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CHAPTER 1:
INTRODUCTION

To succeed, any project must become a working
partnership with the people of a community.

This was the philosophy used through-
out the development of the Porter
Corridor plan. Taking this direction
was more critical for this project than
for many projects, as the idea to create
a plan began with public displeasure at
the need for viable business to expand
and the resulting pressures these expan-
sions created on the neighborhood. A
number of commercial developments
along Porter Avenue came before the
City requesting to remove homes adja-
cent to their properties, most of which
the commercial owners had purchased
over time, to expand parking. The
neighbors that were insulated from the
commercial uses by these, now rental
homes, were no longer going to have
the buffer. The Planning Commission
and City Council struggled with pleas-
ing both groups and having little direc-
tion from existing plans.

The Planning Commission and City
Council determined that it was time to
address issues along Porter Avenue and
the best way to begin was to appoint
a citizen-based committee and hire an
outside consultant with a broader per-
spective of the issues. Using this pro-
cess was the right choice for Norman
and, more specifically, for Porter Av-
enue. Creating a community consen-
sus around neighborhood needs and

economic development will ultimately
attract more partners, funders, and the
support of countless individuals who
want to be a part of the solutions and
improvements for their community.

The purpose of this study is to guide
future improvement of the Porter Av-
enue Corridor, while focusing on the
existing community and the rich histo-
ry of the area. This document will ex-
plore the opportunities for pedestrian
movement, street improvements, and
landscape and pedestrian amenities,
while taking into account the relation-
ship of the existing residential commu-
nity with the proposed future commer-
cial and residential development.

NORMAN, OK
CORRIDOR STUDY
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CORRIDOR LOCATION

The study area centers along Porter
Avenue, with the set boundaries out-
lined by the City as the area south
of Haddock Street, north of Castro

Street, west of Findlay Street and east

of Crawford. This area is crossed by

CHAPTER

the east/west high traffic corridors

of Robinson, Gray, Main and Alam- "

eda. Porter Avenue is strategically lo-
cated at the east end of the Norman
downtown and runs perpendicular
to Main Street and Gray. Key land-
marks within the corridor include
Norman Regional Hospital, St. Jo-
seph’s Catholic Church, Hiland Dairy,

and downtown Norman.

CORRIDOR HISTORY

Since its early days following the
Land Run of 1889, Porter Av-
enue has played a central role
in the life of Norman's residents.

By the turn of the 20th
Century, nearly a dozen
churches had located
on or adjacent to a pre-
dominantly residential
Porter Avenue, creat-
ing a hub of community

activity on Sundays and throughout
the week. This included the Method-
ist Episcopal Church South, home
of Oklahoma Territory’s first college-
High Gate Female College at Norman.
A few of these Porter Avenue congre-
gations have flourished and remain an-
chors along the corridor.

Schools, a hospital, and a dairy moved
in, along with a variety of small busi-
nesses and services, motor courts, nu-
merous restaurants, and other small op-
erations that catered to highway traffic.

NORMAN, OK
CORRIDOR STUDY
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Even today, many Oklahomans regard
Porter Avenue as a segment of “the old
football highway,” the last stretch of
the journey to see OU’s Sooners play
at Owen Field, and a convenient place
to grab a bite to eat after the game was
over.

Opver the years, popular gathering spots
along Porter included the Flying Red
Horse Café, the Courts Grill, Gilt
Edge Ice Cream Parlor, J.D. Vaughts
Texaco, Greenleaf Grocery, Red’s Tav-
ern and the iconic Tee Pee Bar and

Grill.

During the early heyday of the auto-
mobile, North Porter Avenue also
became home to a number of “motor
companies” that included car dealer-
ships, gas stations, service and repair
shops, and parts stores.

These early auto-oriented businesses
brought with them the architectural
influences of the day and Art Deco
style was born on Porter Avenue. Rep-
resenting a stark departure from Vic-
torian excess and homey Craftsman
design, Art Deco was a popular style
of commercial architecture throughout
the country. It heralded sleek moder-

CHAPTER
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nity and became the style most associ-
ated with the progressive optimism of
the early Automotive Age.

Motor companies dominated Porter
Avenue and Main Street for decades
before Norman’s car dealers migrated
west, eventually forming the inter-
state corridor’s “Mile of Cars.” After
car dealers migrated away from Porter
Avenue, motorcycle dealerships moved
in. Even today the wheels and move-
ment theme lives on along Porter in
the form of muffler and radiator shops,
tire stores, and used car lots.

During the past 119 years, Porter Av-
enue has evolved from a sleepy residen-
tial street with churches and schools,
to a busy commercial corridor with a
great deal of promise.

Porter Avenue’s central location in Norman,
surrounded by comfortable 20th Century
neighborhoods, its mix of land uses, and its
compact scale all bode well for a future Porter
Avenue that is a community destination, a
hub of activity, and a great street.

NORMAN, OK
CORRIDOR STUDY
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WHY REVITALIZE PORTER
AVENUE?

Historically, Porter Avenue was a seg-
ment of the main connection linking
Oklahoma City and Dallas, Texas.
The street provided a place for travel-
ers to stop for gas, dinner and a place
to spend the night. In the process,
Porter Avenue also provided a face to
the world for the community’s grow-
ing university. As the community
struggled with the development of
Interstate 35 and the shift of new de-
velopment to the west, Porter Avenue
was the largest casualty, leaving a dis-
mal outlook for the future.

The cost of not acting to reverse the
current state of Porter Avenue is sig-

nificant.

By not making an investment to im-

CHAPTER
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continue to spread as the quality of
businesses in the corridor begins to
decline, thereby diminishing the qual-
ity of life.

The future of Porter Avenue should not
continue along its current path. Porter
Avenue can become a new destination
place, where residential and commercial
uses peacefully coexist in an attractive
environment. A concerted communi-
ty-based effort to address the many
challenges facing Porter Avenue will
bridge the gap between the neighbor-
hoods, commercial districts and the
City as a whole.

VISION

Through the process outlined in the
following pages, the community
worked through a visioning process
.--'""-F#F

-

prove the streetscape, adopting
new ordinances to deal with
the commercial and residential
conflicts, and developing pub-
lic/private partnerships, what
exists today is the best Porter
will ever be.

With no public involvement,
existing business will continue
to come and go, while the im-
pact on the existing neighbor-
hood will be great. There will
be no conveniences and the
neighborhoods will continue
to struggle with maintenance,
vacancies and a high number
of rental properties. Potential
business and employment will
be lost, together with related
financial benefits. Blight will

Porter Avenue will be a core area destination that
brings new economic and social vitality to the City
of Norman. Porter Avenue will be a gateway to the
community and will be recognized for its uniqueness
and visual appeal, from streetscape to storefronts.
The corridor will offer a balance of commercial, resi-
dential and institutional uses that complement the
adjacent neighborhoods. Porter Avenue will be rec-
ognized as a corridor that connects the community,
utilizing all forms of transportation, with a commit-

Porter Corridor Vision

ment to safety and pedestrian uses.

NORMAN, OK
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Following the direction outlined in the
Vision statement, creating a walkable,
mixed-use district will allow for the
creation of a new destination district
focused on livability versus the auto-
mobile. As the country focuses on be-
coming more sustainable, Porter Av-
enue will begin to fill that important
role for Norman as the redevelopment
of the corridor will promote walkabil-
ity, use of transit and the recycling of
existing buildings and infrastructure.
Streets are the most prominent and
prevalent public spaces in any town.
Making them more pedestrian friend-
ly is the best thing a community can
do for the people. A walkable district
quickly becomes a magnet for both
public life and economic expansion,
thus enriching the community in sev-
eral ways, including sustainability.

Continued revitalization of Norman’s
downtown area, including Porter Av-
enue, will enhance Norman’s ability to
attract residents who seek the highest
quality of life. Norman will compete
successfully to attract the growing
“creative class,” often defined as pro-
fessionals who seek community ame-
nities, arts and culture, authentic des-
tinations, recreational opportunities,
strong neighborhoods, intellectual en-
gagement, good schools and economic
vitality.

Using the key factors developed in the
Vision statement, a set of goals were
developed to breakdown the specific

areas.

1. Aesthetics:

Create a destination environment
that is reminiscent of Porter’s trans-
portation “roots,” complemented by
intimate green spaces, a spectacular
public streetscape and high visual in-
terest which will create an environ-
ment for private investment on ad-
joining land throughout the corridor.
Porter will become a collage of lively
spaces, serving all ages, daytime and
evening. Porter will incorporate new
standards for urban design that are
compatible with current development
on Main Street, the historic trans-
portation role of Porter Avenue and
the historic patterns of surrounding
neighborhoods, while promoting re-
habilitation and preservation of key
structures within the area.

2. Neighborhoods:

The Porter Avenue corridor will suc-

cessfully define neighborhoods which

blend multiple lifestyle uses, retain-
ing important historic assets while
introducing residential options that
address needs of all ages and incomes.
Neighborhoods surrounding Porter
Avenue will be safe, walkable and well
maintained and offer connectivity and
easy access to amenities.

3. Transportation and Safety:

Establish Porter Avenue as a safe,
accommodating with
downtown Norman and other es-
tablished  commercial districts,
as well as the City’s established
transportation network, and ad-
jacent residential neighborhoods.
Vehicular traffic will be managed in
a way that maintains the corridor as
a safe transportation mode for all.

connection

=
=0

CHAPTER
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Porter Avenue will be a multi-modal
transportation corridor, providing for
bicycle, bus and pedestrian transpor-
tation.

4. Economic Development:

Porter Avenue will be a significant
revenue-generating corridor for the
City of Norman, encouragingdevelop-
menteffortsto create abalance of uses.
Resulting development will connect
seamlessly with adjacent neighbor-
hoods, parks, trails and institutions
that are central to the Porter Avenue
Corridor. Porter Avenue will be guid-
ed by new standards that encourage
development, safeguard architectur-
al integrity and benefit the area as a
whole.

5. Land Use:

Porter Avenue will balance its ac-
tive commercial and mixed use ar-
eas with the surrounding established
neighborhoods. Land use will maxi-
mize Porter’s opportunities for hous-
ing, economic growth and transit con-
nections.

PUBLIC INPUT

The public
brought city leaders, the planning

involvement process

CHAPTER

1

team, the corridor stakeholder com-
mittee and the community together
Jor mutual education and discovery
that led to development of the vision
and goals for the future. The process
in Norman involved extensive face-
to-face contact for the purpose of ac-
quainting the community with the plan
process, identifying problems and their
potential solutions, clarifying current
conditions through collaborative fact
finding, setting priorities and bring-
ing residents actively into the process.

The Porter Stakeholder Committee included:
Jim Gasaway, Chair; Jim Adair, Robin Allen,
Joel Barbour, Roger Brown, Amber Clour,
Jeannette Coker, Carol Dillingham, Ty
Hardiman, Diana Hartley, Cindy Gordon,
Mike Tower, Zev Trachtenberg, Jim Wade,
David Whitaker, Jeff Willard and William
Woods.

Corridor stakeholder committee mem-
bers appointed by the City of Norman !
represented the interests of constitu-
encies throughout the planning area.
The selection of a broad-
based stakeholder committee
offered the planning team
an advantage both at project
inception and throughout the
planning process. Members
of the corridor stakeholder
committee assumed leader- [

ship roles through appointed oo
Focus Groups, representing |
aesthetics; transportation and |
safety; economic development; neigh- -

borhoods; and citizen mobilization. -_—

NORMAN, OK
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The following activities took place with the corridor stakeholder committee and
community:

Project launch with internal interviews with
Mayor, Councilmember Dillingham, City
Manager, officials from planning, revitalization,
public works and other City staff.

Initial corridor stakeholder committee kickoff,
which identified assets, liabilities, potential
solutions, and priorities. Throughout the
process, the corridor stakeholder committee was
especially active with community contacts and
promotion of planning events.

Face-to-face individual and small group
interviews with approximately two dozen Porter
Corridor stakeholders and phone interviews
with approximately a half dozen additional
stakeholders and those with technical expertise,
followed by a summary document.

Appointment of focus group chairs who helped

with research, community contacts and goal setting.

Media briefings, notifications and personal contact for advance articles and editorials

as well as on-site coverage at the charrette and the public open house, response from
commercial and educational television, press.

Articles for web posting, on the City’s website.
Flyers were prepared for the charrette and open house and were distributed by hand

delivery, email and mail to media, stakeholder committee, residents, stakeholders,
property owners and other interested parties.

Porter on the Ground, was a visual, walking assessment of Porter Avenue conducted

by the corridor stakeholder committee, staff and consultant, focused on assets and

liabilities which resulted in a scrapbook (see Appendix A) that was distributed to the

plan committee, City staff and others.

Regular updates by the plan committee chair at Planning Commission meetings,
which provided television updates for the wider community.

CHAPTER

1
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The following activities occurred with the planning committee and community
Continued:

Charrette was a four-day open design workshop that included internal committee
assessments and public assessments. Approximately 50 residents signed in and
participated in discussions, while others dropped in for brief periods of time. A
detailed description of the process was prepared (see Appendix B).

60% Update Report was provided to the City Council, which outlined the plan
progress. This was televised to the general public.

A public open house was held to view and discuss the draft plan. The meeting
attracted an estimated 140 attendees. Two formal presentations were made to the
public with detailed boards and information set up in a gallery format for those
interested in viewing the information at their own pace. A survey was distributed
during the event. The results indicated strong support for the plan.

Neighborhood presentations were conducted by Councilmember Dillingham and City
staff to acquaint residents with the plan proposals and impact on their neighborhood.

Presentation of the final plan occurred at a City Council work session, on September

1, followed by a presentation at Planning Commission on September 10 and final
presentation before the City Council on September 22.

e

NORMAN, OK
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INTRODUCTION

In order to make decisions for im-
provement and change, it is impor-
tant to understand what is currently
in place, including the physical en-
vironment, existing land use and
zoning, public streets and pedestri-
an ways, existing housing stock and
commercial uses. 'This section of the
document will outline the existing
conditions in the Porter Corridor at
the time of this study.

PHYSICAL ENVIRONMENT

Topographically, Porter Avenue and
the surrounding area is generally flat
with long vistas. Thses conditions al-
low for extended views, which are ac-
centuated by the turning points in the
road. These turning points are referred
to as the “seductive curve”, which give
users a sense of curiosity to seek out
what is beyond the turning point.

Flood Plain

Natural characteristics, such as flood-
plain, do exist within the study area,
but are limited. Floodplain is found
in the southeastern portion of the
project area. The floodplain is with-
in an existing residential area and
is generally contained within the
Bishop Creek drainage basin. No
where does the flood plain extend to
the commercial areas of the Porter Av-
enue Corridor.

DRAFT - FOR REVIEW ONLY - 8/27/09
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T

Environmental Conditions

Based on the past automotive and in-
dustrial uses within the corridor, there
is much speculation regarding soil con-

tamination. In the 1980’s, a significant |
amount of environmental review and -
clean up occurred in the corridor. This

study did not include environmental
evaluation. It is likely that there are

more areas of the Porter Corridor that
need to be evaluated prior to develop-

ment or redevelopment in the area.

,-_--.""". % ] .1
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EXISTING LAND USE/
ZONING

The current land use along Porter
Avenue is entirely commercial in na-
ture with the exception of the church
campus located midway along the
corridor. Predominant uses include
automobile services, medical, religious
and restaurants. There are a number
of vacant properties, some of which
have been inactive for many years.
On the following page is the Exist-
ing Land Use Plan, based on a wind-
shield survey. The Existing Land Use
Plan indicates how a property is cur-
rently being used. The Future Land
Use Plan, found in the Norman 2025
Plan, indicates the City’s desire for the
future use of the area. Future land use
is primarily commercial along Porter
and residential to the east and west
of the commercial area. Exceptions
are the Quasi-Public use, which al-
lows for St. Joseph’s Catholic Church,
Industrial for the Hiland Dairy near
the southern end of the corridor, and
Ofhce for the medical office uses sur-
rounding the hospital at the north end
of the corridor.

It is also important to consider the
current zoning of properties in the
corridor (see current zoning map
within the following pages). The pri-
mary purpose of zoning is to segregate
uses that are thought to be incom-
patible. Zoning is typically used to
prevent new development from in-
terfering with existing residential or
commercial uses and to preserve the
“character” of a community. Zoning
adjacent to Porter is primarily C-2 and
C-3 which allows for commercial de-

velopment. The exception is the dairy
to the south and another small parcel
north of Robinson (I-1), Norman Re-
gional Hospital (R-1) and other R-1
properties at the most northerly point
and southerly points. Outside the
commercial areas, parcels to the east
and west are primarily zoned R-1, R-2
and R-3 allowing for a variety of resi-
dential uses and densities. The major-

ity of the single family residential area |

is zoned R-3. The R-3 zoning catego-
ry is a Multi-Family Dwelling District

allowing for any use permitted in the |

R-2 District, plus apartment houses
and accessory buildings, and accessory
dwelling units. Other zoning found
outside the commercial strip includes
Norman Regional Hospital which has
a section of O-1 zoning, Longfellow

Middle School (A-2), and additional *~

commercial (C-1, C-2 and C-3) along
Robinson, Gray, Main and Alameda.

Although zoning outlines what is
currently allowed, current zoning
should not limit the pursuit of a
higher and better use for a piece of

property. Likewise, the City should &

consider downzoning property that is

not intended for a more intense use, |

e.g. historic residential areas that are
zoned for apartments.
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TRANSPORTATION &
ACCESSIBILITY

Porter Avenue began as a major
transportation route in Oklahoma.

Today, it still carries a significant
amount of automobile traffic.

The study team examined the area
from 1-35 to the west, Robinson
Street to the north, 12th Avenue to
the east and SH-9 to the south, with
a focus remaining on Porter Avenue.
The City has classified Porter Avenue
as an arterial roadway; however, the
City does not maintain a Major Street
Plan or Transportation Plan. The
Association of Central Oklahoma
Governments identifies Porter Avenue
as a 4-lane arterial roadway in the 2030
OCARTS Plan. At the onset of this
evaluation, the Porter Avenue corridor
was designated as US Route 77.
Recently, the Oklahoma Department
of  Transportation  redesignated
US Route 77 to a different arterial
roadway.

The Porter Avenue corridor is a four-
lane, undivided roadway with direct
residential and commercial driveway
access. The roadway is approximately
40’ wide allowing 10’ lane widths,
which is very narrow for a road
carrying heavy traffic and semi trucks.
Porter also has two bends in the road
at Acres and Alameda that can be
difficult to maneuver in heavy traffic.
The  surrounding  transportation
network is a typical grid layout,
with no access restrictions. There are
traffic signals at the Porter Avenue
of Robinson, Main,
Gray, Eufaula and Alameda streets.

intersections

The intersection of Porter Avenue
and Acres Street is stop controlled
for Acres. The maintenance of the
road and associated infrastructure is
in poor condition. The paving on
the road is in fair condition, with
the storm drains, curbs and lighting
in significant disrepair. Curb, gutter
and sidewalk exist for much of the
corridor. In some areas, curbs have
been removed to facilitate commercial §
parking. In these areas, patrons must
back onto Porter Avenue from their
parking space to leave the commercial |
establishment.

Vehicular Movement

The City of Norman provided daily
and peak hour traffic counts, crash
data and signal timing information to |
the study team. The north end of the
corridor experiences approximately
13,000 vehicles per day. Between Gray
and Acres streets, Porter Avenue sees
17,000 vehicles per day. The portion
of the corridor between Main Street =
and Alameda Street experiences |

more than 21,000 vehicles per day.
Count data supplied by the City of
Norman Public Works Department
is included as Appendix A.

Interstate 35 parallels the Porter
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Avenue corridor to the west. The 1-35/
Main Street interchange is the highest
capacity interchange within Norman.
Due to this configuration, there is
a heavy east/west traffic demand
between Main Street and Alameda
Street, as Alameda Street is the primary
route to the neighborhoods east of
downtown Norman. This, in turn,
provides very heavy traffic demand
on a portion of Porter Avenue, with
extensive southbound to eastbound
left-turns at Alameda Street. The daily
traffic volumes provided by the City
of Norman were examined to evaluate
how the daily traffic demands use the
corridor. The Porter Avenue corridor
is somewhat different from a standard
arterial roadway in that the corridor
peak generally occurs between 12:00
PM and 8:00 PM, instead of early
morning and evening peaks as typically
seen on urban area arterials. The
travel patterns seen on Porter actually

provide higher than normal use of the
corridor for an extended amount of
time without the peak period capacity
issues.

The City of Norman staff conducted
peak hour turning movement counts,
taken at the following Porter Avenue
intersections:

o Acres

o Gray

o Main

o Eufaula
o Alameda

The turning movement counts were
used to determine existing capacity and
level of service. Level of Service (LOS)
is calculated based on a density of
vehicles on the roadway which equates

to the general driver experience. The -
LOS descriptions are given below:

3
N

* LOS A: Free-flow travel conditions, excellent maneuverability, a high level of driver comfort,
traveling speeds at the speed limit.

* LOS B: Almost free-flow travel conditions, slightly reduced maneuverability, a high level of
driver comfort, traveling speeds very close to the speed limit.

* LOS C: Traffic congestion is noticeable with somewhat restricted maneuverability, a moderate
level of driver comfort as awareness must be increased, traveling speeds are reduced less than the
speed limit.

* LOS D: Traffic congestion and associated delays restrict maneuverability and lessen driver
comfort. Speeds are slower and much of the roadway capacity is being utilized;

* LOS E: Traffic flow is very unstable with extremely restricted maneuverability. Driver comfort is
extremely poor with speeds excessively slower than the posted limit and almost all of the roadway
capacity is being used.

* LOS F: Traffic flow is saturated with practically no maneuverability and driver comfort is
extremely poor. Average speeds are extremely slow and are characterized by stop-and-go travel
conditions with 100 percent of the roadway capacity being used.
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LOS was calculated for each of the
primary intersections where turning
movement counts were provided. The

LOS and associated delay are provided
in Table 1.

Table 1

Year 2008 Porter Avenue Level
of Service Summary

Existing 4-lane Condition

ers to stop for the pedestrian. How-
ever, there are some flaws with this
design. The pedestrian cannot see the
flashing lights and therefore does not
know if it is safe to cross. There are no
instructions to drivers as to what the
flashing lights mean, and the sensors
often do not recognize that a person is

present, leaving pedestrians guessing.

