-sale housing; and

•  An up-to-date, interactive and easy to use website 
that provides suffi cient information to prospective 
tenants.  

In the Downtown Employee Survey, the majority (57%) 
of those most interested in living Downtown said they 
preferred to live in near-Downtown neighborhoods.  
The ultimate goal of a Downtown marketing plan is not 
necessarily the marketing and absorption of individual units 
and projects, but instead the dissemination of information 
about Downtown, the on-going activities, available housing 
options, growing amenities and quality of life that many 
may not be aware of simply because they do not interact 
with Downtown on a regular basis.  

5.5.3 STREETCAR

This Report has not discussed the proposed Modern Transit 
System in great detail because planning for the system is 
currently underway, with an intended start date of 2015.   
The entire Streetcar discussion is a bit of a “wildcard” in 
regards to downtown housing.  Without knowing its’ ultimate 
route and operational details, it is diffi cult to integrate into 
the overall thinking for downtown housing.  However, the 
Streetcar has the potential to have an enormous impact 
on the ultimate location of housing development and 
investment in Downtown.  Planning for downtown housing 
development needs to take this into consideration. 

The Streetcar has the potential to be a catalyst for 
development throughout the downtown area.  It will 
drastically improve access to employment and activity 
centers, especially for Midtown, Automobile Alley, and the 
Core to Shore area.  Once the Streetcar route is decided, 
it may start a run on land acquisition and speculation.  It is 
recommended that the City connect planning objectives of 
the Streetcar as closely with the planning and development 
framework of this Report, as well as other plans for the 
downtown area.  

5.5.4 RETAIL STRATEGY

This Study has pointed to Focus Areas for residential 
development that take advantage of existing and growing 
retail and service centers that are important amenities to 
Downtown residents.  As the City moves forward with its 

housing initiative, it should simultaneously implement a 
strategy to recruit, retain, and enhance the local retail 
environment on key streets like 10th Street, Classen Drive, 
Walker Avenue, and Broadway Avenue.  

This strategy should be a special, niche approach that 
works to integrate small and independent businesses in 
vertically mixed-use developments.  Outside of Bricktown, 
the retail environment in Downtown Oklahoma City is 
largely unproven.  There have been strong additions to 
the retail landscape, including a cluster of restaurants 
on Broadway Avenue and the Walker roundabout.  As 
demonstrated by the process to develop the Mercy Hospital 
site, there may be a tendency by the private sector to be 
wary of providing retail space if it is not perceived to 
be immediately successful.  In order to attract mixed-use 
development with ground fl oor storefronts, the City may 
need to consider an additional partnership to assist the 
private sector with fi lling and sustaining businesses in these 
spaces.  These strategies should be fl eshed out in another 
study.

5.6 WORK PLAN
The following Work Plan provides the “next steps” for 
implementation of the objectives outlined in this Report.  
A proposed timeline of activities in shown on page 82.  
This fi ve year timeline delineates a series of projects and 
initiatives defi ned as the most crucial to the creation of a 
successful Downtown Housing Development Program.  

5.6.1 KEY TASKS - 12 MONTHS

CREATE POINT ORGANIZATION

The “point” organization responsible for coordination of 
on-going downtown development should be identifi ed and 
empowered.

FINALIZE AND DOCUMENT RESIDENTIAL 
DEVELOPMENT CRITERIA

Select the primary criteria that will be used to guide public 
sector investment in downtown housing.  This needs to be 
established early on to assist in creating a predictable and 
effi cient development and investment environment.
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mutual understanding of the goals and objectives of the 
program.

DELINEATE TARGETED AREAS OF INVESTMENT

Public sector investment must be targeted to generate the 
maximum level of results, activity, and spin-off investment 
from housing development.  While many of these area are 
recommended in Section 3, the City and point organization 
will need to further refi ne these areas and communicate 
goals within the partnership.

LAND ACQUISITION AND BANKING

The ownership of land and its use to leverage development 
deals will be one of the most important tools available 
to the City.  Opportunities to acquire, sell, or “bank” land 
throughout the downtown area should be considered as an 
ongoing activity throughout the next decade.  

