TO:

The Honorable Mayor and City Council

FROM:

Karl A. Fritschen AICP, RLA
Planning Manager

SUBJECT:

GrOwasso 2035 Land Use Master Plan

DATE:

July 7, 2022

BACKGROUND:
In the summer of 2021, planning staff began the process of a major update to the GrOwasso
2030 Land Use Master Plan. Two committees were formed to help steer and guide the update
process by reviewing the proposed and modified goals and action plans. The internal
committee consisted of mostly City staff from departments who directly deal with development
issues, while the other committee was comprised of elected and appointed City representatives,
residents, and City staff. A total of 4 meetings were held with each group during the update
process. Additionally, staff conducted several on-line interactive surveys, each centered
around a different topic, to gather input from the public. This information was presented to both
committees and, where possible, integrated into goals and action plans.
Public open houses were held in March and May of 2022, to allow citizens to review a draft of
the updated Land Use Master Plan Map and the proposed goals and action plans.
Approximately 30 people attended these events.
In April, staff provided the Planning Commission with an overview of the proposed Plan at their
regular meeting. The same information was then presented to the City Council in May.
The Land Use Master Plan is not considered a codified document that is law, but is more
accurately described as a policy document functioning as a flexible regulatory tool. The Plan is
a fluid document that periodically requires changes and adjustments and typically updated
every 5 or 10 years. These updates are intended to keep the Land Use Master Plan Map current
in light of recent development trends related to annexations, zoning changes, and infrastructure
improvements primarily in the area of wastewater and transportation.
The Land Use Master Plan is used in conjunction with the Zoning Map in evaluating various
development applications received by the City. The attached map along with the supporting
document is proposed as the new GrOwasso 2035 Land Use Master Plan Map for Owasso,
Oklahoma. If approved by City Council, subsequent Master Plan amendments for individual
parcels would amend this map from this point forward, should the situation warrant.
PUBLIC HEARING:
A public hearing will be held to take in public input and comments regarding the Plan at the
July 19, 2022 City Council Meeting.
ATTACHMENT:
GrOwasso 2035 Land Use Master Plan draft
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Executive Summary
What is Included in the Plan?
Based on extensive public outreach and
input
from
two
diverse
steering
committees, the Plan consists of a land
use plan map and a supporting text
document that contains data, specific
goals,
action
plans,
and
recommendations for land use and
development in the City and surrounding
areas within the fenceline.
The map
illustrates, in a generalized manner, a
preferred
land
use
pattern
of
development for all areas within the City
of Owasso and the fenceline.
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How was the Plan Developed?
Development of this Plan included input from citizens, significant land owners, business
and political leaders, the real estate community, Owasso Public Schools, and other
stakeholders. Additionally, communication with other adjoining jurisdictions regarding
their own long-range plans was taken into account. The Plan also accounts for
scheduled and recent infrastructure improvements, particularly relating to the
wastewater collection system and transportation improvements. Therefore, the Plan
encourages urban densities in areas where urban services can be provided at
reasonable costs.

Engagement
Activities

to the Owasso
City Council

4 Internal

2 Presentations

3 External

2 Plan Update

Committee
Meetings

Committee
Meetings

to the Owasso
Planning
Commission

Open Houses

Completed 2035
GrOwasso Land
Use Master Plan

How is the Plan Used?
Upon adoption, the Plan will become a policy document providing guidance to City
officials as they:
•
•
•
•

Develop future budgets
Plan for expansion of infrastructure and other services
Make important land use decisions, such as considering re-zoning requests
Assess the City’s progress towards the Goals outlined in the following chapters

As a policy document, the Plan is different from a regulatory document such as the
Zoning Code. Although the Zoning Code and the Plan are both officially adopted by
the Owasso City Council, only the Zoning Code sets forth regulations that are legally
binding. Conversely The Plan becomes an official statement by the City of its vision,
intentions, goals, action plans and strategies for future land use development.
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What is the Land Use Master
Plan?
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The Plan provides a blueprint for growth and development in the City
of Owasso over the next 20 years.

The GrOwasso 2035 Land Use Master Plan lays out Goals
and Action Plans that guide decision making within the
City.

The Plan consists of 7 Plan
Elements, each dealing
with different topics.

As discussed, the Plan is a long-term general guide for a desired future development
pattern and is not an inflexible or rigid document unresponsive to different land use
scenarios that may occur over the next 20 years. During preparation of the Plan there is
no way to predict with any degree of certainty all of the changes that may occur in
Owasso and surrounding area over the next 20 years. Recognizing that unforeseen
changes occur, the Plan is a flexible document and provides a reliable tool for
evaluating development proposals. Procedures are identified allowing amendments to
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the Plan when warranted. Amendments will be evaluated based on how they
advance the goals of the Plan and if the change is still consistent with the overall
concepts of the Plan. The basic process to amend the Plan is shown in Appendix C.
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Regional and Historical
Context

Chapter I, Community History and Background

GrOwasso 2035 Land Use Master Plan

INTRODUCTION AND OVERVIEW
Communities prepare land use plans for many of the same reasons people prepare
individual retirement plans. In order to reach a desired quality of life at some defined point
in our future, decisions must be made today regarding investments and commitments that
will provide benefits for years to come. For a community, these planning decisions center
on identifying solutions to current problems and creating new opportunities to meet
anticipated future needs. Quite simply, a comprehensive planning process offers the
opportunity to discuss, direct, manage, and manifest change.

AF
T

The City of Owasso has seen tremendous growth in the past ten years, growing from a
population of 28,915 in 2010 to 38,242 in 2020 1, representing an approximate 32.25%
population increase with average annual growth rate of 2.84% during this period. Now well
into the third decade of the 21st century, Owasso is faced not only with challenges, but also
numerous opportunities and potential. Beginning in the 1940s and up until just a few years
ago, Owasso’s workforce was heavily dependent upon the airline industry due to the
convenient access to the Tulsa International Airport. However, in recent years this dynamic
has changed, and the economy is now becoming more diversified. Medical related
industries and facilities, along with small component manufacturing for the aerospace
industry, business services, and retail and hospitability services now comprise much of local
economy. Strategically located in the Tulsa Metropolitan Area (Figure I-1), in close proximity
to three major highways, the Tulsa International Airport, an inland port (Port of Catoosa),
and the Cherokee Industrial Park, Owasso is quickly evolving from its origins as a small single
industry town to a more diverse and regionally important city of considerable size and
population.
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The exceptional growth in population and housing within the city and surrounding region, as
well as the growth of the commercial sectors, provides Owasso residents with convenient
access to an abundance of cultural, educational, recreational, commercial, and
entertainment opportunities. However, the rapid growth in population over the past two
decades also brought inevitable challenges, such as increased traffic congestion, school
overcrowding, the increased demand on utilities, need for more recreational amenities,
and others. How to successfully manage this growth- while continuing to provide citizens
with quality services and facilities- will be the community’s main challenge in the future.
The last major update of the City’s land use master plan was in 2013 during a period where
the community was experiencing an annual average growth rate of around a 4%2 . Since
2013, the community has continued to grow, but at a slightly slower average annual growth
rate (2%) 3 than what was seen before 2013. By 2013, the City had recovered from the
national recession that began in late 2008. With mortgage rates remaining low, Owasso
settled into a stable, albeit slower, growth rate between 2013 and 2020. However, with the
outbreak of COVID-19 and the pandemic that followed in 2020, growth became erratic
and choppy. Average permit numbers varied from month to month, with some months
seeing extremely high numbers and some months seeing lower numbers.

US Census
City of Owasso Building Permit Data
3
City of Owasso Building Permit Data
1
2
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Beginning in 2021 the Country was slowly recovering from the effects of the pandemic. At
the same time, two new subdivisions came on-line; as such, Owasso saw a surge in new
construction activity during the first part of 2020. While current trends indicate single family
residential permits rebounding, they are not at the levels seen between 1997 and 2005,
when the annual growth rate was near 6 to 7%. While single family residential permits have
slowed since that time, apartment projects increased with nearly 670 new units added
between 2013 and 2021. Additionally, the community is seeing more interest from
developers in building smaller multi-family complexes. Developments such as patio homes
and similar style units that require minimal yard maintenance are increasing in number in
the City. The GrOwasso 2035 Land Use Master Plan accounts for these recent trends in
housing development.
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Figure I-1, City of Owasso Location Map

Regional and Historical Context
The City of Owasso is located just north of Tulsa, Oklahoma in the northern half of Tulsa
County and the western portion of Rogers County. Owasso is situated on Tribal lands
belonging to the Tsálăgĭ (Cherokee) Tribal Nation. The community began as a small
settlement in 1881, located in the Cooweescoowee District of the Cherokee Nation, Indian
Territory. The city was founded near 66th Street North and North 129th East Ave along the
Page I-2
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banks of Elm Creek, and was initially named Elm Creek. In June 1893, plans were drawn up
for a rail line connecting Bartlesville to the cattle ranches in the vicinity of the new
community. At that time Elm Creek (Owasso) had several residences, a blacksmith shop,
and a general store. The first post office and postmaster were established on February 10,
1898 by Preston Ballard, owner of the general store. Another prominent family who settled
in the area was the Joseph T. Barnes family, who moved to the settlement in 1897. Joseph
and Luther Barnes bought and began operating the blacksmith shop in 1898. In 1902 the
first gas station was opened by Donovan Ranta. The rail line to the town site was never built
and as a result the location of present-day Owasso was impacted.

AF
T

Just as highway access is important today, railroads were major influential factors to
communities in the 1800s and early 1900s.Owasso was no exception to this phenomenon. In
1897, the Kansas, Oklahoma Central & Southwestern Railway Company acquired right-ofway approximately three miles northwest of the Elm Creek settlement and dammed a
natural spring near 86th St. North and Mingo Road to form a lake for a water supply for the
railroad engines. This lake became known as “Owasso Lake.” Approximately one mile to the
south of the newly impounded lake, the railroad company built Owasso’s first train depot.
This development essentially caused the original town settlement of Elm Creek to relocate
to the new location. Late in 1898, Joseph and Luther Barnes moved their blacksmith shop
and families to the new community and became the first local citizens to officially move to
the new depot community. During 1898, many other residents and businesses moved from
the Elm Creek settlement to the new community. Since the post office retained the name of
Elm Creek, the new community also retained the name.
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The railroad completed its line in 1899 and its
parent company, the Atchison, Topeka & Santa
Fe Railway Company (ATSF), took over the line
and property. The first train arrived in Elm Creek
on November 1, 1899 and as the land around the
end of this railroad line developed, the Osage
Indian word Owasso, meaning “the end of the
trail” or “turn around”, was adopted to identify
the area because the rail line ended in a
turnaround “Y” near the depot. The name stuck
and the name Elm Creek was changed to
Owasso on January 24, 1900. In 1905, the rail was
extended into Tulsa, which offered Owasso a
connection to a larger regional city.

When Oklahoma became a state on November 16, 1907, Owasso had a population of 379
within the town limits. The Owasso Ledger, first published on August 7, 1903 by U. P. Wardrip,
was the first newspaper with a subscription price of $1.00 per year (to be paid in advance.)
On February 6, 1905 the Pioneer Telephone and Telegraph Company was granted a
franchise to operate the first telephone service in the community and became the town’s
first telephone exchange. Prior to the construction of the town’s first water tower in 1924,
water was brought into town in barrels from the Owasso Lake and sold for 50 cents a barrel.
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On March 26, 1904 the plat of the original
town site of Owasso, Cherokee Nation, I.T.
was signed by the Secretary of the Interior in
concert with the town’s incorporation. That
plat shows three streets running north and
south and eight streets running east and west,
with
the
north/south
streets
named
Oklahoma, Kansas, and Missouri. The
east/west streets north of what is now
Broadway were named for Union generals,
while the east/west streets to the south were
named for Confederate generals. These
names were changed around 1960 with the
east/west streets identified by numbers, and
north/south streets named after trees. Owasso
officially became a chartered city on
September 28, 1972.
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In the mid 1980’s US-169, a major north/south
highway bisecting the community, was
expanded to 4-lanes. Prior to this expansion,
US-169 terminated at 86th St. North and
Garnett Road, where it became two lanes
north to Nowata.
US-75, currently located
west of Owasso, was formally Main Street and then turned west at 86th St. N. towards the
town of Sperry, Oklahoma. Today, US-75 is a 4-lane highway from Tulsa to Bartlesville,
Oklahoma and offers Owasso citizens additional access to regional employment areas and
amenities. Together, these two highways played a crucial role in Owasso’s development
and growth. This is particularly true for US-169, as shortly after its expansion the community
began to grow rapidly.
Today, Owasso is a modern city with a variety of housing choices, shopping areas, medical
offices, educational facilities, and office buildings. However, even with all of these
conveniences, there remain many challenges. Chiefly among them is the need to ensure
that the GrOwasso 2035 Plan denotes land area that provides a healthy balance of land
uses to promote a vibrant and sustainable community. Today’s younger professionals, of
whom Owasso is largely composed, demand more from a community in terms of
entertainment, recreation, safety, and convenience. This Plan, developed with significant
public input, provides the basic framework- or blueprint- that will guide growth and
development with these factors in mind. Table I-1, provide some basic facts about the
community.
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Table I-1, Basic Facts
Item

1990

2000

2010

2020

Land Area City Limits (Sq. Miles)

8

9

14.84

16.74

Land Area Fenceline (Sq. Miles)

52

58

58

58

Estimate of Fenceline Population

18,776

30,709

47,110

57,008

Estimate of City Limit Population

11,151

18,502

28,915

38,242

34.3

33.2

32.7

32.9

Median Age
Median Income

$

33,000

$

42,981

$

64,566

$

72,443
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Source: US Census, City GIS database
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Plan Development
Community Engagement
Applying Key Community
Engagement Findings
Land Use Plan Steering
Committee
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Stakeholder Interviews
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Visual Reconnaissance
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PLAN DEVELOPMENT

COMMUNITY ENGAGEMENT
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The Plan was developed with input from Citizens,
City staff, elected and appointed officials,
and key stakeholders. It is a document
intended to anticipate change, plan for the
future, and steer development in a desired
and logical pattern. It is important to note
the Plan is not a zoning map or existing land
use map, rather it is document that reflects
how the community should grow and be
developed. Existing parcels that show a use different
from what the Plan shows may continue indefinitely
until or if the use is ever proposed to be changed. At that
point, the Plan is referenced to determine whether the proposed use is
appropriate for the property.
The GrOwasso 2035 Land Use Master Plan
represents a vision to guide future development, an inventory of the community’s resources,
an analysis of trends, goals and action plan strategies covered in Chapter IV.

Big Picture Ideas
for the City
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The heart of the GrOwasso 2035 Land Use
Master Plan is the people for, and by, whom it
The City’s Vision
was created. This Plan does not belong to the
City, or its employees. Rather, the Plan belongs
to every single person that calls Owasso “home”.
As such, this Plan should reflect the diversity of
viewpoints, life experiences, and needs seen
The City’s Sense
within the Owasso community as a whole. As
of Commuty
such, an integral part of developing this Plan
was Community Engagement efforts undertaken
by the Community Development Department;
the Plan Update process would not have been
possible without the vast input given to City
Land Use
staff by the residents of Owasso.
The Community Engagement portion of the
Plan Update process began in May of 2021 with
the launching of the Plan Update Hub webpage
(Page). From this Page, residents were
The Downtown
introduced to some general information about
Red
Bud District
the Plan Update and its process. Beginning in
May of 2021 and ending in early September of
2021, bi-weekly online activities were posted on
this Page. A total of nine online activities were opened
for public comment during this time period.

Quality of Life

Economic
Development

Transportation

Housing
Page II-1
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In total, City staff received approximately 480 responses across all nine activities. This section
outlines the key takeaways garnered from these online activities. These key findings were
used to help shape and direct the Goals and Action Plans seen within this Plan. A complete
description of all of the online responses can be found in Appendix B.
Big Picture Activity
The online engagement activities began with the release of the Big Picture Activity. Here,
residents were asked to tag locations on a map that they liked, locations they thought
could be improved, and locations they thought would be suited for a new type of use.
Figures II.1, II.2, and II.3 depict the findings from this particular activity. Overall, residents
seemed to enjoy locations associated with parks, trails, and open space, as well as
locations associated with shopping and gathering, like the Smith Farms area and the Red
Bud District. Likewise, residents appear to feel that much of what needs to be improved in
the City revolves around roads and intersections, with a majority of respondents citing traffic
flow and road conditions as major places the City could improve. Finally, residents pointed
to open areas along Us-169 and the Sports Park, as well the Red Bud District as places they
would like to see future (re)development. The most popular types of development residents
cited wanting were unique restaurants and retail, additional parks facilities, and mixed-use
development.
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Figure II.1: “Big Picture” Activity Responses- Likes
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Figure II.2: “Big Picture” Activity Responses- Places to Improve

D
R

Figure II.3: “Big Picture” Activity Responses- Places to Develop
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Visioning Activity
When asked about future challenges, an overwhelming majority of respondents stated that
population growth and infrastructure expansion/pacing will be Owasso’s largest challenge
in the next ten years, followed by the need to increase the City’s housing supply. Figure II.4
illustrates these various responses.
Figure II.5: “Visioning” Activity Responses
Likewise,
residents
ranked
“Infrastructure” as what they
would consider to be the most
important Plan Element to
consider
in
this
Update,
followed by “Land Use” and
“Quality of Life.” Figure II.5
shows an aggregation of these
rankings.
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Figure II.5: “Visioning” Activity Word Cloud

Quality of Life Activity
Residents reported that the school system, access to employment, and the sense of
community drew them to live in Owasso. Figure II.6 depicts the top characteristics that drew
people to Owasso. On the other hand, respondents cited a lack of recreational options,
infrastructure issues, and traffic as characteristics that they disliked about the City.
In terms of recreational amenities, residents identified a number of things they would like to
see in Owasso in the future.
Figure II.6: “Quality of Life” Activity- Response- Likes
Figure II.7 depicts these
requests,
including
more
tails/parks
and
an
event/recreation
center.
Likewise, Figure II.8 depicts
area in town that residents
reported as their favorite
Page II-4
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places to spend time. Areas like the Redbud District, the Smith Farms shopping corridor, and
various park facilities were frequently mentioned.
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Figure II.7: “Quality of Life” Activity Response- Requests
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Figure II.8: “Quality of Life” Activity Response- Favorites
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Land Use Activity
Figure II.9 represents the most popular responses residents had when asked what sorts of
land uses they would like to see more of in Owasso. Parks and trails were the most common
response, followed by affordable and senior-oriented housing and unique retail and
restaurants. When asked where in the City was likely to develop in the near future,
respondents pointed to areas along US-169, near the Sports Park, and around 76th Street
North due to their proximity to new development and arterial roadways. Figure II.10
illustrates the areas residents pegged as potential future development hotspots.
2%
2%

2%

2%

2% 2% 2%

Figure II.9: “Land Use” Activity Response- Wants
Recreation/ Parks
Open Space
Trails

23%

Unique Restaurant/Shopping

4%

Affordable / Senior Housing

8%

Smaller MF Complexes
Mixed Use

13%

Convention Center
Manufacturing
Kids Rec
Less Billboards
Sustainable Growth

D
R

13%

AF
T

15%

10%

Figure II.10: “Land Use” Activity Response- Potential
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Transportation Activity
When asked about future transportation improvements, residents pointed to the need for
more non-automobile infrastructure like bike lanes/trails, a bus or trolley route, and better
light signalization and timing. A summary of these responses can be seen in Figure II.11.

Figure II.11: “Transportation” Activity

4%

2% 2%

2%
Bike Lanes/Trail

23%

4%

Signalization/ Light Timing
Bus Route
Sidewalks/ Crosswalks

10%

Land Widening
Intersection Improvements
10%
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Year-Round Holly Trolley
17%

11%

Street Rehab
Park and Ride
Complete Streets
Increase Speed Limits
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15%

Housing Activity
In terms of Housing, the
Figure II.12: “Housing” Activity Response- Satisfaction
majority of respondents
reported that they were satisfied
with Owasso’s current housing
stock. Figure II.12 illustrates this. Of
those who were not satisfied,
many residents pointed to the
need for more senior housing,
affordable housing, and “middle”
housing like townhomes, multiplexes, and condominiums. Figure
II.13 represents the findings from
this particular activity.
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Figure II.13: “Housing” Activity Response- Wants
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Economic Development Activity
Echoing many of the
Figure II.14: “Economic Development” Activity Response- Wants
responses from earlier
activities,
respondents
overwhelming called for
more specialty retail and
restaurant establishments
within Owasso, as well as
more entertainment and
recreational
venues.
Figure II.14 details these
responses to the Economic
Development
online
activity.
Similarly,
the
exact same types of developments were the most commonly-cited establishments that
residents reported traveling outside of Owasso for; this is illustrated in Figure II.15.

Figure II.15: “Economic Development” Activity Response- Travel
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Sense of Community Activity
Figure II.16 shows that the vast majority of respondents feel that Owasso is indeed a safe
community. On the other hand, Figure II.17 shows that a large portion of respondents feel
that Owasso is not always an inclusive community. Of those who thought Owasso was not
as welcoming as it could be, many residents pointed to the fact that they feel there may
be some bigoted and discriminatory behavior happening in the community.