As shown, the corridor operates fairly
well with the exception of Acres Street.
Acres Street is experiencing excessive
delays due to the high volume on Por-
ter Avenue under STOP control con-
ditions.

Pedestrian Movement

Porter Avenue currently has no effec-
tive means for pedestrians to walk
either parallel to the road or to cross
the road. Walking the corridor, there
were few sidewalks and of those that
exist, many are in severe disrepair.
At the intersection of Acres and Por-
ter, there is a lighted, in-ground cross
walk system. The system is designed
to sense a person moving between two
bollards at the side of the road. When
the system senses a person, it sets off
flashing lights on the road telling driv-

This is a significant
problem as this is
the main crossing
for the Longfellow
Middle School and
St. Joseph’s Catholic =
Church.

As discussed earlier, the existing storm

drains are designed as at grade inlets. #

Over the years, the multiple layers

of paving on Porter and many per- -

Northbound | Southbound | Eastbound | Westbound | Intersection

Delay | LOS | Delay | LOS | Delay | LOS | Delay [ LOS [ Delay | LOS
Acres 0.9 A 0.1 A 39.4 E 11.0 B 2.9 E
Gray 6.6 B 7.2 A 0 X 36.6 D 10.1 B
Main 42.7 D 34.8 C 19.1 B 24.6 C 30.3 C
Eufaula 1.8 A 7.5 A 48.0 D 45.7 D 8.1 A
Alameda | 39.8 D 36.9 D C 22.9 C 33.6 C
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pendicular streets has left the drain
inlets below grade, which essentially
creates a hole for cars and pedestri-
ans to fall into.

There is a variety of lighting in the
commercial corridor, including cobra
head fixtures ranging in age as well as
a variety of site lighting. 7he mix of
light fixtures is visually unappealing
and in many cases provides an inef-
ficient lighting pattern. Often the
public street light fixtures were placed
on a round concrete base which acts as
a curb for the road. This lack of cohe-
sive design and detailing contributes
to the neglected look of the corridor.

Alternate Modes of
Transportation

Currently the Cleveland Area Rapid
Transit (CART) offers a bus service
to the Porter Avenue area. The route
travels along Peters Avenue, Robinson
Street and Findlay Avenue then con-
tinues into the university area and fur-
ther east. Peters Avenue and Findlay
Avenue each parallel Porter Avenue,
offering transit access within two
blocks of the corridor. Crossing Por-

ter Avenue at Robinson, offers direct
access to the north portion of the cor-

ridor. The CART offers riders access

to the area on an hourly basis.

EXISTING HOUSING STOCK

A general housing conditions survey
was done within the study area of the .
residential areas. The survey was based
on a 1-4 rating scale (1 = sound; 2 =
minor deficiencies; 3 = deteriorated; 4
= dilapidated). The survey indicated |
that the majority of the housing in the
Porter Corridor was in sound condi-
tion with a few homes having minor
deficiencies and only a few structures
described as deteriorated.

This study also evaluated the amount
of rental properties versus home own-
ership. Based on mailing addresses
provided by the City, we estimate
that 49% of the housing in the Por-
ter Study Area is not owner occupied.
The majority of the rental properties
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are located immediately adjacent to
the existing commercial properties
throughout the study area.

Overall, the homes are almost en-
tirely single story, early 20th century
structures. The homes are generally
horizontal with single gable, low-
pitched roofs. Front porches are com-
monplace and sidewalks are generally
present, or at least on one side of the
street. The bungalow is a structure that
figured prominently in Oklahoma and
Midwestern history as a practical, af-
fordable, family-friendly  housing
style. The Porter planning area and
several historic neighborhoods contain
a variety of Craftsman and bungalow
architecture.

EXISTING SIGNIFICANT
STRUCTURES

As the Porter history indicates, there
have been a multitude of land uses and
tenants along Porter over tha past cen-
tury. Fortunately, there are still some
significant structures remaining on the
corridor.

These structures were identified for

their Art Deco style and their history
on the corridor. These structures in-
clude the round dental office at the
southeast corner of Apache and Por-
ter, the Greenleaf Grocery Building at

the southeast corner of Eufaula and
Porter, the automotive building at the
northwest corner of Eufaula and Por-
ter, the current Ellison Feed & Seed
(specifically the old Phillips 66 station
at the south end) at the northeast cor-
ner of Comanche and Porter, the two
automotive buildings at the northwest
corner of Gray and Porter, and Van’s
Pig Stand (a former gas station) at the
southwest corner of Daws and Porter.

The seventh structure is a quaint for- |
mer gas station located at the north- |
west corner of Himes and Porter. It is
desirable to save this building, but it is
preferable to move the structure either
within the site or to a new site. The
property on which it sits is ideal for
redevelopment but the location of the
historic structure would likely prevent

that. (See map of these structures on g 9
the following page.) ' ye

—

It is important to save
these structures as the
character of the area is
developed. Designers
and developers should
carefully consider
the opportunities for
adaptive reuse of these existing
structures and how revitalizing the
old buildings can add charm and

personality to a new use.
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INTRODUCTION

After reviewing all of the existing con-
ditions and completing an extensive
public input process, the Porter Av-
enue Plan was developed. 7he plan
consists of multiple layers address-
ing all the concerns outlined by the
City and the public. 'The specific
plans developed include a revision to
the existing Future Land Use Plan, the
proposed commercial development
limit line, transportation proposals,
streetscape, and land use transition
concepts.

“THE LINE”

In cities across the United States
and the world, commercial and resi-
dential districts have coexisted for
centuries. In many cases, these land
uses are mutually dependent. Resi-
dents need goods and services near
their neighborhoods; business own-
ers need a steady supply of customers.
At a physical level, this is a delicately
balanced relationship. And nowhere
is the balance more delicate than at a
district’s edges—the exact place where
one land use stops and another one
starts. These edges must be carefully
designed to make boundaries clear and
be managed by both sides in order to
protect that fragile harmony.

Disagreement about the location of
the line between commericial and
residential is what created the need to
conduct an analysis and work through
a public process. As residents grew
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frustrated with

ties’ desire to expand and tear down |

neighboring houses, the community

turmoil escalated. The removal of af- ¢

fordable housing stock within an older
neighborhood drew much attention
as the residents saw the continuation

of land use conflicts as evidence that |/}°
they were “losing the neighborhood.” ||
Likewise, the need for commercial " ™

tenants to expand and provide park-
ing for their patrons was critical to the
continued use of the property and vi-
ability of the business. Unless the situ-
ation improved, businesses would not
expand or locate on Porter Ave.

Conducting a public process allowed
residents and commercial property
owners to voice their opinion and to
gain an understanding of other view-
points. Allowing the groups to work
together with an outside consultant
who had no vested interest in the out-
come facilitated the process that re-
sulted in the conclusions of this plan.
The process allowed for the partici-
pants to collectively think through the
strengths, weaknesses, opportunities
and constraints of the corridor. Using
this technique allowed both sides to
think in a broader manner with regard
to what is best for the community as
a whole. With compromise and de-
tailed information, a revised edge was

developed.

In an effort to manage the edge and
provide an understanding between the

commercial enti- |
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CORRIDOR STUDY

3.1



DRAFT - FOR REVIEW ONLY - 8/27/09

THE PLAN
N

residential and commercial properties,
a “line in the sand” had to be drawn
to signify the limits for commercial
expansion or redevelopment.

To identify this line, a detailed review
of existing land uses, property owner-
ship, neighborhoods conditions, mar-
ket analysis (see Appendix C), previ-
ous plans and development standards
was conducted. The following are key
points that were important consider-
ations when locating the line:

residential neighborhoods, and
which still maintains nearly all of

the owner-occupied housing units. y

# 4
4

(See map on the following page). In
all instances where the line did not
extend to a public street parallwling

Porter, a minimum of three homes |
was maintained to sustain the rhythm

and feel of a neighborhood. All
commercial areas were provided with
a minimum 225 depth from Porter
Avenue.

site.

neighborhood.

parking requirements.

Initial Conclusions

Identifying a line for development
is about setting expectations for
the community. This  detailed
evaluation of the study area produced
an encouraging result. It is indeed
possible to establish a line along Porter
Avenue that provides the required
depth for commercial development,
sufficient critical mass to preserve

1. Commercial development requires a
minimum of 225 to 250’ depth to provide
the critical mass and appropriate parking on

2. Residential uses need a sufficient num-
ber of houses facing one another to continue
the function and character of a traditional

3. The existing zoning regulations in
Norman are based on traditional subur-
ban development standards, which require
significant front yard setbacks and elevated

4. A significant number of existing resi-
dential structures within the corridor are
not owner-occupied.

PLAN

As described earlier in
the document, a future
land use plan outlines for
all interested parties the
City’s desire for future
development. 7The plan
identifies  appropriate
locations for residential,
commercial, industrial
and public uses. Provid-
ing the land use vision for
a community allows new
residents and commercial
investors alike to have an
understanding of what
will be developed on ad-
joining property, where the roads will
be located, and what access to public
facilities will be available. A proposed
Future Land Use map is provided in
the following pages.

The proposed Future Land Use plan
was developed in concert with the
commercial land use limit line, and
the results of the market analysis. 7he
market analysis conducted by Can-

i T
-
g

:

L
", v
J]‘ ’
v o i

FUTURE LAND USE .
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Insert Commercial Limit Map
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Future Land Use map
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yon Research Southwest (CRS) pro-
vides a detailed look at the market
Jforecast in Norman and more specifi-
cally the Porter Avenue Corridor (sce
Appendix C). The analysis indicates a
positive outlook for the corridor, in-
cluding potential absorption rates of
33,000 to 66,000 square feet of retail,
34,000 to 46,000 square feet of medi-
cal and professional office space, and
180 to 230 residential units over the
next 15 years.. All of these estimates
are based on a review of the commu-
nity as a whole with appropriate per-
centages applied to Porter Avenue. It
should also be noted that these iden-
tified square footages are net of any
demolition of existing commercial or
residential property.

Though the market analysis reflects
a positive outlook for the Porter
Corridor, the Future Land Use
recommendations are not a significant
change from the city’s existing Future
Land Use Plan. The recommendations
are just more finely tuned to meet the
needs of the neighborhood, Porter
Avenue property owners and the city
as a whole.

Mixed Use

As development trends continue
toward higher density, the need to
provide complementary uses becomes

more important. For example,

areas near the downtown that allow

commercial as well as residential
benefit both by providing a continual
customer/client base in addition to

lessening the traffic load on streets. !

The future land use plan for the
corridor recommends

intersections of Main and Porter and
Gray and Porter. The proximity of
both these locations to the downtown
allows them to have a positive impact
on both settings. Currently downtown
Norman essentially stops at the
intersection of Main Street and Porter
Avenue. Throughout the planning
process, residents expressed a desire to
“extend” the vitality of downtown to a
redesigned Porter Avenue. Providing a
mixed use development at this location
will provide this extension as well as
act as a gateway to downtown.

Commercial

By declaring a commercial limit line,
the appropriate location for commer-
cial uses within the future land use
plan was essentially identified. It was
critical that these two pieces to the
puzzle be reviewed and considered to-
gether. Based on the location of “the
line”, a continuation of commercial
uses as indicated in the current future
land use plan is recommended along
Porter. One change that is a depar-
ture from the Future Land Use plan
is the recommendation for additional
retail at the southeast corner of Rob-
inson and Crawford. This area is cur-
rently a mix of low density residential,
retail and office uses. It is envisioned
that the development of this property
would orient to Robinson and would

appropriate |
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require the elimination of one block
of Hayes Street between Crawford and
Porter. Eliminating the street will cre-
ate enough square footage to provide
a viable development and will remove
removing a right in/right out turn on
Porter that is too close to the Robin-
son and Porter intersection. This pro-
posed land use amendment does not
include the property at the southwest
corner of Porter and Robinson as these
are existing viable uses that are com-
patible with this proposal.

Residential

Medium density residential is rec-
ommended between Rich and Acres
on the east side of Crawford. 'These
parcels are currently single fam-
ily residential units with R-3 zon-
ing, which allows for multi-family

residential. The proposed future land | G

use of medium density residential in
this area will allow for townhomes,

row houses or duplex development. ¥
These medium density uses are rec- ﬁ

ommended as an alternative to the

existing single family homes, because

between the commercial development
along Porter Avenue and the single
family homes on Crawford. The con-
tinued use of this area as single family
is appropriate and redevelopment to

oy
g

/

medium density should not be done | g

on a lot-by-lot basis, but with multiple
parcels.

South of Main Street, additional
residential density is recommended
in the area of Comanche south to
Apache on the west side of Ponca.
This area is shown as high density resi-
dential, allowing for future apartment
development. Based on the market
analysis, additional apartments would
be viable in the south Porter corri-
dor. This location has been identified
due to its proximity to the University
of Oklahoma, Campus Corner and
downtown, access to arterial streets,
and the number of rental homes al-
ready in the area. Currently the prop-
erties are zoned R-3, which allows for
apartment development.

Apartment development in this area
would require the vacation of right-of-
way and it is recommended that build-
ing heights and design be sensitive to
the neighboring properties.

NORMAN, OK
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Other Land Uses

Industrial, Quasi-Public and Public
Uses maintain the same area as in-
dicated on the existing Future Land
Use Plan. At the sound end of the cor-
ridor, the dairy has been in place for a
number of years, and although walls
have been added to separate from the
neighborhood, it is recommended that
any desire to expand the industrial use
be carefully examined due to noise and
traffic concerns.

The quasi-public uses include church-
es, the hospital and schools. If the
churches are in need of additional
property, contiguous property should
be closely evaluated. The churches
should be encouraged to expand as
they are good citizens and provide

support to the community, yet their g
tax exempt status should limit the
parcels selected. Additional parcels
were not provided for the hospital as
a new hospital is under construction 44>
on the west side of Norman. The new
hospital will take the pressure off of |
the current facility, limiting the need I
to expand. As the existing facility re-
structures, new development opportu-
nities will be created both on and off |
the campus. Senior housing and state
of the art medical buildings should be
considered for the hospital and sur-
rounding properties.

The only Public Use within the cor-
ridor is the fire station
located at the northwest
corner of Main and Ponca.
This facility houses fire and
emergency equipment as
well as administrative offic-
es. At this time, there is no
need to provide additional
parcels to expand this use.

DEVELOPMENT

Although many plans have been de-
vised for Porter Avenue and the sur-
rounding area through the years,
the only way progress can be made
is by moving forward with develop-
ment and reinvestment. Develop-
ment in the current economic climate
is a challenge for most of the nation,
but the Oklahoma City area is unique
with job growth continuing in a posi-
tive direction. While job growth is
at a slightly lower percentage rate in
2009 than in years past, there is an
expected rebound in 2010, according

NORMAN, OK
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to the Center for Applied Economic
Research. And though Norman has

some dependency on the Oklahoma for redevelopment of the corridor is

City metropolitan area for jobs, its lo-
cal job marketis strong.

As the County seat for Cleveland
County, with the University of Okla-
homa’s continued growth in student
population, and the number of medi-
cal facilities in the community includ-
ing a new hospital, Norman’s econo-
my is able to hold steady when others
are having difficulties. With this posi-
tive position and the market analysis’
strong indicator of the community’s
ability to absorb a significant amount
of retail, office, and residential square
footage over the next 15 years, Porter
Avenue is poised for growth and rede-
velopment.

As indicated in the market analysis, . e+
the most prominent starting point p ’ oo
4 '.. 9, :

the southeast corner of Main Street ¢,
and Porter Avenue. Redevelopment %
of this block would generate the syn- ¢
ergy needed to catalyze redevelopment |
efforts in other key places within the
corridor. 'This block is currently un-
derutilized and although there are
some charming structures that should
be considered for adaptive reuse, the
majority of the buildings should be
removed to make way for a quality | g
mixed-use development, offering retail
on the first floor and residential above.
The location for mixed use develop-
ment is ideal based on its relationship
to downtown, high traffic counts, vis-
ibility, and the underutilization of the
existing structures.

339

Comanche St.
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To kick off development in the cor-
ridor, this block is ideal for a dem-
onstration block. A demonstration
block is a catalyst project to begin re-
development in an area. This location
is identified based on its relationship
to downtown and the synergy that has
occurred in recent years, high trafhic
volume, limited number of property
owners and ability to make a big im-
pact on the corridor. Beginning with a
mixed use project at this location will
strengthen connectivity and market
positioning with downtown Norman
as well as provide a gateway strength-
ening the connection. A detailed
study of this block has been conducted
and can be found in Appendix D.

Another location identified in the
market analysis for redevelopment
is the northwest corner of Gray and
Porter. This area currently has two

existing buildings that are consid- |
ered significant for their architectural
design and history on the corridor. ,
These buildings should be maintained ¥
while the remainder of the block is i~
cleared for redevelopment. A signifi- giis
cant amount of land is being under- |
utilized by Norman Fence Company
and Metro CanBank, at the northeast
corner of the block and an automo-
tive business on the southwest corner
of the block. This block, similar to the
property at Porter and Main, is ideal
for redevelopment based on its promi- | g
nent gateway into downtown, its re-
lationship to downtown, high traffic
counts, and the presence of quality
structures for adaptive reuse. As indi-
cated on the proposed future land use
plan, this area should be redeveloped
as mixed use with first floor retail, sec-
ond floor office and residential.
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Porter Avenue has played a unique role
in the history of Norman, a fact un-
derscored by the surviving examples of
Art Deco architecture. These features
will make Porter distinctive from oth-
er corridors. To preserve this character
and still enable modern development,
key buildings have been identified for
potential adaptive reuse. These build-
ings, as outlined in Chapter 2, are ad-
jacent to Porter Avenue and have the
setbacks desired for a higher density,
pedestrian oriented development pat-
tern. In both of the properties iden-
tified above, these structures exist.
Adaptive reuse of these structures is
strongly recommended. The opportu-
nities for future uses of these buildings
are endless, including reuse as themed
restaurants, coffee shops, or music
venues, to name a few.

To accomplish significant redevelop-
ment within the corridor, it is likely
that a variety of financing mechanisms
will be necessary to make the projects
feasible. These financing options are
an important factor based on land and
building costs in a developed area. A
more detailed description of financing
mechanisms is provided in Chapter 4.

MANAGING THE EDGE

The future of an attractive,
economically healthy neighborhood
commercial district depends in no
small part on the preservation of

healthy neighborhoods around it.

The dominant land use pattern in
Porter Corridor neighborhoods is

early 20th Century, single-family " ' ;
houses. These neighborhoods have #*
a defined density, and the way in _
which buildings are situated on lots ¥
creates a rhythm along the street. ﬁ

Ensuring the long term viability of /%
both residential and commercial uses |
is important for the future of Porter
Avenue and the City of Norman. To
manage the edge between these land
uses there are a number of recommen-
dations, including:

For any significant change within the
commercial district, all of these items

should be considered.
Rezoning

Blanket rezoning of areas within the
corridor without consideration of a
site plan is not recommended. Each
location identified for future commer-
cial or residential uses, should be fully
evaluated and a complete site plan de-
veloped to understand the full impact
the project will have on the area and
the necessary improvements that will
be required to make the project suc-
cessful.
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Buffering

To live in concert with one another, a
graceful transition between land uses
is imperative. Through evaluation of
existing transitions in Norman and
other communities, a set of concepts
were created to help develop appropri-
ate buffers.

Although walls and landscaping can
stand alone as a buffer, a combination
of both provides for a greater impact
for commercial and residential us-
ers alike. The goal of buffering is to
diminish commercial impact on the
residential properties, to convey a firm
understanding of the commercial lim-
its and to provide an attractive edge
for the residential and commercial
uses alike.

To accomplish these goals, walls are
recommended to be no taller than 4’
and no lower than 3’-6” in order to re-
strict vehicle lights from entering the
residential property, while maintain-
ing a safe height for visibility. Walls

should be complimented with low

plant material to soften the impact
of the wall. Rhythmic tree plantings
should be added to buffer noise from
the commercial uses. Where appro-
priate, openings in the walls should
occur to allow pedestrian connections
between residential and commercial
uses.

In an effort to make the residential
community’s identity a more signifi-
cant statement and to help with the
buffering between the
residential and commer-
cial uses, installation of
specially designed monu-
ment markers should be
provided. These mark-
ers will help to give the
residential areas more
of a defined edge and
more prominent iden-
tity. Design and fabri-
cation of these markers
could be done through
the use of CDBG funds.

NORMAN, OK
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To evaluate alternate scenarios along

Before

the corridor, an example design was
developed at Frank Street west of Por-

ter, showing an expanded parking lot
and a proposed wall and landscape
buffer. This design shows the wall and
landscaping inside the commercial
property line, requiring maintenance

by the commercial property owner.

After
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At Dawes Street, a similar evaluation Before
was done showing a pedestrian
connection between the residential
and the commercial uses. This design
is based on the installation of a cul-
de-sac on Dawes and shows a similar e\l A _
4’ high masonry wall with genorous , N A
landscaping. A sidewalk connection is : ' : :
critical here to ensure that residents can
easily access the local establishments
without the need to drive their cars.

- e

NEIGHBORHOOD
2
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Parking Lot Design Standards

Creating a more urban feel and con-
trolling access on Porter will gener-
ally require parking to be located at
the rear of the Porter-facing property
adjacent to the residential areas. In
conjunction with the walls and land-
scaping for the transition, parking
lot design and landscape standards
should be developed to offer appropri-
ate shading, noise control, and buffer-
ing. Lighting guidelines should also
be developed for parking and build-
ing lights. Lighting guidelines should
limit the light spill onto the residential
properties and light cutoffs should be
required to limit light source glare.

“Leap Frog” Development

Although a future land use plan has

been developed indicating additional ¥
land for commercial development °
or expansion, as well as areas for in-
creased residential density, controls |
are needed that do not allow “leap i
frog” development. In other words, :
single family homes should not be |, " 4
left between existing commercial y
development and new commercial |,
development. Leaving these parcels |
interrupts the cohesive neighbor- ‘g
hood unit. The graphics below show
what is meant by “leap frog” devel-
opment, an inappropriate develop-
ment pattern for the Porter corridor.
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Design Guidelines

To eliminate the potential for “leap
frog” development and other po-
tential problems outlined in this
document, a set of design guidelines
which includes a site plan review
process should be put in place for
all proposed development within the
Porter Corridor. Design guidelines
should target commercial redevelop-
ment, rehabilitation, and expansion
as well as residential redevelopment.
Single-family remodels should be ex-
empt, but any application to subdi-
vide a single family unit should be
subject to review. A key element of the
design guidelines would be a site plan
review process that will allow careful
consideration of the impact of a pro-
posed development on the adjoining
properties and the corridor as a whole.

