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A Proposal to the City of Stillwater, Oklahoma 

To Conduct a Form-Based Code Audit,  

Identify Public Realm Financing Options, and  

Assess the Market for Development  

in the Corridor Redevelopment District 

 

BACKGROUND 

In June 2012, the Stillwater City Council adopted the Corridor Redevelopment Plan (CRP) to, “… 

encourage innovative development and re-development in the area immediately south and east of 

the Oklahoma State University Main Campus.” The primary goal of the Corridor Redevelopment 

Plan is to, “…strengthen the residential, employment, public and commercial components of the 

area through the improvement of existing utilities and facilities and to induce the redevelopment of 

existing deteriorated, underutilized, and vacant buildings and sites for new and/or improved uses.”   

 

The CRP states that the development intent of the Plan is to: 

 

• Encourage people-watching. 

• Create year-round use. 

• Provide diverse cultural, entertainment, shopping, and living opportunities. 

• Facilitate programming venues for the community at large. 

• Incorporate a rich landscape. 

• Site buildings to define outdoor rooms. 

• Encourage a mix of cultural, retail, dining, and gallery uses. 

• Encourage mixed-use residential with commercial/office spaces. 

 

The CRP goes into detail regarding future land use, the types of residential, commercial, and mixed-

use development envisioned; the desired urban form – facades, signage, pedestrian orientation, 

screening – and the public realm – landscaping, public parks and lighting; and it sets goals for 

parking and wayfinding signage. The enabling language for the Corridor Redevelopment Plan calls 

for a form-based code, “as an appropriate means to create a built environment that achieves the 

vision of the Plan.” 

 

In July of 2015, the City adopted a Form-Based Code for the Corridor Redevelopment District 

(CRD). The Code is transect-based and was drafted by in-house staff, using the SmartCode 

template. The Code was amended in 2016, 2017, and most recently in 2019.   
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TASKS 

Based on discussions with Stillwater staff and reviews of the Corridor Redevelopment Plan, the 

current form-based code for the Corridor Redevelopment District, and meeting minutes from City 

Council meetings, the FBCI-SGA Team will undertake the following tasks: 

I. Kick-Off Call with Stillwater Staff  
 
The full project Team will hold an introductory call with key Stillwater staff to review the 

project objectives, Scope of Work, timeframe, and expected outcomes of the 

assignment. This kick-off call will also present the opportunity to discuss the staff 

priorities, what the project team will need from the staff and any outstanding questions 

regarding objectives, scope and timing. 

 
The project team will conduct an in-depth review of the Stillwater Corridor 

Redevelopment Plan, relevant minutes from Planning Commission and City Council 

meetings, and other documents to develop a complete understanding of the vision, 

goals and objectives of the Plan. 

 

II. Conduct Virtual Site Visit to Meet with Stakeholders and Visually Assess 

Development in the Corridor Redevelopment District  
 

The project team will conduct a series of virtual “site visits” to meet with key stakeholder 

groups. The purpose of these meetings will be to better understand each groups’ 

perspective on: 1) the vision for the Corridor Redevelopment District; 2) views on 

development under the form-based code to date and how it compares to their vision for 

the area; 3) what aspects of the current code they believe is working well; 4) challenges 

they see with the structure, administration, and resulting development of the current 

code; and 5) ways that they believe the structure, administration, and outcomes could 

be improved. Stillwater staff will identify the following stakeholders to be interviewed:  

planning staff, developers, elected officials, architects, and other designers who have 

worked with the code. 

 

The ultimate test of any code is the development that occurs once it is in place. In the 

five years since the CRD was enacted, there has been significant development activity 

in the District. However, there is concern among some of the members of the Stillwater 

City Council that projects in the Corridor are not consistent with the vision for the 

Corridor Redevelopment District and that the form-based code may need revision. 

Members of the project team will work with Stillwater planning staff to carefully study 

and photo document development in the District—both development before the code 

and since the code was developed—to better understand how the code is administered 

and what kinds of revisions might be needed. 
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III. Conduct Initial Review of CRD Plan and FBC to Clarify Vision and Intention for 

Build-out 
 

Once the intentions of the plan and stakeholder perspectives on the code are clarified, 

the project team will clarify the vision/intentions for ultimate build-out of the area and 

discuss transitions in time (phasing strategies) and space (potential plan overlays for 

scale and character transitions), which will inform the recommendations for modifying 

the regulating plan, modifying the two existing zones, and possibly adding one or more 

additional zones or overlays. 

 

IV. Conduct Audit of Form-Based Code 

 
Based on findings from Tasks I – III, the project team will conduct a line-by-line 

assessment of the current FBC to provide detailed recommendations for Code 

refinements. If appropriate, this would include diagrams recommending refinements to 

the regulating plan and outlines of any recommended additional zones or topics, as well 

as specific suggestions for edits to the existing Code. 

