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January 15, 2008

The Honorable Mayor Bob Walker,

City Council Members,

and Members of the Process Committee
100 E. Broadway
Sand Springs, OK 74063

RE: Sand Springs Downtown Action Agenda 2008

HyettPalma, Inc., is pleased to present to you the following Sand Springs
Downtown Action Agenda 2008, completed under the program titled America
Downtown® — New Thinking. New Life.

This document includes the community’s vision for Downtown as well as the
findings of a comprehensive analysis of Downtown's commercial markets. The
vision and market analysis findings were used to define a specific economic
enhancement strategy for the Downtown project area. The recommended
strategy was specifically designed to enable Downtown to attain the community's
defined vision as well as the identified market opportunities.

Thank you for the opportunity to lend our firm's expertise to this very important
project. We hope you will keep us informed of your success and know that we
stand ready to assist in any way we can as you proceed with your Downtown
enhancement effort.

: E Sinceer |

Doyle G. Hyett Dolores P. Palma
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Process Committee Members

At the request of HyettPalma, Inc., the City of Sand Springs established a
Process Committee to oversee this project. HyettPalma would like to thank the
members of the Downtown Sand Springs Process Committee, listed below, for all
their time, hard work, and dedication in preparing for and participating in
completing the Sand Springs Downtown Action Agenda 2008.

Bob Walker, Mayor of Sand Springs

Mike Burdge, Vice-Mayor of Sand Springs & Chair, Sand Springs Economic
Development Authority

Ward Sherrill, Sand Springs Council Member

Dale Baustert, Downtown Real Estate Developer, B.O.B. Properties, LLC
Peggy Dyer, Provost, Tulsa Community College

Jan Haley, Downtown Business Owner, Colors on Main

Kieth Hilligoss, Downtown Business Owner, Air Solutions

Dustin Hughes, Editor/General Manager, Sand Springs Leader
Dan Kachel, Downtown Property Owner

J. C. Kinder, President, Sand Springs Area Chamber of Commerce
Debbie McDaniel, Vice President, Bank of Oklahoma

Tom Meshek, Chair, Sand Springs Development Authority

Laurie Rhodes, Downtown Restaurant Owner/Resident, Chastain’s
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Lisa Riggs, Partner, Riggs, Abney, Neal, Turpin, Orbison & Lewis

Rhonda Sellers, Chair, Economic Development Committee of the Sand Springs
Area Chamber of Commerce

Lloyd Snow, Superintendent, Sand Springs Public Schools

Missy Soto, Downtown Resident

Erik Stuckey, Trustee, Sand Springs Home

Rick Tallent, Downtown Business/Property Owner, Tallent Electric

Ron Weese, Trustee, Sand Springs Home

Grady Whitaker, Jr., Downtown Business Owner, Whitaker Architects, PC
City Staff

Doug Enevoldsen, City Manager

David Harris, City Planner

Tom Jenkins, Assistant Fire Chief

Susan Pitts, Community Development Coordinator, Planning Department
Vernon Smith, Infrastructure Administrator, Public Works

Andy Templeton, Neighborhood Services Director

Terry Walters, Economic Development Director
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INTRODUCTION

In 1992, as America's largest membership organization representing the elected
officials of this nation, the National League of Cities (NLC) decided to assume a
more aggressive role in the areas of Downtown enhancement and local
economic development. That role would involve offering technical assistance to
local elected officials concerned about the economic success of their
Downtowns.

To fill this role, the National League of Cities approached HyettPalma, Inc.
Together, NLC and HyettPalma designed an advanced new pilot program. The
new pilot would offer on-site, technical assistance to a limited number of
communities.

The new Downtown pilot was presented under the banner of ACCEPTING THE
CHALLENGE: THE REBIRTH OF AMERICA'S DOWNTOWNS. It was structured
to guide local governing bodies — working in partnership with local business
owners, property owners and concerned citizens — in rethinking ways to rebuild
our nation's Downtowns.

Availability of the Downtown pilot was limited to eleven cities. The purpose of
limiting the number of communities that could participate in the pilot was to
ensure quality service delivery to the participating cities. In addition, the pilot
required the local governing body in each participating city to be the agency that
contracted with NLC for services. This was done to ensure the involvement of
the governing body from the very start of the local Downtown enhancement
effort.