As a part of the design guidelines, ar-
chitectural controls that require an

Front Elevation

Rear Elevation

architectural finish on all sides of a “
building should be required. This is #*
sometimes referred to as a “four-sided ;
architecture” (see examples below). #
This requirement can ensure an aes- ﬁ

thetically pleasing view from the resi-

dential properties as well as for patrons |

parking in the rear of the building.

TRANSPORTATION

Porter Avenue functions as a critical
link for thousands of motorists travel-

ing between 1-35 to the west and the | g

residential areas to the south and east.
The Porter Corridor also hosts a variety
of service, health and retail businesses,
residents and visitors, so any changes
to Porter Avenue must be balanced
with the current needs and future de-
sires of the area. During the initial
review and analysis of the corridor,
the planning team developed several
concepts for Porter that altered the
number of lanes and added round-

abouts at the important intersections
of Acres/Porter and Alameda/Porter.

The team developed three different
lane configurations for Porter Avenue.
The first was to leave Porter as it is to-
day, cleaning up the edges and provid-
ing better lighting and sidewalks. The
second option was to convert Porter
to a two-lane road to allow for more
pedestrian space along the sides and
a significant landscaped median. The
third concept was to design Porter
with three lanes, allowing for a smaller
median in certain areas and control-
ling access onto and off of Porter. (See
Appendix B for detailed drawings)

NORMAN, OK
CORRIDOR STUDY

3.15



DRAFT - FOR REVIEW ONLY - 8/27/09

THE PLAN
[

During the charrette, two round-
abouts, one at Acres and Porter and
another at Alameda and Porter were
also designed. These roundabouts are
designed to allow traffic to flow con-
tinually without the need to stop at
traffic lights. The modern day round-
abouts also allow for large trucks, in-
cluding emergency vehicles, to easily
travel through the roundabout. Be-
cause roundabouts allow for traffic
to move easily, there is no blocking
of emergency vehicles providing for
quick response.

Future Year Volume Assessment

To understand the practicality of the
proposed designs, a future year traf-
fic assessment was conducted at the
signalized intersections of Robinson,
Gray, Main and Alameda streets to
identify if capacity issues would ex-
ist with the current geometric lay-
out. Based on the evaluation and a
2% growth factor provided by the
City of Norman Public Works staff,
the corridor intersections can oper-
ate acceptably beyond year 2025.
An assessment of corridor operations
pertaining to driveway operations,
mid-block turning movements and
motorist safety was not conducted;
however it is anticipated that capacity
and safety would degrade beyond cur-

rent conditions if mid-block left-turns
are allowed and driveways are not con-
solidated, altered or closed.

Porter Avenue Alternatives
Assessment

After review and understanding of the

potential for the existing configura-
tion, an alternative assessment was
conducted. As recognized through the
charrette process, Porter Avenue/Al-
ameda Street and Porter Avenue/Acres

Street intersections were identified as I-

potential locations for roundabouts.
Additionally, an alternative 3-lane
section for the Porter Avenue corri-
dor was identified as an option to be
examined. A 3-lane section includes
one travel lane in each direction with
a center left-turn lane. In this case,
the Porter Avenue corridor has short
blocks, so turning movements would
be limited to the intersections.

The project team conducted an evalu-
ation of the existing year and future
year corridor performance by intersec-
tion for a 3-lane section. Table 2 sum-
marizes the LOS and associated delay
by intersection with the proposed
3-lane Porter Avenue.

Table 2
3-Lane Porter Avenue
LOS Service Summary

Southbound Westbound | Intersection

Delay | LOS | Delay | LOS | Delay | LOS | Delay [ LOS | Delay | LOS
Acres 0.5 A 0.1 A |1854| F 155 | C 11.5 F
Gray 12.1 B [205| C 0 X | 554 E [202]| C
Main 23.2 C 9.3 A 24 C 27.3 C 19.7 B
Eufaula 2.2 A 4.9 A 50.8 D 48.3 D 7.3 A
Alameda D 15.3 B D [334| C |287]| C
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The changes in LOS delay are minimal
between the existing condition and
the proposed 3-lane option.

An evaluation was also conducted to
identify how long the key corridor
intersections could perform without
failure. Based on the traffic volume
provided, the key
corridor intersections could operate
beyond year 2025 without failure. Key
to the success of this includes altering
the current driveway configurations
and implementing access
and management techniques in the
corridor. The current configuration of
driveways and full-movement turns
throughout the corridor degrade
the safety and capacity of Porter
Avenue. In order for a 3-lane option
to work acceptably under current
or future traffic volume conditions,
a comprehensive access plan and
program must be in place.

assumptions

control

Roundabouts at the intersection of
Porter Avenue/Acres Street and Porter
Avenue/Alameda Street intersections
were evaluated in terms of operations
and impact area to identify if round-
abouts could operate acceptably under
current and future traffic demand, and
to identify the potential area of impact
if constructed. The study team iden-
tified that roundabouts could work at
both intersections beyond year 2025,
with a single-lane roundabout at Acres
and a dual-lane roundabout at Alam-

eda.

While roundabouts are being consid-
ered to help continue the movement of
traffic, their aesthetic qualities should
also be considered. By installing these
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traffic moving devices, there is also the
opportunity to provide locations for
public art and visual enhancement. As
the majority of the corridor is relative-
ly flat, providing a vertical structure at
these turning movements will offer a
unique quality to the corridor.

The schematic designs of both round-
abouts indicate the need to remove a
limited number of existing buildings
to fit into the required alignment. It is
important to note that these drawings
are schematic representations only, and
a final determination of roundabout
alignment and the property needed to
construct them has not yet been made.
At Acres Street, a minimum of two
buildings, one on the northeast and
one on the southwest, would need to
be removed. It is also recommended
that Dawes Street be closed and a cul-
de-sac be constructed. At Alameda,
a minimum of two buildings would
need to be removed, a commercial
building on the northeast corner and a
residential building on the southwest
corner. It is recommended that the
residential structure be relocated to
an empty lot within the same historic
district, if feasible. Redevelopment of
the commercial lots is recommended
with architecturally significant build-
ings that orient to the roundabout.

STREETSCAPE

Streetscape improvements refer to
the process of beautifying a street
with traditional elements such as
landscaping, street light standards
and street furniture. Streetscape also

includes the art of creating public |

destinations. Through the combined
use of streetscape elements, and the
development of themes and unique

settings, an ordinary street can i

become a quality public space that
promotes community and activity.

Through evaluation of Porter Avenue’s
past, themes evolved around the auto-
mobile and the Art Deco architectural
style. Using these themes, concepts
were developed for monumentation,
banners, street paving, bus stops, and
public art. (See charrette sketches in
Appendix B) These themes have been
embraced by the community and car-
ried through conceptual designs.

AT
B Proesimns [

B8 EROSSWALK ’-,J
10 - 500  |#
10LATION FINE

As these sketches are schematic
in nature, more detailed designs
with cost estimates should
be developed in the design
development phase. Details such
as marketing opportunities with
the images should be evaluated
as well.
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ALTERNATE MODES OF
TRANSPORTATION

An important part of the streetscape is
the sidewalk space. The sidewalk space
must connect with the surrounding
community providing ease of interac-
tion. Sidewalks are identified for the
entire length of Porter Avenue along
with crosswalk locations at promi-
nent intersections. Allowing residents
and patrons to cross Porter in a safe
manner is of great importance for the
commercial tenants and the neighbor-
hoods alike. The only types of trails
identified within the Porter Corridor
project area are sidewalk trails. The
purpose of these trails is to connect the
Porter Corridor with park and trail ar-
eas outside the project area.

Looking at a broader picture, it is also
imperative that people have access to
the corridor from a further distance
without the need for a car. The cur-
rent sidewalk system through down-
town provides access from Legacy Trail
and the train station to Porter Avenue
without the need for new infrastruc-
ture. For other portions of town, trail
locations have been identified, con-
necting park space, neighborhoods
and other destinations. (See Transpor-
tation Plan on the following page.)
Trail connections can come in many
forms depending on the existing envi-
ronment. In areas with existing homes,
it is recommended that the trails be no
more than 6’ in width with street trees
between the trail and the curb, while
in a more open and natural area the
trail width may be up to 10" in width.

There has been an expressed interest

from the community to include bus
stops within the corridor. This op-
tion can be provided through the use

of pull off areas for buses, allowing for %

a continued drive lane and safety for

the users. Currently, CART provides |

bus service within two blocks to the
east and west of the corridor. These
less traveled roadways are a great al-
ternative to providing service on Por-
ter Avenue. As development of the
streetscape continues, it will be im-
portant to continue open communi-

cations with CART.
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SUMMARY

Porter Avenue is a complex corridor
layered with history, character and po-
tential. This chapter articulates pieces
of the puzzle that can be utilized to
create a revitalized and an enhanced
Porter Avenue. The pieces include the
commercial development limit line, a
revised future land use plan, key devel-
opment areas, types of transitions to
manage the edge, transportation im-
provements that will create a manage-
able roadway system, and complimen-
tary streetscape. Norman is seeking to
take greater control of the Porter Av-
enue Corridor’s attractive and pros-
perous destiny by creating a future
that is hopeful for the neighborhoods

and commercial districts alike.
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INTRODUCTION

This document proposes many rec-
ommendations for the future devel-
opment and redevelopment of the
Porter Avenue corridor. In order to
realize the vision and implement the
ideas set forth in this document, an
implementation plan, cost estimates
and identified funding mechanisms
must be outlined. Based on the size
of the corridor and complexity of the
improvements, the implementation
will require the coordinated efforts of
public and private groups alike. It is
imperative that public expenditure oc-
cur in order to create the environment
for private investment.

The corridor plan is the first step in
the much longer process of redefining
and redeveloping Porter Avenue. The
focus of the plan is on creating a long
range vision for the corridor, upon
which detailed projects may be imple-
mented as the next steps. The primary
goals as set forth in this document are:

CHAPTER 4.
IMPLEMENTATION

DRAFT - FOR REVIEW ONLY - 8/27/09

1. Minimize land use conflicts
between residential neighbor-
hoods and commercial property
owners along Porter Avenue.

2. Manage the edge between
the residential and commercial
property owners through a vari-
ety of transitions.

3. Enhance the aesthetics and
image of Porter Avenue provid-
ing for a sense of place and com-
munity.

4. Improve the vehicular and
pedestrian mobility of the cor-
ridor while promoting public

safety.

5. Promote development and
revitalization of the corridor
including the introduction of
mixed use development.

6. Promote adaptive reuse of
architecturally significant struc-
tures.

7. Develop a demonstration
block to show the potential eco-
nomic benefits of the corridor.

8. Establish zoning ordinances
and design guidelines for the

specific needs of the corridor.
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There are nine key steps to address in
the Implementation Plan. The success
of the project will be determined, in
large part, by how successfully these
items are implemented and addressed
notonly initially at projectstart-up, but
over the life of the implementation of
the Corridor Plan. The nine steps are:

PROJECT START UP

Timing and commitment are needed
to implement the project. There are
many steps in the process that need
Jfocused attention. To ensure the con-
tinuation of the plan as outlined in
this document it is recommended to
develop a structure for corridor man-
agement. The structure should in-
clude a plan facilitator and an advisory
board at a minimum. The plan facili-
tator should be a consultant or outside
staff member that reports to the advi-
sory committee, and oversees the re-
quirements of the plan and helps with
the funding guidelines. The primary
responsibility of this position would
be administering grant programs,
housing programs, code compliance,
historic preservation and neighbor-
hood planning. It is also advisable

to continue the corridor stakeholder
committee in an advisory capacity as

the public voice for all future improve- |
ment reviews and for promotion of re- |

vitalization of the area. Alternatively,

the City should consider developing
a 501c3 not-for-profit board to man- :

age marketing, communications and
other activities re-

tance and use of

that time does not
diminish the in-
tended impact for
the community.

POLICY

A number of the components recom-

mended in the plan should be imple- -
mented in part through updates or £

revisions of various approved plans
and policies of the City. These are as

follows:

Approve Final Corridor Plan
Document

The first step in moving the plan for-
ward is the Approval of the final plan

document by the Planning Commis- §

sion and City Council. Once com-
plete, the City should modify the Nor-
man 2025 Plan to include the Porter
Avenue Corridor Plan and Furture

Land Use Plan.

quiring the accep-

funds. With these -
groups, the City |
will be assured the
intent and vision :
are sustained and |
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Amend Ordinances

Once adoption of the Plan is complete
the City should modify City ordi-
nances to allow for the recommended
development and improvements. The
ordinances should be modified to:

* Support urban design standards,
including mixed use, zero lot line
setbacks, increased density, and
lesser parking requirements, the
development of design guidelines
and overlay zoning district;

* Support infill development
requiring compatible setbacks,
lot coverage, building height,
building facades, materials, and
parking requirements;

* Require buffering techniques
between residential and com
mercial uses, including landscap-
ing, walls, trash enclosures, light-
ing standards and four-sided
architecture;

* Update site plan submittal and
review requirements while stream-
lining the process; and,

* Prohibit “leapfrog” development

MARKET NICHE AND
BUSINESS MIX

The Porter Avenue Corridor has
three unique development zones.
The northern third of the corridor
will be most affected by Norman Re-
gional Hospital; and, as a result, will
attract primarily medical-related uses

and businesses. The middle portion of
the corridor, located in close proxim-

ity to downtown, is best suited to sup-
port mixed-use development which
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includes residential, retail and office

tenants. Finally, the southern portion
of the corridor is best suited for the it

development of higher-density resi-
dential housing. Together, these three

development zones and their diverse -

mix of land uses and tenants will rede-

fine Porter Avenue as a unique urban

corridor.

A primary goal of redeveloping the
Porter Avenue Corridor Study Area is
to redefine its image and retail market
to best capitalize on both local resi-
dents and out-of-town visitors. Retail-
ers now account for only one-third of
the corridor’s mix of businesses. Most
existing retailers are located in the
middle third of the corridor. Physi-
cal and locational constraints limit the
Porter Avenue Corridor’s ability to at-

tract national tenants and big-box re- -

tailers. Like downtown Norman, the
Porter Avenue Corridor business com-
munity will best prosper by cultivating
unique local businesses. Independent
retailers rather than national chains
are more likely to locate within the

corridor, providing the opportunity ©

to foster a unique market niche and

identity.

Two independent restaurants now §

serve as major customer destinations
for the corridor, generating high traf-
fic volumes. Restaurants generally
cluster together to capitalize on ex-
isting customer traffic patterns. Em-
phasis should be placed on attracting

more unique restaurants that compli-
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ment the existing restaurants and at-
tract more customers to the corridor.
Close proximity to Norman Regional
Hospital will improve the potential
of attracting additional restaurants to
Porter Avenue.

Clusters of specialty retailers (i.e.,
home furnishings, entertainment and
clothing) improve the image and mar-
ketability of the Porter Avenue Corri-
dor as a retail destination. Given the
proximity of downtown Norman and
the current availability of inexpensive
commercial space, art galleries would
be a good fit. A cluster of art galler-
ies would compliment area restaurants
and will help foster a unique market
image. Other prospective specialty
retailers to the corridor include ap-
parel and accessories stores, antique
stores, bike stores, music stores, book
stores and hair salons. Given the close
proximity of neighboring residential
neighborhoods nightclubs should not
be included in the Porter Avenue ten-
ant mix.

Although it is important to draw in
outside businesses, it is just as impor-
tant to keep existing small businesses
and develop new ones from local en-
trepreneurs. This is vital because exist-
ing small businesses contribute more
to the local economy than new outside
businesses of equal size. Existing busi-
nesses are already established in the
community, and typically most em-
ployees live in the local area, and lo-
cally owned businesses tend to spend
their profits locally. New businesses
which are attracted from other areas
typically are not locally owned and
their profits tend to escape from the

local economy. Successful revitaliza-
tion of the Porter Avenue Corridor
will rely on maintaining and attract-
ing a unique mix of local restaurants, |

specialty retailers and medical-related i -

businesses.

MARKETING AND
COMMUNICATION

Identity

The Porter Avenue Stakeholder Com-
mittee should undertake development
of visual identity and joint market-
ing efforts to make Porter Corridor’s
identity visible to the general public
and along the corridor. One of the
first efforts should be the refinement
of the Porter Corridor logo and theme
through the schematic design process.
Using the logo and theme in a market-
ing campaign to inform the commu-
nity that the initial planning effort is
complete and that the implementation -
effort has begun will generate excite- >
ment for the corridor. Public educa-
tion about the process of planning and
corridor/neighborhood  revitalization
should continue to be provided.

Communication

Communication within the corridor
that extends community-wide is im- |-
portant for the long term prosperity of
the project. It is recommended that §
the Corridor Stakeholder Committee
establish a newsletter for residents,
corridor businesses, stakeholders and
interested citizens in order to com-
municate the progress of the corridor.
Information should be provided to the
press routinely regarding Porter Cor-
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ridor activities. Media representatives
should be invited to track the project,
provide a special column for that pur-
pose or introduce special insert sec-
tions.

The Porter logo also can be displayed
on billboards, utility pole banners or
windows of establishments along the
corridor. Public events along the cor-
ridor are encouraged.

The Corridor Stakeholder Commit-
tee and staff should join in a series of
roadshow presentations to be sched-
uled at organization meetings, church-
es, schools, etc. to explain the project.
The presentations should be in simple
terms and utilize effective graphics.
The meetings should be interactive
and provide for opportunities for pub-

lic feedback.
Recruitment Strategy

A strategy and schedule of recruitment
efforts should be developed. The proj-
ect facilitator, identified in the start-
up section above, should assume the
primary responsibility of recruitment
of candidates for revitalization. Ad-
ditional sections along the corridor,
following the Main Street and Porter
Avenue demonstration block, may be
selected for further development.

FUNDING ANALYSIS

Promoting economic development
efforts in the Porter Avenue corridor
will be a large task to be carried out
by the City or other entity as deter-
mined. Tasks to be completed include

the promotion of business retention

and recruitment, offering of economic
incentives and funding opportunities

to property owners, and package and

market redevelopment sites.

Business Retention and
Recruitment

Small business is the foundation of .

 cuaprer

the Porter Avenue Corridor’s econo- i/

my. Small businesses have historically

suffered from a high failure rate. A :

principal goal in revitalizing the Por-
ter Avenue Corridor is to increase the
employment base. The City could es-
tablish a plan to aid existing businesses
and enhance the skills of its owners.

Established in 1996, the Norman
Economic Development Coalition
(NEDC) is a joint effort of the Uni-
versity of Oklahoma, the City of
Norman, and the Norman Business
Community through the Norman
Chamber of Commerce. This unique

partnership was formed to work full- =

time on economic development in the
Norman community.

While a goal of the Norman Econom-
ic Development Coalition is to retain
and attract businesses to the commu-
nity, no organization exists specifically
for the purpose of revitalizing the Por-
ter Avenue Corridor business com-
munity. Once redevelopment occurs

an additional group should be consid- g

ered to complement business recruit-
ment efforts of the Norman Economic
Development Coalition. This groups
goal would be to retain existing busi-
nesses and recruit new businesses for
Norman’s central core that includes
the Porter Avenue Corridor, down-

R T
d L,‘vxfr,

0

v
¥




DRAFT - FOR REVIEW ONLY - 8/27/09

IMPLEMENTATION
—

town Norman and Campus Corner.
To elevate the scope of this new busi-
ness recruitment group, identifying
both public and private sector funding
should be a priority. Potential sources
include city grants, membership dues,
funds generated by additional events,
fund raising and implementing a self-
imposed taxing jurisdiction such as a
business improvement district.

To assist in the diversification of the
corridor’s retail base consideration
must be given to the further develop-
ment of retail concepts that will build
suflicient critical mass to truly leverage
a market niche. As an example, the
existing restaurant niche could be ex-
panded to include coffee houses, bak-
eries and cafes with patio seating. An-
other example is a home furnishings
niche that includes furniture stores,
kitchen and bath accessories, interior
designers, contractors, art galleries and
home electronics stores.

Economic Incentives and
Funding Opportunities

During the early stages of revitaliza-
tion attracting private sector invest-
ment in the form of new businesses,
property rehabilitation and new de-
velopment is dificult due to the as-
sociated risks. For property rehabili-
tation and new construction market
rents typically are insufficient to sup-
port financially feasible development.
Government-sponsored financial in-
centives assist in reducing the risks of
investing in building rehabilitation or
business expansions and, thus, often
serve as catalysts for long-term rein-

vestment. Jo assist in the revitaliza-

tion process the City should consider
a variety of economic incentives. Fi-

nancial assistance may be available

at the local, state and federal levels.
Local Economic Incentives

Forms of low-cost local economic in-
centives available to the City to stimu-

late revitalization of the Porter Avenue £

Corridor include adopting flexible
zoning ordinances and building codes -
to facilitate property rehabilitation
and new construction, building per-
mit and utility connection fee reduc-
tions and deferrals, and public infra-
structure investment.

Funding mechanisms available to the
City for financing future capital im-
provements include general obligation
bonds, sales tax financing, public-pri-
vate sector partnerships, tax increment
financing (T1IF) and business improve-
ment districts (BID).

Public-Private Sector
Partnerships

An example of a public-private sector
partnership created to assist in revital-
ization efforts for a specific real estate
development include sharing in infra-
structure costs, property acquisition,
and City tenancy of the completed
project.

Tax Increment Financing

(‘(TIF)’)

The Oklahoma Tax Increment Financ-
ing Act (“TTF”) permits cities to estab-
lish Redevelopment Districts and car-
ry out redevelopment projects within
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such districts. Section 850 et seq. of
the Oklahoma Statute authorizes de-
velopment tools for cities to use in
cooperation with other local taxing
jurisdictions to spur revitalization and
economic development in targeted ar-
eas of the city. This is accomplished
primarily by encouraging private in-
vestment by constructing public im-
provements that are funded through
TIF generated revenues. Within an
established TIF district, a “base” level
of annual tax revenue received in the
district is established at the time the
TIF is approved, and in future years
tax revenues received above the base
amount are diverted from the taxing
agency (school district, city, county,
etc.) to the TIF district to pay for pub-
lic capital improvements within the
district. Taxes are still collected in the
TIF district; however, instead of the
tax proceeds being used for the general
purposes of the taxing agencies, they
are used to pay for public improve-
ments to benefit the TIF district. In-
cremental tax proceeds may be used in
accordance with approved TIF Plans
for such project area improvements as
facilities, infrastructure, parks, side-
walks and other public projects.