Figure II.16: “Community”
Activity Response- Safety
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Figure II.17: “Community” Activity
Response- Inclusiveness
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Downtown District Activity
Residents reported enjoying the various local restaurants and retail stores, the new park,
and the events that occur within the Redbud District; Figure II.18 represents these responses.
Similarly, residents indicated that they wished that the Redbud District had more unique
dining and shopping locations, as well as more mixed-use development that would
accommodate more dense housing. The locations respondents pointed to as having
potential for these new developments are shown in Figure II.19.

Figure II.18: “Downtown District” Activity Response- Likes
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Figure II.19: “Downtown District” Activity Response- Potential
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APPLYING THE KEY COMMUNITY ENGAGEMENT FINDINGS
As stated previously, the development of this Plan truly began with the Community
Engagement activities outlined above; input from the City’s residents was vital in ensuring
that this Plan reflected the
ideas, needs, and visions of
all of the Owasso community.
This section synthesizes the
key input received from
respondents for each of the
Plan’s Elements. The Plan
Elements seen in Chapter IV
were developed, in part, as a
Continue to push for
Continue to update and
response to the overall findings
more mixed-use,
expand the City’s park
walkable development
from
the
Community
facilities, specifically the
within all sectors of the
Engagement activities.
trails system
City

Land Use

Consider the creation of a
recreational “hub” for
residents, such as
preforming arts center or a
community center with a
pool

Concentrate commercial
development along major
corridors in town, like
within the US-169 Overlay
District

Expand the current
programming offered to
residents, specifically in
terms of programming at
the Community Center and
other Parks facilities

Continue to employ sound
planning principles, in
order to adequately buffer
between different land
uses

Keep the relationship with
the City and the School
District strong, as a
majority of Owasso
residents feel their school
system is a point of pride
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Attract higher-wage
employment industries to
the City, specifically those in
the healthcare and
professional services sectors

Address the need to diversify
the city’s housing stock by
prioritizing the construction of
senior housing, affordable
housing, and smaller multifamily units like du- and triplexes
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Economic
Development

Work on developing the
City’s “image” with
promotional materials and
branding efforts

Continue to attract and
promote unique, mixed-use
developments that would
provide for a variety of
retail, dining, and
entertainment options

Quality of
Life

Work to balance the City’s
continued growth with its
historic “small-town” feel
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Downtown
Area
Continue to offer a wide array of
programming and events at the
Redbud Festival Park, and in the
greater Redbud District, in order
to continue to develop a distinct
identity for the District

Focus on expanding nonautomobile infrastructure,
such as bike lanes, sidewalks,
pedestrian connections, and
perhaps a transit route

Promote mixed-use
construction in the
downtown area, to include
denser, pedestrian-scale
development and housing

Improve the look of major
corridors within the Redbud
District

D
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Ensure that adequate
infrastructure is in place and
ready to serve new, largerscale developments
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Work to develop infrastructure
proactively, rather than
reactively, as the City continues
to grow and expand. This is
especially true in terms of the
City’s roadway capacity.

Work to make City facilities
and infrastructure more
accessible to all people, with
all levels of ability

Sense of
Community
Work to develop a culture
that is welcoming of all
people and viewpoints

Ensure that all information
distributed by the City is
accurate, fair, and accessible
to all residents

Explore ways to expand
Owasso’s stock of affordable
housing

Ensure that programming
and events happening in
Owasso are inclusive to
people from all backgrounds,
and represent the diversity
seen within the City itself

Public Safety

Work to ensure that
Owasso remains a safe, low
crime community into the
future

Page II-12

Chapter II, Plan Development

GrOwasso 2035 Land Use Master Plan

LAND USE PLAN COMMITTEES
The previous iteration of Owasso’s Land Use Plan, the GrOwasso 2030Plan, was prepared
with one large steering committee comprised with a mixture of citizens, City staff, and
members from the Planning Commission and City Council. With the 2035 Plan update, staff
took a different approach utilizing two smaller committees: an Internal Committee and an
External Committee. The Internal Committee consisted of key City staff from departments
that directly affect growth and development. The External Committee consisted of citizens,
business owners, City staff, and representation from the City Council and Planning
Commission.
The Internal Committee’s main responsibility was to drill down and analyze the key issue
facing the community and then develop a draft Plan map, draft goals and draft action
plan strategies. Many of the goals and action plan strategies were based on internal
knowledge of the community, infrastructure and capital needs, anticipated operational
needs, and input gathered from the community at large via the multi-pronged online
engagement strategy outlined in the previous section.
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As mentioned, the Plan is a blueprint and vision to guide future
growth and development of the community based on
upcoming Capital Improvement Projects (CIP), an inventory of
the community’s resources, analysis of trends, public
engagement, and visual reconnaissance.
With this
information, the Internal Committee developed a draft series
of goals and action plan strategies addressing the key issues.
The Internal Committee guided the development of the Plan
and transmitted information such as key issues, proposed goals
and action plans as well as the Plan map to the Extremal
Committee- who ensured the Plan accurately reflected the
broader community vision, policies, and goals.
STAKEHOLDER INTERVIEWS
Key to any plan development is learning what some of the major community landholders
intentions are for their property in the future. Considering this, interviews were conducted
with area stakeholders. Stakeholders were defined as individuals that hold significant
amounts of land in Owasso, have a prominent business presence in the community, or are
key leaders within the community. The key organizations or individuals that were
interviewed as part of the development of this Plan were:
•
•
•

Owasso Public Schools
Major land holders throughout the community
Owasso Chamber of Commerce
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VISUAL RECONNAISSANCE AND ADJOINING JURISDICTIONS’ PLANS
In an effort to get a better perspective of the context of certain areas of the community,
staff performed a windshield survey of the community, driving all of the arterial street
sections. This method allows one to gain a firsthand observation of specific areas of the
community and current surrounding development activity. Overall, physically observing the
landscape allows one to get a better perspective of the overall context of the area as
opposed to looking only at aerial photographs. From these windshield surveys, staff was
able to identify certain areas within the community that were developing in ways that the
previous iteration of this Plan did not anticipate. For example, the GrOwasso 2035 Land Use
Master Plan identifies some large tracts of land near Memorial Rd, between 106th St. N. and
116th St. N. for future residential development. The previous 2030 Plan identified much of this
area for future commercial or transitional development; however, since that Plan was
adopted, a number of new estate-size developments were platted with new homes being
built in this area. As such, staff anticipates that this section of the community will most likely
not be commercially developed in the next 20 years.

D
R

AF
T

Local plans and zoning patterns of adjoining
jurisdictions were also examined and taken into
account regarding the identification of the future
land uses. For example, just across 126th St. N. in the
northwestern portion of the Owasso planning area,
the City of Collinsville zoned much of this property
industrial as there are several new industrial
businesses in this location. For this reason, the
GrOwasso 2035 Land Use Master Plan shows a large
area of land for future industrial uses just across the
street from this emerging area of industrial uses in
Collinsville. Further, Owasso really does not have
much area left in which to place small industrial
users, so it made sense to show this area as Regional
Employment/Industrial on the Plan map. With the
new standards in the Zoning Code for landscaping,
buffering, and site design, adequate protection
from any nearby residential areas is ensured.
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Opportunities and Weaknesses
During the course of the Internal and External Committee meetings, the participants were
asked to identify what they felt are key opportunities and weaknesses of the community.
Additionally, the on-line public engagement surveys revealed additional opportunities and
weaknesses facing the community. Overall, it was felt that Owasso is positioned for
boundless growth opportunities well into the future; however, there are several challenges
the community will need to address along the way to ensure sustainability and to maintain
the attractiveness it has today. While a complete Strengths, Weaknesses, Opportunities,
and Threats (SWOT) analysis was not conducted as part of this Plan’s development, citizens,
stakeholders and committee members were asked to identify what they felt were
opportunities and weaknesses of the community. Once this information was collected,
common themes emerged which are identified below.

OPPORTUNITIES & STRENGTHS
The Port of Catoosa, Cherokee Industrial Park,
and Tulsa International Airport continue to
represent great opportunities for Owasso in
terms of providing space for large employer
areas.
These areas should be taken
advantage of with local and regional
recruiting efforts.

•

Owasso really doesn’t have a focal point,
destination feature, or clear identity. For the
most part, it remains a bedroom community to
Tulsa.

•

There is a lack of passive recreational
opportunities, especially in the area of
pedestrian trails. This could serve to make
Owasso less attractive when compared to other
peer communities.

•

Easier to develop land is disappearing with more
challenging parcels left. Many of the parcels
have various issues; the easier to develop, larger
tracts of land have already been developed.
Due to this, infill development and assembling
land into larger tracts from smaller tracts will
become increasingly necessary. This could also
increase development costs as it may create a
supply and demand issue. All of this will be
challenging in terms of political support, in that
infill projects will introduce change in established
developed areas.

•

Owasso does not have a diverse funding base
and relies solely on sales tax for operations;
therefore, it is harder to deliver quality services
and be more proactive with repairs and
maintenance. As the community grows, more
and more pressure will be placed on City
services unless the tax base keeps pace.
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•

WEAKNESSES & THREATS

The US-169 corridor has excellent visibility and
access, making it very attractive for
commercial and office development.

•

Owasso has great transportation access to
the region and the world with the nearby
highways, inland port (Port of Catoosa), and
major airport.

•

Owasso has a great highly valued school
system which should continue to be
maintained and supported.

•

Overall, Owasso is a safe community in which
to live and raise a family.

•

The health care industry has established a
solid foundation in Owasso which could help
grow other complementary businesses
paving the way for increased job growth.
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•
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•

There is a, supportive, friendly atmosphere in
Owasso which people seem to enjoy. This
should be maintained to the greatest extent
possible.

•

New
capital
infrastructure
upgrades,
particularly related to water and sewer
capacity, is capable of handling projected
growth.
Owasso is becoming a more full-service
community, decreasing the need to
commute to Tulsa on a frequent basis.

•

The local economy is strong and fairly resilient
against regional and state downturns.

•

Newer developments are attractive, unique,
and sustainable due to strong development
codes and thus are maintaining high
property values.

•

The community is bisected by three other water
districts, and most of the future growth will be
outside of Owasso’s water district; this will affect
revenues. Additionally, the rural water districts
often have more stringent development
requirements, which can impact development
by making projects more expensive.

•

The sewer payback system fees placed on
developers can have the effect of thwarting
development, especially with non-franchised
businesses, as it can make projects prohibitively
expensive.
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•
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Core Issues
Most long-range, comprehensive land use plans begin with an identification of the core
issues and needs of a community along with a discussion of the opportunities and
constraints. As identified in Chapter II, the GrOwasso 2035 Land Use Master Plan represents
a thorough public involvement process that spanned several months. During this process,
along with meetings from both the Internal and External Committees, core issues and needs
of the community emerged and this chapter summarizes those findings. Together they form
the framework of the recommendations found throughout this document.
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As mentioned, City staff conducted a series of on-line surveys between May 2021 and
September 2021, in which over 480 responses were collected. The information collected
from these survey responses was also used to assist the Committees with the identification of
key issues and the development of goals and action plan strategies. The surveys asked a
broad range of questions covering such topics as park development, the adequacy of the
roads and other transportation systems, land use and direction of growth, and areas that
needed specific attention. A number of pin drop maps were also employed that allowed
citizens to place a pin at any location in the city and surrounding areas, and make a
comment regarding that area specifically. A sample of survey responses is provided in
Appendix A.
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While the on-line citizens surveys were being conducted, the Internal and External
Committees, as well as key City staff members, were given an assignment in which they
were asked to identify what they believed were the largest key issues facing the
community. The activity also asked participants to identify what they perceived to be
opportunities and weaknesses they have observed in the community. This information was
compiled and consolidated into descriptive statements, which are summarized in this
chapter.

COMMUNITY FACILITIES, INFRASTRUCTURE, AND TRANSPORTATION
In most growing communities, keeping up with roads- from
both a maintenance and congestion standpoint- is
typically cited as a major issue. Owasso is no different in
this respect; the information collected from staff, the
Committees, and citizens reveals that roadways remain a
significant issue in Owasso. It was also recognized that
Owasso will continue to play “catch up” or be reactive to
needs rather than proactive with respect to transportation
infrastructure unless an alternate source of funds is
identified. Many roads have been identified for widening
sometime in the near future, but the current revenue
streams only allow so many roads to be addressed at any
given time. In other words, the list of needs greatly
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outweighs the ability to fund projects in a timely manner. All of the groups or individuals
engaged in this Plan update also agreed that as the community continues to grow and
expand, more stress will be placed on infrastructure- particularly the roads.
Along with roads, keeping up with other infrastructure, and community facilities were
identified as significant issues. Like roads, balancing other infrastructure, such as water and
sewer facilities, with growth is critically important to ensure that residents and future
development are adequately served. The wastewater collection system is particularly
important to growth and in Owasso, this is especially true. The wastewater system essentially
determines density, as an increase in capacity for wastewater treatment means more
dwelling units are able to be constructed. This increase in residential development in turn
expands the market for more commercial development. In 2021, construction began on
the expansion of the current wastewater treatment plant; this expansion will open up more
land for development and ensure adequate capacity for many years.
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The issue identification process also revealed that maintaining a quality education system
and avoiding overcrowding in schools, which has plagued so many growing communities, is
an issue about the forefront of many community members’ minds. Many of the school
related issues seen in the City are linked to the way the State funds public schools. For the
most part, the City has little control of the way schools are funded or addressing
overcrowding issues, as the School District does most of their own long-range planning.
However, the Owasso School District was a participant on the External Committee and their
concerns and issues have been integrated within this document. In order to ensure that
school-related infrastructure continue to grow and improve at a rate comparable to the
City’s growth, the strong relationship currently seen between City staff and School District
personnel must be maintained.
Core Issues: Community Facilities, Infrastructure, and Transportation
 It is important that easy and
convenient access to Tulsa be
maintained
(e.g.
Highway
169
widening to 126th St. N. and improved
access to US-75).
 The School District will need additional
land for another elementary school
and potentially a bus barn facility. The
school is investigating all available
options.
 Keeping up with Infrastructure needs and how to fund them.
particularly important in the Redbud District.

This is

 Disinvestment in aging neighborhoods could increase crime, depress
property values, and tax City resources.
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 Cost of infrastructure to private developers (extensions, easements, etc.),
especially for smaller, in-fill projects.
 Increased growth is increasing traffic congestion.
 The train parked on the railroad tracks on 76th St. N. frequently causes delays
and traffic issues, which create concerns for emergency vehicles accessing
points to the west.
 Maintaining a level of service that is sustainable in relation growth, even with
limited revenue streams.
 The community has historically been extremely auto-focused in its
infrastructure investments. As such, it is difficult to get around by foot or bike in
the community.
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 Ensuring that residential roads are maintained and repaired properly is
essential so as to not let them get in such disrepair which may become
enormously expensive to rebuild.

LAND USE AND DEVELOPMENT

D
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One of the main concerns
echoed by citizens and the
Committees regarding land use
was to continue protecting lower
intensity
single
family
neighborhoods
from
higher
intensity uses.
This type of
concern is usually the case in
most suburban communities and,
Owasso is no different in this
regard. This Plan attempts to
address this concern by focusing
more intense commercial and
regional employment uses along
more heavily-trafficked corridors- such as US-169 and the emerging corridor along 116th St.
N. west of US-169. In general, more intense commercial development, industrial, and
regional employment uses should be concentrated in areas where the transportation
infrastructure can handle the traffic volume in a safe and efficient manner. Lower intensity
commercial and transitional uses are better suited in areas away from high traffic volume
corridors.
Continuing to expand the development in the Redbud District (downtown core) with both
new commercial, lighter intensity uses, and redevelopment was also cited as an important
plan element as this location has an established, vibrant commercial corridor.
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There was overwhelming consensus that new development, particularly commercial, be
well planned and that access is controlled to reduce congestion and traffic conflict points.
For future industrial and regional employment developments, there were discussions
regarding the shortage of land for companies who might need a large footprint building.
Further, the majority of stakeholders insisted that adequate
land area should be provided for new, high skilled
employment-generating businesses. For this reason, the Plan
opens up some new areas for these types of uses. One area
is located along 126th St N between Memorial Road and
Garnett Road, to complement the emerging industrial
developments occurring across the road in the Collinsville
fenceline. The other area was on the east side of US-169,
between 116th St. N and 126th St N, which contains quite a
few larger tracts of land. This new classification was a
change from what was depicted on the previous Plan,
which called out much of this area for Commercial and
Transitional uses only.

D
R

AF
T

Another comment received multiple times throughout the community engagement phase
of this update project was the need to ensure that there was adequate open space in the
community. This is closely tied with the community’s desire for a broad range of recreational
opportunities, especially with regards to bikeways and trails. Others emphasized that
Owasso lacks an identity, nightlife, and entertainment opportunities which could serve to
attract more young professionals, as well as new employers. Pedestrian friendly streets and
developments were other features that individuals believed should also be continued and
expanded upon. In 2015, the City Council adopted The Complete Streets Policy under
Resolution 2015-03, which promoted the construction of these complete streets. In passing
this Resolution, the Owasso City Council accomplished one of the goals of the 2035 Plan.
As of early 2021, the City has completed two Complete Streets projects, with two more
under construction.

Core Issues: Land Use and Development
 Land is becoming increasingly scare and the parcels left are more difficult to
develop.
 New larger commercial developments should have a well-conceived plan as
to how traffic is managed.
 Poorly placed high intensity land uses, such as commercial, can have a
detrimental impact on single family neighborhoods.
 Lack of quality recreational areas, particularly for adults.
 Community aesthetics and appearance in certain areas of the community,
particularly in the gateways into the community from US-169 and 76th St. N.
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 Lack of nightlife and entertainment venues means many community
members have to travel to surrounding municipalities for fun. This, in turn,
means that quite a lot of entertainment dollars are not kept within Owasso.
 Having adequate land for large footprint regional employment and industrial
facilities could prove difficult, as infill development becomes more common.

QUALITY OF LIFE AND PARKS AND RECREATION
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Lack of entertainment, cultural
venues, bicycle and pedestrian trails,
and the maintenance of existing
parks appeared to the biggest issues
citizens mentioned within the Quality
of Life on-line survey. For the most
part, citizens felt as though there
were an adequate number of parks
in Owasso, but that some of the parks
needed upgrading and better
maintenance as they are becoming
antiquated and showing signs of
deterioration.
Some citizens said
Owasso parks were “boring” or
“uninteresting” with a lack of adult-related elements, such a tennis and pickleball
courts. There was overwhelming support for pedestrian trails in the community, which
has been reflected in other past surveys. With the exception of a few small trails
inside existing parks, Owasso lacks an extensive network of pedestrian trails found in
some other nearby communities. The City also does not currently have any trails that
connect to the regional trail network that serves the greater-Tulsa area.

It should be noted that since the 2030 GrOwasso Plan was adopted in 2014, the
community made several park upgrades due to an influx of monies from the Excess
Vision 2020 funds. This extra money was part of the original Tulsa County Vision 2020
referendum package that was unspent until the Bank of Oklahoma Arena was
completed. Once it was completed, the extra funds were dispersed to the
communities in Tulsa County. Owasso used its funds for the following quality of life
improvements:
•
•
•
•
•

Development of Redbud Park in the Redbud District
Refurbishment of Elm Creek Park with new shelters,
playground equipment and the perimeter trail
Upgrades to the existing splash pad in Rayola Park
Upgrade and installation of sports fields in the Owasso Sports
Park
Major rehabilitation of Funtastic Island, which includes a new splash pad
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Core Issues: Quality of Life and Parks and Recreation
 Lack of pedestrian trails, connectivity to parks and gaps in the sidewalk
system leave some residents isolated.
 Parks and recreational spaces are not keeping pace with population growth
and diversity. Increased diversity among the population will drive diversity in
recreational needs.
 Lack of adult-oriented quality recreational areas
 Lack of variety in terms of amenities within the parks
 Deficient in varied entertainment options and destination features to attract
people and families and keep young families and professionals living in
Owasso.

ECONOMIC DEVELOPMENT

AF
T

 There is a lack of funding for quality-of-life elements; selling a conservative
client base on the need to be more proactive concerning city
enhancements as they relate to recruiting of both businesses and citizens is a
challenge.
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Ask the average citizen to describe economic development and you will likely get a
variety of answers. Some think it means more variety in retail shopping areas or
restaurants, some may say higher education, and others may say more jobs and
entrepreneurism. The truth is that all of these elements are interrelated and are
highly dependent on the other issues mentioned in
other topic areas covered in this chapter. The general
consensus from the interactive meetings with
committees, stakeholders, and citizens was that there
were not enough professional sector higher paying
jobs in the community. Other issues centered on
ensuring that the community maintains itself as a good
place for starting and growing a business. A few
comments also mentioned that the community needs
to become less dependent upon Tulsa for higher
paying jobs. The topic of continuing to improve the
Redbud District (original downtown area) and making
it more of a destination place also was mentioned as
an issue.
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Core issues: Economic Development
Specific issues related to Economic Development and the strategies to address them
are found within the Economic Development Strategic Plan. This Plan shall be utilized
as a reference for City Goals and Action Plans within this issue category.