 

V. Conduct a Market Study for Multi-Family Housing  

 
The project team will conduct a formal market study on the multifamily housing market 

in Corridor Redevelopment District. The team will collect both quantitative – economic 

and demographic—and qualitative data to inform the study.  Data collected will include 

information on: construction activity, employment, major employers, job growth, median 

household income, population, population growth, and age of existing residents. The 

project team also will evaluate existing and planned inventories of the area as an 

indication of current supply and potential future demand for multifamily housing in the 

area. Results of the study will be documented in the Final Report.  Members of the 

project team have many years of expertise in market studies.  As a result of our 

expertise and experience, SGA partner communities have been successful in identifying 

their market strengths and weaknesses and can now make informed decisions 

regarding future land use, zoning, and development. 

VI. Explore Options for Funding the Public Realm and Infrastructure Improvements  

 
The project team will conduct an evaluation of public financing options for Stillwater, 

OK. SGA will evaluate examples of other Oklahoma localities, as well as peer cities 

throughout the country, to document best practices and recommendations for 

Stillwater. The project team will evaluate Stillwater’s existing Tax Increment Financing 

(TIF) District, assess its effectiveness based on its stated purpose, and recommend 

adjustments and alternatives, as necessary.  
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Additionally, the project team will explore options for tax funding mechanisms, which are 

legal under existing Oklahoma law. The project team will work closely with the Stillwater 

City Attorney, for guidance on Oklahoma law governing municipalities. Our 

assessments and recommendations will be based on this guidance, as well as what 

local stakeholders in other cities inform the project team, regarding legal options. 

Recommendations for options to fund public realm and infrastructure improvements in 

the Corridor Redevelopment District, and how to implement will be documented in the 

Final Report. 

 

DELIVERABLES 

 

Final Report 

The findings and recommendations from the tasks described above will be presented in a Final 

Report. This Final Report will include the following sections: 

I. Executive Summary 

II. Background and Description of the Assignment 

III. Summary of Stakeholder Interviews and Visual Assessment 

IV. Clarification of Intent and Vision for Corridor Redevelopment Area 

V. Form-Based Code Audit 

VI. Findings and Recommendations for Financing Public Realm and Infrastructure 

Improvements 

VII. Market Study for Multi-Family Housing 

VIII. Conclusions 

As each section of the Final Report is completed, a preliminary draft will be submitted to the 

Stillwater staff for review and feedback. Project team members will meet with staff, by phone, on an 

as needed basis to discuss these drafts. The format for the Final Report will be guided by Stillwater 

staff and may consist of a single report, or separate reports, by section.  

Final Presentation 

At the option of the Stillwater staff, members of the project team will make a second site visit to 

Stillwater to present the findings and recommendations of the study to staff, the City Council and 

other interested stakeholders. 

PRELIMINARY TIMETABLE 

The project is estimated to take approximately six months to complete, after the contract is 

executed.  Actual timing will depend, in part of the timing of feedback received from Stillwater staff. 

Month One   Kick-Off Call with Stillwater staff 

Month Two   Virtual “Site Visit” to Stillwater 
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Month Three Draft summary of stakeholder interviews and virtual visual  

assessment  

Month Four Draft of Multi-Family Market Study  

 Draft of Clarification of Intention and Vision for the Corridor 

Redevelopment Area 

Month Five Draft of Financing Options and Code Audit delivered 

Month Six Final Report delivered 

BUDGET 

The total budget for the project is $94,550, not including a site visit, at the conclusion of the project, 

to present the findings and recommendations. This includes $73,500 in fees and an estimated 

$21,200 in expenses. The site visit at the conclusion of the project would be an additional $14,300, 

and will only occur if both the City and the consultant agree that it is safe and prudent to travel. 

Expenses can be included as part of the total fixed fee, or on a reimbursable/not to exceed basis. A 

breakdown of the budget by task is attached. 

 

KEY FIRMS AND PERSONNEL 

The project team is composed of the Form-Based Codes Institute and the Economic Development 

Team at Smart Growth America.  Sargent Town Planning will provide technical support on the 

review and analysis of the Corridor Redevelopment Plan and the existing form-based code and will 

conduct the in-depth audit and provide recommended changes, as needed, for the code. 

THE FORM-BASED CODES INSTITUTE AT SMART GROWTH AMERICA 

The Form-Based Codes Institute was created in 2005 to advance the understanding and adoption 

of form-based codes.  Today, as a program of Smart Growth America, FBCI promotes the adoption 

of form-based standards to create livable places, healthy people and shared prosperity.  