The theory of TIF is based on several

important principles:

1. Private redevelopment would
not occur without the provision of
financial incentives.

2. The tax base in the redevelop-
ment district was in fact stagnant
or declining. Healthy areas that
grow and develop without the

intervention of the TIF do not
need tax revenues diverted. Where
TIF is necessary, it will cause an
incremental increase that the tax
ing authorities would otherwise
not have realized.

3. The taxing authorities that give
over their tax increment for a
number of years will eventually
receive the revenues of a larger tax
base.

Tax Increment Financing was utilized
to fund $1.3 million in streetscape
improvements to Campus Corner.
Since 2001, approximately $10 million
in private investment has been made
in Campus Corner, including fagade
improvements, building renovations
and the construction of approximately
15,000 square feet of new commercial
space. An additional 100 parking
spaces have also been constructed. In
recent years, Campus Corner’s tenant -
mix has gone more upscale in an -
effort to create a shopping and dining
destination offering home grown
restaurants and unique boutique shops.
The repositioning of Campus Corner
has broadened both the customer base
and the market draw and now attracts
customers from throughout Norman.

By City ordinance, on May 23, 2006
the City of Norman, adopted the |
University North Park Tax Increment §
Financing Plan to fund eligible
project costs associated with necessary
infrastructure improvements.  The
TIF Plan allows for 50 percent of the
increased ad valorem taxes generated
by the development and 60 percent
of sales tax revenues generated within
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the district to be diverted to the TIF
district and other
project goals over a period of up to
25 years, with total project costs of

$54,725,000.

improvements

Business Improvement District

(BID)

Since the early ’70s, Business Im-
provement Districts (BID) have been
used as a mechanism for revitalization.
BIDs now operate in 42 states and the
District of Columbia. This powerful
tool allows for an assessment on prop-
erty within a defined area. Revenues
from this assessment are then direct-
ed back to the area to finance a wide
range of services, including capital
improvement, security, maintenance,
consumer marketing, economic devel-
opment, parking and transportation,
public space regulation and social ser-
vices. The leading service provided by
BIDs is consumer marketing, such as
promoting events and producing maps
and newsletters.

There are state laws regarding Business
Improvement Districts which business
and property owners must be familiar
with before creating a BID. They can
be found in Oklahoma Statute Title
11, 839-112. Creating a BID involves
two public hearings. The first hearing
will give property owners who will be
in the proposed district a chance to say
whether they want the district or not.
The second hearing gives property
owners a chance to discuss how much
each will pay to fund the district’s ac-
tivities. Cities make the final decision
about creating a BID. After approval

of the BID by the City Council, the
City will begin collecting the district
assessments from the businesses oper-
ating within the BID.

Neighborhood Redevelopment ;".".
Act VR

The Neighborhood Redevelopment
Act is used to promote, stimulate, and
develop the general and economic
welfare of the community. This Act -
enables communities to establish a re-
development trust authority to under-
take redevelopment activities within
neighborhoods.  The use of powers
include expending public monies and
the use of eminent domain. The Act
also states that the governing body
may do all things necessary and prop-
er in its discretion to redevelop and
maintain its commercial, industrial
and residential neighborhoods.

Community Development

Block Grants (CDBG)

Norman, as a CDBG entitlement City
within the State of Oklahoma, receives
annual funding to meet objectives es-
tablished by the community which
comply with those established by the
State of Oklahoma. Although CDBG
provides significant funding for hous-
ing initiatives, there also is funding for

a number of non-housing initiatives 4

which include:

1) construction or reconstruction
or installation of public facilities
and improvements, such as
facilities that are publicly owned
and will be operated for the
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general public. The facilities

may include fire stations, libraries,
streets, sidewalks, drainage, water
and wastewater.

2) sustaining economic growth
and development, which includes
roads and streets, and infrastruc
ture necessary to help expanding
or startup businesses and may
include improvements to City
owned industrial buildings.

These assistance programs, financed
through CDBG, must create new
jobs and increase per capita income in

Oklahoma.

Other Available Economic
Incentives

Additional forms of local economic
incentives could also be offered to

stimulate revitalization in the Porter
Corridor. These include public grants,

low-interest direct loans, relocation

assistance,  site  clearance  and

demolition, assuming or sharing costs

of infrastructure improvements and
using or leveraging other fund sources i
such as housing funds, tax credit
programs, low-interest revolving loan
program, facade improvement grants, -
and Enterprise Zones.

NEXT PHASE OF PLANNING
AND DESIGN

The initial phase of planning is the
Porter Avenue Corridor Plan. The
plans and strategies in this Plan are
the guidebook for the future improve-
ments. These Plans and related strate-
gies are defined at a corridor level. A
more detailed study of the individual
recommendations will be necessary.

The next phase of planning and design y —

studies will further define the scope,

scale, cost and impact of the plan rec- £

ommendations as specific projects. It
is from this next phase, and subsequent
planning phases, that specific plans are
designed, funded, approved and built.
The complete steps for the developing
of the public improvements within the
corridor are identified on the follow-

ing page.

To develop the proposed roundabouts,
site acquisition would need to be in
progress once the roundabouts are
engineered.
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Phase 1

* Schematic Design. The City should fund the schematic design, which will include the layout of
all right-of-way and roadway improvements. The location of all improvements including curbs, drives,
turning lanes, medians, landscaped areas, street trees and grates should be identified. In schematic de-
sign, the improvements should be designed in plan view, while leaving the three dimensional designs for
subsequent phases. It is also critical that this phase include working with the property owners along Porter
Avenue to discuss and determine how best to deal with access management and parking issues.

* Engineered Design. The City should fund the engineered design of the roundabouts to identify

geometrics and size. The exact location and geometrics will then help determine required site acquisition.

* Overlay Zoning District. 'The City should have developed an overlay zoning district for the corri-
dor that takes into account all of the items outlined in this document, including transitions, architecture,
buffering, parking lot and lighting design, and site plan submittal requirements.

* Capital Improvements Plan. The City should identify within the CIP all identified cost associated

with public infrastructure improvements and required engineering studies.

Phase 2

* Design Development. Design Development involves taking the approved layout of the Schematic
Design and beginning to study it in three dimensions. The materials and constructability become more
refined. In addition to refining the layout plan, sections and sketches are used to better understand
changes in materials and surfaces. Design development is the place where the first intensive cost estimates
are done and evaluated. The information is tested using site survey information and computer aided
design and drafting. Design specifications and material cut sheets are considered.

Phase 3

* Construction Documentation. 'The documents that are used to construct the project improvements
are developed. These documents include grading and drainage plans, layout plans, paving plans, land-
scape and irrigation plans, and specifications which ensure that the approved materials are used.

Phase 4

4

-

* Bidding and Negotiation. 'This is where the design consultant provides any necessary qualification
of bidders as well as clarification of the construction documents.

* Construction Administration. 'This is where the design consultant reviews the contractor’s construc-
tion progress and helps them to understand and perform as the construction documents were intended.

Rl ek ol R -
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Demonstration Projects

One of the key components of the plan
is the initial use of a demonstration
project to facilitate the idea of the ear-
ly, visible success. Early, visible success
is critical to the future implementation
of the redevelopment plan. . A group
of small demonstration projects, such
as branding, show the public, private
investors, existing businesses and resi-
dents, and potential funding agencies
that change is occurring for the better,
which builds momentum and excite-
ment.

The more visible the project or im-
provement, the more it will be recog-
nized. The successful completion of
the initial project begins to solidify the
perception that the area can change
and is changing. Often, it is this
change in perception that helps trigger
the most vital component of all devel-
opment and redevelopment, private
Demonstration projects
for the corridor might include:

investment.

* monumentation (gateways) for
existing residential neighborhoods

developed using CDBG funds;

* using the Porter logo to develop
banners for installation on light
poles designating the corridor;

* forming a Porter Corridor mer
chant organization to create promo
tions for the existing businesses;

* continued media promotions
identifying progress of the plan
and the corridor.

Demonstration Block

On a larger scale, but equally as impor- .
tant for the excitement and momen- |
tum of the corridor is the development |

of a demonstration block. A demon-

stration block is a catalyst project to '

begin redevelopment in an area. Iden-
tification of a specific area to begin the

redevelopment of a corridor is impor-
tant. The successful completion of a !
demonstration block shows the reality

of the future of the corridor. As out-
lined in this document, the property
at the southeast corner of Main Street

and Porter Avenue is the best location

for a demonstration block based on:

* its relationship with downtown
and its ability to become a gate-
way;

* the high traflic volumes of the
intersection;

* the limited number of property
owners within the block making

it potentially easier to assemble the
properties; and,

* its ability to make a big impact
on the corridor and the commu

nity.

Through this plan, a concept design

has been developed for the southeast
corner of Main Street and Porter Av-
enue (see Appendix D). This plan is
conceptual in nature, but designed in
reality. To move such a project for-
ward, assembling the land is most im-
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portant. 'The City should work with
the existing property owners to deter-
mine their willingness to participate
in the project, whether by selling their
property or becoming a partner. Al-
ternately, the City has several other op-
tions to choose from to assemble the
property including re-use of publicly
owned property, removing clouded
titles from privately purchased prop-
erty, relocating existing businesses and
residents, and demolitions and clearing
of sites. Another option for property
assemblage is eminent domain, or the
act of obtaining private property for
a public use and justly compensating
the property owner. Using eminant
domain to assemble land is politically
unpopular and should only be done as
a last resort.

Following assembly of the land, the
City should move forward with a
two-step developer solicitation pro-
cess to execute the concept plan. This
process is outlined in the box below.
Also vital to the demonstration block
is the offering of financial incentives.
As the acquisition of multiple small
parcels can be expensive, including the

B TR
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cost to remove existing structures and
potential environmental issues that
may need to be addressed, redevelop-
ment is an expensive undertaking. To |
secure interest by the private sector to

redevelop property, the City will need

to provide development incentives. it

Transportation and
Demonstration Block Funding

To create the synergy needed to cause
private investment to occur in the area, ¥ _
the public sector must show a good
faith effort toward public improve-
The major first step in the
implementation is the funding and
construction of the first phase of Porter
Avenue and the funding of the demon-
stration block located at the southeast
corner of Main Street and Porter Av-
enue. The importance of funding and
construction of these highly visible im-
provements is to set the stage for pri-
vate investment.

ments.

The acquisition of funding sources for
the Corridor Plan Implementation will
be crucial to its success. There are nu-
merous funding requirements,at differ-
ent stages of the corridor plan develop-



DRAFT - FOR REVIEW ONLY - 8/27/09 e G S
CHAPTER “4

— o i, ety

IMPLEMENTATION = | .A - i
— L — A Py
ment. During the initial stages of the implementation plan, there are funding : o ] '

needs for the goals outlined in the box below.

Additional improvements may be recognized upon further review and evalua-
tion of the project.

PROPOSED SCHEDULE FOR KEY PLAN MILESTONES

The multitude of recommendations can be addressed as milestones that lay ahead §
for the Porter Corridor Plan. These are illustrated in the following chart. Ad-
ditionally, the entity(ies) responsible for that milestone and the recommended
start date are also indicated:
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Plan Milestone - Next Steps?

Approve and Adopt Final

Corridor Plan Document

Establish an ongoing Corridor
Advisory Committee

Construct Revised Development
Ordinances

Schematic Design of Public
Infrastructure Improvements

Develop Financial Incentives

Locate Funding for Phase 1
Infrastructure improvements

CIP Amendment

Establish 501¢3 not-for-profit
board

Identification of Plan Facilitator
Engineered Design of Public
Infrastructure Improvements

Develop demonstration projects
Develop demonstration block

Right-of-way Assembly for

Infrastructure Improvements

Developer solicitation
Marketing and Communication

Retention and Attraction of
Business

Design Development of Public
Infrastructure Improvements

Construction Documentation of
Public Infrastructure
Improvements

Bidding and Negotiation of
Public Infrastructure
Improvements

Responsibility - Who?

City Staff / Community Leaders
City

City Staff

Consultant

Consultant / City Staff / Com-

munity Leaders

City Staff / Community Leaders

City Staff
City/Consultant

City/Consultant
Consultant

Corridor Advisory Committee /
City Staff

Consultant / Corridor Advisory
Committee / City Staff

City / Consultant
Consultant / City
Corridor Advisory Committee /

City Staff

Corridor Advisory Committee /
City Staff

Consultant

Consultant

Consultant / City Staff

Recommended Start Date -
When?
September 2009

Following Approval of Corridor
Plan — October 2009

Following Approval of Corridor
Plan — October 2009

Following Approval of Corridor
Plan — October 2009

Following Approval of Corridor
Plan — October 2009

Following Schematic Design

Following Schematic Design

Following Schematic Design

Following Schematic Design

Following Schematic Design

Following Approval Schematic
Design / Life of Project ,
Following Approval of Schemat- }
ic Design / Life of Project \
Following Approval of Schemat- f§
ic Design / Life of Project

Following Demonstration Block

Design
Life of the Project

Life of the Project

Following Approval of Sche-
matic Design
Following Approval of Design

Development

Following Approval of
Construction Documentation
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SUMMARY

For Porter Avenue to become the ex-
citing, attractive destination place
that has been envisioned by the Cor-
ridor Stakeholder Committee and
the citizens of the area, it is vital that
the implementation plan be followed
and the momentum continued. By
implementing this plan, contentious
issues between the residential and
commercial property owners will di-
minish and the quality of life for all
residents within the corridor will im-
prove. Although implementation will
take many years, ensuring early “wins”
with continued plan development and
public improvements will demonstrate
the City of Norman is serious about
making a difference along Porter Av-
enue.
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porter charrette:
summary of process
and conclusions

october 1-4, 2008
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The Porter Avenue Corridor represents an evolution of time. This pas-
sage of time has left behind a variety of uses, with an emphasis on the
automobile industry and retail. Also within the corridor is a significant
presence of health industry uses and a single industrial use which flank
each end of the corridor. As we evaluated these pieces, the central
focus guiding our work was to foster stabilization, revitalization or re-
development of properties along the corridor which are both attractive
and image enhancing, creating uses that provide residents with a safe,
connected, convenient, attractive and pedestrian-friendly environment
while planning for transit today and in the future.

Origin of the Term

The French word, “charrette” means “cart” and is often used to describe
the final, intense work effort expended by art and architecture students
to meet a project deadline. This use of the term is said to originate
from the Ecole des Beaux Arts in Paris during the 19th century, where
proctors circulated a cart, or “charrette”, to collect final drawings while
students frantically put finishing touches on their work.

Definition of a Charrette

The charrette combines a creative, intense work session with public
workshops and open houses. The charrette is a collaborative planning
process that harnesses the talents and energies of all interested parties
to create and support a feasible plan which represents transformative
community change.

Porter Avenue Charrette
Norman, Oklahoma

October 2008




A charrette is as strong a process as those that participate;
therefore, participation from the community is the most
important component of a charrette. To insure significant
participation, a flyer was developed and mailed to all
property owners and business owners along the corridor as
well as to all stakeholders that had been interviewed during
the data gathering process. Porter Corridor Committee
members also went door to door personally inviting the
businesses and neighbors. Shop owners placed posters in
their windows and had flyers at their counters inviting users
of the area to attend as well. Supporting this grass roots
effort, the Team developed news releases and contacted
local television stations to notify the public. The University
of Oklahoma College of Architecture and Design was
also notified and invited to attend the process. Although
the project is focused on a specific area within a larger
community, all citizens were invited to participate.

wednesday, october 1, 2008

Clarification of Purpose, Procedures & Team Orientation
Education Phase of the Charrette

The OHH Charrette Team met with the City and Porter Corridor
Committee leadership to establish procedures, expectations and
outcomes for the charrette process. The purpose of the charrette was to
gain group consensus in a verbal and visual manner regarding the vision
and goals for the corridor. The charrette process was designed to elicit
information and input from the community. The planned outcome
was an understanding of options for redevelopment of the Porter
corridor that were acceptable to the community. With the procedures
and expectations in order,
the Team moved on to
creating the environment.

The charrette was held at St.
Joseph’s Catholic Church in
the heart of the Porter Avenue
Corridor. The meeting space
was transformed into stations
including a design / sketch
table, presentation area with
large boards for pin up, a computer station and additional smaller design
stations. After setting up the space, the Corridor Committee began
their three-day process with vision and goal validation. The vision and
goals were developed from committee and community input of more
than 50 stakeholders. The Corridor Committee broke into teams to
3
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Porter Avenue Charrette
discuss the proposed vision and goals, which had been developed in an Norman, Oklahoma

earlier meeting. Sub-committees evaluated the goals individually and
then brought their thoughts together during this meeting. Discussion
followed and agreement was reached for the vision and each of the
goal areas. The agreed upon vision for Porter Avenue is as follows:

Porter Avenue Vision:

Porter Avenuewillbeacoreareadestinationthat brings new economic andsocial
vitality to the City of Norman. Porter Avenue will be a gateway to the community
and will be recognized for its uniqueness and visual appeal, from streetscape
to storefronts. The corridor will offer a balance of commercial, residential
and institutional uses that complement the adjacent neighborhoods. Porter
Avenue will be recognized as a corridor that connects the community, utilizing

all forms of transportation, with a commitment to safety and pedestrian uses.

To support the Porter Avenue Vision, five goal areas were identified
through the data gathering stage. The Steering Committee evaluated
and approved the following goals:

Goals:

1.Transportation and Safety:

Establish Porter Avenue as a safe, accommodating connection with
downtown Norman and other established commercial districts, as
well as the City’s established transportation network, and adjacent
residential neighborhoods. Vehicular traffic will be managed in a way
that maintains the corridor as a safe transportation mode for all. Porter
Avenue will be a multi-modal transportation corridor, providing for
bicycle, bus and pedestrian transportation.

2. Aesthetics:

Create a destination environment that is reminiscent of Porter’s
transportation “roots,” complemented by intimate green spaces, a
spectacular public streetscape and high visual interest which will create
an environment for private investment on adjoining land throughout
the corridor. Porter will become a collage of lively spaces, serving all
ages, daytime and evening. Porter will incorporate new standards for
urban design that are compatible with current development on Main
Street, the historic transportation role of Porter Avenue and the historic
elements of surrounding neighborhoods, while promoting rehabilitation
and preservation of key structures within the area.

3. Neighborhoods:

The Porter Avenue corridor will successfully define neighborhoods
which blend multiple lifestyle uses, retaining important historic assets
while introducing residential options that address needs of all ages
and incomes. Neighborhoods surrounding Porter Avenue will be safe,

4
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Porter Avenue Charrette
walkable and well maintained and offer connectivity and easy access Norman, Oklahoma
to amentities.

4. Economic Development:

Porter Avenue will be a significant revenue-generating corridor for the
City of Norman, encouraging development efforts to create a balance
of uses. Resulting development will connect seamlessly with adjacent
neighborhoods, parks, trails and institutions that are central to the Porter
Avenue corridor. Porter Avenue will be guided by new standards that
encourage development, safeguard architectural integrity and benefit
the area as a whole.

5. Land Use:

Porter Avenue will balance its active commercial and mixed
use areas with the surrounding established neighborhoods.
Land use will maximize Porter’s opportunities  for
housing, = economic  growth  and  transit  connections.

Following the Corridor Committees discussion, the
Charrette Team, committee members and university students
met to walk the corridor. On-the-ground familiarization
with the corridor allowed for identification of problem
areas, potential sites for revitalization and redevelopment,
potential nodes for new commercial, architectural assets
and potential sites for clearance. Photos were taken to
supplement previous walks. An additional review of the
corridor was done later in the evening as well to gain an
understanding of the evening traffic patterns as well as the
daytime and morning traffic.

thursday, october 2, 2008

Day one established the pace, direction and tone for the rest of the
charrette. On day two, the Charrette Team and committee leadership
met the public.

Issues and Ideas Phase of the Charrette
Day two began with the Mayor and other
City officials welcoming the community.
The Corridor Committee Chairman
introduced the charrette team and the
committee members actively involved.
The final Corridor vision and goals
were presented for public comment and
approval.

5 October 2008



Charrette team members presented an overview of the project to the
community. The Charrette team engaged the community requesting
their ideas on goals for the community. The citizens identified the

following goals.

Citizen Goals

» Nicer environment » Connect with rest of city
* Defined sidewalks » Traffic analysis./maximum
* Adequate parking speed
* Preserve homes » Rear parking
*  Mixed use * Providing building edge
* Visually attractive * Heavy landscaping
* Multi-model transportation ¢ Template for other corridors
» Safer traffic * Successful process for
* Less highway solving similar problems
* Destination * Residential on Porter — loft,
* Defined bike lane apartments
* Homogenous design standards ¢ Large green spaces — public
* Legacy Art Deco look and private
* Encourage investment * Restaurants with patios
* Defined edge * Urban feel
» Standard transition * No sweet gums
» Preservation of Art Deco » No Bradford pears
quality buildings * Encourage night uses
» Pedestrian crossing of Porter ¢ Breakfast place — drive in?
— friendlier and safer * Independent theater
+ Attractive lighting — with cut « Kid friendly - families
offs to prevent pollution * Attractive signage
trespass * Emphasize connection to other
* Neighborhood retail areas

The goals were placed on the walls for continued viewing and
reference. Following this large perspective for the Corridor, the
Charrette Team narrowed the focus to a community analysis of
“Orchids” (what looks and “smells” good). The community was
quick to note some key uses, including St. Joseph’s Church, the
hospital and affordable housing. The following is a complete
list of positives for the corridor.