5.6.2 PARALLEL WORK PLAN

The following tasks are not necessarily primary tasks for 
short-term implementation, but instead are parallel tasks 
to be performed by the City and their partners to assist 
with the planning and implementation of the recommended 
public-private partnership.

• Finalize and Plan for Streetcar Line;
• Prepare for the Implementation of a Quiet Zone;
•  Create a Mixed-use Retail Strategy;
• Select or Construct a Downtown Elementary 

School;
•  Convert Walker to Two-way Traffi c;
• Begin NSP-funded Housing Project in Core to 

Shore Area;
•  Develop Strategic Plan for East Bricktown; and 
• Develop Implementation Plan for the Core to 

Shore Area and Allocate Resources Between this 
Initiative and Other Downtown Districts.

ANNOUNCE PUBLIC-PRIVATE PARTNERSHIP

Offi cially announce the specifi cs of the revised public- 
private partnership, including key team members (i.e. point 
organization), policy measures, and other components to 
the development community.

CREATE CORE “TOOLBOX”

Despite a number of fi nancial and funding vehicles 
available, the housing partnership is likely to rely upon 2-3 
core tools.  TIF is one of these tools, but the other two need 
to be identifi ed and communicated as policy measures.

ADJUST TIF POLICY

Make changes to the TIF policy that refl ect the criteria and 
focus on the public-private partnership.

COORDINATE BETWEEN POINT ORGANIZATION 
AND ESSENTIAL REDEVELOPMENT TOOLS

The two most powerful redevelopment tools at the disposal 
of the City are the Urban Renewal Authority and the TIF 
district.  The point organization must be able to coordinate 
and establish policy relative to the use of these tools for 
housing development.  Whatever type of point organization 
is eventually created, policies must be enacted that allow 
close coordination with these tools.  

INVENTORY AND STRATEGIZE AROUND URBAN 
RENEWAL LAND

As evidenced by past public-private partnerships, land 
control is one of the key tools to both realize and control 
effective downtown housing.  While there are fewer public 
land ownership opportunities than have existed in the past, 
the City and their partners should plan around how existing 
land can be leveraged into short-term development 
projects.  

HOLD MEETINGS WITH DEVELOPERS

Communication is an important tool of the proposed 
public-private partnership.  Once the point organization 
is established and the partnership announced, it may 
benefi t the City and their partners to meet individually 
with developers and investors to develop relationships and 
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AppendixAppendix
THE APPENDIX INCLUDES THE TECHNICAL DATA USED DURING 

DEVELOPMENT OF THE DOWNTOWN HOUSING STRATEGIES AND 
IMPLEMENTATION PLAN.  AN OVERVIEW OF EACH COMPONENT CAN BE 
FOUND BELOW.  THE EXPANDED INFORMATION REGARDING PREVIOUS 

STUDIES, RESIDENT SURVEYS, SWOT ANALYSIS,  AND SUGGESTED 
BUILDING PATTERNS ARE INCLUDED ON THE FOLLOWING PAGES.

A.1 PAST STUDIES AND PLANS
A number of studies and plans have been prepared for 
the Downtown area over  the past decade.  This Section 
summarizes the purpose and fi ndings of these documents 
and discusses their relevance to the Downtown housing 
market.  They are presented in chronological order.

A.2 SWOT ANALYSIS
During the intial phase of the project, Team members 
performed a SWOT (strengths, weaknesses, opportunities, 
and threats) analysis for each district included in the 
Report.  The fi ndings from that analysis are presented on 
a two-page spread.

A.3 METRO-WIDE SURVEY
To gain an understanding of the exiting conditions and 
preferences of Oklahoma City residents, Gentleman 
McCarty conducted a random survey of metro residents.  
The fi ndings from that survey were used to understand the 
existing market and to make assumptions on future product 
desired by potential downtown residents.  