PUBLIC SAFETY
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For the most part, citizens indicated that Owasso
was still a safe community in which to live and
they were satisfied with the police and fire
departments. However, there were some
concerns expressed regarding increases in crime
as the community continues to grow. Some of
the comments made during the community
engagement process related to youth crimes;
many residents expressed a need to ensure the
youth of Owasso had things to do to keep them
from vandalism and other petty offenses. There
were a number comments regarding keeping
the schools safe, particularly the high school.
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Many of the comments received related to safety concerns associated with traffic
and congestion, and how it was causing roads to become increasingly unsafe for
both motorized vehicular travel, bicyclists, and pedestrians. Ensuring that older areas
of town do not fall into complete disrepair and, therefore, become a magnet for
criminal activity was discussed. Many of the issues expressed below merge into other
categories, such as infrastructure comments relating to unsafe congested roads.
Core issues: Public Safety

 Speeding traffic in neighborhoods.
 Deteriorating neighborhoods could cause increases in crime absent
proactive measures.
 Traffic congestion on streets is making them increasingly unsafe.
 Safety for pedestrian and bicycle safety along roadways
 Ensure adequate staffing levels in the Police and Fire Department relative to
population growth inside the City and Fenceline.
 Making sure that communications infrastructure is adequate and up to date.
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Growth Assumptions
Owasso’s gently rolling terrain rising from Bird Creek,
along with excellent transportation access to the region,
provides an attractive development setting for
continued growth. A strong history of public investment
in schools, community, transportation, and utility
infrastructure provides the framework necessary to
support the continued growth of Owasso well into the
future. However, considering these positive attributes,
growth will be more concentrated in certain areas than it
was in the past due to a shrinking land stock, floodplain
constraints, and extension of the wastewater collection
system into key corridors.
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Long range plans are largely based on making future
growth assumptions in the community.
These
assumptions can range from the geographic direction
growth will take, what external factors- such as national
or regional economic trends- might affect growth, or
what the population will be at some point in the future. Assumptions are just what the word
implies; they are based on the best speculation of future conditions given current facts and
trends. This is one reason long-range planning documents are reviewed and updated
periodically, usually every 5 years. The GrOwasso 2030 Land Use Master Plan included
analysis and discussions related to this topic. Throughout the update process, both Internal
and External Steering Committees were asked to make assumptions about future growth
and the following conclusions were drawn.
 The community will see more tempered annual growth closer to 3%, as opposed to
the 5-6% growth that was seen between 2001 and 2006. This will be mainly due to
slower business expansion and job growth, tighter lending requirements, and fewer
large, unencumbered tracts of land.
 Owasso grew at a phenomenal rate over the past twenty years, with the number of
single-family building permits reaching their peak in 2005-06. However, the number of
permits and associated growth rate tapered off beginning in 2009, which is when the
effects of the national recession really began to be felt in Owasso.
 The majority of new growth will occur in the northern portions of the community,
mostly north of 96th St. N. Another major area for future growth will be in the Stone
Canyon development. Some growth may also occur in the western portions of the
community, but will be highly dependent upon the availability of sanitary sewer
service.
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 Housing demand will continue as
people desire to locate in the
Owasso School District. The cost of
land will dictate density and housing
type, but “middle housing,”
such as smaller apartment
complexes, multiplexes, and small
patio style homes will likely increase
due to land prices and
demographic trends.
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Using the City’s Geographic Information System, infrastructure information from the Public
Works Department, and future programmed capital projects an Analysis Map was
prepared indicating probable growth areas in the community. This map, depicted in
Appendix C, was presented to the External Committee for review. The map broke the
growth down into the following timeframes: 1-5 years, 5-10 years, and greater than 10 years.
Overall, the group agreed with the map projections and made some additional suggestions
which were used to update the map. The map accounted for inputs such as available
sewer, transportation capacity, available unencumbered land, and discussions with some
key landholders.
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Population Projections
Annual Average Growth Rate Method
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In developing long-range plans, it is important to understand a community’s historic
population growth. Over the past 20 years, Owasso has grown from a population in 2000 of
18,500 to an estimated population of 38,240 in 2020. Using building permit data, annual
average growth rates can be calculated to determine future population at a given point in
time. During the period from 2000 to 2020, the Owasso population grew at an average
annual rate of 3.5%. However, since 2010 that number slowed to 2.34%. Figure III.1 reflects
this growth rate and the leveling off of population growth over the course of this period. This
slowdown in the growth rate is mostly attributed to a reduction in available larger, easier to
develop tracts of land. This information was discussed with both Committees; most
participants agreed that the future growth will stabilize at around 2-3% and this figure should
be used to calculate future population projections. Therefore, using an assumed 2.5%
growth rate, the City of Owasso could have a population of 53,607 by the year 2035 (Figure
III.2). This is a fairly simplistic way to forecast a future population, and does not account for
potential recessions that may cause a significant slowdown in growth, a major employer
leaving the area, or significant increases in the cost of development. Estimates of
population 15 years into the future should be refreshed like the land use plan at frequent
intervals to account for such variables.
Figure III.1

Population Growth 2010 - 2020

D
R

Estimated Population

60,000
50,000
40,000
30,000
20,000
10,000

0

2010

2011

2012

2013

2014

2015

2016

2017

2018

2019

Year

2020

City Limit

Fenceline
Source: US Census American Community Survey and building permit data
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Figure III.2

Land Use Plan Method

Another method that was used to project out future population growth involved the
examination of land use in Owasso. Staff worked to inventory vacant tracts of land and
land that has the potential to redevelop. Proximity to sewer was also used as a factor to
determine likely density of future development at a given location. Overall, this process
involves identifying and examining the fenceline area for vacant tracts of land that are
denoted on the Plan for residential uses (single family and attached housing). Once the
total acreage is determined, an estimate of a total built out population can be made by
first subtracting 20% of the land area for roads, stormwater detention areas, and other
utilities. Next, one multiplies the balance of the acreage by an average density and persons
per household (PP/HH) statistic. Based on historic trends, the average density for residential
single-family development, including developments in Tulsa and Roger’s County, is about
3.1 dwelling units per acre. For estimating attached housing, like apartments and duplexes,
the same technique is used but the PP/HH number is lower because fewer people typically
reside in apartments. The PP/HH number was revised slightly downward from the 2010
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census figures, because historic trends indicate fewer people in each household and a
growing older population. Appendix C provides the maps that were used to help make
prediction about future growth and population.
Since it is difficult to predict exactly where the future City Limit lines will be in 2035, this
estimate was prepared for the entire fenceline which includes the current City Limits as well
as land situated in Tulsa and Rogers Counties. Table III.1 accounts for the assumptions
described above, and as such yields a total potential built out population for the entire
Owasso fenceline of 116,506 persons. It is important to consider that this figure may occur
beyond 2035, which is the planning horizon year of this document.
Table III.1
Potential Built Out Population, Fenceline

3578

2862.4

1.3

3,721

2.7

10,047

3184.8

3.3

10,510

2.8

29,428

15

8,172

2.38

19,449

3981
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Residential SingleFamily with Sewer
Attached Housing
Developments
Including MixedUse

Average
Density
(Dwelling
Units Per
Acre)

681

Total
Estimated
Housing
Units
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Land Use Category
Residential SingleFamily Without
Sewer

Approx.
Undeveloped
Acreage Less
Floodplain

Balance of
acreage
less 20% for
roads,
utilities, and
detention

544.8

Persons
Per
Household
(PP/HH)

Estimated
Population

New Population

58,924

Estimated 2020 Fenceline Population

57,582

Estimate of Ultimate Built Out Population

116,506

Source: City GIS, US Census, Owasso Building Permit data
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Plan Element- Sense of
Community
Plan Element – Economic
Development
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Summary
The GrOwasso 2035 Land Use Master Plan (Plan) consolidates key land use issues relative to
the City’s population growth, emerging trends, public input, economy, community facilities,
and infrastructure availability into a single, comprehensive plan for guiding future growth
and development within the City and surrounding areas (see Chapter V). The 2035 Plan
builds upon goals that were part of the previous Land Use Plan, 2011 Quality of Life Initiative,
Go Green Initiative, Wastewater System Master Plan, Capital Improvements Plan,
Transportation Master Plan and adjoining jurisdiction’s plans.
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One of the most important and time-consuming phases of the land use planning process is
the development of detailed Goals and Action Plans to guide future development, land
use regulations, and city policies. The Goals for this Plan were developed with guidance
from both the Internal and External Committees, as well as input received from the citizens
surveys. These Goals are an integral part of the Plan, as they are essentially a statement of a
desired end product within each topic area. The Goals identified as part of this Plan in
some cases mirror, or are refined versions of, those identified from the previous Plan (2030
Plan) In other cases, the Goals outlined below are new goals, reflecting current needs of
Owasso.
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In addition to Goals, the Plan also describes various Action Plans- or strategies- defining how
to achieve the stated Goals. These Action Plans are important because they lay the
foundation for policy and regulatory changes that should be considered in the future.
Goals are a general expression of an ideal future result or condition, while the Action Plans
are detailed and descriptive roadmaps to achieve the Plan Goals. Action Plans may be
long-term or short-term in scope, and represent tasks to be accomplished towards
achieving the stated Goal. Once Goals and Action Plans are established, strategies are
developed to facilitate their implementation. All of the Goals and Action Plan strategies
from the previous Plan were evaluated as to their relevance and as to whether the needed
to be removed, modified, or remain.
As mentioned, the Action Plans reflect the specific actions necessary to achieve the Goals
of this Plan. Achievement of the Goals and implementation of the Action Plans may require
revisions to existing plans and programs, as well as modifications to ordinances and
regulations- such as the Owasso Zoning Code, Engineering Design Criteria, Subdivision
Regulations, and other related land development regulations. The Goals and Action Plans
for each core topic area studied as part of the Plan are presented hereafter.

Plan Element: Land Use
The most influential and all-inclusive element of this Plan is that of land use. Land use, which
is essentially the type of activity that occurs on a particular parcel of land, has the ability to
influence a number of different factors that relate to a city’s growth and future
development. The responses from the citizen surveys conducted as part of this Plan update
indicate that most citizens believe the Plan should stipulate preferred intensity patterns for
given areas within the community. In other words, one of the main objectives of this Plan is
to prescribe what sort of uses would be appropriate at a given location within the
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community. In doing so, this Plan will form the basis of providing guidance for
developmental decisions by the City’s appointed and elected officials, including decisions
concerning capital expenditures on elements such as roads, fire stations, parks, etc.
A sound land use plan complements or responds to available or planned infrastructure. For
example, it makes little sense to show commercial or office uses, which can generate high
traffic counts, in areas where it will be difficult to adequately serve the property with
infrastructure.
In other words, land use must complement available and planned
infrastructure; conversely, infrastructure should guide land use planning. As part of
developing this Plan, staff from the Public Works Department was consulted as to future
planned infrastructure expansions and capabilities. This information is very important in
determining the intensity and density of future development, as well as the location of
preferred uses. The GrOwasso 2035 Land Use Master Plan takes into account this information
when defining the future land use pattern throughout the entire fenceline.
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For the most part, the Plan attempts to utilize a
transitional process, whereby higher intensity uses
are concentrated near the corners of intersections
or adjacent to high-traffic volume streets or
highways. Lesser intense uses further away are
generally concentrated farther away from these
high-traffic nodes. Please refer to the image to the
left for a representation of this stair-stepped
approach to land use and development patterns.
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There are a few exceptions to the transitional land
use pattern shown on within this Plan. In these
areas, it is not unusual to find commercial uses
adjacent to residential uses. The difference in these
areas is that the commercial uses will be far less intense in nature, as the smaller lot sizes
dictate the intensity of the use. One is the downtown area (Redbud District). The other area
falls within Stone Canyon, a development in far southeastern Owasso; both of these areas
are identified for Mixed Use. The Redbud District was created for pedestrian scale
developments, based on a block pattern. It is not uncommon to see the mixing of different
uses in the Redbud District, often times within the same structure.
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Plan Element - Quality of Life
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Overall, citizens indicated, through various
surveys and in-person activities, that Owasso
has a good quality of life but is lacking in
some areas related to recreational and
cultural facilities. Owasso citizens continue
to indicate through these surveys and other
planning efforts that a high quality of life is
one of the most important considerations in
the future planning for Owasso. In addition
to the traditional factors that draw people to
communities- such as jobs, schools, public
safety, and roads- quality of life is increasingly
important.
National studies and surveys
reinforce this notion, as highly skilled employees seek areas that have a high quality of life
related to parks, recreation, and cultural venues. Money magazine’s Best Places to Live
annual report often cites quality of life as a leading factor in communities receiving high
scores. Companies are becoming increasingly aware of this and factor in a community’s
quality of life into relocation or expansion decisions. An article form the May 30, 2014 issue of
Area Development Online reinforced this fact when it contained an article discussing the
increasing importance of corporate relocation as it relates to high quality of life
communities. The overall concept is that people relocate and settle in places that are
appealing on various levels, providing a balance of economic stability, recreational
opportunities, healthy surroundings, cultural experiences, and a stable educational
foundation.
Quality of life factors are intertwined with many planning
elements covered in this Plan. For example, communities with
exceptional educational opportunities generally have lower
crime risks and a higher sense of well-being. This can attract
cultural diversity, instill pride in the community, and in turn,
stimulate economic growth. Striving for high quality of life
standards promotes a balanced, prosperous community.
Further, it helps with placemaking 4 , as people tend to feel more
“at home,” so to speak, in communities where all of their needs
are being met Quality of life permeates all areas of the
community, as it measures the ease of mobility for people,
where they live, access to parks and recreation, the quality of
their schools, and the safety of their neighborhoods, among
other metrics. Therefore, quality of life is a term that measures
and accounts for anything that affects an individual’s ability to lead a balanced, healthy,
prosperous life.

4

Placemaking is defined as the process of creating quality places that people want to live, work, play, and learn in.
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Having a high quality of life is often
about providing options for people, so that the
community meets the needs of a broad range
of individuals. For example, communities
completely planned around and catering to
the movement of the automobile might be
very unappealing to individuals committed to
walking, biking, or using transit for commuting.
Considering this, balancing a highly functional
road system with multi-modal options makes
for a high quality of life standard for
transportation, and should be a factor when
planning for transportation projects. Recently,
the City committed to this effort by adopting a
complete streets policy. As a result, all new
road projects, where possible, now are
constructed for not only motorized vehicles,
but also for bicycle and pedestrian modes of
transportation. This Plan builds upon the
important relationship between Quality of Life
and the planning elements covered in this
document because they are significant in
establishing the type of community the citizens
and leaders’ desire.
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Quality of Life Initiative
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The Quality of Life Initiative was adopted by the City Council as a policy document in 2011.
The document contained numerous goals and strategies for many different elements
related to aesthetics, parks, recreation and infrastructure. Many of those same goals and
action plans were mentioned throughout the development of this Plan. Therefore, rather
than re-list all of the same goals, the GrOwasso 2035 Land Use Master Plan incorporates all
of the goals and action plan strategies identified in the Quality of Life Initiative by reference.
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Plan Element - Infrastructure
Infrastructure is the backbone for any community,
and its quality and availability determine how
and to what extent a community grows. Water,
sewer, storm water, and safe high quality
transportation systems are required for nearly
every development. Without these elements,
quality development does not occur. Owasso
has recently made significant progress in the
areas of wastewater and water system
improvements. Becoming part of the Urbanized
Area within the metropolitan Tulsa Area allowed
access to more Federal funding for road projects.
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As with land use planning, infrastructure or capital planning should respond to targeted
growth areas as well. For example, if the community desires to attract a regional
headquarters for a major company, it must have adequate infrastructure to serve such a
business. Infrastructure, particularly transportation, can also be used to make an area
attractive for desired uses. Many communities around the country build roads and
infrastructure before development arrives, thus essentially creating pad ready sites. But a
community must have a reliable and diverse funding mechanism in order to make this
happen.

D
R

In the past, infrastructure typically focused on roads, water, and wastewater systems.
However, pedestrian and multi-modal transportation systems (pedestrian, bicycle, transit)
are becoming more integrated with transportation projects. Multi-modal transportation
systems are now considered as an infrastructure component in the same way as the other
traditional elements, such as roadways.
Recent surveys indicate that citizens
continue to respond overwhelmingly in
support of better bicycle and pedestrian
transportation facilities. For many years,
Owasso was lacking with regards to
these facilities, but has recently made
some end roads with the passage of the
Complete Streets Policy. Still, multi-modal
transportation elements are an element
that still needs attention, and many of
the Goals in this section respond to this
fact.
As the community continues to grow, there will be added pressure placed on existing and
needed infrastructure systems. One of the questions that will have to be asked, is can the
community meet the needs of its citizens and deliver services in an efficient manner, given
the present funding mechanisms and current and future sales tax revenue stream? While
the Plan does not attempt to craft a funding plan, it is an underlying concern with many of
the Goal statements, and is identified in some of the Action Plans.
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Plan Element – Redbud District (Original Town Area)
The public engagement exercises employed during this update process
continued to show that citizens want a downtown area in Owasso that is
vibrant, active and attractive. The previous 2030 Plan identified several
Action Plans to address the downtown area. Among these was a
branding campaign, in which the name Redbud District was chosen to
identify the area. Subsequent to this effort was the adoption of new
Zoning Code, which included regulations for a new downtown overlay
district, which was subject to unique design and development standards.
Since the adoption of the previous Plan, the City also undertook the
creation of a Tax Increment Financing District (TIF) within the downtown area.
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A prosperous and healthy downtown is key to the success of many communities. Ignoring
public investment in older downtown areas often leads to higher crime, private
disinvestment, and lower property values. The experience of numerous downtowns and
central city locations around the country has shown that a few well-targeted catalyst
projects, public-private development projects, and infrastructure investments can generate
additional redevelopment activity. Over time, initial investments are repaid with an overall
increase in property values, economic activity, and associated tax revenues. Having a
vibrant downtown core with a mix of diverse
businesses, housing options, restaurants, and
services is very important in attracting and
retaining a skilled workforce that is crucial to
economic growth. Busy professionals enjoy
having a mix of services and retail opportunities
close to their place of work and home, for both
convenience and as a lifestyle amenity.
Additionally, a lively downtown can greatly
contribute to a city’s placemaking efforts.
A vibrant downtown serves to promote higher
residential property values, as homes closer to
high-quality commercial corridors command
higher prices than those near low-quality
corridors. “High-quality” corridors are generally
described as areas with low vacancies and have
a walkable, pedestrian-scale environment;
whereas low-quality commercial corridors are
generally more automobile oriented, with wide
cross-section streets that contain few, if any,
pedestrian or bicycle access amenities. These low-quality corridors also tend to experience
higher vacancies. Moreover, land use studies show that investments in neighborhood
greening, such as streetscaping, tree planting, pocket parks, and median plantings,
resulted in sizeable gains in comparable home values. Homes located in special districts,
aimed at achieving these elements were found to be worth more than homes not within
these areas.
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One specific point related to the
Redbud District that was discussed at length by
both the Internal and External Committees was
the need to invest in more infrastructure
upgrades to reduce upfront costs of
prospective developers. This is particularly an
issue with smaller developers, who may not
have the financial resources of a large national
developer. This concern is reflected in some of
the Action Plans listed below.
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Plan Element - Public Safety
Crime was a topic that frequently arose during conversations
with both the Internal and External committees. Many
respondents to the online surveys also indicated that,
although they feel Owasso’s crime rate is currently quite low,
the potential for an increase in crime should be considered in
the Plan update. This tends to indicate that, for the most part,
Owasso citizens feel safe in the community. But, as growth
continues, crime rates should be monitored closely. While
citizens generally are satisfied with the level of service they are
receiving from emergency personnel, there are some
emerging issues that are of concern. These issues were
expressed by police and fire leadership.