Once the pilot was completed, NLC and HyettPalma evaluated its effectiveness
and whether or not to continue offering Downtown technical assistance. This
was done with the assistance of local officials from the eleven pilot communities.
Based on that evaluation, and specifically on the advice and needs expressed by
the pilot's local officials, a new comprehensive technical assistance program was
developed titted AMERICA DOWNTOWN® — NEW THINKING. NEW LIFE.

Sand Springs Downtown Action Agenda 2008© 2
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America Downtown® — New Thinking. New Life. was structured to provide the
help local officials need to reverse their Downtown's cycle of decline and help it
evolve to a brighter future. The program brings together the political insight of
the National League of Cities and the Downtown expertise of HyettPalma, Inc.
Together, they offer individualized assistance and a combination of strengths not
available anywhere else.

America Downtown® — New Thinking. New Life. provides direct, hands-on
help to city officials and community leaders who want to start, refocus, or
energize their Downtown enhancement efforts.

In 2007, thanks to the leadership of Mayor Bob Walker and the City Council,
Sand Springs became a member of this Downtown program.

The program's strengths are built on the following convictions.
e The assistance provided is implementation-oriented — not another

Downtown plan or study but an aggressive course of action that local
officials and community leaders can start to implement immediately.

e The recommendations made for each Downtown are pragmatic — tailored
to local resources so that they can be realistically implemented.

e The solutions offered are success-oriented — designed to improve each
Downtown's economy so that the results are long-lasting.

e The on-site assistance is inclusive — providing a forum that brings public
and private sector constituents together to identify Downtown issues,
define a Downtown vision, and take needed actions in partnership.

Sand Springs Downtown Action Agenda 2008© 3
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. PROJECT OVERVIEW

In 2007, the Mayor and City Council Members of Sand Springs determined that a
Downtown enhancement strategy was needed to further strengthen Downtown
Sand Springs. The Sand Springs Downtown Action Agenda 2008 was
defined with involvement from the City government, the local business sector,
representatives of non-profit organizations, and members of the community. The
Sand Springs Downtown Action Agenda 2008 shown in the following pages
incorporates the desires, preferences, and concerns expressed by the people of
Sand Springs for their Downtown. This local input was used as the foundation of
the project.

Based on the desires and concerns expressed by the people of Sand Springs —
combined with a realistic analysis of Downtown's market potentials — a Course
of Action was defined for public and private sector implementation. The Course
of Action is meant to enable Downtown Sand Springs to reach the vision defined
locally, to overcome the key issues it faces, and capture the identified market
potentials. The Course of Action is contained in this document along with a
suggested Implementation Sequence.

Finally, this document contains advice regarding a private-public partnership.
This is the vehicle that would be responsible for implementing the recommended
Course of Action in a timely and quality manner.

A map of Downtown Sand Springs, as defined for this project, is shown on the
following page.

Sand Springs Downtown Action Agenda 2008© 5
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Il. DOWNTOWN SAND SPRINGS TODAY

Following is a description of Downtown Sand Springs — as it stands today and as
its future is envisioned by the public.

Strengths
Downtown has many current assets, which can be leveraged to improve its
economic condition. These include the following:

The unique history and legacy of the City, which was created by the City’s
founder, Charles Page;

The Charles Page Triangle — erected by the Sand Springs Home and
currently being enhanced by the City of Sand Springs — which serves as
the focal point of Downtown and the site of Downtown special events;

The Sand Springs Cultural and Historical Museum — located across from
the Triangle in the Page Memorial Library building, which was listed on
both the State of Oklahoma and National Registers of Historic Places in
1999, and is open five days a week, thanks to the fact that its employees
are City staff members, unfortunately a rarity in most communities — which
offers exhibits, a genealogy library, and educational programs that attract
approximately 1,000 visitors per month;

An array of additional draws, including City Hall, the post office, churches,
the Sand Springs Public Schools’s Ninth Grade Center and Central Fine
Arts Academy, banks, lunchtime restaurants/cafes, office and service
businesses, and a handful of specialty retail businesses;

A number of new, specialty businesses that have opened in Downtown
over the last 1-1/2 years — demonstrating entrepreneurial confidence in
Downtown'’s future;

Downtown’s buildings are reasonably well-maintained, with few vacancies;

Sand Springs Downtown Action Agenda 2008© 8
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In the past year alone, the City government has made $550,000 worth of
public improvements in Downtown, using Vision 2025 funds received from
the County — and additional public improvements are being planned by the
City;

The City created and offered a fagade grant program to those in
Downtown;

City support of Downtown is high — with a new City Manager in place and
renewed City staff enthusiasm;

Lender confidence in Downtown’s future also appears to be strong; and

Downtown enjoys the image of offering a small town feel, friendliness, and
a “Mayberry-like” atmosphere.