Marta Goldsmith (Project Manager) is Director of the Form-Based Codes Institute where she 

oversees all programming, including technical assistance, educational curriculum, and the annual 

Richard H. Driehaus Form-Based Code Award program. Prior to joining Smart Growth America, Ms. 

Goldsmith was Senior Vice President and Chief Operating Officer at LRG, Inc. a public affairs and 

nonprofit management firm. Ms. Goldsmith has served as Senior Adviser to the Commissioner of 

the Public Buildings Service, GSA and Chief Operating Officer of the Institute for Transportation and 

Development Policy, a global NGO that advises cities in emerging economies on sustainable 

transport and urban development projects. She was a senior vice president at the Urban Land 

Institute, where she was responsible for a wide range of programs, including land use policy 

research and publications, advisory services, community outreach, international programs and 

fundraising; and served as Executive Director of the Southern Governors Association and Special 

Assistant to the Governor of Florida. She has taught planning courses at the University of Virginia 
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and was selected as a W.K. Kellogg National Leadership Fellow.  Marta earned her master’s degree 

in City Planning from Harvard University and a BSc in Sociology from Indiana University. 

 

THE ECONOMIC DEVELOPMENT TEAM AT SMART GROWTH AMERICA 

The SGA Economic Development Team, through technical assistance, advocacy and thought 

leadership, works to create an economy that fully recognizes and acts upon the social, economic, 

environmental, and quality of life benefits and costs of different development patterns, especially 

those associated with inclusive walkable neighborhoods, communities, towns, and cities, to ensure 

that the smart growth vision is fully realized with inclusiveness and opportunity for all.  

Chris Zimmerman (Vice President for Economic Development): Christopher Zimmerman is SGA’s 

Vice President for Economic Development, and Director of the Governors’ Institute on Community 

Design. An economist by training, Chris leads SGA’s FTA-funded Transit-Oriented Development 

Technical Assistance program, and oversees the downtown revitalization program, which provides 

training and technical assistance to local officials. Prior to joining SGA, Chris was intimately involved 

in planning, development, housing, and transportation policy for an urban municipality widely 

recognized as one of the leading models for smart growth and TOD in the U.S., through his work as 

an elected official in Arlington County, Virginia. During his 18 years as a member of the Arlington 

County Board, Chris served on many regional transportation bodies, including 13 years on the 

WMATA Board of Directors, and 15 years on the Transportation Planning Board for the National 

Capital Region. 

Jeri Mintzer (Deputy Director for Economic Development): Jeri Mintzer is the Deputy Director on 

the Economic Development Team, overseeing its programs and operation. She previously 

managed the Governors’ Institute on Community Design, working with over 20 state agencies and 

governors' cabinets to deliver workshops on smart growth principles, transportation reform, 

economic development, and more. Jeri has worked on advocacy campaigns, communications, 

grant management, and the National Sustainable Communities Learning Network. In addition, she 

provides support to Governor Parris Glendening in his speaking engagements across the country 

on smart growth. 

Michael Rodriguez (Director of Research): Michael conducts and oversees quantitative and 

qualitative research through SGA’s many research initiatives. His expertise is in fiscal and economic 

impacts of transportation and infrastructure projects, especially with regard to smart growth and 

walkability. Michael is co-author of “Foot Traffic Ahead 2016,” a statistical survey of walkable 

urbanism in the U.S.; econometric research on the economic and fiscal impacts of catalytic 

development in Downtown Detroit; and “WalkUP, Wake-Up: NY Metro,” a study of walkability in 

metropolitan New York and part of the Fourth Regional Plan. Prior to joining SGA, Michael had 

extensive private sector experience in transportation and economics consulting with various 

nationally leading firms, having written reports on major projects such as California High Speed Rail, 

pedestrian station access impacts for WMATA, and several successful TIGER grants. 

Jordan Howard (Economic Development Specialist): Jordan Howard is an Economic Development 

Specialist for SGA’s economic development team. He provides technical assistance, advocacy, and 

quantitative analysis for projects relating to economic & fiscal health, transit-oriented development, 

land use and transportation interactions, and market analysis. Prior to joining SGA, Jordan served 

as a real estate analyst for Novogradac and Company, LLP where he completed various market 
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studies and analysis for multifamily developments utilizing the Low Income Housing Tax Credit 

(LIHTC). He received his Master’s in City and Regional Planning from the Georgia Institute of 

Technology in Atlanta. Jordan graduated from the College of Charleston with a degree in Political 

Science. 