D
R

AF
T

Feeling safe and secure within our homes, job locations, parks,
and other public spaces is a basic human desire and right.
Public safety is also one of the key determinants in the perception of the quality of life of a
community. As a community grows, the needs for safe social and physical environments,
where people are able to participate fully in their communities without fear of incident,
becomes an increasing challenge. Crime affects all members of a community. If crime
rates increase, a community’s overall sense of security and perception of safety generally
diminish. High levels of crime lower property values,
discourage
commercial
investment,
reduce
competition, erode employment opportunities,
shrink customer bases, and, ultimately, depress a
City’s economy. Therefore, perceived safety and
actual crime rates are crucial components in the
overall welfare of a community. None of these
results can be taken for granted, as it takes little
upward movement in crime trends, rates, or
response times to influence the public perception of
safety. Essentially, public safety is the responsibility
of all branches of government, and it will take a
multi-pronged approach to ensure the common
goals of preventing, reducing, and solving crime are met.
Fire protection is also a key component of public safety. Having a highly responsive Fire
Department with highly trained personnel is just another element that adds value to a
community. Having adequate coverage areas and response times are looked at closely
by prospective businesses, and help with commercial and residential insurance ratings. If
there are gaps in coverage areas that increase response times, it can hurt the overall
perception of having adequate emergency service coverage.
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Plan Element – Sense of Community
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As the City has grown over the past few
decades, so has the diversity in its community
members. Diversity, in this context, refers not
only to racial and ethnic differences, but
differences in gender, sexuality, income level,
ability, and educational attainment. Best
practices in the planning profession now
implore planners to think about inclusivity in
their community. While Owasso has traditionally
boasted a close-knit, small-town feel, the City is
not exempted from this need to address
inclusivity. In fact, a number of respondents to
the on-line surveys reported that they felt that
Owasso could improve its ability to be a
welcoming community. i. Because this need
has been identified by the community, this Plan
now includes this additional Plan Element, that
was absent from its past iterations.
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This new Plan Element is simply an extension
and elaboration of existing policy. The City of
Owasso has adopted a Vision statement that is
centered around removing obstacles standing
in the way of people celebrating their lives. This
statement is all-encompassing, and includes all
people within the Owasso community. In order
for the City to truly attain its Vision, there must
be policy adopted that outlines how the City
and its staff will ensure that they can help to
remove obstacles from every resident’s life,
regardless of their background. The following
Goals and Action Plans address the steps
Owasso must take in order to become a fair,
equitable, and welcoming community for
people from all walks of life.
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Plan Element - Economic Development
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Specific issues related to Economic Development and the strategies to address them are
found within the Economic Development Strategic Plan. This Plan shall be utilized as a
reference for City Goals and Action Plans within this category.

Page III-20

Chapter V
Future Land Use Plan
Land Use Categories
Special Districts
Park and Ride or Transit Stops
Bicycle and Pedestrian
Component

D
R

AF
T

Land Use Master Plan
Land Use Evaluation Matrix

Chapter V, Future Land Use Plan

GrOwasso 2035 Land Use Master Plan

Summary
The Goals and Action Plan strategies of the GrOwasso 2035 Land Use Master Plan (Plan)
have been outlined in Chapter IV. This chapter, however, summarizes the future land use
categories recommended for the City of Owasso. This chapter also prescribes the
corresponding zoning categories that are used to implement the Plan. Additional
information is provided for special situations that may arise where the strict application of
this Plan cannot be maintained. Each of the recommended land use locations accounts
for existing plans from Rogers and Tulsa County, development adjacent to the fenceline,
local development plans such as- approved plats, planned unit developments, existing
zoning, and new development trends. The recommended land uses were also examined
in concert with the current provisions of the Owasso Zoning Code to ensure that
appropriate zoning classifications match the suggested land use categories.
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During the development of this plan, the City utilized its Geographic Information System
(GIS) field observations and the location of land parcels that were for sale to analyze where
high growth areas would likely occur in the community. Specifically, the key factors that
were considered and analyzed were: available and planned sanitary sewer service,
transportation improvements, physical constraints, current trends, and land availability.
While there may be other unforeseen factors that may shift these areas, the data collected
as part of this Plan reveals the key high growth areas that are likely to occur in the next 10
years. At the time of the next Plan update, these areas will again be reviewed and
adjustments made.

Using the Plan

D
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The land use categories and accompanying map shall be used as a policy guide for future
development by the City Council, the Planning Commission, and developers doing
business within the City of Owasso. Additionally, adjoining jurisdictions can also utilize this
document as a reference tool when examining development proposals that would impact
Owasso in the near and long term.

The Plan is a policy document that lays out the blueprint of how the community should
grow over time, and where certain uses should be placed relative to their intensity. Other
factors such as underlying zoning patterns, adjoining communities land use plans, and
future capital improvements also played a role in determining where the land use
categories were placed. However, the Plan is a plan and is not inflexible or concrete. From
time to time, there will be certain uses that are proposed that will merit additional
evaluation and create the possibility for Plan amendments.
It is important to note that the uses depicted on this Plan represent the highest preferred
intensity for that location. Uses that are less intense are assumed to be of lower impact,
and therefore are permitted within that category. For example, a parcel of land that is
identified for future “Transitional” uses may be an appropriate site for a new single-family
neighborhood, as a single-family neighborhood is less intense of a use than the multi-family
or office development that is traditionally associated with “Transitional” uses. However,
there may be situations where it may not be appropriate to permit a lower intensity use. For
example, allowing single-family residential uses in an area designated for “Commercial” or
“Regional Employment/Industrial” uses may not be appropriate if said area abuts a major
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transportation corridor or is surrounded by more intense uses. Further, the City must be
careful on allowing industrial and commercial land uses to be removed from the Plan, as
this has an impact on City revenues and removes land from potential job-creating business.

D
R

AF
T

Overall, this Plan serves to assist the Planning Commission and City Council in making
decisions about development proposals. The information contained in this Plan should be
referenced in staff memos and reports that are brought before these governing bodies,
and assist in determining whether a proposed development conforms to the vision of the
Plan or not. It is important to understand that the Plan is not an existing land use map, nor
does it mean that certain uses that conflict with a proposed use category must cease to
exist. Current uses that are in conflict with the Plan recommendations may continue, as the
Plan is primarily consulted when there is proposed zoning change to the property in
question.
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Land Use Categories
1. Public/Institutional/Quasi Public
The Public/Institutional/Quasi Public
land
use
category
includes
government and quasi-governmental
facilities. Uses that may be found in
this category include: hospitals, public
buildings, schools, and/or utility
substations.
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Since it is difficult to predict with any
degree of certainty where public and
institutional uses might locate, as
many of them rely on land donations
or acquisition using public dollars, the
Plan does not specifically identify where future public uses might occur. Rather, the public
uses shown on the plan currently exist and are dedicated for a specific public purpose.
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This category does not include churches, as they are permitted in residential, duplex, and
multi-family zoning districts with a specific use permit and by right in the office and
commercial zoning districts. While the plan may not specifically call out areas for future
public uses, it may identify areas for
future public uses. Such is the case for Corresponding Zoning Classifications:
the proposed new Public Works facility
located near 116th St. N. and Mingo Public uses are permitted in all zoning districts.
Road. The Plan depicts this area as Some public uses require a Specific Use Permit
Public/Institutional/Quasi Public as it will depending upon the location.
be the future site of this new facility, as
well as a regional detention area.

Specific Plan Recommendation
Denote an area near the southeast corner of the
intersection of 116th St. N. and Mingo Road as
Public/Institutional/Quasi Public for the future Public
Works facility.

2. Parks/Recreational
Similar to the Public/Institutional/Quasi Public land use category, the Parks/Recreational
category generally identifies land area already being used for public parks. The plan does
not identify all of the private neighborhood parks, private golf course facilities, or other
private recreational uses. The one exception to this is the large pond and surrounding green
space around the Three Lakes Subdivision. This Park contains a regional detention facility
and public funds have been used in the past to clean the pond. In general, parks should be
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situated conveniently to allow access to all citizens in the community and be socially
equitable. Currently, Owasso has 11 parks including the Skate Park located near the
wastewater treatment plant, south of the intersection of 76th St. N. and Main Street. Another
Park of note is Veterans Park, which has no amenities and is located on the north side of 86th
St. North, between US-169 and 129th E. Ave. The Bailey Ranch Golf Club is identified on the
Plan as being within the Parks/Recreational category, along with the Greens at Owasso Golf
and Athletic Club.
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For the most part, Owasso citizens are
geographically well served by park facilities,
with
one
notable
exceptionthe
northeastern part of the City. In this area,
where there has been significant residential
growth, there is no public park facility.
However, several of the newer subdivisions
have
installed
neighborhood
parks
maintained
by
private
homeowners’
associations, which offers people in those
particular neighborhoods a place to
recreate and socialize. Public parks require local funding for operations and maintenance.
Currently, the City is not fiscally able to take on or acquire additional park land as park
budgets and personnel are typically stretched thin, even to just maintain the current park
land inventory. Additionally, suitable tracts of land are becoming more difficult to locate
and the cost of acquisition is also a concern. While this Plan may suggest locating property
for a park in the northeast quadrant of the City, the cost of that and the long-term
maintenance need to be carefully weighed against projected revenues.
The Plan also shows a portion of the existing
stone quarry located in the southern part of Corresponding Zoning Classifications:
the planning area as Parks/Recreational.
Parks are permitted in all zoning districts.
Interviews with the landowner and quarry
operator indicated that a portion of the
quarry was to be closed in 2016 and be allowed to fill with water for recreation purposes. As
of the time of the preparation of this Plan, the quarry amenity has yet to occur. However,
there is still a possibility of the quarry creating this proposed park in the near future. For this
reason, this area was designated for future Parks/Recreational uses.

Specific Plan Recommendation
Identify a suitable parcel of land in the northeastern portion
of the City for the construction of a neighborhood park of 3
to 25 acres in size (However, this recommendation should be
carefully weighed against projected revenues verses long
term maintenance costs).
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3. Residential
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The Residential category represents the
most
predominant
character
of
development in Owasso. This category
typically is comprised of single-family
neighborhoods of varying lot sizes and
densities, and represents the lowest
intensity of all the use categories. Dwelling
unit densities within the Residential
category generally range from 2 to 5
dwelling units per acre. However, in some
cases density may be as much as 12
dwelling
units
per
acre
within a
development zoned Residential Neighborhood Mixed (RNX). In other locations, particularly
the eastern and western portions of the fence line in Rogers County, density can be as little
as 1 or fewer units per acre. Planned Unit Developments may also be found in the
Residential land use category and may contain various intensities of residential housing. In
most cases, the Residential use category is buffered from higher intensity uses such as
Commercial with the Transitional use category.
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Sewer is the dependent variable in terms of the type of density a residential neighborhood
may have. Densities within future developments within the Residential category will depend
greatly on the availability of sanitary sewer service. Most of the higher density single-family
neighborhoods can be found west of 161st E. Ave. This is due to (lack of) availability of
sanitary sewer service to the east of 161st E. Ave.
A significant upgrade to the
Ranch Creek sanitary sewer line
just west of the SKO Railroad
tracks,
along
with
the
Medowcrest sanitary sewer line
just east of the South Sports
Park, will allow undeveloped
areas west of US-169 to
develop at more urban densities. Due to these improvements, it is reasonable to assume
that higher density residential development might occur in both sewer basins. Other areas
of the fenceline area may not develop to densities any greater than 1 or 2 dwelling units per
acre, because of the expense of bringing sewer to these locations. As a result of the many
variables involved, the Residential category was not broken apart into two different
categories- such as rural or urban.
Land availability is another key determinant associated with residential development. Large
tracts of land with few physical constraints typically develop first in most suburban
communities. As a community matures, land becomes more challenging to develop and
often has significant issues with large utility easements or other physical features (such as the
presence of flood plain). In other cases, land assembly is required for multiple parcels to
make a parcel large enough to be economically developed. This is where Owasso finds
itself in 2022; all of the easier to develop property suitable for residential development has
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been developed, and generally what remains are the more challenging parcels.
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In some instances, duplexes or townhomes may be appropriate in the Residential land use
category. Typically, this will be accomplished using the Planned Unit Development (PUD)
approach for development applications. As the City grows, it becomes more urbanized
and development becomes more complex. Therefore, more care needs to be taken when
allowing higher density and more intense uses in developed areas. Considering this, duplex
and townhome uses
may be appropriate Corresponding Zoning Classifications:
in some locations
within
the The following zoning districts are best suited for the Residential
Residential land use District:
• Agricultural (AG)
district under certain
• Residential Estate (RE)
conditions.
• Residential Single Family (RS-1, RS-2, RS-3)
• Residential Duplex (RD) or Residential Neighborhood Mixed
(RNX) – Allowed under the any of the following conditions:
1. Is part of an existing, similarly dense development.
2. Is functioning as a buffer between higher and lower
intensity uses, such as between single family residential
and commercial uses or an arterial roadway.
3. Is within or part of a larger PUD
4. Developed as a PUD, with appropriate safeguards to
buffer adjacent lower intensity developments.
• Planned Unit Developments (PUD), with any of the above
base zoning designations

4. Neighborhood Mixed-Use District

The Plan identifies two Neighborhood Mixed-Use Districts; one is part of the Stone Canyon
master planned community and the other falls
within the Redbud District (Original Town area).
The Stone Canyon area is shown as a
Neighborhood Mixed-Use District because it
complements the approved development plan.
Prior to when Stone Canyon was annexed into
the City in 2008, it was approved in Rogers
County as a Planned Unit Development. This
approved development plan showed a large
area as a proposed mixed-use development.
Therefore, the Plan correspondingly shows this
area with the Neighborhood Mixed-Use District.
The Redbud District, as described in Chapter III, is
the other area denoted as being appropriate for
the RNX zoning district. The very nature of these
Districts is to allow them to evolve over time into
an area made up of a mix of land uses, which
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affords people the opportunity to live, work, shop, and have immediate access to recreation
facilities in one general area.
The intent of the Neighborhood Mixed-Use District is to encourage a mixture of
complementary uses that will function as an integrated center, allowing for pedestrian
connections between developments and uses. Additionally, identifying an area as a
Neighborhood Mixed-Use District offers some degree of flexibility to the developer as to
where and how they place the uses within the area due to changing market conditions.

5. Transitional
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In the future, additional Neighborhood Mixed-Use Districts may be needed as the
community grows and becomes more complex. However, it is recommended that
designations of this district be accompanied by small area plans that are more prescriptive
in terms of uses and the physical
characteristics
of
the
Corresponding Zoning Classifications:
development. Small area plans
are more specific than Land Use
The following zoning districts are best suited for the
Plans, and identify appropriate
Neighborhood Mixed-Use District:
areas or parcels for housing,
live/work units, commercial, and
• Residential Single Family (RS-3)
employment centers and can
• Residential Duplex (RD)
provide guidance for decision
• Residential Neighborhood Mixed (RNX)
makers
when
reviewing
• Residential Multi-Family (RM)
development
proposals
• Commercial Shopping (CS)
located in these areas. Small
• Office (O)
area plans also provide another
• Planned Unit Developments (PUD), with any of
key component-the conceptual
the above base zoning designations
layout of an internal roadway
network.

The Transitional Land Use District
represents a transitional zone from
single family residential development
to
non-residential
development.
Typical uses found in the transitional
use zone include attached housing
(e.g. duplexes, apartments, senior
housing, townhomes) and office uses.
This district would not be suitable for
multiple story office buildings, if adjacent to single family neighborhoods. Office areas within
this district would include planned office complexes and single use office facilities.
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Transitional zones generally act as a buffer
between higher intensity uses, such as commercial,
and lower intensity uses, such as single family
residential. Hence the name Transitional District.
Additionally, there is normally a connection to an
arterial street from the Transitional District.
Transitional Districts can also be integrated with
planned unit developments as part of larger
neighborhood master plan.

Corresponding Zoning Classifications:
The following zoning districts are best suited for the
Transitional District:

6. Commercial

AF
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Office (O)
Residential Single Family (RS-3)
Residential Multi-Family (RM)
Residential Neighborhood Mixed (RNX)
Residential Duplex (RD)
Planned Unit Development (PUD), with any of
the above base zoning designations

D
R

•
•
•
•
•
•

The Commercial Land Use District
represents areas of retail trade and
services. Typically, these areas are
located around nodes of arterial
street intersections, or in some cases
at intersection of collectors and
arterials. Commercial Districts can
also be found in corridors that have
an established commercial use
pattern, such as the Smith Farm
area, or highly visible areas, such as
along US-169, SH-20, and 116th St. N
west of US-169. The Commercial District includes uses that range from neighborhood
convenience shopping areas, single free-standing buildings, big box retailers, restaurants,
automotive services centers, and other similar retail uses.
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Corresponding Zoning Classifications:
The following zoning districts are best suited for the Commercial District:
•
•
•
•

Commercial Shopping (CS)
Commercial General (CG)
Office (O)
Industrial Light (IL) is possible if:
1. No traffic passes through residential areas to access said sites.
2. Care is taken to provide attractive architecture with masonry facades of
brick, stone, stucco, split face block or equivalent materials.
3. Storage of outdoor materials is completely screened with an opaque wood
or masonry fence in the rear of the property.
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Access is a key factor in the location of Commercial Districts. A site with poor access or that
is difficult to get to is prone to fail; whereas a site with good and safe access will stand a
better chance of survival. In general, the development of long commercial strips around the
perimeters of square miles should be avoided, as this development pattern can present
problems with access control.
In all cases of commercial development, access
management should be carefully controlled with design treatments such as mutual or
shared access drives and cross connections easements or mutual access agreements.

7. Neighborhood Commercial

D
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The
neighborhood
commercial
category is a new category that was
not within the 2030 Plan, or earlier
plans.
These areas are most
appropriate
for
light
intensity
commercial uses. Uses in this area are
geared
towards
neighborhood
convenience goods and services, with
buildings in size of around 5000 square
feet.
Neighborhood
Commercial
Districts are best suited in lower intensity
regions that will have limited or no
access to sanitary sewer service.

Corresponding Zoning Classifications:
The following zoning districts are best suited
for the Neighborhood Commercial District:
•
•

Commercial Shopping (CS)
Office (O)
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8. Industrial/Regional Employment
The Industrial/Regional Employment Land Use District represents the highest intensity of land
use in Owasso. The Plan calls for industrial uses to be targeted around existing patterns of
industrial activity, including: locations near S. 5th St., along portions of US-169, and near the
existing quarry sites near 66th St. N. and 145th E. Ave. Most of Owasso’s current industrial
activity includes light industrial uses, such as warehousing/storage facilities and small
manufacturing shops. It is expected that this trend will continue, with perhaps an increase in
the prevalence of research and development facilities. Some higher intensity commercial
uses may be appropriate in the Industrial/Regional Employment Use district, depending on
the proposed design of the site.
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The City of Collinsville has zoned several parcels
industrial in an area north of 126th St. N. near the
northwestern portion of the Owasso fenceline.
There are already several existing industrial
businesses operating in this location.
For this
reason, the Plan shows a large area as
Industrial/Regional Employment just south of this
emerging industrial area in Collinsville. Additionally,
Owasso really does not have much land area left
in which to place small industrial users, so it makes
sense to show this area as Industrial/Regional
Employment. With the new standards employed within the Zoning Code for landscaping
and buffering, adequate protection for any nearby residential areas is enhanced.

Corresponding Zoning Classifications:

The following zoning districts are best suited for the Industrial/Regional Employment District:
•
•
•
•

•

Commercial Shopping (CS)
Commercial General (CG)
Industrial Light (IL)
Industrial Medium (IM) is possible if:
1. The site is within a PUD, if it is abutting an area designated for residential or
transitional uses or abutting an area zoned for residential uses or being used
for residential purposes. Said projects will also be evaluated as to the
number and type of jobs created and overall economic impacts.
Industrial Heavy (IH) is possible is:
1. The site is within a PUD, if it is abutting an area designated for residential or
transitional uses or abutting an area zoned for residential uses or being used
for residential purposes. Said projects will also be evaluated as to the
number and type of jobs created and overall economic impacts.
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9. Redbud District
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The Redbud District (also known as the
Downtown Development District) identified on
the Land Use Master Plan establishes and
represents an area targeted for mixed-use
developments, pedestrian scale commercial
uses, and higher density housing. The Redbud
District essentially identifies the commercial core
of the Original Town area of Owasso (Figure V1). Current land use within the Redbud District
varies with a mixture of single-family homes,
multi-family housing, industrial, office, and
commercial uses. The context of the area is
different than the rest of Owasso in terms of how it developed. Unlike the rest of the city, this
area represents a typical pre-WWII, pedestrian friendly, grid street development pattern. This
pattern provides a good canvas from which to initiate revitalization efforts and continue
building upon the recently-developed mixed-use facilities. In an effort to incentivize
redevelopment of this area, a Tax Increment Financing (TIF) District (Figure V-2) was
established
and
Corresponding Zoning Classifications:
approved
with
Resolution 2017-02 by
The following zoning districts are best suited for the Downtown
the City Council. This
Development District:
area, which overlays
and extends beyond
• Residential Duplex (RD)
the boundaries of the
• Residential Neighborhood Mixed (RNX)
Redbud District, offers
• Residential Multi-Family (RM)
tax incentive rebates
• Commercial Shopping (CS)
for
new
• Office (O)
development
and
• Planned Unit Developments (PUD), with any of the above
construction, as well
base zoning designations
as fund for façade
• Downtown Mixed (DM)
upgrades to existing
buildings.

Specific Plan Recommendation
•

Low intensity, pedestrian-oriented commercial and office uses, as well as attached
residential/residential above retail uses are encouraged.

•

High-intensity commercial uses such as auto sales lots, motor vehicle repair, or
truck wash facilities should be avoided.