In addition, Downtown faces the opportunity of turning three major factors — that
are of concern to some in the community — into assets. These are:

The visibility of Downtown from the expressway;
Downtown’s proximity to Tulsa and its large market; and

The upcoming River City Crossing development, and the large market that
it will attract.

Concerns

Those participating in sessions to define this Downtown Action Agenda were
asked to voice their concerns regarding Downtown today. In response, the
following issues were most often cited:

The current mix of uses found in Downtown and the perceived lack of
reasons to come to Downtown;

Sand Springs Downtown Action Agenda 2008© 9
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The economic impact that River City Crossing might or might not have on
Downtown;

Downtown parking;

Cooperation between City Hall, the Chamber of Commerce, and
Downtown business/building owners; and

Communication — among all those involved in Downtown’s enhancement.

Desires

Those participating in the Downtown Action Agenda sessions were also asked
to voice their desires regarding Downtown’s future. In response, the following
items were mentioned most often:

Establish a clear identity and niche for Downtown — which, in turn, will
create an improved image for Downtown;

Build on the community’s rich and unique history;
Attract businesses that draw additional customers to Downtown;

Bring additional retail and food establishments, along with more art,
entertainment, and loft apartments;

Enable Downtown to co-exist with, and benefit from, the development of
River City Crossing — while keeping Downtown unique; and

Attract more customers and pedestrians to Downtown, thereby increasing
sales revenues for Downtown businesses.

Sand Springs Downtown Action Agenda 2008© 10
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Image
Those participating in the Downtown Action Agenda sessions agreed that the
Downtown enhancement effort should be aimed at creating the following image

for Downtown Sand Springs.

A very, very friendly place that is
Quaint and safe.

A Downtown where our history is blended with our future,
Where modern businesses are set in an old town feel,
Where there’s lots to see and do, and
Young people find a great array of things they enjoy.

A small town, historic Downtown
That feels like “Mayberry,” yet
Has a flare all its own.

A Downtown that really is different from all others.

A Downtown that continues to have strong community spirit —
We care about each other here in Sand Springs —
And it shows.

The Downtown of a City whose founder’s dream has come true —
The American Dream is alive here —
If you can dream it,
You can make it come true in Downtown Sand Springs.

Sand Springs Downtown Action Agenda 2008© 11
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Guidelines

Given Downtown’s current strengths — as well as the community’s concerns,
desires, and preferred future image for Downtown — HyettPalma strongly
recommends that the Downtown Action Agenda be implemented using the
following guidelines.

1. River City Crossing

There are some locally who wonder if this development might have an adverse
affect on Downtown’s economy. Without a doubt, River City Crossing, as
planned, would constitute a major anchor on the southern edge of Downtown.
And, it would draw a much larger market than Downtown has in years, if ever.
As such, River City Crossing’s impact on Downtown should not be feared.
Instead, this development should be welcomed. And the following actions should
be taken to ensure that Downtown benefits from River City Crossing’s proximity,
and vice versa:

e A goal should be established of creating links between Downtown
and River City Crossing so that the two share customers;

e Any needed improvements should be made to encourage and
enhance pedestrian and vehicular access and flow between the two
along Main;

e Downtown and River City Crossing should each have a distinct
economic orientation that is created by its mix of businesses;

¢ River City Crossing should be the location of large, national retail
and food establishments that are housed in new, auto-oriented
structures;

¢ Downtown, on the other hand, should be the location of small,
independently owned, specialty retail, food, art, and entertainment
venues that are housed in pedestrian-oriented, historic buildings
and pedestrian-oriented infill buildings;

Sand Springs Downtown Action Agenda 2008© 12
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Downtown and River City Crossing should be marketed in a
collaborative manner; and

To ensure that Downtown’s businesses can withstand the advent of
River City Crossing, this Downtown Action Agenda should be
implemented with all haste so that Downtown can get “ahead of the
curve” by having the strongest possible business base, image, and
customer support before River City Crossing is opened.