Becca Buthe (Economic Development Research Analyst): Becca Buthe is a Research Analyst for 

Smart Growth America’s economic development team. She conducts quantitative and spatial 

analysis using R and GIS and provides technical assistance for projects relating to economic 

development, land use, and transportation. Prior to joining Smart Growth America, she worked as a 

researcher for an international humanitarian organization in the Middle East. During this time, she 

worked to address challenges facing various refugee and internally displaced populations. Becca 

holds a bachelor’s degree in Civil Engineering from Rice University and a master’s degree in Urban 

and Regional Planning from the University of Colorado Denver.  

Martina Guglielmone (Economic Development Program Associate): Martina is an Economic 

Development Associate at Smart Growth America. She provides research and programmatic 

support for SGA’s economic development-related efforts, including transit-oriented development 

(TOD) technical assistance, downtown revitalization, and other place-based development 

initiatives. Prior to joining SGA, Martina served as a Research Fellow at Environic Foundation 

International, where she investigated environmental policy in Latin America’s Southern Cone 

countries and evaluated the design and implementation of Life Cycle Thinking initiatives in the 

public and private sectors. She is co-founder of Open Americas, a platform for sharing research 

that engages with sociopolitical issues facing the Western Hemisphere. 

 

SARGENT TOWN PLANNING 

For over 25 years Sargent Town Planning has been a leader and innovator in planning, designing 

and implementing sustainable, human-scale, pedestrian- and transit-oriented mixed-use places of 

unique local character and high and enduring value.  Throughout that time the firm has assisted 

dozens of communities in preparing vision plans and implementing form-based development codes 

for downtowns, corridors and transit-oriented development at all scales, from small towns to major 

metropolitan centers, and walkable neighborhood plans of all types, from greenfield to brownfield to 

revitalization of economically disadvantages communities to conservation of historic character in 

very privileged historic neighborhoods.   

For over a quarter century, STP has continuously innovated in techniques for analyzing and 

illustrating existing urban patterns and contexts, illustrating the possibilities for change, analyzing 

the potential for infill development that builds new economic value while respecting local contexts, 

and preparing form-based, vision-based development codes to predictably deliver the community’s 

vision, one project at a time. The firm’s work has been repeatedly recognized by local, State, 

national and international awards for excellence in planning, urban design, public space design, 

community engagement, and form-based coding.  Perhaps our most valued qualification is 

numerous repeat clients, indicating to us that our commitment to responsive client service and 

creative problem solving does in fact meet our clients’ hopes and needs. 

David Sargent (Senior Principal): David Sargent has practiced architecture and urban planning and 

design for nearly 40 years, since 1992 focusing his practice on pedestrian- and transit-oriented 

neighborhoods, districts, corridors, towns and cities. He has assembled and directed 
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multidisciplinary teams for urban projects throughout the country, ranging in size from urban infill 

projects to multi-neighborhood master plans and entire towns, and ranging in scale and character 

from rural hamlets and small towns to major metropolitan districts and corridors. David’s recent and 

current project experience includes specific plans, general plans, regulatory codes, design guidelines, 

and implementation strategies for neighborhoods, mixed-use employment districts, downtowns, urban 

corridors and open space conservation throughout California and in other states. 

Peter VanderWal (Principal): Peter VanderWal is an urban planner and designer with 15 years of 

professional experience in California. He is the managing principal of the firm, directs our design 

studio, and regularly manages complex urban projects and multi-disciplinary teams. Having led or 

contributed to dozens of pedestrian- and transit-oriented urban projects across the full spectrum of 

size, scale and character, Peter brings a wealth of design and creative problem solving capabilities 

to each project. Peter’s current and recent urban project experience includes vision plans, spec ific 

plans, area plans, general plans, development codes, and design guidelines for downtowns, mixed-

use districts, walkable neighborhoods, and transit-oriented urban corridors across the country. His 

general plan and large area plan experience includes 2,000 to 3,000-acre area plans in Rancho 

Cucamonga, Fresno and Moreno Valley, general plans in Coachella, Palm Desert, Fontana and 

Indio, city center plans for Palm Desert, Fontana, Indio, Fremont, Paso Robles, San Juan 

Capistrano, Oxnard and numerous others. 

Russell Toler (Associate Planner & Code Specialist): Russell Toler is an urban planner with 5 years 

of experience working for various cities in Southern California, including nearly 4 years working in 

the Public Sector for municipal planning departments. With this background of working with project 

applicants, reviewing development plans, and processing entitlements, he understands the 

processes that shape new development and the importance of clear, intuitive codes and regulatory 

documents. He is passionate helping communities ensure that growth and change systematically 

generate human-scale, walkable places, and has worked on form-based codes over the past four 

years with Tony Perez, a former senior staff member of Sargent Town Planning and now a senior 

code advisor. Russell’s project responsibilities are currently focused on planning and code analysis 

and code development. 
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