•

Ensure that new developments promote the goals of the Downtown Overlay, as
outlined in the Owasso Zoning Code
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(76th St N)
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Figure V-1 Overlay/Redbud District
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Figure V-2 TIF District

The 2004 Downtown Development District Plan (Figure V-3), adopted under resolution 200110, established a land use plan for areas that covers most of the Redbud District shown on
the GrOwasso 2035 Land Use Master Plan. The 2004 Plan also described the area as best
suited for pedestrian-ordinated development, with the characteristics and appeal of a
small-town Main Street. The 2004 Plan also called for a focus on specialty retail stores,
restaurants, entertainment, and civic services. Residential units above retail and office uses
was also cited in the 2004 Plan as an important factor to expand the level of use in the
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downtown area. Elements such as improving pedestrian connectivity to the neighborhoods
to the north, and installing gateway elements near the US-169 interchange were stressed as
important goals. In all cases, careful control of architecture was common a theme, which
the adopted 2004 Plan considers.
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Figure V-3 2004 Downtown Development District

In 2015, an amendment to the Zoning Code was adopted under Ordinance 1051 which
introduced a chapter that created and regulated the Downtown Overlay District (Figure V1). This Ordinance was prepared in response to the recommendations of the 2004
Downtown Development Plan, as well as the goals of the 2030 GrOwasso Land Use Master
Plan. This chapter remains the primary tool for implementing the Goals outlined in this Plan
for the Redbud District.
The Redbud District, as defined in this Plan, covers a portion of the area shown on the 2004
Downtown Development District Plan. New development proposals within the Redbud
District should be carefully scrutinized to ensure the goals for the district (see Chapter III) are
not compromised, and that the planning principals identified in the 2004 Downtown
Development Plan are advanced. While there are a few specific land use plan
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recommendations for this area shown on the 2035 GrOwasso Plan, care should be taken to
ensure that each development proposal is examined individually. Consideration must be
given as to how they meet the stated goals of the Overlay District, and advance the
character of the area.

Park and Ride or Transit Stops

AF
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There are three Park and Ride/Transit Stop locations shown on
this Plan. These are locations where such facilities would be
encouraged to locate, should regional transit service be made
available to the City of Owasso at some point in the near
future. The three locations were identified based on their
location to highly traveled corridors, or were placed in
locations where potential bus and rail transit has been
discussed in the past. These locations do not necessarily have
to be stand-alone facilities, but they could be located in existing parking lots of commercial
or church areas. While there would be no requirement for developers to actually install a
designated park and ride lot, it is important that locations be identified in the event they are
needed or desired by the citizens at some point in the future.

Bicycle and Pedestrian Component

D
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This Plan identifies future bicycle and pedestrian
transportation routes that were originally shown on
the adopted GOPlan 5, of which Owasso was a
part. As parcels are platted, corridors for these
routes should be protected, and easements
secured, so that these routes can be developed as
funding becomes available. As road widening
projects occur along streets identified for on-street
bicycle routes, the complete street design should
be included as part of the engineering plans.

It is important to note that the routes identified on
the GOPlan are not fixed. As development occurs
near a planned route identified on the Plan,
opportunities should be explored to obtain trail easements or corridors that achieve a similar
purpose or connection.

The GO Plan is the regional bicycle and pedestrian plan that was facilitated by the Indian Nations Council of
Governments (INCOG), of which Owasso was a part. The City Council adopted the Go Plan under resolution 2016-07 as
the chief tool to impellent a safe and effective pedestrian and bicycle network.
5
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2035 Future Land Use Master Plan
Figure V-4 shows the adopted 2035 Future Land Use Master Plan for the entire Owasso
Fenceline. The City Limits are not shown because City Limit boundaries are fluid and
changing. Further, State Statute allows communities to plan within their fenceline, since land
may be annexed within this boundary area. The map document will be used in conjunction
with the individual use category descriptions (outlined earlier in this chapter) when
evaluating development proposals within the City Limits, or when commenting on referral
cases from both Rogers and Tulsa County.
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The map clearly shows two commercial corridors: one emerging corridor along SH-20 and
116th St. N. and one existing, expanding corridor along US-169. These areas are along
highly used transportation corridors. 116th St. N. now connects to a new interchange to the
west at US-75, making this corridor more attractive for future commercial and transitional
type of development. The land uses identified for remaining areas of the fenceline
essentially followed the nodal concept, typical of previously adopted plans.

Page V-16

D
R

AF
T

Figure V-1, City of Owasso Adopted Land Use Plan
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Allowable Density Matrix
Figure V-2 is a table that accompanies the Land Use Master Plan and shows
preferrable densities within each of the residential zoning classifications. This
table provides a level of predictability to citizens and decision makers in terms
of the type of characteristics a residential project may have in a certain area.
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Figure V-2, Residential Densities
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Land Use Evaluation Matrix

In an effort to provide a level of predictability for landowners and developers,
and guidance for planning staff, Planning Commission, and City Council, a
matrix was developed that cross references land uses with zoning districts. The
matrix identifies the appropriateness of use relative to each zoning district.
Table V-1 is the land use evaluation matrix developed as part of the Land Use
Plan.
An “Allowed” designation indicates that the corresponding zoning district is
appropriate for the land use district indicated in the table. The “Possible”
designation indicates this district may be appropriate, depending on specific
circumstances, as outlined in the text for that particular land use category. A
blank cell indicates that the zoning district is inappropriate for the indicated
land use. In this case, a rezoning to that specific zoning district would involve
some heightened scrutiny, and possibly an Amendment to the Plan.

V-18
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Table V-1, Land Use Evaluation Matrix
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• Citizens Survey Results Summary
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Summarized Issues
Does the City have the
ability to control or affect
the Issue?

Apparent Issue

3

4

Keeping up with Infrastructure needs and how to fund them in a
manner that promotes growth in key areas. This is particularly
important in the Redbud District

Investigate other incentives for
redevelopment. Perhaps consider
setting up a redevelopment type of
authority similar to other communities.

Major Sales tax generators departing to adjacent communities

Cost of infrastructure to private developers (extensions,
easements, etc.)

Notes
Essentially land is a finite
resource and we must plan and
use what is left wisely and in
concert with available utilities.

Yes

Use the OEDA and OPWA to establish
partnerships and allowing funds to be
used for establishing pad ready sites.
Investigate funding mechanisms
targeting specifically highly impactful
and visible projects.
Retail markets are changing
and we must prepare to adapt.

No

Continue making investments in the
community and making it attractive
for residents and businesses alike. Do
everything possible to keep business
investment local. We cannot stop a
business from locating elsewhere if
there market analysis dictates it.
Maybe investigate a cost sharing
program or payback system based
on sewer taps rather than acreage.
Investigate collecting this fee at the
site plan stage fro commercial to
“soften the blow” of a huge payment
amount at once. These fees have the
negative impact of causing smaller
more piecemeal development, rather
than master plans. Investigate any
ways that this could be streamlined.
Investigate restructuring of the
paybacks. Using the site certification
process and in collaboration with PSO

These are established by
ordinance and any changes
would have to be approved by
the Council through a new
ordinance. The City has many
payback areas, which are
essentially impact fees. Some
of these paybacks can double
up on a developer depending
upon the location and can be
prohibitively expensive.
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2

No

Easier to develop land Is becoming increasingly scarce.

D
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1

If the City has some form of control,
then what could be done?

Possibly
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determine which properties are site
ready and potentially eligible for
Hotel/Motel tax funds to extend
infrastructure.

Owasso losing its small town feel and has no real identity other
than a suburb of Tulsa (Not a real issue, more of a perceived issue)

6

Sales tax as the only source of operating revenue and the State
trying to eliminate tax on groceries without identifying another
source of revenue

8

Lack of primary jobs in the City itself

Lack of family entertainment options

D
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7

Yes and No

The group agreed that this is
not really a core issue, but
rather should be folded into a
vision for the community. This
can be accomplished by
continuing to promote
community and cultural events.

No

Cities need to continue to push for
taxation reforms at the state level and
work with their local legislators to push
forth these efforts.

The group agreed that we
cannot really control this, but
we can only advocate for
changes.
This is something the Economic
Development Department
Strategic Plan is work on.

Yes, to a point

Owasso has a higher median HH
income than the State and this should
be exploited for the purposes of
attracting high wage jobs.
Additionally, the City needs to
continue to focus on quality of life
features that attract companies who
employ high wage workers. The
negative is that the State as a whole is
dragging other communities down in
terms of overall statistics. Cities need
to continue wo push for increased
funding at the state level for
education.
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5

Owasso is growing and that can have
the perception of losing its small town
feel. However, there are elements
that keep it unique which should
continue (i.e., gathering on main,
improve walkability and parks for
developing social connections).

Yes

Continue to grow and market the
community towards these types of
entertainment venues. Diversity in
both housing and demographics will
help this effort as well.
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10

11

12

Lack of adult oriented recreational amenities (e.g. trails, pickle
ball, racket ball, etc.)

Delivering on what people have asked for in past surveys

Lack of nightlife venues

Yes

Invest more in park elements that
feature alternative recreational
opportunities that target an older
demographic.

Yes

Target CIP monies towards projects
citizens have asked for and
investigate alternative funding
strategies

Yes

Continue making the community
attractive for growth and investment
and these types of business will follow.
Diversity in both housing and
demographics will help this effort as
well.

AF
T

9

GrOwasso2035 Land Use Master Plan

State funding of education

No

Although much out of the control of
the City, efforts should continue to
lobby in this area stressing it is critically
important to economic well-being of
the community, region, and state.

Growth rate will become stabilized at 2 to 3%

No

14

Lack of land for pad ready light specialized industrial users

Yes

Invest in preparing sites with
infrastructure and road improvements

15

Maintaining a level of service that is sustainable in relation to
current growth

Yes

16

Traffic congestion/ Parking needs, specifically downtown

Yes

17

Diversity

Yes

D
R

13

Land availability is what it is and
cannot be changed. Smart logical
growth will be the key to future
success.

Continue to monitor and adjust fees
that reflect true costs of services.

Promote diversity in various policy
statements.
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Yes

Lack of affordable and alternative housing options

Audit the zoning code to see if there
are avenues to streamline processes
to promote more “missing middle”
housing. Perhaps re-visit the PUD
requirement for all RNX and RM
options.

?
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19

The group determined that this
was somewhat out of the City’s
control

No

Federal taxation policies

D
R

18
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Owasso Planning Commission Hearing

Owasso City Council Hearing
OR

Approval

Denial

AC- 5

TO:

The Honorable Mayor and City Council

FROM:

Karl Fritschen AICP, RLA
Planning Manager

SUBJECT:

Rezoning OZ 22-04 (501 North Carlsbad)

DATE:

July 7, 2022

BACKGROUND:
The Community Development Department received a rezoning request for property located at
501 North Carlsbad, more specifically described as Lots One (1), Two (2), Three (3), Four (4), Five
(5), Six (6), Fifteen (15), Sixteen (16), Seventeen (17), Eighteen (18), Nineteen (19) and Twenty
(20), Block Two (2), Hale Addition. The subject property is approximately 2.07 acres in size, and is
currently zoned Residential Single Family (RS-3). The property was annexed into the City Limits in
1967, under Ordinance 89. The applicant is requesting a rezoning to Residential Multi-Family (RM)
to complement the use on the property.
SUBJECT PROPERTY/PROJECT DATA:
Property Size
Current Zoning
Proposed Zoning
Present Use
Land Use Master Plan
Within PUD?
Within Overlay District?

2.07 acres +/RS-3
RM
Apartments
Transitional
No
No

Water Provider

City of Owasso

Sewer Provider

City of Owasso

ANALYSIS:
•

The applicant is requesting a rezoning from the RS-3 district designation to the RM zoning
district designation in order to complement the existing use on the property, which
consists of apartment units.

•

The GrOwasso 2030 Land Use Master Plan identifies the subject property for transitional
uses. As such, assigning the subject property a zoning designation of RM would be in
accordance with Land Use Master Plan, and in keeping with the long-range vision for the
subject property.

•

The subject property has approximately 360 feet of frontage. However, per the Owasso
Zoning Code, there are no lot width minimum requirements for RM-zoned properties and
as such there are no issues regarding the lot frontage.

•

The City of Owasso will continue to provide police, fire, ambulance, water and sanitary
sewer services to the subject property.

OZ 22-04
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•

Any development that occurs on the subject property must adhere to all subdivision,
zoning, and engineering requirements of the City of Owasso.

SURROUNDING LAND USE:
Direction

Zoning

Use

Land Use Plan

Jurisdiction

North

Residential Single-Family (RS-3)

Residential

Transitional

City of Owasso

South

Residential Single-Family (RS-3)

Residential

Residential

City of Owasso

East

Residential Single-Family (RS-3)

Residential

Residential

City of Owasso

West

Residential Single-Family (RS-3)

Residential

Residential

City of Owasso

PLANNING COMMISSION:
The Owasso Planning Commission will review this item at their regular meeting on July 11, 2022.
ATTACHMENTS:
Aerial Map
Zoning Map
GrOwasso 2030 Land Use Master Plan Map
Rezoning Exhibit
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TO:

The Honorable Mayor and City Council

FROM:

Alexa Beemer
City Planner

SUBJECT:

Rezoning OZ 22-05 (12525 East 116th Street North)

DATE:

July 7, 2022

BACKGROUND:
The Community Development Department received a rezoning request for property located at
12525 East 116th Street North. The subject property is approximately 7.652 acres in size, and is
zoned Residential Multi-Family (RM) and Commercial Shopping (CS). The property is also
governed by Owasso Planned Unit Development (OPUD 20-01). The applicant is requesting a
rezoning to CS for the entirety of the property, as well as an abandonment of the
aforementioned PUD.
SUBJECT PROPERTY/PROJECT DATA:
Property Size
Current Zoning
Proposed Zoning
Present Use
Land Use Master Plan
Within PUD?
Within Overlay District?
Water Provider
Sewer Provider

7.652 acres +/Residential Multi-family (RM) and Commercial
Shopping (CS)
Commercial Shopping (CS)
Vacant
Commercial
Yes; OPUD 20-01 (seeking to abandon)
No
Washington County Rural Water District #3
City of Owasso

ANALYSIS:
•

OPUD 20-01 was approved in June of 2020 under Ordinance 1168. The original intention
of the applicant was to construct an assisted living facility on the northern portion of the
property and a commercial development on the southern portion.
o

•

The applicant has indicated that they no longer intend to develop the assisted
living/mixed use concept

The applicant desires to eliminate the RM zoning on the subject property and as such
abandon OPUD 20-01.
o

By abandoning OPUD 20-01, all of the development standards outlined in the
OPUD 20-01 document will be considered null and void. Further, the regulations
found within the PUD document will no longer govern the development of the
subject property.

o

If this rezoning request is approved, the zoning on the property will be entirely CS.
As such, only the development standards for CS-zoned property found within the
Owasso Zoning Code will apply.

OZ 22-05
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•

The GrOwasso 2030 Land Use Master Plan identifies the subject property for future
commercial uses.
o

•

As such, assigning the subject property a zoning designation of CS would be in
accordance with Land Use Master Plan, and thus in accordance with the longrange vision for the subject property.

Per the Owasso Zoning Code, the minimum lot frontage required for CS-zoned properties
is one hundred and twenty-five feet (125’) along arterial roads.
o

The subject property is approximately four hundred fifteen feet (415’) wide, and
therefore conforms with the bulk and area standards specified in the Owasso
Zoning Code for CS-zoned property.

•

The City of Owasso will provide police, fire, ambulance, and sanitary sewer services to
the subject property. Washington County Rural Water District #3 will provide water
services to the subject property.

•

Any development that occurs on the subject property must adhere to all subdivision,
zoning, and engineering requirements of the City of Owasso.

SURROUNDING LAND USE:
Direction

Zoning

Use

Land Use Plan

Jurisdiction

North

Agriculture (AG-R)

Residential

Residential

Tulsa County

South

Agriculture (AG-R)

Residential

Commercial

Tulsa County

East

Agriculture (AG-R)

Residential

Commercial/Residential

Tulsa County

West

Agriculture (AG)

Agricultural

Commercial/Residential

Tulsa County

PLANNING COMMISSION:
The Owasso Planning Commission will review this item at their regular meeting on July 11, 2022.
ATTACHMENTS:
Aerial Map
Zoning Map
GrOwasso 2030 Land Use Master Plan Map
Rezoning Exhibit
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Legal Description as Provided
BEGINNING AT A POINT ON THE SOUTHWEST CORNER OF THE SOUTHEAST QUARTER OF THE SOUTHEAST
QUARTER (SE/4 SE/4) OF SECTION FIVE (5), TOWNSHIP TWENTY-ONE (21) NORTH, RANGE FOURTEEN (14)
EAST OF THE INDIAN MERIDIAN, TULSA COUNTY, OKLAHOMA; THENCE NORTH 850 FEET TO A POINT;
THENCE EAST 440 FEET TO A POINT; THENCE SOUTH 850 FEET TO A POINT; THENCE WEST 440 FEET TO THE
POINT OF BEGINNING, LESS THE EAST 25 FEET WHICH IS RESERVED FOR ROADWAY PURPOSES.

R

E

T

Surveyor's Legal Description
NORTH
A TRACT OF LAND THAT IS A PART OF THE SOUTHEAST QUARTER OF THE SOUTHEAST QUARTER (SE/4 SE/4)
OF SECTION FIVE (5), TOWNSHIP TWENTY-ONE (21) NORTH, RANGE FOURTEEN (14) EAST OF THE INDIAN
MERIDIAN, TULSA COUNTY, STATE OF OKLAHOMA, ACCORDING TO THE U.S. GOVERNMENT SURVEY
THEREOF, SAID TRACT BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

0

Tanner Consulting
EDIT_SCALE_VALUE

Legend
BM
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Gap Legal Description

IPSYC
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PP

A TRACT OF LAND THAT IS A PART OF THE SOUTHEAST QUARTER OF THE SOUTHEAST QUARTER (SE/4 SE/4)
OF SECTION FIVE (5), TOWNSHIP TWENTY-ONE (21) NORTH, RANGE FOURTEEN (14) EAST OF THE INDIAN
MERIDIAN, TULSA COUNTY, STATE OF OKLAHOMA, ACCORDING TO THE U.S. GOVERNMENT SURVEY
THEREOF, SAID TRACT BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:
COMMENCING AT THE SOUTHWEST CORNER OF SAID SE/4 SE/4; THENCE NORTH 1°23'40" WEST AND
ALONG THE WEST LINE OF SAID SE/4 SE/4 FOR A DISTANCE OF 60.00 FEET TO A POINT ON THE NORTH LINE
OF PERMANENT RIGHT OF WAY GRANTED TO THE CITY OF OWASSO, TULSA COUNTY , STATE OF OKLAHOMA
ACCORDING TO THE DOCUMENT RECORDED THEREOF (DOCUMENT NO. 2018063145), THENCE SOUTH
88°46'30" WEST AND ALONG NORTH LINE OF SAID RIGHT OF WAY FOR A DISTANCE OF 415.00' TO THE
SOUTHEAST CORNER OF A TRACT OF LAND DESCRIBED IN THE GENERAL WARRANTY DEED RECORDED IN
BOOK 4008, PAGE 60 TULSA COUNTY, STATE OF OKALAHOMA SAID POINT ALSO BEING THE POINT OF
BEGINNING:

P:\2020\20003\Survey\20003SVAS.dwg, Layout1, 3/18/2020 2:23:00 PM, awebb, 1:1, Tanner Consulting, LLC, OK CA 2661 Exp 6/30/2021

10. RIGHT OF WAY GRANT IN FAVOR OF THE MARNET MINING COMPANY RECORDED AT BOOK 137,
PAGE 439 (ENTRY 7-A) DOES NOT AFFECT SUBJECT TRACT.
11. EASEMENT FOR TRANSMISSION LINE IN FAVOR OF GRAND RIVER DAM AUTHORITY RECORDED AT
BOOK 1435, PAGE 389 (ENTRY 40-A) DOES NOT AFFECT SUBJECT TRACT.

Benchmark 1

12. RIGHT OF WAY AGREEMENT IN FAVOR OF OKLAHOMA NATURAL GAS COMPANY RECORDED AT BOOK
4020, PAGE 183 (ENTRY 8-D). AFFECTS SUBJECT TRACT AS SHOWN HEREON.

MAGNETIC NAIL SET ON EDGE OF ASPHALT
PAVING OF NORTH 126TH EAST AVE.
APPROX 22' EAST OF THE NORTHEAST
CORNER OF SUBJECT PROPERTY.

13. DEDICATION DEED PUBLIC HIGHWAY IN FAVOR OF THE COUNTY OF TULSA RECORDED AT BOOK
4075, PAGE 1753 (ENTRY 9-D). AFFECTS SUBJECT TRACT AS SHOWN HEREON.

ELEVATION = 689.98' (NAVD 88)

B.

ELEVATION = 689.93' (NAVD 88)

14. WARRANTY DEED IN FAVOR OF THE CITY OF OWASSO RECORDED AS DOC #2018063145 (ENTRY
26-D). AFFECTS SUBJECT TRACT AS SHOWN HEREON.