A.4 DOWNTOWN EMPLOYEE SURVEY
In addition to the metro-wide survey, the Team conducted 
a survey of downtown employees.  This survey was used 
to gain insight into the existing downtown housing market 
and determine what products would be most desirable to 
downtown workers.

A.5 HOUSING TYPOLOGIES
Based on conversations with local developers, information 
from the resident surveys, and knowledge of the market, 
JHP was able to present various housing typologies that 
would function well within the Oklahoma City market.  The 
typologies present development types for small parcel, 
urban lots.
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A.1 PAST STUDIES AND PLANS

DOWNTOWN OKLAHOMA CITY STRATEGIC 
ACTION PLAN 2010 (2003)

This Study summarized the key on-going, strategies and 
needs of Downtown Oklahoma since 1960.  They include 
increasing residential development, increasing supportive 
and regional retail, increasing entertainment and cultural 
activities, concentrating on high quality development, and 
pursuing economic development.  

The Downtown Oklahoma City Strategic Action Plan 
2010 indicated a desire to add 2,000 new residential 
units with an emphasis on a mix of owner- and renter-
occupied.  Residential development in the Core to Shore 
Redevelopment Area should focus on the River in an 
attempt to show the residential potential of the area 
which is currently a broad mix of land uses.  This Plan 
also suggested the creation of Neighborhood Plans for 
residential districts and suggested an increase in the mix of 
price points and housing styles.

DOWNTOWN HOUSING DEMAND STUDY 
(2005)

The Study found that in 2005, 700 residential units were 
proposed for Downtown, two-thirds were for-sale product.  
The for-sale properties were located in the Deep Deuce 
and Bricktown and a majority of the units were priced 
above regional average sales prices. Downtown residents 
surveyed indicated that a majority of residents do not 
work Downtown, but live there to be close to activities and 
services.  The most desired improvement to Downtown that 
was specified by survey respondents was an increase in 
shopping options, particularly those offering daily goods 
like a grocery store.  Of the non-residents surveyed, 17% 
were somewhat likely to move Downtown and about 40% 
preferred historic housing.

The Study found that there is rental demand for 6,000 to 
9,000 housing units and an owner-occupied demand of 
4,500 units.  It was noted that this number was much higher 
than the actual demand due to a lack of preferred housing 
products being developed in the area.  The Study found 
that current planned projects did not match the desires 
indicated by the survey responders.  Renters expressed a 
desire to live in historic lofts or townhomes, but no renter-
occupied townhomes or lofts were proposed.  Owners also 
stated their least desirable housing type was townhomes; 
despite that many for-sale townhomes were being planned 
for Downtown at the time.

The Study projected an absorption rate of 300 to 500 
renter-occupied units from 2005 to 2010, the rate 
decreased to 150 -350 units from 2010 to 2015.  The 
absorption rate for owner-occupied housing units was 
lower; the market could potentially absorb 150 - 350 units 
from 2005 to 2010, increasing during the next five years 
(2010 to 2015) to absorb 200 - 400 additional units.  
More findings from this Study are discussed in Section 1.4.

GROCERY STORE ANALYSIS (2006)

A significant finding from the survey conducted as part of 
the Downtown Housing Demand Study was that Downtown 
lacked certain amenities such as a grocery store.  This 
analysis was conducted partially in response to that finding.  
Based on an analysis of existing data, this study pinpointed 
two intersections that had the best possibility of attracting 
a specialty grocery store.  The sites were selected based 
on 4 criteria: (1) access and visibility from I-235; (1) heavy 
local traffic; (3) high daytime population; (4) and proximity 
to residential neighborhoods.  The first site was located at 
the intersection of 10th Street and Broadway in Automobile 
Alley.  The second site was located in the Triangle District, 
where 4th Street and Walnut intersect.  