2. Retail vs. Office
There has been some question locally as to whether Downtown Sand Springs
should be enhanced as an office center and forego retail businesses. The
answer to this question is that — to be and be perceived as being vibrant — a
Downtown must contain a mixture of at least three primary uses. These are retail
(which includes food establishments), office, and housing. In the case of
Downtown Sand Springs:

Art and entertainment should be present, in addition to the primary
uses of retail, office, and housing;

The appropriate location of these uses will be critical to Downtown'’s
future success;

A goal should be established of creating a contiguous band of
retail, food, art, and entertainment businesses in first floor building
spaces on 2" Street, Main Street, and around the Triangle;

First floor building spaces in the remainder of Downtown would be
the appropriate location for office and service businesses;

The upper floors of buildings throughout Downtown should be used
for loft apartments and office businesses; and

Sand Springs Downtown Action Agenda 2008© 13
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e In the future, as Downtown’s economy strengthens, consideration
should be given to zoning the first floors along 2" Main, and the
Triangle for retail, food, art, and entertainment uses.

3. As Downtown Goes. ..

A truth related to the relationship between a community and its Downtown is that
“As Downtown goes, so goes the town.” This has been proven time and time
again in communities throughout the nation. While Downtown is a center of
commerce, it is also a visible quality-of-life barometer. If a Downtown is vibrant,
it tends to reflect favorably on the overall condition of a community. If a
Downtown is stagnant, it tends to leave the impression that a community is less
than prosperous. Therefore, while Downtown revitalization is important from an
economic development perspective, it must be understood that the health of
Downtown, or lack of health, radiates throughout the entire community, impacting
virtually every facet of community growth and development.

As Downtown Sand Springs is further revitalized, the overall quality-of-life in
Sands Springs will be elevated. And, as the quality-of-life in Sand Springs is
enhanced, the economic viability of living and investing in Sand Springs will be
raised to a much higher level, likely leading to the creation of more jobs in all
segments of the economy, a higher quality of commercial development in all
parts of the community, and the attraction of a greater number of residents over
time.

4. Parking
It is imperative to address this issue — by taking the actions recommended later
in this document. However, it is also imperative to keep the issue of parking in
perspective. It is an ancillary use in a Downtown, second in importance to the
mix of businesses found in a Downtown. Therefore, to “solve” the parking issue,
it will be imperative to strengthen the appeal of Downtown’s business mix.

5. Teamwork
It is strongly urged — and hoped - that with a new City Manager, Mayor, and
Chamber of Commerce President in place, the City, the Chamber, and the
Downtown business community can come together, work together, and move

Sand Springs Downtown Action Agenda 2008© 14
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forward together for the betterment of Downtown as a whole by implement the
Sand Springs Downtown Action Agenda 2008.
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lll. RESIDENT AND BUSINESS SURVEYS

As a part of this project, two surveys were conducted to gauge the health of
Downtown Sand Springs, as perceived locally. These were a survey of owners/
managers of businesses located in the Downtown project area and a telephone
survey of residents living in Downtown's primary trade area. A summary of the
survey responses follows.

Use of Downtown

Almost three-quarters of trade area residents surveyed, 74%, reported coming to
Downtown with great frequency (defined as between 1 and 7 times a week).
Another 17% of those surveyed said they come to Downtown with moderate
frequency (from 3 times a month to 6 times a year). And, 9% said they come to
Downtown Sand Springs infrequently (5 times a year or less).

Purpose of Trips
When asked why they currently come to Downtown Sand Springs, the top three
reasons cited by residents surveyed were:

e “Shopping” (28%);
e “Eating in restaurants” (18%); and
e “Post office” (12%).

Therefore, the majority of those surveyed (58%) said they primarily come to
Downtown for one of these three reasons.