Orchids:

* St. Joseph’s Church * Nice Art Deco

+ Affordable housing * Theme areas

* Growing neighborhood * Has potential — not limited (not
— school adding on one way, not mall character)

* Quality business * Charming neighborhoods

* Expanding business (well maintained)

+ Caring community * Proximity to Main, farmers

* Hospital — employment/ market, fairgrounds
visitors + Connections

* Town growing around Porter

Porter Avenue Charrette

Norman, Oklahoma
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Porter Avenue Charrette
Norman, Oklahoma

After providing the more positive side to the
Corridor, the group focused on Onions (what looks
and “smells” bad). This list was more extensive
and easier for the citizens.

Onions:
* Too much asphalt!  Overall infrastructure - poor
» Bar ditches * Too much traffic — especially
* Maintenance — public and trucks
private * Disabled barriers-no sidewalks
« Too narrow (9’ & 10’ lanes) or ramps
+ Street light bump outs « Ugly
* Light fixtures  Lack of adequate parking
 Utility lines * Piecemeal development
* Crawford & Acres — very busy « Ordinance promotes suburban
intersection (buses/semis) development
* No vegetation * No uniformity
* School zones not defined + Business and residential have
* Businesses not visible some conflicting goals
» Not safe for pedestrians and
bikes
Opportunities:

Based on the strengths and weaknesses of the corridor, the group then
thought through opportunities and constraints. What opportunities are
there with the existing corridor? What can this plan accomplish?

* Design aesthetic-Porter » Capture market from hospital
embrace history » City participation — active role

* Plan is an opportunity — * Brand Porter
continuing involvement * Create an overarching vision

* Proximity of dense + Tie into designated art district
neighborhoods and downtown

* Tie with Legacy Trail — * 30-something destination
changing attitude towards * OU tie to gain economics
bikers and pedestrians * Better architecture and details

+ Bigger presence for University ¢ Design standards

* Develop urban feel *  “Mend the fences”

* Build around Art Deco theme between commercial

* Submit for Main St. money and residential

» Raise the value of the * Planning Commission
properties — commercial and and City Council to not
residential deal with piecemeal

* Compatible growth and development
development * Reroute through-

traffic — amend
Constraints:

What existing problems / issues will make this plan difficult to move

forward?
7 October 2008



» Lack of money * Historic tensions —
» Redirecting thinking commercial and residential
* Selling the Plan » Neighborhood distrust

* Distrust of public investment ¢ Parking

* Inadequate public +  “Auto is King” thinking both
transportation public and City

+ City ordinance as written * Defining boundaries

* Land use conflicts * Timeline/momentum

 Cautious property owners

Citizen generated lists were placed
on the wall. This placement
allowed the design team to continue
to focus on the citizen input as
they moved into the design phase.

Site Analysis Review
Another important piece to the program is understanding the
corridor fromaphysical perspective. The Charrette team presented
a site analysis which included discussion of sun angles, wind
direction, and existing physical conditions. The citizens talked
openly about additional physical constraints and opportunities as
they saw them. Charrette team added further technical analysis
such as topography and other physical influences; traffic counts
were posted, and analysis of accident locations was presented for
discussion.

Charrette Goal 1: These exercises allowed the team and
community to evaluate the corridor together. This evaluation
and input guided the initial planning and direction for the
corridor and developed a common understanding of its
assets, liabilities, opportunities and constraints.

After a much-deserved break for all, the idea generation
began. The team sketched ideas based on information they had
gleaned, including public input. The public joined the team in
developing possible
land use scenarios.

neighborhoods.

scenarios were based on
three distinct directions:
creating 1. least impact
on housing in adjacent
neighborhoods; 2. mild
impact on housing
adjacent neighborhoods;
and, 3. significant impact
on housing in adjacent

Porter Avenue Charrette
Norman, Oklahoma
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Porter Avenue Charrette
Norman, Oklahoma

Charrette Goal 2: Developing three alternatives involved the
citizens in assessing possibilities at the parcel scale; educated
citizens in the processes used to make land use decisions; and began
building citizen consensus as plan variations started to merge.

At the end of the day, the Charrette Team presented their findings
and preliminary ideas. This time also allowed for additional
thoughts and responses to the morning session. The citizens
were encouraged to add to lists on the walls if items were missed.

Setting the stage for design concepts, Eric Lander, Project
Market Analyst, presented his early thoughts regarding the
best locations for redevelopment along the corridor and spoke
about the information he has gathered to date. Following
the market analysis, different team members presented three
land use alternatives for the corridor. As the presentations
of the plans completed, the discussion focused primarily
on narrowing of Porter Avenue and potential demolition of
housing adjacent to the corridor. Ideas were discussed with
regard to depth for development and what constitutes a quality
neighborhood. The community was interested in seeing a line
drawn on the plan, to understand how far development could
go in the future and which specific houses would be removed.

Charrette Goal 3: The public was anxious about change, so the
presentation of plan concepts allowed citizens to hear from the
planning team and fellow citizens about what has been learned and
where the planning process is going.

friday, october 3, 2008

To kick off the morning session, the
Charrette Team gave a progress report.
The team presented progress-to-date
and gave a slide presentation outlining
ideas from around the country that could
apply to the Porter corridor and explored
design themes relating to Porter’s history.
These themes included Art Deco design
and automotive uses. The presentation
included a history of Art Deco design and
how it influenced the automobile industry.
Following the presentation, the
Charrette Team began sketching  site
specific  possibilities, especially those
related to traffic flow on Porter Avenue.
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Porter Avenue Charrette

Three concepts were presented. The first, Concept A, was to Norman, Oklahoma

leave Porter as a four-lane road. This concept included widening
of the street and providing better lighting and sidewalks.

W

concepT A

Concept B provided a three-lane scheme. The middle lane is shown
as a turn lane, which would allow for turning movements midblock.
Landscaped islands would be provided at intersections to control
turning movement and provide safe points for pedestrians crossing
the street. The design would allow emergency access in the event
a fire truck or ambulance needs to pass. This design provides
larger sidewalks, better lighting and landscaping at intersections.

October 2008



Porter Avenue Charrette

Concept C narrowed Porter to a two-lane road with lighting and large Norman, Oklahoma

sidewalks. This concept would eliminate midblock turning movements
and provide for on-street parking. This is amore traditional urban design
butis a significant change from the current Porter Avenue traffic patterns.

Each of the three designs also looked at the use of roundabouts at the
intersections of Porter and Acres as well as Porter and Alameda. The
use of roundabouts would eliminate the need for traffic signals and
would keep the traffic moving at these intersections.

After presenting the concepts, participants discussed them all and

narrowed their choice to three lanes. Based on this direction, the

design team spent the afternoon designing details and creating branding

concepts for the corridor. Citizens came and went during this period,
11
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Porter Avenue Charrette
Norman, Oklahoma

along with a group of University of Oklahoma architecture students.
One landscape architecture student joined with the design team drawing
ideas and learning the charrette process.

Friday evening was the final presentation and a recap of Thursday and
Friday morning’s work. This brought all newcomers to the same point
in the process. Following the recap, the design team presented different
concepts for light fixtures, banners, signage, bus stops, benches and
public art/fountains. The overall Corridor design theme was influenced
by Art Deco design as well as auto oriented themes. Participants as
a whole supported the ideas developed during the final day of the
charrette.

Gateway

Bus Stops

October 2008



Porter Avenue Charrette
Norman, Oklahoma
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Porter Avenue Charrette
Norman, Oklahoma

What did we conclude from the charrette?

The following charrette conclusions are stated in no specific order,
as priorities were not assigned during the charrette process. These
conclusions are based on public input in response to plans
and concepts provided throughout the process.

* Charrette participants supported the idea of a new
quality development along the corridor, but want to
ensure neighborhood integrity is preserved. They
also need a clear understanding of where and how far
new development may expand into residential areas.
* A buffer between the residential and commercial uses
is desired. This buffer maybe in the form of landscaping,
development of entry monuments providing for a sense of
arrival or a combination of these and other methods.

* Desire to maintain as much Art Deco as possible without hindering
redevelopment. Residents believe that maintaining the Art Deco
character is beneficial to the corridor and the city as a whole.
Additionally, the community supports the “Art Deco / Auto” branding
scheme.

* Providing additional residential units in the area that are reasonably
priced is supported by the community.

* Porter Avenue cannot be narrowed to two lanes due to the amount of
traffic, curb cuts and need for ease of emergency
access due to the fire station location and the
hospital location. Therefore, a three-lane street
wil be pursued allowing for a similiar feel.

» There is a need to obtain traffic engineering
support for review of proposed concepts to insure
level of service is acceptable to the City.

* Providing connections, handicap accessible
sidewalks and safe crosswalks is a high priority
for the community as a whole.

* Porter Avenue should be a complement to Main Street, but create
its own sense of place.

* Creating quality community spaces in
association with new retail and residential
space is highly desirable and would be
most appropriate in the Main to Gray
area.

» Trails / bike lanes should be kept on
parallel streets and perpendicular streets
as opposed to being located on Porter
Avenue.

* New development should provide
public and private outdoor opportunities
in the form of gathering spaces, pausing

points and patios. ” October 2008



« Streetscape along Porter
should include heavy
vegetation, attractive
light fixtures, special
paving, public art, light
pole banners and other
unique branding elements
that complement the
architecture and public
spaces.

saturday, october 4, 2008

The Charrette Team met with the committee chair, City staff and elected
official from the committee to discuss the outcome of the charrette
process and the next steps to develop the plan. The group was pleased
with the participation and the direction provided by the community.
As outlined in the conclusion above, the community came together and
agreed upon a direction for Porter Avenue. Based on the vision, goals
and general direction provided throughout the charrette, the Team can
move forward and create the corridor plan with confidence.

The next steps for the project are critical and will take some time to
complete. These steps include analyzing and developing the street
design, which will include the street width, turning movement review
and median locations at a minimum. In conjunction with the street
design, a land use plan for each block will be developed. It is important
to recognize the area between the residential and the commercial and
the manner in which we manage the edge. Developing and managing
the edge was a driving force to begin this study and will be handled
delicately as we move forward with the proposed land use plan.
Therefore, the proposed land use plan will take into account the existing
land use as well as the market analysis for the project to insure future
redevelopment success. Upon development of the drafts, the Team
will meet with the Porter Corridor Committee to review and reach a
consensus.
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Porter Avenue Charrette
Norman, Oklahoma

Throughout the charrette process residents, committee members and
council members attended. Almost all committee members attended
the charrette, some stayed for the entire process and other came as went
as time allowed. A significant number of residents signed in (see the
following list), but not all chose to do so.

Residents in Attendance

Name Address Zip
Jamie Hughes 2730 Challtaugua 73072
Jeffrey Sullivan 102 W. Eufaula Street 73069
Christie Hollingsworth 4016 Morrison Court 73072
Phil Hollingsworth 4016 Morrison Court 73072
Corson Hirschfeld 8301 E. Cedar Lane, Rd. 73026
Ted Smith 613 Riverwalk Court 73072
Troy Hardiman 414 N. Peters 73069
Jayne Crumply 423 Elm Avenue 73069
Angelo Lombardo 201 A'W. Gray 73069
Shawn O’Leary 201 A W. Gray 73069
Connie Hefner 516 Shawnee 73071
Kathey Drummond Box 1308 73070
Brenda Finkle 213 Highland Glen 73069
Bob Hanger 201 A W.. Gray 73069
June Silva 2209 E. Robinson 73071
Janet Reid 309 S Porter 73071
Ellen Frank 211 E. Davis 73069
Lyntha Wesner 616 Tulsa 73071
Ella Faulkner 818 E. Eufaula 73071
Mark Faulkner 818 E. Eufaula 73071
Roger Gallgeher 1522 E. Boyd 73071
Christie Johnson 312 E. Tonhawa 73069
Dave Boeck 925 Schulze 73071
David McKinzey 213 E. Acres 73069
Lavina McKinzey 213 E. Acres 73069
Brenda Kimmel 309 E. Daws 73069
David Thompson 516 Manor Drive 73072
Annette Price 614 N Porter Avenue 73071
David Hopper 1620 Oriole Drive 73071
Sara Kaplan 719 Asp Ave #2 73069
Matt Renke 719 Asp Ave #2 73069
Mark Cox 901 N Peters Avenue 73069
Fred Walden PO Box 644 73070
Dan Quinn 3221 Greenwood 73072
Umit Mander 808 Oakbrook 73072
Carol Cole 215 E. Comanche 73069
Pat Copeland PO Box 370 73070
Cindy Rosenthal

= ) 8
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Committee Members in Attendance

Name Address Zip

Jim Gasaway, Chairman 4509 Hunters Hill 73072
Jim Adair 111 N Peters 73069
Robin Allen 215 E Main 73069
Joel Barbour 323 E Mosier 73069
Amber Clour 324 E Main 73069
Jeannette Coker 620 E Main 73071
Carol Dillingham 1711 S Pickard Avenue 73072
Ty Hardiman 630 Miller Avenue 73072
Cindy Gordon 807 Oliver 73071
Mike Tower 212 E Hughbert Street 73069
Zev Trachtenberg 916 S Lahoma Avenue 73069
David Whitaker 901 N Porter Avenue 73071
Jeff Willard 211 N Porter 73071
William Woods 2301 W Main Street 73072
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CANYON RESEARCH SOUTHWEST, INC.

COMMERCIAL REAL ESTATE RESEARCH AND ANALYSIS

July 24, 2009

Diane M. Binckley, AICP
Senior Project Manager
Ochsner Hare & Hare

Crown Center Mezzanine Suite
2600 Grand Avenue

Kansas City, MO 64108

RE:  Market Feasibility Study — Redevelopment Implementation Plan
Porter Avenue Corridor Study Area; Norman, Oklahoma

Diane:

Attached are the findings from the Redevelopment Implementation Plan prepared for the Porter
Avenue Corridor Study Area in Norman, Oklahoma. The Study Area parallels Porter Avenue
from approximately Alameda Street north to Robinson Street, supporting a mix of commercial
and residential land uses. The Study Area is one of the oldest portions of the city and
encompasses the eastern portion of downtown.

The objective of the Redevelopment Implementation Plan is to outline market positioning, design
and economic development strategies for facilitating future development of additional
commercial and residential uses within the Porter Avenue Corridor Study Area.

Upon review of the report, should any questions arise or additional information requested,
contact me directly at (716) 362-1203.

Respectfully submitted,

CANYON RESEARCH SOUTHWEST, INC.

Eric S. Lander, Principal

651 DELAWARE AVENUE, SUITE 139/ BUFFALO, NY 14202 / (716) 362-1203
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INTRODUCTION

Study Objective and Organization

The City of Norman, Oklahoma is seeking to establish a vision and plan for the revitalization of
the Porter Avenue Corridor Study Area defined as the area roughly bound by Robinson Street to
the north, Alameda Street to the south, Findlay Avenue to the east and Peters Avenue to the west.
The Study Area is one of the oldest portions of the city and encompasses the eastern portion of
downtown. Norman’s proximity to Oklahoma City and Porter Avenue’s status as a well traveled
highway prompted the emergence of a high concentration of automobile-related uses. The
expansion and conversion of these uses over time has threatened the surrounding residential
neighborhoods. This study examines with the need to effectively blend the Study Area’s
commercial district and residential neighborhoods.

To support the planning process for the Porter Avenue Corridor Study Area, OHH retained
Canyon Research Southwest to prepare both a Market Feasibility Study and Implementation
Plan.

In December 2008 Canyon Research Southwest completed the Market Feasibility Study for the
Porter Avenue Corridor Study Area. The study evaluated the market potential and opportunities
for supporting future development of a mix of retail, medical and residential uses within the
Porter Avenue Corridor Study Area. Based on the study findings, potential revitalization
opportunities for the Porter Avenue Corridor Study Area were identified.

Based on the findings of the Market Feasibility Study, this report outlines implementation plan
recommendations for revitalization of the Porter Avenue Corridor Study Area. Implementation
plan recommendations include the following:

e Quantify Resources. Quantify the supportable near- and long-term inventory of new
commercial space and residential dwelling units in the Porter Avenue Corridor Study
Area;

o ldentify Catalyst Sites. Identify potential redevelopment and development opportunities
for the Porter Avenue Corridor Study Area. Emphasis is placed on identifying
“catalyst” sites that are capable of stimulating further area redevelopment and
development activity;

e Outline Marketing Strategies. Outline marketing strategies for the Porter Avenue
Corridor Study Area, including market positioning, prospective commercial tenants,
business retention and recruitment and achievable rents;

e Identify Urban Design Strategies. Outline urban design strategies for the Porter Avenue
Corridor Study Area, including design standards, in-fill development strategy,
municipal capital improvements and mixed-use and new housing development;

e Outline Economic Development Strategies. Outline economic development strategies
for the Porter Avenue Corridor Study Area, including promoting business retention and
Canyon Research Southwest, Inc. 1




recruitment, marketing and promoting local businesses, economic incentives and
marketing of redevelopment sites.

Porter Avenue Corridor Study Area

The Porter Avenue Corridor Study Area is bound roughly by Robinson Street to the north,
Alameda Street to the south, Findlay Avenue to the east and Peters Avenue to the west (see map
on page 3). The Study Area is one of the oldest portions of the city and encompasses the eastern
portion of downtown Norman as well as a portion of the Miller Historic District. This section of
the report identifies the Porter Avenue Corridor Study Area’s current business profile and
discusses its opportunities and constraints relating to the prospects of future revitalization and
development.

Business Profile

Commercial land uses and businesses in the Study Area are concentrated along Porter Avenue.
Those businesses operating along Main Street and Gray Street in downtown Norman weren’t
included in the Study Area’s business profile.

The City of Norman provided a current list of businesses operating along Porter Avenue from
Main Street north to the Study Area boundary. Canyon Research surveyed those businesses
operating along Porter Avenue south of Main Street as well as businesses off Porter Avenue.
The Porter Avenue Corridor Study Area currently houses 181 businesses with 153 businesses
located along North Porter Avenue and 28 businesses operating along South Porter Avenue.
Retail establishments account for approximately one-third and professional and personal services
firms account for two-thirds of the businesses operating within the Porter Avenue Corridor Study
Area. The Study Area’s current tenant mix is illustrated in the table on page 4.

The Study Area supports three nodes of commercial activity. The Norman Regional Hospital at
Porter Avenue and Robinson Street represents the principal activity node dominated by medical
office buildings. The second commercial node surrounds the intersection of Porter Avenue and
Acres Street, housing several retail businesses. The final commercial node sits adjacent to
downtown Norman at the intersection of Porter Avenue and Main Street. This intersection houses a
mix of retail and automotive businesses. Porter Avenue south of Main Street houses only 15.5
percent of all Study Area businesses.

Retail establishments account for just one-third of the businesses operating within the Porter
Avenue Corridor Study Area. The Study Area suffers from the absence of a true retail identity
that is fostered from the concentration of one or more business types such as restaurants,
nightclubs, home furnishings and antiques stores. Stemming from its highway automotive
history, automotive uses still account for near 20 percent of the Study Area’s retail businesses,
including used car lots and repair shops. Nine restaurants operate within the Study Area,
including such popular eateries as Tarahumaras Mexican Café & Cantina and Van’s Pig Stand
Bar BQ. However, Porter Avenue isn’t considered a restaurant destination. The remaining 41
retailers represent a wide range of businesses including convenience stores, barber shops/salons,
pawn shops, florists, furniture and pet products.

Canyon Research Southwest, Inc. 2



Professional and personal service firms account for two-thirds of Study Area businesses. Given
the presence of the Norman Regional Hospital medical and dental businesses comprise 82.4
percent of professional and personal services firms.

Canyon Research Southwest, Inc. 3
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Porter Avenue Corridor Study Area Tenant Mix

# of # of

Retail Businesses Businesses Office Tenants Businesses
Automotive Sales & Service 12 | 19.35% | Medical & Dental 98 | 82.35%
Restaurant 9 14.52% | Finance, Insurance & Real Estate 15 12.61%
Convenience Store 5 8.06% | Legal 1 0.84%
Barber Shop / Salon 4 6.45% | General 4 3.36%
Florist 3 4.84% | Dairy 1 0.84%
Construction 3 4.84%

Medical Equipment 2 3.23%

Pawn Shop 2 3.23%

Home Improvement 2 3.23%

Pet Products & Services 2 3.23%

Antiques & Gifts 2 3.23%

Bank 1 1.61%

Books 1 1.61%

Charity 1 1.61%

Computer 1 1.61%

Feed & Seed 1 1.61%

Funeral Home 1 1.61%

Furniture 1 1.61%

Laundry 1 1.61%

Optical 1 1.61%

Pharmacy 1 1.61%

Printer 1 1.61%

Sewing Machines 1 1.61%

Supermarket 1 1.61%

Misc. 3 4.84%

Totals 100.00% 119 100.00%
Source: City of Norman and Canyon Research Southwest, Inc.
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Study Area Opportunities & Constraints

During stakeholder interviews the issues of the Porter Avenue Corridor’s opportunities and
constraints were discussed. Based on this input, as well as the consultant’s observations, a list of
opportunities and constraints is summarized in the table on pages 6 and 7.

The Porter Avenue Corridor Study Area possesses many assets from which to leverage future
revitalization efforts. Principal assets and opportunities include the presence of the Norman
Regional Hospital and St. Joseph’s Catholic Church; proximity to downtown Norman, Campus
Corner and University of Oklahoma; high traffic volumes beneficial for retailers; availability of
affordable housing; central location with Norman; well maintained residential neighborhoods
supported by schools and parks; and ample supply of under utilized properties available for
redevelopment. Both Norman and the Study Area are experiencing population growth that bodes
well for generating future commercial space and housing demand.

The principal challenges facing future revitalization of the Porter Avenue Corridor Study Area
include an unattractive streetscape; unfriendly pedestrian environment; limited property
reinvestment; high rate of business turnover; increasing stock of rental housing; and shortage of
parking. Low commercial rents place constraints on the ability to support financially feasible
new construction. The Study Area also lacks a specific identity or image and supports a small
retail base and a high concentration of medical and personal service businesses.

Former small-scale automotive uses along Porter Avenue warranted shallow commercial lots
which are insufficient to accommodate modern development and making it difficult for current
businesses to expand. The current zoning patterns also create land use conflicts between
businesses and adjacent residences. The future health of both the Study Area’s commercial
corridor and residential neighborhoods will require resolving the land use conflicts by creating
suitable zoning boundaries and area specific development guidelines. This effort will require
compromise by residents, businesses and developers.