After analyzing the trade area of both sites, the Study 
concluded that there was no market for a grocery store at 
either location; however, it recommended that Oklahoma 
City begin a recruitment process for a specialty grocery 
store.
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10TH STREET MEDICAL BUSINESS DISTRICT 
DEVELOPMENT STRATEGY (2006)

This Plan detailed the steps required to link three existing 
health care centers through a series of redevelopment 
opportunities along 10th Street.  The Plan proposed that 
vacant lots and underutilized buildings should house a 
mix of uses that support increased housing with a variety 
of price points necessary to separate the Corridor from 
the surrounding undefined urban fringe.  Five areas were 
targeted for redevelopment, increasing in density and 
intensity of uses as they moved east along the Corridor.  Two 
sites were the primary residential target areas supported 
in this plan.  Site A was the former Mercy Hospital site 
(currently owned by the Urban Renewal Authority) which 
could potentially house 80 to 120 units and act as a 
transitional area between the residential neighborhoods 
surrounding the site.   Site B was the Cottage District.  At 
the time of the Plan 45 single family vacant lots were 
available.  Additionally, the Plan noted the potential to 
add 264 multi-family units along Shartel Avenue.

CORE TO SHORE PLAN: A REDEVELOPMENT 
FRAMEWORK (2008)

This Plan, prepared by a multi-disciplinary consulting 
group that included URS Corporation, TAPArchitecture, 
RDG, Economic & Planning Systems, and Smith Roberts 
Baldischwiler Engineering, outlined one of the largest 
potential redevelopment initiatives in the history of 
Oklahoma City.  The “Core to Shore” is a Redevelopment 
Plan for the neighborhoods south of the Central Business 
District and Interstate 40 and north of the Oklahoma 
River.  One of the driving factors of the initiative was 
the relocation of I-40 several hundred feet to the south, 
along an abandoned rail line.  At the time this Report was 
written, the relocation of the interstate was underway, with 
completion planned for 2012.

The Core to Shore Plan called for a number of separate 
development and redevelopment projects, including a new 
Boulevard to replace I-40, a new Central Park, a new 
convention center, and several residential neighborhoods.  
The first potential neighborhood – West Park – is the 
area immediately adjacent to the proposed Central Park, 
and one of this Report’s Study Areas.  Other proposed 
neighborhoods included Wheeler Park – on top of the 

existing park of the same name; North Shore, immediately 
north of the River Bend, and Bridgewater.  All three areas 
are south of the new I-40 alignment and likely represent 
long-term (10-20 year) development initiatives.  The 
Plan envisioned the entire Core to Shore area could 
accommodate 3,000 housing units with an increased 
population of 6,000 – 7,500.

CORE TO SHORE MARKET ANALYSIS (2007-
2008) 

This Analysis, prepared in conjunction with the 2008 
Core to Shore Plan, proposed that the Core to Shore 
Redevelopment Strategy focus on creating a mixed-use 
neighborhood.  The residential demand predicted that 
20% of the development north of I-40 could be medium 
to high density residential.  The build-out for the area 
was recommended to consist of 2,700 total units over the 
next 15 years, with an average of 170 units per year.  
For the area south of I-40, the Study suggested an even 
higher percent of the development be targeted towards 
residential.  Residential uses were predicted to attract 
50% of the development, with an emphasis on low density 
residential.  The Study suggested that approximately 50 
units per year would be absorbed into the market, with a 
total of 800 units over the next 15 years.

BRICKTOWN COMPREHENSIVE PARKING 
STRATEGY (2008) 

With adequate parking in Bricktown to support existing 
peak parking demands, this Study proposed enacting 
recommendations that would create a more effective, 
user-friendly, and convenient parking system.  During peak 
hours (7 PM to 9 PM) the occupancy rate for parking was 
found to be 66%.  Five- and ten-year future parking 
demands indicated that 500-1,500 additional spaces 
would be needed based on an aggressive future build 
out.  The conclusion was much of this demand can be met 
by opening the Ballpark Parking Lot during weekends and 
evenings.