Benchmark 2

ALTA/NSPS Land Title Survey
With Topography of
A Part of SE/4, SE/4
Section 5 Township 21N Range 14E

C. ELEVATIONS SHOWN HEREON ARE BASED UPON THE NORTH AMERICAN VERTICAL DATUM 1988 (NAVD
88).

City of Collinsville, Tulsa County, Oklahoma

D. SUBJECT PROPERTY CONTAINS 327,848 SQUARE FEET OR 7.526 ACRES.
ALL EASEMENTS AND RIGHTS-OF-WAY CONTAINED IN STUART TITLE GUARANTY TITLE INSURANCE
COMPANY, COMMITMENT FOR TITLE INSURANCE, COMMITMENT NO. 590647, EFFECTIVE DATE:
DECEMBER 7, 2019 AT 7:30 A.M.

F.

ACCESS TO SUBJECT PROPERTY IS PROVIDED BY VIRTUE OF EAST 116TH STREET NORTH AND NORTH
126TH EAST AVENUE, BEING A PUBLIC ROADS, AS OBSERVED AT THE TIME OF SURVEY.

Surveyor's Statement
TO:

G. THIS SURVEY MEETS OR EXCEEDS THE OKLAHOMA MINIMUM STANDARDS FOR THE PRACTICE OF LAND
SURVEYING AS ADOPTED BY THE OKLAHOMA STATE BOARD OF LICENSURE FOR PROFESSIONAL
ENGINEERS AND LAND SURVEYORS.

COMPASS INVES CO., LLC AND/OR ASSIGNS
STEWART TITLE GUARANTY COMPANY
THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS BASED WERE MADE IN
ACCORDANCE WITH THE 2016 MINIMUM STANDARD DETAIL REQUIREMENTS FOR ALTA/NSPS LAND TITLE
SURVEYS, JOINTLY ESTABLISHED AND ADOPTED BY ALTA AND NSPS, AND INCLUDES ITEMS 1, 2, 3, 4, 8, 11, 16, & 18
OF TABLE A THEREOF. THE FIELDWORK WAS COMPLETED ON JANUARY 28, 2020.

H. THIS MAP MEETS OR EXCEEDS THE MINIMUM MAPPING STANDARDS OF UNITED STATES NATIONAL
MAP ACCURACY STANDARDS FOR TOPOGRAPHIC MAPPING.
I.

J.

POLYVINYL CHLORIDE
REINFORCED CONCRETE PIPE
RIGHT OF WAY
SANITARY SEWER CLEAN OUT
TELEPHONE PEDESTAL
WATERLINE
WATER METER
WATER VALVE
UNDERGROUND GAS LINE
UNDERGROUND ELECTRIC
UNDERGROUND TELEPHONE
UTILITY EASEMENT
TRANSFORMER

9. STATUTORY SECTION LINE ROAD EASEMENTS IN FAVOR OF THE STATE OF OKLAHOMA, WHERE
APPLICABLE. DOES NOT AFFECT SUBJECT TRACT.

MAGNETIC NAIL SET ON EDGE OF ASPHALT
PAVING OF NORTH 126TH EAST AVE.
APPROX 40.5' NORTH AND 20' EAST OF THE
SOUTHEAST CORNER OF SUBJECT PROPERTY.

E.

PVC
RCP
R/W
SSCO
TPED
WL
WM
WV
UG
UE
UT
U/E
XFMR

BENCHMARK
EASEMENT
FIRE HYDRANT
FIBER OPTIC
IRON PIN FOUND
IRON PIN FOUND WITH YELLOW
CAP
IRON PIN SET WITH YELLOW CAP
MARKER
NAIL SET
OVERHEAD ELECTRIC
POWER POLE

Title Commitment Exceptions

A. ALL UNDERGROUND UTILITIES MAY NOT BE SHOWN. UNDERGROUND UTILITIES WERE LOCATED BY
OKIE, TICKET NO. 20012808160351. NOTE: SOURCE INFORMATION FROM PLANS AND MARKINGS HAVE
BEEN COMBINED WITH OBSERVED EVIDENCE OF UTILITIES TO DEVELOP A VIEW OF THE UNDERGROUND
UTILITIES. HOWEVER, LACKING EXCAVATION, THE EXACT LOCATION OF UNDERGROUND FEATURES
CANNOT BE ACCURATELY, COMPLETELY, AND RELIABLY DEPICTED. IN ADDITION, IN SOME
JURISDICTIONS, 811 OR OTHER SIMILAR UTILITY LOCATE REQUESTS FROM SURVEYORS MAY BE
IGNORED OR RESULT IN AN INCOMPLETE RESPONSE. WHERE ADDITIONAL OR MORE DETAILED
INFORMATION IS REQUIRED, THE CLIENT IS ADVISED THAT EXCAVATION AND/OR A PRIVATE UTILITY
LOCATE REQUEST MAY BE NECESSARY.
THE BEARINGS SHOWN HEREON ARE BASED UPON THE OKLAHOMA STATE PLANE COORDINATE
SYSTEM, NORTH ZONE (3501), NORTH AMERICAN DATUM 1983 (NAD83); SAID BEARINGS ARE BASED
LOCALLY UPON FIELD-OBSERVED TIES TO THE FOLLOWING MONUMENTS:
(1) 6" BRASS CAP FOUND AT THE SOUTHEAST CORNER OF THE SOUTHEAST QUARTER OF THE
SOUTHEAST QUARTER (SE/4 SE/4) OF SECTION 5;
(2) 5/8" IRON PIN FOUND AT THE SOUTHWEST CORNER OF THE SOUTHEAST QUARTER OF THE
SOUTHEAST QUARTER (SE/4 SE/4) OF SECTION 5;
THE BEARING BETWEEN SAID MONUMENTS BEING SOUTH 88°46'30" WEST.

75

Scale: 1"= 50'

THENCE NORTH 1°23'40" WEST AND ALONG SAID WEST LINE FOR A DISTANCE OF 790.00 FEET; THENCE
NORTH 88°46'30" EAST FOR A DISTANCE OF 415.00 FEET; THENCE SOUTH 1°23'40" EAST FOR A DISTANCE OF
790.00 FEET TO A POINT ON THE NORTH LINE OF SAID PERMANENT RIGHT OF WAY; THENCE SOUTH
88°46'30" WEST AND ALONG THE NORTH LINE OF SAID PERMANENT RIGHT OF WAY FOR A DISTANCE OF
415.00 FEET TO THE POINT OF BEGINNING.

Survey Notes

50

N

COMMENCING AT THE SOUTHWEST CORNER OF SAID SE/4 SE/4; THENCE NORTH 1°23'40" WEST AND
ALONG THE WEST LINE OF SAID SE/4 SE/4 FOR A DISTANCE OF 60.00 FEET TO A POINT ON THE NORTH LINE
OF PERMANENT RIGHT OF WAY GRANTED TO THE CITY OF OWASSO, TULSA COUNTY , STATE OF OKLAHOMA
ACCORDING TO THE DOCUMENT RECORDED THEREOF (DOCUMENT NO. 2018063145), SAID POINT ALSO
BEING THE POINT OF BEGINNING:

THENCE NORTH 1°23'40" WEST FOR DISTANCE OF 790.00 FEET TO THE NORTHEAST CORNER OF SAID TRACT;
THENCE NORTH 88°40'36" EAST FOR A DISTANCE OF 6.35 TO A POINT ON THE WEST LINE OF A 50' HIGHWAY
DEDICATION RECORDED IN BOOK 4075, PAGE 1753, TULSA COUNTY, TULSA OKLAHOMA; THENCE SOUTH
1°28'34" EAST AND ALONG THE WEST LINE OF SAID HIGHWAY DEDICATION FOR 790.00 FEET; THENCE
SOUTH 88°46'30" WEST FOR A DISTANCE OF 7.47 FEET TO THE POINT OF BEGINNING.

25

SUBJECT PROPERTY IS LOCATED WITHIN ZONE X, ACCORDING TO THE FEDERAL EMERGENCY
MANAGEMENT AGENCY, FLOOD INSURANCE RATE MAP, TULSA COUNTY, OKLAHOMA AND
INCORPORATED AREAS, MAP NUMBER 40143C013OK, EFFECTIVE DATE: AUGUST 3, 2009.

THAT THIS SURVEY IS TRUE AND ACCURATE, AND THAT THIS SURVEY MEETS THE MINIMUM TECHNICAL
STANDARDS, AS ADOPTED BY THE BOARD OF LICENSURE FOR PROFESSIONAL ENGINEERS AND LAND SURVEYORS
FOR THE STATE OF OKLAHOMA.

ALL MONUMENTS SET ARE 3/8" IRON PINS WITH YELLOW CAP STAMPED "TANNER 1435" UNLESS
OTHERWISE NOTED.

WITNESS MY HAND AND SEAL THIS 24TH DAY OF FEBRUARY, 2020.

K. PROPERTY ADDRESS: 12525 EAST 116TH STREET NORTH COLLINSVILLE, OK 74021
L.

NO EVIDENCE OF EARTH MOVING WORK OR BUILDING CONSTRUCTION WAS OBSERVED AT THE TIME
OF SURVEY.

M.

NO EVIDENCE SITE OF BEING USED AS DUMP, SUMP OR SANITARY LANDFILL WAS OBSERVED AT THE
TIME OF SURVEY.

N. SURVEYOR HAS KNOWLEDGE THAT WATER LINE IS A 12" DIAMETER LINE UNDER THE JURISDICTION OF
WASHINGTON COUNTY RURAL WATER DISTRCT NO.3
O. LOCATION OF 8" SANITARY SEWER FORCE MAIN BASED ON UTILITY ATLAS SHEET PROVIDED BY CITY OF
OWASSO AND WAS NOT CONFIRMED IN THE FIELD.

BY:
DAN E. TANNER, PLS
OKLAHOMA PLS NO. 1435

P. 25' WIDE STRIP OF LAND RESERVED FOR ROADWAY PURPOSES PER PROVIDED LEGAL DESCRIPTION.

Tan ner Cons ult ing

LLC

5323 SOUTH LEWIS AVENUE, TULSA OKLAHOMA 74105-6539 | 918.745.9929
CERTIFICATE OF AUTHORIZATION NO. OK CA 2661 EXP. 6/30/2021

TO:

The Honorable Mayor and City Council

FROM:

Alexa Beemer
City Planner

SUBJECT:

Rezoning OZ 22-06 (ROC Owasso)

DATE:

July 7, 2022

BACKGROUND:
The Community Development Department received a rezoning request for property located at
East 86th Street North and North 137th East Avenue, just south of the Owasso High School. The
subject property is approximately 2.46 acres in size, and is zoned Office (O) and Commercial
Shopping (CS). The property encompasses a portion of Lot 1, Block 1 of the ROC Owasso II final
plat and all of Lot 7, Block 1 of the ROC Owasso final plat. The applicant is requesting a rezoning
to Commercial Shopping (CS) for the entirety of the property.
SUBJECT PROPERTY/PROJECT DATA:
Property Size
Current Zoning
Proposed Zoning
Present Use
Land Use Master Plan
Within PUD?
Within Overlay District?

2.46 acres +/Office (O) and Commercial Shopping (CS)
Commercial Shopping (CS)
Vacant
Commercial
No
No

Water Provider

City of Owasso

Sewer Provider

City of Owasso

ANALYSIS:
•

•

The applicant desires to eliminate the O zoning on the subject property.
o

The O portion of the property is a remnant left over from when the property was
split in June 2021 (OLS 21-04).

o

In order to unify the zoning on the property, in anticipation of selling to a
developer, the applicant would like the entirety of the property to be zoned CS.

The GrOwasso 2030 Land Use Master Plan identifies the subject property for future
commercial development.
o

•

As such, assigning the subject property a zoning designation of CS would be in
accordance with Land Use Master Plan, and thus in accordance with the longrange vision for the subject property.

Per the Owasso Zoning Code, the minimum lot frontage required for CS-zoned properties
is one hundred and twenty-five feet (125’) along arterial roads.

OZ 22-06
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The subject property is approximately two-hundred eighteen feet (218’) wide,
and is therefore considered conforming with regards to the bulk and area
standards specified in the Owasso Zoning Code for CS-zoned property.

o

•

The City of Owasso will provide police, fire, ambulance, water and sanitary sewer
services to the subject property.

•

Any development that occurs on the subject property must adhere to all subdivision,
zoning, and engineering requirements of the City of Owasso.

SURROUNDING LAND USE:
Direction

Zoning

Use

Land Use Plan

Jurisdiction

North

Public Facilities (PF)

School

Public / Institutional

City of Owasso

South

Commercial
Shopping (CS)

Detention /
Drainage Area

Commercial

City of Owasso

East

Office (O)

Medical Facility

Commercial

City of Owasso

West

Commercial
Shopping (CS)

Retail

Commercial

City of Owasso

PLANNING COMMISSION:
The Owasso Planning Commission will review this item at their regular meeting on July 11, 2022.
ATTACHMENTS:
Aerial Map
Zoning Map
GrOwasso 2030 Land Use Master Plan Map
Rezoning Exhibit
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TO:

The Honorable Chair and Trustees
Owasso Public Works Authority (OPWA)

FROM:

Chris Garrett
Assistant City Manager

SUBJECT:

Owasso Redbud District and Increment District No. 1
Development and Financing Agreement

DATE:

July 7, 2022

BACKGROUND:
In December 2016, the OPWA created the Tax Increment Financing (TIF) District in the downtown
Owasso Redbud District area. On April 4, 2017, the OPWA adopted a Policy Guide for the
processing of TIF Assistance in Development Financing applications.
The Policy Guide includes the process for application and approval of Development Project
Assistance. A developer seeking assistance submits an application to the Application Review
Committee. The Committee reviews the application for compatibility with the Project Plan and
the Downtown Overlay District Plan, evaluates the qualifications of the applicant, and
recommends appropriate performance parameters and requirements. Upon recommendation
by the Committee, the development agreement is presented to the OPWA for consideration and
approval.
An application has been received from 5th Ave Business Park, LLC, for development assistance
on the project known as the 5th Ave Business Park located on the southwest corner of 5th Avenue
and Owasso Expressway. The application and supporting materials were sent to the Center for
Economic Development Law (CEDL), the firm that has represented the City of Owasso and guided
the creation of the Tax Increment District. CEDL returned the attached contract for consideration.
The project appears to meet the criteria set forth in the adopted TIF Project Plan and also to meet
the requirements set forth in the adopted Owasso Redbud District and Increment District No. 1
Policy Guide. As established by the Project Plan and Policy Guide, the applicant would be eligible
to receive reimbursement of 12% of Hard Construction Costs. The application anticipates
construction costs of $7,850,000.00, which would result in a reimbursement not to exceed
$942,000.00 to 5th Ave Business Park, LLC. The contract further outlines obligations of the City and
the developer as required in approved TIF documents.
On June 1, 2022, the Review Committee met and voted unanimously to recommend approval to
the OPWA, finding that the project is eligible to receive TIF assistance.
FUTURE ACTION:
Staff intends to present the application for consideration at the July 19, 2022 OPWA meeting.
ATTACHMENTS:
Development and Financing Agreement with 5th Ave Business Park, LLC
Covenant Agreement

DEVELOPMENT AND FINANCING AGREEMENT
BY AND BETWEEN

THE OWASSO PUBLIC WORKS AUTHORITY
AND
5TH AVE BUSINESS PARK, LLC

July ___, 2022

DEVELOPMENT AND FINANCING AGREEMENT
BY AND BETWEEN
THE OWASSO PUBLIC WORKS AUTHORITY AND
5TH AVE BUSINESS PARK, LLC
THIS DEVELOPMENT AND FINANCING AGREEMENT (“Agreement”) is made
on or as of this ____ day of July, 2022, by and between the Owasso Public Works Authority, an
Oklahoma public trust (“Authority”), and 5th Ave Business Park, LLC (“Developer”).
WITNESSETH:
WHEREAS, the Authority was created by a Trust Indenture, dated as of the 10th day of
January, 1973, as a public trust for the use and benefit of the City of Owasso, Oklahoma
(“City”), pursuant to the provisions of 60 O.S. §176, et seq., as amended and supplemented, and
other applicable statues of the State of Oklahoma; and
WHEREAS, the City, acting through its City Council, has adopted a resolution accepting
the beneficial interest of the Authority on behalf of the City; and
WHEREAS, the purposes of the Authority are, in part, to promote development within
and without the territorial limits of the City and to help provide facilities and activities which
will benefit and strengthen the economy of the City and the State of Oklahoma; and
WHEREAS, in order to accomplish its designated purposes, the Authority is empowered
to provide funds for the costs of acquiring, constructing, installing, equipping, repairing,
remodeling, improving, extending, enlarging, maintaining, operating, administering, and
disposing of or otherwise dealing with any properties and facilities; and
WHEREAS, the City has approved the Owasso Redbud District Project Plan (“Project
Plan”) by Ordinance 1093, dated December 20, 2016, creating Increment District No. 1, the City
of Owasso an ad valorem and sales tax increment district (“Increment District”), pursuant to the
Oklahoma Local Development Act, 62 O.S. §850, et seq.; and
WHEREAS, the Project Plan envisions the development of the area surrounding Main
Street, known as the Redbud District, into a unique place to live, work, shop, and play; and
WHEREAS, the Project Plan authorizes the Authority to carry out implementation
actions in accordance with development agreements and financing approvals; and
WHEREAS, the Developer, consistent with the Project Plan, proposes a mixed-use
development containing approximately 64,800 square feet of retail/flex space buildings and
associated parking, access, and necessary public improvements (“Project”); and
WHEREAS, the Developer owns real property, described and depicted on Exhibit 1,
attached hereto (“Project Site”), which lies within the Project Area and Increment District, as

defined in the Project Plan, and proposes to construct and develop the Project on the Project Site;
and
WHEREAS, the development objectives of the City and the Authority for the
enhancement of the Redbud District will be advanced by the Project; and
WHEREAS, the parties wish to set forth the manner in which the Project is to be
undertaken and implemented; and
WHEREAS, the parties deem it appropriate to approve and execute this Agreement,
which provides for the implementation of the Project consistent with the Project Plan, and the
Authority determines that approval is in the best interests of the City, and the health, safety, and
welfare of the City and its residents.
IN CONSIDERATION of the mutual covenants and agreements contained herein, the
Authority and the Developer hereby agree as follows:
ARTICLE I
SUBJECT OF AGREEMENT
SECTION 1.01 Scope of Agreement
A.
The Developer hereby agrees, subject to the terms and conditions hereinafter
provided, to cause the design, construction, and completion, in the time period hereinafter
described, of the Project on the Project Site substantially in accordance with plans to be approved
consistent with this Agreement; and
B.
The Authority hereby agrees, subject to the terms and conditions hereinafter
provided, to provide to the Developer up to $942,000.00, limited to 90% of the ad valorem and
sales tax increment revenues apportioned and actually received by the Authority under the
Project Plan that are generated by the Project, as provided under Section 4.02, for the
development of the Project in the manner provided in this Agreement, to be utilized exclusively
for the payment of Project Costs as hereinafter described.
SECTION 1.01 Scope of Development. The Project represents private investment of at
least $9,900,000.00. The Project is a mixed-use retail and flex-space development on the
southeastern edge of the Redbud District. The Project will serve as an introduction to the Redbud
District from 5th Avenue coming off the Owasso Expressway, and may stimulate additional
private development in that area, providing a public benefit to the City.
SECTION 1.02 Relationship of the Parties. The implementation of this Agreement is a
complex process which will require the mutual agreement of the parties and their timely actions
on matters appropriate or necessary to implementation. The parties further agree to consider and
enter into such amendments as are reasonably necessary and appropriate to clarify, refine, or
reinforce the commitments made herein or to adjust or modify them in light of changes in market
conditions. The parties hereto shall use their best efforts in good faith to perform and to assist

others in performing their respective obligations in accordance with this Agreement. This
Agreement specifically does not create any partnership or joint venture between the parties hereto,
or render any party liable for any of the debts or obligations of any other party.
ARTICLE II
AUTHORITY OBLIGATIONS
SECTION 2.01 Project Plan. The Authority shall support the Project in accordance with
the Project Plan and this Agreement.
SECTION 2.02 Certificate of Completion. Within 30 days after the Developer has
completed the construction of the Project, the Authority shall furnish to the Developer a
Certificate of Completion, certifying that the Developer has met its construction and
development obligations contained in this Agreement.
SECTION 2.03 Public Assistance. As authorized by the Project Plan and subject to the
terms, conditions, and limitations contained herein, the Authority shall provide assistance in
development financing to the Developer in an amount up to $942,000.00. Such assistance is to
support construction of the Project.
ARTICLE III
DEVELOPER OBLIGATIONS
SECTION 3.01 Design Documents. The Developer shall provide to the City the
Development Plans and Specifications for the Project no later than the time for submission of
such plans for building permits. The Community Development Department shall review the
plans to confirm that the project meets the City’s development objectives as reflected in this
Agreement and complies with the Project description.
SECTION 3.02 Development Obligations. Developer shall cause the Project to be
constructed on the Project Site, at no expense to the City or the Authority. The Project must be
constructed in accordance with the Development Plans and Specifications approved by the City.
The Developer shall secure or cause the appropriate parties to secure all governmental approvals
in connection with (a) the construction, completion, and occupancy of the Project; and (b) the
development and operation of the Project, including, without limitation, zoning, building code,
and environmental laws. The Project shall include the following:
A.