Canyon Research Southwest, Inc. 5



Strengths & Opportunities of Porter Avenue Corridor Study Area

e The Norman Regional Hospital and St. Joseph’s Catholic Church serve as the Study
Area’s principal activity center with the hospital serving as an economic engine creating
demand for retail and medical businesses. Future repositioning of the hospital will create
new business and development opportunities within the Study Area. In recent years the
church has expanded, providing increased services and amenities to its congregation and
creating a more stabilizing influence in the Study Area;

e Close proximity to downtown Norman, Campus Corner and University of Oklahoma
creates economic synergy and a diverse urban core. Recent revitalization of downtown
provides Study Area residents with a wide selection of retail goods and services.
Streetscape improvements to Main Street have improved the aesthetics of downtown;

e High traffic counts along Porter Avenue and Robinson Street are attractive for retail
businesses;

e Character of Porter Avenue improves considerably south of Alameda Street;
e Presence of art deco buildings along Porter Avenue creates a unique character;

e Recently built and actively developing strip centers along Porter Avenue are bringing
new businesses to the Study Area and are raising rental rates to new heights;

e The Study Area offers the most affordable housing in Norman;

e Norman is a growing, affluent community that bodes well for future demand for
commercial space and housing;

e The Study Area is centrally located within Norman, Oklahoma;

e The Study Area’s residential neighborhoods are well maintained and growing, supported
by several schools, parks and churches;

e The presence of such “destination” businesses as Tarahumaras Mexican Café & Cantina
and Van’s Pig Stand Bar BQ create high customer traffic and excellent examples of the
ability of the Study Area to support unique businesses. Significant property investment
by both businesses is also encouraging;

e Proximity to Oklahoma University affords the opportunity to capitalize on the demand
for off-campus housing; and

e Ample supply of under utilized properties provide for future redevelopment sites.

Canyon Research Southwest, Inc. 6



Constraints & Concerns of Porter Avenue Corridor Study Area

e Porter Avenue is visually unattractive and lacks sufficient landscaping.  Public
infrastructure is in poor condition, parking is an issue and Porter Avenue is not pedestrian
friendly. Traffic lanes on Porter Avenue are narrow and dangerous. Intersection of
Porter Avenue and Acres Street is dangerous for both vehicles and pedestrians;

e Former small-scale automotive uses along Porter Avenue warranted shallow commercial
lots which makes it difficult for current businesses to expand. The current zoning
patterns also create land use conflicts between businesses and adjacent residences;

e Past commercial encroachment into adjacent residential neighborhoods has increased
tensions among residents, businesses and developers. Some of the new commercial
development is considered unattractive;

e Many commercial buildings along Porter Avenue are unattractive and poorly maintained.
Low rental rates for commercial space reduces reinvestment in the properties and places
constrains on supporting financially feasible new development;

e High rate of business turnover;

e Porter Avenue lacks connectivity to the University of Oklahoma campus. The potential
to facilitate student housing would improve with the establishment of dedicated bike
lanes. Unfortunately, the Porter Avenue right-of-way is too narrow to incorporate bike
lanes. Therefore, alternative routes such as Crawford Avenue should be considered.

e The Study Area lacks a retail identity/image;
e Residential neighborhoods are experiencing an increase in rental housing;

e The Hiland Dairy represents a significant land use conflict with neighboring residential.
Given the property’s size it is an excellent redevelopment site; however, recent
investments may render it too expense to support financially feasible redevelopment
efforts; and

e Limited demand on Porter Avenue for national retailers. The Study Area’s current retail
mix is predominantly locally-owned, independent businesses which are more risky for
landlords and developers.

Canyon Research Southwest, Inc. 7



IMPLEMENTATION PLAN

The Porter Avenue Corridor Study Area is one of the oldest portions of the city and encompasses
the eastern portion of downtown Norman as well as a portion of the Miller Historic District.
Given its status as a well traveled highway, starting in the 1920s the Porter Avenue Corridor
Study Area began to develop as an automotive-related destination featuring automobile
dealerships and repair shops. These land uses were developed on a small scale. Over the years
many of the automotive uses were expanded and/or converted to medical office, strip centers and
restaurants. Much of the new development encroaches into the surrounding neighborhoods
creating land use conflicts. Property disinvestment and a wide mix of land uses have created a
physically unattractive urban landscape. The City of Norman, Oklahoma is seeking to establish
a vision and plan for the revitalization of the Porter Avenue Corridor Study Area. Primary goals
to be accomplished through revitalization of the Porter Avenue Corridor Study Area include:

1. Improve vehicular circulation and pedestrian-friendly connections;

2. Establish a new image for the commercial district;

3. Minimize land use conflicts between commercial businesses operating along Porter
Avenue and adjacent residential neighborhoods. Establish a development barrier to
mitigate commercial encroachment into adjacent residential neighborhoods;

4. Enhance public infrastructure and streetscapes;

5. Provide convenient and attractive parking;

6. Promote new development and redevelopment opportunities;

7. Promote mixed-use development and the construction of new housing;

8. Preserve and re-use existing buildings;

9. Implement catalyst projects to create momentum for further revitalization; and

10. Establish zoning ordinances and design guidelines that are tailored to the specific needs
of the Porter Avenue Corridor Study Area.

Benefits achieved through revitalization of the Porter Avenue Corridor Study Area include:

Capitalize on existing municipal infrastructure such as roads, utilities, schools and parks;
Improved public safety;

Improved sense of place and community;

Improved urban environment through focus on mixed-use development;

Reduced land use conflicts and improved visual esthetics;

Economic benefits stemming from increased employment and tax base;

A more vibrant commercial district and diverse business mix; and

Increased population through new housing construction

Canyon Research Southwest, Inc. 8




Based on the findings of the Market Feasibility Study, implementation plan recommendations for
revitalization of the Porter Avenue Corridor Study Area have been identified. Implementation
plan recommendations include the following:

e Quantify the supportable near- and long-term inventory of new commercial space and
residential dwelling units in the Porter Avenue Corridor Planning Area;

e ldentify potential redevelopment and development opportunities for the Porter Avenue
Corridor Study Area. Emphasis is placed on identifying “catalyst” sites that are capable
of stimulating further area redevelopment and development activity;

e OQutline marketing strategies for the Porter Avenue Corridor Study Area, including
market positioning, prospective commercial tenants, business retention and recruitment
and achievable rents;

e Outline urban design strategies for the Porter Avenue Corridor Study Area, including
design standards, in-fill development strategy, municipal capital improvements and
mixed-use and new housing development;

e Outline economic development strategies for the Porter Avenue Corridor Study Area,
including promoting business retention and recruitment, marketing and promoting local
businesses, economic incentives and marketing of redevelopment sites.

Canyon Research Southwest, Inc. 9



Commercial and Residential Demand Forecasts

The Market Feasibility Study dated December 2008 forecast commercial space and housing
demand through the year 2025 for both Norman, Oklahoma as well as the Porter Avenue
Corridor Study Area. The findings are summarized in the text below.

Retail Space Forecasts

The Oklahoma Trade Pull Factors for Fiscal Year 2004 published in March 2006 by
Southwestern Oklahoma State University estimated the Norman retail pull factor at 1.38,
suggesting out-of-town visitors have a profound impact on the city’s retail industry. Recent
retail sales trends suggest that Norman’s retail trade pull factor has improved considerably, a
direct result of Norman’s larger and more diverse retail market. Norman’s well above average
retail trade pull factor confirms its status as a shopping destination with the ability to capture
considerable retail sales from outside the community.

Based on population and income growth projections, from 2008 through 2025 the City of
Norman is forecast to absorb approximately 658,000 square feet of retail space. At capture rates
of 3 to 5 percent, through 2025 the Porter Avenue Corridor Study Area would garner new retail
sales of approximately $5.5 million to $9.2 million annually, supporting approximately 20,000 to
33,000 square feet of retail space.

The city block at the southeast corner of Porter Avenue and Main Street is an ideal
redevelopment site suitable for mixed-use development including ground floor retail space.
Prospective retail development sites possessing 225 to 250 foot depths off Porter Avenue
include: 1) west side of Porter Avenue between Rich and Frank Streets and 2) west side of Porter
Avenue between Frank and Hughbert Streets. At an average floor area ratio of 0.20, these three
prospective redevelopment sites are capable of supporting an estimated 57,000 square feet of
retail space. Several existing commercial structures along Porter Avenue are potential
candidates for revitalization.

Office Space Forecasts

From 2008 through 2025 office-related employment growth in Norman, Oklahoma is forecast to
generate net demand for 664,000 square feet of professional office space and 87,333 square feet
of medical office space.

Professional office tenants account for only 16.8 percent of all office tenants and 11.0 percent of
all businesses operating within the Porter Avenue Corridor Study Area. Niche office markets
have emerged in downtown Norman and Campus Corner, attracted to the mixed-use urban
setting. Mixed-use development along the Porter Avenue Corridor Study Area can also support
a modest inventory of professional office space. At a capture rate of 2 to 3 percent of city-wide
professional office space absorption, through the year 2025 the Porter Avenue Corridor Study
Area would absorb approximately 13,000 to 20,000 square feet of space.

Given the presence of the Norman Regional Hospital, the Porter Avenue Corridor Study Area
maintains a significant concentration of medical office space. Much of the existing medical
office space is antiquated. Despite the pending completion of the Healthplex the Porter Avenue

Canyon Research Southwest, Inc. 10



Corridor Study Area will remain a viable medical office location. At a capture rate of 25 to 30
percent of city-wide medical office space absorption, through the year 2025 the Porter Avenue
Corridor Study Area would absorb approximately 22,000 to 26,000 square feet of medical office
space. This is net demand and excludes the opportunity to raze existing medical office buildings
for the purpose of constructing new space.

Housing Unit Forecasts

From 2008 to 2025, Norman is forecast to absorb a total of 6,500 new housing units. Owner-
occupied housing units are forecast to account for 65 percent of the new housing demand, or
4,225 dwelling units. Rental housing will account for the remaining 35 percent, or 2,275 units.

Given the existing housing stock and land constraints, multi-family housing is the most suitable
housing type for future development within the Porter Avenue Corridor Study Area. At
conservative capture rates of 8 to 10 percent of Norman’s forecast multi-family housing
absorption, from 2008 to 2025 the Porter Avenue Corridor Study Area would absorb
approximately 180 to 230 dwelling units. Prospective new residents include students, young
professionals and empty nesters. Based on future restructuring of the Norman Regional Hospital
the potential for senior housing may emerge.

Summary of Demand Forecasts

As summarized in the table below, from 2008 through 2025 the Porter Avenue Corridor Study
Area is forecast to absorb up to 33,000 to 66,000 square feet of retail space, 13,000 to 20,000
square feet of professional office space, 22,000 to 26,000 square feet of medical office space and
180 to 230 residential dwelling units. These absorption rates are net of any demolition of
existing commercial space and residential dwelling units necessary to facilitate redevelopment
efforts.

Commercial and Residential Demand Forecasts
Porter Avenue Corridor Study Area; 2008 — 2025

Absorption
Land Use Low
Retail (Sqg. Ft.) 33,000 66,000
Professional Office (Sqg. Ft.) 13,000 20,000
Medical Office (Sq. Ft.) 22,000 26,000
Multi-family Housing (Dwelling Units) 180 230

Source: Canyon Research Southwest, Inc.
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Prospective Redevelopment Sites

The revitalization of most aging commercial districts is commonly initiated by the development
of one or more “catalyst projects” or “redevelopment zones.” Successful development of
catalyst projects or zones help redefine the aging commercial district and provide the necessary
platform to stimulate further revitalization. This section of the report identifies two “catalyst
project” sites and two key redevelopment zones within the Porter Avenue Corridor Study Area.

Catalyst Redevelopment Projects

The Porter Avenue Corridor Study Area intersects the eastern edge of downtown Norman which
in recent years has supported considerable re-investment and tenant influx. Both Main Street
and Gray Street serve as downtown’s principal arterials supporting the highest concentration of
existing development. Therefore, the Porter Avenue intersections at both Main Street and Gray
Street represent viable “catalyst project” sites.

Two major “catalyst projects” are identified within the Porter Avenue Corridor Study Area,
including the southeast corner of Porter Avenue and Main Street as well as the northwest corner of
Porter Avenue and Gray Street. Mixed-use development of these two key “gateway” sites will
both strengthen the connectivity with and market positioning of downtown Norman and provide
the necessary platform to stimulate additional revitalization along Porter Avenue.

Southeast Corner of Porter Avenue and Main Street

The intersection of Porter Avenue and Main Street links the Porter Avenue Corridor Study Area
with downtown Norman. In recent years downtown Norman has supported considerable
redevelopment efforts. Creating a direct link to downtown Norman will be critical in fostering
redevelopment of the Porter Avenue Corridor Study Area. Conversely, continued expansion will
improve the critical mass, mix of businesses and customer draw of downtown Norman.

While several commercial buildings occupy the south side of Main Street east of Porter Avenue,
downtown Norman effectively abruptly ends at Porter Avenue. To continue the “Main Street”
development pattern of downtown Norman it is recommended that higher intensity mixed-use
development continue east of Porter Avenue for one city block to Ponca Avenue. The city block
bound by Porter Avenue to the north, Comanche Street to the south, Ponca Avenue to the east and
Porter Avenue to the west is under utilized, housing several 1-story commercial buildings and
vacant land. This city block is an ideal location for more intensive mixed-use development
incorporating ground floor retail, office and residential. Such a project would create a gateway into
downtown and establish a direct connection to the Porter Avenue Corridor Study Area.

Northwest Corner of Porter Avenue and Gray Street

The northwest corner of Porter Avenue and Gray Street also provides a direct connection between
the Porter Avenue Corridor Study Area and downtown Norman. Existing land uses are not
intensive and include automotive uses, Norman Fence Company and Metro Canbank. Given this
site’s prominent gateway location into downtown more intensive mixed-use development is
warranted, including such prospective uses as ground floor retail, office and residential.
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Key Redevelopment Zones

Based on the character of the Porter Avenue Corridor Study Area’s existing building stock two
key redevelopment zones were identified, including 1) Norman Regional Hospital Corridor and
2) South Porter Avenue. Both key redevelopment zones are discussed in the text below.

Norman Regional Hospital Corridor

The Norman Regional Hospital serves as the Porter Avenue Corridor Study Area’s principal
economic engine, creating jobs and generating demand for commercial space and housing. The
hospital now employs 2,300 and supports nearly 100 medical-related businesses surrounding the
campus. Upon completion of the new hospital along Interstate 35, employment at Norman
Regional Hospital will be reduced to approximately 1,400 to 1,500 jobs. Most technology based
services will be relocated to the new hospital. Over the next 10 to 15 years Norman Regional
Hospital will transition to less of an acute care facility with emphasis on internal medicine, general
surgery, family practice and primary care. The campus over time will be converted from a single
structure to a series of smaller buildings.

The gradual restructuring of the Norman Regional Hospital will create new development
opportunities both on and off campus. Norman’s large and growing senior population will create
the potential for such new medical uses as a wellness center and long-term care services. The
antiquated medical office buildings provide the potential for redevelopment into new medical office
space or senior housing. The Norman Regional Hospital medical corridor redevelopment zone
should be confined to the area bounded by Robinson Street to the north, Rich Street to the south,
Findlay Avenue to the east and Crawford Avenue to the west.

South Porter Avenue

The portion of the Porter Avenue Corridor Study Area south of Main Street possesses a more
residential orientation than the northern half. The close proximity to downtown Norman and
Campus Corner affords convenient access to already established mixed-use communities that are
attractive to prospective residents. Potential locations for future residential development include:
1) a component of a mixed-use development at southeast corner of Porter Avenue and Main
Street; 2) the Hiland Dairy Foods facility at Porter Avenue and Symmes Street; 3) northwest
corner of Porter Avenue and Alameda; 4) the northeast corner of Porter Avenue and Alameda; 5)
the western half of the city block on the east side of Porter Avenue between Apache and Symmes
Streets and 6) the western half of the city block on the east side of Porter Avenue between
Eufaula and Symmes Streets. At an average density of 18 dwelling units per acre these potential
sites could support an estimated 180 to 220 housing units. This cluster of residential uses would
redefine the Porter Avenue Corridor Study Area’s southern gateway and serve as more
compatible transitional land uses to the adjoining residential neighborhoods. The increased
population would generate additional demand for consumer goods and services within the Porter
Avenue Corridor Study Area.
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Market Positioning Strateqgies

Market Niche and Business Mix

The *“vision” of the Porter Avenue Corridor Study Area is to create a mixed-use urban
environment offering a blend of economic, entertainment, housing and pedestrian activities.
Several “activity centers” should be created, each of which target a specific market niche (i.e.,
medical, shopping, housing, etc.). The development of complimentary retail uses should be
pursued. Improved physical linkages and synergy must be created between downtown Norman,
Campus Corner and the University of Oklahoma. The issue of commercial encroachment into
the surrounding residential neighborhoods must also be addressed. Together, the strengths and
constraints of the Porter Avenue Corridor Study Area create several opportunities for future
redevelopment.

Three primary development zones are envisioned for the Porter Avenue Corridor Study Area,
each supporting differing mixes of land uses and tenants. The northern third of the Study Area
will be most affected by Norman Regional Hospital; and, as a result will attract primarily medical-
related uses and businesses. The middle portion of the Study Area located in close proximity to
downtown Norman is best suited to support mixed-use development housing retail and office
tenants as well as residents. Finally, the southern portion of the Study Area is best suited for the
development of high-density residential housing. Together, these three development zones and their
diverse mix of land uses and tenants will redefine the Study Area as a unique urban corridor.

A primary goal of redeveloping the Porter Avenue Corridor Study Area is to redefine its image
and retail market to best capitalize on local residents and out-of-town visitors. Retailers now
account for only one-third of the Study Area’s mix of businesses. Most existing retailers are
located in the middle third of the Study Area. Physical and location issues place considerable
constraints on the ability of the Porter Avenue Corridor Study Area to facilitate national tenants
and big-box retailers. Like downtown Norman, the Porter Avenue Corridor Study Area business
community will best prosper through cultivating unique local businesses. Independent retailers
rather than national chains are more likely to locate within the Study Area, providing the
opportunity to foster a unique market niche and identity.

Downtown Norman and Campus Corner are the closest “niche” commercial districts to the Porter
Avenue Corridor Study Area. Downtown Norman houses a mix of art galleries, antique stores,
home furnishings stores and restaurants. Campus Corner serves as a shopping and entertainment
district supporting restaurants, apparel and accessories stores and nightclubs which collectively
account for three-quarters of all businesses. Local merchants dominate the tenant mix. The Porter
Avenue Corridor Study Area’s market niche and business mix should be designed to compliment
both downtown Norman and Campus Corner, creating a stronger and more cohesive city core
business district.

Both downtown Norman and Campus Corner can be major influences on the revitalization of the
Porter Avenue Corridor Study Area. As the demand for commercial space in downtown Norman
and Campus Corner increase and rents escalate Porter Avenue may attract existing tenants
looking to relocate or new businesses unable to secure space.
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Two independent restaurants now serve as major customer destinations for the Study Area,
generating high traffic volumes. Restaurants generally cluster together to capitalize on existing
customer traffic patterns. Emphasis should be placed on attracting more unique restaurants that
compliment the existing restaurants and attract more customers to the Study Area. Close
proximity to the university and Norman Regional Hospital will improve the potential of attracting
additional restaurants to the Study Area.

Clusters of specialty retailers (i.e., home furnishings, entertainment and clothing) should be
fostered to improve the image and marketability of the Porter Avenue Corridor Study Area as a
retail destination. Given the proximity of downtown Norman and the ability to provide
inexpensive commercial space, art galleries would be a good fit for the Study Area. A cluster of
art galleries would compliment area restaurants and create a unique market image. Other
prospective specialty retailers to the Study Area include apparel and accessories stores, antique
stores, bike stores, music stores, book stores and hair salons. Given the close proximity of
neighboring residential neighborhoods nightclubs should not be included in the Study Area tenant
mix.

Sometimes business leaders operating within downtowns and aging commercial corridors place
too much emphasis on attracting new national and regional businesses, and don't realize that one
of their greatest resources is the pool of existing small businesses. As important as strategies to
draw in outside businesses is the need to keep existing small businesses and develop new ones
from local entrepreneurs. This is important because existing small businesses contribute more to
the local economy than new outside businesses of equal size. Existing businesses are already
established in the community, and typically most employees live in the local area, and locally
owned businesses tend to spend their profits locally. New businesses which are attracted from
other areas typically are not locally owned and profits escape from the local economy.

Attracting new businesses into an aging commercial corridor can require patience and
perseverance. Some types of businesses are naturally attracted to an aging commercial corridor
location. Some types of businesses are needed to complement existing businesses and fill out the
local business mix. These types are not always the same. Most national and regional retailers
prefer shopping center or regional mall locations that offer professional management, high-traffic
generating anchor tenants and a well orchestrated mix of complimentary businesses. Successful
revitalization of the Porter Avenue Corridor Study Area will rely on maintaining and attracting a
unique mix of local restaurants, specialty retailers and medical-related businesses.

Retail Space Rents

A survey of shopping centers in Norman of at least 25,000 square feet yielded lease rates ranging
from $7.50 to $25.00 per square foot triple-net, averaging $12.26 per square foot.

Older businesses occupying commercial space along Main Street in downtown Norman generally
pay rent of $5.00 to $8.00 per square foot. Lease rates for redeveloped commercial buildings on
Main Street are generally in the $12.00 per square foot range for retail space.

Tax Increment Financing (“TIF”) was utilized to fund $1.3 million in streetscape improvements to
Campus Corner. Since 2001, approximately $10 million in private investment has been made in
Campus Corner, including facade improvements, building renovations and the construction of
approximately 15,000 square feet of new commercial space. Lease rates for retail space at Campus
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Corner have increased from $4.00 to $6.00 per square foot gross prior to the TIF and private
investment to a current rate of $12.00 to $18.00 per square foot triple-net.

Rental rates for retail space along Porter Avenue generally range from $6.00 to $8.00 per square
foot. These low rental rates cater primarily to locally-owned businesses. To promote financially
feasible development the two newest centers are achieving rents in the mid-teens per square foot
and catering to national franchised businesses.