DOWNTOWN DWELLERS PROGRAM 
FINANCIAL INCENTIVES REVIEW (2008)

Workforce housing is priced for individuals and families 
that earn 80% to 140% of the Area Median Income 
(AMI), which for Oklahoma City is an income of $43,000 
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to $75,000, the AMI for a four person household is 
$53,600.  Over 40% of the population’s income is near 
this range - $30,000 and $70,000.  The Report focused 
on the identification of funding sources for varying 
stages of workforce housing development, including Tax 
Increment Financing (TIF), Community Development Block 
Grants (CDBG), Murrah Funds, equity / mezzanine debt, 
down-payment assistance, and Employer-Assisted Housing 
(EAH).

DOWNTOWN WALKABILITY AND 
RECOMMENDATIONS (2009)

In this Analysis of Walkability in Downtown Oklahoma 
City, Jeff Speck provided suggestions for increasing and 
encouraging walkability.  Generally, the suggestions were 
in reference to street and streetscape design, parking, 
safety, and the creation of a continuous street wall via 
infill.  Speck identified Bricktown as possessing the highest 
possibility of becoming a walkable District, and also noted 
that this is the most commonly identified area in regards to 
living in Downtown.  The Analysis suggested that resources 
be concentrated in areas that have the potential to achieve 
a high level of walkability.

The Walkability Analysis also discussed the need to 
incentivize housing in the Downtown area.  According to 
the analysis, in order for the City to increase downtown 
walking in a meaningful way, it must direct resources 
towards the provision of housing, so that the private market 
finds implementing the recommendations profitable. 

CORE TO SHORE REDEVELOPMENT: 
IMPLEMENTING THE BOLD VISION (2010)

A panel from the Urban Land Institute (ULI) was asked to 
review and expand upon the ideas presented in the Core 
to Shore Plan, and provide the necessary steps to move 
the project forward.  The Panel discussed how the design 
and location of key projects would affect the outcome of 
the Plan, including the design of the relocated I-40, the 
size and design of the new Boulevard, the location of the 
Convention Center, and the location and interaction of retail 
nodes throughout Downtown Oklahoma City.  Although 
much of the discussion was centered on open space, cultural 
and civic attractions, transportation, and retail the Plan did 
address housing.  Out of the nine priority projects, two 
specifically addressed housing in the Study Area through 

suggestions of residential development along both sides 
of Central Park.

STREETCAR ALTERNATIVES ANALYSIS (AA) 
(2011)

A major recommendation of the Fixed Guideway Plan 
prepared for the Oklahoma City Region was to conduct a 
detailed public transportation Alternatives Analysis (AA), 
starting with the greater Downtown area.  An Alternatives 
Analysis examines all transportation options and outlines 
the best overall transportation technology and route.  An 
AA for the greater Downtown area was being conducted 
at the time this Housing Study was written.  A major focus 
on the analysis will be the construction and integration of 
a Modern Transit System, for which $130 million has been 
allocated from MAPS 3.

A.2 CURRENT PLANNING AND 
DEVELOPMENT INITIATIVES

I-40 REALIGNMENT

I-40 is being realigned to the south of its current location, 
onto a right of way occupied by an existing railroad 
(formerly the rail tracks serving Union Station).  The 
new interstate will be partially below grade.  In the ULI 
Advisory Panel discussion of the Core to Shore Plan, it 
was suggested that attention be given to creating above 
grade pedestrian connections over the new interstate.  The 
realignment, as well as the abandonment of the old right 
of way, should be completed in 2012.  

BOULEVARD PROJECT

The Core to Shore Plan proposed the redevelopment of 
I-40 into a pedestrian oriented “complete street”.  The ULI 
Advisory Panel suggested that the street be redesigned 
and not exceed 110 feet with a focus on creating 
pedestrian connectivity.  As of Spring 2011, planning for 
the Boulevard is underway, with an estimated completion 
date of 2014.
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MAPS 3

The third Metropolitan Area Projects (MAPS) initiative was 
passed in 2009.  Through a seven year, nine month one-
cent sales tax, the City of Oklahoma City will raise $777 
million for a number of major municipal projects, including 
several Downtown area projects discussed in greater detail 
in this Section.  