The remaining reasons cited for Downtown trips were:

“Banking” (8%);

“Service businesses” (5%);

“Work there” (4%);

“Government business” (4%);
“Library” (3%);

“Conducting personal business” (3%);

Sand Springs Downtown Action Agenda 2008© 17
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“Recreation” (2%);

“Religious services” (2%); and

“Other” (5%) — school, pay utilities, entertainment, museum, visit
family/friends, special events.

In addition, 6% of those surveyed said they most often find themselves in
Downtown simply because they are* passing through.”

Shopping Area of Choice

Those surveyed were asked where they do most of their family shopping at this
time, other than grocery shopping.  Survey respondents cited three venues.
These were:

e Sand Springs (69%);
e Tulsa (29%); and
e Catalogues (2%).

When asked why they choose to shop in a particular area, residents indicated
that convenience (cited by 36%) and variety/selection (33%) are the two
strongest determining factors. The remaining survey respondents said they
choose a shopping area due to:

Closeness to home (17%);

Price (9%);

Closeness to work (4%); and

To support local merchants (1%).

Downtown Characteristics
Residents and business owners surveyed were asked to rate a list of nineteen
Downtown characteristics as being "good," "fair," or "poor" at this time.

Thirteen characteristics were rated "good" by a majority or significant percent
(defined as up to 46%) of residents. Nine received this rating from a majority or
significant percent of business owners — and these nine were among the thirteen
rated “good” by a majority or significant percent of residents.

Sand Springs Downtown Action Agenda 2008© 18
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The nine characteristics, which residents and business owners agreed could be
rated as “good” at this time, were:

Feeling of safety (82% residents, 75% business owners);

Helpfulness of salespeople (78% residents, 68% business owners);
Cleanliness of the area (74% residents, 64% business owners);
Quality of service businesses (64% residents, 57% business owners);
Knowledge of salespeople (61% residents, 57% business owners);
Attractiveness of the area (51% residents, 52% business owners);
Prices at service businesses (48% residents, 46% business owners);
Quality of retail goods (47% residents, 47% business owners); and
Prices at restaurants (47% residents, 46% business owners).

The four characteristics rated “good” by a majority of residents, but not business
owners, were:

Convenience of parking (62% residents, 17% business owners);
Business hours (58% residents, 43% business owners);
Availability of parking (56% residents, 15% business owners); and
Traffic circulation (56% residents, 41% business owners).

It is clear from the above that the “convenience of parking” and the “availability of
parking” were the two characteristics on which residents and business owners
most strongly disagreed.

Downtown Improvements

Residents and business owners were asked to rate a list of possible Downtown
improvements as being "very important," "somewhat important,” or "not
important" at this time.

Seven improvements were rated "very important" by a majority or significant
percent of residents. Six received this rating from a majority or significant
percent of business owners.

Sand Springs Downtown Action Agenda 2008© 19
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Residents and business owners agreed on the importance of four potential
improvements. Those were:

Increase restaurant variety (84% residents, 84% business owners);

e Increase the variety of retail goods (80% residents, 71% business
owners);

e Increase the number of retail businesses (79% residents, 73% business
owners); and

e Improve restaurant quality (72% residents, 51% business owners).

The three improvements rated “very important” by a majority or significant
percent of residents, but not business owners, were:

Improve the quality of retail goods (64% residents, 37% business owners);
e Keep stores open later in the evenings (46% residents, 29% business
owners); and
e Keep stores open later on Saturdays (46% residents, 26% business
owners).

Not surprisingly, the two improvements rated “very important” by a majority of
business owners — but not residents — were:

e Improve parking availability (34% residents, 58% business owners); and
e Improve parking convenience (30% residents, 58% business owners).

Additional Improvements

Residents surveyed were asked if anything else could be done to encourage
their patronage of Downtown Sand Springs. In response they reiterated the
importance of:

e Increased variety of retail and food establishments;

e Added entertainment, recreation, and activities; and

e Improved appearance (fix buildings, make pretty, add personality, make
festive, fix streets).

Sand Springs Downtown Action Agenda 2008© 20
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When asked what types of businesses or activities they would personally use if
located in Downtown Sand Springs, residents primarily cited:

e Food establishments (restaurants, groceries, coffee houses);
e Home improvement shops;
e Apparel and shoe shops;
e Entertainment and recreation (theater, bowling, for families, for kids);
e Department store merchandise (Target, JC Penney, Kohl’s); and
e Specialty retail (books, ladies, sporting goods, in-general).
Sand Springs Downtown Action Agenda 2008© 21
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IV. DOWNTOWN SAND SPRINGS TOMORROW

A series of discussions, focus groups, and meetings were held to define the
community's preferred vision of Downtown Sand Springs — as it would ideally
exist in the year 2013. A compilation of the thoughts and preferences expressed
during those sessions is shown below.