Based on current market conditions, achievable rental rates for redeveloped/renovated retail space
along Porter Avenue are estimated at $10.00 to $12.00 per square foot depending on location.
Newly constructed strip center space could garner rents of $14.00 to $15.00 per square foot triple-
net. Newly constructed space within a well located mixed-use project (i.e., intersection of Porter
Avenue and Main Street) could garner average rents in the $16.00 to $18.00 per square foot range
triple-net.

Office Space Rents

Based on a survey of 27 office buildings in Norman, Oklahoma office rents generally range from
$12.00 to $22.00 per square foot full-service, averaging $14.76 per square foot. Older
professional and medical office space within the Porter Avenue Corridor Study Area generally
leases for $12.00 to $15.00 per square foot full-service. The 2-story, 30,668 square foot building
at 809 North Findlay is the latest medical office building constructed adjacent to the Norman
Regional Hospital. Built in 2006, the property garners an average lease rate of $19.00 per square
foot full-service. Lease rates for redeveloped commercial buildings on Main Street are generally in
the $14.00 to $14.50 per square foot range for office space.

Based on current market conditions, achievable rental rates for redeveloped/renovated office space
along Porter Avenue are estimated at $14.00 to $15.00 per square foot full-service depending on
location. Newly constructed office space within a well located mixed-use project (i.e., intersection
of Porter Avenue and Main Street) could garner average rents in the $18.00 to $20.00 per square
foot range full-service.
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Design Strategies

The City’s involvement will be critical in successfully expediting the Study Area’s revitalization
process. Specific design strategy responsibilities could include establishing urban design
standards and an in-fill strategy, development plan review, coordinating public improvements
and promote mixed-use development and new housing options. The City could allocate
additional staff and funding to coordinate the Study Area’s revitalization process. Potential
design strategies in promoting revitalization efforts in the Porter Avenue Corridor Study Area are
summarized below.

e Establish urban design standards;
e Establish an in-fill strategy;
e Design and fund capital improvements; and

e Promote mixed-use development and new housing.

Establish Urban Design Standards

The purpose of tailored urban design regulations for the Porter Avenue Corridor Study Area is to
more specifically address the issue of land-use conflicts and to reduce the impacts of new
development on neighborhoods. When feasible, existing buildings should be preserved and
rehabilitated for re-use. The focus of new development should be on building demolitions;
building facades, heights and setbacks; and providing convenient and attractive parking.
Tailoring regulations to address these issues will promote the stability of those areas while
allowing the Study Area to redevelop and evolve.

The fact that the Porter Avenue Corridor Study Area is largely developed does not mean that it
no longer needs planning attention; in fact, it has uniquely challenging planning issues. The
planning issues in the existing urbanized area are clearly different from those faced in newly
developed areas of Norman, focusing more on preservation, revitalization, redevelopment, and
infill development. The Norman 2025 Plan identifies several key topics such as parking,
building demolitions, and land use conflicts that need to be addressed to allow the city core to
continue to evolve and prosper while protecting existing residential neighborhoods. Additional
land use initiatives are needed to guide revitalization of the Porter Avenue Corridor Study Area.

Urban design standards singular to the Porter Avenue Corridor Study Area could come in the
form of an overlay zoning district that specifically addresses the unique development
opportunities and constraints. Building design standards should be established to assure quality
development that is compatible and sympathetic to the surrounding properties. Potential urban
design standards to be drafted and adopted by the City include:

e Promote vehicular and pedestrian linkages between Porter Avenue commercial uses and
adjacent residential neighborhoods, downtown Norman and Campus Corner.

e Establish maximum single-tenant retail building footprints to reduce the impact of big-
box retailers on the Porter Avenue Corridor Study Area business community.
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e Norman’s Zoning Code applies more to suburban-style development. Much of the
commercial structures along Porter Avenue were constructed over 50 years ago
consisting of small-scale buildings on narrow lots. Current parking and building setback
requirements make redevelopment of existing commercial properties very difficult
without encroaching onto adjacent residential properties. Building facades, heights and
setbacks and parking standards specific to the Porter Avenue Corridor Study Area should
be drafted and adopted. Standards for preserving and renovating some of the Study
Area’s more significant commercial structures should also be considered.

e Establish a commercial development boundary to minimize future land use conflicts and
residential demolition and avoid further commercial encroachment into the residential
neighborhoods off Porter Avenue. Dictated by the small scale automobile-related
development of the past, much of the commercial land fronting Porter Avenue is shallow,
hampering modern commercial development. A minimum lot depth of approximately
225 feet, and preferably up to 250 feet, is necessary to support multi-tenant and single
tenant buildings. Over the years commercial buildings and surface parking lots have
encroached significantly into the residential neighborhoods, particularly in the vicinity of
the Norman Regional Hospital. The new development boundary is only recommended in
suitable commercial development locations within the Study Area. The most suitable
location for expanding the commercial development boundary is along the west side of
Porter Avenue from Rich Street south to Gray Street, creating the necessary critical mass
of commercial space and a linkage between the Norman Regional Hospital medical
corridor and downtown Norman.

e Emphasis should be placed on the adaptive re-use of architecturally significant buildings
(i.e., art deco) and the redevelopment of under-utilized properties with higher density
projects.

e Emphasis on infill mixed-use development at higher densities, benefiting the Study Area
by increasing employment, tax revenues and retail sales; improving urban vitality and
aesthetics; and enhancing security. The greatest opportunity for infill mixed-use
development within the Porter Avenue Corridor Study Area is adjacent to downtown
Norman at the intersection of Porter Avenue and Main Street.

e The Norman 2025 Plan outlines stricter regulations of parking to limit impacts on the
neighborhoods in the core area of the city. Some of the approaches that could be adopted
in the Porter Avenue Corridor Study Area include requiring that parking be restricted to
areas adjacent to an alley or in the rear of a property (unless no other feasible alternatives
exist); requiring that all parking areas be screened and set back from residential
properties; limiting the total lot area that can be utilized for pavement, buildings, and
other hard surface areas; and requiring that all parking areas be paved and constructed in
accordance with city standards.

e The Norman 2025 Plan also strengthens controls on the demolition of buildings in
selected core area neighborhoods. In recent years, a common concern in Norman is that
the edges of many residential neighborhoods have been eroded through the demolition of
residential structures and replaced with surface parking lots and/or commercial or
institutional buildings. One approach is to strengthen the city’s regulations to require, as
part of an overlay zoning district standard, that prior to issuance of a demolition permit,
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the landowner identify a permitted use of the property after demolition. A more effective
approach would be to establish a strict development boundary within existing
neighborhoods in which commercial uses could not penetrate.

e The Norman 2025 Plan is designed to strengthen controls, provide for mitigation
techniques, and develop and enforce regulations to address land-use conflicts. Land-use
conflicts in the core area stem primarily from adjacent different zoning categories. In the
core area a common problem is the use of single-family housing as student housing in
predominately stable single-family areas. Problems resulting from student housing of
this type are similar or the same as those resulting from multi-family housing adjacent to
single family housing including increased traffic, parking problems, noise and trash.
Clarification and strengthening of the zoning ordinance is one approach to dealing with
this issue. Additional language that would include mitigation guidelines could also be
incorporated into the zoning ordinance. Other regulations regarding health and safety
and property maintenance could be strengthened and more strictly enforced.

Establish an In-fill Strategy

In-fill development refers to the construction of new housing, businesses, and other facilities
within the existing urban area. This may take the form of development on existing vacant lots,
the re-use of underutilized sites (such as parking lots or obsolete businesses) or through the
demolition of existing residences and replacement by new residences, often at a higher density.
Infill development is a way to encourage reinvestment in a declining or blighted area. It can also
be a way to increase housing and employment opportunities. It can be supportive of “smart
growth" policies in that it encourages development in areas currently served by infrastructure,
rather than on the fringes of the developing area.

Many communities have adopted policies or guidelines that were incorporated into existing land
use regulations for in-fill. For example, infill design policies or guidelines can be drafted that
address:

1. Relationship of buildings to the street to encourage attractive street frontages consistent
with surrounding development;

2. Setbacks, lot coverage, building heights, and massing that are consistent with surrounding

neighborhood development patterns;

Ensuring that all four building facades are compatible with surrounding developed areas;

4. Careful design of parking to ensure that it does not dominate a development (i.e. parking
located to the side or rear of building, lots broken up into smaller areas, landscaping,
etc.);

5. Relationship of buildings to sidewalks, especially main entrances relative to pedestrian

access;

Building design and materials that are compatible with surrounding scale and character;

Storm water management to prevent impacts on surrounding areas;

8. Landscaping, signage, and lighting that help to minimize and mitigate negative visual
impacts on surrounding properties; and

9. Density compatibility with surrounding areas.

w
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To facilitate in-fill development of the Porter Avenue Corridor Study Area the City could design
and implement a strategy that addresses the issues specific to the neighborhood. The City’s in-
fill strategy should promote quality in-fill development and establish priorities and programs to
facilitate targeted areas. In-fill development is the process of developing vacant or underutilized
parcels within existing urban areas that are already largely developed. While very little vacant
land is available within the Study Area a considerable inventory of underutilized properties exist.
The in-fill strategy would assist in financially feasible development of underutilized properties
and facilitate mixed-use and housing development. Potential goals and policies regarding in-fill
development within the Porter Avenue Corridor Study Area are summarized by the bullet points
below:

e Revise City zoning codes to support in-fill development goals and create more flexible
design standards that address such compatibility issues as building facades, density,
building setbacks, lot coverage, building heights and parking. The codes and design
standards should facilitate both large- and small-scale projects as well as address the
issue of commercial encroachment into adjacent residential neighborhoods;

e To facilitate mixed-use development increased densities should be permitted in
appropriate locations;

e Streamline the project approval process;

e Provide public infrastructure improvements to improve circulation and access as well as
allow for increased density;

e Provide focused economic incentives to enhance financially feasible development and
promote creative project design; and

e Engage the community to ensure new in-fill development addresses neighborhood
concerns and to gain greater acceptance and support for in-fill development.

Policy/guidelines identified as the most critical success factors for good in-fill or redevelopment
in Norman are as follows: commercial encroachment and compatible building design; careful
design of parking to ensure that it does not dominate developments; relationship of buildings to
the street to encourage attractive street frontages consistent with surrounding development; and
setbacks, lot coverage, building heights, and massing that are consistent with surrounding
neighborhood development patterns.

Fund Capital Improvements

A major barrier to revitalization of the Porter Avenue Corridor Study Area is inadequate public
infrastructure. Porter Avenue’s public infrastructure is in need of repair and/or replacement and
the street design poses a public safety danger. A key element to the revitalization of the Porter
Avenue Corridor Study Area is the upgrading of public infrastructure, including streets, utilities,
landscaping, lighting and signage. Major public sector investment in infrastructure and streets is
a key initial step in the revitalization of aging commercial corridors. The municipal commitment
is typically required in order to attract private sector investment.
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The Study Area’s capital improvement plan could involve streetscape improvements at the
intersection of Porter Avenue and Main Street that leverage off recent improvements to
downtown Norman. These streetscape improvements would create a gateway into downtown
Norman and improve the linkage to the Porter Avenue Corridor Study Area. Major re-design
and road construction to Porter Avenue is also recommended with the goal of improving
vehicular circulation as well as create pedestrian-friendly linkages between commercial
businesses and adjacent residential neighborhoods

Possible funding sources available to the City for financing future capital improvements include
general obligation bonds, public-private sector partnerships, tax increment financing (TIF) and
business improvement districts (BID). These funding sources will be discussed later in the
report.

Promote Mixed-Use Development and New Housing

Mixed-use development is intended to create an environment for well-planned, mutually
supportive land uses containing a mixture of different densities and types of employment, retail,
institutional and residential uses designed and built according to a unified, cohesive master plan
for the area. Mixed-use development can occur in two primary configurations — Vertical Mixed-
Use or Horizontal Mixed-Use. Vertical mixed-use refers to the integration of two or more land
use types within a single building, occurring on different floors. An example would be a mixed-
use building with retail shops on the ground floor and offices and/or housing on the floors above.
Horizontal mixed-use refers to a pattern where several types of uses or buildings are included as
part of a cohesive development in proximity to each other — but each building would contain its
own separate land use. An example would be a project that might include an area of multi-
family housing, a professional office building, and a retail center. They would be designed as a
set of coordinated uses, with common parking areas, good pedestrian connections, and perhaps
similar design features, but would contain separate uses in each building.

Mixed-use development has become a preferred approach to revitalization by the public sector,
primarily as it relates to incorporating new housing into employment centers. Providing a
diverse stock of rental and ownership housing within the Porter Avenue Corridor Study Area
should be a priority. Doing so improves the vibrancy and safety of an area, provides a 24/7
urban environment and increases the demand for goods and services for area businesses. Mixed-
use development features three key components, including:

1. Two or more revenue-producing uses such as retail, office, hotel, entertainment or
residential that are mutually supporting;

2. Mixed-use projects emphasize the physical and functional integration of project
components, including uninterrupted pedestrian connections. Creating a pedestrian-
friendly environment is a major aim of mixed-use development; thus, the project must
include a pedestrian circulation network to and from its principal land use
components; and

3. Mixed-use developments are designed in conformance with a cohesive master plan
that addresses such issues as land use integration, density, scale, elevations,
circulation and parking. Compatibility with adjacent land uses is also addressed by
the project master plan with the goal of creating a seamless transition.
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To facilitate mixed-use development an increasing number of cities are adopting specially
tailored mixed-use development districts or standards in their zoning ordinance. These special
standards often provide regulatory incentives (such as reduced parking requirements and
customized landscaping provisions) as well as design and other requirements.

The purpose of mixed-use development regulations is two-fold: (1) remove processing and other
regulatory roadblocks to mixed-use development; and (2) impose development and other
standards to ensure that the mixed-use project actually has a solid mix of uses and is compatible
with any nearby neighborhoods. The Norman 2025 Land Use and Transportation Plan
specifically identifies several areas suitable for mixed-use development. The City should
consider identifying suitable mixed-use development sites within the Porter Avenue Corridor
Study Area and apply modified zoning codes and design standards through use of the Planned
Unit Development (PUD) process, including:

» Parking—parking regulations are often modified to reflect the fact that mixed-use
developments generate less traffic and demand for parking spaces. Credit is often given for
nearby on-street parking.

» Landscaping and buffering—suburban-style landscaping and buffering requirements that
encourage separation of uses may not be appropriate in more compact, denser mixed-use
developments. Special transition standards may be necessary to protect adjacent, lower-density
residential neighborhoods.

* Mix of uses—to ensure that plan goals are met, a minimum mix of uses within a planned unit
development might be applied (for example, at least two types of uses such as residential and
commercial and no one use constituting more than 75% of the overall mix).

Increasing the housing stock through in-fill development will be a key component in enhancing
the urban environment and economic vitality of the Porter Avenue Corridor Study Area.
Through 2025 the Study Area is forecast to support an estimated 180 to 230 new housing units.
A mix of attached housing stock is recommended, including apartments, lofts, townhouses and
senior housing. Both market-rate and affordable housing products should be considered and
public sector involvement maybe required in order to facilitate financially feasible market-rate
housing development. A neighborhood that offers a balanced mix of housing types and prices
will return more value to the community, to the residents and to the developer. A wide variety of
building types, plans and prices enhances value by broadening the market, while careful design
and planning ensure no loss of control over quality, construction phasing or economies of scale.
This approach to the market will increase absorption while creating an attractive, aesthetically
diverse neighborhood.

Given the existing development patterns present within the Porter Avenue Corridor Study Area
new housing inventory will require in-fill development in the form of both mixed-use and
freestanding projects at higher residential densities than the existing housing stock. This strategy
will improve the economics of home building, provide for a more urban environment and foster a
growing population. The most suitable location for in-fill housing within the Porter Avenue
Corridor Study Area is along Porter Avenue south of Gray Street. This location is best suited to
leverage off the existing amenities of downtown Norman and cater to University of Oklahoma
students. Housing as a component of mixed-use development is best suited along Porter Avenue
in the vicinity of Main and Gray Streets. Freestanding residential development is best suited
south of Comanche Street.
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Economic Development Strateqies

Potential responsibilities in promoting economic development efforts in the Porter Avenue
Corridor Study Area could include the following:

e Establish Porter Avenue committee and lead agency;

e Promote business retention and recruitment;

e Advertise and promote Porter Avenue businesses;

e Offer economic incentives and funding opportunities to property owners; and

e Package and market redevelopment sites.

Establish Porter Avenue Committee and Lead Agency

An initial step in navigating the revitalization of the Porter Avenue Corridor Study Area is to
establish a committee comprised of City Planning and Public Works staff, Norman
Downtowners Association, Norman Economic Development Coalition, property and business
owners and local residents. The mission of this committee would be to promote revitalization of
the Study Area as a vibrant mixed-use neighborhood.

An existing City department that could play a lead role in the revitalization of the Porter Avenue
Corridor Study Area is the Revitalization Division which falls under the jurisdiction of the
Planning Department. The mission of the Revitalization Division is to provide a higher quality
of life in Norman by protecting the health, safety and welfare of its citizens. The Revitalization
Division is responsible for the ongoing process of revitalization of the community through the
management of federal grants related to housing and community development. Further, the
Revitalization Division is responsible for the enforcement of various codes that affect the health,
safety and welfare of the citizens of Norman. The Reuvitalization Division’s primary
responsibilities are:

Administering Federal Grant Programs;

Housing Rehabilitation and Homebuyer Programs;
Code Compliance;

Historic Preservation; and

Neighborhood Planning

agrwdE

Each Revitalization Division responsibility is addressed further in the text to follow.
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Administering Federal Grant Programs

The U.S. Department of Housing & Urban Development (HUD) via both Community
Development Block Grant (CDBG) and Home Investments Partnership (HOME) Programs funds
a variety of public services and projects targeted to assist low- to moderate-income families,
undertake community redevelopment and foster economic development.

The primary objective of the City of Norman Community Development Block Grant Program is
the development of viable urban communities. The Federal regulations regarding the program
allows for the following basic categories of projects:

Administration and planning;

Infrastructure;

Rehabilitation and preservation activities (residential and non-residential structures);
Public services; and

Special activities by certain sub-recipients.

The objective of the City of Norman HOME Program is to provide decent, affordable housing in
lower-income households; expand the capacity of non-profit housing providers; strengthen the
ability of the state and local governments to provide housing; and to leverage private-sector
participation. The Federal regulations regarding the HOME Program allows for the following
basic categories of projects:

Housing rehabilitation;

Homebuyers;

Acquisition of housing units;

Rental assistance and

Community Development Housing Organization (CHDO) activities.

Housing Rehabilitation and Homebuyer Programs

Since 1977, both the CDBG and HOME Programs have funded over $4.0 million of
rehabilitation work in Norman. Programs available include the Deferred Payment Loan for
Rehabilitation, Emergency Repair and Accessibility Modifications. Future funds could be used
to assist in improving the Porter Avenue Corridor Study Area’s housing stock.

The purpose of the Deferred Payment Loan for Rehabilitation Program is to bring existing owner
occupied housing up to at least the minimum standards established by the Federal government
and the City of Norman. This program operates from a waiting list of applicants. To be placed on
the waiting list, an applicant must have lived in the home for a minimum of one year, be at or
below 50% of the median income, not have over $25,000 in the form of cash, savings, or CD's,
and the home must not be located within the 100 year flood plain.

The Emergency Repair Deferred Payment Loan Program is designed to address an area of urgent
need which directly affects the immediate health, safety, or sanitation of the occupants of the
structure and cannot wait for an applicant's name to be reached on the Rehabilitation Waiting
List. Typical projects are replacement of the roof, heating system, water heater, sewer line,
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etc. The income qualifications and terms of the program are the same as the qualifications for
the Deferred Payment Loan for Rehabilitation Program.

Qualified Deferred Payment Loan for Accessibility Modifications projects may be either owner-
occupied or rental properties. If the property is rental, the tenant must be willing to sign a
promissory note which ensures that he or she will remain in the structure a period of one year.
The owner must also sign a four year deferred payment mortgage which ensures that the
modification will remain in place even if the tenant moves. Income is based on 80% of the
median figure for the tenant or owner occupant. Typical projects include ramps, widening of
doorways, and installation or grab bars and hand rails.

The Norman Community Reinvestment Council (NCRC) Homebuyer Down Payment Assistance
Program addresses the needs of Norman residents in expanding the availability of affordable
housing to low- and moderate-income households. This program is funded by the U.S.
Department of Housing and Urban Development (HUD). Applications are processed by the
participating banks at the time of mortgage application.

Code Compliance

The Division of Revitalization’s Code Compliance Unit is responsible for the ongoing
enforcement of health and safety codes including, but not limited to, weed abatement; junk and
debris removal; off-street parking citations; hotel, motel and rooming house licensing; and the
condemnation and removal of dilapidated structures. Given the large inventory of rental housing
present within the Porter Avenue Corridor Study Area, increased code enforcement would assist
in improving the condition and appearance of the residential neighborhoods.

Historic Preservation

In 1993 the City of Norman adopted the Historic District Ordinance and established the Historic
District Commission with the stated purpose of:

1. Safeguard the heritage of the City by preserving and regulating historic landmarks and
districts which reflect elements of its cultural, social, political and architectural history;

2. Preserve and enhance the environmental quality of the neighborhoods;
3. Strengthen the City’s economic base by stimulation of conservation and reuse;
4. Establish and preserve property values;

5. Ensure the harmonious, orderly and efficient growth and development of the
municipality; and

6. Promote the use of historic landmarks and districts for the culture, prosperity, education
and welfare of both residents and visitors to the City

In October 1995, the Chautauqua District was designated as Norman’s first local historic district.
In 1996, the City Council adopted the Chautauqua Historic District Guidelines. The Miller
Historic District which occupies the southern portion of the Porter Avenue Corridor Study Area
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was designated in December 1997. Comprised of approximately 148 structures, the Miller
Historic District is predominantly a residential area. Design and implementation of a Porter
Avenue Corridor Master Plan must be sensitive to the potential impact on the Miller Historic
District.

Neighborhood Planning

The Norman 2025 Land Use and Transportation Plan, drafted in 2004, recommended the
establishment of a neighborhood planning program with a dedicated staff person. The
Neighborhood Planning Program targets Norman’s Core Area which is bounded roughly by
Robinson Street on the north, 12 Avenue on the east, Imhoff Road on the south and Berry Road
on the west. Most of the Porter Avenue Corridor Study Area is located within Norman’s Core
Area. Primary goals of the Neighborhood Planning Program include:

Develop a strong sense of community connectedness;

Get neighbors acquainted and willing to trust each other;

Identify neighborhood assets and make plans for their protection;

Help neighbors take direct control over the future of their community; and
Connect neighbors with their elected officials.