CONVENTION CENTER - The 2008 Core to Shore 
Plan called for the construction of a new state of the 
art Convention Center to be located on the east side 
of the proposed Central Park.  This Convention Center 
would replace the nearly 50 year old Cox Center, 
the City’s current venue.  The reasoning behind the 
construction of a new Convention Center is to bring the 
City up to the same standards as comparable cities, 
creating a key destination for visitors and businesses.  
Presently, Oklahoma City ranks 142nd in size among 
convention centers in the United States. 

The recently passed MAPS 3 sales tax initiative 
included $280 million for this project.  The ULI Panel 
Report for the Core to Shore initiative recommended 
re-considering the proposed location of the Convention 
Center, preferring the area east of the proposed 
Central Park for residential uses.  As this Report was 
prepared, the site for the new Convention Center had 
not been selected.

MODERN TRANSIT SYSTEM - $130 million was 
allocated from MAPS 3 for a 5 to 6 mile Modern 
Transit System, intended to be the first leg of a 
streetcar network in Downtown.  At the time this Report 
was completed, the alignment for the Modern Transit 
System was still under consideration, with completion 
of the system expected to be anywhere from 5-7 
years.

CENTRAL PARK - One of the centerpieces of the first 
phase of Core to Shore, $130 million in funding for this 
70 acre park was allocated from MAPS 3.  Completion 
is anticipated around 2014-15 in conjunction with the 
construction of the new Boulevard that is replacing I-
40 (see below).

RIVER DEVELOPMENT - MAPS 3 will provide $60 
million dollars in funding for development along the 
Oklahoma River.  Plans for a University of Oklahoma 
Boathouse and University of Central Oklahoma 
Boathouse are in the final stages of planning.   As part 
of MAPS 3 a whitewater and kayaking activity center 
will be located along the River.

DEVON ENERGY HEADQUARTERS

The Devon Energy Corporation is one of the largest U.S. 
based independent natural gas and oil producers and a 
Fortune 500 Company with more than 5,000 employees 
worldwide.  The Company currently occupies space in five 
buildings throughout Downtown Oklahoma City, but they 
are constructing a 50-story world headquarters tower on 
a site immediately north of Sheridan Avenue and Myriad 
Gardens, between Hudson Avenue to the west, and 
Robinson Avenue to the east.  The Tower will be the tallest 
in the City.  

PROJECT 180

This initiative is aimed at improving the pedestrian 
environment and creating a more “visitor friendly” 
Downtown. The three year project, which began in August 
2010, is estimated to cost $140 million.  Project 180 is 
paid for through TIF funds from the construction of Devon 
Tower and GO Bonds and will redesign a majority of 
downtown streets, sidewalk, parks, and plazas, improving 
their appearance and functionality.  In addition to 
infrastructure improvements like landscaping, public art, 
bike lanes, lighting, and increased on-street parking, the 
project will make several improvements to the Myriad 
Botanical Gardens.  

The second phase, which will add improvements to East 
Main Street, Sheridan, Hudson, Park, Broadway, and 
EK Gaylord, is set to begin in 2011.  This phase also 
includes the renovation of the grand lawn at City Hall.  
The final phase will begin in 2012 and will enhance 4th 
Street, Robert S Kerr, West Main, Broadway, Harvey, and 
North Walker.  Included in this phase is the renovation of 
Bicentennial Park.  
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DOWNTOWN ELEMENTARY SCHOOL

The $700 million MAPS for Kids Program provides 
funds for hundreds of construction, transportation, and 
technology projects, all to benefit Oklahoma City’s Public 
School System.  Among the planned schools is a downtown 
elementary school.  Currently there is only one school 
located Downtown - Emerson Alternative.  The planned 
site for the elementary school is currently proposed for the 
southwest corner of Sheridan and N. Walker.   
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A.3 SWOT ANALYSIS

CORE TO SHORE / 
WEST PARK

ARTS DISTRICT / FILM 
EXCHANGE

• Connected to a major redevelopment initiative
• Proposed Central Park located adjacent to 

development area
• Proximity to interstate without direct adjacency
• Proximity to Central Business District, Bricktown 

and Entertainment Venues

• Strong history and identity, particularly related to the 
Film Exchange District

• Concentration of arts and cultural destinations, such as 
the Civic Center Music Hall, Art Museum, Library, and 
Stage Center.