Mixed-use, retail/flex-space development;

B.

Building A, one story building of approximately 26,400 square feet of separated
commercial, light industrial, and retail spaces;

C.

Building B, one story building of approximately 24,000 square feet of separated
commercial, light industrial, and retail spaces;

D.

Building C, one story building of approximately 14,400 square feet of separated
commercial, light industrial, and retail spaces;

E.

Dedicating parking for the commercial, light industrial, and retail spaces; and

F.

Infrastructure improvements to serve the Project.

SECTION 3.03 Design Documents. Consistent with Section 5.02 of this Agreement, the
Developer shall provide to the City Development Plans and Specifications for the Project. Such
Development Plans and Specifications shall be simultaneously submitted to the Community
Development Department for review and comment.
ARTICLE IV
ASSISTANCE IN DEVELOPMENT FINANCING
SECTION 4.01 Generally. The Project Plan authorizes Project Costs, including
assistance in development financing. Such assistance is to support the Project, including the
construction of public improvements benefitting the Project.
SECTION 4.02 Payment Obligations. Beginning on the first day of the third quarter of
year following completion of the Project, as indicated by issuance of the Certificate of
Completion, the Authority shall provide the Developer assistance in development financing in
the form of direct annual payments to the Developer of 90% of collected and apportioned ad
valorem and sales tax increment revenues generated by the Project, net of administrative costs
and expenses authorized by the Project Plan. Such payment obligation shall be payable solely
from apportioned tax increment revenues collected from the Increment District. Such payment
obligation is conditioned upon the Developer’s payment of taxes on the Project Site and upon an
increase in taxable value of the Project Site. Such payment obligation shall not exceed
$942,000.00. The payments of assistance in development financing shall continue until the
occurrence of the first of the following events: (A) $942,000.00 is paid, (B) December 31, 2039,
or (C) the Increment District ends and all apportioned increment has been expended.
SECTION 4.03 Minimum Ad Valorem Payment Covenant. A covenant subjecting the
Project Site to a minimum annual ad valorem payment obligation in the amount of $70,000.00, shall
be imposed and shall be filed in the land records of the County Clerk of Tulsa County. Such
payment obligation shall begin on January 1, 2024. The minimum ad valorem payment covenant
shall continue in effect for the duration of the Increment District. Should the amount billed to the
Developer by the Tulsa County Assessor be less than $70,000.00, the additional amount shall be
billed to the Developer by the Authority. The Developer shall provide payment to the Authority
within 30 days of receipt of the bill from the Authority.
SECTION 4.04 Additional Conditions and Terms of Assistance in Development
Financing. Notwithstanding anything to the contrary contained herein, under no circumstances
shall the Developer be entitled to any payments of assistance in development financing if the

Project has not been completed or if the Developer is in default under this Agreement. All
payments are subject to availability of increment.
SECTION 4.05 Limitations on Assistance in Development Financing Obligations.
Notwithstanding anything to the contrary contained herein, in no event shall the total amount of
assistance in development financing provided to the Developer under this Agreement exceed
$942,000.00.
SECTION 4.06 Sales Tax Increment and Reporting. The sales tax increment is 2% of the
gross proceeds or gross receipts derived from commercial retail transactions from new
businesses in the Increment District that are taxable under the sales tax code of Oklahoma
(including any and all amendments thereto and revisions thereof). The Developer shall provide to
the Authority a quarterly status report of retail sales activities within the Project. Such reports
shall be made as long as the Increment District remains in effect. Such records shall be made
available for review or audit at the offices of the Developer upon written request by the
Authority at a reasonable time after such request. The Developer shall use reasonable efforts to
cause all leases in the Project to include provisions which waive, for the benefit of the
Developer, the Authority, and the City, any and all rights of confidentiality which the lessee may
have with respect to sales taxes generated from its business in the Project, and agree that the City
and the Authority shall have the right to inspect such books and records of the lessee to
determine or confirm the total amount of sales taxes generated from the lessee’s business in the
Project. The Authority and the City shall use reasonable efforts to maintain the confidentiality of
any sales tax information, subject to any laws that may require disclosure thereof.
SECTION 4.07 Adjustment or Repayment of Assistance. In the event the Oklahoma Tax
Commission determines, for any reason, that any sales taxes were erroneously paid to the City
from the sales in the Project and City is required to repay any portion of such taxes to the
Oklahoma Tax Commission, the amount of such repayment shall be deducted from the
calculation of the increment and therefore from the payment of assistance in development
financing due for the year, and the payment to the Developer shall be adjusted accordingly. In
the event that such a determination is made at a time when no further payments are due to the
Developer under this Agreement, the Developer agrees to reimburse the Authority the amount of
such repayment to the Oklahoma Tax Commission. The foregoing shall in no way waive or
otherwise affect the right of Developer or any other business in the project to contest or protest
any such determination by the Oklahoma Tax Commission.
SECTION 4.08 Transfers.
Should the Developer desire to transfer any interests in this
Agreement or the Project Site to another development entity which is necessary for financing or
development purposes, and the Authority states its general willingness to consider and approve
appropriate transfers required for financing purposes pursuant to a request and documentation by
the Developer.
ARTICLE V
CONSTRUCTION OF PROJECT

SECTION 5.01 Scope of Project.
The Project Site shall be developed within the
general requirements established by the zoning and building codes applicable to the Project Site
by the Code of the City (“Code”) and related laws governing municipal planning and zoning.
The Developer shall be responsible for the construction, renovation, improvement, equipping,
repair and installation of all public and private improvements associated with the Project as
described in, and in conformance with approved schematic drawings, design documents,
constructions documents, and related plans and documents (“Development Plans and
Specifications”).
SECTION 5.02 Development Plans and Specifications. Upon the execution of this
Agreement, the Developer shall prepare and submit Development Plans and Specifications for
the Project to the City for its review pursuant to the Code. Thereafter, if the Developer desires to
make any substantial or significant changes in the Development Plans and Specifications, the
Developer shall submit the proposed changes to the City for its approval. The Developer and its
approved assignees shall communicate and consult as frequently with the City and the
Community Development Department as is necessary to ensure that any modifications to the
Development Plans and Specifications can receive prompt and speedy consideration by the City.
SECTION 5.03 Construction of Project. The Developer agrees that all construction,
renovation, improvement, equipping, repair and installation work on the Project shall be done
substantially in accordance with the Development Plans and Specifications as approved by the
City, or as amended with the approval of the City.
SECTION 5.04 City and Other Governmental Permits. The Developer shall, at its own
expense, secure or cause to be secured any and all permits and approvals which may be required
by the City and any other governmental agency having jurisdiction as to such construction,
development or work in connection with any buildings, structures or other improvements at the
Project Site. The Authority shall cooperate with and provide all usual assistance to the Developer
in securing these permits, and approvals, and shall diligently process, review and consider all
such permits and approvals as may be required by law.
SECTION 5.05 Construction Schedule. Not later than September 15, 2022, the Developer
shall have commenced the construction of the Project. Not later than June 30, 2023, the
Developer shall have completed construction of the Project. If it appears the Project cannot be
commenced or completed by such date, the Developer shall promptly report to the Authority that
the Project will not be commenced or completed within the time provided for herein and shall
provide an updated schedule regarding the time required for the commencement and completion
of the Project. All revisions to the original construction schedule shall be subject to approval by
the Authority, which approval shall not be unreasonably withheld.
SECTION 5.06 Rights of Access. For the purpose of ensuring compliance with this
Agreement, representatives of the Authority shall have the right of access to the Project Site,
without charges or fees, at normal construction hours during the period of construction for the
purposes of this Agreement, including, but not limited to, the inspection of the work being
performed in constructing, renovating, improving, equipping, repairing and installing the Project,
so long as they comply with applicable safety rules and do not unreasonably interfere with the

activities of the Developer. Except in the case of an emergency, prior to any such access, such
representatives of the Authority will check in with the on-site manager. All such representatives
of the Authority shall carry proper identification, shall ensure their own safety, assuming the risk
of injury, and shall not interfere with the construction activity. The Authority agrees to cooperate
with the Developer in facilitating access by the Developer to the Project Site for construction
purposes, provided that the Authority shall incur no financial obligations therefor.
SECTION 5.07 Indemnification. The Developer shall defend, indemnify, assume all
responsibility for, and hold the Authority and the City and their respective elected and appointed
officers and employees and agents, harmless from, all costs (including attorney’s fees and costs);
claims, demands, liabilities or judgments (except whose which have arisen from the willful
misconduct or negligence of the Authority or the City, their officers, employees and agents) for
injury or damage to property and injuries to persons, including death, which may be caused
directly or indirectly by any of the Developer’s activities under this Agreement, whether such
activities or performance thereof be by the Developer or anyone directly or indirectly contracted
with or employed by the Developer and whether such damage shall accrue or be discovered
before or after termination of this Agreement. This indemnity includes, but is not limited to, any
repair, cleanup, remediation, detoxification, or preparation and implementation of any removal,
remediation, response, closure or other plan (regardless of whether undertaken due to
governmental action) concerning any hazardous substance or hazardous wastes including
petroleum and its fractions as defined in the Comprehensive Environmental Response,
Compensation and Liability Act; codified at Title 42, Sections 9601, et seq. of the United States
Code (hereinafter, “CERCLA”), and all amendments thereto, at any place where Developer owns
or has control of real property pursuant to any of Developer’s activities under this Agreement.
The foregoing indemnity is intended to operate as an agreement pursuant to Section 107(e) of
CERCLA to assure, protect, hold harmless and indemnify Authority from liability.
SECTION 5.08 Liability Insurance.
A.
In addition to the indemnification of the Authority and the City required in
Section 5.07 hereof, the Developer shall take out and maintain during the period set forth in
subsection (D) of this Section, a comprehensive general liability policy in the amount of at least
$1,000,000.00 for any person, $1,000,000.00 for any occurrence, and $1,000,000.00 property
damage naming the Authority as an additional insured and loss payee, but only with respect to
the liability policy.
B.
The Developer shall furnish a certificate of insurance signed by an authorized
agent of the insurance carrier setting forth the general provisions of the insurance coverage. This
certificate of insurance shall name the Authority as an additional insured under the policy. The
certificate of insurance shall contain a statement of obligation on the part of the carrier to notify
the Authority by certified mail of any modification, cancellation or termination of the coverage
at least 30 days in advance of the effective date of any such modification, cancellation or
termination. Coverage provided hereunder by the Developer shall be primary insurance and not
contributing with any insurance maintained by the Authority, and the policy shall contain such
an endorsement. The required certificate shall be filed with the Authority at the time of execution
of this Agreement.

C.
The Developer shall also furnish or cause to be furnished to the Authority
evidence satisfactory to the Authority that any contractor with whom it has contracted for the
performance of work on the Project Site or otherwise pursuant to this Agreement carries workers
compensation insurance as required by law at the time of execution of the Agreement.
D.
The insurance obligations set forth in this Section shall remain in effect until
performance of the development obligations contained in this Agreement.
SECTION 5.09 Performance Bond. The Developer shall post with the City such
performance bonds or other sureties as may be required by the Code.
SECTION 5.10 Local, State and Federal Laws. The Developer shall carry out the
provisions of this Agreement in conformity with all applicable local, state and federal laws and
regulations.
SECTION 5.11 Antidiscrimination During Construction. The Developer, for itself, its
successors and assigns, and any contractor with whom Developer has contracted for the
performance of work on the Project Site, agrees that in the construction of the Project, the
Developer shall not discriminate against any employee or applicant for employment because of
race, color, creed, religion, age, sex, marital status, handicap, national origin or ancestry.
SECTION 5.12 Taxes Assessments. Encumbrances and Liens. The Developer shall pay
when due all real estate taxes and assessments on the Project Site. Prior to the performance of the
obligations of this Agreement, the Developer shall not place or allow to be placed on the Project
Site or any part thereof any uncontested mechanic’s lien, any mortgage, trust deed, encumbrance
or lien other than as expressly allowed by this Agreement. Nothing herein contained shall be
deemed to prohibit the Developer from contesting the validity or amounts of any tax assessment,
encumbrance or lien, nor to limit the remedies available to the Developer in respect thereto.
SECTION 5.13 Prohibition Against Transfer of the Project Site or Structures Therein and
Assignment of Agreement. The Developer shall not, except as permitted by this Agreement,
without prior written approval of the Authority which shall not be unreasonably withheld, make
any total or partial sale, transfer, conveyance, assignment or lease of the Project Site. The
foregoing restrictions on assignment, transfer, and conveyance shall not apply to:
A.
Any mortgage lien or security interest granted by the Developer to secure
indebtedness to any construction or permanent lender with respect to the Project; and
B.
The rental and leasing of portions of the Project Site by the Developer for any
uses contemplated for the Project.
SECTION 5.14 Restrictions on Sale of Control By the Developer. The qualifications of
the Developer are of particular importance to the Authority. It is because of the qualifications
and identity of the Developer, and the management thereof, that the Authority has entered into
this Agreement with the Developer. Therefore, the Developer agrees that it will not sell a

controlling interest in its own membership interests until performance of the development
obligations in this Agreement to any individual or entity which is not currently a member of the
Developer. Without limiting the generality of the foregoing, except as otherwise expressly
agreed by the Authority in writing, the Developer shall not terminate its existence, liquidate or
dissolve, or sell all or substantially all of its assets until performance of the development
obligations in this Agreement.
SECTION 5.15 Covenants for Non-Discrimination. The Developer covenants by and for
itself and any successors in interest that there shall be no discrimination against or segregation of
any person or group of persons on account of race, color, creed, religion, sex, familial status,
marital status, age handicap, national origin or ancestry in the sale, lease, sublease, transfer, use
occupancy, tenure or enjoyment of the Project Site, nor shall the Developer itself or any person
claiming under or through it establish or permit any such practice or practices of discrimination
or segregation with reference to the selection, location, number, use or occupancy of tenants,
lessees, subtenants, sublessees, or vendees of the Project Site. The covenant established in this
Section shall, without regard to technical classification and designation, be binding for the
benefit and in favor of the Authority, its successors and assigns and any successor in interest to
the Project Site or any part thereof. The covenants contained in this Section shall remain for so
long as any amounts due under this Agreement or a tax increment district established for this
Project remains unpaid or outstanding.
SECTION 5.16 Maintenance Covenants. The Developer, and all successors and assigns
in interest to the Developer, shall be obligated to maintain the Project and all improvements and
landscaping situated on the Project Site in a clean and neat condition and in a continuous state of
good repair in accordance with the Code.
ARTICLE VI
REPRESENTATATIONS AND WARRANTIES
SECTION 6.01 Developer Representations and Warranties. The Developer represents
and warrants the following:
A.
The Developer represents that it is a limited liability company duly organized and
existing under the laws of the State of Oklahoma. The Developer is authorized to conduct
business in the State of Oklahoma, and is not in violation of any provisions of its articles of
organization, operating agreement, or any other agreement governing the Developer, or any law
of the State of Oklahoma affecting Developer’s ability to perform under this Agreement.
B.
The Developer’s ability to accomplish the Project with financing assistance from
the Authority has induced the Developer to proceed with the Project, and the Developer hereby
covenants to complete the same and continue to maintain and operate the Project, until the
Certificate of Completion is provided to the Developer from the Authority.
C.
The Developer represents that it has the full power and authority to execute this
Agreement and this Agreement shall constitute a legal, valid and binding obligation of the

Developer in accordance with its terms, and the consent of no other party is required for the
execution and delivery of this Agreement by such Developer or the consummation of the
transactions contemplated hereby, subject to laws relating to bankruptcy, moratorium,
insolvency, or other laws affecting creditor’s rights generally and subject to general principles of
equity.
D.
The Developer represents that the execution and delivery of this Agreement, the
consummation of the transactions contemplated herein, and the fulfillment of or compliance with
the terms and conditions of this Agreement are not prevented or limited by or in conflict with,
and will not result in a breach of, other provisions of its articles of organization, operating
agreement or any other agreement governing the Developer or with any evidence of
indebtedness, mortgages, agreements, or instruments of whatever nature to which the Developer
is a party or by which it may be bound, and will not constitute a default under any of the
foregoing.
E.
To the knowledge of the undersigned representative of the Developer, there is not
currently pending any action, suit, proceeding or investigation, nor, is any such action threatened
which, if adversely determined, would materially adversely affect the Developer or the
Development, or impair the ability of the Developer to carry on its business substantially as now
conducted or result in any substantial liability not adequately covered by insurance.
F.
The Developer warrants that it has not paid or given and will not pay or give any
officer, employee or agent of the City or the Authority any money or other consideration for
obtaining this Agreement. The Developer further represents that, to its best knowledge and
belief, no officer, employee or agent of the City or the Authority who exercises or has exercised
any functions or responsibilities with respect to the Project during his or her tenure, or who is in
a position to participate in a decision making process with regard to the Project, has or will have
any interest, direct or indirect, in any contract or subcontract, or the proceeds thereof, for work to
be performed in connection with the Project, or in any activity, or benefit therefrom, during or
after the term of this Agreement.
G.
All utility services necessary for the development and construction of the Project
are available to the Project Site, including water, storm and sanitary sewer facilities, electric and
gas utilities, and telephone services.
H.
Financial statements of the Developer heretofore delivered to the Authority and
the City are true and correct in all material respects, and fully and accurately present the financial
condition of the Developer on the respective dates thereof. There has been no material adverse
change in the financial condition of the Developer since the date of the latest statement
furnished.
I.
The Project Site is free of all contamination requiring remediation including, but
not limited to, (a) any “hazardous waste,” “underground storage tanks,” “petroleum,” “regulated
substance,” or “used oil” as defined by the Resource Conservation and Recovery Act of 1976, as
amended, or by any regulations promulgated thereunder; (b) any “hazardous substance” as
defined by CERCLA, or by any regulations promulgated thereunder; (c) any substance the

presence of which on, in, or under the Project Site is prohibited by any federal, state, or local
law, rule, regulation, or ordinance similar to those set forth above; and (d) any other substance
which by federal, state, or local law, rule, regulation, or ordinance requires special handling in its
collection, storage, treatment, or disposal.
J.
Neither this Agreement nor any statement or document referred to herein or
delivered by the Developer pursuant to this Agreement contains any untrue statement or omits to
state a material fact necessary to make the statements made herein or therein not misleading.
SECTION 6.02 Authority Representations and Warranties. The Authority represents and
warrants the following:
A.
The Authority is a duly organized and validly existing public trust under the laws
of the State of Oklahoma and as such, is a duly constituted authority of the City and an agency of
the State of Oklahoma.
B.
The Authority is fully empowered to enter into this Agreement and to perform the
transactions contemplated thereby and generally to carry out its obligations hereunder and
thereunder. The Authority has duly authorized its Chair, or in the Chair’s absence, its ViceChair, to execute and deliver this Agreement and all other documentation required to
consummate the transaction contemplated herein on behalf of the Authority.
C.
The performance by the Authority under this Agreement will not violate any
provision or constitute a default under any indenture, agreement, or instrument to which the
Authority is currently bound or by which it is affected.
D.
To the knowledge of the undersigned officer of the Authority, there is no action,
suit, proceeding or inquiry at law or in equity pending or threatened, affecting the Authority
wherein any unfavorable decision, ruling or finding would materially adversely affect the
Authority’s ability to perform under this Agreement or under any other instrument pertinent to
the transaction contemplated herein to which the Authority is a party.
ARTICLE VII
EVENTS OF DEFAULT AND REMEDIES
SECTION 7.01 Events of Default. The following shall constitute Events of Default
hereunder and under each of the instruments executed pursuant to this Agreement:
A.
Default by the Developer in the performance or observance of any covenant
contained in this Agreement, any instrument executed pursuant to this Agreement, or under the
terms of any other instrument delivered to the Authority in connection with this Agreement,
including, without limitation, the falsity or breach of any representation, warranty or covenant;
B.
Material variance from the approved Development Plans and Specifications
without prior written consent of the City with regard to any of the materials, machinery, or

equipment acquired in connection with the Project or the appurtenances thereto, or any other
material variance from the Development Plans and Specifications;
C.
Any representation, statement, certificate, schedule or report made or furnished to
the Authority by the Developer with respect to the matters and transactions covered by this
Agreement which proves to be false or erroneous in any material respect at the time of its
making or any warranty of a continuing nature which ceases to be complied with in any material
respect and the Developer fails to take or cause to be taken corrective measures satisfactory to
the Authority within 30 days after written notice by the Authority; or
D.
The initiation of bankruptcy or receivership proceedings by or against the
Developer and the pendency of such proceedings for 60 days.
SECTION 7.02 Remedies. The Authority will provide the Developer with notice and 30
days opportunity to cure any Event of Default described in Section 7.01. Upon the Developer’s
failure to commence and diligently pursue the cure within such 30-day period, the Authority
may, at its option, declare the Authority shall be entitled to proceed simultaneously or selectively
and successively to enforce its rights under this Agreement and any of the instruments executed
pursuant to the terms hereof, of any one or all of them.
SECTION 7.03 Termination.
A.
In the event that the City unreasonably fails to approve the Development Plans and
Specifications, and, if any such default or failure shall not be cured within 30 days after the date of
written demand by the Developer, then this Agreement, or the relevant portion thereof, may, at the
option of the Developer, be terminated by written notice thereof to the Authority, and, neither the
Authority, nor the Developer shall have any further rights against or liability to the others under this
Agreement with respect to the terminated portion thereof.
B.
In the event that the Developer fails to submit the Development Plans and
Specifications to the City, or the Developer fails to obtain evidence of financing capacity
satisfactory to the Authority, and, if any default or failure shall not be cured within 30 days after the
date of written demand by the Authority, then this Agreement, or the relevant portion thereof, may,
at the option of the Authority, be terminated by written notice thereof to the Developer, and, neither
the Authority nor the Developer shall have any further rights against or liability to the others under
this Agreement with respect to the terminated portion thereof.
SECTION 7.04 Completion by the Authority. If an Event of Default occurs prior to the
completion of construction of the Project, the Authority shall have the right, but shall not be
bound, to complete the Project according to the approved Development Plans and Specifications.
In the event the Authority elects to so complete the Project, the execution of this Agreement shall
be deemed to be an appointment by the Developer of the Authority as its true and lawful
attorney-in-fact with the full power of substitution to complete, or cause to be completed, the
Project in the Developer’s name and shall empower the Authority as follows:

A.
To use any funds of the Developer in the manner called for by the Development
Plans and Specifications;
B.
To make minor changes and corrections in the Development Plans and
Specifications as shall be deemed necessary or desirable by the Authority; provided, however,
that such changes do not increase project costs more than 5% determined on a cumulative basis;
C.
required;

To employ such contractors, subcontractors, agents, and inspectors as shall be

D.
To pay, settle or compromise all existing bills and claims which are or may be
liens against the property constituting a portion of the Project Site or any part thereof or may be
necessary or desirable for completion of the work or obtaining clear title;
E.
To execute all applications and certificates in the Developer’s name, which may
be required by any contract relating to the Project; and
F.
To do any and every act with respect to the Project which the Developer may do
on its own behalf.
It is understood and agreed that this power of attorney shall be deemed to be a power coupled
with an interest which cannot be revoked. The Authority, as the Developer’s attorney-in-fact,
shall also have the power to prosecute and defend all actions or proceedings in connection with
the Project and to take such action and require such performance as the Authority deems
necessary. The cost of said completion, including an amount equal to 10% of such cost for the
Authority’s services in connection with such completion, shall be paid to the Authority by the
Developer.
SECTION 7.05 Enforced Delay; Extension of Times of Performance.
A.
In addition to specific provisions of this Agreement, performance by either party
hereunder shall not be deemed to be in default, and all performance and other dates specified in
this Agreement shall be extended, where the party seeking the extension has acted diligently and
delays or defaults are due to events beyond the reasonable control of the party such as but not
limited to: default of other party; war; insurrection; strikes; lockouts; riots; floods; earthquakes;
fires; casualties; acts of God; acts of the public enemy; epidemics; quarantine restrictions; freight
embargoes; invasion, lack of transportation; litigation; unusually severe weather; or any other
causes beyond the control or without the fault of the party claiming an extension of time to
perform.
B.
Times of performance under this Agreement may also be extended in writing by
the mutual agreement of the Authority and the Developer.
SECTION 7.06 Non-liability of Officials, Employees, and Agents of the Authority. No
official, employee or agent of the Authority shall be personally liable to the Developer, or any

successor in interest, pursuant to the provisions of this Agreement, for any default or breach by
the Authority.
ARTICLE VIII
MISCELLANEOUS
SECTION 8.01 Authority’s Obligations Limited. Nothing in this Agreement is intended
to require or obligate nor shall anything herein be interpreted to require or obligate the Authority
to provide, apply or make any payment or advance from any revenue or funds coming into its
hands other than the funds derived from Increment District No. 8 and in the manner provided in
this Agreement.
SECTION 8.02 Notices. Any notices or other communications required or permitted
hereunder shall be sufficiently given if delivered personally or sent by registered or certified
mail, postage prepaid, return receipt requested and addressed as set forth below or to such other
address as the party concerned may substitute by written notice to the other. All notices shall be
deemed received within three days (excluding Saturdays, Sundays and holidays recognized by
national banking associations) after being mailed:
To the Authority:

Owasso Public Works Authority
200 S. Main Street
Owasso, Oklahoma 74055
Attn: Warren Lehr, Manager

To the Developer:

5th Ave Business Park, LLC
2300 E. 14th Street, Suite 301
Tulsa, Oklahoma 74104
Attn: Tracy Dean West

SECTION 8.03 Amendment. This Agreement may not be amended or modified in any
way, except by an instrument in writing executed by both parties hereto and approved in writing
by the Developer and the Authority.
SECTION 8.04 Non-Waiver; Cumulative Remedies. No failure on the part of the
Authority to exercise and no delay in exercising any right hereunder shall operate as a waiver
thereof, nor shall any single or partial exercise by the Authority of any right hereunder preclude
any other or further right thereof. The remedies herein provided are cumulative and not
alternative.
SECTION 8.05 Assignment. This Agreement shall not be assignable by the Developer
without the prior written consent of the Authority. The rights and benefits under this Agreement
may be assigned by the Authority.

SECTION 8.06 Applicable Law. This Agreement and the documents issued and executed
hereunder shall be deemed to be a contract made under the laws of the State of Oklahoma and
shall not be construed to constitute the Authority as a joint venturer with the Developer or to
constitute a partnership among the parties.
SECTION 8.07 Descriptive Headings. The descriptive headings of the articles and
sections of this Agreement are for convenience only and shall not be used in the construction of
the terms hereof.
SECTION 8.08 Integrated Agreement. This Agreement constitutes the entire agreement
between the parties hereto, and there are no agreements, understandings, warranties, or
representations between the parties regarding the financing of the Project other than those set
forth herein.
SECTION 8.09 Time of Essence. Time is of the essence in the performance of this
Agreement.
SECTION 8.10 Binding Effect. This Agreement shall be binding upon and inure to the
benefit of the parties hereto and their respective successors, legal representatives, and assigns.
SECTION 8.11 Right to Defend. The Authority shall have the right, but not the
obligation, with benefit of counsel selected by the Authority, all at the Developer’s expense, to
commence, appear in or defend any action or proceeding purporting to affect the rights or duties
of the parties hereunder, and in connection therewith, if the Developer fails to so commence,
appear in or defend any such action or proceeding, except in a suit between the Developer and
the Authority, in which case the prevailing party shall be entitled to such fees and expenses as a
part of any judgment obtained.
SECTION 8.12 Trustees’ Disclaimer. This instrument is executed by the Trustees or
officers or both of the Authority in their official capacities as such Trustees or officers. By the
execution hereof all parties agree that, for the payment of any claim or the performance of any
obligations hereunder, resort shall be had solely to the specific assets of the Authority described
herein and no Trustee or officer of the Authority shall be held personally liable therefore. In this
regard, specific reference is made to Section 179 of the Public Trust Act and to the Trust
Indenture dated as of the 10th day of January, 1973, pursuant to which the Authority was created,
a copy of which is of record in the office of the Authority.
SECTION 8.13 Counterparts. This Agreement may be executed in several counterparts,
and all such executed counterparts shall constitute the same Agreement. It shall be necessary to
account for only one such counterpart in proving this Agreement.
SECTION 8.13 Construction of this Agreement. The parties acknowledge that the parties
and their counsel have reviewed and revised this Agreement and that the normal rule of
construction to the effect that any ambiguities are to be resolved against the drafting party shall
not be employed in the interpretation of this Agreement or any exhibits or amendments hereto.

IN WITNESS WHEREOF, the Developer and the Authority have caused this Agreement
to be duly executed this ___ day of July, 2022.
OWASSO PUBLIC WORKS AUTHORITY
By:
(SEAL)
ATTEST:
By:

Kelly Lewis, Chair

Secretary
5TH AVE BUSINESS PARK, LLC
By:

Tracy Dean West, Authorized Member

ACKNOWELDGEMENTS
STATE OF OKLAHOMA
COUNTY OF TULSA

)
)SS:
)

The foregoing instrument was acknowledged before me this _____ day of July, 2022, by
Kelly Lewis, Chair of the Owasso Public Works Authority, a public trust, on behalf of the Trust.
IN WITNESS WHEREOF, I have hereunto set my hand and affixed my notarial seal the
date and year first above written.
_________________________________
Notary Public
(Notary Seal)

STATE OF OKLAHOMA
COUNTY OF TULSA

)
)SS:
)

The foregoing instrument was acknowledged before me this _____ day of July, 2022, by
Tracy Dean West, Authorized Member of 5th Ave Business Park, LLC, on behalf of 5th Ave
Business Park, LLC.
IN WITNESS WHEREOF, I have hereunto set my hand and affixed my notarial seal the
date and year first above written.
_________________________________
Notary Public
(Notary Seal)

EXHIBIT 1
Location, Legal Description, and Map of the Project Site
Address:

7102 N. Owasso Expy.

Legal Description:

A TRACT OF LAND IN THE SOUTHEAST QUARTER OF THE
NORTHEAST QUARTER (SE/4 NE/4) OF SECTION THIRTY-ONE
(31) IN TOWNSHIP TWENTY-ONE (21) NORTH AND RANGE
FOURTEEN (14) EAST OF THE INDIAN BASE AND MERIDIAN
(I.B.&M.), ACCORDING TO THE U.S. GOVERNMENT SURVEY,
THEREOF, TULSA COUNTY, STATE OF OKLAHOMA; BEING
MORE
PARTICULARLY
DESCRIBED
AS
FOLLOWS:
COMMENCING AT THE SE CORNER OF THE NE/4 OF SEC. 31, T21-N, R-14-E, I.B.&M.; THENCE S88º53’41”W ALONG THE SOUTH
LINE OF SAID NE/4 A DISTANCE OF 145.20 FEET TO THE POINT
OF BEGINNING BEING ON THE PRESENT RIGHT-OF-WAY OF
U.S. HIGHWAY 169; THENCE S88º53’41”W ALONG THE SOUTH
LINE OF SAID NE/4 A DISTANCE OF 581.59 FEET; THENCE
N01º56’57”W A DISTANCE OF 775.29 FEET TO THE PRESENT
RIGHT-OF-WAY OF EAST 5TH AVENUE; THENCE N88º03’03”E
ALONG THE PRESENT RIGHT-OF-WAY OF EAST 5TH AVENUE A
DISTANCE OF 590.01 FEET TO SAID PRESENT HIGHWAY RIGHTOF-WAY; THENCE S01º19’45”E ALONG SAID PRESENT
HIGHWAY RIGHT-OF-WAY A DISTANCE OF 783.91 FEET TO THE
POINT OF BEGINNING. SAID TRACT OF LAND CONTAINING
456,670.60 SQUARE FEET OR 10.484 ACRES, MORE OR LESS.

After Recording, Return To:
Owasso Public Works Authority
200 S. Main Street
Owasso, Oklahoma 74055
Attn: Warren Lehr, Manager

Covenant Agreement
This Covenant Agreement (“Covenant Agreement”) is made effective as of
_____________, 2022, by and between the Owasso Public Works Authority, an Oklahoma public
trust (“OPWA”), and 5th Ave Business Park, LLC, an Oklahoma limited liability company
(“Owner”), with reference to the following:
A.
OPWA and the Owner have entered into a Development and Financing Agreement,
dated ____________, 2022 (“Agreement”), which details the understanding of the parties related
to the development of the Owner’s property located generally at 7102 North Owasso Expressway,
and more particularly described on Exhibit 1 to this Covenant Agreement (“Property”).
B.
The Owner is developing the Property as a mixed-use, retail / flex-space project
containing approximately 64,800 square feet of retail/flex space buildings and associated parking,
access, and necessary public improvements (“Project”).
C.
The City Council of the City of Owasso (“City”) has approved and adopted the
Owasso Redbud District Project Plan (“Project Plan”), creating and establishing Increment
District No. 1, the City of Owasso (“Increment District”).
D.
Pursuant to the Agreement, OPWA has agreed to provide certain financial
assistance to support the redevelopment of the Property, and Owner has agreed to make a payment
of ad valorem taxes in an annual minimum amount for the duration of the Increment District.
E.
Accordingly, Owner has agreed that a recordable instrument would include a
covenant running with the land providing that the Owner and any successors in interest of the
Property will pay or cause to be paid a minimum annual amount of ad valorem taxes on the
Property and taxable personal property during the Minimum Annual Payment Period (as defined
below).
The parties hereby agree and covenant as follows:
1.
Imposition of Covenants. This Covenant Agreement is made concurrently with
and as consideration for the execution and delivery of the Agreement. This Covenant Agreement
imposes the covenants herein on the Property. Pursuant to Section 4.03 of the Agreement, the
Owner hereby binds itself and its successors and assigns to the covenants herein, which shall
continue in effect for the duration of the Increment District.

2.
Minimum Annual Payment. Commencing on January 1, 2023, the Property shall
be subject to a minimum annual ad valorem payment (whether classified, in whole or in part, as a
tax payment or an in lieu of payment) obligation in the amount of not less than $70,000.00 for the
first year in which the minimum ad valorem tax payment is payable as set forth herein (the
“Minimum Annual Payment”), which shall continue in effect for each year thereafter through the
duration of the Increment District (the “Minimum Annual Payment Period”).
3.
Obligation to Pay Minimum Annual Payment. Subject to Section 8 of this
Covenant Agreement, during the Minimum Annual Payment Period, the Owner of the Property
(and any successors in interest) will pay not less than the Minimum Annual Payment of ad valorem
taxes (or will make a payment in lieu of taxes in the Minimum Annual Payment amount). During
the Minimum Annual Payment Period, if the county assessment ratios, levy rates, or taxable
assessed values that are in effect for any subsequent fiscal year prior to the termination of the
Increment District result in an ad valorem tax liability that is less than the Minimum Annual
Payment amount, the Owner of the Property (and any successors in interest) shall, in addition to
paying ad valorem taxes on the property based on the county assessment ratios, levy rates, and
taxable assessed values then in effect, make a payment in lieu of ad valorem taxes in the amount of
the difference between (i) the ad valorem tax calculation then in effect, and (ii) the Minimum
Annual Payment amount.
4.
Payments in Lieu of Ad Valorem Taxes. During the Minimum Annual Payment
Period, if all or a portion of the Property is exempt from ad valorem taxes (whether resulting from
ownership of such real or personal property by a public or private tax-exempt entity or a lease or
sublease of such property to a public or private tax-exempt entity), the Owner of the Property (and
any successors in interest) shall make (or cause to be made) payments in lieu of ad valorem taxes
with respect to the real property and/or personal property to which such exemption applies,
commencing in any year in which such ad valorem tax exemption is in effect and terminating upon
the first to occur of termination of such ad valorem tax exemption or termination of the Increment
District.
5.
Lien Securing Minimum Annual Payment Obligations. The Minimum Annual
Payment obligations of the Property pursuant to the covenants in this Covenant Agreement are
secured by a lien (or liens) on the Property in favor of Tulsa County, Oklahoma (“County”) for the
benefit of the apportionment fund of the Increment District arising annually at the same time, in
the same manner, having the same priority, and subject to the same enforcement and remedies as
liens to secure the annual payments of other ad valorem taxes, which lien or liens may also be
evidenced by written notice executed by or on behalf of the County, OPWA, or the duly authorized
designee of OPWA and filed in the records of the County Clerk of Tulsa County, and which lien or
liens may also be enforced by the County, OPWA, or on its behalf by its authorized designee by
foreclosure in the same manner as foreclosure of a mortgage.
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6.
Covenants Running with the Land. The covenants in this Covenant Agreement
shall run with the land described herein as the Property. The County, OPWA, and the City shall
each be deemed a beneficiary of the covenants in this Covenant Agreement, and such covenants
shall run in favor of the County, OPWA, and the City for the entire period during which such
covenants shall be in force and effect. As such beneficiaries, in the event of any breach of such
covenants, the County (or OPWA and the City, if the County does not elect to exercise its rights
and remedies) shall have the right to exercise all the rights and remedies, and to maintain any
actions at law or suits in equity or other proper proceedings to enforce the curing of such breach, to
which beneficiaries of such covenant may be entitled; provided, however, that in all such events,
OPWA, and/or the City, as applicable, shall be required to provide notice of any such breach to all
lienholders of record at such notice address as is provided in such record document prior to the
exercise of any of its rights and remedies hereunder; further provided, however, that the failure to
provide such notice shall not prevent the exercise of any of its rights and remedies hereunder.
7.
Timing of Minimum Annual Payment.
The Minimum Annual Payment shall
be made by March 31 of each year to the Tulsa County Treasurer.
8.
No Personal Liability; Right to Dispute Any Tax Increases. In no event shall the
covenants in this Covenant Agreement constitute a personal liability of the Owner (or its
respective successors and assigns), nor will the Owner of the Property (or any successors in
interest of any portion of the Property) be prevented from disputing any proposed increased ad
valorem taxes that may be in excess of the Minimum Annual Payment amount. In the event of a
default in payment of the Minimum Annual Payment obligation, the beneficiaries of the Minimum
Annual Payment pursuant to this Covenant Agreement shall look exclusively to the Property for
satisfaction thereof and shall not seek or obtain a personal judgment against the Owner or its
respective successors or assigns.
9.
Termination of Ad Valorem Tax Covenants. The covenants in this Covenant
Agreement shall terminate upon the termination or dissolution of the Increment District, and, upon
such termination or dissolution of the Increment District, shall be extinguished and of no further
force and effect.
The parties have executed and delivered this Covenant Agreement as of the day and year
first above written.
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OWASSO PUBLIC WORKS AUTHORITY, an
Oklahoma public trust
By: ____________________________________
Kelly Lewis, Chair

ACKNOWLEDGEMENT
STATE OF OKLAHOMA,
COUNTY OF TULSA.

)
) ss.
)

Before me, a Notary Public in and for said State, on this _____ day of July, 2022,
personally appeared Kelly Lewis, to me known to be the identical person who subscribed the name
of the Owasso Public Works Authority to the foregoing instrument as its Chair and acknowledged
to me that she executed the same as her free and voluntary act and deed, and as the free and
voluntary act and deed of such public body corporate, for the uses and purposes therein set forth.
WITNESS my hand and official seal the day and year last above written.
____________________________________________
My Commission expires:
(Seal)
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5TH AVE BUSINESS PARK, LLC, an Oklahoma
limited liability company
By:

_______________________________
Tracy Dean West, Authorized Member

ACKNOWLEDGEMENT
STATE OF OKLAHOMA,
COUNTY OF TULSA.

)
) ss.
)

Before me, a Notary Public in and for said State, on this _____ day of July, 2022,
personally appeared Tracy Dean West, to me known to be the identical person who subscribed the
name of 5th Ave Business Park, LLC, to the foregoing instrument as the Authorized Member of
5th Ave Business Park, LLC, and acknowledged to me that he executed the same as his free and
voluntary act and deed, and as the free and voluntary act and deed of such limited liability
company, for the uses and purposes therein set forth.
WITNESS my hand and official seal the day and year last above written.
_____________________________________________
My Commission expires:
(Seal)

5

EXHIBIT 1
Legal Description of the Property
A TRACT OF LAND IN THE SOUTHEAST QUARTER OF THE NORTHEAST QUARTER
(SE/4 NE/4) OF SECTION THIRTY-ONE (31) IN TOWNSHIP TWENTY-ONE (21) NORTH
AND RANGE FOURTEEN (14) EAST OF THE INDIAN BASE AND MERIDIAN (I.B.&M.),
ACCORDING TO THE U.S. GOVERNMENT SURVEY, THEREOF, TULSA COUNTY,
STATE OF OKLAHOMA; BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:
COMMENCING AT THE SE CORNER OF THE NE/4 OF SEC. 31, T-21-N, R-14-E, I.B.&M.;
THENCE S88º53’41”W ALONG THE SOUTH LINE OF SAID NE/4 A DISTANCE OF 145.20
FEET TO THE POINT OF BEGINNING BEING ON THE PRESENT RIGHT-OF-WAY OF
U.S. HIGHWAY 169; THENCE S88º53’41”W ALONG THE SOUTH LINE OF SAID NE/4 A
DISTANCE OF 581.59 FEET; THENCE N01º56’57”W A DISTANCE OF 775.29 FEET TO
THE PRESENT RIGHT-OF-WAY OF EAST 5TH AVENUE; THENCE N88º03’03”E ALONG
THE PRESENT RIGHT-OF-WAY OF EAST 5TH AVENUE A DISTANCE OF 590.01 FEET
TO SAID PRESENT HIGHWAY RIGHT-OF-WAY; THENCE S01º19’45”E ALONG SAID
PRESENT HIGHWAY RIGHT-OF-WAY A DISTANCE OF 783.91 FEET TO THE POINT OF
BEGINNING. SAID TRACT OF LAND CONTAINING 456,670.60 SQUARE FEET OR 10.484
ACRES, MORE OR LESS.
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