Promote Business Retention and Recruitment

Small business is the foundation of the Porter Avenue Corridor Study Area’s economy. Small
businesses have historically suffered from a high failure rate. A principal goal in revitalizing the
Porter Avenue Corridor Study Area is to increase the employment base. The City could establish
a plan to aid existing businesses and enhance the skills of its owners.

Established in 1996, the Norman Economic Development Coalition (NEDC) is a joint effort of
the University of Oklahoma, the City of Norman, and the Norman Business Community through
the Norman Chamber of Commerce. This unique partnership was formed to work full time on
economic development in the Norman community.

While a goal of the Norman Economic Development Coalition is to retain and attract businesses
to the community, no organization exists specifically for the purpose of revitalizing the Porter
Avenue Corridor Study Area business community. To compliment business recruitment efforts
of the Norman Economic Development Coalition, a separate group should be considered whose
goal is to retain existing businesses and recruit new businesses for Norman’s central core that
includes the Porter Avenue Corridor Study Area, downtown Norman and Campus Corner. To
elevate the scope of this new business recruitment group both public and private sector funding
should be a priority. Potential sources include city grants, membership dues, funds generated by
additional events, fund raising and implementing a self-imposed taxing jurisdiction such as a
business improvement district.

To assist in the diversification of the Study Area’s retail base consideration must be given to the
further development of retail concepts that will build sufficient critical mass to truly leverage a
market niche. As an example, the existing restaurant niche could be expanded to include coffee
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houses, bakeries and cafes with patio seating. Another example is a home furnishings niche that
includes furniture stores, kitchen and bath accessories, interior designers, contractors, art
galleries and home electronics stores.

Advertise and Promote Porter Avenue Businesses

In many communities, aging commercial corridors similar to Porter Avenue have been largely
overlooked by its citizens, who have shifted their consumer shopping patterns. To counter this,
aging commercial corridors need to compete by promoting themselves and presenting an
attractive new image. Advertising and promotions are considered critical to attracting more
people and generating increased retail sales.

Promoting the Porter Avenue Corridor Study Area as a unified shopping and entertainment area
with a unique identity is an important factor in building a strong and vibrant business community
as well as promoting revitalization. No organization currently exists with the goal of sponsoring
special events and promoting and marketing businesses operating within the Porter Avenue
Corridor Study Area. One possible solution is to organize a merchants association aimed at
implementing an organized marketing and promotional campaign for businesses within the
Porter Avenue Corridor Study Area. Funding can be raised through a variety of sources
including membership dues, business improvement district assessments, donations and grants.

An economical method of initiating a merchants association may be to partner with the Norman
Downtowners Association. The vision of the Norman Downtowners Association is to create a
24-hour, self-contained and complete, safe, vibrant, economically viable and visually appealing
core area. This vision is consistent with that of the Porter Avenue Corridor Study Area.
Elements include:

1. A diverse business community encompassing professional services, specialty shops,
restaurants, art and entertainment;

2. Convenient and adequate parking;

3. Living spaces featuring studios and loft apartments;

4. Cultural connectivity with the University, Campus Corner and all of Norman;
5. A mix of old and new architecture, preserving historical integrity; and

6. A destination point, with directional signage and coordinated advertising to attract
visitors;

The marketing campaign for the Porter Avenue Corridor Study Area could include publishing a
brochure identifying the merchants, erecting a business directory and map, creating a web site,
programming special events and organizing cooperative advertising. Collaborative advertising
and promotion with downtown Norman and Campus Corner is highly encouraged.

Promotion will strengthen the Porter Avenue Corridor Study Area’s image and marketability in
several ways, including changing community attitudes and perceptions, creating a unified image
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and increased customer traffic. The basic types of promotion necessary to assist in the Study
Area’s revitalization program area:

Retail Promotions. These activities are designed to promote the goods and services offered by
businesses and to generate immediate retail sales. There are two kinds of retail promotions,
retail sales promotions which focus on discounting prices for a specific period of time and retail
events promoting aspects of retailing other than reduced prices, like convenience, service or
selection. Advertising promoting the Study Area as a unique dining destination would assist
existing restaurants and help attract additional local restaurants to open.

Special Events. Sometimes referred to as traffic-building events, special events generate retail
sales for businesses by attracting consumers through such activities as festivals, concerts and art
shows.

Image Building Promotions. Activities in this category help create a healthy image for the
Study Area that reflects its unique assets. These cooperative promotions would focus on
heightening the awareness of the existing business community by stressing its desirable attributes
(i.e., historic character, independent retailers providing superior service and clustering of
business types).

A perceived hurdle that must be addressed and conveyed includes the historically small retail
base. Currently, retailers comprise just one-third of Study Area businesses. To develop a vibrant
retail environment the tenant base must be expanded and its depth increased.

Economic Incentives and Funding Opportunities

Due to the predominance of small properties the Porter Avenue Corridor Study Area doesn’t
benefit from the economies of scale that larger suburban sites enjoy. Therefore, effective
revitalization programs may require public sector economic incentives and financial support
from a variety of sources.

During the early stages of revitalization attracting private sector investment in the form of new
businesses, property rehabilitation and new development is difficult due to the associated risks.
For property rehabilitation and new construction market rents typically are insufficient to support
financially feasible development. Government-sponsored financial incentives assist in reducing
the risks of investing in building rehabilitation or business expansions and, thus, often serve as
catalysts for long-term reinvestment. To assist in the revitalization process the City should
consider a variety of economic incentives. Financial assistance is available at the local, state and
federal levels.

I. Local Economic Incentives

Canyon Research Southwest, Inc. 28



Forms of low-cost local economic incentives available to the City to stimulate revitalization of
the Porter Avenue Corridor Study Area include adopting flexible zoning ordinances and building
codes to facilitate property rehabilitation and new construction, building permit and utility
connection fee reductions and deferrals, and public infrastructure investment.

Funding mechanisms available to the City for financing future capital improvements include

general obligation bonds, ad valorem tax exemptions, sales tax financing, public-private sector
partnerships, tax increment financing (TIF) and business improvement districts (BID).

Ad Valorem Tax Exemptions

Through property tax concessions a city encourages privately financed improvements in blighted
areas by abating all or a portion of the real estate taxes on those improvements for a specific
number of years.

Sales Tax Financing

Oklahoma cities and counties are authorized, upon a vote of the people, to build facilities and
provide other economic development benefits for businesses financed by sales tax collections.
Some jurisdictions have pooled economic development funds from this method.

Public-Private Sector Partnerships

An example of a public-private sector partnership created to assist in revitalization efforts for a
specific real estate development include sharing in infrastructure costs, property acquisition, and
City tenancy of the completed project.

Tax Increment Financing (“TIFE”)

The Oklahoma Tax Increment Financing Act (“TIF”) permits cities to establish Redevelopment
Districts and carry out redevelopment projects within such districts. Section 850 et seq. Title 62
of the Oklahoma Statutes authorizes development tools for cities to use in cooperation with other
local taxing jurisdictions to spur revitalization and economic development in targeted areas of
the city. This is accomplished primarily by encouraging private investment by making public
improvements that are funded through TIF generated revenues. Within an established TIF
district, a “base” level of annual tax revenue received in the district is established at the time the
TIF is approved, and in future years, tax revenues received above the base amount is diverted
from the taxing agency (school district, city, county, etc.) to the TIF district to pay for public
capital improvements within the district. Taxes are still collected in the TIF district; however,
instead of the tax proceeds being used for the general purposes of the taxing agencies, they are
used to pay for public improvements to benefit the TIF district. Incremental tax proceeds may be
used in accordance with approved TIF Plans for such project area improvements as facilities,
infrastructure, parks, sidewalks and other public projects.

The theory of TIF is based on several important principles:
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1. Private redevelopment would not occur without the stimulative actions of the
redevelopment agency. In effect, the redevelopment agency earns its revenue through
planning, land assembly, and public works.

2. The tax base in the redevelopment district was in fact stagnant or declining, and the tax
increase would not have occurred but for the public expenditures of the redevelopment
agency. Healthy areas that grow and develop without the intervention of the TIF do not
need tax revenues diverted to a redevelopment agency. Where TIF is necessary, it will
cause an increment that the taxing authorities would otherwise not have realized.

3. The taxing authorities that give over their increment for a number of years will eventually
receive the revenues of a larger tax base.

Procedure for Establishing Tax Increment Financing (TIF)

Prepare a finding of necessity, and establish the boundaries of the district. This finding is
normally a very detailed study that demonstrates that the district meets the criteria contained in
the state's enabling legislation.
1. A redevelopment agency is created by resolution or ordinance. This agency may be the
governing body of the municipality, or it may be a new agency appointed by the
governing body.

2. A development plan is prepared and approved by the agency and the city.
3. The base year is declared following adoption of the plan.
4. The redevelopment agency will solicit developers and enter development agreements.

The City of Norman has adopted two TIF Redevelopment Districts, including Campus Corner
and the University North Park.

Tax Increment Financing was utilized to fund $1.3 million in streetscape improvements to Campus
Corner. Since 2001, approximately $10 million in private investment has been made in Campus
Corner, including fagade improvements, building renovations and the construction of approximately
15,000 square feet of new commercial space. An additional 100 parking spaces have also been
constructed. In recent years Campus Corner’s tenant mix has gone more upscale in an effort to
create a shopping and dining destination offering home grown restaurants and unique boutique
shops. The repositioning of Campus Corner has broadened both the customer base and market draw
and now attracts customers from throughout Norman.

By City ordinance, on May 23, 2006 the City of Norman, Oklahoma adopted the University
North Park Tax Increment Financing Plan to fund eligible project costs associated with necessary
infrastructure improvements. The TIF Plan allows for 50 percent of the increased ad valorem
taxes generated by the development and 60 percent of sales tax revenues generated within the
district to be diverted to the TIF district improvements and other project goals over a period of
up to 25 years, with total project costs of $54,725,000.

Business Improvement District (BID)
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Since the early ’70s, Business Improvement Districts (BID) have been used as a mechanism for
revitalization. BIDs now operate in 42 states and the District of Columbia. This powerful tool
allows for an assessment on property within a defined area. Revenues from this assessment are
then directed back to the area to finance a wide range of services, including capital improvement,
security, maintenance, consumer marketing, economic development, parking and transportation,
public space regulation and social services. The leading service provided by BIDs is consumer
marketing, such as promoting events and producing maps and newsletters.

There are state laws regarding Business Improvement Districts which business and property
owners must be familiar with before creating a BID. They can be found in Oklahoma Statute
Title 11, S39-112. Creating a BID involves two public hearings. The first hearing will give
property owners who will be in the proposed district a chance to say where they want the district
or not. The second hearing gives property owners a chance to discuss how much each will pay
to fund the district’s activities. Cities make the final decision about creating a BID. After
approval of the BID by the City Council, the City will begin collecting the district assessments
from the businesses operating within the BID.

Other Available Economic Incentives

Additional forms of local economic incentives could also be offered to stimulate revitalization.
These include public grants, low-interest direct loans, relocation assistance, site clearance and
demolition, assuming or sharing costs of infrastructure improvements and using or leveraging
other fund sources such as housing funds, tax credit programs, low-interest revolving loan
program, facade improvement grants, Community Development Block Grants (CDBG) and
Enterprise Zones.

Community Development Block Grants (CDBG): Non-entitlement cities, towns and counties
may apply for grants and or grants/loans toward the creation of jobs for targeted income groups.
Local units of government apply to the Oklahoma Department of Commerce on behalf of a
business. The use of the CDBG resources is for the development of publicly-owned
infrastructure that is directly related to the business location or expansion. Projects financed
through CDBG must create one new job for each $10,000 of investment by CDBG. Projects
may be funded up to a maximum of $500,000 through a loan/grant combination. The first
$100,000 may be in the form of a grant and the remaining amount, up to $400,000, in the form of
a loan.

Enterprise Zones: Enterprise Zones can be designated in disadvantaged counties, cities or
portions of cities. Enterprise Zones provide extra incentives for business. Double the
Investment/New Jobs Tax Credit is allowed, and low interest loans may be made available
through enterprise district loan funds. Local communities may exempt local taxes for six years
for qualifying businesses that are also in Incentive Districts. Small Linked Deposit Loans may
be for longer terms. The enterprise district management authorities created in some enterprise
districts are empowered to establish venture capital loan programs and to solicit proposals from
enterprises seeking to establish or expand facilities in the Enterprise Zones. By statute, funds for
these programs would come from the issuance of general obligation bonds by the district
involved. These loans can be for up to 100 percent of the estimated cost of the building and
equipment.

1. State of Oklahoma Economic Incentives
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Available state sponsored economic incentives were identified by researching the State of
Oklahoma Department of Commerce.

Commercial Space Industry Credit

Investors may take a credit of 5% of investment in qualifying projects that encourage the
development of commercial space industries as certified by the Oklahoma Tax Commission.
One hundred new jobs must be created and at least $25 million dollars invested. The credit can
be carried forward for four years.

Historic Rehabilitation Tax Credit

Oklahoma has freely transferable tax credits for investment in any certified historic building in
an increment district created pursuant to the Local Development Act. The state credit equals the
federal rehabilitation credit allowed on such historic properties. The credits may be sold during
the first five years after qualifying and may be carried forward a total of 10 years.

The Work Opportunity Tax Credit Program (WOTC)

The Work Opportunity Tax Credit Program (WOTC) was designed to promote the hiring of
target group individuals. The tax credit for WOTC is up to $2,400 for each new hire: 40% of
qualified first-year wages for those employed 400 hours or more, 25% for those employed at
least 120 hours. Qualified wages are capped at $6,000. Summer Youth wages are capped at
$3,000, Long Term Family Assistance Recipients are capped at $10,000 and Disabled Veterans
are capped at $12,000. Congress has authorized the WOTC program until August 31, 2011. The
tax credit is as much as $1,200 for each Summer Youth hire, $2,400 for each new adult hire,
$4,800 for each new disabled Veteran hire and $9,000 for each new long-term family assistance
recipient hire.

Quality Jobs Investment Program

The Quality Jobs Investment Program encourages the growth of equity and near equity-capital
(e.g. warrants or convertible subordinated debt) for Oklahoma businesses. Under the program,
the Oklahoma Development Finance Authority can match dollar for dollar an investment
enterprise’s private capital for helping new and expanding businesses. An investment enterprise
includes any corporation, limited partnership or similar business entity, including entities
qualifying as Small Business Investment Companies under applicable federal law. The primary
function of the Quality Jobs Investment Program is to use private and public resources to build a
more comprehensive and efficient financing infrastructure for businesses expanding or relocating
in the state of Oklahoma.

I11. Federal Funding
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Examples of available federal funding sources include Community Development Block Grants,
small business loan guarantees, Section 8 guaranteed loans, SBA Section 504 loans, New
Markets Tax Credits, Federal Historic Preservation Tax Credits, New Markets Tax Credits and
Empowerment Zones.

Small Business Loan Guarantees

The U.S. Small Business Administration offers numerous loan programs to assist small
businesses. Under the guaranty concept, commercial lenders make and administer the loans. The
business applies to a lender for their financing. The lender decides if they will make the loan
internally or if the application has some weaknesses that, in their opinion, will require an SBA
guaranty. The guaranty that SBA provides the lender gives them the assurance the federal
government will reimburse the loan, up to a percentage; in the event the borrower defaults.
Although there are fees associated with SBA guaranteed loans, Oklahoma is one of the few states
in the country that allows small business owners to claim a tax credit equal to the guaranty fee.

Federal Historic Preservation Tax Credits

The Federal Historic Preservation Tax Incentives program offers a 20% tax credit for the
rehabilitation of income-producing historic structures. Since 1976, the National Park Service has
administered the program in partnership with the Internal Revenue Service and State Historic
Preservation Officers. This financial benefit encourages revitalization of historic districts as well
as individual buildings. To qualify for the tax incentives, requirements of both the Internal
Revenue Service and the U.S. Department of the Interior must be met.

New Markets Tax Credits

The New Markets Tax Credit (NMTC) Program permits taxpayers to receive a credit against
Federal income taxes for making qualified equity investments in designated Community
Development Entities (CDEs). Substantially all of the qualified equity investment must in turn be
used by the CDE to provide investments in low-income communities. The credit provided to the
investor totals 39 percent of the cost of the investment and is claimed over a seven-year credit
allowance period. In each of the first three years, the investor receives a credit equal to five
percent of the total amount paid for the stock or capital interest at the time of purchase. For the
final four years, the value of the credit is six percent annually. Investors may not redeem their
investments in CDEs prior to the conclusion of the seven-year period.

Package and Market Redevelopment Sites
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In an aging urbanized area similar to the Porter Avenue Corridor Study Area where most of the
land has already been subdivided and developed the acquisition of a suitable site can be difficult,
time consuming and financial prohibitive. Because most of the land has been divided into
relatively small parcels owned by unrelated parties, the problem of acquisition increases with the
size of the site required. The public sector has several options to choose from to expedite
property assemblage such as the re-use of publicly-owned properties, removing clouded titles
from privately purchased property, relocating existing businesses and residents, and demolition
and clearing of sites in preparation for new development.

The public sector solicits developer interest in redevelopment sites by issuing either a request for
qualifications (RFQ) or request for proposals (RFP). The public sector may either determine
land use or design of a redevelopment site or request input from interested developers. To
facilitate economically viable development and attract developer participation the public sector
can use land write-downs which involve conveying property at below the acquisition price or fair
market value.

Where eminent domain can be a politically unpopular redevelopment tool the public sector can
instead engage in the practice of land banking. Land banking allows the public sector to acquire
and assemble property over time suitable for development and to hold the property until a user,
project or developer is identified. Through use of land banking the public sector can have more
control over land use and design of redevelopment projects. The land banking concept allows
the public sector to purchase properties as they become available on the market.
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In an effort to gain an understanding
of redevelopment cost and necessary
incentives, a demonstration block was
designed. The demonstration block is
at the southeast corner of Porter Av-
enue and Main Street and extends to
Ponca on the east and Comanche on
the south. To illustrate appropriate
scale and density, a sketch of a proposed
elevation was developed indicating a
two story building on the west and a
single story building on the east. The
two story structure lends height and
mass to Porter and speaks to the scale
of downtown, while the single story
structure relates to the scale of the resi-
dential and the fire station across the
street, providing more of a neighbor-
hood retail experience. The Art Deco,
urban style is reflective of the goals set
in this document.

For general design and estimates, the
following square footages were used.
These square footages reflect the main-
taining of some structures and the de-
velopment of new structures.
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The following are estimated cost as-
sociated with proposed infrastructure
improvements for Porter Avenue and
trail improvements for the corridor
and surrounding area. 'The proposed
infrastructure improvements are based
on estimates for road width, medians
and general industry standards for cost.
More detailed estimates and phasing
recommendations should be provided
in the schematic design phase. These
estimates are only intended to provide
a very general guideline for future bud-
geting.
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Porter Avenue Corridor TOTAL Opinion of Probable Costs

8/11/2009

Total Opinion of Probable Cost Phase-One (Hughbert to Comanche)

cost per
Section of Porter Avenue lineal foot X lineal feet  percent of
Hughbert to Acres = 300 LF
Scenario 'A’ $670.67 300 75.0% $150,900.75
Scenario 'B' $1,071.67 300 25.0% $80,375.25
Acres to Comanche = 1,500 LF
Scenario 'A' $670.67 1500 75.0% $754,503.75
Scenario 'B' $1,071.67 1500 25.0% $401,876.25
Acres Round-a-bout $826,850.00
Subtotal Opinion of Probable Cost $2,214,506.00
10% Contingency $221,450.60
Design Fee $243,595.66
TOTAL PHASE ONE PROJECT COSTS $2,679,552.26

Total Opinion of Probable Cost Phase-Two (Comanche to Castro)

cost per
Section of Porter Avenue lineal foot X lineal feet  percent of
Comanche to Alameda = 1,400 LF
Scenario 'A’ $670.67 1400 75.0% $704,203.50
Scenario 'B' $1,071.67 1400 25.0% $375,084.50
Alameda to Castro = 300 LF
Scenario 'A’ $670.67 300 75.0% $150,900.75
Scenario 'B' $1,071.67 300 25.0% $80,375.25
Alameda Round-a-bout $856,000.00
Subtotal Opinion of Probable Cost $2,166,564.00
10% Contingency $216,656.40
Design Fee $238,322.04
TOTAL PHASE TWO PROJECT COSTS $2,621,542.44

Total Opinion of Probable Cost Phase-Three (Robinson to Hughbert)

cost per

Section of Porter Avenue lineal foot X lineal feet  percent of

Robinson to Hughbert = 2,250 LF

Scenario 'C' $524.67 2250 100.0% $1,180,500.00
Subtotal Opinion of Probable Cost $1,180,500.00
10% Contingency $118,050.00
Design Fee $129,855.00
TOTAL PHASE THREE PROJECT COSTS $1,428,405.00

TOTAL PORTER AVENUE PROJECT COSTS (PHASE ONE, TWO, AND THREE) $6,729,499.70



Norman OK Trail Project Total Opinion of Probable Cost
8/12/2009

Total Opinion of Probable Cost for 8' Trail project
cost per
Section of Porter Avenue lineal foot X lineal feet

Phase One: From intersection of Main/Ponca to Main/Carter onto Robinson/Carter

8' Asphalt Trail $40.00 4480 $179,200.00
Street Trees (2.5" Cal-50' Spacing) $300.00 36 $10,800.00
Phase Two: From intersection of Main/Ponca to Acres/Ponca to Acres/Jones

8' Asphalt Trail $40.00 3180 $127,200.00
Phase Three: From intersection of Main/Ponca to Alameda/Ponca

8' Asphalt Trail $40.00 2020 $80,800.00
Phase Four: From intersection of Acres/Crawford to Robinson/Crawford

8' Asphalt Trail $40.00 2600 $104,000.00
Subtotal Opinion of Probable Cost $502,000.00
10% Contingency $50,200.00
Design Fee $55,220.00

TOTAL PHASE TWO PROJECT COSTS $607,420.00
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