• Proximity to Central Business District and key employers 
such as Devon Energy, City of Oklahoma City, and 
Oklahoma County, etc.

• Ongoing improvements, including Film Exchange district 
streetscape, and Project 180 streetscape improvements 
along Main Street.

• Not yet a tangible development area
• “Entry” development to largely unknown and 

undeveloped area
• Reliant upon multiple major civic projects to be 

completed (park, convention center, boulevard, 
etc.)

• Numerous vacant lots and buildings fail to define a 
tangible “district”

• West end dominated by impersonal institutions like the 
County Jail, Municipal Courts, and Police Department.  

• Presence of social services and homeless population
• Smaller scale of existing buildings, 1-2 stories, do not 

lend themselves to housing conversion
• “missing teeth” in the urban fabric near important 

landmarks, particularly the Civic Hall.
• Underutilized open / green space.

• Compelling, market-rate housing adjacent to the 
park establishes unique urban setting

• Largely undefined, vacant areas present “blank slate” 
opportunity for comprehensive redevelopment

• Proximity to major arts / cultural destinations and 
employers likely to drive some housing interest.

• Success of Legacy and Montgomery north of the Civic 
Hall supports potential interest in housing in this portion 
of town.

• Potential relocation of jail, courts, or both could remove 
major detrimental factors.

• Completion of Devon Tower and related parking / 
retail on Hudson Avenue likely to spur redevelopment 
on adjacent blocks, particularly between Hudson and 
Walker.

• Timing of major civic projects
• Uncertainty of the convention center location

• Public perception for the district – crime, location of the 
Jail, industrial presence / vibe etc.

• Blocks west of Walker may be slow to develop until 
Devon and other adjacent blocks are built-out and show 
vitality.
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• Identifiable main corridor in Broadway 
Avenue

• Location relative to key employment 
districts – Central Business District, OU 
Health Sciences, etc.

• Burgeoning office and retail activity
• Regional accessibility

• Revitalized district featuring 
considerable options for dining and 
entertainment – key amenities for 
“urban” living

• Arguably the most active or vibrant 
district in the city

• Attractive, historic buildings – types not 
found anywhere else in the city

• Proximity to Central Business District

• Strong institutional anchors (i.e. St. Anthony’s)
• Multiple rehab projects show interest in the 

market
• Proximity to established neighborhoods like 

Mesta Park and Heritage Hills
• Regional accessibility to/from I-235
• Emerging retail / dining node at Classen/

Walker/10th
• Potential to lure multiple markets
• Large tracts of land owned by friendly 

interests

• Width of Broadway detracts from 
pedestrian scale and mobility

• Physical Barriers such as rail line and 
proximity to highway that could  be 
detriments to housing development

• Concentration of industry limits 
developable sites

• Activity and noise on weekends and 
sporting events conflicts with lifestyles 
of family households

• Parking

• Large vacant tracts of land give negative 
impression

• Infrastructure that needs upgrading

• Vacant land available for new 
construction

• Vacant upper stories
• Units for younger market – 18-25+

• Vacant land available for new construction
• Partnerships with the hospital, which owns large 

portions of land
• Concentration of housing surrounding Walker 

retail node
• Evolution of the 10th Street corridor, connecting 

Midtown to Oklahoma Health Center via 
Automobile Alley

• Mercy Site as a catalyst project
• Senior housing located near the Hospital

• Inability to grow retail without sufficient 
housing investment

• Competition with Midtown, lack of 
recognition between districts

• Difficulty in attracting multiple markets
• Meeting the limited price point of 

target market

• Large geographic area, need for concentration 
of development / investment

• Need for new construction may dictate higher 
prices

AUTOMOBILE  
ALLEY

BRICKTOWN MIDTOWN
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