By the year 2013, Downtown would be a destination that attracts and serves both
locals and area visitors. All ages would be enticed and welcomed to come
together and enjoy Downtown Sand Springs. Downtown'’s rich history would
continue to be alive, retold, and evident among its bustling streets and thriving
businesses. Historical markers would be in place that read “Charles Page Stood
Here.” And, entire families would come to Downtown to shop and enjoy all it has
to offer.

Downtown would have a cohesive look and feel that creates a “brand identity” for
Sand Springs. It would be cool, consistent, and impressive. And, this would
create a distinct look and ambience that attracts people, “brings them in,” and
makes them want to be a part of Downtown.

Downtown’s overall appearance would be improved keeping it clean, trash-free,
and green. Downtown would have landscaping, public art, and large fountains.
Long-vacant properties would be put to productive use. Fewer buildings would
be owned by absentees. And, Downtown would be attractive from the highway.

Downtown would have more retail businesses and more food establishments, for
both lunch and dinner. Downtown would retain a base of offices, service
businesses, and government facilites. The museum and post office — two
important Downtown anchors — would remain in place and open. And, there
would be a greater presence of art and entertainment venues, as well as loft
apartments, in Downtown. A strategy would be in place for “getting the kinds of
businesses we want” and “attracting businesses that draw people” to Downtown.
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Signs would be erected to tell people where Sand Springs is, so they could “stop
and see our historic Downtown.” And, there would be better access to
Downtown from the expressway.

Downtown would continue to have festivals, parades, and special events — which
would include more art — and parking would be adequate for those who attend
such festivities. In addition, parking would be adequate to serve the daily needs
of Downtown’s employees and customers.

The trolley would be returned to Downtown, if economically feasible. The trolley
and public improvements would be used to connect Downtown with River City
Crossing, when developed.  However, despite being connected to River City
Crossing, Downtown would remain distinct and be able to “hold its own” as a
desirable destination.

By the year 2013, Downtown Sand Springs would be well on its way to having
the following image.

A very, very friendly place that is
Quaint and safe.

A Downtown where our history is blended with our future,
Where modern businesses are set in an old town feel,
Where there’s lots to see and do, and
Young people find a great array of things they enjoy.

A small town, historic Downtown
That feels like “Mayberry,” yet
Has a flare all its own.

A Downtown that really is different from all others.

A Downtown that continues to have strong community spirit —
We care about each other here in Sand Springs —
And it shows.
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The Downtown of a City whose founder’s dream has come true —
The American Dream is alive here —
If you can dream it,
You can make it come true in Downtown Sand Springs.
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V. DOWNTOWN MARKET ANALYSIS

To ensure long-term economic results and success, Sand Springs's Downtown
enhancement effort must be market-driven. This means that the effort must be
one that results in all of Downtown's investors -- business owners, property
owners, developers, patrons, the local government, etc. -- being able to realize
an increasing return on their investments. This can only be achieved via an
enhancement effort that is based on a sound, realistic understanding of
Downtown's economic potentials. The following chapter quantifies Downtown's
economic potentials in terms of retail, office, and housing development.

Downtown Retail Opportunities

Retail Trade Area

Downtown Sand Springs's primary retail trade area has been defined as the
geographic area from which the majority of retail customers are currently drawn
and the geographic area which presents the greatest opportunity in the
immediate future for gaining additional retail customers. Based on current
customer travel patterns, discussions with local business leaders and govern-
ment officials, and the opinion of HyettPalma, Inc., Downtown's primary retail
trade area has been identified as the area shown on the following page.

Retail Economic Indicators
Downtown's primary retail trade area can be currently characterized by the
following economic indicators.

THE PRIMARY TRADE AREA HAS AN ESTIMATED POPULATION OF
32,458 — WITH AN ESTIMATED 12,291 HOUSEHOLDS (Source: ESRI
estimate)
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